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1.0 INTRODUCTION 

1.1 Purpose 

Dillon Consulting Limited (Dillon) has been retained by Gateway Casino and Entertainment Limited, “the 

developers”, in conjunction with 1916596 Ontario Ltd., “the present owners”, to assist with a 

professional planning opinion in support of Official Plan and Zoning By-Law Amendments (Applications 

#1a and #1b) to allow for the development of the Subject Lands for a ‘Place of Amusement’ in the form 

of a casino.  The Subject Lands will be utilized for other complimentary land uses such as a hotel, 

restaurants and limited retail uses.  While separated by a property line, the Subject Lands will be 

connected physically and form part of the “Kingsway Integrated Site Development” (Kingsway 

Development).  This development is envisioned as the beginning of a new area for entertainment, 

providing exciting new opportunities for the expansion of Sudbury-based events for the residents of 

Greater Sudbury and visitors to the community. 

 

This Planning Justification Report (PJR) is being prepared to provide a professional planning opinion to 

justify the change in the City of Greater Sudbury’s Official Plan and Zoning By-law for the property 

located  north of Levesque Street on the Kingsway, known as the Jack Nicholas Business and Innovation 

Industrial Park (refer to Figure 1.0 - Location Map). 

 

There is a companion application (Application #2) submitted to amend the City’s Zoning By-law to 

permit a Recreation and Community Centre on the adjacent lands for the development of a Greater 

Sudbury Sports and Entertainment Centre, including an arena (refer to Figure 2.0 –Proposed Official 

Plan and Zoning By-Law Designations). 

 

The current site meets the parking requirements of Zoning By-law 2010-100Z.  However, based on the 

Public Consultation Process, it was identified that an overflow parking strategy should be considered.  As 

a result, a second companion application (Application #3) is being submitted to add “parking lot” to the 

list of permitted uses for the balance of the lands within the Jack Nicholas Business and Innovation 

Industrial Park (refer to Figure 2.0 –Proposed Official Plan and Zoning By-Law Designations). 

 

Refer to Appendix A – Planning Applications for copies of the four (4) planning applications discussed. 
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1.2 Background Information 

The property is designated in the City of Greater Sudbury Official Plan and Zoning By-law 2010-100Z as 

follows: 

 

City of Greater Sudbury Official Plan – Schedule 1b: Land Use Plan  

General Industrial 

(Refer to Figure 3.0 – Existing Official Plan Designations). 

 

City of Greater Sudbury Zoning By-law 2010-100Z – Schedule C: Map 23 

Business Industrial (M1-1) Zone 

 (Refer to Figure 4.0 – Existing Zoning By-Law Designations). 

 

The applicant is requesting that Council approve: 

 an amendment to the City of Greater Sudbury Official Plan for to include ‘a Place of 

Amusement’ in the General Industrial designation; and 

 an amendment to the City of Greater Sudbury Zoning By-law 2010-100Z for a Site Specific 

approval to permit a ‘Place of Amusement’ as a permitted use. 

 

(Refer to Appendix A – Planning Applications, Figure 3.0 – Existing Official Plan Designations and 

Figure 4.0 – Existing Zoning By-Law Designations). 

 

The applicant has met with the Municipality and completed the Pre-Consultation process.  The Pre-

Consultation process provides a list of information the City will be required prior to an application being 

deemed completed. The Pre-Consultation process has confirmed that the following background 

documents are required: 

 

 Official Plan and Zoning By-Law Amendment Applications; 

 Draft Official Plan Policy; 

 Environmental Impact Study (amended to Ministry of Natural Resources and Forestry (MNRF) 

Species at Risk (SAR) Assessment); 

 Planning Justification Report; 

 Public Consultation Process; 

 Source Water Protection Plan – Section 59 Application; 

 Traffic Impact Study (TIS); 

 Concept Plans; and 

 Elevation Plans; 

 

Please note that this process continues to evolve and where possible, we have included the requested 

information in this PJR.  However, should the background reports be in  process or in draft form they will 

be provided to the City under separate cover (refer to Appendix B – Pre-Consultation Understanding).   
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In addition, this PJR report will be updated prior to the tentatively scheduled Council Meeting as 

additional information is collected analysed and made available.  

1.3 Description of Site 

The Subject Lands are located north of Ramsey Lake and Levesque Street in the Jack Nicholas Business 

and Innovation Industrial Park.  The southern portion of the site has frontage on the Kingsway with 

access from a new right-of-way identified as Street “A” (refer to Figure 5.0 – Conceptual Development 

Plan).   

 

The total site area under application is 6.96ha (17.21 acres) having approximately 287 m (941 ft.) of 

frontage on Street ‘A’ (refer to Figure 6.0 – Existing Draft Plan of Subdivision).  

1.4 Proposed Development 

The applicant wishes to develop the subject site for a ‘Place of Amusement’, including a casino, to be 

developed in parallel with a new arena adjacent to the subject lands (refer to Figure 5.0 – Conceptual 

Development Plan and Figures 7.0 and 8.0 – Conceptual Building Elevations). 

 

The developer intends to develop the subject site for:

 a 5,854 m2 place of amusement;

 a 15 storey hotel; and

 other complimentary accessory uses.

 

Access to the development will be provided via a proposed local road, Street “A” connecting to the 

Kingsway.  The property is currently vacant.   

 

An Official Plan Amendment is required to permit the proposed ‘Place of Amusement’.  The applicant is 

requesting to amend the current designation to a site specific designation to add the proposed use to 

the Official Plan policies.   

 

A Zoning By-law Amendment is also required to add the use, a ‘Place of Amusement’, to the existing 

Business Industrial (M1-1) zoning to permit the proposed development.  In addition, an increase in the 

maximum height of the building to 55m and a reduction in the required side yard setback from 3m to 

0m are required to permit the development and connectivity to the proposed arena. 

 

Refer to Figure 5.0 - Conceptual Development Plan and Appendix A – Planning Applications. 
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2.0 EXISTING LAND USE 

2.1 Subject Site  

The physical attributes of the site are as follows: 

 

 A total site area of 6.96 ha (17.21 acres) within the Jack Nicholas Business and Innovation •

Industrial Park; 

 An irregularly-shaped parcel with frontage on along the Street “A”, immediately northeast of •

Kingsway; and 

 The site is vacant and contains undulating bedrock with dips and valleys. •

2.2 Surrounding Land Use 

The surrounding land uses are varied as shown in Figure 9.0 - Surrounding Land Uses and are described 

as follows: 

 

North  

 Vacant and zoned “FD”, Future Development; •

 Natural heritage features with undulating bedrock, dips and valleys; •

East 

 Sudbury Landfill Site; •

South 

 Transport Training Centres of Canada; and •

 Existing Single Detached Residential Dwellings; •

West  

 Recreational vehicle sales establishment; and  •

 Automotive dealership •
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3.0 PLANNING EVALUATION 

To determine the feasibility and appropriateness of the proposed development, a comprehensive 

evaluation of the potential planning issues and impacts has been undertaken.  The scope and level of 

detail of the planning evaluation has been based on: 

 

 Provincial Policy Statement 2014; •

 Growth Plan for Northern Ontario; •

 City of Greater Sudbury Official Plan policies and criteria; •

 Zoning By-Law regulations;  •

 Locational Analysis and Site Selection; •

 Kingsway Entertainment District Public Consultation; and •

 Visual inspections of the site and surrounding lands. •

Recognizing that overlaps exist between the various policies and criteria in the Official Plan, the 

approach used attempts to consolidate the relevant policies and criteria, and identify and evaluate the 

potential planning and land use related issues associated with the proposed commercial development. 

3.1 Growth Plan for Northern Ontario (2011) 
  
The Growth Plan for Northern Ontario (GPNO) provides a framework based on the Places to Grow Act 

(2005) that guides decision making for cultural, educational, economic, land use decisions in Northern 

Ontario.  The Growth Plan for Northern Ontario was adopted in March 2011.  The plan encourages 

municipalities to nurture and develop new economic sectors with high growth potential and to stimulate 

new investment and entrepreneurship. 

 

Section 2.2 – An Economic Action Plan for Northern Ontario 

 The proposed development promotes tourism in the area, not only locally but in a regional 

fashion, which will help to attract investment in the municipality; and 

 The proposed development allows for the collaboration among businesses, industries and other 

economic development organizations in the immediate area and allows for diversification into 

value-added business opportunities within the community. 

 

Section 2.3.10 Tourism 

 The proposed development improves the competitiveness of the local tourism industry through  

the investment in public infrastructure; 

 The proposed development encourages the diversification of Northern Ontario’s tourism 

offerings and will increase tourism visitation and receipts to the area; and 
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 The proposed development is a new, high-quality tourist attraction which will attract both 

domestic and international visitors, through the linking of provincial, national and private 

marketing campaigns promoting the uniqueness of Northern Ontario. 

 

Section 4.2: Long-Range Planning for all Communities 

 The proposed development provides a high quality, sustainable economic and social 

environment for the community, while utilizing the existing infrastructure in the area.  

 

Section 4.3: Economic and Service Hubs 

 The proposed development is being developed as an economic and service hub which promotes 

a diverse mix of land uses and high quality public spaces by providing a variety of employment 

uses;  

 The proposed development supports the economic development objectives of the Municipality 

by providing new and diverse employment opportunities within the community; 

 The proposed development is located in a strategic core area of the Municipality which is 

primed for development; and 

 The proposed development will be located along both new and existing roadways and will allow 

for linkages to existing multimodal transportation routes. 

 

Section 4.4: Strategic Core Areas 

 The proposed development is located within the Greater Sudbury Strategic Core Area and will 

provide accessible entertainment amenities and transportation connections to residents and 

visitors. 

 

Refer to Appendix C – Growth Plan for Northern Ontario (2011) – Policies. 

3.2 Provincial Policy Statement 

The Provincial Policy Statement (PPS) promotes the development of ‘Strong, Healthy Communities’ 

through the development of lands for an appropriate mix of uses, which includes those related to 

Tourism uses.  As with all planning and land use decisions in the north, the GPNO takes precedence over 

the PPS; however, the proposed uses must be “consistent with” the PPS and as a broad and general 

document.  The applicants must, through analysis of the policies, determine how the proposed use is 

appropriate and advances the provinces’ interests.  There are a number of sections of the PPS that apply 

to the proposed development.  A copy of the relevant sections of the PPS can be found in Appendix D – 

Provincial Policy Statement (2014) - Policies. Our analysis suggests that the proposed development is 

consistent with the PPS in the following ways, they are: 
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Section 1.1: Building Strong Healthy Communities 

 The proposed development utilizes lands within the City of Greater Sudbury which have been •

identified for development for several years; 

 The proposal encourages the use of cost effective and efficient development patterns of the •

underutilized existing industrial lands; 

 The proposed development utilizes the existing infrastructure already in place through the •

development rights-of-ways, as depicted in the previously approved Draft Plan of Submission; 

 The subject site is located within an area with full municipal services and will be connected to the •

systems during construction; and 

 The development adds to the long-term prosperity of City of Greater Sudbury, by creating •

opportunities for increased municipal taxes as well as better use of existing infrastructure. 

 

Section 1.1.3: Settlement Areas 

 The proposed development has been identified as being within the settlement area of the City of •

Greater Sudbury; 

 The proposed development is located along existing transportation service lines and promotes •

active transportation through the design and integration of the site with the surrounding areas; 

 The proposed development will be developed on full services and new infrastructure which meet •

the current and future needs of the surrounding community; and 

 The land use patterns in the proposed development are based on a mix of land uses and provide •

an opportunity for a range of uses, which are compatible with the surrounding land uses. 

 

Section 1.3: Employment Areas  

 The proposed development provides for an appropriate mix and range of employment uses that •

meet long-term needs of the community and a diversified economic base; and 

 The conversion of lands within the employment areas to non-employment uses was determined •

through a comprehensive review of the broader planning districts in the City of Greater Sudbury. 

The review demonstrated that not all of the land on the subject site is required for employment 

purposes over the long term and that the conversion of the land to non-employment uses is 

necessary for future growth. 

Section 1.6.7 Transportation Systems 

 The proposed development will be located within the existing multimodal transportation system •

and will utilize and/or establish new transit routes to and from the site. 

Section 1.7: Long-Term Economic Prosperity 

 The proposed development supports the long-term economic prosperity of the community by 

providing opportunities for tourism development through the development of the casino and 

associated uses. 

Refer to Appendix D – Provincial Policy Statement (2014) – Policies. 



Gateway Casinos and Entertainment Limited 
Official Plan and Zoning By-law Amendment – Planning Justification Report 
December 2017 - Amended 

8 

 

3.3 City of Greater Sudbury Official Plan 

The City of Greater Sudbury Official Plan determines policy and guidelines relating to land development 

within the former Regional Municipality of Sudbury.  It reiterates the Provincial targets and goals but 

with specific reference to issues and constraints within the City. 

There are a number of Official Plan (OP) Policies that apply to the proposed Official Plan Amendment 

(OPA) before the City.  The OP provides a framework to support economic development initiatives by 

ensuring that Sudbury is the center of growth, employment opportunities and allow for a full range of 

services for residents and visitors to the City (refer to Appendix E – City of Greater Sudbury Official Plan 

– Policies.   

The subject site is currently designated General Industrial in the City of Greater Sudbury Official Plan.   

The General Industrial designation allows for a wide range of industrial activities that includes general 

manufacturing and processing facilities.  The Official Plan recognizes that general industrial uses must 

have minimal environmental impacts on the surrounding areas.  

The owners of the subject lands are requesting amendment to the General Industrial designation for 

lands identified in Figure 2.0 –Proposed Official Plan Designations.  The amendment would include a 

‘Place of Amusement’, in the form of a casino, as a permitted use in the General Industrial designation.  

In addition it would permit accessory uses, including a festival square on site (refer to Appendix F - Draft 

Official Plan Policies). 

 

Our analysis suggests that the proposed development is consistent with the intent of the Official Plan in 

the following ways, they are: 

Section 1.3.2: Economic Development  

 The proposed development promotes the attraction of a diverse population through the creation •

of a curious, adventuresome city, by introducing a new tourist-based destination. 

Section 4.0: Employment Areas  

 The proposed development provides a wider variety of serviced employment lands, also allowing •

for a diversification of the employment base; and 

 The proposed development ensures the efficient use of currently underutilized industrial lands •

for the development of a tourist-based destination. 

Section 4.5: Industrial Area Designation 

 The proposed use is not currently permitted in the General Industrial designation but is •

compatible with the surrounding land uses and will have minimal impacts on the viability of the 

future development of the area; and 

 Any environmental impacts will be minimal and can be appropriately buffered from the •

surrounding land uses. 
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Section 8.0: Water Resources 

 The subject lands are located within the Lake Ramsey Sensitive Surface Water Feature.  As a •

result, a Section 59 Source water Protection application for Municipal Drinking Water Protection 

will be submitted as part of this application process; and 

 The proposed development will require a Stormwater Management Plan as part of the Site Plan •

Control (SPC) Approval.  Preliminary review of the location of a potential pond has been 

reviewed; further details will be completed as part of SPC Approval and detailed design. 

Section 9.2.2: Significant Habitat of Endangered Species and Threatened Species 

 A Letter of Advice has been received as part of the original Draft Plan of Subdivision approval •

from the Ministry of Natural Resources and Forestry (MNRF), indicating a low level of likelihood 

to contravene the Endangered Species Act.  During construction, workers will be educated on the 

potential to encounter Species at Risk (SAR) during their work, particularly Whip-poor-will and 

Blanding’s Turtle, and how to identify these species.  If any endangered or threatened species are 

encountered, work will stop immediately and MNRF will be contacted for direction. 

Section 11.4: Parking 

 As part of the development, the subject site is required to provide sufficient on-site parking for •

the proposed use. The Conceptual Site Plan provides adequate parking on site, as required by the 

Zoning By-law; however it is understood that there may be a need for additional overflow parking 

for larger events at both the proposed casino and neighbouring Greater Sudbury Sports and 

Entertainment Centre.  As a result, companion Zoning by-Law Amendment applications are being 

prepared for the remaining lands in the development to provide an opportunity for overflow 

parking;  

 The proposed development will provide access off of the local streets, referred to as Street “A” •

and Street “C” on the previously approved Draft Plan of Subdivision.  Access to both local roads 

have been optimized through the configuration of joint access driveways and the appropriate 

internal site circulation, in order to reduce the impact on traffic flow; and 

 The proposed development is subject to Site Plan Control Approval, at which time, the parking •

requirements and layout will be further reviewed by the Municipality. 

Refer to Appendix E – City of Greater Sudbury Official Plan- Policies, Appendix F - Draft Official Plan 

Policies and Figure 2.0 –Proposed Official Plan Designations. 
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3.4 City of Greater Sudbury Zoning By-Law 2010-100Z 

The Subject Lands are currently zoned Business Industrial (M1-1) in the City of Greater Sudbury 

Comprehensive Zoning By-law 2010-100Z, as amended, which permit a range of Industrial uses (Refer to 

Appendix G – City of Greater Sudbury Zoning By-law 2010-100Z - Regulations). 

 

In September 2014, a portion of this site was rezoned from “M1” and “M1(31)” to “M1-1” to permit a 

broader range of industrial uses.  These uses include an office complex, hotel, bulk retail, warehouse, 

and commercial recreation centre uses.  The applicant is applying for a Zoning By-Law Amendment to a 

“M1-1 Special” zone to further expand the uses for the subject site. 

 

The following amendments are required to implement the proposed development: 

 ‘Place of Amusement’ as a permitted use; 

 Side Yard setbacks; and 

 Maximum height. 

 
The redesignation of the property along the Kingsway to a new ”M1-1 Special” zone will allow for the 

development of ’a place of amusement’ in the form of a casino as well as associated accessory uses, and 

is complimentary to the current permitted uses, including a hotel.  Up until this time, the development 

of the current site as industrial has not come to fruition.  Expanding the use to include a casino would 

provide employment and economic opportunities, and align with the City of Greater Sudbury’s vision for 

an integrated Kingsway Entertainment Area.      

 

The proposed amendment will implement planning policies and regulations that would permit a broader 

range of uses to be occupied on-site and are consistent with the long-term Strategic Plan for the City of 

Greater Sudbury. 

Refer to Appendix  G– City of Greater Sudbury Zoning By-law 2010-100Z -  Regulations and Figure 2.0 – 
Proposed Zoning By-Law Designations. 

3.5 Locational Analysis and Site Selection 

The City has worked diligently with their consultant PWC, to complete a Market Analysis and Business 

Case for the development of a new 5,800 seat event centre and complete a locational analysis for the 

proposed use (refer to Appendix H – Greater Sudbury Proposed Sports and Entertainment Centre 

Background Information). 

The locational analysis identified four (4) potential sites: 

 MacIsaac Drive; 

 Algonquin Road 

 Kingsway; and 

 Downtown. 
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Both the Downtown and Kingsway sites scored high on the criteria analyzed, they were: 

 Vision; 

 Complimentary benefits; 

 Ease of development; 

 Access; 

 Parking; 

 Cost; 

 Economic impact; and 

 City building. 

 

While the Downtown site scored overall highest with regards to the criteria, Council ultimately decided 

to invest in the Kingsway site as the “Preferred Location”. 

 

Coupling a new Greater Sudbury Sports and Entertainment Centre with the proposed Gateway Casino 

provides a unique opportunity to create the “Kingsway Integrated Site Development.”  There are 

obvious synergies in combining these two uses together.  Sudbury has a unique opportunity, where 

other municipalities such as:  Medicine Hat, Mississauga and Windsor, have had to wait for market 

conditions to create opportunities for complimentary and synergistic development.   

 

Combining both uses concurrently has the opportunity to create a critical mass that can transform the  

underutilized property.  In keeping with the policies in the Growth Plan for Northern Ontario (GPNO), 

the Provincial Policy Statement (PPS), and the Official Plan (OP), this integrated site development can 

add to the changing northern economy.  The City and the region have a unique opportunity to facilitate 

a change and diversification into the service economy.  The creation of an “Entertainment Area” 

provides a destination for residents and rate payers of Greater Sudbury as well as visitors to the 

community. 

3.6 Public Information Process 

In April 2016, a new multi-purpose Sports and Entertainment Centre was endorsed by Greater Sudbury 

City Council as one of its four priority projects.  In June 2017, Council approved the Kingsway site for the 

Arena/Event Centre based on criteria it accepted and its desire to create an integrated site, specifically 

with a casino and a hotel/conference centre (Gateway Casinos and Entertainment Limited) and the 

future development of surrounding lands (1915695 Ontario Limited) with the intent to attract visitors 

from across the region.  

As part of the project, Public Open Houses were held during two phases. The first phase held from 

September 20 to October 4, 2017, residents were invited to public brainstorming sessions to share their 

ideas and vision for the Kingsway Entertainment Area and Arena/Event Centre integrated site plan. The 

second phase was to introduce the Draft Integrated Site Plan to the public and provide an opportunity 

to review conceptual plans, provide additional comment, and to validate feedback from the community. 
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The results of the Public Consultation will be presented at the November 22, 2017 Council Meeting.  It is 

expected that further comment will be received as we move through the Planning Act approval process 

and ultimately to Council in the spring of 2018.  An interim summary of the process (excluding 

comments received) has been included in this PJR. 

Refer to Appendix I– Kingsway Entertainment District Public Information Process. 

3.7 Draft Plan of Subdivision  

Draft Plan of Subdivision approval has been granted for the Subject Lands with an extension granted 

until October 2018.  The Conditions of Approval will need to be met and the appropriate legal plan will 

be needed to be registered prior to the development of the site for the intended uses.  The Draft Plan as 

previously approved by Council will not require a redline revision (refer to Figure 6.0 – Existing Draft 

Plan of Subdivision). 

3.8 Background Information and Studies 

The City has required the preparation of a number of pieces of background information and studies to 

support the OPA and ZBA applications.  As previously noted, the pre-consultation process allows the 

applicant and City to discuss the relevant information that must be prepared in order to allow 

administration to make a recommendation and Council to make an informed decision.  The City has 

requested the following background information and studies, they are: 

 

 Draft Official Plan Amendment; 

 Environmental Impact Assessment (amended to Ministry of Natural Resources and Forestry 

(MNRF) Species at Risk (SAR) Assessment); 

 Planning Justification Report; 

 Public Consultation Strategy; 

 Source Water Protection Plan – Section 59 Application; 

 Traffic Impact Study (TIS); 

 Concept Plans; and 

 Elevation Plans. 

3.8.1 Environmental Impact Assessment (EIA) 

Based on previous work completed by N.A.R. Environmental Consultants Inc. for the owner during the 

Draft Plan of Subdivision process, the City has requested that the applicant provide confirmation that 

the Ministry of Natural resources and Forestry (MNRF) has provided clearance and confirmed that the 

development of the site will have a “low likelihood” of contravening the Endangered Species Act (ESA).   

As result of this clearance the Developer has cleared the lands and provided confirmation that the work 

was undertaken in compliance with the approvals.  

Refer to Appendix J – Ministry of Natural Resources and Forestry Correspondence. 
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3.8.2 Public Consultation Process 

Working with the City, the applicant has developed a robust Public Consultation Process (PCP) in keeping 

with the requirements of the OP (s. 1.3.1 – A Healthy Community).  The PCP includes the strategy and 

implementation of the plan since inception in June 2017 for input from the public and interested parties.  

For ease of reference a copy of the interim PCP (November 2017) has been included in this report (refer 

to Appendix I– Kingsway Entertainment District Public Information Process).  

3.8.3 Source Water Protection Plan (Section 59 Applications) 

In keeping with OP Policy S.8.0 Water Resources and the protection of drinking water in the Ramsey 

Lake Watershed, the applicants have prepared and submitted the required Section 59 Notice for 

Restricted Land Use Review Application (refer to Appendix K – Application for Section 59 Review).  This 

application provides the potential threat activities that can be expected on-site and suggests that all on-

site activities can be managed accordingly.   

3.8.4 Traffic Impact Study (TIS) 

In keeping with OP S. 11.2.3, a Traffic Impact Study (TIS) has been prepared at the request of the City to 

address issues surrounding the development of the Kingsway. The TIS indicates that sufficient on-site 

parking can be provided to meet the City requirements for the Kingsway Development.  However, we 

understand that available parking or “overflow parking” is a major concern during the PCP as residents 

have indicated a need for convenient and accessible parking facilities.  To address this request of the 

public we are recommending that the adjacent lands be subject to a third Zoning By-Law Amendment 

Application (ZBA) to allow for “parking lot” to be a permitted use.    

 

Access to a site is critical for all entertainment and event centres.  While the Kingsway Site is well 

situated to major arterial roadways and highways, there may be a requirement for a balance between 

existing infrastructure and off-site improvements.  Those discussions will likely continue through the 

review and approval process.  For purposes of this report we will provide the summary of those 

discussions and decisions in the TIS.  

 

Refer to the Traffic Impact Study Report, completed by Dillon Consulting Limited, submitted under 

separate cover. 

3.8.5 Concept Plans and Elevations 

To provide administration and Council with appropriate background information, Cumulus Architects 

(Cumulus) have prepared Conceptual Development Plans and Elevations to provide an idea of the 

potential development of the site.  In keeping with S. 14.1 Urban Design Objectives, these plans provide 

conceptual details associated with proposed development of the site including: 

 The high level of design quality envisioned; 

 Encouraging a sustainable mix of uses between the public and private aspects of the 

development; and 
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 Taking into account massing, height, scale of the development in the context of the surrounding 

area. 

