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Part V: Policies 
 

1.0 Building Strong Healthy Communities 
 
Ontario is a vast province with urban, rural, and northern communities with diversity in 
population, economic activities, pace of growth, service levels and physical and natural 
conditions.  Ontario's long-term prosperity, environmental health and social well-being 
depend on wisely managing change and promoting efficient land use and development 
patterns.  Efficient land use and development patterns support sustainability by promoting 
strong, liveable, healthy and resilient communities, protecting the environment and public 
health and safety, and facilitating economic growth. 
 
Accordingly: 

1.1 Managing and Directing Land Use to Achieve Efficient and 
Resilient Development and Land Use Patterns 

 
1.1.1 Healthy, liveable and safe communities are sustained by: 

 
a) promoting efficient development and land use patterns which sustain the 

financial well-being of the Province and municipalities over the long term; 
b) accommodating an appropriate range and mix of residential (including 

second units, affordable housing and housing for older persons), 
employment (including industrial and commercial), institutional 
(including places of worship, cemeteries and long-term care homes), 
recreation, park and open space, and other uses to meet long-term 
needs; 

c) avoiding development and land use patterns which may cause 
environmental or public health and safety concerns; 

d) avoiding development and land use patterns that would prevent the 
efficient expansion of settlement areas in those areas which are adjacent 
or close to settlement areas; 

e) promoting cost-effective development patterns and standards to 
minimize land consumption and servicing costs; 

f) improving accessibility for persons with disabilities and older persons by 
identifying, preventing and removing land use barriers which restrict their 
full participation in society; 

g) ensuring that necessary infrastructure, electricity generation facilities and 
transmission and distribution systems, and public service facilities are or 
will be available to meet current and projected needs; and 

h) promoting development and land use patterns that conserve biodiversity 
and consider the impacts of a changing climate. 
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1.1.2 Sufficient land shall be made available to accommodate an appropriate range 
and mix of land uses to meet projected needs for a time horizon of up to 20 
years.  However, where an alternate time period has been established for 
specific areas of the Province as a result of a provincial planning exercise or a 
provincial plan, that time frame may be used for municipalities within the area. 
 
Within settlement areas, sufficient land shall be made available through 
intensification and redevelopment and, if necessary, designated growth areas. 
 
Nothing in policy 1.1.2 limits the planning for infrastructure and public service 
facilities beyond a 20-year time horizon. 

1.1.3 Settlement Areas 
 
Settlement areas are urban areas and rural settlement areas, and include cities, towns, 
villages and hamlets.  Ontario’s settlement areas vary significantly in terms of size, density, 
population, economic activity, diversity and intensity of land uses, service levels, and types 
of infrastructure available. 
 
The vitality of settlement areas is critical to the long-term economic prosperity of our 
communities.  Development pressures and land use change will vary across Ontario.  It is in 
the interest of all communities to use land and resources wisely, to promote efficient 
development patterns, protect resources, promote green spaces, ensure effective use of 
infrastructure and public service facilities and minimize unnecessary public expenditures. 
 
1.1.3.1 Settlement areas shall be the focus of growth and development, and their vitality 

and regeneration shall be promoted. 
 
1.1.3.2 Land use patterns within settlement areas shall be based on: 

 
a) densities and a mix of land uses which: 

1. efficiently use land and resources; 
2. are appropriate for, and efficiently use, the infrastructure and public 

service facilities which are planned or available, and avoid the need 
for their unjustified and/or uneconomical expansion; 

3. minimize negative impacts to air quality and climate change, and 
promote energy efficiency; 

4. support active transportation; 
5. are transit-supportive, where transit is planned, exists or may be 

developed; and 
6. are freight-supportive; and 

b) a range of uses and opportunities for intensification and redevelopment 
in accordance with the criteria in policy 1.1.3.3, where this can be 
accommodated. 
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1.1.3.3 Planning authorities shall identify appropriate locations and promote 
opportunities for intensification and redevelopment where this can be 
accommodated taking into account existing building stock or areas, including 
brownfield sites, and the availability of suitable existing or planned infrastructure 
and public service facilities required to accommodate projected needs. 
 
Intensification and redevelopment shall be directed in accordance with the 
policies of Section 2:  Wise Use and Management of Resources and Section 3:  
Protecting Public Health and Safety. 

 
1.1.3.4 Appropriate development standards should be promoted which facilitate 

intensification, redevelopment and compact form, while avoiding or mitigating 
risks to public health and safety. 

 
1.1.3.5 Planning authorities shall establish and implement minimum targets for 

intensification and redevelopment within built-up areas, based on local 
conditions.  However, where provincial targets are established through provincial 
plans, the provincial target shall represent the minimum target for affected 
areas. 

 
1.1.3.6 New development taking place in designated growth areas should occur 

adjacent to the existing built-up area and shall have a compact form, mix of uses 
and densities that allow for the efficient use of land, infrastructure and public 
service facilities. 

 
1.1.3.7 Planning authorities shall establish and implement phasing policies to ensure: 
 

a) that specified targets for intensification and redevelopment are achieved 
prior to, or concurrent with, new development within designated growth 
areas; and 

b) the orderly progression of development within designated growth areas 
and the timely provision of the infrastructure and public service facilities 
required to meet current and projected needs. 

 
1.1.3.8 A planning authority may identify a settlement area or allow the expansion of a 

settlement area boundary only at the time of a comprehensive review and only 
where it has been demonstrated that: 
 
a) sufficient opportunities for growth are not available through 

intensification, redevelopment and designated growth areas to 
accommodate the projected needs over the identified planning horizon; 

b) the infrastructure and public service facilities which are planned or 
available are suitable for the development over the long term, are 
financially viable over their life cycle, and protect public health and safety 
and the natural environment; 
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c) in prime agricultural areas: 
1. the lands do not comprise specialty crop areas; 
2. alternative locations have been evaluated, and 

i. there are no reasonable alternatives which avoid prime 
agricultural areas; and 

ii. there are no reasonable alternatives on lower priority 
agricultural lands in prime agricultural areas; 

d) the new or expanding settlement area is in compliance with the minimum 
distance separation formulae; and 

e) impacts from new or expanding settlement areas on agricultural 
operations which are adjacent or close to the settlement area are 
mitigated to the extent feasible. 

 
In determining the most appropriate direction for expansions to the boundaries 
of settlement areas or the identification of a settlement area by a planning 
authority, a planning authority shall apply the policies of Section 2:  Wise Use 
and Management of Resources and Section 3:  Protecting Public Health and 
Safety. 

1.1.4 Rural Areas in Municipalities 
 
Rural areas are important to the economic success of the Province and our quality of life.  
Rural areas are a system of lands that may include rural settlement areas, rural lands, prime 
agricultural areas, natural heritage features and areas, and other resource areas.  Rural 
areas and urban areas are interdependent in terms of markets, resources and amenities.  It 
is important to leverage rural assets and amenities and protect the environment as a 
foundation for a sustainable economy. 
 
Ontario’s rural areas have diverse population levels, natural resources, geographies and 
physical characteristics, and economies.  Across rural Ontario, local circumstances vary by 
region.  For example, northern Ontario’s natural environment and vast geography offer 
different opportunities than the predominately agricultural areas of southern regions of the 
Province. 
 
1.1.4.1 Healthy, integrated and viable rural areas should be supported by: 
 

a) building upon rural character, and leveraging rural amenities and assets; 
b)   promoting regeneration, including the redevelopment of brownfield sites; 
c) accommodating an appropriate range and mix of housing in rural 

settlement areas;  
d)  encouraging the conservation and redevelopment of existing rural 

housing stock on rural lands; 
e) using rural infrastructure and public service facilities efficiently; 
f) promoting diversification of the economic base and employment 

opportunities through goods and services, including value-added 
products and the sustainable management or use of resources;  
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1.2.6 Land Use Compatibility  
 
1.2.6.1 Major facilities and sensitive land uses should be planned to ensure they are 

appropriately designed, buffered and/or separated from each other to prevent 
or mitigate adverse effects from odour, noise and other contaminants, minimize 
risk to public health and safety, and to ensure the long-term viability of major 
facilities. 

 

1.3 Employment 
 
1.3.1 Planning authorities shall promote economic development and competitiveness 

by: 
 
a) providing for an appropriate mix and range of employment and 

institutional uses to meet long-term needs; 
b) providing opportunities for a diversified economic base, including 

maintaining a range and choice of suitable sites for employment uses 
which support a wide range of economic activities and ancillary uses, and 
take into account the needs of existing and future businesses; 

c) encouraging compact, mixed-use development that incorporates 
compatible employment uses to support liveable and resilient 
communities; and 

d) ensuring the necessary infrastructure is provided to support current and 
projected needs. 

1.3.2 Employment Areas 
 
1.3.2.1 Planning authorities shall plan for, protect and preserve employment areas for 

current and future uses and ensure that the necessary infrastructure is provided 
to support current and projected needs. 

