
f f Greater I Grandvj Sudbury APPLICATIONS FOR MINOR VARIANCE

Tom Davies Square October 15, 2025
200 Brady Street
Sudbury, Ontario PSA 5P3

PUBLIC HEARINGS

PL-MV-2025-00121 SHARON ONEIL

Ward: 2 PIN(s) 733740142, 733740212, Parcel 31505 SEC SWS, Part Lot 6, Concession 2, 
being Location CL11285, Parts 1 and 2, Plan 53R-16681, Township of Waters; 
and, Parcels 11306 SEC SWS, Lot 2, Plan M-585, Part Lot 5, Concession 2, 
Township of Waters, 50 Clark Road, Lively, [By-law 2010-100Z, R1 -1]

For relief from Part 4, Section 4.41, subsections 4.41.2 and 4.41.4 of By-law 2010- 
100Z, being the Zoning By-law for the City of Greater Sudbury, as amended, to 
facilitate the construction of a three-season addition on the existing dwelling 
providing a high water mark setback of 5.6m where accessory buildings or 
structures shall be no closer than 30.0m to the high water mark and where the only 
permitted structures within 20.0m of the high water mark are the permitted 
accessory structures set out in 4.41.2 of the Zoning By-law, boat launches, marine 
railways, waterlines and heat pump loops.

PREVIOUSLY SUBJECT TO MINOR VARIANCE APPLICATION A0071/1996 
(APR 22/96)

PL-MV-2025-00126 DEMATTIA FUTURE ENDEAVORS LTD.
ESTATE OF SYLVANA DEMATTIA

Ward: 9 PIN(s) 734750530, 734750540, 734751266, 734750846, PIN 73475-0530, Parcel 
36609 SEC SES SRO, Lot 9, Plan M-340, except Unit 28, Expropriation Plan D-55, 
Part Lot 6, Concession 6, Township of Broder; PIN 73475-0540, Parcel 35268 SEC 
SES SRO, Lot 10, Plan M-340, except Unit 28, Expropriation Plan D-55, Part Lot 6, 
Concession 6, Township of Broder; PIN 73475-1266, Part Lot 6, Concession 6, 
except LT106607, Unit 14, Expropriation Plan D-55 and Part 10, Plan 53R-17941, 
Township of Broder; and PIN 73475-0846, Parcel 18465 SEC SES, Part Lot 6, 
Concession 6 as in LT106607, Township of Border, 2135 Long Lake Road, 
Sudbury, [By-law 2010-100Z, H56C2(126)]

For relief from Part 4, Section 4.2, subsection 4.2.1 (e) (i) and subsection 4.2.9 (b) 
(i) and (ii) and Part 7, Section 7.3, Table 7.3 of By-law 2010-100Z, being the Zoning 
By-law for the City of Greater Sudbury, as amended, to facilitate three multi-tenant 
commercial buildings and a gas bar with accessory convenience store providing, 
firstly, three drive-through service facilities, where the number of drive-through 
service facilities accessory to restaurants, financial institutions, retail stores and 
automated car washes located on a lot shall not exceed a total of two, and 
secondly, the south east refuse storage area to be located in an exterior yard and 
setback 3.0m from the corner side lot line, where refuse storage areas shall be 
located in an interior yard only and setback 7.5m from the corner side lot line.
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PL-MV-2025-00129 1000962748 ONTARIO INC

Ward: 1 PIN(s) 735860326, Lot 78, Plan 8-S, Instrument number 109228, Part Lot 7, 
Concession 3, Township of McKim, 27 Eyre Street, Sudbury, [By-law 2010-100Z, 
R2-3]

For relief from Part 6, Section 6.3, Table 6.4 of By-law 2010-100Z, being the Zoning 
By-law for the City of Greater Sudbury, as amended, to permit an additional 
dwelling unit within the existing 4-unit multiple dwelling providing 117.9 sq. m per 
unit and five dwelling units, where 140.0 sq. m per unit is required and where not 
more than four dwelling units are permitted.

PREVIOUSLY SUBJECT TO MINOR VARIANCE APPLICATIONS A249/90 (JUL 
9/90) AND A911/71 (JAN 25/71)

PL-MV-2025-00132 METRO ONTARIO REAL ESTATE LIMITED

Ward: 12 PIN(s) 021320244, Lot 18, Plan RCP 85-S and Part Block E, Plan 10-SA, 
designated as Parts 2-6, Plan 53R-16192, Part Lot 5, Concession 4, Township of 
McKim, 400 Notre Dame Avenue, Sudbury, [By-law 2010-100Z, C2]

For relief from Part 4, Section 4.25, subsections 4.25.1 a) and b) of By-law 2010- 
100Z, being the Zoning By-law for the City of Greater Sudbury, as amended, to 
permit an addition on the existing building by enclosing the existing loading dock 
providing an increase in lot coverage and an increase of 40.15 sq. m gross floor 
area within the legal non-complying rear yard, where enlargement, reconstruction, 
repair and/or renovation does not increase the lot coverage or the gross floor area 
of the building within the applicable minimum required yard.

PREVIOUSLY SUBJECT TO MINOR VARIANCE APPLICATIONS A0179/1981 
(DEC 14/81), A0013/2010 (MAR 29/10) AND A0085/2010 (JUN 28/10)
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PL-MV-2025-00134

Ward: 12

900281 ONTARIO INC

PIN(s) 021321474, Firstly: Part Lot 2, Concession 4, Parts 1-5, Plan SR-3246, 
except Part 1, Plan 53R-20343; Secondly: Part Lot 2, Concession 4; and Thirdly: 
Part Lot 3, Concession 4, Part 1, Plan 53R-22060, Township of McKim, 1024 
Kingsway, Sudbury, [By-law 2010-100Z, C2(106)]

For relief from Part 7, Section 7.3, Table 7.3 of By-law 2010-100Z, being the Zoning 
By-law for the City of Greater Sudbury, as amended, to facilitate the construction of 
a wood frame storage shed providing a building separation of 1.2m from the 
existing building, where 3.0m building separation is required.

PREVIOUSLY SUBJECT TO MINOR VARIANCE APPLICATIONS A0103/2023 
(AUG 28/23), A0109/2016 (SEP 7/16), A0113/2015 (OCT 28/15) AND A0344/1977 
(OCT 17/77), AND CONSENT APPLICATIONS B0038/2014 (MAY 29/14), 
B0149/1993 (JUN 14/93), B0148/1993 (JUN 14/93), B0129/1979 (MAY 14/79), 
B0266/1977 (MAY 24/77) AND B0120/1973 (MAY 22/73)

PL-MV-2025-00135 CAROL POITRAS
WAYNE POITRAS

Ward: 4 PIN(s) 021350067, Lot 77, Plan 1-SC, Part Lot 6, Concession 4, Township of 
McKim, 213 Patterson Street, Sudbury, [By-law 2010-100Z, R2-2]

For relief from Part 4, Section 4.2, subsection 4.2.3 of By-law 2010-100Z, being the 
Zoning By-law for the City of Greater Sudbury, as amended, to facilitate the 
construction of a detached garage providing accessory lot coverage of 11%, where 
the total lot coverage of all accessory buildings and structures on a residential lot 
shall not exceed 10%.

PL-MV-2025-00138 SUDBURY APARTMENT RENTALS LIMITED

Ward: 12 PIN(s) 021350242, Lot 45, Block B, Plan 3-SA, Part Lot 6, Concession 4, Township 
of McKim, 101 Pine Street, Sudbury, [By-law 2010-100Z, C2(89)]

For permission under Section 45(2) of the Planning Act, R.S.O. 1990, c. P.13 to 
expand the legal non-conforming use of the existing building from 10 dwelling units 
to 12 dwelling units providing a maximum net residential density of 216 units per 
hectare, where a maximum net residential density of 150 units per hectare is 
permitted and 179.4 units per hectare currently exists, and maintain 4 parking 
spaces for 12 dwelling units where 4 parking spaces for 10 dwelling units currently 
exist.
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This application was deferred from the meeting of September 17, 2025 in order to afford the 
owner the opportunity to address those comments received from agencies and departments.

PL-MV-2025-00115 LEVACK MOBILE HOMES PARK

Ward: 3 PIN(s) 733420412, Parcel 24253 SEC SWS SRO, Lot 39, Plan M-1009, except 
Part 2 on Plan 53R-6355, Part Lot 8, Concession 1, Township of Levack, 78 Nickel

REVISED Street, Levack, [By-law 2010-100Z, RMH-4, RU]

For relief from Part 6, Section 6.3, Table 6.7 of By-law 2010-100Z, being the Zoning 
By-law for the City of Greater Sudbury, as amended, to facilitate the installation of a 
mobile home dwelling providing, firstly, a minimum 3.048 front yard setback, where 
3.5m is required, secondly, a minimum 3.048m rear yard setback, where 3.5m is 
required, thirdly, a maximum lot coverage of 40%, where 35% is permitted, and 
fourthly, a maximum height of 4.11m, where 4.0m is permitted.

A reminder... the next scheduled meeting is Wednesday, October 29, 2025 
at the Lionel E Lalonde Centre.
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Box 5000, Station A
200 Brady Street
Sudbury, Ontario P3A 5P3
(705) 671-2489 ext 4376 or 4346
(705) 673-2200 FAX

APPLICATION SUMMARY

Record #: PL-MV-2025-00121

File Date: 08/13/2025

Application Type: Minor Variance

Address(es): 50 Clark Road, Lively P3Y 1H8

Applicant(s): MARK ELLIOTT ASSOCIATES

Owner(s): SHARON ONEIL

PLANNING APPLICATION

Are there multiple properties associated with the application?
No

Please describe the additional properties associated with this application

What is the date the current Owner(s) acquired the property?
April 1996

Are you the registered owner or an authorized agent?
Authorized Agent

What is the number of dwelling units on the property?
1

What is the number of proposed new dwelling units on the property?
0

What is the number of proposed new buildings/structures on the property?
1

What is the number of existing buildings/structures on the property?
4

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

How many dwelling units will be legalized?

Is this property located within an area subject to the Greater Sudbury Source Protection Plan?
1
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No

Provide details on how the property is designated in the Source Protection Plan

Current Official Plan designation
Rural

Current Official Plan designation (additional)

Current Zoning By-law designation
R1-1

Provide a detailed description of what is being proposed
Adding a 3 season addition with existing deck modifications

Provide a detailed reason why the proposal cannot comply with the Zoning By-law 
see attached

Is there an eave encroachment?
No

Size of eaves

Lot Frontage of the property
51.2

Lot Depth of the property
91.2

Lot Area of the property
5746.5

Total width of the public road giving access to the property
7.3

List all buildings and structures on the property and their respective date of construction
Camp, sauna,shed .sleep camp

Existing use(s) of the subject property and length of time it/they have continued, ex. Residential, Commercial, 
Institutional, Park, etc.
seasonal camp since 1996

Is the use remaining the same? If no, please provide the proposed new use 
yes

Existing uses of neighbouring properties
camps / homes

Has the property ever been subject of a previous application for minor variance/permission?
No

Do you require zoning relief from Section 4.41 (Waterbodies - Water Frontage, Setbacks and Buffers)?
Yes

Have you consulted with the Strategic and Environmental Planning department regarding this relief?
Yes

Have you consulted with Conservation Sudbury regarding this relief?

2
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Yes

WATER SUPPLY AND SEWAGE DISPOSAL

Municipally owned and operated piped water system 

Municipally owned and operated sanitary sewage system 

Lake

Pit Privy

Individual Well

Communal Well

Individual Septic System

Communal Septic System

Other

Explain Other

PROPERTY ACCESS

Provincial highway

Right-of-way

Municipal road that is maintained seasonally

Municipal road that is maintained year-round

Water

Indicate the parking and docking facilities to be used if via water

Estimate the distance of these facilities from the retained land and nearest public road by water

PL-MV-2025-00121



CONCURRENT APPLICATIONS

Is the property the subject of a current application for Consent?
No

Indicate the application number(s) and status of the application(s)

Is the property the subject of a current application for a Plan of Subdivision?
No

Indicate application number(s) and application status

PROPOSED BUILDING/STRUCTURE

Building 
Description

Same As 
Existing

Proposed 
Ground 
Floor Area 
(m2)

Proposed 
Gross 
Floor Area 
(m2)

Proposed 
Number 
of Storeys

Proposed 
Proposed Length 
Width (m) (m)

Proposed 
Height 
(m)

Proposed 
Front 
Yard 
Setback 
(m)

Proposed 
Rear Yard 
Setback 
(m)

Proposed 
Side Yard 
Setback 
(m)

Proposed 
Side Yard 
Setback 
Other (m)

Three-Season Yes 29.7 29.7 1 9.22 3.66 3.7 58.2 5.6 24.1 21.1

Addition _________________  

EXISTING BUILDING/STRUCTURE

Building 
Description

To Be 
Demolished

Existing 
Ground 
Floor Area 
(m2)

Existing 
Gross 
Floor 
Area (m2)

Existing 
Number 
of Storeys

Existing 
s Width (m)

Existing 
Length 
(m)

Existing 
Height 
(m)

Existing 
Front 
Yard 
Setback 
(m)

Existing 
Rear 
Yard 
Setback 
(m)

Existing 
Side Yard 
Setback 
(m)

Existing 
Side Yard 
Setback 
Other (m)

Existing Camp No 117.1 117.1 1 12.2 9.6 7 49.6 1.8 12.4 21.1

Sleep camp No 38.8 38.8 1 5.7 6.8 4 47.4 10.7 5.5 43.2

sauna No 48.1 48.1 1 5.8 8.3 4 51.6 1.6 4.9 34.6

shed No 13.7 13.7 1 3.7 3.7 3 22.1 34.9 38.9 19.4

ZONING BY-LAW RELIEF

Variance To By-law Requirement Proposed (m) Difference (m)

30m set back 30m set back 5.6 24.4

20m shoreline buffer 20m 5.6 14.4
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50 Clark Minor Variance Rationale

There are two variances being addressed for the gazebo addition .