 

Refer to Figure 5.0 – Conceptual Development Plan and Figures 7.0 and 8.0 – Conceptual Building 

Elevations. 

3.9 Planning Justification 

The Applicants have undergone a comprehensive review to determine the most appropriate land uses 

for future growth of the Subject Lands and the long-term needs of City of Greater Sudbury.  

 

It has been determined that the proposal is feasible for the following reasons: 
 

• The Growth Plan for Northern Ontario encourages tourism as a key part of the growth and 

success for development in Northern Ontario; 

• Tourism is for both residents and visitors alike; 

• The PPS is supportive of these types of endeavours as it is: 

o a wise use of infrastructure; 

o a cost effective and efficient development pattern; 

o can be developed on full services;  

o provides a range of uses which are compatible with the surrounding land uses; and 

o diversifies the economic base of the area. 

• The OP allows for a number of different types of land uses within the General Industrial 

designation.  The proposed use is not listed but that is likely due to the fact the use is very site 

specific and the location of ‘Places of Amusement’ (casino) should be reviewed on a case by case 

basis; 

• When you couple the Place of Amusement with the synergy of a new Greater Sudbury Sports and 

Entertianment Centre, including a new community scale arena, there are additional factors at 

play with critical mass and the ability to create something very new, different and exciting with 

regards to a regional facility that is needed for residents and tourists.  This is a key and major 

initiative for the community and the catalyst to a new area for Entertainment to service residents 

and tourists alike; 

• Council, through an open and transparent process, looked at four potential locations for the new 

arena and choose the Kingsway site; this greatly assisted in the decision to locate this 

development and the potential for a ‘Place of Amusement’ on the Subject Site; 
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• While there may not be complete community support for the Greater Sudbury Sports and 

Entertainment Centre and a ‘Place of Amusement’ in the form of a casino, that is what one would 

expect from the planning process.  Rarely do we find complete support for these types of land 

uses; however both are compatible with each other and the surrounding land uses and will 

support each other.  The community often has strong opinions on both of these types of land 

uses.  The public consultation program is underway and will continue for several months leading 

up to the Council Meeting; 

• The proposed development provides both inter-parcel pedestrian walkways as well as 

connections to the road network.  Linkages to transit stops and other modes of active 

transportation have been included in the design of the site plan.  A festival square, located 

between the proposed casino development and the proposed Greater Sudbury Sports and 

Entertainment Centre to the northeast, will provide additional public space and connectivity 

between sites;  

• The proposed development will be on full municipal services, to the satisfaction of the 

Municipality, upon construction. 

• We have completed the required background studies and all reports suggest that it is possible to 

develop the property for the intended use and allow for expansion as required for 

complimentary uses (i.e., parking);  

• The concept of a site specific OPA and ZBA for this use is commonly used in the City of Greater 

Sudbury and is the appropriate mechanism to implement the use;   

• By requiring an OPA and ZBA, the City is weighing the location, the use and the potential impacts 

carefully to find a balance based on input from the community, direction for council and the 

private sector initiative that brought this request to Council for a decision; 

• Based on a review of the Growth Plan for Northern Ontario, PPS, OP and Zoning By-law, it is our 

professional opinion that these applications and the proposed development can be considered 

"good planning". 
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4.0 CONCLUSIONS 

Based on an extensive review of the technical planning and policy related issues, the proposed Official 

Plan and Zoning By-law Amendment to permit the development of the Kingsway property for a ‘Place of 

Amusement’, in the form of a Casino and other accessory uses is appropriate for the site and consistent 

with good planning principles.  We recommend that the Official Plan and Zoning By-Law Amendment 

applications, as submitted, be approved for the following reasons: 

 

1. The proposed development is “consistent” with the Growth Plan for Northern Ontario and Provincial 

Policy Statement for the reasons identified in Section 3.1 and 3.2 respectively and of this report.  

2. The proposed ‘Place of Amusement’ use  is consistent with the intent of the General Industrial 

policies of the Official Plan and we are recommending that the existing designation be amended to 

permit the proposed use, for the following reasons: 

 The site is physically suitable and strategically located to support the proposed land use; •

 The proposed land use maintains the intent of the existing Official Plan designation, •

specifically: 

o S.1.3.2 and S.4.0, which encourages all tourist based developments and the promotion 

of the diversification of the employment base. 

3. The proposed development will require a Zoning By-Law Amendment to a Site Specific Industrial 

category to add “Place of Amusement” to the M 1-1. 

 The proposed land use is consistent with the intent of the Zoning-By-law; and 

 The site is physically suitable and strategically located to support the proposed land use. 

4. The proposed development reflects a necessary transition from an industrial economy to ‘people-

oriented’, post-industrial employment, as well as addresses the shift to a Tourist based destination.   

5. A broad and well developed Site Selection Analysis was undertaken by Council through consultation 

with administration and leading industry consultants to evaluate and make a balanced decision 

regarding the Kingsway Site as the preferred choice for an area for Entertainment. 

6. The City, as directed by Council and following the OP policies, have developed and implemented a 

robust Public Consultation Program (PCP).  The public input to this project is on-going and will 

continue for several months leading up to the Council Meeting in early 2018.  At this time, it is our 

understanding that the primary concerns are related to available parking, access for traffic and 

active transportation both in and off-site, timing of the development and be addressed in due 

course. 

7. The Background Studies provide the technical rationale for the approval of the Official Plan and 

Zoning By-law Amendment applications. 
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8. The comprehensive review of the policies presents a broader outlook for the subject site and 

surrounding areas, resulting in a more appropriate framework and vision for the City that 

complements the future goals and objectives of the City of Greater Sudbury. 

 

 

 

 

 _________________________ 

 Karl Tanner, MCIP RPP
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2017/04/20

Office Use Only 

Date Application Received by City:  Copy to City Clerk: 

Application Fee Submitted:  

Receipt Number:  

Assigned Planner:  

  

Box 5000, Station 'A' 
200 Brady Street     
Sudbury, ON   P3A  5P3     
Tel. (705) 671-2489, Ext. 4620 
Fax (705) 673-2200       

Office Use Only  

APPLICATION FOR 
OFFICIAL PLAN AMENDMENT 

Personal information on this form is collected pursuant to the Planning Act, R.S.O. 1990 c.P.13.  Any 
questions regarding the collection of this information may be directed to the Manager of Development 
Approvals. 

In accordance with Section 1.0.1 of the Planning Act, information and material required to be provided to 
a municipality or approval authority as part of this application shall be considered public information 
and shall be made available to the public. 

Applications to amend zoning by-laws in the City of Greater Sudbury are submitted pursuant to Section 
22 of the Planning Act.  The following information is required to be submitted to the Planning Services 
Division of the Growth and Development Department and shall be accompanied by a debit transaction, 
cash or cheque, made payable to the City of Greater Sudbury (refer to “Fee Schedule” for applicable 
application fees). 

All applications submitted must be consistent with the Provincial Policy Statements which can be found 
at www.mah.gov.on.ca 

In accordance with Section 22(6.1) of the Planning Act, the City of Greater Sudbury is required to notify 
the applicant within 30 days of the application having been submitted, whether additional information is 
required to be submitted in order for the application to be considered complete.   Failure to submit all of 
the required information may prevent or delay the consideration of the application.  

All applicants are required to contact the Manager of Development Approvals, or the designate, to 
determine the need for a pre-consultation meeting prior to the submission of an application.  Where it 
has been determined that a pre-consultation meeting is required, the pre-consultation meeting shall 
occur prior to the application being submitted to the City. 

It is recommended that applicants consult with their neighbours, ward councillor and key stakeholders 
and host a neighbourhood meeting to inform area residents as to the nature of the application several 
weeks prior to the application being scheduled for a public hearing.  This will allow all parties to 
understand the nature of the application and also allow parties to work out contentious issues where 
possible in advance of the public hearing. 
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Application for Official Plan Amendment      Page 1 of 5 

Please print.  Schedules may be included if necessary. 

1. Pre-consultation:

a) Date of Pre-consultation meeting, if one was held

Month / Day / Year 

b) Please attach Pre-consultation Letter of Understanding Form

2. The undersigned hereby applies to the City of Greater Sudbury under Section 22 of the Planning Act, Revised Statutes
of Ontario 1990 for an amendment to the Offical Plan of the City of Greater Sudbury as described in this application.

Registered Owner(s):      Cell Phone Number:
Home Number: 

Mailing Address: Business Number: 
Fax Number: 

Postal Code: E-Mail: 

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

Name of Agent or Solicitor:      Cell Phone Number:
Home Number: 

Mailing Address: Business Number: 
Fax Number: 

Postal Code: E-Mail: 
Note:  Unless otherwise requested, all communication will be sent to the agent, if any. 

4. Legal Description of Subject Property.

PIN Township Lot No. Concession No.  

Parcel(s) Subdivision  Plan No. Lot(s) 

Reference Plan No. Part(s)  
Municipal Address or Street(s) 

5) Dimensions in metric units of the land rezoned subject to the the Official Plan Amendment (describe only the portion
of land which is to be rezoned).

Frontage:    Depth:    Area: [❏m2    / ❏   ha] 

6) Current Official Plan use designation.

7) List the permitted uses in the current land use designation.

Why is the official plan amendment being requested?  Provide details of proposed development and land uses that8)
the requested official plan amendment would authorize.

11/16/2016

1916596 Ontario Ltd.

c/o Dario Zulich
874 Lapointe Street, Sudbury ON

P3A 5N8

(705) 566-5702
(705) 560 -7524

dario@dariozulich.com

Dillon Consulting Limited

c/o Karl Tanner
3200 Deziel Drive, Suite 608

Windsor, ON
N8W 5K8

(519) 948-5000 Ext 3227

(519) 948-5054
ktanner@dillon.ca

73561-0264; 73561-0258 Neelon 9 & 10 4

53R-19391 Part 6 & Part of Part 11

N/S Kingsway

+/- 287 m Irregular 6.96 ha (17.21 acres) ✔

General Industrial

See attached: 

Section 4.5.1 - General
 Industrial Policies

The OPA is being requested to include 'place of amusement'

as a permitted use. The proposed development includes a casino, a hotel and a festival square

32AMF
Typewriter
See attached

32AMF
Typewriter
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NOTE: 

If the application is to implement an alteration to the boundary of an area of settlement or to implement a new 
area of settlement, details of the related Official Plan or Official Plan Amendment are required to be submitted 
with the application. 

If the application is to remove land from an area of employment, details of the current Official Plan policies, if 
any, dealing with the removal of land from an area of employment are required to be submitted with the 
application. 

9) Does the requested amendment;

a) Change a policy? ❏ Yes ❏  No 
b) Replace a policy? ❏ Yes ❏  No 
c) Delete a policy? ❏ Yes ❏  No 
d) Add a policy? ❏ Yes ❏  No 

For each “Yes” answer above, identify the policy number to be amended and include the proposed working below or 
attach on separate page.    

10) Does the requested amendment change or replace a designation in the Official Plan? ❏ Yes ❏  No 
If “Yes”,
a) What is the designation to be changed or replace?
b) What is the proposed Official Plan designation?

11) Is the subject land, or land within 120 metres of the subject land, the subject of an application by the applicant under
the Planning Act for,  (attach a schedule if more space is required)

a) Minor Variance?  ❏ Yes  ❏  No
If “Yes”, please provide;
File Number(s)  Purpose:  
Name of Approval Authority:  Land Affected: 
Status:
Effect of the Application on the requested Amendment:

b) Plan of Subdivision?  ❏ Yes  ❏  No
If “Yes”, please provide;
File Number(s)  Purpose:  
Name of Approval Authority:  Land Affected: 
Status:
Effect of the Application on the requested Amendment:

c) Consent?   ❏ Yes  ❏  No
If “Yes”, please provide;
File Number(s)  Purpose:  
Name of Approval Authority:  Land Affected: 
Status:
Effect of the Application on the requested Amendment:

d) Rezoning?   ❏ Yes  ❏  No
If “Yes”, please provide;
File Number(s)  Purpose:  
Name of Approval Authority:  Land Affected: 
Status:
Effect of the Application on the requested Amendment:

e) Minister’s Zoning Order? ❏ Yes ❏  No 
If “Yes”, please provide;
File Number(s)  Purpose:  
Name of Approval Authority:  Land Affected: 
Status:
Effect of the Application on the requested Amendment:

f) Site Plan?    ❏ Yes  ❏  No
If “Yes”, please provide;
File Number(s)  Purpose:  
Name of Approval Authority:  Land Affected: 
Status:
Effect of the Application on the requested Amendment:

✔

✔

✔

✔

Site specific amendment to 4.5.1.1 to include 'place of amusement' as an additional use 
on the subject site: "Notwithstanding anything to the contrary, a place of amusement in the form of a casino and its
foregoing accessory uses may 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".

✔

✔

✔

780-6/10002 Jack Nicholas Business Park
City of Greater Sudbury Lots 9 &10, Concession 4, Neelon 

Draft Plan Approval extension expires October 26, 2018

✔

✔

N/A 'Place of Amusement' as permitted use
City of Greater Sudbury Part 6 & Part of Part 11, Plan 53R-19391

Being filed concurrently with OPA Application
Rezoning required for proposed use

✔

✔

N/A Proposed casino, hotel, & festival square
City of Greater Sudbury Part 6 & Part of Part 11, Plan 53R-19391

Being filed concurrently with OPA Application
OPA/ZBA condition of SPA
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12) Describe the existing use(s) on the subject lands.

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

a) a provincial highway, ❏ Yes ❏  No 
b) a road which is maintained by the municipality, ❏ All Year ❏  Seasonal 
c) other public road, i.e. Crown ❏ Yes ❏  No 
d) right-of-way ❏ Yes ❏  No 
e) water ❏ Yes ❏  No 

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

14) What types of water supply and sewage disposal are available?

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

If the proposed development is to be serviced by a privately owned and operated individual or communal
septic system and more than 4500 litres of effluent would be produced per day as a result of the completed
development, the following reports must be submitted to the municipality with this application form.

a) A servicing options report, AND a hydrogeological report.

15) Is the application to amend the Official Plan consistent with the Provincial Policy Statements issued under subsection
3(1) of the Planning Act?   ❏ Yes ❏ No

16) Is the subject land within an area of land designated under any provincial plan or plans?
❏Yes ❏ No 

If “Yes”, does the application conform to or not conflict with the applicable provincial plan or plans?
❏Yes ❏ No

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

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

18) Supporting material to be attached.

a) If available, a survey of the property.

b) A sketch drawn to scale showing in metric units, the following;
 the boundaries and dimensions of the subject lands and where applicable, total land holdings owned by the

applicant and encompassing the lands for which the application is being made;

 the distribution of the proposed land uses, including the location, size and use of all proposed building and
structures, landscaping and parking areas on the subject land.  In the case of a plan of subdivision, a lotting
plan shall be submitted.

Supporting evidence of the need or justification for the proposed amendment.

The applicant's proposed strategy for consulting with the public on the request to amend the Official Plan.  

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

c) 
d)

Vacant

✔

N/A

✔

✔

✔

✔

✔

Refer to attached 

Restricted Land Use Review Application for Section 59 Notice

Refer to Planning Justification Report
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PART A:  OWNER ACKNOWLEDGEMENT AND CONSENT 
 
I/We,           (please print all names), the 

registered owner(s) of the property described as           

                

in the City of Greater Sudbury: 

 

Collection, Use and Disclosure of Information: 
 
a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, R.S.O. 1990, 

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

 
c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 

disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any person 
or entity, in any manner chosen by the City, including copying, posting on the City’s website, advertising in a 
newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third party 
request; 

 
d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for internal 

use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any other use  
associated with the purpose of review and implementation of the application; 

 
 
Authority to Enter Land and Photograph 
 
e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as part 

of the City’s review and processing of this application; 
 
f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario Municipal 

Board, the City of Greater Sudbury may not attend at the Ontario Municipal Board hearing unless the City is provided 
with the City’s required fee for attendance at the hearing; 

 
   
Appointment of Authorized Agent 
 
g) appoint and authorize            (please print 

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

 
 
 Dated this   day of    , 20     
  
 
 
 
 
 
            
 (witness)   signature of Owner(s) or Signing Officer or Authorized Agent 
    (*where a Corporation) 
 
 
 
    Print Name:         
   *I have authority to bind the Corporation  
 
 
 
 
 
 
/ 
Condomi 
 
 
nium Application             Page 6  

1916596 Ontario Ltd. c/o Dario Zulich

Part 6 & Part of Part 11, Plan 53R-19391 in Part of Lots 9 & 10,

Concession 4, Township of Neelon

Dillon Consulting Limited c/o Karl Tanner

1916596 Ontario Ltd. c/o Dario Zulich
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PART B:  OWNER OR AUTHORIZED AGENT DECLARATION 
 
I/We,               (please print all 

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

          

in the City of Greater Sudbury: 

solemnly declare that all of the statements contained in this application and in the Supporting Documentation are true and 
complete, and I/we make this solemn declaration conscientiously believing it to be true and knowing that it is of the same 
force and effect as if made under oath. 
 
 
 
 
Dated this     day of    , 20     
 
 
 
 
  
 
              
Commissioner of Oaths   signature of Owner(s) or Signing Officer or Authorized Agent 
       (*where a Corporation) 
 
 
 
      Print Name:         
      *I have authority to bind the Corporation 
 
*    Where the owner is a firm or corporation, the person signing this instrument shall state that he/she has authority to bind 

the corporation or affix the corporate seal. 
 
 
 
 
NOTES:  
 
  Questions regarding the collection of personal information should be directed to the Manager of 

Development Approvals, City of Greater Sudbury, 200 Brady Street, Sudbury, ON,  P3A 5P3 
 

  An agent must be authorized in writing by the owner to act on his/her behalf.  Unless otherwise 
requested, all communication will be sent to the agent. 

 
 Schedule of Application Fees is attached. 

 
 
 
 
REFUND POLICY: 
 
Half of the application fee (50%) is refunded if an application is withdrawn within five (5) working days of its 
receipt by the Growth and Development Department.  No refund after this time period. 
 
 
 
 
FEES FOR EXTENSIONS: 
 
Approvals with conditions have two years to fulfill conditions.  If extensions to this time limit are granted, the 
following fees shall be applicable. 
 
 Extensions up to one year – 50% of the original application fee 
 
 Extensions beyond one year up to two years – 100% of the original application fee 
 
 
 
 
 
 

1916596 Ontario Ltd. c/o Dario Zulich

Part 6 & Part of Part 11, 

Plan 53R-19391 in Part of Lots 9 & 10, Concession 4, Township of Neelon.

1916596 Ontario Ltd. c/o Dario Zulich

32AMF
Typewriter
Original Document Signed



 

2017 Application Fees 
 

REZONING 
a) Where the Application for Rezoning is NOT 

made concurrently with an Application for an Official Plan Amendment; 
 
 Change in zoning designation $2,900.00 + legal notice fee 
 (except “R1” to “R2”) 
 “R1” to “R2” and Temporary zonings or $1,150.00 + legal notice fee 
 Lifting of “H” Provisions  
 Garden Suite Temporary Extension  $   580.00, legal notice fee included 

 
b) Where the Application for Rezoning IS made concurrently $4,640.00 + legal notice fee 

with an Application for an Official Plan Amendment;  
 

OFFICIAL PLAN AMENDMENTS $2,900.00 + legal notice fee 
 Request for Extension of Rezoning approval and / or 

Official Plan Amendment time limits; 

 50% of above fees for a one year extension, and 

 100% for a two year extension 
 
DRAFT SUBDIVISION PLAN APPLICATIONS (base fee, plus) $2,900.00 + legal notice fee 

 Per lot for “R1” or “R2” lots    $   115.00 
 Per block where the block is NOT intended for Municipal use $   600.00 
 Per block where the block IS intended for Municipal use       Nil 

 To a maximum of $10,927.00 
 
DEFERRAL FEES FOR REZONING, OFFICAL PLAN AMENDMENTS AND DRAFT PLAN SUBDIVISION 

 50% of application fee with minimum of  $   230.00 
SUBDIVISION ADMINISTRATION FEE, PER LOT / BLOCK  

 Paid prior to registration    $   178.00 
REDRAFTS OF SUBDIVISION 

 50% of above fee based on number of lots or percentage of land area, whichever is greater 
REQUEST FOR SUBDIVISION DRAFT PLAN EXTENSION 

 25% of above fees for a 3 year extension 
 
DRAFT CONDOMINIUM PLAN APPLICATIONS  $2,900.00 
 
LEGAL NOTICE FEES 

 Rezoning, Official Plan Amendments, Draft Plans of Subdivision or Condominium Applications 

 any one of the above    $   570.00 

 two or more of the above, an additional $   340.00 
 

SOURCE PROTECTION PLAN APPLICATIONS  $     35.00 
 
NDCA FEES 

 Official Plan Amendment    $   151.00 
 Zoning By-law Amendment    $     85.00 
 Consent to Sever     $     61.00 
 Minor Variance      $     61.00 
 Site Plan Control Agreement   $     85.00 

 
Plans of Subdivision 
 Initial Draft      $   220.00 
 Draft Plan Approval Extension   $   114.00 
 Clearance of Conditions (per phase)   $   114.00 

 
FRONT END AGREEMENT APPLICATION   $   700.00 
 
PART LOT CONTROL EXEMPTION   $1,180.00 
 
TELECOMMUNICATION FACILITY    

 Non Exempt Antenna System   $1,550.00 
 Exempt Facility        Nil 
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Date Application Received by City:  Copy to City Clerk: 

Application Fee Submitted:  

Receipt Number:  

Assigned Planner:  

 

Box 5000, Station 'A' 
200 Brady Street    
Sudbury, ON   P3A  5P3    
Tel. (705) 671-2489, Ext. 4620
Fax (705) 673-2200 

Office Use Only  

 

APPLICATION TO AMEND THE ZONING BY-LAW 
Personal information on this form is collected pursuant to the Planning Act.  Any questions regarding 
the collection of this information may be directed to the Manager of Development Approvals. 

In accordance with Section 1.0.1 of the Planning Act, information and material required to be provided 
to a municipality or approval authority as part of this application shall be considered public 
information and shall be made available to the public. 

Applications to amend zoning by-laws in the City of Greater Sudbury are submitted pursuant to 
Section 34 of the Planning Act.  The following information is required to be submitted to the Planning 
Services Division of the Growth and Development Department and shall be accompanied by a debit 
transaction, cash or cheque, made payable to the City of Greater Sudbury (refer to “Fee Schedule” for 
applicable application fees). 

All applications submitted must be consistent with the Provincial Policy Statements which can be 
found at www.mah.gov.on.ca 

In accordance with Section 34(10.4) of the Planning Act, the City of Greater Sudbury is required to 
notify the applicant within 30 days of the application having been submitted, whether additional 
information is required to be submitted in order for the application to be considered complete.   Failure 
to submit all of the required information may prevent or delay the consideration of the application.  

All applicants are required to contact the Manager of Development Approvals, or the designate, to 
determine the need for a pre-consultation meeting prior to the submission of an application.  Where it 
has been determined that a pre-consultation meeting is required, the pre-consultation meeting shall 
occur prior to the application being submitted to the City. 

It is recommended that applicants consult with their neighbours, ward councillor and key stakeholders 
and host a neighbourhood meeting to inform area residents as to the nature of the application several 
weeks prior to the application being scheduled for a public hearing.  This will allow all parties to 
understand the nature of the application and also allow parties to work out contentious issues where 
possible in advance of the public hearing. 
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Application to Amend the Zoning By-Law  Page 1 of 6 

Please print.  Schedules may be included if necessary. 

1. Pre-consultation:

a) Date of Pre-consultation, if one was held:

Month / Day / Year 

b) Please attach Pre-consultation Letter of Understanding Form

2. The undersigned hereby applies to the City of Greater Sudbury under Section 34 of the Planning Act, Revised
Statutes of Ontario 1990 for an amendment to a Zoning By-law of the City of Greater Sudbury as described in this
application.

Registered Owner(s): Cell Phone Number: 
Home Number: 

Mailing Address: Business Number: 
Fax Number: 

Postal Code: E-Mail: 

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

Name of Agent or Solicitor:      Cell Phone Number:
Home Number: 

Mailing Address: Business Number: 
Fax Number: 

Postal Code: E-Mail: 
Note:  Unless otherwise requested, all communication will be sent to the agent, if any. 

4. Legal Description of Subject Property.

PIN Township Lot No. Concession No.  

Parcel(s) Subdivision  Plan No. Lot(s) 

Reference Plan No. Part(s)  
Municipal Address or Street(s) 

5. Identify the holders of any mortgages, charges or other encumbrances in respect to the subject lands.

Name(s):
Address: 

6. Date land was purchased by the current owner.
Month / Day / Year 

7. Current Zoning: By-Law: 

8. Proposed Zoning:

What is the maximum height permitted in the Zoning By-law for the Proposed Zone?
Metres 

What is the maximum density permitted in the Zoning By-law for the Proposed Zone? 
 (If applicable) 

11/16/2016 (PC 2016-017)

1916596 Ontario Ltd.
c/o Dario Zulich

874 Lapointe Street, Sudbury, ON

P3A 5N8

(705) 566-5702
(705) 560-7524

dario@dariozulich.com

Dillon Consulting Limited
c/o Karl Tanner

3200 Deziel Drive, Suite 608
Windsor, ON

N8W 5K8

519-948-5000 Ext 3227
519-948-5054

ktanner@dillon.ca

73561-0264; 73561-0258 Neelon 9 & 10 4

53R-19391 Part 6, Part of Part 11

N/S Kingsway

N/A

04/01/2010

Business Industrial (M1-1); 2010-100Z

M1-1 Special; to include 'place of amusement' as a permitted use

12.0 m

N/A

32AMF
Typewriter

32AMF
Typewriter
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Why is the rezoning being requested?  Provide details of proposed development or land use.9.