 
1.3.2.2 Planning authorities may permit conversion of lands within employment areas to 

non-employment uses through a comprehensive review, only where it has been 
demonstrated that the land is not required for employment purposes over the 
long term and that there is a need for the conversion. 

 
1.3.2.3 Planning authorities shall protect employment areas in proximity to major goods 

movement facilities and corridors for employment uses that require those 
locations. 

 
1.3.2.4 Planning authorities may plan beyond 20 years for the long-term protection of 

employment areas provided lands are not designated beyond the planning 
horizon identified in policy 1.1.2. 
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1.6.6.4 Where municipal sewage services and municipal water services or private 
communal sewage services and private communal water services are not 
provided, individual on-site sewage services and individual on-site water services 
may be used provided that site conditions are suitable for the long-term 
provision of such services with no negative impacts.  In settlement areas, these 
services may only be used for infilling and minor rounding out of existing 
development. 

 
1.6.6.5 Partial services shall only be permitted in the following circumstances: 
 

a) where they are necessary to address failed individual on-site sewage 
services and individual on-site water services in existing development; or 

b) within settlement areas, to allow for infilling and minor rounding out of 
existing development on partial services provided that site conditions are 
suitable for the long-term provision of such services with no negative 
impacts. 

 
1.6.6.6 Subject to the hierarchy of services provided in policies 1.6.6.2, 1.6.6.3, 1.6.6.4 

and 1.6.6.5 planning authorities may allow lot creation only if there is 
confirmation of sufficient reserve sewage system capacity and reserve water 
system capacity within municipal sewage services and municipal water services 
or private communal sewage services and private communal water services.  The 
determination of sufficient reserve sewage system capacity shall include 
treatment capacity for hauled sewage from private communal sewage services 
and individual on-site sewage services. 

 
1.6.6.7 Planning for stormwater management shall: 

 
a) minimize, or, where possible, prevent increases in contaminant loads; 
b) minimize changes in water balance and erosion;  
c) not increase risks to human health and safety and property damage;  
d) maximize the extent and function of vegetative and pervious surfaces; 

and 
e) promote stormwater management best practices, including stormwater 

attenuation and re-use, and low impact development. 

1.6.7 Transportation Systems 
 
1.6.7.1 Transportation systems should be provided which are safe, energy efficient, 

facilitate the movement of people and goods, and are appropriate to address 
projected needs. 

 
1.6.7.2 Efficient use shall be made of existing and planned infrastructure, including 

through the use of transportation demand management strategies, where 
feasible. 
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1.6.7.3 As part of a multimodal transportation system, connectivity within and among 
transportation systems and modes should be maintained and, where possible, 
improved including connections which cross jurisdictional boundaries. 

 
1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize 

the length and number of vehicle trips and support current and future use of 
transit and active transportation. 

 
1.6.7.5 Transportation and land use considerations shall be integrated at all stages of 

the planning process. 

1.6.8 Transportation and Infrastructure Corridors 
 
1.6.8.1 Planning authorities shall plan for and protect corridors and rights-of-way for 

infrastructure, including transportation, transit and electricity generation 
facilities and transmission systems to meet current and projected needs. 

 
1.6.8.2 Major goods movement facilities and corridors shall be protected for the long 

term. 
 
1.6.8.3 Planning authorities shall not permit development in planned corridors that could 

preclude or negatively affect the use of the corridor for the purpose(s) for which 
it was identified. 
 
New development proposed on adjacent lands to existing or planned corridors 
and transportation facilities should be compatible with, and supportive of, the 
long-term purposes of the corridor and should be designed to avoid, mitigate or 
minimize negative impacts on and from the corridor and transportation facilities. 

 
1.6.8.4 The preservation and reuse of abandoned corridors for purposes that maintain 

the corridor’s integrity and continuous linear characteristics should be 
encouraged, wherever feasible. 

 
1.6.8.5 When planning for corridors and rights-of-way for significant transportation, 

electricity transmission, and infrastructure facilities, consideration will be given 
to the significant resources in Section 2: Wise Use and Management of 
Resources. 

1.6.9 Airports, Rail and Marine Facilities 
 
1.6.9.1 Planning for land uses in the vicinity of airports, rail facilities and marine facilities 

shall be undertaken so that:  
 

a) their long-term operation and economic role is protected; and 
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b) airports, rail facilities and marine facilities and sensitive land uses are 
appropriately designed, buffered and/or separated from each other, in 
accordance with policy 1.2.6. 

 
1.6.9.2 Airports shall be protected from incompatible land uses and development by: 

 
a) prohibiting new residential development and other sensitive land uses in 

areas near airports above 30 NEF/NEP; 
b) considering redevelopment of existing residential uses and other 

sensitive land uses or infilling of residential and other sensitive land uses 
in areas above 30 NEF/NEP only if it has been demonstrated that there 
will be no negative impacts on the long-term function of the airport; and 

c) discouraging land uses which may cause a potential aviation safety 
hazard. 

1.6.10 Waste Management 
 
1.6.10.1 Waste management systems need to be provided that are of an appropriate size 

and type to accommodate present and future requirements, and facilitate, 
encourage and promote reduction, reuse and recycling objectives.  Planning 
authorities should consider the implications of development and land use 
patterns on waste generation, management and diversion. 
 
Waste management systems shall be located and designed in accordance with 
provincial legislation and standards. 

1.6.11 Energy Supply 
 
1.6.11.1 Planning authorities should provide opportunities for the development of energy 

supply including electricity generation facilities and transmission and distribution 
systems, to accommodate current and projected needs. 

 
1.6.11.2 Planning authorities should promote renewable energy systems and alternative 

energy systems, where feasible, in accordance with provincial and federal 
requirements. 

  

1.7 Long-Term Economic Prosperity 
 
1.7.1 Long-term economic prosperity should be supported by: 

 
a) promoting opportunities for economic development and community 

investment-readiness; 
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b) optimizing the long-term availability and use of land, resources, 
infrastructure, electricity generation facilities and transmission and 
distribution systems, and public service facilities; 

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

d) encouraging a sense of place, by promoting well-designed built form and 
cultural planning, and by conserving features that help define character, 
including built heritage resources and cultural heritage landscapes; 

e) promoting the redevelopment of brownfield sites; 
f) providing for an efficient, cost-effective, reliable multimodal 

transportation system that is integrated with adjacent systems and those 
of other jurisdictions, and is appropriate to address projected needs to 
support the movement of goods and people; 

g) providing opportunities for sustainable tourism development; 
h) providing opportunities to support local food, and promoting the 

sustainability of agri-food and agri-product businesses by protecting 
agricultural resources, and minimizing land use conflicts; 

i) promoting energy conservation and providing opportunities for 
development of renewable energy systems and alternative energy 
systems, including district energy; 

j) minimizing negative impacts from a changing climate and considering the 
ecological benefits provided by nature; and 

k) encouraging efficient and coordinated communications and 
telecommunications infrastructure. 

 

1.8 Energy Conservation, Air Quality and Climate Change 
 
1.8.1 Planning authorities shall support energy conservation and efficiency, improved 

air quality, reduced greenhouse gas emissions, and climate change adaptation 
through land use and development patterns which: 
 
a) promote compact form and a structure of nodes and corridors; 
b) promote the use of active transportation and transit in and between 

residential, employment (including commercial and industrial) and 
institutional uses and other areas; 

c) focus major employment, commercial and other travel-intensive land 
uses on sites which are well served by transit where this exists or is to be 
developed, or designing these to facilitate the establishment of transit in 
the future; 

d) focus freight-intensive land uses to areas well served by major highways, 
airports, rail facilities and marine facilities; 

e) improve the mix of employment and housing uses to shorten commute 
journeys and decrease transportation congestion; 

f) promote design and orientation which: 
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Many of these can be supported by the land use policies contained in the Official Plan, 
while others are addressed by City initiatives including the City of Greater Sudbury 
Human Services Strategy 2015, and Coming of Age in the 21st Century: An Economic 
Development Strategic Plan for Greater Sudbury 2015. 

1.3.2 Economic Development 
 
Economic development is essential to the future of this community and an important 
building block of a Healthy Community.  
 
The Official Plan must provide a policy framework which supports economic 
development initiatives and facilitates the implementation of the Economic 
Development Strategic Plan.   
 
Quality of place has been identified as a main factor in attracting and retaining 
community talent.  The Official Plan plays an important role in influencing and 
improving the natural, cultural and lifestyle amenities of Greater Sudbury.  Among 
other matters, this Plan establishes land use policies that will protect and enhance the 
City’s natural environmental assets, as well as urban design guidelines that are 
intended to improve the quality of our built environment. 
 