Background

The owners dwelling was built in 1996 as a seasonal camp and is still uses as such. The current 
lake water supply does not support winter use.

When the camp was built to regulation in 1996 it was build close to the water. In order to have a 
bug-free connected dining area a screened gazebo must be built within the 20 and 30 m set 

back areas.

Provide the reasons why the proposal cannot comply with the provisions of the 

Zoning Bylaw.

1) Non-Compliance with the 20m Buffer Zone and the 30m set back from the 

high water mark.

The City of Greater Sudbury's web site states the following :

Why Maintain a Shoreline Buffer?

A shoreline buffer can help filter sediment and other pollutants (such as fertilizers and pesticides) from runoff 
that flows from the land into waterways, thus protecting the waters from nearby land uses. The shoreline 
zone also provides critical habitat for aquatic insects, microorganisms, fish, and other animals, thereby 
helping to maintain a balance in sensitive aquatic ecosystems.

The existing site has been fully developed since 1981 -well before the 20 metre buffer zone and 

30 m set- back was established .

The proposed gazebo is being built in a space over bedrock between an existing deck and 
boardwalk. While the value of 20 and 30 m set backs are important and acknowledged, no 
additional negative impact, loss of habitat and introduction of pollutants will come from this 
proposed development. The owner has located all structures on the property to feel like they 
is nestled in the pines. Habitat is valued and respected .

PL-MV-2025-00121



Why The Variance is Minor

1. The location of the gazebo is limited because it must be attached to the camp which was 
built in 1996.

2. The proposed gazebo combined with all other structures in the buffer zone covers 22.7 
% of the buffer zone . 25% is permittable under bylaw.

3. There is no loss of habitat because the proposed gazebo is built over a clear bedrock 
area.

4. Conservation Sudbury has review the application and had agreed no work permit is 
required.

5. The addition is no closer than the existing structure.

6. Section C below from Section 8.4 Surface Water Resources - Lakes, Rivers, and 
Streams of the City’s Official Plan, indicates when relief from the setbacks can be 
applied.

Policy 3. of 8.4.1 General Policies identifies the criteria I can rely on when 
considering relief from the highwater mark setback provisions:

“A minimum 30-metre setback from the normal highwater mark of a lake or river, 
or a minimum 12-metre setback from the normal highwater mark of a 
permanently flowing stream, will be required for all new development, excluding 
shoreline structures. A lesser setback may be considered by way of a change to 
the zoning by-law in the following circumstances:

a. sufficient lot depth is not available;
b. terrain or soil conditions exist which make other locations on the lot less 
suitable;
c. the proposal is for an addition to an existing building or replacement of a 
leaching bed where the setback is not further reduced; or
d. redevelopment is proposed on an existing lot and a net improvement is 
achieved”

PL-MV-2025-00121



Application for Minor 
Variance or Permission

Subject Property being PINs 73374-0142 & 73374-0212, 
Parcels 11306 & 31505 SEC SWS, 
Lot 2, Plan M-585, Location CL11285, 
Parts 1-2, Plan 53R-16681, 
Part Lot 5, Concession 2, 
Township of Waters, 
50 Clark Road, Lively, 
City of Greater Sudbury

Sketch 1, NTS PL-MV-2025-00121

NDCA Date: 2025 08 28



15.7% COVERED BY EXISTING
STRUCTURES

EXIST. STRUCTURES:
CAMP 117.1 SqM /1260.45 SqFt
SAUNA 48.1 SqM / 517.74 SqFt
SHED 13.7 SqM /147.47 SqFt
SLEEPING CAMP 38.8 SqM 1417.21 SqFt

THREE-SEASON ROOM: 
320 SqFt
29.7 SqM

Q PROPOSED THREE-SEASON ROOM WITH NEW DECK 

Q EXISTING DECK TO REMAIN

SHARON ONEIl

THREE-SEASON
ROOM

UTtAODRCM:
50 CLARK RD

MAKADA LAKE

NOTE: SPOT ELEVATION TAKEN RELATIVE 
TO HIGH WATER MARK ON MAKADA LAKE 
(BLACK LAKE) THEY ARE SHOWN IN 
METRES ON THE SITE PLAN BUT IMPERIAL 
ON THE DETAILED PAGES

PL-MV-2025-00121

oaiCNCO or MARK E.

ouwx or EL / AH

accKCDor MARK E.

scmx: 1 ;250

o*n, SEP. 17/25



1299.2 SqM
15.7% COVERED BY EXISTING
STRUCTURES

EXIST. STRUCTURES:
CAMP 117.1 SqM / 1260.45 SqFt
SAUNA 48.1 SqM / 517.74 SqFt
SHED 13.7 SqM /147.47 SqFt
SLEEPING CAMP 38.8 SqM / 417.21 SqFt

THREE-SEASON ROOM:
320 SqFt
29.7 SqM

□ PROPOSED THREE-SEASON ROOM WITH NEW DECK 

O EXISTING DECK TO REMAIN

THREE-SEASON
ROOM

50 CLARK RD

SHARON ONEIL

MAKADA LAKE

—FF=30.18m

-F-29.69m, REAR LOT LINE (83.5m)

-PROPOSED THREE-SEASON ROOM=F=3Q.48m

- —EXIST. GARDEN TO BE
\ REMOVED

—FF=28.78m 
—FF=29.41m

-EXIST. CAMP 12.2m x 9.6m

NOTE: SPOT ELEVATION TAKEN RELATIVE 
TO HIGH WATER MARK ON MAKADA LAKE 
(BLACK LAKE) THEY ARE SHOWN IN 
METRES ON THE SITE PLAN BUT IMPERIAL 
ON THE DETAILED PAGES
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EXIST. CAMP

EXIST. BOARDWALK TO REMAIN

3-2X10 BEAM

FF=30.48m-EQ

2X10 JOIST© 16" O/C
I DECK FF=30.43m

FF=30.66m
3-2X10 BEAM

ROCK ±97’2'

3-2X10 BEAM
ROCK ±97'6'

2 DN
4-1 DN

EQ
1O'-3

3 DN

3 DN

EXIST. DECK 
TO REMAIN

XIST. GUARD 
RAIL TO REMAIN

EXIST. DECK TO 
BE REMOVED

POSTS PINNED IN 
BEDROCK SEE 
DETAIL L3.2

EXTENT OF EXIST.
DECK REMOVAL

EXIST. DECK TO BE 
REMOVED UNDER 
THREE-SEASON 
ROOM STRUCTURE

-2'x 8’JOIST 16" O/C TO 
BE SCRIBED/SUPPORTED 
INDIVIDUALLY TO 
BEDROCK

/ EXIST. DECK
/ TO BE REMOVED

—48" SOLID WALL
(SEE ELEVATION)

EXIST. DECK TO REMAIN 
FF=30.10m

EL-MV-2025-00121

ROCK ±99'-

THREE-SEASON

sntAOOMtt
50 CLARK RD

ROOM



NEW DECK

EXIST. BOARDWALK TO REMAIN

16" ROQF OVERHAN G_ 

FF=30.48m

- 6'-11

2 DN

-42" GUARD RAIL

3 DN

6'

1

EXIST. DECK 
TO REMAIN

48" SOLID WALL 
(SEE ELEVATION)

EXIST. DECK TO 
BE REMOVED1

6X6 POST SEE 
DETAIL L2

LINE WHERE BOARDWALKA 
NEW DECK MERGE

5'-ll

PROPOSED THREE-SEASON 
ROOM WITH DECK 

FF=30.66mPRE-ENG ROOF TRUSS 
@ 24" O/C

4'-10^

EXIST. CAMP

N

EXIST. DECK TO REMAIN 
FF=30.10m

EL-MVz2025-00121

Cnt ADDRESS
50 CLARK RD

THREE-SEASON
ROOM



SOUTH ELEVATION

THREE-SEASON
ROOM

snruoncu:
50 CLARK RD

PL-MV-2025-00121



—2X10 Y BRACE

6X6 P.T.L POST—

—1/2 " PLYWOOD P.T.C

3-1/2" LAG BOLTS----- -

EX ST. DECK

2X6 TRIM
2X2 TRIM

2X2 TRIM
—2X6 TRIM
—2X2 TRIM

TYPICAL THREE-SEASON 
ROOM/DECK ASSEMBLY

•—2X2 TRIM
—2X6 TRIM

RED METAL ROOF TO MATCH EXIST.--. 
1X3 STRAPPING—

2X10 JOIST @ 16 O/C
2X10 BLOCKING

3/4" PT PLYWOOD FLOORING-----
2X6 FACE PLATE W/2-2X10 BLOCKING-----

SIMPSON STRONG TIE H 105 GALV.—- 
HURRICANE TIE 

3-2X10 BEAM W/1" PLYWOOD SPACER—'

3/4" PLYWOOD W/ INTERIOR STAINED-----
PRE-ENG TRUSS 24" O/C

SIMPSON STRONG TIE H3 HURRICANE TIE— 
3-2X10 BEAM—

SIMPSON STRONG TIE BC ZMAX GALV.-----
POST CAP 

6X6 P.T.L POST------ '

SIMPSON STRONG TIE BC ZMAX GALV.- 
POST CAP 

4X4 Y BRACE (2 PER POST FLUSH INSIDE) 

4-6" GRK STRUCTURAL SCREWS

SCREEN HELD IN PLACE BY 2X2 TRIM

SEE TYPICAL FOOTING DETAIL-

N

—-6X6 P.T.L. POST C/W PRESERVATIVE
ALL ENDS CUT

x—GALV. SADDLE EPOXIED IN ROCK 
..—BEDROCK

—6X6 P.T.L. POST C/W PRESERVATIVE
ALL ENDS CUT

■—GALV. SADDLE EPOXIED IN ROCK
■ NON SHRINK GROUT UNDER SADDLE 
—BEDROCK

TYPICAL FOOTING DETAIL

PLzMVz2025-00121

THREE-SEASON
ROOM

50 CLARK RD

OR.WHOY: EL / AH

CWCKtDOV: MARK E.

OAit, SEP. 17/25



Box 5000, Station A
200 Brady Street
Sudbury, Ontario PSA 5P3
(705) 671-2489 ext 4376 or 4346
(705) 673-2200 FAX

APPLICATION SUMMARY

Record #: PL-MV-2025-00126

File Date: 08/26/2025

Application Type: Minor Variance

Address(es): 2135 Long Lake Road, Sudbury P3E 5H2

Applicant(s): IPS CONSULTING INC. AND BLUEROCK 2135 LONG LAKE

Owner(s): DEMATTIA FUTURE ENDEAVORS LTD. AND ESTATE OF SYLVANA DEMATTIA

PLANNING APPLICATION

Are there multiple properties associated with the application?
Yes

Please describe the additional properties associated with this application
See attached Site Plan for full property details

What is the date the current Owner(s) acquired the property?
Unknown

Are you the registered owner or an authorized agent?
Authorized Agent

What is the number of dwelling units on the property? 
0

What is the number of proposed new dwelling units on the property? 
0

What is the number of proposed new buildings/structures on the property?
3

What is the number of existing buildings/structures on the property? 
0

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

How many dwelling units will be legalized?

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

1
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No

Provide details on how the property is designated in the Source Protection Plan

Current Official Plan designation
Regional Corridor

Current Official Plan designation (additional)

Current Zoning By-law designation
H56C2(126)

Provide a detailed description of what is being proposed
Development of 3 multi-tenant commercial buildings intended for a mix of retail and restaurant uses, as well as an 8-pump 
gas station (with canopy) and associated convenience store.

Provide a detailed reason why the proposal cannot comply with the Zoning By-law
See attached PJR

Is there an eave encroachment?
No

Size of eaves

Lot Frontage of the property
71.3

Lot Depth of the property
149.23

Lot Area of the property
9204

Total width of the public road giving access to the property
20

List all buildings and structures on the property and their respective date of construction
Vacant

Existing use(s) of the subject property and length of time it/they have continued, ex. Residential, Commercial,
Institutional, Park, etc.
Vacant

Is the use remaining the same? If no, please provide the proposed new use
See attached PJR

Existing uses of neighbouring properties
See attached PJR

Has the property ever been subject of a previous application for minor variance/permission?
No

Do you require zoning relief from Section 4.41 (Waterbodies - Water Frontage, Setbacks and Buffers)?
No

Have you consulted with the Strategic and Environmental Planning department regarding this relief?

2
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Have you consulted with Conservation Sudbury regarding this relief?