NOTE: 

If the application is to implement an alteration to the boundary of an area of settlement or to implement a new 
area of settlement, details of the related Official Plan or Official Plan Amendment are required to be submitted 
with the application. 

If the application is to remove land from an area of employment, details of the related Official Plan or Official 
Plan Amendment are required to be submitted with the application. 

10. Current Official Plan Land Use Designation:

a) Explain how the application conforms to the Official Plan.

11. Have the lands intended to be rezoned ever been, or are now a part of an application for;

a) Official Plan Amendment? ❏ Yes ❏  No 

If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

b) Plan of Subdivision? ❏ Yes ❏  No 

If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

c) Consent? ❏ Yes ❏  No 

 If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

d) Rezoning? ❏ Yes ❏  No 

If “Yes”, please provide;
• File Number(s)
• Status of Application(s)

e) Have the lands ever been the subject of a Minister’s Zoning Order? ❏ Yes ❏  No 

If “Yes”, please provide;
• Ontario Regulation Number

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

Frontage:   Depth:  Area: [❏ m2  /  ❏ ha] 

Site-specific zoning (M1-1 Special) to permit a place of amusement in the form of a casino; a hotel; and a 

festival square. To include a site specific maximum height requirement of 55.0m and 'no minimum' requirement 

for the side yard setback.

General Industrial

Refer to Planning Justification Report

✔

N/A

Being filed concurrently with rezoning application

✔

780-6/10002

Approved October 26, 2010; Draft Approval extension expires October 26, 2018

✔

✔

By-law 2014-246Z

Approved November 4th, 2014

✔

+/- 287m Irregular 6.96 ha (17.21 acres) ✔
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13) Describe the existing use(s) on the subject land.   
    
    
 

a) Date that existing uses were established on the subject land.   
 Month / Day / Year 

 
b) Number of existing buildings and structures on land to be rezoned.   

 
 
14) Particulars of all buildings:   Existing    Proposed 
 
 Ground Floor Area:              
 Gross Floor Area:               
 No. of storeys:               
 Width:                
 Length:                
 Height:                
 Date of Construction:        
 

a) Are any of existing buildings proposed to be demolished or removed? ❏ Yes  ❏  No 
 
If “Yes”, identify which buildings are to be demolished or removed?        
                
If there is more than one existing or proposed building, please attach a schedule to the application form 
for each additional building. 
 
 

15) Location of all buildings and structures on or proposed for the subject lands (specify distances from side, rear and 
front lot lines).  

    Existing      Proposed 
 Front:                
 Rear:                
 Side:                
 Side:                

If there is more than one existing or proposed building, please attach a schedule to the 
application form for each additional building. 

 
 

16) Will access to the land to be rezoned be accessed by; 
 
a) a provincial highway,      ❏ Yes ❏ No 
b) a municipal road that is maintained all year or seasonally,  ❏ Yes ❏ No 
c) a road which is maintained by the municipality,   ❏ Yes ❏ No 
d) by water?       ❏ Yes ❏ No 

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

                
                
                 
 
 
17) What types of water supply and sewage disposal are available?   
 
 Municipally owned and operated piped water system     
 Municipally owned and operated sanitary sewage system     
 Lake            
 Individual Well          
 Communal Well          
 Individual Septic System         
 Communal Septic System         
 Pit Privy            
 Other                                                                     
 If the proposed development is to be serviced by a privately owned and operated individual or communal 

septic system and more than 4500 litres of effluent would be produced per day as a result of the completed 
development, the following reports must be submitted to the municipality with this application form. 

 
a) A servicing options report, AND a hydrogeological report. 

 

Vacant

N/A

N/A

                         N/A Casino - 5,412 m2; Hotel - 1,212 m2

                         N/A Casino - 5,854 m2; Hotel - 18,488 m2

                         N/A       Casino - 3 storeys; Hotel - 15 storeys

                         N/A      Refer to Conceptual Plan & Elevations

                         N/A

                         N/A

                         N/A

✔

N/A

                                       N/A           Refer to Conceptual Site Plan
                                       N/A
                                       N/A
                                       N/A

✔

✔

✔

✔

N/A

✔
✔
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18) How will storm drainage be provided?

Storm Sewers 
Ditches 
Swales 
Other

19) Is the application to amend the zoning by-law consistent with Provincial Policy Statements issued under subsection
3(1) of the Planning Act?   ❏ Yes ❏ No

20) Is the subject land within an area of land designated under any provincial plan or plans?
 ❏Yes ❏ No 

If “Yes”, does the application conform to or not conflict with the applicable provincial plan or plans? 
❏Yes ❏ No

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

        If “Yes”, provide details on how the property is designated in the Source Protection Plan.

22) Supporting material to be attached.

a) If available, a survey of the property.

b) A sketch drawn to scale showing in metric units, the following;

 the boundaries and dimensions of the subject land;

 the location, size and type of all existing and proposed buildings and structures, landscaping and parking
areas on the subject land, indicating their distance from the front lot line, rear lot line and side lot lines;

 the approximate location of all natural and artificial features (for example, buildings, railways, roads,
watercourses, drainage ditches, banks of rivers or streams, wetlands, wooded areas, wells and septic tanks)
that;

i. are located on the subject land and on land that is adjacent to it, and
ii. in the applicant’s opinion, may affect the application.

 the current uses of land that are adjacent to the subject land;

 the location, width and name of any roads within or abutting the subject land, indicating whether it is an
unopened road allowance, a public travelled road, a private road or a right-of-way;

 if access to the subject land will be by water only, the location of the parking and docking facilities to be used,
and;

 the location and nature of any easement affecting the subject land.

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

The applicant's proposed strategy for consulting with the public on the request to amend the zoning by-law.c)

✔

✔

✔

✔

Refer to Restricted Land Use Review Application for Section 59 Notice

Refer to Planning Justification Report



 
  
 
PART A:  OWNER ACKNOWLEDGEMENT AND CONSENT 
 
I/We,           (please print all names), the 

registered owner(s) of the property described as           

                

in the City of Greater Sudbury: 

 

Collection, Use and Disclosure of Information: 
 
a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, R.S.O. 1990, 

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

 
c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 

disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any person 
or entity, in any manner chosen by the City, including copying, posting on the City’s website, advertising in a 
newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third party 
request; 

 
d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for internal 

use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any other use  
associated with the purpose of review and implementation of the application; 

 
 
Authority to Enter Land and Photograph 
 
e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as part 

of the City’s review and processing of this application; 
 
f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario Municipal 

Board, the City of Greater Sudbury may not attend at the Ontario Municipal Board hearing unless the City is provided 
with the City’s required fee for attendance at the hearing; 

 
   
Appointment of Authorized Agent 
 
g) appoint and authorize            (please print 

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

 
 
 Dated this   day of    , 20     
  
 
 
 
 
 
            
 (witness)   signature of Owner(s) or Signing Officer or Authorized Agent 
    (*where a Corporation) 
 
 
 
    Print Name:         
   *I have authority to bind the Corporation  
 
 
 
 
 
 
/ 
Condomi 
 
 
nium Application             Page 6  

1916596 Ontario Ltd. c/o Dario Zulich

Part of Lot 9 & 10 Concession 4, Township of Neelon; Part 6 & 

Part of Lot 11 Plan 53R-19391

Dillon Consulting Limited c/o Karl Tanner

1916596 Ontario Ltd. c/o Dario Zulich

32AMF
Typewriter
Original Document Signed



PART B:  OWNER OR AUTHORIZED AGENT DECLARATION 

I/We,   (please print all 

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

in the City of Greater Sudbury: 

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

Dated this  day of , 20 

Commissioner of Oaths signature of Owner(s) or Signing Officer or Authorized Agent 
(*where a Corporation) 

Print Name: 
*I have authority to bind the Corporation

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

NOTES: 

 Questions regarding the collection of personal information should be directed to the Manager of
Development Approvals, City of Greater Sudbury, 200 Brady Street, Sudbury, ON,  P3A 5P3

 An agent must be authorized in writing by the owner to act on his/her behalf.  Unless otherwise
requested, all communication will be sent to the agent.

 Schedule of Application Fees is attached.

REFUND POLICY: 

Half of the application fee (50%) is refunded if an application is withdrawn within five (5) working days of its 
receipt by the Growth and Development Department.  No refund after this time period. 

FEES FOR EXTENSIONS: 

Approvals with conditions have two years to fulfill conditions.  If extensions to this time limit are granted, the 
following fees shall be applicable. 

 Extensions up to one year – 50% of the original application fee

 Extensions beyond one year up to two years – 100% of the original application fee

1916596 Ontario Ltd. c/o Dario Zulich

Part of Lot 9 & 10, Concession 4,

Township of Neelon; Part 6 & Part of Lot 11 Plan 53R-19391

1916596 Ontario Ltd. c/o Dario Zulich

32AMF
Typewriter
Original Document Signed



2017 Application Fees 

REZONING 
a) Where the Application for Rezoning is NOT

made concurrently with an Application for an Official Plan Amendment; 

 Change in zoning designation $2,900.00 + legal notice fee 
(except “R1” to “R2”)

 “R1” to “R2” and Temporary zonings or $1,150.00 + legal notice fee 
Lifting of “H” Provisions

 Garden Suite Temporary Extension $   580.00, legal notice fee included 

b) Where the Application for Rezoning IS made concurrently $4,640.00 + legal notice fee 
with an Application for an Official Plan Amendment;

OFFICIAL PLAN AMENDMENTS $2,900.00 + legal notice fee 
 Request for Extension of Rezoning approval and / or

Official Plan Amendment time limits; 

 50% of above fees for a one year extension, and

 100% for a two year extension

DRAFT SUBDIVISION PLAN APPLICATIONS (base fee, plus) $2,900.00 + legal notice fee 
 Per lot for “R1” or “R2” lots $   115.00 
 Per block where the block is NOT intended for Municipal use $   600.00 
 Per block where the block IS intended for Municipal use  Nil 

To a maximum of $10,927.00

DEFERRAL FEES FOR REZONING, OFFICAL PLAN AMENDMENTS AND DRAFT PLAN SUBDIVISION 
 50% of application fee with minimum of $   230.00 

SUBDIVISION ADMINISTRATION FEE, PER LOT / BLOCK 
 Paid prior to registration $   178.00 

REDRAFTS OF SUBDIVISION 
 50% of above fee based on number of lots or percentage of land area, whichever is greater

REQUEST FOR SUBDIVISION DRAFT PLAN EXTENSION 
 25% of above fees for a 3 year extension

DRAFT CONDOMINIUM PLAN APPLICATIONS $2,900.00 

LEGAL NOTICE FEES 
 Rezoning, Official Plan Amendments, Draft Plans of Subdivision or Condominium Applications

 any one of the above $   570.00 

 two or more of the above, an additional $   340.00 

SOURCE PROTECTION PLAN APPLICATIONS $     35.00 

NDCA FEES 
 Official Plan Amendment $   151.00 
 Zoning By-law Amendment $     85.00 
 Consent to Sever $     61.00 
 Minor Variance $     61.00 
 Site Plan Control Agreement $     85.00 

Plans of Subdivision 
 Initial Draft $   220.00 
 Draft Plan Approval Extension $   114.00 
 Clearance of Conditions (per phase) $   114.00 

FRONT END AGREEMENT APPLICATION $   700.00 

PART LOT CONTROL EXEMPTION $1,180.00 

TELECOMMUNICATION FACILITY  
 Non Exempt Antenna System $1,550.00 
 Exempt Facility    Nil 
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2017.04.20 
Office Use Only

 

Date Application Received by City:  Copy to City Clerk: 

Application Fee Submitted:  

Receipt Number:  

Assigned Planner:  

 

Box 5000, Station 'A' 
200 Brady Street    
Sudbury, ON   P3A  5P3    
Tel. (705) 671-2489, Ext. 4620
Fax (705) 673-2200 

Office Use Only  

 

APPLICATION TO AMEND THE ZONING BY-LAW 
Personal information on this form is collected pursuant to the Planning Act.  Any questions regarding 
the collection of this information may be directed to the Manager of Development Approvals. 

In accordance with Section 1.0.1 of the Planning Act, information and material required to be provided 
to a municipality or approval authority as part of this application shall be considered public 
information and shall be made available to the public. 

Applications to amend zoning by-laws in the City of Greater Sudbury are submitted pursuant to 
Section 34 of the Planning Act.  The following information is required to be submitted to the Planning 
Services Division of the Growth and Development Department and shall be accompanied by a debit 
transaction, cash or cheque, made payable to the City of Greater Sudbury (refer to “Fee Schedule” for 
applicable application fees). 

All applications submitted must be consistent with the Provincial Policy Statements which can be 
found at www.mah.gov.on.ca 

In accordance with Section 34(10.4) of the Planning Act, the City of Greater Sudbury is required to 
notify the applicant within 30 days of the application having been submitted, whether additional 
information is required to be submitted in order for the application to be considered complete.   Failure 
to submit all of the required information may prevent or delay the consideration of the application.  

All applicants are required to contact the Manager of Development Approvals, or the designate, to 
determine the need for a pre-consultation meeting prior to the submission of an application.  Where it 
has been determined that a pre-consultation meeting is required, the pre-consultation meeting shall 
occur prior to the application being submitted to the City. 

It is recommended that applicants consult with their neighbours, ward councillor and key stakeholders 
and host a neighbourhood meeting to inform area residents as to the nature of the application several 
weeks prior to the application being scheduled for a public hearing.  This will allow all parties to 
understand the nature of the application and also allow parties to work out contentious issues where 
possible in advance of the public hearing. 

clk03pla
Typewritten Text
File #______________________________
Cross Ref. File(s)____________________
__________________________________
   S.P.P. AREA              NDCA REG. AREA
Yes___    No___              Yes___    No___

clk03pla
Typewritten Text

clk03pla
Typewritten Text

clk03pla
Typewritten Text

clk03pla
Typewritten Text

clk03pla
Typewritten Text

clk03pla
Typewritten Text

clk03pla
Typewritten Text

clk03pla
Typewritten Text



Application to Amend the Zoning By-Law  Page 1 of 6 

Please print.  Schedules may be included if necessary. 

1. Pre-consultation:

a) Date of Pre-consultation, if one was held:

Month / Day / Year 

b) Please attach Pre-consultation Letter of Understanding Form

2. The undersigned hereby applies to the City of Greater Sudbury under Section 34 of the Planning Act, Revised
Statutes of Ontario 1990 for an amendment to a Zoning By-law of the City of Greater Sudbury as described in this
application.

Registered Owner(s): Cell Phone Number: 
Home Number: 

Mailing Address: Business Number: 
Fax Number: 

Postal Code: E-Mail: 

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

Name of Agent or Solicitor:      Cell Phone Number:
Home Number: 

Mailing Address: Business Number: 
Fax Number: 

Postal Code: E-Mail: 
Note:  Unless otherwise requested, all communication will be sent to the agent, if any. 

4. Legal Description of Subject Property.

PIN Township Lot No. Concession No.  

Parcel(s) Subdivision  Plan No. Lot(s) 

Reference Plan No. Part(s)  
Municipal Address or Street(s) 

5. Identify the holders of any mortgages, charges or other encumbrances in respect to the subject lands.

Name(s):
Address: 

6. Date land was purchased by the current owner.
Month / Day / Year 

7. Current Zoning: By-Law: 

8. Proposed Zoning:

What is the maximum height permitted in the Zoning By-law for the Proposed Zone?
Metres 

What is the maximum density permitted in the Zoning By-law for the Proposed Zone? 
 (If applicable) 

10/04/2017

1916596 Ontario Ltd.
c/o Dario Zulich

874 Lapointe Street, Sudbury ON

P3A 5N8

(705) 560-5702
(705) 560-7524

dario@dariozulich.com

Dillon Consulting Limited
                                                c/o Karl Tanner

3200 Deziel Drive, Suite 608
                                      Windsor, ON

N8W 5K8

519-948-5000 Ext 3227
519-948-5054

ktanner@dillon.ca

73561-0258 Neelon Part Lot 9 4

53R-19391 Part of Parts 10 & 11, Parts 12 & 13

N/S Kingsway

N/A

04/01/2010

Business Industrial (M1-1); 2010-100Z

M1-1 Special; Site specific zoning to include 'recreation and community centre' as a permitted use

12.0 m

N/A

32AMF
Typewriter
Light Industrial (M2); Mixed Light Industrial (M1) 

32AMF
Typewriter
See attached
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Application to Amend the Zoning By-Law    Page 2 of 6 

Why is the rezoning being requested?  Provide details of proposed development or land use.9.

NOTE: 

If the application is to implement an alteration to the boundary of an area of settlement or to implement a new 
area of settlement, details of the related Official Plan or Official Plan Amendment are required to be submitted 
with the application. 

If the application is to remove land from an area of employment, details of the related Official Plan or Official 
Plan Amendment are required to be submitted with the application. 

10. Current Official Plan Land Use Designation:

a) Explain how the application conforms to the Official Plan.

11. Have the lands intended to be rezoned ever been, or are now a part of an application for;

a) Official Plan Amendment? ❏ Yes ❏  No 

If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

b) Plan of Subdivision? ❏ Yes ❏  No 

If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

c) Consent? ❏ Yes ❏  No 

 If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

d) Rezoning? ❏ Yes ❏ No

If “Yes”, please provide;N/A
• File Number(s)
• Status of Application(s)

e) Have the lands ever been the subject of a Minister’s Zoning Order? ❏ Yes ❏  No 

If “Yes”, please provide;
• Ontario Regulation Number

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

Frontage:   Depth:  Area: [❏ m2  /  ❏ ha] 

✔

N/A

✔

780-6/10002

Draft Plan Approval extension expires October 26, 2018

✔

✔

General Industrial

Refer to attached Letter

✔

To permit the development of a proposed recreation and community centre in the form of a public arena and

festival square. To include a site specific maximum height requirement of 35.0m and 'no minimum' requirement
for the interior side yard setback

✔

32AMF
Typewriter

32AMF
Typewriter
Being filed concurrently

32AMF
Typewriter
11.96

32AMF
Typewriter
Irregular

32AMF
Typewriter
± 481 m

32AMF
Typewriter



 
Application to Amend the Zoning By-Law                     Page 3 of 6 
 
 
 
13) Describe the existing use(s) on the subject land.   
    
    
 

a) Date that existing uses were established on the subject land.   
 Month / Day / Year 

 
b) Number of existing buildings and structures on land to be rezoned.   

 
 
14) Particulars of all buildings:   Existing    Proposed 
 
 Ground Floor Area:              
 Gross Floor Area:               
 No. of storeys:               
 Width:                
 Length:                
 Height:                
 Date of Construction:        
 

a) Are any of existing buildings proposed to be demolished or removed? ❏ Yes  ❏  No 
 
If “Yes”, identify which buildings are to be demolished or removed?        
                
If there is more than one existing or proposed building, please attach a schedule to the application form 
for each additional building. 
 
 

15) Location of all buildings and structures on or proposed for the subject lands (specify distances from side, rear and 
front lot lines).  

    Existing      Proposed 
 Front:                
 Rear:                
 Side:                
 Side:                

If there is more than one existing or proposed building, please attach a schedule to the 
application form for each additional building. 

 
 

16) Will access to the land to be rezoned be accessed by; 
 
a) a provincial highway,      ❏ Yes ❏ No 
b) a municipal road that is maintained all year or seasonally,  ❏ Yes ❏ No 
c) a road which is maintained by the municipality,   ❏ Yes ❏ No 
d) by water?       ❏ Yes ❏ No 

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

                
                
                 
 
 
17) What types of water supply and sewage disposal are available?   
 
 Municipally owned and operated piped water system     
 Municipally owned and operated sanitary sewage system     
 Lake            
 Individual Well          
 Communal Well          
 Individual Septic System         
 Communal Septic System         
 Pit Privy            
 Other                                                                     
 If the proposed development is to be serviced by a privately owned and operated individual or communal 

septic system and more than 4500 litres of effluent would be produced per day as a result of the completed 
development, the following reports must be submitted to the municipality with this application form. 

 
a) A servicing options report, AND a hydrogeological report. 

 

Vacant

N/A

N/A

✔

N/A

                                       N/A           Refer to Conceptual Site Plan
                                       N/A
                                       N/A
                                       N/A

✔

✔

✔

✔

N/A

✔
✔

 N/A  11,865.32 m2

 N/A  28,640 m2

 N/A                 3 storeys

 N/A

 N/A

 N/A

 N/A

32AMF
Typewriter
Refer to Conceptual Site Plan



Application to Amend the Zoning By-Law    Page 4 of 6 

18) How will storm drainage be provided?

Storm Sewers 
Ditches 
Swales 
Other

19) Is the application to amend the zoning by-law consistent with Provincial Policy Statements issued under subsection
3(1) of the Planning Act?   ❏ Yes ❏ No

20) Is the subject land within an area of land designated under any provincial plan or plans?
 ❏Yes ❏ No 

If “Yes”, does the application conform to or not conflict with the applicable provincial plan or plans? 
❏Yes ❏ No

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

        If “Yes”, provide details on how the property is designated in the Source Protection Plan.

22) Supporting material to be attached.

a) If available, a survey of the property.

b) A sketch drawn to scale showing in metric units, the following;

 the boundaries and dimensions of the subject land;

 the location, size and type of all existing and proposed buildings and structures, landscaping and parking
areas on the subject land, indicating their distance from the front lot line, rear lot line and side lot lines;

 the approximate location of all natural and artificial features (for example, buildings, railways, roads,
watercourses, drainage ditches, banks of rivers or streams, wetlands, wooded areas, wells and septic tanks)
that;

i. are located on the subject land and on land that is adjacent to it, and
ii. in the applicant’s opinion, may affect the application.

 the current uses of land that are adjacent to the subject land;

 the location, width and name of any roads within or abutting the subject land, indicating whether it is an
unopened road allowance, a public travelled road, a private road or a right-of-way;

 if access to the subject land will be by water only, the location of the parking and docking facilities to be used,
and;

 the location and nature of any easement affecting the subject land.

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

The applicant's proposed strategy for consulting with the public on the request to amend the zoning by-law.c)

✔

✔

✔

✔

Refer to Restricted Land Use Review Application for Section 59 Notice

32AMF
Typewriter
SAR Reports and MNRF Correspondence (see attached)

32AMF
Typewriter
Source Protection Plan Section 59 Application (see attached)
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Conceptual Plan and Elevations (see attached)
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Typewriter
Traffic Impact Study (under separate cover)
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PART A:  OWNER ACKNOWLEDGEMENT AND CONSENT 
 
I/We,           (please print all names), the 

registered owner(s) of the property described as           

                

in the City of Greater Sudbury: 

 

Collection, Use and Disclosure of Information: 
 
a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, R.S.O. 1990, 

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

 
c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 

disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any person 
or entity, in any manner chosen by the City, including copying, posting on the City’s website, advertising in a 
newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third party 
request; 

 
d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for internal 

use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any other use  
associated with the purpose of review and implementation of the application; 

 
 
Authority to Enter Land and Photograph 
 
e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as part 

of the City’s review and processing of this application; 
 
f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario Municipal 

Board, the City of Greater Sudbury may not attend at the Ontario Municipal Board hearing unless the City is provided 
with the City’s required fee for attendance at the hearing; 

 
   
Appointment of Authorized Agent 
 
g) appoint and authorize            (please print 

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

 
 
 Dated this   day of    , 20     
  
 
 
 
 
 
            
 (witness)   signature of Owner(s) or Signing Officer or Authorized Agent 
    (*where a Corporation) 
 
 
 
    Print Name:         
   *I have authority to bind the Corporation  
 
 
 
 
 
 
/ 
Condomi 
 
 
nium Application             Page 6  

1916596 Ontario Ltd. c/o Dario Zulich

Part of Lot 9, Concession 4, Township of Neelon;

 Part of Parts 10 & 11, Parts 12 & 13, Plan 53R-19391

Dillon Consulting Limited c/o Karl Tanner

1916596 Ontario Ltd. c/o Dario Zulich

32AMF
Typewriter
Original application signed



PART B:  OWNER OR AUTHORIZED AGENT DECLARATION 

I/We,   (please print all 

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

in the City of Greater Sudbury: 

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

Dated this  day of , 20 

Commissioner of Oaths signature of Owner(s) or Signing Officer or Authorized Agent 
(*where a Corporation) 

Print Name: 
*I have authority to bind the Corporation

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

NOTES: 

 Questions regarding the collection of personal information should be directed to the Manager of
Development Approvals, City of Greater Sudbury, 200 Brady Street, Sudbury, ON,  P3A 5P3

 An agent must be authorized in writing by the owner to act on his/her behalf.  Unless otherwise
requested, all communication will be sent to the agent.

 Schedule of Application Fees is attached.

REFUND POLICY: 

Half of the application fee (50%) is refunded if an application is withdrawn within five (5) working days of its 
receipt by the Growth and Development Department.  No refund after this time period. 

FEES FOR EXTENSIONS: 

Approvals with conditions have two years to fulfill conditions.  If extensions to this time limit are granted, the 
following fees shall be applicable. 