The City’s economic development strategy focuses on five engines for growth: 
 

 The best mining and supply services in the world;  

 A city of the creative, curious and adventuresome (providing a quality of life to 
attract a diverse population); 

 One of Ontario’s top four destinations (capitalizing on our natural assets and 
history to attract residents and visitors); 

 A leader in health innovation and biotechnology; and, 

 A model for eco-industry and renewable energy. 
 
Four igniters have been identified as necessary to develop the engines: 
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 Investing in infrastructure (including the look and image of the city); 

 A culture of continuous learning; 

 Technological-readiness; and, 

 Developing quality of place. 
 
This Plan endeavours to support these initiatives through the establishment of 
straightforward, concise policies that balance the demands of development with the 
protection and enhancement of the natural and built environments. 

1.3.3 Sustainable Development 
 
A healthy and prosperous future depends on Greater Sudbury being a sustainable 
community. 
 
Our Common Future, the landmark U.N. report presented by the Bruntland 
Commission in 1987, defines sustainable development as “meeting the needs of the 
present generation without compromising the ability of future generations to meet 
their needs.”  
 
Becoming a sustainable community involves adopting a long-term view in assessing 
options and making choices.  It also means recognizing the value of healthy eco-
systems, using resources efficiently, and enhancing a locally based economy. Bringing 
all parts of the community together to meet the goal of sustainability can be 
accomplished by encouraging and facilitating partnerships among the government, 
private and non-profit sectors. 
 
The Official Plan recognizes the interdependencies that exist in the natural 
environment and introduces a watershed-based approach to planning.  It provides land 
use policies which protect our natural resources to support long-term economic 
growth, including mining, aggregate and agricultural lands. The Plan also recognizes 
the importance of energy conservation by facilitating alternative modes of 
transportation, encouraging energy efficient urban design, and anticipating renewable 
energy projects. 
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4.0  Employment Areas  
 
Diversification forms the foundation of the City’s approach to economic development, 
and it remains essential to our future growth prospects. While mining continues to 
function as our core economic activity and primary export generator, Greater Sudbury 
has diversified over the last three decades to evolve as a regional centre of education, 
health care, government, business, retail, and tourism services. The establishment of 
several important advanced institutions and research facilities, combined with the 
City’s growth as a retail and tourism destination, has contributed to a local economy 
now focused on a full range of services production. 
 
The evolution of the service economy has also impacted the mining sector. The 
maturation of the mineral extraction industry, combined with entrepreneurism, 
technological advancement, and locally-based education and research, has led to the 
creation of a robust mining services sector that supports the existing mining complex 
and presents excellent opportunities for the development of tradable exports. To 
bolster our position as a leader in the mining industry, this Plan will protect the use of 
natural resources and provide for future resource development, while accommodating 
economic activities related to the provision of products and services to the global 
mining sector. 
 
Employment Area designations acknowledge Greater Sudbury’s changing economy and 
labour force, and are intended to help implement the City’s long-term strategic 
planning goals. These designations encompass lands where people presently work and 
lands where employment opportunities will be provided in the future. Employment 
Area designations are shown on Schedules 1a, 1b and 1c, Land Use Map and can be 
grouped into four broad categories: 
 
Commercial: To service Greater Sudbury’s broad market base and high-order service 
activities, three types of Centres are established in this Plan including Downtown, 
Regional Centres, and Town Centres. Mixed Use Commercial allows a balance of mixed 
uses including commercial, general industrial, institutional, residential, and parks and 
open space. Resort and Shoreline Commercial Uses are addressed in Section 5.2.6. 
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Institutional: The important contribution of the City’s institutions and their role in 
community-based initiatives is acknowledged by creating an Institutional Areas 
designation within the hierarchy of Employment Area land uses. In order to harness 
the potential of the institutional sector in the form of research and product 
development, Institutional Areas that form a concentration of advanced Education, 
Health & Research activity are identified. Certain compatible uses are permitted in 
order to facilitate economic development initiatives linked to our post-secondary 
institutions, hospitals and research facilities. 
 
Industrial: Two broad industrial designations, General Industrial and Heavy Industrial, 
are established to support economic activity in the industrial sector. General 
Industrial includes activities such as manufacturing and processing facilities, while the 
Heavy Industrial designation encompasses core infrastructure needs such as water and 
wastewater treatment plants and landfill sites. 
 
Mining and Aggregate: Reflecting the importance of natural resources to the local 
economy, separate land use designations are created for the extraction and processing 
of mineral and aggregate resources. The Plan designates areas to be included as part 
of the Mining/Mineral Reserve and Aggregate Reserve. 

4.1 OBJECTIVES 
 
It is the objective of the Employment Area policies to: 
   
a. ensure that an adequate supply and variety of serviced employment land exists 

throughout Greater Sudbury in accordance with the settlement pattern, 
allowing for the expansion and diversification of the employment base;  

b. ensure that a broad range of commercial opportunities are provided for 
residents, employees and tourists; 

c. promote the intensification and revitalization of commercial, industrial and 
institutional areas; 
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d. ensure adequate institutional facilities, such as educational, health care and 
social service facilities and services, are provided at suitable locations to meet 
the evolving needs of residents of all ages and physical capabilities in the City; 

e. promote the development of the Downtown as an employment and business 
centre for the City; 

f. ensure that existing industrial lands are used efficiently and promote the 
development and redevelopment of existing, underutilized, or unused sites; 

g. promote environmentally sound industrial practices and mitigate conflicts with 
sensitive uses; 

h. ensure that new developments do not preclude future extraction of known or 
potential mineral or aggregate deposits;   

i. ensure that mining and aggregate operations are located, designed and 
developed so as to minimize impacts upon the social and natural environment; 
and, 

j. embrace new technologies to harness emerging areas of growth. 

4.2 CENTRES 
 
Centres essentially form nodes of retail, tourism, business, education and government 
services.  Depending on their location, Centres may service a large regional market, or 
a smaller local neighbourhood. It is the intent of this Plan to provide sufficient lands in 
appropriate locations to ensure that all consumer and service needs can be addressed 
by the market.   

4.2.1 Downtown 
 
Downtown Sudbury forms the historic core of the amalgamated City, retaining its 
important function as a centre of retail, arts & culture, government and business 
services. The Downtown services a large catchment area that extends beyond Greater 
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5.  To ensure pedestrian safety and streetscape integrity, drive-throughs are not 
permitted in the Downtown. 

Programs 

 

1.  The City shall continue its program of streetscape improvements and work 
towards improving pedestrian linkages to surrounding urban amenities and 
Living Areas.  

2.  The innovative use of new environmental technologies will be promoted, 
including the development of green buildings, the utilization of alternative 
heating and cooling methods, and the re-invention of public spaces utilizing 
recent advancements in eco-sensitive design.  

4.2.2 Regional Centres 
 

Regional Centres service a large catchment area that extends beyond the City of 
Greater Sudbury. Acknowledging the City’s evolving role as a retail and tourism 
destination, three Regional Centres are designated based on the existing pattern of 
development as indicated on Schedules 1a and 1b, Land Use Map: 
  

 Kingsway at Barry Downe Road / Second Avenue;  

 Lasalle Boulevard and Barry Downe Road; and, 

 the Four Corners in the City’s South End.  
 

Traditionally linked to retail and business services, Regional Centres may expand to 
include other uses such as medium and high density residential, as a means of utilizing 
existing infrastructure and achieving increased urban intensification.  

Policies 

 

1.  Permitted uses in Regional Centres may include retail, service, institutional, 
recreational, entertainment, office and community-oriented activities. 
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2.  When considering rezoning applications for new or expanded employment uses 
in Regional Centres, Council shall have regard to the following criteria: 

a. Off-street parking can be adequately provided.  

b. A traffic impact study may be required to identify any necessary 
improvements to upgrade the transportation network to ensure that 
traffic-carrying capacity of the road is not significantly affected.  

c. No new access to Arterial Roads is permitted where alternate access is 
available. In general, entrances shall be kept to a minimum and at 
locations with the least impact on traffic flow. The use of joint 
entrances will be encouraged. 

d.  Pedestrian walkways will be included, with linkages to transit stops and 
other modes of active transportation including sidewalks and trails. 

e. Sewer and water services must be adequate for the site. 

3.  Medium and high density residential development may be considered as a 
means of promoting urban redevelopment and achieving residential 
intensification targets. 

4.  Regional Centres may be appropriate locations for certain light industrial uses 
which are conducted entirely indoors provided that appropriate landscaping 
and buffering can be established to shield any adjacent sensitive uses. Outside 
storage is not permitted unless it is for the purpose of displaying goods for 
retail sale.   

4.2.3 Town Centres 
 

The City of Greater Sudbury is known for its diverse collection of Communities spread 
across a wide geographic area. Linked to the historical development of the region, 
each has developed a distinct character, providing a range of alternative lifestyle and 
housing options for residents. The existing and historic commercial centres of 
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b. educational and research facilities and related residential facilities; 
and, 

c. accessory business uses. 