WATER SUPPLY AND SEWAGE DISPOSAL

Municipally owned and operated piped water system

Municipally owned and operated sanitary sewage system

Lake

Pit Privy

Individual Well

Communal Well

Individual Septic System

Communal Septic System

Other

[x|

[x]

Explain Other

PROPERTY ACCESS

Provincial highway

Right-of-way

Municipal road that is maintained seasonally

Municipal road that is maintained year-round

Water

X

Indicate the parking and docking facilities to be used if via water

Estimate the distance of these facilities from the retained land and nearest public road by water

3
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CONCURRENT APPLICATIONS

Is the property the subject of a current application for Consent?
No

Indicate the application number(s) and status of the application(s)

Is the property the subject of a current application for a Plan of Subdivision?
No

Indicate application number(s) and application status

PROPOSED BUILDING/STRUCTURE

Proposed

Building 
Description

Same As 
Existing

Proposed 
Ground 
Floor Area 
(m2)

Proposed 
Gross 
Floor Area 
(m2)

Proposed 
Number 
of Storeys

Proposed 
Proposed Length 
Width (m) (m)

Proposed 
Height 
(m)

Front 
Yard 
Setback 
(m)

Proposed 
Rear Yard 
Setback 
(m)

Proposed 
Side Yard 
Setback 
(m)

Proposed 
Side Yard 
Setback 
Other (m)

Commercial
CRUIa& 
CRU1b

No 225.4 298 1 12.2 27.5 15 7.5 18.6 24.64 11.16

Commercial
CRU2a, CRU2b
& CRU2c

No 293 418.6 1 17.7 27.8 15 63.85 53.1 25.16 8.36

Commercial No 298.8 426.8 1 21 22 15 96.13 18.6 26.51 7.5
CRU3a &
CRU3b

EXISTING BUILDING/STRUCTURE

Building 
Description

Existing Existing 
Ground Gross 

To Be Floor Area Floor 
Demolished (m2)Area (m2)

Existing Existing
Number Existing Length 
of Storeys Width (m) (m)

Existing 
Height 
(m)____

Existing 
Front 
Yard 
Setback
(m)

Existing 
Rear 
Yard 
Setback 
(m)

Existing 
Side Yard 
Setback
(m)

Existing 
Side Yard 
Setback 
Other (m)

Vacant No 0 00 000000 0

ZONING BY-LAW RELIEF

Variance To__________________________________ By-law Requirement__________________________ Proposed (m) Difference (m)

4.2.1. e) i) Drive-through service facilities accessory 2 
to restaurants, retail
stores and automated car washes

3 1

4.2.9. b) i) An accessory building or structure Interior side yard, proposing in exterior side yard
containing a refuse storage area 
shall be located in an interior yard only

0 0

4
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3 4.54.2.9. b) ii) An accessory building or structure 
containing a refuse storage area
shall be located no closer to any lot line than required 
for an accessory building or structure by
this By-law

7.5

5
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INNOVATIVE 
PLANNING 
SOLUTIONS

INNOVATIVE PLANNING SOLUTIONS
planners • project managers • land development

August 26, 2025

City of Greater Sudbury 
200 Brady St., 
Sudbury, ON PSA 5P3

Attention: Planning and Development Department 
Wendy Kaufman, Senior Planner

Re: Minor Variance Application
2135 Long Lake Road, Sudbury

1.0 INTRODUCTION
Innovative Planning Solutions (IPS) has been retained by Bluerock 2135 Longlake Inc. (the 
owner) to prepare a Planning Justification Report (Report) relative to a Minor Variance 
application on lands municipally known as 2135 Long Lake Road (Subject Lands), in the 

City of Greater Sudbury (Figure 1).

The purpose of this Minor Variance application is to facilitate the development of three 
multi-tenant commercial buildings intended for a mix of retail and restaurant uses, as well 
as an 8-pump gas station (with canopy) and an associated convenience store. A related 
Site Plan Application is underway for the proposed development, and the revised set of 
SPA materials are currently with the City for review. To facilitate the proposal, a Minor 
Variance application is required to permit three drive-through queuing lanes on one lot 
where a maximum of two are permitted and to permit refuse storage located in an 
exterior yard where an interior side yard is required with a reduced exterior side yard 

setback to 3 meters where 7.5 meters is required.

The following Report will review the applicable policies found within the documents 
noted below to justify the application based on good planning principles:

• The City of Greater Sudbury Official Plan, 2025
• The City of Greater Sudbury Zoning By-law, 2010-100Z

Applications for Minor Variance
IPS File No. 22-1203

August, 2025
Page 1
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? 0 SITE DESCRIPTION AND SURROUNDING LAND USES

The Subject Lands encompass approximately 9,204 m2 and occupy a corner lot at the 
intersection of Long Lake Road, with a frontage of 148.3 meters, and St. Charles Lake 
Road, with a frontage of 64.8 meters, with an additional 71 meters of frontage along

Brenda Drive.

The Subject Lands are currently designated as ‘Regional Commercial' as per ‘Schedule 
la - Land Use Overview' of the City’s Official Plan (Figure 3). Previously designated as 
‘Mixed Use Commercial,' the designation was changed through an Official Plan 

Amendment that came into effect on August 13, 2024.

The Subject Lands are situated within the ‘South End' policy area, as identified in 
Schedule 2a on Site and Area Specific Policies (Figure 4) of the Official Plan. Additionally, 
Long Lake Road is identified on Schedule 7 as a ‘Secondary Arterial Road .

A Zoning By-law Amendment was approved in 2022 to rezone the Subject Lands from 
‘Low Density Residential One Type 4 (Rl-5)’ zone to 'General Commercial with Special 
Provisions Holding 56 (H56-C2(126)))’ zone. The intent of the previous Zoning By-law 
Amendment was to permit the proposed commercial development. The current zoning, 
as shown in the City's Zoning By-law 2010-100z, reflects this change (Figure 5).

The surrounding area is comprised of the following and shown in Figure 2.

North: Directly north of the Subject Lands is a restaurant zoned 'C3'. Further north 
are multiple commercial and business uses ranging from retail, 

dealerships, and medical offices.

East: East of the Subject Lands is Long Lake Road and across from that is the 
‘Regional Centre' designation, predominately comprised of commercial 
land uses such as retail stores, offices, and the Southridge Shopping Centre.

South: Directly south of the Subject Lands is St. Charles Lake Road. On the other 
side of the road is a multi-tenant building for commercial/business uses, and 

further south are medium density residential lands.

West: To the west of the site is a portion of Brenda Drive and low-density residential 

dwellings.
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3.0 DESCRIPTION OF DEVELOPMENT
The proposed development encompasses three multi-tenant commercial buildings 
intended for a mix of retail and restaurant uses, as well as an 8-pump gas station (with 
canopy) and an associated convenience store. As previously mentioned, a Zoning By­
law Amendment application was previously approved to permit the proposed 
commercial uses. Additionally, an associated Site Plan Application is currently under 
review with City staff.

To facilitate the proposed development, a Minor Variance is required to permit three 
drive through queuing lanes on one lot, where the Zoning By-law permits a maximum of 
two queuing lanes per lot. It is important to note that at the time the proposal was 
reviewed by staff as part of the previously approved Zoning By-law application, a third 
queuing lane was already included in the design, however it was provided for a car wash 
accessory to the gas bar. In accordance with the Zoning By-law provision, drive-through 
facilities accessory to gas bars are not to be included in the calculation of the maximum 
number of drive-throughs permitted on a lot. As the project advanced through the Site 
Plan Control process, the car wash building was eliminated in favour of an additional 
commercial building. As such, the third drive-through queuing lane previously included 
in the approved ZBA design is now associated with a restaurant use instead of a car wash 
use and must now be counted towards the maximum number drive through lanes on 
one lot.

Additionally, a Minor Variance is required to permit refuse storage bins (In-Ground Earth 
Bins) located in the exterior yard where the Zoning By-law currently permits an interior side 
yard, with a reduced 3m setback from the exterior yard to the refuse storage bin, where 
the Zoning By-law requires 7.5m.

A Copy of the Site Plan illustrating the current proposal is included in Appendix 1 and 
illustrated in Figure 6.

A total of 63 parking spaces are provided, which satisfies the City's minimum parking 
requirement. Vehicular access will be provided off both Long Lake Road and St. Charles 
Lake Road. The proposal includes sufficient landscaped open space and concrete 
walkways to support pedestrian connectivity throughout the site, including direct links 
between parking areas and building entrances. In addition, vegetative buffers are 
proposed along the interior side yard with the adjacent residential neighbourhood to 
support a sensitive transition in land use.

The following Table outlines development details as they relate to zoning parameters and 
conformance:

Applications for Minor Variance
IPS File No. 22-1203
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Table 1: Zoning Compliance Review_____________ ____________
Section 4.2 Accessory Buildings, Structures and Uses

Policv No. Provision Permitted Proposed_________

4.2.1. e) i) Drive-through service facilities 
accessory to restaurants, retail 
stores and automated car washes

2 3

4.2.9. b) i) An accessory building or structure 
containing a retuse storage area 
shall be located in an interior yard 
only

Interior Side Yard Exterior Side Yard

4.2.9. b) ii) An accessory building or structure 
containing a refuse storage area 
shall be located no closer to 
any lot line than required for an 
accessory building or structure by 
this Bv-law

7.5m 3m

Section 5: Par kina and Loading Provisions_______________________ ___________________
Policv No. Provision Permitted Proposed_________

Table 5.2 Number of Accessible Parking
Spaces____________________

2 Spaces 3 Spaces

Table 5.4 
& Section 
5 3 1/532

Retail Parking Spaces & 
Restaurant, Take Out, Parking
Spaces

37 Spaces 
(Total)

63 Spaces 
(Total)

Section 
5 7 8

Setback of Queueing Lane from 
Residential Zone

10 m 10 m

Table 5 8 Loading Spaces 1 Space 4 Spaces

C2 (126) (I) Queuing Space Requirements- 
Restaurant Drive-Through Service
Facility

10 Spaces 10 Spaces

C2 (126)(ii) Queueing Space Requirements - 
Gas Bar

2 2

Table 5.9 Queueing Space Requirements- 
Restaurant (CRUla)

11 Spaces 11 Spaces

Table 5.9 Queueing Space Requirements - 
Restaurant (CRU3b)

11 Spaces 11 Spaces

Tnhlr> .5 1 0 Bicvcle Parkinq Requirements 5 Spaces 10 Spaces

Section 7: Commercial Zones - General Commercial (C2)

Policy No. 
C2

Provision Permitted Proposed

Table 7 3 Min. Lot Area 1,350 m2 9,204 m2

Table 7.3 Min. Lot Frontage 30 m 64.8 m
St. Charles Lake

_____________ Road

Table 7.3 Min. Required Front Yard 6 m 8.3 m

PL-MV-2025-00126
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Table 7.3 Min Required Interior Side Yard 3 m 25.2 m

Table 7.3
(KD)

Min. Required Corner Side Yard 7.5 m 7.5 m

Table 7.3 Max. Lot Coverage 50% 12.9%

Table 7.3 Max. Height 15 m ____________ <15 m

Table 7.3 Min. Landscaped Open Space 5% 28.3%

Applications for Minor Variance
IPS File No. 22-1203

August, 2025
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Figure 6: Site Plan

File: 22-1203

Drawn By: AB
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4.0 REQUIRED MINOR VARIANCE
In accordance with Section 45(1) of the Planning Act, the subject application has been 
reviewed against the four tests with an analysis provided below, specifically as it relates 
to the following Variances:

1. To permit three drive through queuing lanes on one lot where a maximum of two 
are permitted.

2. To permit refuse storage located in an exterior yard where an interior side yard is 
required.

3. To permit a reduced exterior side yard setback to the refuse storage bins of 3 
meters where 7.5 meters is required.

The following section provides an analysis of the Minor Variance, in relation to the 'Four 
Tests' of Section 45(1) of the Planning Act.

4.1 OFFICIAL PLAN, GENERAL INTENT AND PURPOSE

The Subject Lands are designated 'Regional Corridor' within the ‘South End’ policy area 
as per the City’s Official Plan. The ‘Regional Commercial' designation supports additional 
opportunities for intensification and promotes a broad range of commercial retail and 
service uses. The proposed development aligns with this intent by contributing to 
commercial intensification.

The Official Plan has been reviewed in the context of the Proposed Development and 
applicable policies are outlined below.

Section 2 of the Official Plan outlines the City's goals and objectives for managing and 
locating growth and development. The Official Plan identifies three key Settlements 
within the City of Greater Sudbury, in which the subject lands are located within the 
Sudbury Community Settlement Area. The Sudbury Community is known as the regional 
service centre for both the City and Northeastern Ontario due to its concentration of 
employment and high-order service activity. The Official Plan identifies Settlement Areas 
as the focus for growth and encourages land uses that make the most efficient use of 
land, resources and infrastructure.

The proposed development is located within the Sudbury Community and recognizes as 
a location where commercial development is expected and permitted. Long Lake Road, 
a Secondary Arterial Road, provides a direct connection to the City's Regional Centres 
and serves as an appropriate location for the proposed commercial uses. The proposed 
development supports the existing and planned commercial character along Long Lake 
Road by incorporating appropriate building height, lot coverage, and landscaped areas 

Applications for Minor Variance August, 2025
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that contribute to a cohesive streetscape. The redevelopment will enhance and intensify 
the range of commercial amenities available in the area, consistent with the City's 
objectives for intensification within the Regional Corridors.

Section 4.2.4 states the following policies related to lands within Regional Corridors:

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

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

Comment: The Subject Lands are located along Long Lake Road, a designated 
Secondary Arterial Road that functions as a key connector within the City's transportation 
network. The proposed development represents a retail and service commercial use 
which is well situated in proximity to established residential neighbourhoods, ensuring 
convenient access for residents and visitors. The requested Variance to permit three 
drive-through queue lanes on one lot maintains alignment with these policies as they help 
achieve commercial intensification in a location characterised by compatible uses 
along Long Lake Road. Additionally, the requested Variance to permit a refuse storage 
area in the exterior side yard with a reduced setback would not conflict with the Official 
Plan's intent to maintain an attractive appearance of Regional Corridors as the refuse 
storage is proposed as an In-Ground Earth Bin system, which are designed to store 
garbage below the surface to maintain a clean and aesthetic appearance.

Section 14 of the Official Plan outlines the City’s urban design policies, emphasising high- 
quality, context-sensitive development that contributes positively to neighbourhood 
character. Section 14.3 specifically outlines policies related to community and 
neighbourhood design, including:

Buildings, structures and other design elements that complement the surrounding 
built form and character are encouraged.

Streets are significant public realm elements that provide connectivity, serve 
pedestrians, cyclists, public transit and vehicles

Area streetscapes are to be improved over time to provide safe, attractive, 
interesting and comfortable spaces through appropriate upgrades, such as 

Applications for Minor Variance August, 2025
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landscaping, lighting, sidewalks, paving, street furniture and public art. These 
treatments should complement adjacent built form and open spaces, adding to 

a neighbourhood's character.

Wherever possible, natural features and functions should be integrated into the 
urban landscape in order to preserve and promote the City’s natural beauty and 

ecology.