 Extensions up to one year – 50% of the original application fee

 Extensions beyond one year up to two years – 100% of the original application fee

1916596 Ontario Ltd. c/o Dario Zulich

Part of Part 9, Concession 4,

Township of Neelon; Part of Parts 10 & 11, Plan 53R-19391

1916596 Ontario Ltd. c/o Dario Zulich

32AMF
Typewriter
Original application signed



2017 Application Fees 

REZONING 
a) Where the Application for Rezoning is NOT

made concurrently with an Application for an Official Plan Amendment; 

 Change in zoning designation $2,900.00 + legal notice fee 
(except “R1” to “R2”)

 “R1” to “R2” and Temporary zonings or $1,150.00 + legal notice fee 
Lifting of “H” Provisions

 Garden Suite Temporary Extension $   580.00, legal notice fee included 

b) Where the Application for Rezoning IS made concurrently $4,640.00 + legal notice fee 
with an Application for an Official Plan Amendment;

OFFICIAL PLAN AMENDMENTS $2,900.00 + legal notice fee 
 Request for Extension of Rezoning approval and / or

Official Plan Amendment time limits; 

 50% of above fees for a one year extension, and

 100% for a two year extension

DRAFT SUBDIVISION PLAN APPLICATIONS (base fee, plus) $2,900.00 + legal notice fee 
 Per lot for “R1” or “R2” lots $   115.00 
 Per block where the block is NOT intended for Municipal use $   600.00 
 Per block where the block IS intended for Municipal use  Nil 

To a maximum of $10,927.00

DEFERRAL FEES FOR REZONING, OFFICAL PLAN AMENDMENTS AND DRAFT PLAN SUBDIVISION 
 50% of application fee with minimum of $   230.00 

SUBDIVISION ADMINISTRATION FEE, PER LOT / BLOCK 
 Paid prior to registration $   178.00 

REDRAFTS OF SUBDIVISION 
 50% of above fee based on number of lots or percentage of land area, whichever is greater

REQUEST FOR SUBDIVISION DRAFT PLAN EXTENSION 
 25% of above fees for a 3 year extension

DRAFT CONDOMINIUM PLAN APPLICATIONS $2,900.00 

LEGAL NOTICE FEES 
 Rezoning, Official Plan Amendments, Draft Plans of Subdivision or Condominium Applications

 any one of the above $   570.00 

 two or more of the above, an additional $   340.00 

SOURCE PROTECTION PLAN APPLICATIONS $     35.00 

NDCA FEES 
 Official Plan Amendment $   151.00 
 Zoning By-law Amendment $     85.00 
 Consent to Sever $     61.00 
 Minor Variance $     61.00 
 Site Plan Control Agreement $     85.00 

Plans of Subdivision 
 Initial Draft $   220.00 
 Draft Plan Approval Extension $   114.00 
 Clearance of Conditions (per phase) $   114.00 

FRONT END AGREEMENT APPLICATION $   700.00 

PART LOT CONTROL EXEMPTION $1,180.00 

TELECOMMUNICATION FACILITY  
 Non Exempt Antenna System $1,550.00 
 Exempt Facility    Nil 
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APPLICATION TO AMEND THE ZONING BY-LAW 
Personal information on this form is collected pursuant to the Planning Act.  Any questions regarding 
the collection of this information may be directed to the Manager of Development Approvals. 

In accordance with Section 1.0.1 of the Planning Act, information and material required to be provided 
to a municipality or approval authority as part of this application shall be considered public 
information and shall be made available to the public. 

Applications to amend zoning by-laws in the City of Greater Sudbury are submitted pursuant to 
Section 34 of the Planning Act.  The following information is required to be submitted to the Planning 
Services Division of the Growth and Development Department and shall be accompanied by a debit 
transaction, cash or cheque, made payable to the City of Greater Sudbury (refer to “Fee Schedule” for 
applicable application fees). 

All applications submitted must be consistent with the Provincial Policy Statements which can be 
found at www.mah.gov.on.ca 

In accordance with Section 34(10.4) of the Planning Act, the City of Greater Sudbury is required to 
notify the applicant within 30 days of the application having been submitted, whether additional 
information is required to be submitted in order for the application to be considered complete.   Failure 
to submit all of the required information may prevent or delay the consideration of the application.  

All applicants are required to contact the Manager of Development Approvals, or the designate, to 
determine the need for a pre-consultation meeting prior to the submission of an application.  Where it 
has been determined that a pre-consultation meeting is required, the pre-consultation meeting shall 
occur prior to the application being submitted to the City. 

It is recommended that applicants consult with their neighbours, ward councillor and key stakeholders 
and host a neighbourhood meeting to inform area residents as to the nature of the application several 
weeks prior to the application being scheduled for a public hearing.  This will allow all parties to 
understand the nature of the application and also allow parties to work out contentious issues where 
possible in advance of the public hearing. 
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Application to Amend the Zoning By-Law  Page 1 of 6 

Please print.  Schedules may be included if necessary. 

1. Pre-consultation:

a) Date of Pre-consultation, if one was held:

Month / Day / Year 

b) Please attach Pre-consultation Letter of Understanding Form

2. The undersigned hereby applies to the City of Greater Sudbury under Section 34 of the Planning Act, Revised
Statutes of Ontario 1990 for an amendment to a Zoning By-law of the City of Greater Sudbury as described in this
application.

Registered Owner(s): Cell Phone Number: 
Home Number: 

Mailing Address: Business Number: 
Fax Number: 

Postal Code: E-Mail: 

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

Name of Agent or Solicitor:      Cell Phone Number:
Home Number: 

Mailing Address: Business Number: 
Fax Number: 

Postal Code: E-Mail: 
Note:  Unless otherwise requested, all communication will be sent to the agent, if any. 

4. Legal Description of Subject Property.

PIN Township Lot No. Concession No.  

Parcel(s) Subdivision  Plan No. Lot(s) 

Reference Plan No. Part(s)  
Municipal Address or Street(s) 

5. Identify the holders of any mortgages, charges or other encumbrances in respect to the subject lands.

Name(s):
Address: 

6. Date land was purchased by the current owner.
Month / Day / Year 

7. Current Zoning: By-Law: 

8. Proposed Zoning:

What is the maximum height permitted in the Zoning By-law for the Proposed Zone?
Metres 

What is the maximum density permitted in the Zoning By-law for the Proposed Zone? 
 (If applicable) 

12/05/2017

1916596 Ontario Ltd.
c/o Dario Zulich

874 Lapointe Street, Sudbury ON

P3A 5N8

(705) 566-5702
(705) 560-7524

dario@dariozulich.com

Dillon Consulting Limited
c/o Karl Tanner

3200 Deziel Drive, Suite 608
Windsor, ON

N8W 5K8

519-948-5000 Ext 3227
519-948-5054

ktanner@dillon.ca

73561-0264/0258/0261 Neelon 9 & 10 4

53R-19391 Parts 2,3,5 & 8,Part of Part 10, Parts 14 & 15

N/S Kingsway

N/A

04/01/2010

Light Industrial (M2); Heavy Industrial (M3) 2010-100Z

To include 'Parking Lot' as a permitted use and exception to Section 5.2.4.2(a)

15.0m/  30.0m

N/A

32AMF
Typewriter

32AMF
Typewriter

32AMF
Typewriter
See attached

32AMF
Typewriter

32AMF
Typewriter



Application to Amend the Zoning By-Law    Page 2 of 6 

Why is the rezoning being requested?  Provide details of proposed development or land use.9.

NOTE: 

If the application is to implement an alteration to the boundary of an area of settlement or to implement a new 
area of settlement, details of the related Official Plan or Official Plan Amendment are required to be submitted 
with the application. 

If the application is to remove land from an area of employment, details of the related Official Plan or Official 
Plan Amendment are required to be submitted with the application. 

10. Current Official Plan Land Use Designation:

a) Explain how the application conforms to the Official Plan.

11. Have the lands intended to be rezoned ever been, or are now a part of an application for;

a) Official Plan Amendment? ❏ Yes ❏  No 

If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

b) Plan of Subdivision? ❏ Yes ❏  No 

If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

c) Consent? ❏ Yes ❏  No 

 If “Yes”, please provide; 
• File Number(s)
• Status of Application(s)

d) Rezoning? ❏ Yes ❏  No 

If “Yes”, please provide;
• File Number(s)
• Status of Application(s)

e) Have the lands ever been the subject of a Minister’s Zoning Order? ❏ Yes ❏  No 

If “Yes”, please provide;
• Ontario Regulation Number

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

Frontage:   Depth:  Area: [❏ m2  /  ❏ ha] 

Site specific zoning to include 'parking lot' as a permitted use and an exception to Section 5.2.4.2(a) - When Offsite

Parking May Be Permitted

Light Industrial; Heavy Industrial

The application conforms with Section 11.4 (Parking);
'Parking' as a permitted use on the sites surroudning the proposed Event Centre/Arena will provide 

options for overflow parking if required 

✔

✔

780-6/10002

Approved October 26, 2010; Draft Approval extension expires October 26, 2018

✔

✔

N/A

✔

32AMF
Typewriter
Refer to Reference Plan 53R-19391 



 
Application to Amend the Zoning By-Law                     Page 3 of 6 
 
 
 
13) Describe the existing use(s) on the subject land.   
    
    
 

a) Date that existing uses were established on the subject land.   
 Month / Day / Year 

 
b) Number of existing buildings and structures on land to be rezoned.   

 
 
14) Particulars of all buildings:   Existing    Proposed 
 
 Ground Floor Area:              
 Gross Floor Area:               
 No. of storeys:               
 Width:                
 Length:                
 Height:                
 Date of Construction:        
 

a) Are any of existing buildings proposed to be demolished or removed? ❏ Yes  ❏  No 
 
If “Yes”, identify which buildings are to be demolished or removed?        
                
If there is more than one existing or proposed building, please attach a schedule to the application form 
for each additional building. 
 
 

15) Location of all buildings and structures on or proposed for the subject lands (specify distances from side, rear and 
front lot lines).  

    Existing      Proposed 
 Front:                
 Rear:                
 Side:                
 Side:                

If there is more than one existing or proposed building, please attach a schedule to the 
application form for each additional building. 

 
 

16) Will access to the land to be rezoned be accessed by; 
 
a) a provincial highway,      ❏ Yes ❏ No 
b) a municipal road that is maintained all year or seasonally,  ❏ Yes ❏ No 
c) a road which is maintained by the municipality,   ❏ Yes ❏ No 
d) by water?       ❏ Yes ❏ No 

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

                
                
                 
 
 
17) What types of water supply and sewage disposal are available?   
 
 Municipally owned and operated piped water system     
 Municipally owned and operated sanitary sewage system     
 Lake            
 Individual Well          
 Communal Well          
 Individual Septic System         
 Communal Septic System         
 Pit Privy            
 Other                                                                     
 If the proposed development is to be serviced by a privately owned and operated individual or communal 

septic system and more than 4500 litres of effluent would be produced per day as a result of the completed 
development, the following reports must be submitted to the municipality with this application form. 

 
a) A servicing options report, AND a hydrogeological report. 

 

Vacant

N/A

N/A

                         N/A                               N/A

                         

                         

                         

                         

                         

                         

N/A

                                      N/A                               N/A
                                       
                                      
                                       

✔

✔

✔

✔

N/A

✔
✔
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18) How will storm drainage be provided?

Storm Sewers 
Ditches 
Swales 
Other

19) Is the application to amend the zoning by-law consistent with Provincial Policy Statements issued under subsection
3(1) of the Planning Act?   ❏ Yes ❏ No

20) Is the subject land within an area of land designated under any provincial plan or plans?
 ❏Yes ❏ No 

If “Yes”, does the application conform to or not conflict with the applicable provincial plan or plans? 
❏Yes ❏ No

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

        If “Yes”, provide details on how the property is designated in the Source Protection Plan.

22) Supporting material to be attached.

a) If available, a survey of the property.

b) A sketch drawn to scale showing in metric units, the following;

 the boundaries and dimensions of the subject land;

 the location, size and type of all existing and proposed buildings and structures, landscaping and parking
areas on the subject land, indicating their distance from the front lot line, rear lot line and side lot lines;

 the approximate location of all natural and artificial features (for example, buildings, railways, roads,
watercourses, drainage ditches, banks of rivers or streams, wetlands, wooded areas, wells and septic tanks)
that;

i. are located on the subject land and on land that is adjacent to it, and
ii. in the applicant’s opinion, may affect the application.

 the current uses of land that are adjacent to the subject land;

 the location, width and name of any roads within or abutting the subject land, indicating whether it is an
unopened road allowance, a public travelled road, a private road or a right-of-way;

 if access to the subject land will be by water only, the location of the parking and docking facilities to be used,
and;

 the location and nature of any easement affecting the subject land.

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

The applicant's proposed strategy for consulting with the public on the request to amend the zoning by-law.c)

✔

✔

✔

✔

Refer to Restricted Land Use Review Application for Section 59 Notice

Concept Plan (see attached)

Source Water Protection Plan Section 59 Application (see attached)
SAR Report and MNRF Correspondence(see attached)
Traffic Impact Study (under separate cover)

32AMF
Typewriter
Public Consultation Strategy (see attached)

32AMF
Typewriter



 
  
 
PART A:  OWNER ACKNOWLEDGEMENT AND CONSENT 
 
I/We,           (please print all names), the 

registered owner(s) of the property described as           

                

in the City of Greater Sudbury: 

 

Collection, Use and Disclosure of Information: 
 
a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, R.S.O. 1990, 

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

 
c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 

disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any person 
or entity, in any manner chosen by the City, including copying, posting on the City’s website, advertising in a 
newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third party 
request; 

 
d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for internal 

use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any other use  
associated with the purpose of review and implementation of the application; 

 
 
Authority to Enter Land and Photograph 
 
e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as part 

of the City’s review and processing of this application; 
 
f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario Municipal 

Board, the City of Greater Sudbury may not attend at the Ontario Municipal Board hearing unless the City is provided 
with the City’s required fee for attendance at the hearing; 

 
   
Appointment of Authorized Agent 
 
g) appoint and authorize            (please print 

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

 
 
 Dated this   day of    , 20     
  
 
 
 
 
 
            
 (witness)   signature of Owner(s) or Signing Officer or Authorized Agent 
    (*where a Corporation) 
 
 
 
    Print Name:         
   *I have authority to bind the Corporation  
 
 
 
 
 
 
/ 
Condomi 
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1916596 Ontario Ltd. c/o Dario Zulich

Part of Lots 9 and 10, Concession 4, Township of Neelon; 

Parts 2,3,5 & 8,Part of Part 10, Parts 14 & 15 on 53R-19391

Dillon Consulting Limited c/o Karl Tanner

1916596 Ontario Ltd. c/o Dario Zulich

32AMF
Typewriter
Original Application Signed

32AMF
Typewriter

32AMF
Typewriter



PART B:  OWNER OR AUTHORIZED AGENT DECLARATION 

I/We,   (please print all 

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

in the City of Greater Sudbury: 

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

Dated this  day of , 20 

Commissioner of Oaths signature of Owner(s) or Signing Officer or Authorized Agent 
(*where a Corporation) 

Print Name: 
*I have authority to bind the Corporation

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

NOTES: 

 Questions regarding the collection of personal information should be directed to the Manager of
Development Approvals, City of Greater Sudbury, 200 Brady Street, Sudbury, ON,  P3A 5P3

 An agent must be authorized in writing by the owner to act on his/her behalf.  Unless otherwise
requested, all communication will be sent to the agent.

 Schedule of Application Fees is attached.

REFUND POLICY: 

Half of the application fee (50%) is refunded if an application is withdrawn within five (5) working days of its 
receipt by the Growth and Development Department.  No refund after this time period. 

FEES FOR EXTENSIONS: 

Approvals with conditions have two years to fulfill conditions.  If extensions to this time limit are granted, the 
following fees shall be applicable. 

 Extensions up to one year – 50% of the original application fee

 Extensions beyond one year up to two years – 100% of the original application fee

1916596 Ontario Ltd., c/o Dario Zulich

Part of Lots 9 and 10, Concession 4,

Township of Neelon; Parts 2,3,5 & 8,Part of Part 10, Parts 14 & 15 on 53R-19391

1916596 Ontario Ltd. c/o Dario Zulich

32AMF
Typewriter
Original Application Signed



2017 Application Fees 

REZONING 
a) Where the Application for Rezoning is NOT

made concurrently with an Application for an Official Plan Amendment; 

 Change in zoning designation $2,900.00 + legal notice fee 
(except “R1” to “R2”)

 “R1” to “R2” and Temporary zonings or $1,150.00 + legal notice fee 
Lifting of “H” Provisions

 Garden Suite Temporary Extension $   580.00, legal notice fee included 

b) Where the Application for Rezoning IS made concurrently $4,640.00 + legal notice fee 
with an Application for an Official Plan Amendment;

OFFICIAL PLAN AMENDMENTS $2,900.00 + legal notice fee 
 Request for Extension of Rezoning approval and / or

Official Plan Amendment time limits; 

 50% of above fees for a one year extension, and

 100% for a two year extension

DRAFT SUBDIVISION PLAN APPLICATIONS (base fee, plus) $2,900.00 + legal notice fee 
 Per lot for “R1” or “R2” lots $   115.00 
 Per block where the block is NOT intended for Municipal use $   600.00 
 Per block where the block IS intended for Municipal use  Nil 

To a maximum of $10,927.00

DEFERRAL FEES FOR REZONING, OFFICAL PLAN AMENDMENTS AND DRAFT PLAN SUBDIVISION 
 50% of application fee with minimum of $   230.00 

SUBDIVISION ADMINISTRATION FEE, PER LOT / BLOCK 
 Paid prior to registration $   178.00 

REDRAFTS OF SUBDIVISION 
 50% of above fee based on number of lots or percentage of land area, whichever is greater

REQUEST FOR SUBDIVISION DRAFT PLAN EXTENSION 
 25% of above fees for a 3 year extension

DRAFT CONDOMINIUM PLAN APPLICATIONS $2,900.00 

LEGAL NOTICE FEES 
 Rezoning, Official Plan Amendments, Draft Plans of Subdivision or Condominium Applications

 any one of the above $   570.00 

 two or more of the above, an additional $   340.00 

SOURCE PROTECTION PLAN APPLICATIONS $     35.00 

NDCA FEES 
 Official Plan Amendment $   151.00 
 Zoning By-law Amendment $     85.00 
 Consent to Sever $     61.00 
 Minor Variance $     61.00 
 Site Plan Control Agreement $     85.00 

Plans of Subdivision 
 Initial Draft $   220.00 
 Draft Plan Approval Extension $   114.00 
 Clearance of Conditions (per phase) $   114.00 

FRONT END AGREEMENT APPLICATION $   700.00 

PART LOT CONTROL EXEMPTION $1,180.00 

TELECOMMUNICATION FACILITY  
 Non Exempt Antenna System $1,550.00 
 Exempt Facility    Nil 
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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 



 
 

 37 

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.  
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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 
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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. 



Appendix F

Gateway Casinos and Entertainment Limited
Official Plan and Zoning By-law Amendment
Planning Justification Report
November 2017

F Draft Official Plan Policies



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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City of Greater Sudbury Zoning By-law 2010-100Z  
Part 8 – INDUSTRIAL ZONES 8-1 
 

 
 

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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Part 8 – INDUSTRIAL ZONES 8-2 
 

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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1.0 Introduction 
 

The City of Greater Sudbury has been considering a new sports and entertainment facility to replace the 

Sudbury Community Arena. In April 2016, a new multi-purpose Sports and Entertainment Centre was 

endorsed by Greater Sudbury City Council as one of its four priority projects.  

In July 2016, City Council engaged a consultant to develop a Phase I Feasibility and Business Case 

analysis that was presented to Council March 2017. The study concluded the Greater Sudbury market 

could support an Event Centre with approximately 5,800 seats to service demand with an approximate 

cost of $100 million. 

In June 2017, Council approved the Kingsway site for the Event Centre based on criteria it accepted and 

its desire to create synergies with other possible uses, namely a casino and a hotel/conference centre 

(Gateway Casinos and Entertainment Limited) and the future development of surrounding lands 

(1915695 Ontario Limited (Zulich)), which would attract visitors from across the region.  

In August 2017, Council approved Cumulus Architects Inc. as the lead of a team of consultants to 

prepare an Integrated Site Design Strategy, with costs to be shared by Gateway Casinos and 

Entertainment Limited, 1915695 Ontario Limited (Zulich) and the City of Greater Sudbury.  

As part of the project, Public Open Houses were held during two phases. The first phase held from 
September 20 to October 4, 2017, residents were invited to public brainstorming sessions to share their 
ideas and vision for the Kingsway Entertainment District and Arena/Event Centre integrated site plan. 
The second phase was to introduce the Draft Integrated Site Plan to the public and provide an 
opportunity to review conceptual plans, provide additional comment, and to verify we heard what 
residents wanted.  
 
This report summarizes information related to the Public Open Houses that were held during the two 

phases from September 20 to October 4, 2017 and November 3 to November 10, 2017. 

A copy of the notices and schedules can be found in Appendix A. 

 

 

 

 

 

 



2.0 Distribution of the Notice of Public Open Houses 
 

The following outlines the methods used to notify the public of how and where they could attend the 

Public Open House or submit commits. 

Phase 1  

 Promoted via Public Service Announcement  

 Social Media Messages (Twitter and Facebook)  

 Promoted via Bell Park digital sign  

 Sign for lobby of hotel 

Phase 2 

 

 News Release on Nov. 1 and Public Service Announcement Nov. 7  

 Social Media Messages (Twitter and Facebook)  

 Electronic Sign Board  Nov. 8 - 10, 2017 

 email to Hockey Associations via Greater Sudbury Arenas 

 email to online registry for Kingsway Event Centre updates 

 

A copy of the notices can be found in Appendix A. 

 

 

 

 

 

 



3.0 The Public Open Houses 

3.1 Format  

The first phase of Public Open House was held in two sessions that took place on Wednesday, 

September 20, in the Palladium Centre and South Ballroom at the Radisson Hotel, located at 85 Ste. 

Anne Rd. The sessions were held from 1 to 3 p.m. and from 6:30 to 8:30 p.m. and was hosted as an 

informal walk-through session with display boards of the site location, surrounding land uses, as well as 

topographical mapping of the site. Blank paper was posted on the wall around the perimeter of the 

Palladium Centre and South Ballroom for residents to write down comments. Residents were asked to 

respond to two questions: 

How can the Kingsway Entertainment District and Arena/Event Centre create a positive visitor 

experience for you? 

In a few words, tell us what you see for the future of the Kingsway Entertainment District and 

Arena/Event Centre? 

Three (3) Cumulus Architects Inc. staff members, ten (10) City staff member, as well as the (3) 

representatives for the developer and one (1) representative for Gateway Casinos and Entertainment 

Limited, were in attendance to explain the project, record comments, and answer questions. 

An online survey was also available from September 20 to October 4, 2017. 

The second phase of Public Open House was held at 16 Open Houses over 5 days ( see Appendix A for 

schedule). These sessions were hosted as an informal walk-through session with display boards of the 

Proposed Integrated Site Plan, proposed programming, as well an area to provided additional comment. 

Some of the locations included the Architectural 3D Model of the proposed site plan. 

All open houses were attended by a minimum of 2 staff representing the City of Greater Sudbury at each 

session with assistance from Cumulus Architects and the developer (Zulich). 

The City added two additional open houses at an Older Adult Centre (Parkside Centre) and at the City's 

largest shopping mall (New Sudbury Centre) on November 10 to accommodate residents who could not 

attend an open house the previous weekend (see appendix A for schedule). 

An online survey was extended for comment until November 10, 2017. 

It should also be noted that a meeting of Greater Sudbury Council on November 1 was publicized via the 

public service announcement and associated Facebook and Twitter postings. 

The November 1 meeting of Council was Livestreamed via www.greatersudbury.ca 

The presentation related to the draft integrated site plan is posted for later viewing at 

www.greatersudbury.ca/eventcentre 

http://www.greatersudbury.ca/
http://www.greatersudbury.ca/eventcentre


3.2 Display Panels 

As shown in Appendix B, the display panels included information about the following: 

Phase 1 

 Location on Map; 

 Aerial photography showing existing site as well as proposed road network; 

 Topographic Map of the site; 

 Display boards presenting the two questions 

Phase 2 

 Two boards of the proposed Integrated Site Plan  

 Two boards with the proposed programming for the site 

 One board to attach additional comments 

 3D Architectural Model of the site  

In addition, post cards with a conceptual site plan, as well as a link to provide additional comment, were 

distributed at all locations. 

 

 

 

 

 

 

 

 

 

 

 



4.0 Comments Received  
 

Attendees of the meeting provided valuable feedback to project staff. All attendees were encouraged to 

provide their comments in-person at the event or in writing online at: 

https://www.greatersudbury.ca/city-hall/current-projects/large-projects1/kingsway-entertainment-

district-and-arena-event-centre/ 

 The following represent the key theme of comments raised by the public (both verbally at the meeting 

and online). 

COMMENTS RECEIVED 

Questions related to onsite and surrounding area parking. 

Questions related to traffic flows in and out of the site. 

Questions related to Active Transportation links to the site, sidewalk, cycling, trails and bike parking.  

Questions related to the Motor Sports Park commitment to pursue the site north of the Event Centre. 

Questions related to location. 

Questions related to budget. 

Questions related to timing/ completion of the project. 

Questions related to future development including the twin pads. 

Questions related to transit services. 

Questions related to the Casino commitment. 

Overall the site plan, as presented, generated both support and non-support. Any questions relating to 
the intricate details of site configuration, drainage and infrastructure servicing can be addressed further 
during the rezoning process.  
 
 

5.0 Next Steps 
 

Staff will be presenting the Final Integrated Site Plan to Council on November 22, 2017 for final 

approval.  