4.  Smaller scale institutional uses that are compatible with the residential 
function of neighbourhoods are not shown on Schedules 1a, 1b and 1c, Land Use 
Map as Institutional. The precise location of these institutional uses will be 
determined on a site-specific basis by amendment to the Zoning By-law. 

5.  Rezoning applications related to the conversion of surplus institutional 
buildings and the rezoning of vacant lands held by institutions shall be 
considered based on the following criteria: 

a. the need for such lands or buildings for other public uses, and their 
long-term value to the community; 

b. the compatibility of the proposed uses with surrounding land uses and 
the intent of the policies in this Official Plan with respect to the 
proposed uses; and, 

c. for conversion to residential uses, the appropriateness of the proposed 
density. 

6.  Existing institutional uses not designated in this Plan will be recognized in the 
Zoning By-law. 

4.5 INDUSTRIAL AREA DESIGNATIONS 
 
Given Greater Sudbury’s strong industrial base, the designation of sufficient lands to 
accommodate existing and potential industrial uses is essential. The adequate 
provision of industrial lands, including the creation of additional Industrial and 
Research Parks, is closely aligned with the City’s long-term strategic planning goals 
related to economic development.  
 



 

 44 

Two broad industrial designations are established by this Plan. General Industrial 
allows a range of industrial activities, such as manufacturing and processing facilities. 
Heavy Industrial permits all industrial uses, including core infrastructure facilities such 
as water and wastewater treatment plants and landfill sites. Any expansion to these 
areas will require an amendment to the Zoning By-law. 

4.5.1 General Industrial 

Policies 

 

1.  Permitted uses may include manufacturing, fabricating, processing and 
assembling of industrial and consumer products, repair, packaging and storage 
of goods and materials, and related industrial activities.  

2.  Complementary uses, such as administrative offices, which do not detract 
from, and which are compatible with, the operation of industrial uses are also 
permitted. 

3.  General Industrial uses must have minimal environmental impacts. Any use 
which may impact surrounding areas and cause nuisance will be appropriately 
buffered and screened.  

4.  Where development occurs in areas that are not fully serviced, only dry 
industries that generate less than 4,500 litres of wastewater a day may be 
permitted. 

5.  Heavy industrial uses may also be permitted by rezoning. 

4.5.2 Heavy Industrial 

Policies 

 
1.  Within areas designated Heavy Industrial, all industrial uses are permitted, 

including sanitary landfill sites, salvage yards, quarrying, and sewage treatment 
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8.0 Water Resources 
 
Water plays a vital role in defining Greater Sudbury. Healthy surface water and 
groundwater ensure access to clean and plentiful drinking water. Hundreds of lakes, 
rivers, and streams also provide important opportunities for recreation, shoreline 
living, and fish and wildlife habitat. Addressing water-related issues from a watershed-
based planning approach is a critical first step in protecting the City’s water 
resources. 
 
In general, policies contained in this section apply to all forms of development in all 
designations. Supplementary policies on land uses that have a direct impact on water 
resources are integrated throughout this Plan. Due to the added concerns posed by 
unserviced development and the impact of septic systems, additional policies on 
shoreline residential development and lot creation in Rural Areas are established in 
Sections 5.2.1 and 5.2.2. Chapter 9.0 Natural Environment, examines features such as 
wetlands and fish and wildlife habitat. Policies specific to flooding hazards are found 
in Section 10.2. 

8.1 GENERAL PROTECTION OF WATER RESOURCES 
 
The following general policies apply to protect water resources in the City: 

 
1. Sensitive surface water features, sensitive groundwater features, and their 

hydrologic functions and linkages shall be determined through a watershed-
based planning approach. Sensitive surface water and groundwater features are 
defined as areas that are particularly susceptible to impacts from activities or 
events including, but not limited to, water withdrawals, and additions of 
pollutants. 

2. Development and site alteration shall be restricted in or near sensitive surface 
water features and sensitive ground water features such that these features 
and their related hydrologic functions and linkages will be protected, improved 
or restored. 
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3. Mitigative measures and/or alternative development approaches may be 
required to protect, improve and restore sensitive surface water features, 
sensitive ground water features, and their hydrologic functions. 

4. Efficient and sustainable use of our water resources, including practices for 
water conservation, shall be promoted. 

8.2 WATERSHED APPROACH – THE LINK BETWEEN LAND AND WATER 
 
This Plan takes a broad perspective on the watershed approach, recognizing that at 
least three types of watershed-based plans may be developed in various areas of the 
City, each with a different focus. First, source water protection plans will use 
relatively large watersheds that include groundwater aquifers as well as all of the 
lakes and rivers connected in a system. Second, subwatershed plans typically address 
flooding and water quality due to stormwater using watersheds of moderate size. 
Third, lake-based recreational and habitat issues can, in some cases, involve only the 
watershed of the lake in question, which can be relatively small.  

 
While watershed-based plans may differ in scope and issues, these plans will provide 
the necessary level of detail to identify and assess sensitive environmental features 
and functions critical to the health of our natural water systems. All agencies and 
stakeholders involved with water regulation and stewardship may be cooperatively 
involved in the development of watershed-based plans. 

Policies 

 
1.  Regardless of the particular focus of the three types of watershed-based plans 

outlined above, all should fulfill the following requirements in a manner and 
scope appropriate to the type of plan: 

a. identify the boundaries of the watershed and, where appropriate, those 
of its subwatersheds; 

b. identify and assess human activities in the watershed, surface water 
features, hydrologic functions, natural heritage features and areas and, 
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where possible and appropriate, groundwater features, which are 
necessary for the ecological and hydrological integrity of the watershed; 
and, 

c. propose recommendations for protecting, improving or restoring 
vulnerable surface water and groundwater, sensitive surface water 
features and, where possible and appropriate, sensitive groundwater 
features, and their hydrologic functions. 

2.  Once a watershed-based plan is received and, where needed, approved by 
Council, the City will implement the recommendations of the plan where it has 
the ability to do so through existing programs, the development review process 
and other mechanisms, and will encourage other parties to do the same. Where 
necessary, this Plan will be amended to implement watershed plans. 

Program 

 
1.  Council will work with key stakeholders to establish a Living With Lakes - 

Centre of Excellence in Freshwater Restoration in Greater Sudbury whose 
mission would complement and support City water quality initiatives and 
provide further recognition to Greater Sudbury as a City of Lakes. 

8.3 DRINKING WATER RESOURCES 
 
Drinking water is of paramount importance. Provincial legislation requires that source 
water protection plans be developed for Ontario’s watersheds. The goal is to 
safeguard human health by ensuring that current and future sources of drinking water 
in Ontario’s lakes, rivers and groundwater are protected from potential contamination 
and depletion. 
 
Private and municipal drinking water supplies in the City are provided by both surface 
water and groundwater sources. This Plan recognizes that the waters of Ramsey Lake, 
Lake Wanapitei, Wanapitei River and Vermilion River, along with various groundwater 
sources, are and will be maintained as the main sources of drinking water for the City. 
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In addition to these municipal drinking water sources, numerous other lakes provide 
drinking water for households utilizing private systems. 

Policies 

 
1.  Council will work cooperatively with other agencies to protect and, where 

necessary, improve or restore the quality of drinking water resources.  

2.  Council will support and take part in the development and implementation of 
watershed-based source water protection plans. These plans will fulfill the 
requirements outlined in Section 8.2, with an emphasis on identifying sensitive 
features of the City’s drinking water resources as well as identifying measures 
required to protect, improve or restore these resources. Significant drinking 
water resources may include municipal Wellhead Protection Areas, significant 
groundwater recharge areas, and lakes and rivers used as drinking water 
sources.  

3.  Until such a time as source water protection plans are developed for an area, 
known sensitive drinking water resources in the City as shown on Schedule 8, 
Municipal Drinking Water Protection shall be protected from incompatible 
development and site alteration that could compromise the integrity of the 
resource. These features currently include: 

a. Sensitive groundwater features: municipal Wellhead Protection Areas 
(WHPA) and Sensitive Areas for Groundwater Protection; and,  

b. Sensitive surface water features: Lake Ramsey, Lake Wanapitei, 
Wanapitei River and Vermilion River. 

8.4 GROUNDWATER RESOURCES 
 
Groundwater use accounts for 21% of total water usage in the City. In some areas, it is 
an important source of water for domestic supply. Groundwater is also used 
extensively for commercial and industrial purposes, including mining, irrigation of golf 
courses, and aggregate washing. Finally, groundwater discharge contributes to 
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maintaining stream flows and therefore plays a vital role in protecting the integrity of 
certain aquatic ecosystems. 
 