Landscape buffers between non-residential development and adjacent 

residential areas will be provided.

Comment: The proposed development is compatible with the existing and planned 
character of the area and aims to enhance the built form through thoughtful design and 
redevelopment. The updated Conceptual Site Plan reflects only minor changes from the 
previously approved Zoning By-law Amendment and continues to provide a well- 
designed layout which accommodates vehicle circulation, pedestrian walkways, and 
designated bicycle parking. A landscaped buffer along the adjacent residential use is 
being maintained, helping avoid visual and functional impacts. Additionally, the 
proposed site plan has been carefully designed to avoid any development within the 
interior side yard setback, therefore preserving the required spatial separation and 
ensuring compatibility with the adjacent residential uses. Locating the refuse storage 
within the exterior side yard, rather than the interior side, yard as required by the Zoning 
By-law, provides enhanced separation from the abutting residential dwellings situated 
along the interior lot line. Additionally, the proposed in-ground earth bins systems store 
waste below grade, with the bin structures only approximately 1.5m high above ground. 
As such, the proposed refuse system provides a more compact and visually unobstructive 
alternative to conventional garbage enclosures and therefore would not negatively 

impact the view from the street.

Section 20.4 of the Official Plan outlines special policies applicable to lands within the 
South End designation of the community of Sudbury, as identified on Schedule 2a. These 
policies are intended to guide development in a manner that supports the long-term 

growth and functionality of the South End.

Section 20.4.1 seeks to:

facilitate the orderly development of the South End;

facilitate the designation of commercial and industrial development to expand 
the range of services and employment available in the South End.

, . ,, . August, 2025
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Comment: The proposed development supports the objectives of the South End 
designation by contributing to the revitalization and efficient use of underutilized lands 
through the introduction of a broader range of commercial uses, including retail, 
restaurant, and service-oriented amenities. This commercial intensification benefits 
residents and the travelling public, helping to enhance the availability of goods and 
services within the South End.

Overall, the intent of the Minor Variances are to facilitate development that is 
compatible with the existing neighborhood character while achieving logical 
commercial growth to complement the surrounding retail and tourism locations in the 
area such as the Southridge Mall. Therefore, the Variances would facilitate a built form 
which conforms to and does not conflict with applicable Official Plan policies and 
objectives.

4.2 ZONING BY-LAW, GENERAL INTENT AND PURPOSE

The purpose of the City's Zoning By-law is to regulate development in a manner that 
ensures the orderly use of land, prevents overdevelopment, and promotes compatibility 
with surrounding areas. The Subject Lands are zoned ‘General Commercial with Special 
Provisions Holding 56 (H56-C2(126)))' in accordance with the City's Zoning By-law. Table 
1 above outlines the applicable C2 zone standards in relation to the proposed 
commercial development.

The C2 zone permits a broad range of commercial uses, including convenience stores, 
restaurants, and retail stores. The Zoning By-law sets out minimum and maximum 
standards to ensure proposed development is appropriate for the site and can function 
effectively. The proposed development has a lot area of 9,204.2 square metres and 
provides a lot coverage of 12.9%, well below the maximum 50% which is permitted in the 
C2 zone. The site has been designed to provide adequate space for vehicular 
circulation, pedestrian walkways, site servicing and utilities, refuse storage, and parking, 
supporting an accessible and functional commercial development. The Subject Lands 
are therefore suitable for the proposed built form, which is consistent with the site's 
designation and zoning for commercial uses.

Drive-through service facilities are regulated in the City's Zoning By-law to manage 
potential impacts such as traffic congestion, site safety, and compatibility with 
surrounding uses. The original Zoning By-law Amendment, which was previously approved 
in 2023, included a car wash use including a queuing lane. The current proposal replaces 
the car wash with a restaurant featuring a drive-through. The overall site layout continues 
to provide three queuing lanes in addition to the gas bar, consistent with the original 
concept, with the third queuing land now assigned to the restaurant instead of the car 
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wash. As shown on the Site Plan, this minor modification does not affect the overall 
functionality of the site. The design continues to accommodate adequate vehicle 
circulation, truck turning movements, parking and loading spaces, as well as pedestrian 
connections to ensure a functional commercial site. Therefore, a Variance to permit 
three drive-through queue lanes would not detract from the Zoning By-laws intent to 
maintain functional traffic flow and pedestrian movement.

The Zoning By-law sets out location and setback requirements for refuse storage areas to 
ensure developments remain compatible with adjacent land uses and do not negatively 
disrupt the transportation network or the ability to maintain an attractive streetscape.

A variance is requested from Section 4.2.9.b)(i) of the Zoning By-law to permit the 
placement of a refuse storage bin within the exterior side yard, where the By-law only 
permits such storage within the interior side yard. Due to the unique lot configuration, the 
Subject Lands have one interior side yard abutting a single detached dwelling use. The 
proposed refuse bin location is considered appropriate as it increases separation from 
the abutting residential neighbourhood, which mitigates negative impacts between the 
commercial and residential uses. In addition, the in-ground refuse storage bin system is a 
more visually attractive and compact option for waste management, rather than the 
larger above ground refuse area which typically requires a screened enclosure. The 
proposed In-Ground Earth Bin location remains outside of the required 15x15m sight 
triangle to ensure no conflicts with the adjacent intersection or road operations. Overall, 
the proposed variance aligns with the intent of the Zoning By-law by maintaining 
compatibility with the surrounding land uses, supporting a high quality streetscape and 
urban design through the use of the Earth Bin, without interfering with the required site 
triangle.

Additionally, a variance is requested from Section 4.2.9.b)(ii) of the Zoning By-law to 
permit a reduced exterior yard setback of 3m (after the ROW) for the refuse storage area, 
where the By-law requires a minimum setback of 7.5m. It is important to note that the 
principal buildings on the site will continue to meet the 7.5m setback requirement, 
maintaining the established building setback and the intended streetscape character. 
The reduced setback for the refuse storage area would not compromise the proposed 
landscaping or pedestrian access points along the Long Lake Road frontage. 
Additionally, the reduced setback to the In-Ground Earth Bins would not impact the 
ability to provide the required 15x15m sight triangle at the intersection of Long Lake Road 
and St. Charles Lake Road. Given the compact design of the proposed refuse bins, a 3m 
setback would not compromise the development of a high-quality commercial design 
along Long Lake Road.
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The requested Minor Variances maintain the general intent and purpose of the City's 
Zoning By-law by ensuring and regulating a functional, accessible, and appropriately 
scaled commercial development on lands zoned for this purpose.

4.3 THE VARIANCE IS MINOR
Factors to consider when evaluating the impact of the proposal relate to the impact on 
neighbourhood character, consistency with existing and planned development 
patterns, and consistency with planning policy. The surrounding land uses are comprised 
of a mix of commercial and residential uses, with a variety of frontages, building setbacks, 
and lot sizes. As previously mentioned, the requested Variances maintain alignment with 
the intent of both the Official Plan and Zoning By-law, which designate and zone the 
Subject Lands for commercial uses.

The requested variance for a reduced setback from a refuse storage area located in the 
exterior side yard is considered minor in nature as they seek to facilitate a larger 
separation from commercial waste disposal and residential uses without compromising 
the sight lines of the abutting intersection. The proposed In Ground Earth Bin system is 
designed to promote a clean, attractive and compact refuse storage system with the 
majority of the bin located underground, in comparison to the more traditional refuse 
storage areas which store waste in larger above ground bins. Given the compact design 
of the proposed bins, no negative impact to the appearance of the commercial 
streetscape is anticipated.

In addition, a variance to permit three drive-through queuing lanes on one lot is 
considered minor in nature as it would not impact the functionality of the site such as 
meeting required parking spaces, loading spaces, and internal vehicle movement. It is 
worth noting that the concept of a third queuing lane was previously proposed for a 
former car wash use now being replaced with a restaurant and drive-through. The current 
proposal presents minimal changes in terms of layout and queuing function, and no 
adverse traffic impacts are anticipated. As shown on the Site Plan, the overall design 
maintains safe traffic circulation and provides an appropriate number of parking spaces. 
The proposed commercial uses are expected to support economic activity along the 
Regional Corridor.

The proposal also includes extensive landscaped space and landscaped buffers which 
satisfy the Zoning By-law requirements, contributing to a visually appealing development 
along a Regional Corridor (Long Lake Road). The lot coverage remains well below the 
allowable limit, ensuring that the site remains functional and suitable for the proposed 
uses.

Applications for Minor Variance August, 2025
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The requested Minor Variances have been carefully considered in the context of both 
existing site constraints and broader planning objectives. They are not anticipated to 
result in any negative impacts on surrounding properties or neighbourhood character. 
Rather, the Variances facilitate a well-designed commercial development that supports 
redevelopment, intensification, provision of retail and service amenities, while 
maintaining compatibility with surrounding commercial corridor uses. Therefore, the 
Variances are considered minor in nature.

4.4 VARIANCE IS DESIRABLE FOR DEVELOPMENT OF THE AREA

As previously mentioned, the Subject Lands are designated and zoned to 
accommodate commercial developments, as proposed. Additionally, the development 
is compatible with the commercial character of Long Lake Road and represents an 
opportunity to accommodate new commercial uses which serve the travelling public 
and supports the Regional Centre designation across Long Lake Road.

The requested Variances would facilitate the development of permitted retail, 
restaurant, and service station which helps achieve the City’s stated goal of focusing 
commercial intensification along an identified Regional Corridor.

Approving the Variance to permit the refuse storage bin in the exterior side yard with a 
reduced setback is desirable for the development of the area as it mitigates potential 
conflict between the commercial refuse storage location and the residential dwelling 
which abuts the interior side yard. Additionally, approving this Variance would not have 
a negative impact on the ability to achieve a high-quality urban design along the 
Regional Corridor (Long Lake Road) given the attractive clean and compact design of 
the proposed In-Ground Earth Bin system proposed.

Approving the Variance to permit an additional drive-through queueing lane on the lot 
remains desirable for the commercial intensification and increased economic activity 
that the proposed development seeks to achieve. Additionally, given the large lot size 
and that the proposal meets other zoning standards such as lot coverage, parking, and 
building setbacks, the site is considered suitable for the proposal and can effectively 
accommodate the number of drive-through queueing lanes provided. Therefore, the 
requested Variances represent an opportunity to facilitate a desirable commercial 
development that serves those travelling along an identified Regional Corridor.

The proposed variances would not only maintain the intent of the Official Plan goals and 
objectives for the Subject Lands but also facilitate a development which complements 
the commercial character of Long Lake Road. For these reasons, the variances should 
be considered desirable development of the area.
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5.0 CONCLUSION
In conclusion, the requested Minor Variances seek to permit a reduced setback for the 
placement of refuse bins located in the exterior side yard and allow for three drive- 
through queuing lanes on one lot. The requested Variances are considered minor in 
nature, represent appropriate and desirable forms of development for the site and 
surrounding area, and maintain the general intent and purpose of both the Greater City 
of Sudbury Official Plan and Zoning By-law 2010-100Z.

The proposed development configuration is compatible with the surrounding 
commercial uses and supports the planned function of the area as Regional 
Commercial. The design aligns with the established commercial character along Long 
Lake Road, and is sensitive to adjacent residential land uses through thoughtful site 
layout, including landscape buffering and appropriate separation of uses. The minor 
nature of the Variances ensures that there are no anticipated negative impacts on 
neighbouring properties, existing infrastructure, or the community. The development has 
been demonstrated to function effectively with respect to access, circulation, parking, 
servicing, and pedestrian connectivity.

Aside from the requested variances, the proposal conforms to all other applicable 
provisions of the current zone. Overall, the proposal represents an efficient and desirable 
use of land that supports the City's goals for commercial intensification, employment 
growth, and urban design.

It is our professional planning opinion that the requested Minor Variances demonstrate 
consistency with, and conform to, applicable planning policies and principles.

Respectfully submitted,

Innovative Planning Solutions

Lauren Jeffrey, BAH, M.Sc.
Senior Planner

Ashley Blow,
Planner

Applications for Minor Variance
IPS File No. 22-1203

August, 2025
Page 19
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Cameron Sellers, B.B.A
Partner
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■ BUILDING SEPARATION
- GROSS FLOOR AREA

MIN. 1.350.0m'
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MIN. 7.5m

MIN. 5%
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Application for Minor 
Variance or Permission

Subject Property being PIN 73475-0530, Parcel 36609 SEC SES SRO, 
Lot 9, Plan M-340, except Unit 28, Expropriation Plan D-55, 
Part Lot 6, Concession 6, Township of Broder;
PIN 73475-0540, Parcel 35268 SEC SES SRO, Lot 10,
Plan M-340, except Unit 28, Expropriation Plan D-55,
Part Lot 6, Concession 6, Township of Broder;
PIN 73475-1266, Part Lot 6, Concession 6, except LT106607,
Unit 14, Expropriation Plan D-55 and Part 10, Plan 53R-17941,
Township of Broder; and PIN 73475-0846, Parcel 18465 SEC SES, 
Part Lot 6, Concession 6 as in LT106607, Township of Border 
2135, 0 and 2177 Long Lake Road and 250 St Charles Lake Road, Sudbury 
City of Greater Sudbury
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"I r Greater GrandSudbury
Box 5000, Station A
200 Brady Street
Sudbury, Ontario P3A 5P3
(705) 671-2489 ext 4376 or 4346
(705) 673-2200 FAX

APPLICATION SUMMARY

Record #: PL-MV-2025-00129

File Date: 09/02/2025

Application Type: Minor Variance

Address(es): 27 Eyre Street, Sudbury P3C 4A4

Applicant(s): 1000962748 ONTARIO INC

Owner(s): 1000962748 ONTARIO INC

PLANNING APPLICATION

Are there multiple properties associated with the application?
Yes

Please describe the additional properties associated with this application
25 Eyre Street

What is the date the current Owner(s) acquired the property?
04/01/2024

Are you the registered owner or an authorized agent?
Authorized Agent

What is the number of dwelling units on the property?
5

What is the number of proposed new dwelling units on the property?
0

What is the number of proposed new buildings/structures on the property?
0

What is the number of existing buildings/structures on the property?
1

If this application is approved, would any existing dwelling units be legalized?
Yes

How many dwelling units will be legalized?
1

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

1
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No

Provide details on how the property is designated in the Source Protection Plan

Current Official Plan designation
Living Area I

Current Official Plan designation (additional)

Current Zoning By-law designation
R2-3

Provide a detailed description of what is being proposed
The application seeks to re-establish minor variances previously approved for the existing 1 % and 2-storey five-unit 
apartment building located at 25-27 Eyre Street, Sudbury. The variances recognize the existing reduced front and side yard 
setbacks, limited eaves clearance, and the absence of on-site parking, as the building was constructed prior to the current 
Zoning By-law standards. No new construction or changes to the building are proposed.