 

https://www.greatersudbury.ca/city-hall/current-projects/large-projects1/kingsway-entertainment-district-and-arena-event-centre/
https://www.greatersudbury.ca/city-hall/current-projects/large-projects1/kingsway-entertainment-district-and-arena-event-centre/
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For Immediate Release       September 13, 2017 

 

Public Brainstorming Sessions for Kingsway Entertainment District and Arena/Event Centre 

Residents are invited to attend public brainstorming sessions to share their ideas and vision for the 
Kingsway Entertainment District and Arena/Event Centre integrated site plan. 

Two sessions will take place on Wednesday, September 20, in the Palladium Centre and South Ballroom 
at the Radisson Hotel, located at 85 Ste. Anne Rd. The sessions will be held from 1 to 3 p.m. and from 
6:30 to 8:30 p.m. Free parking is available at the Rainbow Centre above ground parking lot.   

Residents are encouraged to drop in anytime during the sessions to share their ideas for the future 
Kingsway Entertainment District and Arena/Event Centre. Representatives from the City of Greater 
Sudbury and key development partners will be in attendance to provide information and answer 
questions. 

Visit the City of Greater Sudbury Facebook Page at www.facebook.com/greatersudbury for updates 
throughout the September 20 sessions. 

Residents may also provide their ideas online at www.greatersudbury.ca/eventcentre from September 
20 to October 4. The comment form will be available at all Citizen Service Centre and Library locations 
where staff can assist residents in providing input. 

The Kingsway Entertainment District and Arena/Event Centre public brainstorming sessions are a key 
step in the development of an integrated site plan for the project. Concepts for the site plan will be 
brought forward for additional public comment in October. This is the first of a series of public 
engagement opportunities for this project. 

For more information, please visit www.greatersudbury.ca/eventcentre.  

 
Media contact: 
 
Shannon Dowling, Corporate Communications 
City of Greater Sudbury, 705-674-4455, ext. 2539 

 

 

http://www.facebook.com/greatersudbury
https://www.greatersudbury.ca/city-hall/current-projects/large-projects1/kingsway-entertainment-district-and-arena-event-centre/
https://www.greatersudbury.ca/city-hall/current-projects/large-projects1/kingsway-entertainment-district-and-arena-event-centre/


 

Pour diffusion immédiate      Le 13 septembre 2017 

 
Séances publiques de remue-méninges sur le district de divertissements 

et l'aréna/centre d'événements du Kingsway 
 

Nous invitons les citoyens à participer à des séances publiques de remue-méninges en vue d’y partager 
leurs idées et leur vision concernant le plan intégré de situation du district de divertissements et de 
l’aréna/centre d’événements du Kingsway. 

Deux séances auront lieu le mercredi 20 septembre, dans le Palladium Centre et le South Ballroom, à 
l’hôtel Radisson (au 85, chemin Ste. Anne). Les séances seront tenues respectivement de 13 h à 15 h et 
de 18 h 30 à 20 h 30. Le stationnement est gratuit au Rainbow Centre, dans le terrain de stationnement 
en surface. 

Nous encourageons les citoyens à se présenter n’importe quand aux séances en vue d’y partager leurs 
idées pour l’avenir du district de divertissements et de l’aréna/centre d’événements du Kingsway. Des 
représentants de la Ville du Grand Sudbury et des partenaires clés du développement seront sur les 
lieux afin de partager des renseignements sur le projet et de répondre aux questions. Consultez la page 
Facebook de la Ville du Grand Sudbury, au www.facebook.com/greatersudbury, pour obtenir des mises 
à jour tout au long du déroulement des séances du 20 septembre. 

Les citoyens peuvent aussi partager leurs idées en ligne, au www.grandsudbury.ca/larena-centre-
devenements, du 20 septembre au 4 octobre. Le formulaire de commentaires sera aussi disponible dans 
tous les Centres de services aux citoyens et dans toutes les succursales de la Bibliothèque publique du 
Grand Sudbury, où le personnel pourra aider les citoyens à procurer leurs opinions. 

Les séances publiques de remue-méninges sur le district de divertissements et l’aréna/centre 
d’événements du Kingsway constituent une étape clé dans l’élaboration d’un plan intégré de situation 
pour le projet. Des possibilités de plan de situation seront présentées en octobre en vue de recueillir 
d’autres commentaires du public. Ces séances sont les premières de toute une série d’occasions 
d’engagement public qui seront offertes dans le cadre de ce projet. 

Pour obtenir des renseignements additionnels, veuillez consulter le www.grandsudbury.ca/larena-
centre-devenements. 

Renseignements : 
 
Shannon Dowling, Communications corporatives 
Ville du Grand Sudbury, 705 674-4455, poste 2539 

Facebook: 

http://www.facebook.com/greatersudbury
http://www.grandsudbury.ca/larena-centre-devenement
http://www.grandsudbury.ca/larena-centre-devenement
http://www.grandsudbury.ca/larena-centre-devenements
http://www.grandsudbury.ca/larena-centre-devenements


What is your vision for the Kingsway Entertainment District and arena/event Centre? 

Come and share your ideas at a public brainstorming session on Wednesday, 

September 20 at the Radisson Hotel, from 1 to 3 p.m. and at 6:30 to 8:30 p.m. in the 

Palladium South and Centre Ballroom. Free parking is available. 

Don’t forget, today is your chance to share your thoughts and you ideas for the 

Kingsway Entertainment District and arena/event Centre. Come and see us at the 

Radisson Hotel from 1-3 pm or from 6:30 to 8:30 p.m. 

 

Quelle est votre vision pour l’avenir du district de divertissements et de l’aréna/centre 

d’événements du Kingsway? Venez partager vos idées à l’occasion d’une séance 

publique de remue-méninges le mercredi 20 septembre, de 13 h à 15 h et de 18 h 30 à 

20 h 30, dans le Palladium South and Centre Ballroom de l’hôtel Radisson. Le 

stationnement est gratuit. 

Rappel : Aujourd’hui, vous aurez l’occasion de partager vos idées et vos opinions sur le 

district de divertissements et l’aréna/centre d’événements du Kingsway. Venez nous 

rencontrer à l’hôtel Radisson, de 13 h à 15 h et de 18 h 30 à 20 h 30. 

 

Twitter 

What is your vision for the Kingsway Entertainment District & arena/event centre? Come 

and share your ideas! http://bit.ly/2wpHoCy 

Comment imaginez-vous le district de divertissements et l’aréna/centre d’événements 

du Kingsway? Partagez vos idées! http://bit.ly/2ylbFzO 

The Kingsway Entertainment District arena/event Centre public brainstorming sessions 

today- 1 to 3pm and 6:30-8:30 p.m. http://bit.ly/2wpHoCy 

Remue-méninges sur le district de divertissements et l’aréna/centre d’événements du 

Kingsway, aujourd’hui de 13h à 15h et de 18h30 à 20h30. http://bit.ly/2ylbFzO 

 
 

 

 

 

http://bit.ly/2wpHoCy
http://bit.ly/2ylbFzO
http://bit.ly/2wpHoCy
http://bit.ly/2ylbFzO
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For Immediate Release       Wednesday, November 1, 2017 

 

 

Opportunities to Comment on Draft Integrated Site Plan for Kingsway Entertainment District 

Residents will have opportunities to comment on a draft integrated site plan for the Kingsway 

Entertainment District, including the Greater Sudbury Arena/Event Centre, Gateway Casino and a hotel 

complex, both in person at open houses and online at www.greatersudbury.ca/eventcentre until 10:00 

p.m. on Monday, November 6.  

Municipal staff will bring the site plan, showing proposed building locations, future roads and 

landscaping design, to local arenas and other public facilities between Friday, November 3 and Monday, 

November 6.  Everyone is welcome to attend these open houses. 

Greater Sudbury Council will receive for consideration the final integrated site plan for the Kingsway 

Entertainment District on Wednesday, November 22, 2017. 

Friday, November 3, 2017 

Attend anytime between 9:30 a.m. and Noon.: 

 T.M.Davies Community Arena, Lively 

Attend anytime between 1:30 p.m. and 3:30 p.m.: 

 New Sudbury Library, Sudbury 

Attend anytime between 6:00 p.m. and 10:00 p.m.  

 Sudbury Community Arena (Wolves vs IceDogs). There is no charge to attend this open house. 

Saturday, November 4, 2017 

Attend anytime between 9:00 a.m. and 11:00 a.m.: 

 Dr. Edgar Leclair Community Arena, Azilda 

 McClelland Community Arena, Copper Cliff 



Attend anytime between 11:30 a.m. and 1:30 p.m.: 

 Chelmsford Community Arena 

 RHP Training Centre, Kelly Lake Road, Sudbury 

Attend anytime between 2:30 p.m. and 4:30 p.m.: 

 Gerry McCrory Countryside Sports Complex, Sudbury 

 I.J. Coady Memorial Arena, Levack 

Sunday, November 5, 2017 

Attend anytime between 8:30 a.m. and 11:30 a.m.: 

 Garson Community Arena 

Attend anytime between 10:00 a.m. and Noon: 

 Centennial Community Arena, Hanmer 

Attend anytime between 12:30 p.m. and 2:30 p.m.: 

 Raymond Plourde Arena, Val Caron 

 Capreol Community Arena 

Monday, November 6, 2017 

Attend anytime between 4:30 p.m. and 6:00 p.m.: 

 Carmichael Community Arena, Sudbury 

Attend anytime between 6:30 p.m. and 8:00 p.m.: 

 Toe Blake Memorial Arena, Coniston 

Attend anytime between 8:30 p.m. and 10:00 p.m.: 

 Cambrian Arena, Sudbury 

-30- 

 

Media contact: 
 
Shannon Dowling, Corporate Communications 
City of Greater Sudbury, 705-674-4455, ext. 2539 



 

  

Pour diffusion immédiate      Le mercredi 1er novembre 2017 

Voici l’occasion de commenter l’ébauche du plan de situation du district de divertissements du Kingsway 

Les citoyens auront l’occasion de commenter l’ébauche du plan intégré de situation du district de 

divertissements du Kingsway, lequel englobe l’aréna/centre d’événements du Grand Sudbury, le 

Gateway Casino et un complexe hôtelier, à la fois en personne à l’occasion de séances portes ouvertes 

et en ligne au www.grandsudbury.ca/centre-devenements jusqu’à 22 h le lundi 6 novembre. 

Du vendredi 3 novembre au lundi 6 novembre, le personnel municipal apportera le plan de situation, qui 

propose un emplacement pour les immeubles et les routes futures et leur vision pour l’aménagement 

paysager, aux arénas locaux et à d’autres installations publiques. Tout le monde est invité à prendre part 

à ces séances portes ouvertes. 

Le Conseil municipal du Grand Sudbury recevra la version définitive du plan intégré de situation du 

district de divertissements du Kingsway, aux fins d’étude, à l’occasion de la réunion ordinaire du 

mercredi 22 novembre 2017. 

Le vendredi 3 novembre 2017 

Présentez-vous n’importe quand de 9 h 30 à midi : 

 à l’Aréna communautaire T. M. Davies, à Lively 

Présentez-vous n’importe quand de 13 h 30 à 15 h 30 : 

 à la Bibliothèque du Nouveau-Sudbury, à Sudbury 

Présentez-vous n’importe quand de 18 h à 22 h : 

 à l’Aréna communautaire de Sudbury (Les Wolves affronteront les IceDogs.) (L’entrée est 

gratuite pour assister à cette séance portes ouvertes.) 

Le samedi 4 novembre 2017 

Présentez-vous n’importe quand de 9 h à 11 h : 

 à l’Aréna communautaire Dr. Edgar Leclair, à Azilda 

 à l’Aréna communautaire McClelland, à Copper Cliff 

http://www.grandsudbury.ca/centre-devenements


Présentez-vous n’importe quand de 11 h 30 à 13 h 30 : 

 à l’Aréna communautaire de Chelmsford, à Chelmsford 

 au RHP Training Centre, chemin Kelly Lake, à Sudbury 

Présentez-vous n’importe quand de 14 h 30 à 16 h 30 : 

 au Complexe sportif Gerry McCrory Countryside, à Sudbury 

 à l’Aréna commémoratif I. J. Coady, à Levack 

Le dimanche 5 novembre 2017 

Présentez-vous n’importe quand de 8 h 30 à 11 h 30 : 

 à l’Aréna communautaire de Garson, à Garson 

Présentez-vous n’importe quand de 10 h à 12 h : 

 à l’Aréna communautaire Centennial, à Hanmer 

Présentez-vous n’importe quand de 12 h 30 à 14 h 30 : 

 à l’Aréna Raymond Plourde, à Val Caron 

Présentez-vous n’importe quand de 12 h 30 à 14 h 30 : 

 à l’Aréna communautaire de Capreol, à Capreol 

Le lundi 6 novembre 2017 

Présentez-vous n’importe quand de 16 h 30 à 18 h : 

 à l’Aréna communautaire Carmichael, à Sudbury 

Présentez-vous n’importe quand de 18 h 30 à 20 h : 

 à l’Aréna commémoratif Toe Blake, à Coniston 

Présentez-vous n’importe quand de 20 h 30 à 22 h : 

 à l’Aréna Cambrian, à Sudbury 

-30- 

Renseignements : 
Shannon Dowling, Communications corporatives 
Ville du Grand Sudbury, 705 674-4455, poste 2539 
 



 

 

For Immediate Release       Tuesday, November 7, 2017. 

 

 

Opportunity Extended for Comment on Draft Integrated Site Plan for Kingsway Entertainment District 

The City of Greater Sudbury has extended the opportunity for public comment on a draft integrated site 

plan for the Kingsway Entertainment District. 

Deadline to submit comments online at www.greatersudbury.ca/eventcentre has been extended to 

midnight on Friday, November 10. 

Residents who would like to speak with City of Greater Sudbury representatives have the option of 

attending two additional open houses on Friday, November 10, 2017. 

Parkside Centre, 140 Durham Street, Sudbury 

 Attend anytime between 10:30 a.m. and 3:30 p.m. in the Lobby 

New Sudbury Centre, 1349 LaSalle Boulevard, Sudbury 

 Attend anytime between 3:30 p.m. and 8:30 p.m. in Centre Court 

The City of Greater Sudbury thanks residents who provided feedback during open houses at 16 locations 

between November 3 and 6. Additional information is available at www.greatersudbury.ca/eventcentre 

-30- 

 
Media contact: 
 
Shannon Dowling, Corporate Communications 
City of Greater Sudbury, 705-674-4455, ext. 2539 
 
 
 
 
 

http://www.greatersudbury.ca/eventcentre
http://www.greatersudbury.ca/eventcentre


 

 

Pour diffusion immédiate      Le mardi 7 novembre 2017 

 

Report de la date limite pour commenter l’ébauche du plan de situation du district de divertissements 

du Kingsway 

La Ville du Grand Sudbury a reporté la date limite pour permettre au public de commenter l’ébauche du 

plan intégré de situation du district de divertissements du Kingsway. 

La date limite pour soumettre vos commentaires en ligne au www.grandsudbury.ca/centre-

devenements a été reporté jusqu’à minuit le vendredi 10 novembre. 

Les citoyens qui désirent parler avec des représentants de la Ville du Grand Sudbury auront l’occasion de 

prendre part à deux séances portes ouvertes additionnelles le vendredi 10 novembre 2017 : 

Parkside Centre, 140, rue Durham, Sudbury : 

 n’importe quand de 10 h 30 à 15 h 30, dans le hall d’entrée. 

New Sudbury Centre, 1349, boulevard LaSalle, Sudbury : 

 n’importe quand de 15 h 30 à 20 h 30, dans l’aire centrale. 

La Ville du Grand Sudbury remercie les citoyens qui ont fourni leur rétroaction à l’occasion des séances 

portes ouvertes tenues à 16 différents endroits du 3 au 6 novembre. Des renseignements additionnels 

sont disponibles au www.grandsudbury.ca/centre-devenements. 

-30- 

 
Renseignements : 
 
Shannon Dowling, Communications corporatives 
Ville du Grand Sudbury, 705 674-4455, poste 2539 
 

 
 

http://www.grandsudbury.ca/centre-devenements
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Appendix J

Gateway Casinos and Entertainment Limited
Official Plan and Zoning By-law Amendment
Planning Justification Report
November 2017

J Ministry of Natural Resources and Forestry
Correspondence



N.A.R.
Environmental
Consultants Inc.

'1130 Southlane Road
Sudbury, 0ntario
P3G 1N6

Phone: (705) 522.5990
Fax: (705) 522-1898

e-mail: nar@ bellnet,ca

August 7,2014

City of Greater Sudbury
P.O. Box 5000, Stn'A'
200 Brady Street
Sudbury, ON P3A 5P3

Attn: Eric Taylor, Manager of Development Approvals
Department of Growth and Development

Re: Jack Nicholas Business rnnovation park - The Kingsway, Sudbury
Species at Risk Assessment

The following letter repofi has been prepared by N.A.R. Environmental Consultants Inc
(NAR) on behalf of 1777222 Ontario Ltd. and 1777223 Ontario Ltd. with respect to their
property located north of Levesque Street on The Kingsway, City of Greater Sudbgry,
known as the Jack Nicholas Business Innovation park.

Following a submission by the proponent of a rezoning application to the City of Greater
Sudbury Planning Department for Phase II of the development, the completion of a
Species at Risk evaluation of the property was required for two species; Blanding's turtles
(Emydoidea blandingii) and Eastern whip-poor-will (Caprimulgus vociferus).

This reporl provides the results of the surveys for the identified species, completed by
NAR between June 4th and July 2l't,2014. Both Phase I (eastem half) and II (western
half) of the proposed development were included in the SAR evaluations.

Nature of the Proposed Development and Local Site-setting

The proposed atea of development is approximately 68 ha (170 acres) in size, and lies
due north of The Kingsway between Mid-North Motors to the west and Yollie Sffeet to
the east (see Figure 1). The property is described as part of Lots 9 and 10, Concession 4,
Township of Neelon. The Draft Plan of Subdivision PIN 73561-0258 and PIN 73561-
0264 ptovides for the creation of a total of 32 lots for the proposed development (see
Figure 2).

Proposed access to the site is via two entrances off The Kingsway; one utilizing the
existing access road opposite Levesque Street and a second new entrance to the west
opposite the future location of Hazelton Drive. Current access to the site is opposite



Levesque Street and near the western edge of the property, however both accesses are
restricted by cable barriers at this time.

Provisions have been made in the design for the construction of a stormwater
management pond on Lot 22 of the development.

Currently, the site is undeveloped, consisting primarily of a mixed deciduous and
coniferous forest cover with exposed bedrock ridges (Plate 1). Towards the eastem side
of the property, there is anarcaof historic infilling of concrete demolition wastes both
buried and on surface (Plate 2). Historic waste dumping was also noted along the westem
bank of a small creek on the western edge of the property (plate 3).

Species at Risk Assessments

The status of both Blanding's turtles and Eastern Whip-poor-wills have been classified as
Threatened under the Provincial Species at Risk Act (SARA), requiring the assessment
and protection of populations and their habitat. The City of Greater Sudbury also has
obligations for species and habitat protection when assessing development proposals (S.
Monet, Manager - Environmental Initiatives - J. Linquist; pers. comm.).

Prior to the commencement of site inspections for either species, a review of available
Federal and Provincial legislation for Species at Risk was completed, as well as
information on individual species, habitats and protection.

As recommended in the suruey protocols, the following websites were utilized for
additional information on the identifred species:

o Ontario Reptile and Amphibian Atlas (ORAA)

o Natural Heritage Information Centre OfHIC)
www.nhic.mnr. gov.on.ca

. Committee on the Status of Endangered Wildlife in Canada (COSEWIC)
www. sarare gistrlr. gc. ca

The Seasonal Occunence of Birds in the Sudbury District (Sudbury District
Ornithological Society 2013) indicated that Eastern Whip-poor-wills are commonly
found in appropriate habitats in the sudbury area between May and october.

The City of Greater Sudbury Environmental Initiatives website provides information on
reports of Eastern Whip-poor-will calls within the city. In the vicinity of the Jack
Nicholas Business Innovation Park, mapping indicated two occurrences of single calls
reported in20I2; one call from two blocks south of the The Kingsway and a second from
the Bancroft Drive area, further south. No calls were reported north of The Kingsway
near the project.



Blanding's Turtles

Habitat

Typical habitat for this species during the open water season includes a variety of wetland
types, such as marshes, ponds, fens, slow-flowing streams and shallow bays of lakes or
rivers. These habitats usually exhibit soft sediment bottoms and often have emergent
vegetation, as described in the Ministry of Natural Resources and Forestry's (MNRF)
Fact Sheet General Habitat Desuiptionfor the Blanding's Turtle (Emydoidea
blandingii).

Nesting sites for Blanding's turtles are characterized by low vegetation cover and good
sun exposure, and are typically proximal (250 m) to permanent wetlands. Basking sites
are generally within 30 m of wetlands.

Overwintering sites require permanent ponds, channels or wetlands with an area of free
(unfrozen) water. Based on the shallow andlor seasonal nature of the aquatic habitat
within the boundaries of the Jack Nicholas Business Innovation Park area, there no
suitable overwintering sites. The southern portion of the large wetland meadow located
approximately 80 m north of the project site (see Figures 1 and 3) includes a small
fringing marsh area which would provide potential overwintering sites for this species.

Within the City of Greater Sudbury, populations of Blanding's turtles have been
identif,red in the Junction Creek watershed. Based on the review of aerial imagery for this
area, drainage appears to be towards the westem portion of the Lake Ramsey watershed
andlor the Coniston Creek watershed.

Survev Methods and Results

Assessment techniques were in accordance with Occuruence Survey Protocol for
Blanding's Turtle (Emydoidea blandgingii) in Ontario (MNRF 2013). The objective of
these techniques is to determine the presences or probable absence of this species in the
project area.

Prior to the initial site visit, Google Earth imagery and topographic maps were reviewed
to determine areas within or adjacent to the Jack Nicholas Business Innovation Park that
might support suitable habitat.

Site surveys were conducted by the author on five occasions between June 4th and July
2l't,2014.Individual survey dates were June 4th, June 1Oth, June 18th, July 1Oth and July
21't. All surveys were completed between the hours of 11:00 am and 4:00 pm. Conditions
were generally warm and sunny, with light or zero wind.

During the initial survey, the majority of the site was walked to confirm the areas of
suitable habitat as determined from the map reviews. The majority of the project site is
comprised of exposed to thin soil covered bedrock ridges trending in a north-south



direction, with pockets of thin soil occurring between the ridges (Plate 1). The western
two thirds of the site is rugged with significant elevation changes while the eastem one
third is relatively flat in comparison. In better drained soils, tree cover consists of small
jack pine with isolated juvenile white pines present, with some poplar, birch and maple
noted. In fully saturated soils, alders dominate. None of the forested cover is of
commercial value. The southeast area of the site is comprised of grasslands with infrlling
from deposited construction and demolition wastes Plate 2).

Of the 68 ha site, areas of aquatic habitat were limited to two small, shallow ponds
created by infilling during the construction of The Kingway (Plates 4 and 5), one isolated
pond near the eastern limit of the site (Plate 6), and a small drainage creek located along
the western^border (see Figure 3; Plate 7). The ponds vary in size from approximately 15
mz to 75 m2 with water depths of 10 to 40 cm.

None of the shallow ponds had inflow or outlet discharges, indicating isolated systems
not connected to any wetland complexes. As there were a number of rain events
throughout the survey period, small areas of open water were evident during the surveys,
however the ponds are likely transitory under normal seasonal weather conditions and
potentially dry under normal summer conditions. Cattails were the dominant form of
vegetation, with the edges occupied by grasses, rushes and sedges at all three ponds. Due
to their shallow natute, all ponds would freeze to bottom under winter conditions.

There was no evidence of Blanding's turtle, or other turtle species, at these small ponds
throughout the survey period. Due to their small isolated nature, potential disappearance
under later summer conditions, and to freeze during winter months, these locations are
not anticipated to be suitable habitat for Blanding's tufiles.

Along the western edge of the property, there is a small creek situated between two
bedrock ridges. The creek flows in a north to south direction for approximately 600 m
(see Figure 3), discharging under The Kingsway vra a concrete culvert (Plate 8). Flows
were estimated at the culvert at0.4 L/sec on June 10th. Flow immediately upstream of the
roadway was often hyporheic (below ground).

Upper portions of the creek were typically pooled, stagnant, shallow and exhibited iron
hydroxide accumulations, indicative of ground water inflow (Plate 9). Water depths in
this area were estimated at20 cm. Historic infilling of the western bank of the creek with
domestic and automotive wastes was evident in the mid-creek area.

The upper drainage reaches were relatively flatter and not as tightly bounded by bedrock
ridges (Plate 10). Sunounding vegetation was predominantly grasses, sedges and
bluebeny bushes.

Similar to the ponds described previously, flow in the creek and water levels in the pools
are likely transitory under normal seasonal weather conditions and potentially dry during
later summer periods.

4



Throughout the five suruey periods, there was no evidence of Blanding's turtle, or other
turtle species, utilizing the creek. Areas with soft soils along the pools were examined for
evidence of footprints or shell scraping marks, but none were noted. Suitable areas for
basking were limited along the mid- and upper sections of the creek, while tree cover
over the lower reaches would not provide sun exposure. It is anticipated that nesting sites
would be limited due to the thin soil cover and bedrock ridges dominating the area.