Particular attention is needed to ensure that municipal wellhead protection areas and 
sensitive areas for groundwater protection are not compromised during land 
development.  Inappropriate land use in and around these features could lead to 
permanent damage of the drinking water resources for large numbers of citizens. 
 

8.4.1 Sensitive Groundwater Features - Municipal Wellhead Protection 
Areas and Sensitive Areas for Groundwater Protection 

 
A Wellhead Protection Area (WHPA) is the surface and subsurface area surrounding a 
municipal water well or well field from which the well draws water, and for which 
protective measures are required to ensure the long-term viability of the municipal 
water supply. Capture Zones are established around the well based on the estimated 
time needed for a contaminant to reach the well.  
 
Sensitive Areas for Groundwater Protection consist of the primary recharge areas that 
include the Wanapitei Esker and the Valley East glaciofluvial deposits, and the 
glaciofluvial deposits extending from Dowling north to Levack. These areas encompass 
all WHPAs, contain substantial quantities of good quality groundwater, and are a 
valuable resource for long-term drinking water supplies and for sustaining local 
aquatic ecosystems. These areas consist of unconfined aquifers that are recharged 
directly from infiltration of precipitation and overland flow from surrounding bedrock 
areas. 

Policies 

 
1.  Establishment of a new WHPA or modification of an existing WHPA will be 

subject to an amendment to this Plan and the Environmental Assessment 
process under the Environmental Protection Act.  Minor modifications to the 
boundaries of a Sensitive Area for Groundwater Protection can occur without 
an amendment to this Plan. 
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2.  Council shall work cooperatively with appropriate agencies to ensure that all 
abandoned, unused or ‘dry’ wells are properly decommissioned, especially in 
WHPAs and in Sensitive Areas for Groundwater Protection. 

3.  The Zoning By-law will restrict land uses that have the potential to cause 
contamination of the groundwater resource in areas identified on Schedule 8 as 
WHPAs and Sensitive Areas for Groundwater Protection.  

4.  Only those portions of properties that are located within a WHPA will be 
subject to the restrictions described in the following policies.  

5.  Activities that may pose a risk to municipal water supplies are categorized from 
highest risk (Category A) to lowest risk (Category C), as outlined in Section 
8.4.1.1.  Category A activities are not permitted in the 0-*25* year Capture 
Zone of a WHPA. 

6.  Category B activities are not permitted in the 0-2 year Capture Zone of a 
WHPA. A hydrogeological assessment, as outlined in Section 8.4.1.2, is required 
to support applications to locate Category B activities within the 2-*25* year 
Capture Zone of a WHPA. 

7.  A hydrogeological assessment is required to support applications to locate 
Category C activities within the 0-*25* year Capture Zone of a WHPA. 

8.  Manure storage areas and the creation of new lots requiring septic systems will 
not be permitted within the 0-2 year Capture Zone of a WHPA. 

(2007 MMAH Mod #9) 

8.4.1.1 Risk Categories 

 
For the purposes of categorizing the risks to groundwater quality, this Plan adopts a 
three-tiered ranking system of generic activities based on probable chemical usage (or 
leachate generated from contact with waste materials), and the availability of options 
to apply engineering Best Management Practices to reduce risks associated with these 



 

 78 

materials where practical. These risk categories have been considered in developing 
land use policies in WHPAs and the Sensitive Areas for Groundwater Protection. The 
ranking system is as follows: 
 
 

Category A Category B Category C 

 Use or generate large 
volumes of potentially 
hazardous liquid or 
soluble chemicals, and/or 

 Use or generate lesser 
volumes of potentially 
hazardous liquid or 
soluble chemicals, 
and/or 

 Use or generate small 
volumes, if any, of 
potentially hazardous 
liquid or soluble 
chemicals, and 

 Have no effective 
engineering measures to 
manage chemical usage, 
and/or 

 Have engineering 
measures to manage 
chemical usage (or could 
retroactively engineer 
systems), and 

 Have engineering 
measures to manage 
chemical usage (or could 
retroactively engineer 
systems), and 

 Cannot reasonably 
implement hazard 
prevention measures, 
and/or 

 Can implement hazard 
prevention measures, 
and 

 Can implement hazard 
prevention measures, and 

 Cannot be reasonably 
relocated. 

 Can possibly be 
relocated. 

 Can readily be relocated. 

 
 
Category A activities may include mine tailings disposal sites; slag dumps; bulk storage 
of chemicals or hazardous substances; bulk storage of tires; and, lagoons for sewage 
treatment.  Private septic tanks are not considered as a Category A activity. 
 
Category B activities may include the manufacturing of agricultural, commercial and 
industrial machinery and, chemicals, resins, paints, varnish printing inks, adhesives, 
plastics and reinforced fiberglass plastic.  Some of these activities could be considered 
as a lower risk (Category C) where smaller quantities are involved and appropriate 
engineering measures and management practices are applied. 
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Category C activities may include automated manufacturing of soft drinks and 
breweries; automated production of baked or canned goods, frozen goods, processed 
food and meat; and, machinery equipment rental outlets. 

8.4.1.2 Hydrogeological Assessments 
 
A hydrogeological assessment is required where a proposed development includes 
Category B or C activities that could pose a risk to the municipal aquifer in a WHPA, 
and for Category A, B or C uses proposed in Sensitive Areas for Groundwater 
Protection. 
 
A hydrogeological assessment will: 
 
a. identify the existing groundwater quality and local hydrogeological setting, 

including: 

i.  the site-specific aquifer vulnerability index (ISI); and,  

ii. the rate and direction of groundwater flow, water quality and water 
budget; and, 

b.  identify and classify the nature of any predicted adverse impacts, the ability to 
eliminate or effectively mitigate these impacts and measures that will be 
taken. 

Risk management/reduction measures are to be described, including engineering 
controls, management (emergency response plans) and monitoring programs. Council 
may require that a groundwater monitoring well be installed and sampled as part of 
this process. 

8.5 SURFACE WATER RESOURCES - LAKES, RIVERS AND STREAMS 
 
Greater Sudbury’s numerous lakes, rivers and streams provide valuable water 
resources for shoreline living, recreation, wildlife and fish habitat, and, in some cases, 
drinking water (Section 8.3). Several lakes have been used for long-term monitoring of 
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aquatic ecosystem recovery (Clearwater, Lohi, Middle, Hannah, Swan, Joe, Nelson, 
Sans Chambre). Watershed-based plans incorporating accepted lake capacity models 
will identify the sensitive surface water features of individual watersheds and specific 
measures required to protect, enhance or restore these features. In areas where a 
watershed-based plan has not been prepared, the following policies outlined in 
Sections 8.5.1 and 8.5.2 shall apply. 

8.5.1 Environmental Constraints on Development 
 
Even when not used for drinking water, our lakes, streams and rivers are strongly 
identifiable with the City’s quality of life. As such, it is important to maintain and 
enhance the water quality of these features by controlling not only water-based and 
shoreline activities, but also activities and land uses occurring within the watershed. 

Policies 

 
1.  No new lots *or land use changes which result in a more intensive use* will be 

permitted on lakes that are considered ‘at capacity’ where on-site subsurface 
sewage disposal tile beds are closer than 300 metres from the shoreline of the 
lake or any watercourse flowing into the lake. Lakes considered ‘at capacity’ 
include, but are not limited to, the following: Bethel, McCharles, McFarlane, 
Minnow, Mud, Robinson, Simon, and Whitewater. (2007 MMAH Mod #10) 

2.   New development that fronts on a lake or watercourse which has recognized 
environmental constraints is prohibited unless detailed studies demonstrate 
that the problems associated with development in these situations can and will 
be mitigated. The onus for demonstrating that environmental constraints will 
be mitigated shall lie with the proponent of the development. 

3.  Recognized environmental constraints include, among others, some lake trout 
lakes, sensitive fish spawning areas, unique natural features, and lakes under 
50 ha (120 acres) in size. Some but not all environmental constraints are 
indicated on Schedule 3, Natural Heritage. Additional constraints will be 
identified as part of the watershed planning process. An Environmental Impact 
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Study may be required for new development proposed in or adjacent to these 
features.  

8.5.2 Vegetative Buffers 
 
Vegetative buffers along shorelines and stream banks are essential to maintaining and 
improving water quality. Shoreline vegetation acts as a filter, protecting lakes, 
streams and rivers from urban runoff from lawns and roads. Vegetation also stabilizes 
the shoreline and helps prevent erosion from storm runoff, wave action and ice. 
Wildlife and fish also benefit from shoreline vegetation on land and in the water. 
 
New shoreline and stream bank development, such as boathouses, docks or other 
accessory structures, will be integrated, where possible, into the landscape and 
maintain and enhance existing shoreline and stream bank vegetation to: 
 
a. protect the riparian and littoral zones and associated habitat; 

b. protect the quality of the water by preventing erosion, siltation and nutrient 
migration; 

c. maintain shoreline character and appearance; and, 

d. minimize the visual impact of development. 