Provide a detailed reason why the proposal cannot comply with the Zoning By-law
The existing five-unit apartment building has been in place for many years and was built prior to the current Zoning By-law. Its 
location on the lot results in reduced front and side yard setbacks, limited eaves clearance, and no on-site parking. Due to the 
fixed position and size of the building, it is not physically possible to relocate or alter it to meet current standards. As such, 
minor variances are required to recognize the existing conditions.

Is there an eave encroachment?
Yes

Size of eaves
0.48

Lot Frontage of the property
15.24

Lot Depth of the property
38.70

Lot Area of the property
589.78

Total width of the public road giving access to the property
20.0

List all buildings and structures on the property and their respective date of construction
Main Residential Building, Existing 5-unit residential building, Approx. 1940s-1950s (exact date to be verified via MPAC or 
municipal records)

Existing use(s) of the subject property and length of time it/they have continued, ex. Residential, Commercial, 
Institutional, Park, etc.
Residential, Approx. 70-80 years

Is the use remaining the same? If no, please provide the proposed new use
Yes

Existing uses of neighbouring properties
Residential (single-family homes)

Has the property ever been subject of a previous application for minor variance/permission?
Yes

2

PL-MV-2025-00129



Do you require zoning relief from Section 4.41 (Waterbodies — Water Frontage, Setbacks and Buffers)? 
No

Have you consulted with the Strategic and Environmental Planning department regarding this relief?

Have you consulted with Conservation Sudbury regarding this relief?

WATER SUPPLY AND SEWAGE DISPOSAL

Municipally owned and operated piped water system

Municipally owned and operated sanitary sewage system

Lake

Pit Privy

Individual Well

Communal Well

Individual Septic System

Communal Septic System

Other

X

X

Explain Other

PROPERTY ACCESS

Provincial highway

Right-of-way

Municipal road that is maintained seasonally

Municipal road that is maintained year-round

Water

□ 
□

[7]

Indicate the parking and docking facilities to be used if via water

Estimate the distance of these facilities from the retained land and nearest public road by water
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CONCURRENT APPLICATIONS

Is the property the subject of a current application for Consent?
No

Indicate the application number(s) and status of the application(s)

Is the property the subject of a current application for a Plan of Subdivision?
No

Indicate application number(s) and application status

PROPOSED BUILDING/STRUCTURE

Building 
Description

Proposed
Proposed Proposed Front Proposed Proposed Proposed
Ground Gross Proposed Proposed Proposed Yard Rear Yard Side Yard Side Yard

Same As Floor Area Floor Area Number Proposed Length Height Setback Setback Setback Setback
Existing (m2) (m2) of Storeys Width (m) (m) (m) (m) (m) (m) Other (m)

Residential Yes 

EXISTING BUILDING/STRUCTURE

Existing Existing
Existing Existing Front Roar Existing Existing
Ground Gross Existing Existing Existing Yard Yard Side Yard Side Yard

Building 
Description
Residential
Multiple 
Dwelling

To Be Floor Area Floor Number Existing Length Height Setback Setback Setback Setback
Demolished (m2) Area (m2) of Storeys Width (m) (m) (m) (m) (m) (m) Other (m)

No 185.48 370.96 2 13.5 19.87 9.14 4.7 11.48 1.13 0.48

ZONING BY-LAW RELIEF

Variance To___________________________ ______ By-law Requirement___________________
Table 6.4 - Lot Area Per Unit and Number of Dwelling 140.0 sq. m per unit, Max of 4 Dwelling Units 
Units

Proposed (m) Difference (m)
117.9 sq. m pert 22.1 sq. m per unit 
unit and permit 5 /1
Dwelling units
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To:

Secretary-Treasurer

Committee of Adjustment

City of Greater Sudbury

P.O. Box 5000, Station A

Sudbury, ON P3A5P3

Date: Monday, September 29, 2025

Siihiect: MINOR VARIANCE APPLICATION - 25-27 EYRE STREET, SUDBURY, ON P3C4A4

Dear Secretary-Treasurer and Members of the Committee,

On behalf of the property owner, I am submitting the revised Minor Variance application for 25-27 

Eyre Street, Sudbury, ON P3C 4A4. This application seeks approval to legalize a fifth dwelling 

unit within the existing 11/2 and 2-storey apartment building.

Description of Proposal:

• The property currently contains a 4-unit multiple dwelling, with each unit approximately 

117.9 m2.

• The application requests minor variance relief from Part 6, Section 6.3, Table 6.4 of By-law 

2010-100Z to allow five dwelling units on the property, where not more than four dwelling 

units are permitted, and each unit must be at least 140 m .

• No new construction or physical alterations are proposed.

Zoning Regulation By-law Requirement Proposed (Existing) Difference

Front Yard Setback 7.50 m 4.72 m 2.78 m less

North Side Yard Setback 1.80 m 0.49 m 1.31 m less

South Side Yard Setback 1.80 m 1.13m 0.67 m less

Eaves Clearance 0.60 m 0.12 m 0.48 m less

Parking Spaces 5 spaces 4 spaces 1 space less

PL-MV-2025-00129



Existing Variances:

• Previous minor variance approvals, including setbacks, eaves clearance, and zero parking, 

granted under Minor Variance Application A0249/1990, remain valid and continue to apply 

to this property.

Rationale:

The variance is required to legalize the fifth dwelling unit within the existing building. The 

additional unit allows the property to operate in accordance with the City’s regulations while 

maintaining the character and function of the established neighbourhood. No physical changes to 

the building are required, and the building will continue to comply with all other previously 

approved conditions.

We respectfully request the Committee’s favourable consideration of this application. Enclosed are 

the updated Site Plan, Schedule 1 Designer Information form, and supporting documentation. 

Should you require additional information or clarification, I would be pleased to provide it.

Thank you for your attention to this matter.

Sincerely,

Nadeem Ismaili

Authorized Agent

NODSOL CANADA INC

PL-MV-2025-00129



PLANNING JUSTIFICATION STATEMENT (REVISED 
FOR STH DWELLING UNIT)

This Planning Justification Statement supports the Minor Variance Application for 25-27 Eyre 

Street, Sudbury, ON. The application requests approval to legalize a fifth dwelling unit within the 

existing 1 Ya and 2-storey apartment building. No new construction or physical changes are 

proposed.

Previously Approved Variances:

• All existing variances for setbacks, eaves clearance, and on-site parking, granted under 

Minor Variance Application A0249/1990, continue to apply to this property.

Variance Requested:

• Relief from Part 6, Section 6.3, Table 6.4 of By-law 2010-100Z to permit five dwelling units, 

where not more than four dwelling units are permitted and a minimum of 140 m2 per unit is 

required. Existing units measure 117.9 m2 each.

Four Tests of a Minor Variance (Planning Act Section 45(1))

1. General Intent and Purpose of the Official Plan

o Supports the continuation of residential use in an established neighbourhood.

o Legalizes an existing dwelling unit without requiring alterations to the building.

o Maintains housing stock and residential density in accordance with the Official 

Plan.

2. General Intent and Purpose of the Zoning By-law

o Recognizes the practical limitations of the existing building layout.

o Allows one additional dwelling unit while maintaining compliance with previously 

approved variances (setbacks, eaves, parking).
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o Preserves the functional use and character of the property within the 

neighbourhood.

3. Desirability for Appropriate Development and Use

o Ensures the property operates lawfully as a five-unit apartment.

o Provides regulatory clarity for the owner, tenants, and municipality.

o Maintains the existing built form and established housing resource in the 

community.

4. Minor in Nature

o The legalization of one additional dwelling unit has minimal impact on surrounding 

properties.

o No new impacts on traffic, parking, privacy, or neighbourhood character.

o The scale of the variance is small and consistent with the surrounding context.

Public Interest and Neighbourhood Compatibility

• The property continues to function as a multiple dwelling in an established residential area.

• No new construction, intensification, or alterations are proposed.

• Recognition of this variance ensures legal compliance, stability, and continuity for the 

neighbourhood.

Conclusion

The requested variance for 25-27 Eyre Street, Sudbury:

• Maintains the intent of the Official Plan and Zoning By-law.

• Is desirable for the continued lawful use of the property.

• Is minor in nature and has no adverse impacts.

Accordingly, it is respectfully requested that the Committee of Adjustment approve this Minor 

Variance Application to legalize the fifth dwelling unit.
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Application for Minor 
Variance or Permission

Subject Property being PIN 73586-0326, 
Lot 78, Plan 8-S, Instrument number 109228, 
Part Lot 7, Concession 3, 
Township of McKim, 
27 Eyre Street, Sudbury, 
City of Greater Sudbury
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f f Greater!GrandSudbury
Box 5000, Station A
200 Brady Street
Sudbury, Ontario PSA 5P3
(705) 671-2489 ext 4376 or 4346
(705) 673-2200 FAX

APPLICATION SUMMARY

Record #: PL-MV-2025-00132

File Date: 09/09/2025

Application Type: Minor Variance

Address(es): 400 Notre Dame Avenue, Sudbury P3C 5K5

Applicant(s): PAUL MARQUES ARCHITECT INC

Owner(s): METRO ONTARIO REAL ESTATE LIMITED

PLANNING APPLICATION

Are there multiple properties associated with the application?
No

Please describe the additional properties associated with this application

What is the date the current Owner(s) acquired the property?
March 6th 1998

Are you the registered owner or an authorized agent?
Authorized Agent

What is the number of dwelling units on the property?
0

What is the number of proposed new dwelling units on the property?
0

What is the number of proposed new buildings/structures on the property?
0

What is the number of existing buildings/structures on the property?
1

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

How many dwelling units will be legalized?

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

1
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No

Provide details on how the property is designated in the Source Protection Plan

Current Official Plan designation
Mixed Use Commercial

Current Official Plan designation (additional)

Current Zoning By-law designation
C2

Provide a detailed description of what is being proposed
New addition to enclose the loading dock area of an existing food basics grocery store

Provide a detailed reason why the proposal cannot comply with the Zoning By-law
The existing building has legal non-complying status for its location on the property. Under Section 4.25.1, it states that a 
legal non-complying building cannot be enlarged if it results in an increase in gross floor area and/ increases lot coverage.

The required setback abutting Murray St is 7.5m, and the existing building and our proposed addition proposes 3.32m.

Is there an eave encroachment?
No

Size of eaves

Lot Frontage of the property
140.14

Lot Depth of the property
58.12

Lot Area of the property
7162.94

Total width of the public road giving access to the property
23.94

List all buildings and structures on the property and their respective date of construction
Date of Construction: 05/18/1954

Existing use(s) of the subject property and length of time it/they have continued, ex. Residential, Commercial, 
Institutional, Park, etc.
Commercial (Grocery Store)
Length: 71 years

Is the use remaining the same? If no, please provide the proposed new use
yes, use to remain the same

Existing uses of neighbouring properties
Mix of residential houses, commercial stores and parks

Has the property ever been subject of a previous application for minor variance/permission?
Yes
Do you require zoning relief from Section 4.41 (Waterbodies - Water Frontage, Setbacks and Buffers)?
No

2
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Have you consulted with the Strategic and Environmental Planning department regarding this relief?

Have you consulted with Conservation Sudbury regarding this relief?

WATER SUPPLY AND SEWAGE DISPOSAL

Municipally owned and operated piped water system

Municipally owned and operated sanitary sewage system

Lake

Pit Privy

Individual Well

Communal Well

Individual Septic System

Communal Septic System

Other

Explain Other

PROPERTY ACCESS

Provincial highway

Right-of-way

Municipal road that is maintained seasonally

Municipal road that is maintained year-round

Water

Indicate the parking and docking facilities to be used if via water

Estimate the distance of these facilities from the retained land and nearest public road by water
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CONCURRENT APPLICATIONS

Is the property the subject of a current application for Consent?
No

Indicate the application number(s) and status of the application(s)

Is the property the subject of a current application for a Plan of Subdivision?
No

Indicate application number(s) and application status

PROPOSED BUILDING/STRUCTURE

Building 
Description
Addition to

Proposed Proposed 
Ground Gross 

Same As Floor Area Floor Area 
Existing (m2)(m2)

Proposed 
Front

Proposed Proposed Proposed Yard
Number Proposed Length Height Setback 
of Storeys Width (m) (m)(m)(m)

Proposed 
Rear Yard 
Setback 
(m)

Yes 40.15 40.15 1 7.44 5.34 5.54 45.53 3.32

Proposed 
Side Yard 
Setback 
(m)

Proposed 
Side Yard 
Setback 
Other (m)

34.39 63.52
enclose loading 
dock on existing 
building.