A largewetland meadow to the north of the property was inspected during the June 10th,
July 10th and 21't survey periods (Plate 11). Thearea is evident on maps *d i-ug"ry
(Figures 1 and 3), but open water areas are limited to a narrow band along the southem
perimeter (Plate 12). The wetland meadow was dominated by grasses, sedges and
herbacious plants while the fringing marsh at the southem perimeter was comprised of
grasses, rushes and reeds. This complex appeared to be hydraulically disconnected from
the creek to the south by a bedrock ridge located approximately at the corner of proposed
Lots 9, 15 and 16 (Figure 2). It is anticipated that drainage of this wetland meadow area
is to the west.

E astern Whip-p oor-will

Habitat

The Ministry of Natural Resources and Forestry (MNRF) SARA registry indicates that
Eastem Whip-poor-will breeding habitat is based on forest structure rather than preferred
tree species composition, although they are often associated with pine and oak trees.
Breeding birds prefer a mixture of open space and forest cover, such as patchy tree cover
with clearings. In the Sudbury area, bedrock ridges also provide appropriate clearings.

Based on these habitat preferences, survey stations at the Jack Nicholas Business
Innovation Park were established along the perimeter of the open clearing and forested
areas (see Figure 2). These aleas are predominantly located along the southern portion of
the proposed development. The fringes of the clearings were in grassed areas with some
shrub coverage or wetlands. Georeferences for the stations and a brief description are
provided in Table 1 . Photos of selected station locations are provided in Plates 13 to 15.

Survqt Methods and Results

The assessment methods used followed MNRF's DRAFT Survey Protocol for Eastern
Whip-poor-will (Caprimulgus vociferous) in Ontario (August 2012).

The protocols suggest that the best dates for Eastern Whip-poor-will surveys occur
between May 18th and June 30th. With the late anival of spring in20I4, generally cooler
conditions this year and the more northem location of the project site, survey dates from
June 18th to July 14th were considered representative. Survey periods were also timed
around the occurrence of the full moon, which occurred on June 13th and July 12th in
2014. and suitable weather conditions.



A total of three surveys were conducted by the author; June 1Sth, July 10th and July 14th.
In accordance with the protocols, surveys were completed when there was no
precipitation, winds were light, clear skies and temperatures were around 18 to 20 oC.

Surveys commenced approximately 10 to 15 minutes following sunset. Five minutes
were allotted at each station to listen for callins birds.

Results and a summaly of survey conditions are presented in Table 2. No Eastern Whip-
poor-will calls were heard at any station during the three survey periods. Other bird
species were noted at a number of the stations during each suruey. As an indication that
the conditions were suitable for birds calling on the survey dates, the observer noted
Eastern Whip-poor-will calls in the McFarlane Lake area of Sudbury on all three nights.

As such, the survey found no evidence of calling by Eastern Whip-poor-wills in areas of
suitable habitat under favourable conditions at the Jack Nicholas Business Innovation
Park site.

Summary of Survey Results

Species at Risk suryeys for both species were conducted in accordance with the MNRF
protocols in the areas of identified suitable habitat on the Jack Nicholas Business
Innovation Park. There was no evidence of either species present during the survey
periods.

Habitat for Blanding's turtles was limited due to the potential intermittent nature of the
aquatic resources on site. Under the proposed park development, consfiuction of a
stormwater management pond has been planned for Lot 22 (see Figure 2). There is
potential for the incorporation of suitable habitat protection elements within the pond
should turtle species be identifred utilizing the area at a future date.

Statement of Qualifications

The site surveys and reporting were completed by Jan Linquist, Senior Water Resources
Scientist with NAR. Jan has a work history of 20 years with the Ontario Ministry of the
Environment and 17 years in the consulting sector. She has been able to combine a strong
scientific knowledge and expertise with an understanding of the regulatory processes of
the Federal, Provincial and Municipal levels

In addition to conducting numerous Level I and II Natural Science Surveys, Jan has
completed two similar surveys for Species at Risk in the past two years; one in Sudbury
and a second in the French River Delta area, both involving Blanding's turtles.

6



Closure

Should the City or review agencies have any questions regarding these surveys, please
contact our office.

Yours truly

r Water Resources Scientist

Cc: Stephen Monet - Manager, Environmental Initiatives, City of Greater Sudbury

References:

Ministry of Natural Resources. August 2012. DRAFT Survey Protocolfor Eastern Wip-
p o or -w ill (C apr imul gus v o c ifer ous) in Ont ar i o.

Ministry ofNatural Resources. 2013. Occurrence Survey Protocolfor Blanding's Turtle
(Emydoidea blandgingii) in Ontario.

Sudbury Ornithological Society.2013. Seasonal Occunence of Birds in the Sudbury
Distr ict. Laurentian Universitv Press. Sudburv. Ontario.
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Table 1: Eastern Whip-poor-will Survey Locations; June - July,2014

Station Name UTM Description

S1
17 507201 E

5149055 N

Along eastern edge of project area; at boundary of open grassed
area and mixed bush; adjacent to small isolated wetland

S2
17 507125E

5148975 N

Northern edge of grasslands; mixed bush to north; demolition
wastes to the south

S3
17 507080 E

5148945 N

At northwest corner of open grasslands; bounded by mixed forest to
the north and smallwetland to the west

S4
17 507019 E

5148863 N

Adjacent to smallwetland area, at primary site access across from
Levesque Street, open area with some shrubs and small tree cover

S5
17 506680 E

5149082 N

Edge of mixed bush, bedrock ridges along western side, adjacent to
highway

S6
17 506389 E

5149082 N

Proximalto small isolated wetland, mixed bush and open area
around wetlane, adjacent to highway

S7
17 506261 E

5149219 N

2nd major access, more upland at open field;
visible from location

highway

SB
17 506238E

5149375 N

Base of cell tower, north of car dealership, elevated area along the
western side of project; roadway and area around tower open, mixec
species forest surrounding site



Tabfe 2: Eastern Whip-poor-willSurvey Results;June - July,2014

Station Survey Date Start Time Wind Temp. Precip. skv Traffic Noise Calls

S1

6t18t2014

10t07 t2014.

14t07t2014.

21'40 Calm 20 "c None Clear Hgh 0

0

0

S2

6t18t2014

7 t10t2014

7 t14t2014

21"50

21"23

21"31

Calm

Light air

Calm

20'c
18 "C

18 "C

None

None

None

Clear

Clear

Clear

High

High

Moderate

0

0

0

S3

6t18t2014

711012014

7t14t2014

22"00

21"15

21:40

Calm

Light air

Calm

20 "c
'18 'C

18 "C

None

None

None

Clear

Clear

Clear

High

High

Moderate

0

0

0

S4

6t18t2014

7t10t2014

7t14t2014

22:10

21:35

21:48

Calm

Light air

Calm

20'c
18 'C

18 'C

None

None

None

Clear

Clear

Clear

High

High

Moderate

0

0

0

S5

6t18t2014

7t10t2014

7t14t2014

22:20

21:43

21:55

Calm

Light air

Calm

20 "c
18 "C

18 'C

None

None

None

Clear

Clear

Clear

High

High

Moderate

0

0

0

S6

6t18t2014

7t10t2014

7t14t2014

22:30

21:52

22:03

Calm

Light air

Calm

20 "c
18 "C

18'C

None

None

None

Clear

Clear

Clear

High

High

Moderate

0

0

0

S7

6t18t2014

7t10t2014

711412014

22:40

22:00

22:12

Calm

Light air

Calm

20 "c
18 "C

18'C

None

None

None

Clear

Clear

Clear

High

High

Moderate

0

0

0

SB

6t18t2014

7 t10t2014

7 t14t2014

22"50

22"08

22"21

Calm

Light air

Calm

20'c
18 "C

18 "C

None

None

None

Clear

Clear

Clear

High

High

Moderate

0

0

0
* Station n rt surveved on th ue to constraints



Plate 1: Typical site setting of undeveloped lands in project area

Plate 2: Demolition waste materials located in south-east corner of site



Plate 3: Historic waste materials in western creek

Plate 4: Small isolated wetland adjacent to The Kingsway



Plate 5: Small isolated wetland adiacent to The Kingsway

Plate 6: Isolated wetland alons western edse of site



PIate 7: Lower reach of creek alons western side of site

Plate 8: Creek culvert at The Kingsway showing low flows



Plate 9: Mid-section of creek, pooled area

Plate 10: Upper reaches of westem creek



Plate 11: Large wetland meadow north of subject properly

PIate 12: Fringing marsh along southern edge of wetland meadow



Plate 13: Whip-poor-will survey site 53

Plate 14: Whip-poor-will survey site 54



Plate 15: Whip-poor-will survey site S8



N.A.R.
Environmental
Consultants Inc.

1130 Southlane Road
Sudbury, Ontario
P3G .1N6

Phone: (705) 522-5990
Fax: (705) 522-1898

Re:

September 19,2014

City of Greater Sudbury
P.O. Box 5000, Stn'A'
200 Brady Street
Sudbury, ON P3A 5P3

Attn: Stephen Monet
Manager - Environmental Initiatives

Jack Nicholas Business Innovation Park - Response to Ministry of Natural
Resources and Forestry Review comments on Species at Risk Assessment

The following is provided in response to the review comments by Jean Enneson, Species
at Risk Biologist, Sudbury District MNRF that you forwarded on September 5th, 2014.

E astern lhhip-poor-will

Jean's first paragraph indicates that while the timing for the survey may not have been
ideal, it was acceptable due to the late arrival of spring this year and the confirmation of
whip-poor-will activity at McFarlane Lake on the survey nights. The July survey periods
were centered around the occurrence of the full moon during the first week of the month.
Interestingly, I have heard calls this past week at McFarlane Lake during the full moon.

The survey stations were established along the open field - forest transition areas which
were indicated in the DRAFT Survey Protocolfor Eastern Wip-poor-will (Caprimulgus
vociferous) in Ontario as preferred habitat. On this property, these areas are located uiotrg
the southern porlion of the site. The remainder of the property is primarily composed of a
mixed forest cover.

There are no paths that provide access deeper into the forest, however we did notice an
e1Tor on our Figure 4 with respect to the location of S8. The station was located at the cell
tower on the height of land immediately north of the car dealership. A revised figure is
appended.

With respect to concerns regarding traffic noise, the noise was noted but was not constant
throughout the five minute survey period. Winds were generally zero to light on those
evenings and one was certainly able to hear other bird calls on the property.



Blanding's Turtles

With respect to timing of the survey, the property owners were only advised by the City
of Greater Sudbury planning department in mid-May that anassessment for Blanding,s
turtle habitat was required for the rezoning application. With the late arrival of spring
conditions this year, it was felt that a preliminary suvey for this Species at Risk could be
completed in20l4.

Maps and satellite imagery were initially used to determine potential habitat areas within
the property boundaries, however the entire property was walked to confirm there were
no additional suitable areas. Survey methods focused on the identification of suitable
habitat as well as observations for turtles. During the individual surveys, open wetland or
creek areas were initially observed from a distance so as not to disturb any basking
turlles. Once confirmed that turtles were not present, the area was inspected for potential
basking sites and footprints or shell dragging signs in the soft sediments.

Wetland or creek characteristics and GPS readings were recorded for the sites observed,
as well as weather conditions, including air temperatures, during each survey period (see
provided table for the latter). Water temperatures were not recorded during any of the
surveys, however it would be anticipated that they would be warm (>18o C) based on
open exposure to sunlight, shallow depth, limited to no flow conditions and June air
temperatures.

As presented in MNRF's Survey Protocols, basking sites are usually within 30 m of a
permanent wetland. The wetland to the north was estimated at 80 m from the property
while those to the east and west are approximately 300 and 450 m distant, respectiveiy.
Based on these estimates, the use of the property for basking sites for turtles resident in
these areas would not be anticipated. Nesting sites may be located within 250 m of
permanent wetlands, which would include the wetland to the north. The majority of the
property within this distance is comprised of bedrock outcrops with limited soil cover.

Going Forward

As indicated above, the Species at Risk surveys for both species were conducted.in2014
as a requirement of a rezoning application of the Jack Nicholas Business Innovation park.
Phase I, which was included in the survey, is appropriately zoned for the proposed
development.

The property owners, 1777222 Ontario Ltd. and 1777223 Ontario Ltd.. will consider
undertaking future Species at Risk assessments prior to the commencement of the Phase
II development of the property. Phase I, the eastern poftion of the business park, would
be developed initially prior to work on Phase II, the western portion. It is anticipated that
development of Phase I would commence within one to two buildins seasons.



Closure

I hope these comments provide some clarification with respect to MNR's comments.

Yours truly

[' 6\
Resources Scientist

Cc: Andrew Dale
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Weather conditions during survey periods for Blanding,s turfles

Date Start Time
Temp.
("c)

Daily High
("c)

Precip.
(mm)

Wind
(km/h) Gomments

6t4t2014 12:30 13 14 0 20 Cool, overcast and windy

6t10t2014 15:15 25 27 0 15
Sunny, warm, moderate
wind from the south

6t18t2014 16:00 20 21 0 20
Warm, 20-22 C, clear skies,
no wind

7t10t2014 13:30 21 22 0 10 Warm and sunny, light wind

7t21t2014 13:00 25 27 0 20 Moderate wind, very warm



N.A.R.
Environmental
Consultants Inc.

1130 Southlane Road

Sudbury, 0ntario
P3G 1N6

Phone; (705) 522-5990

Fax: (705) 522-1898

e-mail: nar@ bellnet,ca

June 29,2015

City of Greater Sudbury
P.O. Box 5000, Stn'A'
200 Brady Street3767
Sudbury, ON P3A 5P3

Attn: Eric Taylor
Manager of Development Approvals

Ministry of Natural Resources and Forestry
Sudbury District Office
Hwy 695, Site 5
Sudbury, ON P3G 1E7

Attn: Mike Hall
Management Biologist

Re: Jack Nicholas Business Innovation Park - The Kingsway, Sudbury
Species at Risk Assessment20lS - Blanding's Turtles

The following letter report has been prepared by N.A.R. Environmqntal Consultants Inc.
(NAR) on behalf of the newly amalgamated company 1916596 Ontario Ltd. (formerly
1777222 Ontario Ltd. and 1777223 Ontario Ltd.), owners of the subject lands located
primarily on PIN 73561- 0258 and PIN 73561 - 0264.In spring 2014, Species at Risk
surveys were conducted by NAR on the property located north of Levesque Street on The

Kingsway, City of Greater Sudbury, known as the Jack Nicholas Business Innovation
Park, for the presence of Blanding's turtles (Emydoidea blandingii) and Eastern whip-
poor-will (Caprimulgus vociferus). A report of the survey findings was submitted to the
City of Greater Sudbury and Ministry of Natural Resources and Forestry (MNRF) in
August 2014.

On Dec. 8'h,2}l4,MNRIr provided review comments on that report which indicaled they
were satisfied that Eastern whip-poor-wills were not present on the property, however,
.the results of the Blanding's turtle survey were considered inconclusive. As such, a

second suryey was conducted by NAR in Spring 2015. Both Phase I (eastern half) and II
(western half) of the proposed development were included in the SAR evaluations.

Survey Methods and Results

A total of five surveys were completed between May I't and 20th,2015, in accordance

wrth Occurrence Survey Protocol for Blanding's Turtle (Emydoidea blandingii) in
Ontario (MNRF 2013). Weather conditions during each surve;, period are provided'in the
following table.

Date Start
Time

Temp
(oc)

Daily
Hish fC)

Precip.
(mm)

Cloud Cover Wind
ftm/hr)

5ty20t5
stst20ts
5l8l20rs
sl13l20rs
5t20t20r5

12:40
10:40
11:00
9:50
13:15

t7
11

22
11
1a
IJ

20
2I
25
t4
18

0

0
0

0

0

Clear
Clear

Partly cloudy
Clear
Clear

10

t4
27
5

15



Prior to the May 13tn survey, there were significant rains for the two days prior, which
resulted in a 10 to 15 cm rise in the ponded areas on the property and an increase in flows
in the western drainage creek from 0.5 L/sec to 300 L/sec. Water levels returned to
previous levels by the May 20tn survey.

Similar to 2014, warmer weather and ice off conditions in local lakes did not occur until
April in 2015. Spring peeper (Pseudacris crucifer) calls were first heard by the author
three days prior to the commencement of the survey, indicative of early spring
conditions.

As described in MNRF's Fact Sheet General Habitat Descriptionfor the Blanding's
Turtle (Emydoidea blandingiz), nesting sites for Blanding's turtles are typically proximal
(250 m) to permanent wetlands, while basking sites are generally within 30 m of
wetlands. Overwintering sites require permanent ponds, channels or wetlands with an
area of free (unfrozen) water. Based on the shallow andlor seasonal nature of the aquatic
habitat within the boundaries of the Jack Nicholas Business Innovation Park area, there
were determined to be no suitable overwintering sites. Therefore, suitable areas for
nesting and basking were evaluated during the early spring 2015 surveys. Mapping
provided by MNRF (Jean Ennison, A/Biologist) indicated areas within 250 m and 500 m
of potential wetlands (appended).

Surveys were conducted on both the Phase I and2 areas of the industrial park, with
particular emphasis on the areas highlighted in the MNRF map. Figure 1 indicates the
two areas of potential habitat (suitable ponds) and a250 m radius from these sites.

On the Phase 1 (eastern) site, the area between the property and the nofthwest part of the
wetland was traversed during each survey. While the map provided by MNRF shows the
wetland covering alarge area off the end of the dirt roadway on the adjacent property,
drainage improvements at the Sudbury landf,rll have significantly changed the nature of
this area. The area is predominately grasses with a shallow (< 0.3 m deep), intermittent
pond (Platel) located in the middle of the area. Under dry late summer conditions, this
pond may potentially disappear. This area is accessed via the adjacent property (Plate2),
which has a signif,rcant bedrock hill along the eastern property line, isolating it from the
wetland to the east. This wetland receives leachate from the landfill site and flows to the
south then east to Romford Creek.

One May 5th and 8th, a small Midland painted turtle (Chrysemys picta marginata) was
noted in the pond located along the fence line (Plates 3,4 and 5). It was assumed to be

the same individual seen on both days as it were basking on the same rock on both
occasions. There was no evidence of Blanding's turtle, or other turtles with the above
noted exception, at this small pond on the Phase 1 site or adjacent properties throughout
the survey period.

Along the westem edge of the property, the small creek (on property) and wetland
meadow to the norlh (off property) were surveyed on all dates in May. Portions of the



creek were typically pooled, stagnant, shallow and exhibited iron hydroxide
accumulations, indicative of ground water inflow (Plate 6). Water depths in this area
were estimated at20 cm. Historic infilling of the western bank of the creek with domestic
and automotive wastes was evident in the mid-creek area. Upstream of these pools, the
drainage reach is relatively flat and not as tightly bounded by bedrock ridges as the lower
portion of the creek (Plate 7). There is no distinct flow channel with thick surrounding
vegetation of predominantly grasses, sedges and blueberry bushes.

Throughout the five suruey periods, there was no evidence of Blanding's turtle, or other
turtle species, utilizing the creek or upstream reaches.

Summary of Survey Results

Species at Risk surveys for Blanding's turtles were conducted in accordance with the
MNRF protocols in the areas of identified suitable habitat on the Jack Nicholas Business
Innovation Park property. 2015 surveys were conducted earlier in the year than those
completed rn20I4, which was raised as a concern by MNRF in their review of the
previous evaluation. There was no evidence of this species present during the survey
periods. Habitat for Blanding's turtles was limited due to the potential intermittent nature
of most of the aquatic resources on site.

Statement of Qualifications

The site surueys and reporting were completed by Jan Linquist, Senior Water Resources

Scientist with NAR. Jan has a work history of 20 years with the Ontario Ministry of the
Environment and 18 years in the consulting sector. She has been able to combine a strong
scientific knowledge and expertise with an understanding of the regulatory processes of
the Federal, Provincial and Municipal levels.

In addition to conducting numerous Level I and II Natural Science Surveys, Jan has

completed two similar surveys for Species at Risk; one in Sudbury and a second in the
French River Delta area, both involving Blanding's turtles.

Closure

Should the City or review agencies have any questions regarding these surveys, please

contact our office.

uist
Water Resources Scientist

Stephen Monet - Manager, Environmental Initiatives, City of Greater Sudbury



References:

Ministry of Natural Resources and Forestry . 2013 . Occurrence Survey Protocol for
Blanding's Turtle (Emydoidea blandingii) in Ontario.

Ministry of Natural Resources and Forestry. Undated. Fact Sheet: General Habitat
Description for the Blanding's Turtle (Emydoidea blandingii).
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Plate 1: Former wetland area nofiheast of Phase 1. Note: small shallow pond in center
backqround

Plate 2:Dirt roadway on adjacent eastern properly looking south



Plate 3: Pond located alons fence with suitable baskine rocks and logs

Plate 4: Location of pond along fence, west of dirt roadway. Note: high bedrock ridge in
backsround



Plate 5: Midland painted turlle basking on log seen in Plate 3

Plate 6: Pond located on the west side of property (Phase 2). Note: presence of historic
waste inf,rlled alons creek



Plate 7: Drainage area to the north of ponds shown in Plate 6



 

 



 

 

PHASE 1) B 

Approximately 27 Acres 

Zoned M2 and M3 and 1 

Acre of through Road  

PHASE 1) A 

Approximately 17 Acres in 

Lots 1,2,31,32 as well as 3 

Acres in Lot 33 (Dedicated 

MOE Approved SWMP) 

Zoned M1-1 



Schedule:   Planning         Potential 

 

Fall 2017 

Spring 2017 

Fall 2016  

Spring 2016 

Fall 2015 

Spring 2015 

Fall 2014 



PHASE 2 – Future Development (As early as 2016 – 2020) 

 



PHASE 3 – Future Development (as early as 2019 or beyond 2020) 

 



 

 

 
Ministry of Natural Resources 
and forests 
 
Sudbury District Office   
Northeast Region   
Regional Operations Division 
  
3767 Highway 69 South, Suite 5 
Sudbury, ON P3G 1E7 
Tel.:   705-564-7823 
Fax: 705-564-7879 

 
 
Ministère des Richesses naturelles 
et des Forêts 
 
Bureau de district Sudbury 
Région Nord-Est 
Division des services sur le terrain 
 
3767 Route 69 Sud, bureau 5 
Sudbury ON  P3G 1E7  
Tél. : 705-564-7823 
Téléc. : 705-564-7879 
 

 

 

September 23, 2015 
       SUD-L5-006-15 

 
 
Dear Mr. Dale, 
 
RE: Proposed Jack Nicholas Business and Innovation Park and the 
Endangered Species Act 
 
The Ministry of Natural Resources and Forestry has reviewed the information 
provided on your proposed project, Jack Nicholas Business and Innovation Park, 
to assess the potential impacts of the proposal on Blanding’s Turtle 
(Threatened), and Whip-poor-will (Threatened). This information included a 
Species at Risk (SAR) report dated August 18, 2014, a schedule and master plan 
provided October 16, 2014, and a Species at Risk Assessment dated June 29, 
2015. It is our understanding that the proposed project falls within these 
parameters:  
 

a) The Jack Nicholas Business and Innovation Park involves the phased 
development of a property to the northwest of the Kingsway and Moonlight 
Ave. in the City of Greater Sudbury as shown on the document provided to 
this office on October 16, 2014 entitled “Schedule MNR Timeline” 

b) Observations of Blanding’s Turtle and Whip-poor-will exist within the limits 
of the City of Greater Sudbury; 

c) As provincially threatened species, Blanding’s Turtle and Whip-poor-will 
individuals are protected from killing, harm and harassment under Section 
9 of the Endangered Species Act, 2007 (ESA). Their habitat is also 
protected from damage and destruction under Section 10 of the ESA. 

d) Blanding’s Turtles inhabit a variety of wetlands and waterways, nest in 
June and July in open habitats that may include road shoulders and soil 
collected in rock crevices and spend significant portions of time in upland 
areas moving between wetlands. This species overwinters in wetlands 
generally from September through mid-May. 
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e) Whip-poor-will generally lay their eggs directly on leaf litter within sparsely 
vegetated habitat in late May to early July. The young birds are generally 
hatched and fully fledged by the end of August. 

f) Surveys for Whip-poor-will were conducted in the spring of 2014 using 
protocols consistent with advice from MNRF. Subsequent clarification of 
methods confirmed that the surveys were likely to have detected the birds 
if they were present. No Whip-poor-will were heard. 

g) Preliminary surveys were conducted in spring and early summer of 2014 
for Blanding’s Turtles. These surveys are considered inconclusive due to 
the time of year during which they were conducted. 

h) Additional surveys for Blanding’s Turtles were conducted in spring of 
2015. These studies included all wetlands and watercourses on site and 
any surrounding wetlands that could be legally accessed. No Blanding’s 
Turtles were found. 

 
Based on a review of the above information, Ministry staff have determined that 
the activities associated with development of the site, as currently proposed, 
have a low probability of contravening section 9 (species protection) and/or 
section 10 (habitat protection) of the Endangered Species Act, 2007 (ESA 2007) 
for Blanding’s Turtle and Whip-poor-will. 
 
If the following conditions are implemented, the development of the site would 
likely not be prohibited under section 9 (species protection) or section 10 (habitat 
protection) of the Endangered Species Act, 2007: 

1. Workers are educated on the potential to encounter SAR during their work, 
particularly Whip-poor-will and Blanding’s Turtle, and how to identify these 
species. 

2. If any endangered or threatened species are encountered, work will stop 
immediately and MNRF will be contacted for direction. 