Policies 

 
1.  It is the intent of this Plan to maximize the amount of natural vegetation along 

shorelines and stream banks. As such, Council may implement controls on the 
removal of vegetation by establishing limits on clearing, changes to the grade, 
and the placement of impervious surfaces along shorelines and stream banks.  
These regulations will be based on achieving the following targets: 

a. For residential uses, a maximum cleared area of 25% of the shoreline or 
stream bank frontage or up to 23 metres, whichever is the lesser;  
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b. For Resort and Shoreline Commercial uses, 33% of the shoreline or 
stream bank; and, 

c.  Maintain shoreline buffer zones at a minimum of 12 metres from the 
high-water mark for all new and existing waterfront development. For 
existing properties, an educational outreach program shall be developed 
to encourage revegetation of shoreline buffer zones and upland areas in 
order to increase the amount of vegetation around shorelines. 

2.  Requirements for vegetative buffers will be implemented through the Zoning 
By-law, site plan control and a development permit system, where authorized. 

8.6 STORMWATER 
 
Stormwater can be a significant problem, especially in urban areas. Left unchecked, it 
can lead to increased risk of flooding hazards, increased erosion and pollution of 
rivers, streams and lakes, subsequent loss of recreation and habitat opportunities, and 
possible impairment of drinking water resources. 
 
The management of stormwater, which includes water resulting from a storm event or 
a thaw, is as much about land management as it is about water management. 
Activities on the land will directly or indirectly determine the manner and intensity 
with which stormwater affects streams and lakes.  
 
Urbanization increases impervious surface cover, such as roads, driveways and 
rooftops. These surfaces prevent infiltration of stormwater, which is forced to flow 
overland, creating significant erosion, pollution, or flooding problems. The purpose of 
managing stormwater is to control the quantity of stormwater runoff to reduce erosion 
and flooding, and to improve the quality of runoff to streams, rivers, lakes and 
groundwater. 
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8.6.1 Objectives 
 
Stormwater management in the City is needed to: 
 
a. ensure that the constraints and opportunities associated with urban drainage 

are properly recognized and are integrated into community plans and designs; 

b. reduce, to acceptable levels, the potential risk of health hazards, loss of life 
and property damage from flooding; 

c. reduce, to acceptable levels, the incidence of inconvenience caused by surface 
ponding and flooding; 

d. ensure that the quality of stormwater reaching outlet-receiving lakes and rivers 
meets provincially accepted criteria; 

e. ensure that any development or redevelopment minimizes the impact of 
change to the groundwater regime, increased pollution, increased erosion or 
increased sediment transport, especially during construction; and, 

f. maintain the natural stream channel geometry, insofar as it is feasible while 
achieving the above objectives. 

8.6.2 Subwatershed Plans 
 
It is the intent of this Plan to ensure that proper stormwater management practices 
are undertaken to foster sustainability of the urban subwatersheds and provide 
opportunities for the enhancement of urban lakes and watercourses.  Such plans will 
identify measures for stormwater quantity and quality control at a subwatershed scale 
in order to provide a coordinated strategy for stormwater management for all 
development within individual subwatersheds.  
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Policies 

 
1.  Priority for subwatershed plan development will be based on existing 

stormwater problems, sensitivity of the receiving waterbody, and/or 
development pressure.   

2.  Subwatershed plans will be developed as funding permits for the following 
subwatersheds which are ranked in their order of priority: 

a. Nepahwin/Robinson; 
b. Ramsey Lake; 
c. Whitson River; 
d. Azilda; 
e. Richard Lake; 
f. Junction Creek; 
g. Mud Lake; 
h. Simon/McCharles Lake; 
i. Chelmsford; 
j. Whitson Lake; 
k. Garson; 
l. Meatbird Creek – Lively; 
m. Coniston; 
n. Wanapitei; 
o. Dowling; 
p. Copper Cliff; and, 
q. Kelley Lake. 
 

 The priority ranking for subwatershed plans may change based on the results of 
the Source Water Protection process or in response to new information. 

3.  All subwatershed plans will incorporate the primary objective of no net 
increase in peak flow rates, unless a more stringent criterion has been 
identified. Subwatershed plans will also assess means of stormwater quality 
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control to ensure the protection of urban subwatersheds and provide 
opportunities to improve the quality of receiving waterbodies. 

4.  Existing watercourses will be left in their natural state whenever possible. The 
banks must be able to convey either the Regional or 100-year storm peak flow. 

8.6.3 Site-specific Policies 
 
The City’s Engineering Design Manual will be kept current and will include Best 
Management Practices for stormwater management. The Engineering Design Manual  
will be utilized to determine appropriate stormwater management measures for each 
site, supplemented by the policies included in this section, and technical and 
procedural guidance provided in the current version of the Ministry of the 
Environment’s Stormwater Management Planning and Design Manual.  
 
These documents will provide guidance for stormwater management measures 
applicable to activities such as waterfront development and the implementation of 
stormwater quantity and quality control measures for new development, re-
development and retrofit situations, including public infrastructure projects. 

Policies 

 
1.  For all new developments, an overland flow route must be clearly defined to 

provide continuous overland drainage of major system flows to the nearest 
major watercourse. The overland flow route (major system) shall be entirely 
contained within the road right-of-way or easements. Conveyance of the 100-
year or Regional design storm peak flow is required.  

2.  Applications for industrial development in areas where there are no municipal 
stormwater services will require a Stormwater Management Report.  

3.  Applications for draft plan approval of subdivisions and site plan approvals in 
areas where a subwatershed plan has been completed will demonstrate, 
through a Stormwater Management Report, how the proposed development will 
provide stormwater management in accordance with the subwatershed plan. 
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4.  Applications for draft plan approval of subdivisions in areas where a 
subwatershed plan has not been finalized will include a Stormwater 
Management Report containing site-specific details as required by the City. 

5.  A Stormwater Management Report shall contain the following: 

a. The overall drainage plan for the site, indicating upstream drainage 
areas conveyed across the site and the ultimate outlet (major overland 
flow route) from the site to the municipal drainage system; 

b. A plan of proposed on-site stormwater quantity control measures that 
will satisfy downstream capacity issues. Post-development peak flow 
rates from the site will be limited to pre-development peak flow rates, 
unless detailed analysis shows that such storage is not required; 

c. A plan for erosion control; 

d. A description of the measures proposed to control stormwater quality 
on-site. In particular, special measures must be proposed where a site is 
intended for industrial development; and, 

e. A general grading plan, illustrating conformance with the City’s overall 
stormwater management objectives. 

6.  The City will identify opportunities where retrofits can be effectively utilized 
to remedy existing stormwater problems. 

7.  For areas where a subwatershed plan has not advanced in sufficient detail to 
define regional downstream stormwater management facilities or where a 
development will result in unacceptable peak flow increases downstream, on-
site stormwater management (storage) facilities for peak flow control will be 
required. 

8.  For small sites where it is impractical to implement on-site stormwater 
management measures (due to size or local site conditions), Council may 
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collect cash-in-lieu of on-site stormwater management facilities to apply 
toward any regional stormwater facilities required. 

9.  Developers are required to construct, maintain and monitor the operation of all 
on-site quality ponds at their expense for a minimum period of two years after 
completion of housing. On-site stormwater management facilities will be 
designed in a manner that is compatible with the surrounding environment. 
Where appropriate, such facilities should be connected to recreational trails. 

10.  Maintenance will consist of annual monitoring of sediment accumulation in the 
pond forebay and quarterly inspections for trash removal as well as sediment 
removal and lawn mowing as required.  

11.  Stormwater management facilities for subdivisions will be on lands transferred 
at no cost to the City, in addition to any lands required to be dedicated for 
park purposes under the Planning Act.   
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9.0 Natural Environment  
 
A healthy natural environment is critical to Greater Sudbury’s quality of life. Our 
forests, wetlands, lakes, streams and wildlife are all part of a living system, 
contributing to clean air, soil, water, and to our overall well-being. Healthy and 
plentiful natural features *and areas* also attract people to live, work, visit and invest 
in our City. As such, significant natural features *and areas* and functions and their 
relationships must not be compromised in the growth of our City and will be protected 
for long-term use. The built environment is to be integrated with natural features *and 
areas* and functions in a manner respectful of the natural system’s limits. 
 
For the purposes of this Plan, the City’s significant natural features *and areas* consist 
of: 
 

 Significant Habitat of Endangered and Threatened Species; 

 Wetlands; 

 Fish habitat; 

 Significant Wildlife Habitat; 

 Significant Areas of Natural and Scientific Interest; and, 

 Sites of Geological Interest. 