EXISTING BUILDING/STRUCTURE

1No

Existing 
Gross

48.08 40.69 6.14

Existing Existing Existing
Number Existing Length Height 
of Storeys Width (m) (m) (m)

Existing 
Front 
Yard 
Setback 
(m)____

5.21

Existing 
Rear 
Yard 
Setback 
(m)

3.16

Existing 
Side Yard 
Setback
(m)_____

39.73

Existing 
Side Yard 
Setback 
Other (m)

63.52

Existing 
Ground

Building To Be Floor Area Floor
Description Demolished (m2)______ Area (m2)
Existing 1 No 1947.7 1947.7
Storey
Grocery store

ZONING BY-LAW RELIEF

Variance To____________________ ______ _______ By-law Requirement__________________________ Proposed (m) Difference (m)
Allow for new addition to be constructed within a Section 4.25.1 3.32 4.18
reduced setback, to match existing non-compliant 
building. 
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f f Greater^ GrandSudbury
Box 5000, Station A
200 Brady Street
Sudbury, Ontario PSA 5P3
(705) 671-2489 ext 4376 or 4346
(705) 673-2200 FAX

APPLICATION SUMMARY

Record #: PL-MV-2025-00134

File Date: 09/15/2025

Application Type: Minor Variance

Address(es): 1024 Kingsway, Sudbury P3B 2E5

Applicant(s): CAPITAL CONSTRUCTION (2007) INC.

Owner(s): 900281 ONTARIO INC

PLANNING APPLICATION

Are there multiple properties associated with the application?
No

Please describe the additional properties associated with this application

What is the date the current Owner(s) acquired the property? 
2015

Are you the registered owner or an authorized agent?
Authorized Agent

What is the number of dwelling units on the property? 
0

What is the number of proposed new dwelling units on the property?
0

What is the number of proposed new buildings/structures on the property?
1

What is the number of existing buildings/structures on the property?
2

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

How many dwelling units will be legalized?

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

1
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Yes

Provide details on how the property is designated in the Source Protection Plan
Intake Protection Zone - Ramsey

Current Official Plan designation
Mixed Use Commercial

Current Official Plan designation (additional)
Regional Corridor

Current Zoning By-law designation
C2(106)

Provide a detailed description of what is being proposed
7.3x9.1m wood framed storage shed

Provide a detailed reason why the proposal cannot comply with the Zoning By-law
Proximity to the existing building does not comply

Is there an eave encroachment?
No

Size of eaves

Lot Frontage of the property
24

Lot Depth of the property
227

Lot Area of the property
80815

Total width of the public road giving access to the property
32

List all buildings and structures on the property and their respective date of construction
Imperial Collision 2017
Forest & Lawn 2017

Existing use(s) of the subject property and length of time it/they have continued, ex. Residential, Commercial,
Institutional, Park, etc.
Auto Body Repair Facility

Is the use remaining the same? If no, please provide the proposed new use
Yes

Existing uses of neighbouring properties
Car Dealerships

Has the property ever been subject of a previous application for minor variance/permission?
Yes

Do you require zoning relief from Section 4.41 (Waterbodies - Water Frontage, Setbacks and Buffers)?
No

Have you consulted with the Strategic and Environmental Planning department regarding this relief?

2
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Have you consulted with Conservation Sudbury regarding this relief?

WATER SUPPLY AND SEWAGE DISPOSAL

Municipally owned and operated piped water system

Municipally owned and operated sanitary sewage system

Lake

Pit Privy

Individual Well

Communal Well

Individual Septic System

Communal Septic System

Other

Explain Other

□□

□

PROPERTY ACCESS

Provincial highway

Right-of-way

Municipal road that is maintained seasonally

Municipal road that is maintained year-round

Water

□ 
□

□
Indicate the parking and docking facilities to be used if via water

Estimate the distance of these facilities from the retained land and nearest public road by water

3
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CONCURRENT APPLICATIONS

Is the property the subject of a current application for Consent?
No

Indicate the application number(s) and status of the application(s)

Is the property the subject of a current application for a Plan of Subdivision?
No

Indicate application number(s) and application status

PROPOSED BUILDING/STRUCTURE

Proposed 
Ground

Building Same As Floor Area
Description Existing (m2)

Proposed
Gross Proposed
Floor Area Number Proposed
(m2)of Storeys Width (m)

Proposed 
Front

Proposed Proposed Yard
Length Height Setback
(m)(m) (m)

Proposed Proposed Proposed 
Rear Yard Side Yard Side Yard 
Setback Setback Setback 
(m)(m)Other (m)

28ft X 30Ft No 66.43 66.43
Wood Framed

7.3 9.1 3.7 95 146 112 234

Storage Shed

EXISTING BUILDING/STRUCTURE

Existing Existing

Building 
Description

To Be 
Demolished

Existing 
Ground 
Floor Area 
(m2)

Existing 
Gross 
Floor 
Area (m2)

Existing 
Number 
of Storeys

Existing
> Width (m)

Existing 
Length 
(m)

Existing 
Height 
(m)

Front 
Yard 
Setback 
(m)

Rear 
Yard 
Setback 
(m)

Existing 
Side Yard 
Setback 
(m)

Existing 
Side Yard 
Setback 
Other (m)

Building 1 No 1623.04 1623.04 1 31.7 51.2 7.3 22.7 153.25 91.35 217

Building 2 No 1049 1049 1 21.7 48.34 7.3 199.84 123.8 174.09 7.39

ZONING BY-LAW RELIEF

Variance To_________________________________ By-law Requirement__________________________ Proposed (m) Difference (m)
Proximity to Existing Structure 3m 1.2m 1.8m
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Attlee 
S|onega(e

Application for Minor 
Variance or Permission

Subject Property being PIN 02132-1474, 
Firstly: Part Lot 2, Concession 4, 
Parts 1-5, Plan SR-3246, 
except Part 1, Plan 53R-20343; 
Secondly: Part Lot 3, Concession 4, 
Part 1, Plan 53R-22060, 
Township of McKim, 
1024 Kingsway, Sudbury, 
City of Greater Sudbury

Sketch 1, NTS PL-MV-2025-00134

NDCA Date: 2025 09 24
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SITE PLAN DATA:

PART OF PART 5 
REGISTERED PLAN SR-3246

PART OF LOT 2 CONCESSION 4 
GEOGRAPHIC TOWNSHIP OF McKIM 
CITY OF GREATER SUDBURY

ZONING C2 SPECIAL 
GENERAL COMMERCIAL

USE OF BUILDING AUTOMOTIVE BODY SHOP

PROVIDED REQUIRED
PROJECT AREA (OVERALL) b2,4OU sq.m. 1350 sq.m.
BUILDING COVERAGE (EXIST) 3.249 sq.m. (5.2%)
BUILDING COVERAGE (NEW) 6G.90 sq.m.
BUILDING COVERAGE (TOTAL) 3315.90 sq.m. (5.3%) <50%
GROSS FLOOR AREA (NEW) 3315.90 sq.m

NEW BUILDING 
BUILDING HEIGHT 4.2 m(l STOREY) <15m
LANDSCAPED AREA (EXIST) 46.091 sq.m (73.9%) <5%
LANDSCAPED AREA (PARKING) 965 sq.m. (12%) >10%
INT. SIDE YARD SETBACK (NEW) 103.0m 0 m
REAR YARD SETBACK (NEW) 137.1m 7Sm

PARKING CALCULATION (NEW) 1/20 sq.m. NET FLOOR AREA

SPACES (EXIST) 106 S3
IMPERIAL AUTO (EXIST) 64 55

BARRIER FREE SPACES (EXIST) 
LOADING SPACES (EXIST) 1

2 
1

SNOW REMOVAL­ TO BE PROVIDED BY PRIVATE SERVICES
GARBAGE REMOVAL: TO BE PROVIDED BY PRIVATE SERVICES

TOPOGRAPHIC INFORMATION AS SUPPLIED BY TULLOCH ENGINEERING INC. 
FILE 145849 TOPO DATED JANUARY 9, 2015.

LEGEND
DCNOTTS PffOPOSCD
DENOTES DaSTNC INFORMATION
DENOTES EXISTING ELEVATION
XNOTtS PfKPOSa n^SHCD CKAOC OTVATKN 
dchotes mmr/Dar pout

HfK ROUTE 
pmposo) arm 
SLTUtTKAUON 
strifncAnan

O&/O7ES DPKCTKN OF SURFACE OMPIAGF

UCHT DUTY ASPUAL T PARKHC

LANOSCAPOl AREA - tOOnm TDPSOn. » HWROStW
OBERAU OOUNOARY 

PROPOSED SITE OSTURBANCE

DATE DCTAILS
02-20-2023 ISSUED FDR BUILDNC PERMIT

- ALL UTIUTICS ARC NOT 
NECESSARILY SHOWN ON THIS 
DRAWING.

- WHERE UTLmtS ARE SHOWN. 
LOCATIONS ARC NOT 
GUARANTEED

- LOCADCN 4 SIZE OF ALL 
UTIUTICS MUST DE VERIFIED 
IN THE HELD.

1:730

R.V. ANDERSON ASSOCIATES UM (TED SCALE: 1:730 HOR.

CCNTRACT ND:

1024 KINGSWAY BOULEVARD
SITE PLAN OVERALL BOUNDARY

153085.03
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1 r Greater i GrandC) Sudbury
Box 5000, Station A
200 Brady Street
Sudbury, Ontario P3A 5P3
(705) 671-2489 ext 4376 or 4346
(705) 673-2200 FAX

APPLICATION SUMMARY

Record#: PL-MV-2025-00135

File Date: 09/15/2025

Application Type: Minor Variance

Address(es): 213 Patterson Street, Sudbury P3C 2J8

Applicant(s): WAYNE POITRAS

Owner(s): CAROL POITRAS AND WAYNE POITRAS

PLANNING APPLICATION

Are there multiple properties associated with the application?
No

Please describe the additional properties associated with this application

What is the date the current Owner(s) acquired the property? 
2005

Are you the registered owner or an authorized agent?
Registered Owner

What is the number of dwelling units on the property? 
1

What is the number of proposed new dwelling units on the property?
0

What is the number of proposed new buildings/structures on the property?
1

What is the number of existing buildings/structures on the property?
3

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

How many dwelling units will be legalized?

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

1
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No

Provide details on how the property is designated in the Source Protection Plan

Current Official Plan designation
Living Area I

Current Official Plan designation (additional)

Current Zoning By-law designation
R2-2

Provide a detailed description of what is being proposed
New shed will bring accessory lot coverage just over 10%

Provide a detailed reason why the proposal cannot comply with the Zoning By-law
Require extra storage.

Is there an eave encroachment?
No

Size of eaves

Lot Frontage of the property
15.24

Lot Depth of the property
36.576

Lot Area of the property
557.4

Total width of the public road giving access to the property
20

List all buildings and structures on the property and their respective date of construction
House - 1920's
Shed - 2005
Old Garage - 1920's (unsure)

Existing use(s) of the subject property and length of time it/they have continued, ex. Residential, Commercial, 
Institutional, Park, etc.
Residential - since 1920's

Is the use remaining the same? If no, please provide the proposed new use
Residential

Existing uses of neighbouring properties
Residential

Has the property ever been subject of a previous application for minor variance/permission?
No

Do you require zoning relief from Section 4.41 (Waterbodies — Water Frontage, Setbacks and Buffers)?
No

Have you consulted with the Strategic and Environmental Planning department regarding this relief?

2
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Have you consulted with Conservation Sudbury regarding this relief?

WATER SUPPLY AND SEWAGE DISPOSAL

Municipally owned and operated piped water system 

Municipally owned and operated sanitary sewage system 

Lake

Pit Privy

Individual Well

Communal Well

Individual Septic System

Communal Septic System

Other

□
□
□

Explain Other

PROPERTY ACCESS

Provincial highway

Right-of-way

Municipal road that is maintained seasonally 

Municipal road that is maintained year-round 

Water

X

Indicate the parking and docking facilities to be used if via water

Estimate the distance of these facilities from the retained land and nearest public road by water

3
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CONCURRENT APPLICATIONS

Is the property the subject of a current application for Consent?
No

Indicate the application number(s) and status of the application(s)

Is the property the subject of a current application for a Plan of Subdivision?
No

Indicate application number(s) and application status

PROPOSED BUILDING/STRUCTURE

3.41No

Proposed 
Side Yard 
Setback

(m)_____
1.21

Proposed 
Rear Yard 
Setback
(m)______

8.26

Proposed Proposed 
Ground Proposed Proposed 

Height 
(m)_____

3

Proposed 
Front 
Yard 
Setback 
(m)_____

22.21

Proposed 
Side Yard 
Setback 
Other (m) 

icTe

Gross
Building Same As Floor Area Floor Area Number
Description Existing (m2)_____ (m2)
New Shed No 20.4 20.4

Proposed
Proposed Length 

of Storeys Width (m) (m)
6

EXISTING BUILDING/STRUCTURE

Existing Existing

Building 
Description

To Be 
Demolished

Existing 
Ground 
Floor Area 
(m2)

Existing 
Gross 
Floor 
Area (m2)

Existing 
Number 
of Storeys

Existing 
s Width (m)

Existing 
Length 
(m)

Existing 
Height 
(m)

Front 
Yard 
Setback 
(m)

Rear 
Yard 
Setback 
(m)

Existing 
Side Yard 
Setback 
(m)

Existing 
Side Yard 
Setback 
Other (m)

House No 71.5 102 1.5 7.3 9.8 6 7.71 19.08 4.15 3.78

Shed No 9 9 1 3 3 3 19.1 14.48 1.2 11.04

Old Garage No 27.5 27.5 1 4.1 6.7 3 27.1 2.71 2.25 8.68

ZONING BY-LAW RELIEF

Variance To By-law Requirement Proposed (m) Difference (m)
Accessory lot coverage 4.2.3 10% 10.21% 0.21%

4
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Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-00013 5-Shed

Dear neighbor.
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $ 1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octl5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more
details.

review.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at 

|. We also have copies of the site plan and other documents available to

tyn the property and wish you the best.Yes, we think this will hg^Tgre^ a

Thank you for being a good neighbor and your consideration, 
Sincerely, Wayne Poitras

Neighbor's signature
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Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor

Name: V/A/C O

Address:

Sudbury, Ontario .. P.^.. G... ....