 
Should any of the project parameters change, or if it is not possible to comply 
with the above conditions, please notify the District office immediately to obtain 
advice on whether the changes require authorization under the ESA 2007. 
Please be advised that applying for a permit does not guarantee approval and 
processes can take several months.  
 
Please be advised that it is also your responsibility to be aware of and comply 
with all other relevant provincial or federal legislation, municipal by-laws, other 
MNR approvals or required approvals from other agencies.  
 
It is important to be aware that changes may occur in both species and habitat 
protection. The ESA 2007 applies to species listed on the Species at Risk in 
Ontario List. 
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(www.mnr.gov.on.ca/en/Business/Species/2ColumnSubPage/246809.html). The 
Committee on the Status of Species at Risk in Ontario (COSSARO) meets 
regularly to evaluate species for listing and/or re-evaluate species already listed. 
As a result, species’ designations may change that could in turn change the level 
of protection they receive under the ESA 2007. Also, habitat protection provisions 
for a species may change e.g. if a species-specific habitat regulation comes into 
effect. The regulation would prescribe the area as the habitat of the species.    
 
If you have any concerns or questions please contact Mike Hall at 705-564-7862, 
by fax 705-564-7879 or at mike.hall@ontario.ca. 
 
 
Sincerely,  
 

 
 
Jean Enneson A/Management Biologist 
MNRF Sudbury District Office 
 
Cc:  Mike Hall, Management Biologist, MNRF Sudbury 
 Jan Linquist, N.A.R. Environmental 
 



Appendix K

Gateway Casinos and Entertainment Limited
Official Plan and Zoning By-law Amendment
Planning Justification Report
November 2017

K Application for Section 59 Review



This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM1

PART A: APPLICANT INFORMATION

Greater Sudbury Source Protection Plan 
Restricted Land Use Review  
Application for Section 59 Notice

A Section 59 Notice Review is required for applicants choosing to proceed with a Building or Planning Service in a Vulnerable Area.

Name of Applicant(s) (individuals, corporation or partnership): _____________________________________________________

	

Contact Name (where Applicant is corporation or partnership):                                                                                             	

Phone (home/business):                                                Phone (alternate):  	

Fax:                                                         Email: 	  

Mailing Address:  	

City/Town:                                                                          Province:                 Postal Code:  	

PART B: PROPERTY INFORMATION

Are you the owner of the property where the proposed project is located?      Y    N

Property owner (if different from Applicant): 	

Contact information (if different from Applicant): 	

Physical address of proposed project (if different from above):                                                                                              

Township:                                                              Con:                                                   Lot:                                                  

PCL/Part No. __________  Roll No.                                                                                   Registered Plan No.                       

Are any new or existing structures heated with Fuel Oil?     Yes     No

Are any of the existing structures serviced by a Septic System or Holding Tank?     Yes     No

PART C: PROPOSAL INFORMATION

Proposal:	 Application or Permit Number (if known): __________________________________

	New Structure	 	 New Land Use/Change of Use	 	 New or Replacement Septic

	Expansion/Conversion of an Existing Approved Land Use or Structure	 	 Consent

	Re-Zoning	 	Minor Variance	 	Site-Plan/Alteration

	 Plan of Subdivision/Condominium	 	 Official Plan Amendment

	Other __________________________________________________________________________________________________

Zoning:		

	Single Residential	 	Multi-Residential (incl. subdivision)	 	 Rural (incl. agricultural)

	 Industrial 	 	Commercial (incl. mixed use)	

	Other (incl. institutional & future development): ______________________________________________________________

Brief Description of Proposal and/or Activity: (Please attach any documents as ‘Schedule A’) 

                                                                                                                                                                                                

Proposed construction start date: _________________________ Proposed completion date: _______________________

	 I have included a detailed description of the activity or land use, including but not limited to; quantities of any  

	 known chemicals/road salts/wastes to be stored on site and their composition (required).

	 I have included legible, electronically produced copies of the site plans, specifications and/or drawings 

	 (if available/applicable).

	 I have included a copy of any applicable survey certified by a registered Ontario Land Surveyor.

SP File No. __________________
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This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM2

PART D: POTENTIAL THREAT ACTIVITIES

A drinking water threat as defined under the Clean Water Act, 2006 is “an activity or condition that adversely affects or has the 
potential to adversely affect the quality or quantity of any water that is or may be used as a source of drinking water”.

The following activities are prescribed as drinking water threats for the purpose of the definition of “drinking water threat”.
To the best of your knowledge, please check all prescribed activities that are currently present or may be 
associated with the proposed Building Permit or Planning Approval within the vulnerable area.

MINISTRY OF THE ENVIRONMENT AND CLIMATE CHANGE  
TABLES OF DRINKING WATER THREATS AS PRESCRIBED BY THE Clean Water Act, 2006

1.
The establishment, operation or maintenance of a waste disposal site within the meaning of Part V of the 
Environmental Protection Act (wrecking yards, tailings or raw sewage disposal, hazardous/industrial/commercial/
municipal waste)

2.
The establishment, operation or maintenance of a system that collects, stores, transmits, treats or disposes 
of sewage (privies/septic systems/holding tanks/greywater systems, stormwater management, sewer systems and 
related pipes, sewage treatment plant/lagoon, industrial effluent)

3.
The application of agricultural source material to land 
(materials produced on a farm including, but not limited to; manure, bedding, regulated compost etc.)

4.
The storage of agricultural source material  
(materials produced on a farm including, but not limited to; manure, bedding, regulated compost etc.)

5. The management of agricultural source material (aquaculture only)

6.
The application of non-agricultural source material to land  
(nutrients not produced on a farm including, but not limited to; sewage biosolids, ash, pulp/paper biosolids etc.)

7.
The handling and storage of non-agricultural material (nutrients not produced on a farm including,  
but not limited to; sewage biosolids, ash, pulp/paper biosolids etc.)

8. The application of commercial fertilizer (any fertilizer containing phosphorus and/or nitrogen)

9. The handling and storage of commercial fertilizer (any fertilizer containing phosphorus and/or nitrogen)

10. The application of pesticide to land

11. The handling and storage of pesticide

12. The application of road salt

13. The handling and storage of road salt

14. The storage of snow (parking lots and melt/dump facilities)

15. The handling and storage of fuel (gasoline, diesel, home heating oil)

16.
The handling and storage of a dense non-aqueous phase liquid (chemicals e.g. automotive businesses, dry 
cleaning, manufacturing/processing, cleaning agents etc.)

17.
The handling and storage of an organic solvent (chemicals e.g. automotive businesses, dry cleaning, 
manufacturing/processing, cleaning agents etc.)

18. The management of runoff that contains chemicals used in the de-icing of aircraft

19.
An activity that takes water from an aquifer or a surface water body without returning the water taken to the 
same aquifer or surface water body (water taking)

20. An activity that reduces the recharge of an aquifer (development of impervious surfaces)

21.
The use of land as livestock grazing or pasturing land, an outdoor confinement area or a farm-animal yard 
(all farming – including production/business/hobby etc.)
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This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM3

PART E: APPLICABLE FEES

Pursuant to By-Law 2015-34, a By-Law of the City if Greater Sudbury Respecting Enforcement of the Clean Water 
Act, 2006 (Source Protection By-Law), Schedule “A”, a prescribed fee of $35 is to be collected for the review of the 
application to determine whether a notice shall be issued pursuant to section 59 of the Act.

Subsequently, additional fees may be incurred for proposals requiring Risk Management Plans, or additional inspections.  
Please review Schedule “A” for a complete list of prescribed user fees. 

PART F: AGREEMENT

1.	 I/we have read, understood, and agree to the review of my proposal in accordance with section 59 of the Clean 
Water Act, 2006.

2.	 I/we have completed this application in full and I/we certify that the information contained in this application and any 
supporting documentation is true and complete to the best of my/our knowledge.

3.	 I/we understand that failure to provide all of the required information may delay processing of this application or 
render a failure to proceed with the  application/proposed project.

4.	 I/we understand that I/we will be responsible for ensuring the technical and structural adequacy and legal 
requirements of this project.

5.	 I am/we are the owner(s) of the above mentioned property OR I am an agent acting on behalf of the property 
owner(s) with a letter of authorization (attached).

6.	 I/we have authority to bind the corporation or partnership, where applicable.

7.	 I/we understand that the property described in this application may be subject to random inspections to ensure 
compliance with information provided. 

________________________________________   ________________________________________          _____________________ 
Signature of Applicant(s)                                                                                                                                 Date 

Note: If you have any questions or concerns while filling out the application form please contact the Risk Management 
Office at 705-674-4455 ext. 3600 or sourceprotection@greatersudbury.ca.  A representative will contact you to discuss 
your application and advise of the review outcome.

  PART G: FREEDOM OF INFORMATION & PROTECTION OF PRIVACY

Collection of Personal Information: The personal information collected on this form is collected by the City of Greater 
Sudbury under the authority of By-law 2015-34 for the purpose of processing your application under Part IV of the Clean 
Water Act, 2006. Questions regarding the collection of this information may be directed to the City’s Risk Management 
Official, 200 Brady Street, Sudbury ON P3A 5P3 or (705) 674-4455 ext 3600.

Please mail the completed application along with $35 payment to:

ATTN: SOURCE PROTECTION - WATER/WASTEWATER SERVICES 
 
CITY OF GREATER SUDBURY	 VILLE DU GRAND SUDBURY
PO BOX 5000 STN A	 CP 5000 SUCC A 
200 BRADY STREET	 200 RUE BRADY 
SUDBURY ON P3A 5P3	 SUDBURY ON P3A 5P3

Alternatively, you can drop off completed forms and $35 payment to Tom Davies Square or  
to any Citizen Service Center.

SP File No. __________________
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This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM4

OFFICE USE ONLY

Date application received:  _____________      By: (Department)   Planning   Building   CSC: 	

Applicable Building Permit No:  _____________               Applicable Planning File No.: 	

Fee Paid    Y    N   Received By (Print Name): _________________________ Signature: _____________________

Copy of receipt of payment attached (Required):    Y    N

RISK MANAGEMENT OFFICE USE ONLY

Section 59 Application No. _____________________________ Date Application Received:  ____________________          

Vulnerable Area:  WHPA ______________________   IPZ ______________________  ICA ____________________

Proposed use/activity is: 

1.	 q	 Permitted and neither prohibited or restricted (Notice issued under section 59(2) of the Clean Water  
		  Act, 2006)
2.	 q	 Restricted and an approved Risk Management Plan has been agreed to or established  
		  (Notice issued under section 59(2) of the Clean Water Act, 2006)

3.	 q	 Restricted and a Risk Management Plan is required in order to obtain a Notice  
		  (No Notice to be issued under section 59(2) of the Clean Water Act, 2006, as RMP Pending)
4.	 q	 Prohibited (No Notice required to be issued under section 59(2) of the Clean Water Act, 2006)

Notice attached:      Y    N     Pending   Date of Review:  	

q Issue Building Permit /Planning Approval    q Do Not Issue Building Permit /Planning Approval

q Application Pending RMP (Do Not Issue Permit/Approval at this time)

Reviewed by (print name):                                                                Signature:                                                                

Approved by RMO (print name): _____________________________ Signature:                                   Date:                    

CGS Stakeholders copied (date): ________________________ Applicant Copied (date):                                               

Comments: 

                                                                                                                                                                                             

                                                                                                                                                                                           

                                                                                                                                                                                           

                                                                                                                                                                                         

                                                                                                                                                                                         

APPROVALS PENDING

Proposed use/activity is:

Restricted and a Pending Risk Management Plan has now been agreed to or established  
(Notice issued under section 59(2) of the Clean Water Act, 2006) 

Date Plan Approved or Established:__________________________________

Approved or Established By:________________________________________ Signature:___________________________

  PART H: OFFICE USE ONLY - REVIEW OUTCOME
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This document has been prepared in support of the Section 59 Application for the Kingsway Entertainment 

District, for the development of a place of amusement in the form of a casino.  

FERTILIZERS AND PESTICIDES (Items 8,9,10 & 11 on Table of Drinking Water Threats) 
 
Q: Does Gateway plan to contract out the landscaping maintenance?  
A: Landscaping will be contracted out. As per the Terms and Conditions of the Master Services 
Agreement (MSA), only organic/biodegradable products are acceptable for use on the Site. 
 
Q: Will commercial fertilizer be used at the Site?  
A: Only organic “green” fertilizers are expected to be used, as per MSA.   If required, the 
proponent will develop a Risk Management Plan in conjunction with the risk management 
official to address any threats related to the application of commercial fertilizers. 
 
Q: Will commercial fertilizer be stored at the Site? (if yes please give max quantity that will be 
stored at any given time). 
A: No. 
 
Q: Will pesticides be use at the Site?  
A: Yes. “Green” only, as per MSA. If required, the proponent will develop a Risk Management 
Plan in conjunction with the risk management official to address any threats related to the 
application of commercial fertilizers. The following pesticides will not be applied at the site:  

• MCPA (2-methyl-4-chlorophenoxyacetic acid)  

• MCPB (4-(4-chloro-2-methyphenoxy)butonoic acid)Mecoprop  

• Metalaxyl  

• Metolachlor or s-Metolachlor  

• Atrazine  

• Dicamba  

• Dichlorophenoxy Acetic Acid (D-2,4)  

• Dichloropropene-1, 3, to land  

• Pendimethalin, to land.  
 
Q: Will pesticides be stored at the Site? (if yes please give max quantity that will be stored at 
any given time). 
A: No.  
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SALT AND SNOW MANAGEMENT (Items 12,13,14 & 15 on Table of Drinking Water Threats) 
 
Q: Will road salt be used at the Site? 
A: If required, the proponent will develop a Risk Management Plan in conjunction with the risk 
management official to address any threats related to the application and storage of road salt. 
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
Road salt will typically not be used on site. Use of road salt will be limited to conditions, such as 
freezing rain, which make it absolutely necessary for safety of users of the facility. The following 
salt reduction plan is expected to be employed: 

• It is expected that high-use sidewalks leading to the building entrances may be 
equipped with heat tracing to remove ice without the requirement for salt. 

• Slopes of internal site roadways will be minimized to avoid the need for application of 
salt. If traction grit is required, sand will be used. Sand provides the benefit that it is 
almost entirely removed from runoff by catch basin sumps and oil/grit separators prior 
to leaving the site. 

 
Q: Will road salt be stored at the Site?  
A: No. If required, the proponent will develop a Risk Management Plan in conjunction with the 
risk management official to address any threats related to the application and storage of road 
salt. 
 
Q: Will snow be stored on Site? 
A: Snow storage areas will be provided in the parking lot areas for short duration snow storage. 
Typical “active” snow storage areas provide for a snow volume resulting from a 150mm (6”) 
snow layer spread over the parking lot and internal roadways of the site. Snow from these 
“active” storage areas will be removed and transported to appropriate snow dump sites 
regularly, in order to allow snow storage capacity for the next snow event. Specifications 
regarding snow removal are outlined in the MSA.  
 
DEVELOPMENT OF IMPERVIOUS SURFACES (Item 20 on Table of Drinking Water Threats) 
 
Q: Will impervious surfaces be developed. 
A: Yes, however runoff generated on site will follow pre-development flow paths from site. 
Rates of post development runoff will be mitigated to 80% of pre-development rates, however 
ultimately post development runoff volumes will approximate equal pre-development runoff 
volumes. All runoff will be subject to facilities that improve water quality prior to discharge 
from site. 
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WATER FEATURE 
 
Q: Will the water feature require additives? If so, what kind. 
A: No. 
 
FUEL AND CHEMICALS (Items 15,16 & 17 on Table of Drinking Water Threats) 
 
Q: Will there be any storage of fuel (gasoline, diesel, home heating oil)?  
A: Yes. If required, the proponent will develop a Risk Management Plan in conjunction with the 
risk management official to address any threats related to the handling and storage of fuels. 
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
Aboveground storage tank (AST), double walled. A secondary containment system will be 
engineered for the storage tank, to provide encapsulation of any potential releases and will 
incorporate spill/leak detection and collision protection. Gateway ASTs are monitored regularly 
by Ministry of Environment and Climate Change (MOECC) and Technical Standards Safety 
Authority (TSSA). Significant spills will be immediately reported to the MOECC Spills Action 
Centre.  
 
Q: Will there be a backup generator? 
A: Yes. Diesel fuel will be stored on Site for the backup generator, approximately 4700L. 
Aboveground storage tank (AST), double walled. A secondary containment system will be 
engineered for the storage tank, to provide encapsulation of any potential releases. Gateway 
ASTs are monitored regularly by Ministry of Environment and Climate Change (MOECC) and 
Technical Standards Safety Authority (TSSA). If generator is located indoors, the “Day Tank” 
(smaller tank placed inside the building adjacent to generator) will be equipped with pressure 
sensors, alarms and backflow preventers.  
 
Q: Will there be handling or storage of dense non-aqueous phase liquids (DNAPLs) - (chemicals 
e.g. automotive businesses, dry-cleaning, manufacturing/processing, cleaning 
agents/degreasers etc.)? Some examples of DNAPLs are polychlorinated biphenyl (PCBs) (used 
in transformers), mercury (found in thermostats and as a gas in fluorescent light tubes), extra 
heavy crude oil. 
A: It is anticipated that repair and maintenance of any on-Site equipment will be contracted 
out, therefore eliminating the storage of DNAPLs. If required, the proponent will develop a Risk 
Management Plan in conjunction with the risk management official to address any threats 
related to the handling of DNAPls and organic solvents.  
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
Maintenance subcontractors would potentially come to Site and provide their own products, 
and all work would be completed in a designated area which would be engineered to be fully 
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contained, meaning no drains reporting to storm sewer. A spill contingency plan will be 
developed. 
 
Q: Is there a policy surrounding the disposal of fluorescent light bulbs?  
A: Spent fluorescent bulbs are transported to a licensed facility for appropriate disposal. 
Gateway is currently exploring bulb recycling options.  
 
Q: Will there be handling and storage of organic solvents (chemicals e.g. automotive 
businesses, dry cleaning, manufacturing/processing, cleaning agents etc.)? An example of an 
organic solvent would be paint thinners/degreasers. 
A: It is anticipated that repair and maintenance of any equipment will be contracted out, 
therefore eliminating the storage of organic solvents. If required, the proponent will develop a 
Risk Management Plan in conjunction with the risk management official to address any threats 
related to the handling of DNAPls and organic solvents.  
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
Maintenance subcontractors would potentially come to Site and provide their own products, 
and all work would be completed in a designated area which would be engineered to be fully 
contained, meaning no drains reporting to storm sewer. A spill contingency plan will be 
developed. 
 
In regard to laundering hotel linens, this service may be sub-contracted out, however, if 
laundering will take place on Site, all natural “green” products will be used. Aqueous ozone 
technology will be employed for general cleaning, as a replacement for chemical cleaners. This 
system eliminates pathogens and reverts back to water, thus producing a completely “clean” 
end product.  

Yours Truly, 

exp Services Inc. 

 

 
 
Liz Lagrandeur, EPt. 
Project Manager  
Earth and Environmental Division 
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PART A: APPLICANT INFORMATION

Greater Sudbury Source Protection Plan 
Restricted Land Use Review  
Application for Section 59 Notice

A Section 59 Notice Review is required for applicants choosing to proceed with a Building or Planning Service in a Vulnerable Area.

Name of Applicant(s) (individuals, corporation or partnership): _____________________________________________________

	

Contact Name (where Applicant is corporation or partnership):                                                                                             	

Phone (home/business):                                                Phone (alternate):  	

Fax:                                                         Email: 	  

Mailing Address:  	

City/Town:                                                                          Province:                 Postal Code:  	

PART B: PROPERTY INFORMATION

Are you the owner of the property where the proposed project is located?      Y    N

Property owner (if different from Applicant): 	

Contact information (if different from Applicant): 	

Physical address of proposed project (if different from above):                                                                                              

Township:                                                              Con:                                                   Lot:                                                  

PCL/Part No. __________  Roll No.                                                                                   Registered Plan No.                       

Are any new or existing structures heated with Fuel Oil?     Yes     No

Are any of the existing structures serviced by a Septic System or Holding Tank?     Yes     No

PART C: PROPOSAL INFORMATION

Proposal:	 Application or Permit Number (if known): __________________________________

	New Structure	 	 New Land Use/Change of Use	 	 New or Replacement Septic

	Expansion/Conversion of an Existing Approved Land Use or Structure	 	 Consent

	Re-Zoning	 	Minor Variance	 	Site-Plan/Alteration

	 Plan of Subdivision/Condominium	 	 Official Plan Amendment

	Other __________________________________________________________________________________________________

Zoning:		

	Single Residential	 	Multi-Residential (incl. subdivision)	 	 Rural (incl. agricultural)

	 Industrial 	 	Commercial (incl. mixed use)	

	Other (incl. institutional & future development): ______________________________________________________________

Brief Description of Proposal and/or Activity: (Please attach any documents as ‘Schedule A’) 

                                                                                                                                                                                                

Proposed construction start date: _________________________ Proposed completion date: _______________________

	 I have included a detailed description of the activity or land use, including but not limited to; quantities of any  

	 known chemicals/road salts/wastes to be stored on site and their composition (required).

	 I have included legible, electronically produced copies of the site plans, specifications and/or drawings 

	 (if available/applicable).

	 I have included a copy of any applicable survey certified by a registered Ontario Land Surveyor.

SP File No. __________________
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This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM2

PART D: POTENTIAL THREAT ACTIVITIES

A drinking water threat as defined under the Clean Water Act, 2006 is “an activity or condition that adversely affects or has the 
potential to adversely affect the quality or quantity of any water that is or may be used as a source of drinking water”.

The following activities are prescribed as drinking water threats for the purpose of the definition of “drinking water threat”.
To the best of your knowledge, please check all prescribed activities that are currently present or may be 
associated with the proposed Building Permit or Planning Approval within the vulnerable area.

MINISTRY OF THE ENVIRONMENT AND CLIMATE CHANGE  
TABLES OF DRINKING WATER THREATS AS PRESCRIBED BY THE Clean Water Act, 2006

1.
The establishment, operation or maintenance of a waste disposal site within the meaning of Part V of the 
Environmental Protection Act (wrecking yards, tailings or raw sewage disposal, hazardous/industrial/commercial/
municipal waste)

2.
The establishment, operation or maintenance of a system that collects, stores, transmits, treats or disposes 
of sewage (privies/septic systems/holding tanks/greywater systems, stormwater management, sewer systems and 
related pipes, sewage treatment plant/lagoon, industrial effluent)

3.
The application of agricultural source material to land 
(materials produced on a farm including, but not limited to; manure, bedding, regulated compost etc.)

4.
The storage of agricultural source material  
(materials produced on a farm including, but not limited to; manure, bedding, regulated compost etc.)

5. The management of agricultural source material (aquaculture only)

6.
The application of non-agricultural source material to land  
(nutrients not produced on a farm including, but not limited to; sewage biosolids, ash, pulp/paper biosolids etc.)

7.
The handling and storage of non-agricultural material (nutrients not produced on a farm including,  
but not limited to; sewage biosolids, ash, pulp/paper biosolids etc.)

8. The application of commercial fertilizer (any fertilizer containing phosphorus and/or nitrogen)

9. The handling and storage of commercial fertilizer (any fertilizer containing phosphorus and/or nitrogen)

10. The application of pesticide to land

11. The handling and storage of pesticide

12. The application of road salt

13. The handling and storage of road salt

14. The storage of snow (parking lots and melt/dump facilities)

15. The handling and storage of fuel (gasoline, diesel, home heating oil)

16.
The handling and storage of a dense non-aqueous phase liquid (chemicals e.g. automotive businesses, dry 
cleaning, manufacturing/processing, cleaning agents etc.)

17.
The handling and storage of an organic solvent (chemicals e.g. automotive businesses, dry cleaning, 
manufacturing/processing, cleaning agents etc.)

18. The management of runoff that contains chemicals used in the de-icing of aircraft

19.
An activity that takes water from an aquifer or a surface water body without returning the water taken to the 
same aquifer or surface water body (water taking)

20. An activity that reduces the recharge of an aquifer (development of impervious surfaces)

21.
The use of land as livestock grazing or pasturing land, an outdoor confinement area or a farm-animal yard 
(all farming – including production/business/hobby etc.)

SP File No. __________________
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This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM3

PART E: APPLICABLE FEES

Pursuant to By-Law 2015-34, a By-Law of the City if Greater Sudbury Respecting Enforcement of the Clean Water 
Act, 2006 (Source Protection By-Law), Schedule “A”, a prescribed fee of $35 is to be collected for the review of the 
application to determine whether a notice shall be issued pursuant to section 59 of the Act.

Subsequently, additional fees may be incurred for proposals requiring Risk Management Plans, or additional inspections.  
Please review Schedule “A” for a complete list of prescribed user fees. 

PART F: AGREEMENT

1.	 I/we have read, understood, and agree to the review of my proposal in accordance with section 59 of the Clean 
Water Act, 2006.

2.	 I/we have completed this application in full and I/we certify that the information contained in this application and any 
supporting documentation is true and complete to the best of my/our knowledge.

3.	 I/we understand that failure to provide all of the required information may delay processing of this application or 
render a failure to proceed with the  application/proposed project.

4.	 I/we understand that I/we will be responsible for ensuring the technical and structural adequacy and legal 
requirements of this project.

5.	 I am/we are the owner(s) of the above mentioned property OR I am an agent acting on behalf of the property 
owner(s) with a letter of authorization (attached).

6.	 I/we have authority to bind the corporation or partnership, where applicable.

7.	 I/we understand that the property described in this application may be subject to random inspections to ensure 
compliance with information provided. 