9.1 OBJECTIVES 
 
It is the objective of the Natural Environment policies to: 
 
a. ensure the continued existence of significant natural features *and areas* and 

their ecological functions in our City;  

b. protect and enhance the ecological integrity of natural features *and areas*;  

c. achieve a balanced relationship between development and the natural 
environment by preserving natural features *and areas*; and 

d. minimize the loss or fragmentation of natural features*and areas*. 
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the requirements for an EIS if sufficient evidence is available to show that 
there are no significant natural features *and areas* located on or adjacent to 
the subject property. (OPA #2) 

3. Wherever an EIS is conducted, the City may request a peer review that will be 
paid for by the development proponent. 

(2007 MMAH Mod #11) 

9.2.2 Significant Habitat of Endangered Species and Threatened Species 
 
Endangered species and threatened species are of particular significance due to their 
low numbers and likelihood of disappearance without protection. Often the 
disappearance of a particular species is closely linked to the loss of habitat. Loss of 
species and their habitats are growing problems worldwide, resulting in action by 
governments at all levels.  
 
The City maintains records of endangered species and threatened species that are 
present in the municipality based on information provided by the Ministry of Natural 
Resources. The dynamic nature and sensitivity of these records prevent them from 
being displayed in the Official Plan.  

Policies 

 
1.  Municipal staff will determine the potential for significant habitat of 

endangered species and threatened species at the application stage of any new 
development or redevelopment proposals.  

2.  Development and site alteration are not permitted in significant habitat of 
endangered species and threatened species.  

3.  Development and site alteration are not permitted on lands adjacent to 
significant habitat of endangered species and threatened species unless the 
ecological function of the adjacent lands has been evaluated and it has been 
demonstrated that there will be no negative impacts on the natural feature or  
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their ecological functions. Adjacent lands are considered to be within at least 
50 metres of significant habitat of endangered species and threatened species. 
This area can be modified if justified by a study. 

9.2.3 Wetlands 
 
Wetlands cover nine percent of the City. Open wetlands, which include marshes, fens 
and treeless bogs, make up less than half of these lands. The remainder consists of 
forested wetlands, such as thicket swamps and treed swamps.  
 
Wetlands require protection from incompatible development to protect the important 
water-related functions they provide. Wetlands filter pollutants and sediments and 
reduce shoreline erosion, functions which help keep our lakes clean and healthy. 
Wetlands can also have a role in groundwater recharge and discharge and help reduce 
flooding hazards. Finally, wetlands often provide important habitat for fish and 
wildlife.  
 
Many of the environmental functions performed by a particular wetland are specific to 
the watershed within which the wetland is located. Wetland occurrence and sensitivity 
of individual wetlands will therefore be determined by the watershed planning 
process.  
 
Provincially significant wetlands are identified and delineated by the Ministry of 
Natural Resources through the provincial Wetland Evaluation System. These wetlands 
merit special attention during land use planning to ensure that their significant 
features and functions are protected.  

Policies 

 
1.  Watershed and subwatershed plans will determine the sensitivity of wetlands 

and establish appropriate land use policies. 
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7.  The provision of public transit will be integrated into the long-term planning of 
future Employment Areas, including facilities for the convenience and comfort 
of transit users. 

11.4 PARKING 
 
The supply and cost of parking play a key role in the operation of the transportation 
network. These factors also influence the choices we make each day, on how we get 
to work and even where we shop. Parking policies may even impact preferences as to 
where we live, an important consideration in the promotion of residential uses in the 
Downtown. 
 
Parking includes metered and unmetered spaces, private off-street lots, and general 
purpose off-street lots. The City operates a system of municipal parking lots at 
moderate short-term rates, most notably in the Downtown core.  The majority of the 
parking supply, however, is provided by private operators who establish rates in 
accordance with market demand. 

Policies 

 
1.  New developments generally must provide an adequate supply of parking to 

meet anticipated demands.  

2. Based on a review of parking standards for various land uses in the City, 
parking requirements may be reduced in those areas that have sufficient 
capacity, such as the Downtown and other major Employment Areas. 

3.  Opportunities to reduce parking standards for mixed use projects or groups of 
uses that share parking facilities will be reviewed and implemented if feasible. 

4.  Payment-in-lieu of providing parking spaces may be required provided that any 
revenue will be used for the construction of consolidated parking facilities in 
the general area of the development. 
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5.  Standards for the provision of accessible parking will be reviewed to ensure an 
adequate supply of parking spaces for persons with disabilities, including 
additional on-street barrier-free parking in the Downtown. 

6.  Parking areas are subject to site plan control and will be landscaped and 
adequately screened. Wherever possible, it is desirable to have parking lots 
located to the rear of buildings in order to preserve built form and create 
pedestrian-friendly streetscapes that retain a sense of enclosure. Parking areas 
should be developed in an environmentally friendly manner to reduce the 
impact of large paved areas. 

11.5 GREATER SUDBURY AIRPORT AND AIRFIELDS 
 
Located approximately 24 kilometres northeast of the Downtown, Greater Sudbury 
Airport is one of Northern Ontario's busiest airports, linking the City to major centres 
such as Toronto, Ottawa, Thunder Bay and Sault Ste. Marie. Most of Northeastern 
Ontario's smaller communities also receive regular service from Greater Sudbury. 
 
The Greater Sudbury Airport Community Development Corporation assumed ownership 
and governance of the airport with a mandate to improve the quality of air 
transportation services and to market the airport as one of the economic development 
engines of the community.  
 
There are also a number of smaller, privately owned landing strips on land and water 
located throughout the City. 

Policies 

 
1.  In order to take advantage of Greater Sudbury Airport’s strategic location and 

function, a wide variety of commercial, institutional and industrial uses may be 
permitted to develop on the airport property. Notwithstanding existing 
designations, uses that supply airport-serving goods and services will be 
encouraged. All proposed uses must comply with Sudbury Airport Zoning 
Regulations established by Transport Canada under the Aeronautics Act. 
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Schedule “A”
To By-law XXXX of the City of Greater Sudbury

Amendment Number XX
To the City of Greater Sudbury Official Plan

Components of the
Amendment:

Part A, the Preamble, does not constitute part of this Amendment.

Part B, the Amendment, which contains the following text and map
entitled “Schedule A”, constitutes Amendment #XX to the City of Greater
Sudbury Official Plan.

Part A - Preamble

Purpose of the
Amendment:

Site-specific amendment to provide an exception from the policies of
Section 4.5.1 of the Official Plan (General Industrial Policies) in order to
permit a place of amusement in the form of a casino, in addition to the
current permitted uses.

Location: Part of PIN 73561-0264 & 73561-0258, Parts 6 & Part of Part 11, Plan
53R-19391 in Part of Lots 9 & 10, Concession 4, Township of Neelon, City
of Greater Sudbury.

Basis: Applications for Official Plan Amendment (OPA) (File #XXXXX) and
Rezoning (File #XXXX) were submitted for consideration by Planning
Committee and Council in order to permit a place of amusement in the
form of a casino as an addition to the permitted uses. Planning
Committee Recommendation PL2017-XXX, which was ratified by Council
on [Insert date], recommended approval of the proposal.

Part B – The Amendment

a) Chapter 22.0, Site Specific Polices of the City of Greater Sudbury
Official Plan is hereby amended by adding a new Section as follows:

22.93 Notwithstanding anything to the contrary, a place of
amusement  in  the  form  of  a  casino  and  its  foregoing
accessory uses shall be permitted on lands described as Part
of PIN 73561-0264 & 73561-0258, Parts 6 & Part of Part 11,
Plan 53R-19391 in Part of Lots 9 & 10, Concession 4, Township
of Neelon.

b) Schedule 2C – Site Specific Policies of the City of Greater Sudbury
Official Plan is hereby amended by indicating Part of PIN 73561-0264
& 7351-0258, Parts 6 & Part of Part 11, Plan 53R-19391 in Part of Lots
9 & 10, Concession 4, Township of Neelon with the following
notation:
        “OPA XX, 22.93” as shown on Schedule “A” to this amendment.
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PART 8:  
INDUSTRIAL ZONES 

 
 
8.1 GENERAL PROHIBITION 

 No person shall, within any Industrial Zone, use or permit the use of 
any land, or erect, alter, enlarge, use or maintain any building or 
structure for any use other than as permitted in Table 8.1 and in 
accordance with the standards contained in Table 8.2, the General 
Provisions contained in Part 4 and the Parking and Loading 
Provisions contained in Part 5 of this By-law. 