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor.
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octi 5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at 
[ZZEZEEO We also have copies of the site plan and other documents available to 
review.

Thank you for being a good neighbor and your consideration. 
Sincerely, Wayne Poitras

Yes, we think this will be ar great addition the property and wish you the best.

Neighbor's signature

Date:... 
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Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor

Name: .CAWZfar-.... ............

Address: . W  

Sudbury, Ontario  

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor,
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octl5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at

|. We also have copies of the site plan and other documents available to 
review.

Thank you for being a good neighbor and your consideration. 
Sincerely, Wayne Poitras

Yes, we think this will be a great addition the property and wish you the best.

Neighbor's signature

Date: 5.^..
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Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor
Name:. 't

Address: 

Sudbury, Ontario 

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-00013 5-Shed

Dear neighbor.
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octl5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at

We also have copies of the site plan and other documents available to 
review.

Thank you for being a good neighbor and your consideration. 
Sincerely, Wayne Poitras

Yes, we think this will be a great addition the property and wish you the best.

Neighbor's signature

Date:
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Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor n

Name: .

Address: .. c4j/ ■
Sudbury, Ontario ..

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor.
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octl5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at

We also have copies of the site plan and other documents available to 
review.

Thank you for being a good neighbor and your consideration, 
Sincerely, Wayne Poitras

Neighbor's signature ...

Date:

Yes, we think this will be a steal addition the property and wish you the best.
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Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor

Name: .. Kh cVxol&S.... ..

Address: ... .5xV •

Sudbury, Ontario

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor, .
We have been your good neighbors since 2005 and would like to inform you ot our 

upcoming plans to make some improvements to our property by installing a beautiful 

Utility Shed. . .
To make this project a reality, we had to apply for a "minor variance with the 

city’s Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $ 1,400 so far, not including the 

cost of the permit.)
We have chosen a visually appealing structure that is color coordinating with the 

house and with the character of the neighborhood.
A public hearing on our application will be held on Octl5,2025 at 5:00 pm at city 

hall chambers. You may receive an official notification from the municipality with more

details. .
We would most definitely appreciate your support for this application. It you have 

any questions or would like to discuss our plans further, please feel free to contact us at 
|. We also have copies of the site plan and other documents available to 

review.
Thank you for being a good neighbor and your consideration. 

Sincerely, Wayne Poitras

Yes, we think this will be a great addition the property and wish you the best.

Neighbor's signature

Date:
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Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor

Name: 

Address:

Sudbury, Ontario .. .0>Z. S.. A.

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor.
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octl5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at

We also have copies of the site plan and other documents available to 
review.

Thank you for being a good neighbor and your consideration, 
Sincerely, Wayne Poitras

Neighbor's signature (j 

Yes, we think this will bp-a great addition the property and wish you the best.

PL-MV-2025-00135



Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor

Name: .. 

Address:  

Sudbury, Ontario 

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-00013 5-Shed

Dear neighbor,
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octi 5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at

|. We also have copies of the site plan and other documents available to 
review.

Thank you for being a good neighbor and your consideration, 
Sincerely, Wayne Poitras

Yes, we think this will be^meat addition the property

Neighbor's signature 

and wish you the best.
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Yes, we think this will be a great addition the property and wish you the best.

Neighbor's signature

Date:

Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor
Name: ... Mxdk. I....

Address: ....
Sudbury, Ontario ...t/z...

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor, .
We have been your good neighbors since 2005 and would like to inform you ot our 

upcoming plans to make some improvements to our property by installing a beautiful 

Utility Shed. .
To make this project a reality, we had to apply for a "minor variance with the 

city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 

cost of the permit.) .
We have chosen a visually appealing structure that is color coordinating with the 

house and with the character of the neighborhood.
A public hearing on our application will be held on Octl5,2025 at 5:00 pm at city 

hall chambers. You may receive an official notification from the municipality with more 

details. . ,
We would most definitely appreciate your support for this application. If you have 

any questions or would like to discuss our plans further, please feel free to contact us at
We also have copies of the site plan and other documents available to 

review.
Thank you for being a good neighbor and your consideration. 

Sincerely, Wayne Poitras

PL-MV-2025-00135



Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor
NameT^/^?.... 

ST
Address: ............................. K.

Sudbury, Ontario /

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor.
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octi 5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at

|. We also have copies of the site plan and other documents available to 
review.

Thapk-yotr for being a gdbd neighbor and your consideration. 
Sincerely, WayneTpitras

Yes, we thinkthis will be agreati^ditionth^ropertv^fwish you the best.

Neighbor's signature;;^^... .tSS.

Date:. 
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Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor x

Name: ..

Address: ..

Sudbury, Ontario . /

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor,
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octl5,2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at

We also have copies of the site plan and other documents available to 
review.

Thank you for being a good neighbor and your consideration. 
Sincerely, Wayne Poitras

Yes, we think this will be a great add-on the property and wish you the best.

Neighbor's signature

PL-MV-2025-00135



Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor

Name: 

Sudbury, Ontario I.'.:1

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor.
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $ 1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octi 5, 2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
any questions or would like to discuss our plans further, please feel free to contact us at

|. We also have copies of the site plan and other documents available to
review.

Thank you for being a good neighbor and your consideration. 
Sincerely, Wayne Poitras

Yes, we think this will be a great addition themroperty and wish you the best.

PL-MV-2025-00135



Wayne Poitras
213 Patterson Street
Sudbury, Ontario P3C 2J8
Year: 2025

My good neighbor

Name: C...-jS ,1C. j .ip-.

Address: .. /. . .U J. '

Sudbury, Ontario.....f..C..H .

Subject: We are subject to a Minor Variance Application Regarding Our Property at 213 
Patterson Street. PL-MV-2025-000135-Shed

Dear neighbor,
We have been your good neighbors since 2005 and would like to inform you of our 

upcoming plans to make some improvements to our property by installing a beautiful 
Utility Shed.

To make this project a reality, we had to apply for a "minor variance" with the 
city's Committee of Adjustments because our proposed pre-fab shed is 0.21% just larger 
then the bylaw total lot coverage permits, (at a cost of $1,400 so far, not including the 
cost of the permit.)

We have chosen a visually appealing structure that is color coordinating with the 
house and with the character of the neighborhood.

A public hearing on our application will be held on Octi 5, 2025 at 5:00 pm at city 
hall chambers. You may receive an official notification from the municipality with more 
details.

We would most definitely appreciate your support for this application. If you have 
an^uestions or would like to discuss our plans further, please feel free to contact us at

■. We also have copies of the site plan and other documents available to 
review.

Thank you for being a good neighbor and your consideration. 
Sincerely, Wayne Poitras

Yes, we think this will be a great^ddition the property and wish you the best.

Neighbor's signature ...
Date:.. .•? .5. V?-... .211 Z 6 Z V
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Application for Minor 
Variance or Permission

Subject Property being PIN 02135-0067, 
Lot 77, Plan 1-SC,
Part Lot 6, Concession 4,
Township of McKim,
213 Patterson Street, Sudbury,
City of Greater Sudbury

Sketch 1, NTS

NDCA

PL-MV-2025-00135

Date: 2025 09 24
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"I r Greater I GrandCJ Sudbury
Box 5000, Station A
200 Brady Street
Sudbury, Ontario PSA 5P3
(705) 671-2489 ext 4376 or 4346
(705) 673-2200 FAX

APPLICATION SUMMARY

Record #: PL-MV-2025-00138

File Date: 09/23/2025

Application Type: Minor Variance

Address(es): 101 Pine Street, Sudbury P3C 1W9

Applicant(s): TULLOCH

Owner(s): SUDBURY APARTMENT RENTALS LIMITED

PLANNING APPLICATION

Are there multiple properties associated with the application?
No

Please describe the additional properties associated with this application

What is the date the current Owner(s) acquired the property?
July 3, 2025

Are you the registered owner or an authorized agent?
Authorized Agent

What is the number of dwelling units on the property?
10

What is the number of proposed new dwelling units on the property?
2

What is the number of proposed new buildings/structures on the property?
0

What is the number of existing buildings/structures on the property?
1

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

How many dwelling units will be legalized?

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

1
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No

Provide details on how the property is designated in the Source Protection Plan

Current Official Plan designation
Downtown

Current Official Plan designation (additional)

Current Zoning By-law designation
C2(89)

Provide a detailed description of what is being proposed ri>»/aiiinn
The development of two additional units in the unoccupied basement of 12-umt multiple dwelling

Provide a detailed reason why the proposal cannot comply with the Zoning By-law 
Existing lot size, and current small parking area.

Is there an eave encroachment?
No

Size of eaves

Lot Frontage of the property
15.24

Lot Depth of the property
36.58

Lot Area of the property
557.42

Total width of the public road giving access to the property
20
List all buildings and structures on the property and their respective date of construction
Multiple Dwelling - construction date unknown
Existing use(s) of the subject property and length of time it/they have continued, ex. Residential, Commercial, 

Institutional, Park, etc.
Residential, since initial construction

Is the use remaining the same? If no, please provide the proposed new use
Yes

Ml5C6 ‘Downtown Comment. C4 ‘Office Conmerciet'. and C2 ‘General 

Commercial’.
Has the property ever been subject of a previous application for minor variance/permission?

No
Do you require zoning relief from Section 4.41 (Waterbodies - Water Frontage, Setbacks and Buffers)?

No
Have you consulted with the Strategic and Environmental Planning department regarding this relief?

2
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Have you consulted with Conservation Sudbury regarding this relief?

WATER SUPPLY AND SEWAGE DISPOSAL

Municipally owned and operated piped water system

Municipally owned and operated sanitary sewage system

Lake

Pit Privy

Individual Well

Communal Well

Individual Septic System

Communal Septic System

Other

□□
□

Explain Other

PROPERTY ACCESS

Provincial highway

Right-of-way

Municipal road that is maintained seasonally

Municipal road that is maintained year-round

Water

X

Indicate the parking and docking facilities to be used if via water

Estimate the distance of these facilities from the retained land and nearest public road by water

PL-MV-2025-00138



CONCURRENT APPLICATIONS

Is the property the subject of a current application for Consent?
No

Indicate the application number(s) and status of the application(s)

Is the property the subject of a current application for a Plan of Subdivision?
No

Indicate application number(s) and application status

PROPOSED BUILDING/STRUCTURE

Proposed 
Side Yard 
Setback 
Other (m)

Building 
Description

Proposed 
Front 
Yard 
Setback 
(m)

Proposed 
Rear Yard 
Setback 
(m)

Proposed 
Side Yard 
Setback 
(m)

Proposed 
Gross 
Floor Area 
(m2)

Proposed 
Ground 

Same As Floor Area 
Existing (m2)

Proposed 
Number Proposed Length 
of Storeys Width (m) (m)

Proposed Proposed 
Height 
(m)

EXISTING BUILDING/STRUCTURE

Dwelling

Building 
Description

To Be 
Demolished

Existing 
Ground 
Floor Area 
(m2)

Existing 
Gross 
Floor 
Area (m2)

Existing 
Number 
of Storeys

Existing 
s Width (m)

Existing 
Length 
(m)

Existing 
Height 
(m)

Existing 
Front 
Yard 
Setback 
(m)

Existing 
Rear 
Yard 
Setback 
(m)

Existing 
Side Yard 
Setback 
(m)

Existing 
Side Yard 
Setback 
Other (m)

Multiple No 304.28 609 2 13.5 27.75 6 1.85 5.98 0.8 0.9

ZONING BY-LAW RELIEF

Variance To By-law Requirement
To permit an additional 2 dwelling units in the N/A 
basement of an existing 10-unit multiple dwelling for 
a total of 12 multiple dwelling units with a density of 
216 units/ha where 150 units/ha is permitted and 
179.4/ha currently exists and maintain 4 parking 
spaces for 12 units where 4 spaces for 10 units 
exists.

Proposed (m) Difference (m)
12 units with 4 N/A
parking spaces

4
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TULLOCH
Planners I Surveyors I Biologists i Engineers

September 23rd, 2025
File No. 25-1167

Committee of Adjustment
Tom Davies Square - City of Greater Sudbury
200 Brady Street
Sudbury, ON
P3A5P3

Re: Minor Variance — 101 Pine Street — LT 45, BLK B PLAN 3SA CITY OF SUDBURY 
[PIN 02135-0242]

Dear Committee of Adjustment,

TULLOCH has been retained by the current owner of 101 Pine Street in Sudbury to secure planning 
approvals for the development of two additional units in the basement of the existing 10-unit multiple 
dwelling located on the subject lands.

The application proposes the following under Section 45(2) of the Planning Act:

• To permit an additional 2 dwelling units in the basement of an existing 10-unit multiple dwelling 
for a total of 12 multiple dwelling units with a density of 216 units/ha where 150 units/ha is 
permitted and 179.4/ha currently exists and to permit 4 parking spaces for 12 units where 4 spaces 

for 10 units exists.

Other powers 

(2) In addition to its powers under subsection (1), the committee, upon any such application,

(a) where any land, building or structure, on the day the by-law was passed, was lawfully used for 

a purpose prohibited by the by-law, may permit,

(i) the enlargement or extension of the building or structure, if the use that was made of 
the building or structure on the day the by-law was passed, or a use permitted under 
subclause (ii) continued until the date of the application to the committee, but no 
permission may be given to enlarge or extend the building or structure beyond the limits 
of the land owned and used in connection therewith on the day the by-law was passed, or

Sudbury Office 131 Fielding Rd., Lively, ON. P3Y 1L7
T:  | TF: 800.797.2997 PL-MV-2025-00138

BEST
MANAGED
COMPANIES



No. 25-1167

(ii) the use of such land, building or structure for a purpose that, in the opinion of the 
committee, is similar to the purpose for which it was used on the day the by-law was 
passed or is more compatible with the uses permitted by the by-law than the purpose for 
which it was used on the day the by-law was passed, if the use for a purpose prohibited by 
the by-law or another use for a purpose previously permitted by the committee continued 
until the date of the application to the committee; or

(b) where the uses of land, buildings or structures permitted in the by-law are defined in general 
terms, may permit the use of any land, building or structure for any purpose that, in the opinion of 
the committee, conforms with the uses permitted in the by-law. R.S.0.1990, c. P.13, s. 45 (2)

The existing building and use pre-date the Zoning By-law and is therefore a legal non-conforming use in 
accordance with Section 34(9) of the Planning Act.

Unlike Section 45(1) of the Planning Act, which prescribes a clear set of tests, Section 45(2) does not clearly 
state which tests must be met for permission to expand a non-conforming use. However, the tests used to 
review Section 45(2) applications have been established through the decision of the Supreme Court of 
Canada in Saint-Romuald (Ville) v. Olivier, 2001, SCC57, 2001 Carswell Que 2013, OMB case Asgharzadeh, 
Re, 2010 Carswell Ont 4047 and more recently, Ontario Land Tribunal (OLT) case Fraser v. Rideau Lakes 
(Township), 2020. As a result, applications applied for under Section 45(2) of the Planning Act, must be 
evaluated on the basis of the following two tests:

1. Whether the application is desirable for appropriate development of the subject property; and
2. Whether the application will result in undue adverse impacts on the surrounding properties and 

neighborhood.

Furthermore, Fraser v. Rideau Lakes (Township), 2020, case also established that for variations applied for 
under Section 45(2) of the Planning Act, the intent and purpose of the Official Plan is not a relevant 
consideration. Nevertheless, Official Plan policies are referenced in the following planning analysis.

IS THE APPLICATION DESIRABLE FOR THE APPROPRIATE DEVELOPMENT OF THE PROPERTY?

It is the author's opinion that the additional 2 dwelling units with no additional parking spaces is 
appropriate, and desirable given that:

• The proposed development represents the highest and best use of the property by converting 
existing vacant usable space within the building into two additional dwelling units.

• The proposed development of two additional dwelling units in the basement of an existing multiple 
dwelling is considered residential intensification and is consistent with the housing objectives 
discussed in Section 2.2 of the PPS.

• The current density on the subject property is presently +/-179.4u/ha. As perthe OP, developments 
with a net density of greater than 150 units/ha is considered high density. An increase of two units

——BEST
-r... . 9 MANAGEDTULLOCH 2 ^l& companies
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No. 25-1167

within the existing building would increase the net density to +/-215.u/ha. The Downtown 
Designation of the City's OP permits developments above 150 units/ha

o The proposed density increase is appropriate in this location as it is supported by active 
transportation infrastructure, public transit and is in proximity to many amenities and 
services considering it is within the Downtown and within 250m from the Central Business 
District.

• The proposed development would contribute positively to the creation of complete communities 
which have a range of housing types and tenures. The development proposal is an opportunity to 
provide more housing which accommodates smaller households and seniors.

• The proposed development is consistent with the City's objectives for development within the 
Settlement Area within Section 2.3.2 of the OP. It represents an efficient use of land within the 
Downtown area where:

o Development is encouraged;
o There are no maximum density restrictions;
o There are no known capacity issues re: municipal sewer and water infrastructure;
o Active transportation infrastructure and public transit is abundant and accessible; and, 
o More residents would directly support local businesses and institutions.

WILL THE APPLICATION RESULT IN UNDUE ADVERSE IMPACTS ON THE SURROUNDING PROPERTIES AND 
NEIGHBOURHOOD.
It is the author's opinion that the additional 2 dwelling units with no additional parking spaces will not result 
in any adverse impacts on the surrounding properties and neighbourhood given that:

• The existing 10-unit multiple dwelling already represents a high-density development, and an 
increase of two units would not come at the expense of existing residents or the surrounding 
neighbourhood. In fact, the development is expected to benefit local businesses and support public 
transit services.

• No negative impact will result from the variance with regard to aesthetic impact on the surrounding 
area as there will be no alterations to the exterior or changes to the size and massing of the multiple 
dwelling.

• The proposed minor variance would enable intensification of the subject lands in a manner that is 
compatible with the character and uses in the surrounding neighbourhood. The subject property 
is situated in a mixed-use neighbourhood where high-density housing is common. Existing building 
and lot configurations are typically compact in this neighbourhood. Most multiple dwellings in this 
neighbourhood represent a density of at least 150m2.

• The subject lands are within the Settlement Area, Built Boundary, and designated Downtown in the 
OP. When considering high-density housing, the size and massing of high-density buildings and 
potential traffic strain on local roads in is often a consideration of whether the high-density use can 
be compatible with the surrounding neighbourhood. The proposed development will not alter the 
size and massing of the existing building which appears as a medium density built form (2-storeys 
in height). There is not expected to be any negative impacts related to the traffic that would be 
generated by the proposed development on the local road network and surrounding land uses nor
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No. 25-1167

is there expected to be an undue burden on surrounding third spaces (i.e., shopping mall, parks 
and recreational amenities, etc.).

Given the analysis contained herein, the proposed variance does not introduce any adverse effects to either 
the subject property or the abutting lands. The proposed development is an increase of 2 dwelling units at 
a manageable scale and represents a logical use of an unoccupied basement within a legal non-conforming 
multiple dwelling. There are sufficient active transportation and public transit options and amenity space 
within the surrounding neighbourhood to support the increase in units. As such, it is the author's opinion 
that the proposed variance is appropriate for the facilitation of the development for the subject property, 
given that:

1. The application is desirable for appropriate development of the subject property; and
2. The application will not result in undue adverse impacts on the surrounding properties and 

neighborhood.

Respectfully submitted,

Ryland Thompson

Planner

Prepared By: Reviewed By:

-

Vanessa Smith, M.PI., RPP

Senior Planner | Project Manager
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Application for Minor 
Variance or Permission

Subject Property being PIN 02135-0242, 
Lot 45, Block B, Plan 3-SA, 
Part Lot 6, Concession 4, 
Township of McKim, 
101 Pine Street, Sudbury, 
City of Greater Sudbury
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1 r Greater Grand vj Sudbury
Box 5000, Station A
200 Brady Street
Sudbury, Ontario P3A 5P3
(705) 671-2489 ext 4376 or 4346
(705) 673-2200 FAX

APPLICATION SUMMARY

Record#: PL-MV-2025-00115

File Date: 08/07/2025

Application Type: Minor Variance

Address(es): 78 Nickel Street, Levack POM 2C0

Applicant(s): SANDRA YOUNG AND ROGER CARPENTER

Owner(s): LEVACK MOBILE HOMES PARK

PLANNING APPLICATION

Are there multiple properties associated with the application?
No

Please describe the additional properties associated with this application

What is the date the current Owner(s) acquired the property?
April 15 2025

Are you the registered owner or an authorized agent?
Registered Owner

What is the number of dwelling units on the property?
0

What is the number of proposed new dwelling units on the property?
1

What is the number of proposed new buildings/structures on the property?
1

What is the number of existing buildings/structures on the property?
0

If this application is approved, would any existing dwelling units be legalized?
Yes

How many dwelling units will be legalized?
1

is this property located within an area subject to the Greater Sudbury Source Protection Plan?

REVISED
PL-MV-2025-00115
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No

Provide details on how the property is designated in the Source Protection Plan

Current Official Plan designation
Living Area I

Current Official Plan designation (additional)
Living Area I

Current Zoning By-law designation
RMH-4, RU

Provide a detailed description of what is being proposed
Proposing a variance to the front and rear lot set backs and a variance to the lot coverage

Provide a detailed reason why the proposal cannot comply with the Zoning By-law
Does not meet the zoning bylaw requirements

Is there an eave encroachment?
No

Size of eaves

Lot Frontage of the property
10.66

Lot Depth of the property
19.81

Lot Area of the property
211.17

Total width of the public road giving access to the property
20

List all buildings and structures on the property and their respective date of construction
0

Existing use(s) of the subject property and length of time it/they have continued, ex. Residential, Commercial, 
Institutional, Park, etc.
mobile park

Is the use remaining the same? If no, please provide the proposed new use
Yes

Existing uses of neighbouring properties
Mobile homes

Has the property ever been subject of a previous application for minor variance/permission?
No

Do you require zoning relief from Section 4.41 (Waterbodies - Water Frontage, Setbacks and Buffers)?
No

Have you consulted with the Strategic and Environmental Planning department regarding this relief?

Have you consulted with Conservation Sudbury regarding this relief?

2
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WATER SUPPLY AND SEWAGE DISPOSAL

Municipally owned and operated piped water system

Municipally owned and operated sanitary sewage system

Lake

Pit Privy

Individual Well

Communal Well

Individual Septic System

Communal Septic System

Other

Explain Other

PROPERTY ACCESS
Provincial highway Ol

Right-of-way 

Municipal road that is maintained seasonally 

Municipal road that is maintained year-round [x]

Water [Z]

Indicate the parking and docking facilities to be used if via water

Estimate the distance of these facilities from the retained land and nearest public road by water

REVISED
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CONCURRENT APPLICATIONS

Is the property the subject of a current application for Consent?
No

Indicate the application number(s) and status of the application(s)

Is the property the subject of a current application for a Plan of Subdivision?
No

Indicate application number(s) and application status

PROPOSED BUILDING/STRUCTURE

Building 
Description
Mobile Home

Proposed
Proposed Proposed Front Proposed
Ground Gross Proposed Proposed Proposed Yard Rear Yard

Same As Floor Area Floor Area Number Proposed Length Height Setback Setback
Existing (m2)_____ (m2)_______of Storeys Width (m) (m)_______ (m)_______(m)_______ (m)______

NZ 837 837 i 6J 13716 4J1 3.048 3.048

Proposed Proposed
Side Yard Side Yard
Setback Setback
(m)________Other (m)

1.22 3.35

EXISTING BUILDING/STRUCTURE

Building 
Description

Existing Existing
Ground Gross Existing Existing Existing

To Be Floor Area Floor Number Existing Length Height
Demolished (m2)Area (m2) of Storeys Width (m) (m)(m)

Existing Existing
Front Rear
Yard Yard
Setback Setback
(m) (m)

Existing 
Side Yard 
Setback 
(m)

Existing
Side Yard
Setback
Other (m)

ZONING BY-LAW RELIEF

Variance To By-law Requirement Proposed (m) Difference (m)

Front setback 3.5 m 3.048 m 0.452 m

Rear Setback 3.5m 3.048m 0.452m

Lot coverage 35% 39% 4%

Maximum height 4.0m 4.11m 0.11m

REVISED
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LETTER OF AUTHORIZATION

l/WE, IT 
0 Name ol Registered Owner

No. Street CityRTown Postal Code

Telephone Number

BEING THE REGISTERED OWNER OF THE BUILDING/LAND LOCATED AT:

ADDRESS <' 5~ 0# <■> __________
No. Street City/Town Postal Code

Parcel

LEGAL DESCRIPTION /___________

Township Lol Cone

TO APPLY FOR A BUILDING PERMIT, ON MY BEHALF, TO CONSTRUCT/DEMOLISH:
. ■ \/fl£\Ai^C<r AiPPI-1<47|oU_._

Briel Descriplion of Work

______________ KihH /_c?T _____________________

DECLARATION

l/WE, rtb-  f . solemnly declare that the information
( Registered Owner(s) A''> rH /T) C'

above-stated is to the best of my knowledge and Believe trilo, and acknowledge that the building permit could 

be revoked if certain procedures of the Building Code Act are contravened.

I further agree to assume responsibility for the construction unless the agent is performing work as a 

registered builder under the Ontario New Home Warranty Program.

IF YOU ARE DEMOLISHING A STRUCTURE, PLEASE NOTE THE FOLLOWING:

I acknowledge I am aware that pursuant to Section 357 of the Municipal Act, in order to obtain a tax 
adjustment, a separate application is to be filed at the City of Greater Sudbury, Tax Department, 200 Brady 

Street, 2,,d Floor, Sudbury, ON PSA 5W5, 705-574-^55, extension 2601.

Date

Signature ol Witness

Building Services 
7O5-674-«l<155, Exl. <1278
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Levack Mobile Home Park Limited 
Box 344 

Levack Ontario POM 2C0

August 7, 2025

Subject: Inquiry Regarding Replacement of Mobile Home - 74-100 Nickel St Levack

To Whom It May Concern,

I am writing on behalf of Levack Mobile Home Park located at 74-100 Nickel St regarding the 
potential replacement of a mobile home that was previously located on one of our lots.

The original mobile home was destroyed by fire approximately [5] years ago. The lot measures 
approximately 65 feet long by 35 feet wide. The trailers within the park generally range 
between 50 to 60 feet in length, and the park has been established for over 50 years.

We are inquiring whether it would be permissible to place a new mobile home approximately 
45 feet in length on the lot, in line with the previous use and consistent with the dimensions of 
surrounding homes in the park. The new owner of the trailer would be Roger Carpenter and 
Sandra Young.

We understand there may be requirements for setbacks and/or permits and are willing to 
provide any necessary site plans or additional information you may need to review this request.

Please confirm if:

• A replacement of similar size would be allowed under existing zoning or grandfathered 
use,

• Whether a variance would be required,
• And what steps are necessary to proceed.

Thank you very much for your time and assistance. We look forward to your guidance to ensure 
we remain compliant with City regulations.

Sincerely,

Kim Moir
President, Levack Mobile Home Park Limited 
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Application for Minor 
Variance or Permission

Subject Property being PIN 73342-0412,
Parcel 24253 SEC SWS SRO,
Lot 39, Plan M-1009, except Part 2 on Plan 53R-6355,
Part Lot 8, Concession 1,
Township of Levack,
78 Nickel Street, Levack,
City of Greater Sudbury
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