 
 
8.2 PERMITTED USES 

 Uses permitted in an Industrial Zone are denoted by the symbol ‘X’ 
in the column applicable to that Zone and corresponding with the 
row for a specific permitted use in Table 8.1.  A number(s) following 
the symbol  ‘X’, zone heading, or identified permitted use, indicates 
that one or more special provisions apply to the use noted or, in 
some cases, to the entire Zone.  Special Provisions are listed below 
the Permitted Use Table 8.1 below: 

 
Industrial Zones 

 
 Business Industrial  M1-1 
 Mixed Light Industrial/Service Commercial M1 
 Light Industrial M2 
 Heavy Industrial M3 
 Mining Industrial M4 
 Extractive Industrial M5 
 Disposal Industrial M6 
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Table 8.1: Permitted Uses for Industrial Zones (By-law 2012-67Z) (By-law 2014-235Z) (By-law 2014-113Z) (By-law 2015-72Z) 
(By-law 2016-70Z) 

USE M1-1 M1 M2 M3 M4 M5 M6 
Abattoir    X    
Accessory Outdoor Display and Sales X X X X X X  
Accessory Outdoor Storage  X(4) X(4) X(4) X(4) X(4) X(4) 
Accessory Retail Store  X(3) X(3) X(3) X(3) X(3)   
Aggregate Transfer Site    X X X  
Agricultural Use      X X  
Animal Shelter  X      
Auctioneer’s Establishment X X      
Audio/Visual Studio X X X     
Automotive Accessories Store  X X      
Automotive Body Shop   X X    
Automotive Leasing Establishment X X      
Automotive Lube Shop X X X X    
Automotive Repair Shop  X X X    
Automotive Sales Establishment X X      
Automotive Service Station X X X X    
Banquet Hall X X      
Building Supply and Lumber Outlet   X X    
Bulk Retail Outlet X X      
Bus Terminal X X      
Car Wash X X      
Commercial or Public Garage  X X X    
Commercial Self-Storage Facility X X X X    
Contractor’s Yard   X X    
Convenience Store X X X X    
Dry Cleaning Establishment X X X X    
Extractive Use     X   
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USE M1-1 M1 M2 M3 M4 M5 M6 
Food Processing Plant  X X X    
Forestry Use     X X  
Fuel Depot    X    
Garden Centre X X X     
Gas Bar X X X X    
Heavy Equipment Sales and Rental   X X    
Home Improvement Centre X X X     
Hotel X X      
Impounding Yard  X X X    
Industrial Use    X X(1)   
Industrial Use, Light X X X     
Medical Marihuana Production Facility X(5) X(5) X(5) X(5)    
Modular Building Dealership   X     
Office X       
Parking Lot X X      
Personal Service Shop X X      
Pharmacy X       
Pit      X  
Place of Worship X       
Private Club X X      
Public Utility X X X X   X 
Public Works Yard X X X X    
Quarry      X  
Recreation Vehicle Sales and Service Establishment  X X     
Recreation Centre, Commercial X X      
Rental Store X X X X    
Restaurant X X X     
Salvage or Wrecking Yard    X   X 
Scientific or Medical Laboratory X X X X    
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USE M1-1 M1 M2 M3 M4 M5 M6 
School, Commercial X(2) X  X X    
Service Trade X X X X    
Sewage Facility       X 
Transport Terminal   X X    
Vehicle Repair Shop  X X X    
Vehicle Sales and Rental Establishment, other than an 
automotive sales establishment or automotive 
accessories store 

 
 X X    

Veterinary Clinic X X      
Warehouse X X X X    
Waste Composting Facility       X 
Waste Disposal Area         X 

 
 
 
SPECIAL PROVISIONS FOR TABLE 8.1 
 
1. Accessory to a permitted extractive use only. 
2. If contained indoors and does not include the on-site use or parking of commercial vehicles or construction equipment. 
3. Only if accessory and clearly secondary to an industrial use, light industrial use, service trade or trade school and 

wherein products manufactured, produced or processed on the premises are kept or displayed for wholesale or retail 
sale, or wherein orders are taken for the delivery of such products. 

4. Subject to outdoor storage provisions in Section 4.28 of this By-law. 
5.  No Medical Marihuana Production Facility, shall be established or erected on a lot where any portion of the lot is closer 

than 150 metres to any lot in any of the Residential, Commercial, Rural, and Other Zones included in Parts 6, 7, 9, and 
10 of this By-law, excluding the “FD”, Future Development Zone.  
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8.3 ZONE STANDARDS 

No person shall within any Industrial Zone use or permit the use of any lot or erect, alter, use any building or 
structure except in accordance with the following zone standards.  A number(s) following the zone standard, 
zone heading or description of the standard, indicates an additional Zone requirement.  These additional 
standards are listed as Special Provisions at the end of Table 8.2 below: 

 
Table 8.2: Standards for Industrial Zones 

 
Zone 

Minimum 
Lot Area 

Minimum 
Lot 

Frontage  

Minimum 
Lot Depth  

Minimum 
Required 

Front Yard 

Minimum 
Required 
Rear Yard 

Minimum 
Required 
Interior 

Side Yard 

Minimum 
Required 

Corner Side 
Yard 

Maximum 
Lot 

Coverage 

Maximum 
Height 

Minimum 
Landscaped 
Open Space 

Other 

M1 and 

M1-1 1,500m2 30.0 m (1) 50.0 m 9.0 m (2) 6.0 m (4) 3.0 m (3) 9.0 m (2) 50% 12.0 m 5% (16) (5) 

M2  1,500m2 30.0 m (1) 50.0 m 9.0 m (2) 6.0 m (7) 3.0 m (8) 9.0 m (2) 50% 15.0 m 5% (5) 
M3  1,500m2 30.0 m (6) 50.0 m 9.0 m (2) 6.0 m (7) 6.0 m (8) 9.0 m (2) 60% 30.0 m (9) 5% (17) 

M4  1.0 ha 90.0 m 90.0 m 15.0 m (10) 15.0 m (4)(i) 15.0 m (3)(i) 15.0 m (10) 
No 

maximum 
30.0 m (9) 

No minimum 
(14) 

(11)(12) 

M5  No 
minimum 

No 
minimum 

No minimum 15.0 m 15.0 m 15.0 m 15.0 m 
No 

maximum 
30.0 m 

No minimum 
(14) 

(11)(12) 
(13) 

M6  2.0 ha 45.0 m No minimum 15.0 m 15.0 m 15.0 m 15.0 m 50% 20.0 m 
No minimum 

(14) 
(15) 
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SPECIAL PROVISIONS FOR TABLE 8.2 
 
1. For lots having frontage on an arterial road – 45.0 metres. 
2. Abutting a primary arterial road – 15.0 metres. 
3. On at least one side of the lot, except that: 
 (i) No interior side yard shall be required adjacent to a railway right-of-way; and 
 (ii) Where an interior side lot line abuts a Residential Zone, the minimum interior side yard width required shall be 9.0 

metres.  
4. Except that: 
 (i) No rear yard shall be required adjacent to a railway right-of-way;  

(ii) Where the rear lot line abuts a road other than a primary arterial road or a Residential Zone, the minimum rear yard 
width required shall be 9.0 metres; and 
(iii) Abutting a primary arterial road – 15.0 metres. 

5. Building separation – 3.0 metres. 
6. For lots having frontage on an arterial road – 50.0 metres. 
7. Except that: 
 (i) No rear yard shall be required adjacent to a railway right-of-way; and 
 (ii) Where the rear lot line abuts a road or a Residential (R) Zone, the minimum rear yard required shall be 15.0 

metres.(By-law 2011-49Z) 
8. On at least 1 side of the lot, except that: 
 (i) No interior side yard shall be required adjacent to a railway right-of-way; and 
 (ii) Where an interior side lot line abuts a Residential Zone, the minimum interior side yard width required shall be 

15.0 metres.  
9. No height restriction shall apply to any building or structure located more than 150.0 metres from a Residential (R) 

Zone.   
10. Abutting a primary or secondary arterial road – 90.0 metres. 
11. Location and Fencing of Excavations – any open excavation associated with, or pertaining to an extractive use shall;  
 (i) Be located not closer than 30.0 metres to a street line or 15.0 metres to any other lot line; and 
 (ii) Be fully encircled by a continuous fence or other barrier not less than 1.8 metres in height, located not closer 

than 10.0 metres to any part of such excavation.  
12. No part of any extractive use, except for an accessory business office, shall be established or erected closer than 

150.0 metres to a Residential (R) Zone.  
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13. No accessory industrial use shall be permitted in an M5 Zone except for the washing, screening, sorting, drying, 
stockpiling, crushing, blending or other such primary processing, excluding roasting or smelting, of ores minerals or 
aggregates originating from an extractive use to which the said industrial use is accessory.  

14. Except as required in Section 4.15 of this By-law. 
15. No part of any salvage yard, waste disposal area, waste composting facility or sewage facility shall be established or 

erected closer than 150.0 metres to a Residential Zone. 
16. Minimum required landscaped open space in an M1-1 Zone – 10 percent. 
17. No building, structure or open storage area either associated with, or pertaining to, an automotive body shop, fuel 

depot, abattoir, stockyard or industrial use, other than a light industrial use, warehouse, food processing plant or 
accessory office shall be established or erected closer than 150 m to a Residential Zone.
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