________________________________________   ________________________________________          _____________________ 
Signature of Applicant(s)                                                                                                                                 Date 

Note: If you have any questions or concerns while filling out the application form please contact the Risk Management 
Office at 705-674-4455 ext. 3600 or sourceprotection@greatersudbury.ca.  A representative will contact you to discuss 
your application and advise of the review outcome.

  PART G: FREEDOM OF INFORMATION & PROTECTION OF PRIVACY

Collection of Personal Information: The personal information collected on this form is collected by the City of Greater 
Sudbury under the authority of By-law 2015-34 for the purpose of processing your application under Part IV of the Clean 
Water Act, 2006. Questions regarding the collection of this information may be directed to the City’s Risk Management 
Official, 200 Brady Street, Sudbury ON P3A 5P3 or (705) 674-4455 ext 3600.

Please mail the completed application along with $35 payment to:

ATTN: SOURCE PROTECTION - WATER/WASTEWATER SERVICES 
 
CITY OF GREATER SUDBURY	 VILLE DU GRAND SUDBURY
PO BOX 5000 STN A	 CP 5000 SUCC A 
200 BRADY STREET	 200 RUE BRADY 
SUDBURY ON P3A 5P3	 SUDBURY ON P3A 5P3

Alternatively, you can drop off completed forms and $35 payment to Tom Davies Square or  
to any Citizen Service Center.

SP File No. __________________
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OFFICE USE ONLY

Date application received:  _____________      By: (Department)   Planning   Building   CSC: 	

Applicable Building Permit No:  _____________               Applicable Planning File No.: 	

Fee Paid    Y    N   Received By (Print Name): _________________________ Signature: _____________________

Copy of receipt of payment attached (Required):    Y    N

RISK MANAGEMENT OFFICE USE ONLY

Section 59 Application No. _____________________________ Date Application Received:  ____________________          

Vulnerable Area:  WHPA ______________________   IPZ ______________________  ICA ____________________

Proposed use/activity is: 

1.	 q	 Permitted and neither prohibited or restricted (Notice issued under section 59(2) of the Clean Water  
		  Act, 2006)
2.	 q	 Restricted and an approved Risk Management Plan has been agreed to or established  
		  (Notice issued under section 59(2) of the Clean Water Act, 2006)

3.	 q	 Restricted and a Risk Management Plan is required in order to obtain a Notice  
		  (No Notice to be issued under section 59(2) of the Clean Water Act, 2006, as RMP Pending)
4.	 q	 Prohibited (No Notice required to be issued under section 59(2) of the Clean Water Act, 2006)

Notice attached:      Y    N     Pending   Date of Review:  	

q Issue Building Permit /Planning Approval    q Do Not Issue Building Permit /Planning Approval

q Application Pending RMP (Do Not Issue Permit/Approval at this time)

Reviewed by (print name):                                                                Signature:                                                                

Approved by RMO (print name): _____________________________ Signature:                                   Date:                    

CGS Stakeholders copied (date): ________________________ Applicant Copied (date):                                               

Comments: 

                                                                                                                                                                                             

                                                                                                                                                                                           

                                                                                                                                                                                           

                                                                                                                                                                                         

                                                                                                                                                                                         

APPROVALS PENDING

Proposed use/activity is:

Restricted and a Pending Risk Management Plan has now been agreed to or established  
(Notice issued under section 59(2) of the Clean Water Act, 2006) 

Date Plan Approved or Established:__________________________________

Approved or Established By:________________________________________ Signature:___________________________

  PART H: OFFICE USE ONLY - REVIEW OUTCOME
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885 Regent Street, Sudbury, Ontario, P3E 5M4  Canada 
T: +1.705.674.9681    www.exp.com 

 

 

This document has been prepared in support of the Section 59 Application for the Kingsway Entertainment 

District, for the development of an arena.  

FERTILIZERS AND PESTICIDES (Items 8,9,10 & 11 on Table of Drinking Water Threats) 
 
Q: Does CGS plan to contract out the landscaping maintenance?  
A: Landscaping will be maintained by trained CGS employees. 
 
Q: Will commercial fertilizer be used at the Site?  
A: Only organic “green” fertilizers are expected to be used. If required, the proponent will 
develop a Risk Management Plan in conjunction with the risk management official to address 
any threats related to the application of commercial fertilizers. 
 
Q: Will commercial fertilizer be stored at the Site? (if yes please give max quantity that will be 
stored at any given time). 
A: No. 
 
Q: Will pesticides be use at the Site?  
A: Yes. “Green” only, biodegradable, organic. If required, the proponent will develop a Risk 
Management Plan in conjunction with the risk management official to address any threats 
related to the application of commercial fertilizers. The following pesticides will not be applied 
at the site:  

• MCPA (2-methyl-4-chlorophenoxyacetic acid)  

• MCPB (4-(4-chloro-2-methyphenoxy)butonoic acid)Mecoprop  

• Metalaxyl  

• Metolachlor or s-Metolachlor  

• Atrazine  

• Dicamba  

• Dichlorophenoxy Acetic Acid (D-2,4)  

• Dichloropropene-1, 3, to land  

• Pendimethalin, to land.  
 

Q: Will pesticides be stored at the Site? (if yes please give max quantity that will be stored at 
any given time). 
A: No.  
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SALT AND SNOW MANAGEMENT (Items 12,13,14 & 15 on Table of Drinking Water Threats) 
 
Q: Will road salt be used at the Site? 
A: If required, the proponent will develop a Risk Management Plan in conjunction with the risk 
management official to address any threats related to the application and storage of road salt. 
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
Road salt will typically not be used on site. Use of road salt will be limited to conditions, such as 
freezing rain, which make it absolutely necessary for safety of users of the facility. The following 
salt reduction plan is expected to be employed: 

• It is expected that high-use sidewalks leading to the building entrances may be 
equipped with heat tracing to remove ice without the requirement for salt. 

• Slopes of internal site roadways will be minimized to avoid the need for application of 
salt. If traction grit is required, sand will be used. Sand provides the benefit that it is 
almost entirely removed from runoff by catch basin sumps and oil/grit separators prior 
to leaving the site. 

 
Q: Will road salt be stored at the Site?  
A: No. If required, the proponent will develop a Risk Management Plan in conjunction with the 
risk management official to address any threats related to the application and storage of road 
salt. 
 
Q: Will snow be stored on Site? 
A: Snow storage areas will be provided in the parking lot areas for short duration snow storage. 
Typical “active” snow storage areas provide for a snow volume resulting from a 150mm (6”) 
snow layer spread over the parking lot and internal roadways of the site. Snow from these 
“active” storage areas will be removed and transported to appropriate snow dump sites 
regularly, in order to allow snow storage capacity for the next snow event.  
 
DEVELOPMENT OF IMPERVIOUS SURFACES (Item 20 on Table of Drinking Water Threats) 
 
Q: Will impervious surfaces be developed. 
A: Yes, however runoff generated on site will follow pre-development flow paths from site. 
Rates of post development runoff will be mitigated to 80% of pre-development rates, however 
ultimately post development runoff volumes will approximate equal pre-development runoff 
volumes. All runoff will be subject to facilities that improve water quality prior to discharge 
from site. 
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WATER FEATURE 
 
Q: Will the water feature require additives? If so, what kind. 
A: No. 
 
FUEL AND CHEMICALS (Items 15,16 & 17 on Table of Drinking Water Threats) 
 
Q: Will there be any storage of fuel (gasoline, diesel, home heating oil)?  
A: Yes. Propane for the Zamboni and small amounts of gasoline stored for snowblowers and 
small equipment. If required, the proponent will develop a Risk Management Plan in 
conjunction with the risk management official to address any threats related to the handling 
and storage of fuels.  
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
A secondary containment system will be engineered for any storage of fuel, to provide 
encapsulation of any potential releases and will incorporate spill/leak detection and collision 
protection. 
 
Q: Will there be a backup generator? 
A: Unknown. If diesel fuel will be stored on Site for the backup generator, an aboveground 
storage tank (AST) would be utilized, double walled. A secondary containment system will be 
engineered for the storage tank, to provide encapsulation of any potential releases. If 
generator is located indoors, the “Day Tank” (smaller tank placed inside the building adjacent 
to generator) will be equipped with pressure sensors, alarms and backflow preventers.  
 
Q: Will there be handling or storage of dense non-aqueous phase liquids (DNAPLs) - (chemicals 
e.g. automotive businesses, dry-cleaning, manufacturing/processing, cleaning 
agents/degreasers etc.)? Some examples of DNAPLs are polychlorinated biphenyl (PCBs) (used 
in transformers), mercury (found in thermostats and as a gas in fluorescent light tubes), extra 
heavy crude oil. 
A: It is anticipated that repair and maintenance of any on-Site equipment will be contracted 
out, therefore eliminating the storage of DNAPLs. The maintenance subcontractor would 
potentially come to Site and provide their own products, and all work would be completed in a 
designated area which would be engineered to be fully contained, meaning no drains reporting 
to storm sewer. A spill contingency plan will be developed. 
 
Q: Is there a policy surrounding the disposal of fluorescent light bulbs?  
A: Spent fluorescent bulbs are transported to a licensed facility for appropriate disposal.  
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Q: Will there be handling and storage of organic solvents (chemicals e.g. automotive 
businesses, dry cleaning, manufacturing/processing, cleaning agents etc.)? An example of an 
organic solvent would be paint thinners/degreasers. 
A: It is anticipated that small amounts of degreasers and paint thinners will be stored in small 
quantities on Site, for painting and general facility maintenance. All work would be completed 
in designated areas which would be engineered to be fully contained, meaning no drains 
reporting to storm sewer. A secondary containment system will be engineered for the storage 
of these items, to provide encapsulation of any potential releases and a spill contingency plan 
will be developed. 
 
 

Yours Truly, 

exp Services Inc. 

 

 
 
Liz Lagrandeur, EPt. 
Project Manager  
Earth and Environmental Division 

 
 
 
 
 
 
 
 

 
 



This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM1

PART A: APPLICANT INFORMATION

Greater Sudbury Source Protection Plan 
Restricted Land Use Review  
Application for Section 59 Notice

A Section 59 Notice Review is required for applicants choosing to proceed with a Building or Planning Service in a Vulnerable Area.

Name of Applicant(s) (individuals, corporation or partnership): _____________________________________________________

	

Contact Name (where Applicant is corporation or partnership):                                                                                             	

Phone (home/business):                                                Phone (alternate):  	

Fax:                                                         Email: 	  

Mailing Address:  	

City/Town:                                                                          Province:                 Postal Code:  	

PART B: PROPERTY INFORMATION

Are you the owner of the property where the proposed project is located?      Y    N

Property owner (if different from Applicant): 	

Contact information (if different from Applicant): 	

Physical address of proposed project (if different from above):                                                                                              

Township:                                                              Con:                                                   Lot:                                                  

PCL/Part No. __________  Roll No.                                                                                   Registered Plan No.                       

Are any new or existing structures heated with Fuel Oil?     Yes     No

Are any of the existing structures serviced by a Septic System or Holding Tank?     Yes     No

PART C: PROPOSAL INFORMATION

Proposal:	 Application or Permit Number (if known): __________________________________

	New Structure	 	 New Land Use/Change of Use	 	 New or Replacement Septic

	Expansion/Conversion of an Existing Approved Land Use or Structure	 	 Consent

	Re-Zoning	 	Minor Variance	 	Site-Plan/Alteration

	 Plan of Subdivision/Condominium	 	 Official Plan Amendment

	Other __________________________________________________________________________________________________

Zoning:		

	Single Residential	 	Multi-Residential (incl. subdivision)	 	 Rural (incl. agricultural)

	 Industrial 	 	Commercial (incl. mixed use)	

	Other (incl. institutional & future development): ______________________________________________________________

Brief Description of Proposal and/or Activity: (Please attach any documents as ‘Schedule A’) 

                                                                                                                                                                                                

Proposed construction start date: _________________________ Proposed completion date: _______________________

	 I have included a detailed description of the activity or land use, including but not limited to; quantities of any  

	 known chemicals/road salts/wastes to be stored on site and their composition (required).

	 I have included legible, electronically produced copies of the site plans, specifications and/or drawings 

	 (if available/applicable).

	 I have included a copy of any applicable survey certified by a registered Ontario Land Surveyor.

SP File No. __________________
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This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM2

PART D: POTENTIAL THREAT ACTIVITIES

A drinking water threat as defined under the Clean Water Act, 2006 is “an activity or condition that adversely affects or has the 
potential to adversely affect the quality or quantity of any water that is or may be used as a source of drinking water”.

The following activities are prescribed as drinking water threats for the purpose of the definition of “drinking water threat”.
To the best of your knowledge, please check all prescribed activities that are currently present or may be 
associated with the proposed Building Permit or Planning Approval within the vulnerable area.

MINISTRY OF THE ENVIRONMENT AND CLIMATE CHANGE  
TABLES OF DRINKING WATER THREATS AS PRESCRIBED BY THE Clean Water Act, 2006

1.
The establishment, operation or maintenance of a waste disposal site within the meaning of Part V of the 
Environmental Protection Act (wrecking yards, tailings or raw sewage disposal, hazardous/industrial/commercial/
municipal waste)

2.
The establishment, operation or maintenance of a system that collects, stores, transmits, treats or disposes 
of sewage (privies/septic systems/holding tanks/greywater systems, stormwater management, sewer systems and 
related pipes, sewage treatment plant/lagoon, industrial effluent)

3.
The application of agricultural source material to land 
(materials produced on a farm including, but not limited to; manure, bedding, regulated compost etc.)

4.
The storage of agricultural source material  
(materials produced on a farm including, but not limited to; manure, bedding, regulated compost etc.)

5. The management of agricultural source material (aquaculture only)

6.
The application of non-agricultural source material to land  
(nutrients not produced on a farm including, but not limited to; sewage biosolids, ash, pulp/paper biosolids etc.)

7.
The handling and storage of non-agricultural material (nutrients not produced on a farm including,  
but not limited to; sewage biosolids, ash, pulp/paper biosolids etc.)

8. The application of commercial fertilizer (any fertilizer containing phosphorus and/or nitrogen)

9. The handling and storage of commercial fertilizer (any fertilizer containing phosphorus and/or nitrogen)

10. The application of pesticide to land

11. The handling and storage of pesticide

12. The application of road salt

13. The handling and storage of road salt

14. The storage of snow (parking lots and melt/dump facilities)

15. The handling and storage of fuel (gasoline, diesel, home heating oil)

16.
The handling and storage of a dense non-aqueous phase liquid (chemicals e.g. automotive businesses, dry 
cleaning, manufacturing/processing, cleaning agents etc.)

17.
The handling and storage of an organic solvent (chemicals e.g. automotive businesses, dry cleaning, 
manufacturing/processing, cleaning agents etc.)

18. The management of runoff that contains chemicals used in the de-icing of aircraft

19.
An activity that takes water from an aquifer or a surface water body without returning the water taken to the 
same aquifer or surface water body (water taking)

20. An activity that reduces the recharge of an aquifer (development of impervious surfaces)

21.
The use of land as livestock grazing or pasturing land, an outdoor confinement area or a farm-animal yard 
(all farming – including production/business/hobby etc.)
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This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM3

PART E: APPLICABLE FEES

Pursuant to By-Law 2015-34, a By-Law of the City if Greater Sudbury Respecting Enforcement of the Clean Water 
Act, 2006 (Source Protection By-Law), Schedule “A”, a prescribed fee of $35 is to be collected for the review of the 
application to determine whether a notice shall be issued pursuant to section 59 of the Act.

Subsequently, additional fees may be incurred for proposals requiring Risk Management Plans, or additional inspections.  
Please review Schedule “A” for a complete list of prescribed user fees. 

PART F: AGREEMENT

1.	 I/we have read, understood, and agree to the review of my proposal in accordance with section 59 of the Clean 
Water Act, 2006.

2.	 I/we have completed this application in full and I/we certify that the information contained in this application and any 
supporting documentation is true and complete to the best of my/our knowledge.

3.	 I/we understand that failure to provide all of the required information may delay processing of this application or 
render a failure to proceed with the  application/proposed project.

4.	 I/we understand that I/we will be responsible for ensuring the technical and structural adequacy and legal 
requirements of this project.

5.	 I am/we are the owner(s) of the above mentioned property OR I am an agent acting on behalf of the property 
owner(s) with a letter of authorization (attached).

6.	 I/we have authority to bind the corporation or partnership, where applicable.

7.	 I/we understand that the property described in this application may be subject to random inspections to ensure 
compliance with information provided. 

________________________________________   ________________________________________          _____________________ 
Signature of Applicant(s)                                                                                                                                 Date 

Note: If you have any questions or concerns while filling out the application form please contact the Risk Management 
Office at 705-674-4455 ext. 3600 or sourceprotection@greatersudbury.ca.  A representative will contact you to discuss 
your application and advise of the review outcome.

  PART G: FREEDOM OF INFORMATION & PROTECTION OF PRIVACY

Collection of Personal Information: The personal information collected on this form is collected by the City of Greater 
Sudbury under the authority of By-law 2015-34 for the purpose of processing your application under Part IV of the Clean 
Water Act, 2006. Questions regarding the collection of this information may be directed to the City’s Risk Management 
Official, 200 Brady Street, Sudbury ON P3A 5P3 or (705) 674-4455 ext 3600.

Please mail the completed application along with $35 payment to:

ATTN: SOURCE PROTECTION - WATER/WASTEWATER SERVICES 
 
CITY OF GREATER SUDBURY	 VILLE DU GRAND SUDBURY
PO BOX 5000 STN A	 CP 5000 SUCC A 
200 BRADY STREET	 200 RUE BRADY 
SUDBURY ON P3A 5P3	 SUDBURY ON P3A 5P3

Alternatively, you can drop off completed forms and $35 payment to Tom Davies Square or  
to any Citizen Service Center.

SP File No. __________________
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This form is authorized under the Clean Water Act, 2006 Reviewed: June 8, 2015 12:55 PM4

OFFICE USE ONLY

Date application received:  _____________      By: (Department)   Planning   Building   CSC: 	

Applicable Building Permit No:  _____________               Applicable Planning File No.: 	

Fee Paid    Y    N   Received By (Print Name): _________________________ Signature: _____________________

Copy of receipt of payment attached (Required):    Y    N

RISK MANAGEMENT OFFICE USE ONLY

Section 59 Application No. _____________________________ Date Application Received:  ____________________          

Vulnerable Area:  WHPA ______________________   IPZ ______________________  ICA ____________________

Proposed use/activity is: 

1.	 q	 Permitted and neither prohibited or restricted (Notice issued under section 59(2) of the Clean Water  
		  Act, 2006)
2.	 q	 Restricted and an approved Risk Management Plan has been agreed to or established  
		  (Notice issued under section 59(2) of the Clean Water Act, 2006)

3.	 q	 Restricted and a Risk Management Plan is required in order to obtain a Notice  
		  (No Notice to be issued under section 59(2) of the Clean Water Act, 2006, as RMP Pending)
4.	 q	 Prohibited (No Notice required to be issued under section 59(2) of the Clean Water Act, 2006)

Notice attached:      Y    N     Pending   Date of Review:  	

q Issue Building Permit /Planning Approval    q Do Not Issue Building Permit /Planning Approval

q Application Pending RMP (Do Not Issue Permit/Approval at this time)

Reviewed by (print name):                                                                Signature:                                                                

Approved by RMO (print name): _____________________________ Signature:                                   Date:                    

CGS Stakeholders copied (date): ________________________ Applicant Copied (date):                                               

Comments: 

                                                                                                                                                                                             

                                                                                                                                                                                           

                                                                                                                                                                                           

                                                                                                                                                                                         

                                                                                                                                                                                         

APPROVALS PENDING

Proposed use/activity is:

Restricted and a Pending Risk Management Plan has now been agreed to or established  
(Notice issued under section 59(2) of the Clean Water Act, 2006) 

Date Plan Approved or Established:__________________________________

Approved or Established By:________________________________________ Signature:___________________________

  PART H: OFFICE USE ONLY - REVIEW OUTCOME
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This document has been prepared in support of the Section 59 Application for the Kingsway Entertainment 

District, for the development of parking lots.  

FERTILIZERS AND PESTICIDES (Items 8,9,10 & 11 on Table of Drinking Water Threats) 
 
Q: Will commercial fertilizer be used at the Site?  
A: Only organic “green” fertilizers are expected to be used. If required, the proponent will 
develop a Risk Management Plan in conjunction with the risk management official to address 
any threats related to the application of commercial fertilizers. 
 
Q: Will commercial fertilizer be stored at the Site? (if yes please give max quantity that will be 
stored at any given time). 
A: No. 
 
Q: Will pesticides be use at the Site?  
A: Yes. “Green” only, biodegradable, organic. If required, the proponent will develop a Risk 
Management Plan in conjunction with the risk management official to address any threats 
related to the application of commercial fertilizers. The following pesticides will not be applied 
at the site:  

• MCPA (2-methyl-4-chlorophenoxyacetic acid)  

• MCPB (4-(4-chloro-2-methyphenoxy)butonoic acid)Mecoprop  

• Metalaxyl  

• Metolachlor or s-Metolachlor  

• Atrazine  

• Dicamba  

• Dichlorophenoxy Acetic Acid (D-2,4)  

• Dichloropropene-1, 3, to land  

• Pendimethalin, to land.  
 

Q: Will pesticides be stored at the Site? (if yes please give max quantity that will be stored at 
any given time). 
A: No.  
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SALT AND SNOW MANAGEMENT (Items 12,13,14 & 15 on Table of Drinking Water Threats) 
 
Q: Will road salt be used at the Site? 
A: If required, the proponent will develop a Risk Management Plan in conjunction with the risk 
management official to address any threats related to the application and storage of road salt. 
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
Road salt will typically not be used on site. Use of road salt will be limited to conditions, such as 
freezing rain, which make it absolutely necessary for safety of users of the facility. The following 
salt reduction plan is expected to be employed: 

• It is expected that high-use sidewalks leading to the building entrances may be 
equipped with heat tracing to remove ice without the requirement for salt. 

• Slopes of internal site roadways will be minimized to avoid the need for application of 
salt. If traction grit is required, sand will be used. Sand provides the benefit that it is 
almost entirely removed from runoff by catch basin sumps and oil/grit separators prior 
to leaving the site. 

 
Q: Will road salt be stored at the Site?  
A: No. If required, the proponent will develop a Risk Management Plan in conjunction with the 
risk management official to address any threats related to the application and storage of road 
salt. 
 
Q: Will snow be stored on Site? 
A: Snow storage areas will be provided in the parking lot areas for short duration snow storage. 
Typical “active” snow storage areas provide for a snow volume resulting from a 150mm (6”) 
snow layer spread over the parking lot and internal roadways of the site. Snow from these 
“active” storage areas will be removed and transported to appropriate snow dump sites 
regularly, in order to allow snow storage capacity for the next snow event.  
 
DEVELOPMENT OF IMPERVIOUS SURFACES (Item 20 on Table of Drinking Water Threats) 
 
Q: Will impervious surfaces be developed. 
A: Yes, however runoff generated on site will follow pre-development flow paths from site. 
Rates of post development runoff will be mitigated to 80% of pre-development rates, however 
ultimately post development runoff volumes will approximate equal pre-development runoff 
volumes. All runoff will be subject to facilities that improve water quality prior to discharge 
from site. 
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FUEL AND CHEMICALS (Items 15,16 & 17 on Table of Drinking Water Threats) 
 
Q: Will there be any storage of fuel (gasoline, diesel, home heating oil)?  
A: Unknown. If fuel is stored on the Site in the form of an above ground tank (AST), it will be of  
double wall construction. A secondary containment system will be engineered for the storage 
tank, to provide encapsulation of any potential releases. If generator is located indoors, the 
“Day Tank” (smaller tank placed inside the building adjacent to generator) will be equipped 
with pressure sensors, alarms and backflow preventers. A spill contingency plan will be 
developed. If required, the proponent will develop a Risk Management Plan in conjunction with 
the risk management official to address any threats related to the handling and storage of 
fuels. 
 
Q: Will there be handling or storage of dense non-aqueous phase liquids (DNAPLs) - (chemicals 
e.g. automotive businesses, dry-cleaning, manufacturing/processing, cleaning 
agents/degreasers etc.)? Some examples of DNAPLs are polychlorinated biphenyl (PCBs) (used 
in transformers), mercury (found in thermostats and as a gas in fluorescent light tubes), extra 
heavy crude oil. 
A: It is unknown at this time; however, it is anticipated that repair and maintenance of any on-
Site equipment will be contracted out, therefore eliminating the storage of DNAPLs.  
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
Maintenance subcontractors would potentially come to Site and provide their own products, 
and all work would be completed in a designated area which would be engineered to be fully 
contained, meaning no drains reporting to storm sewer. A spill contingency plan will be 
developed. 
If required, the proponent will develop a Risk Management Plan in conjunction with the risk 
management official to address any threats related to the handling of DNAPls and organic 
solvents. 
 
Q: Is there a policy surrounding the disposal of fluorescent light bulbs?  
A: Spent fluorescent bulbs are transported to a licensed facility for appropriate disposal.  
 
Q: Will there be handling and storage of organic solvents (chemicals e.g. automotive 
businesses, dry cleaning, manufacturing/processing, cleaning agents etc.)? An example of an 
organic solvent would be paint thinners/degreasers. 
A: It is unknown at this time, however, it is anticipated that repair and maintenance of any 
equipment will be contracted out, therefore eliminating the storage of organic solvents.  
The following Standard Operating Procedures (SOPs) will be followed for the Site:  
Maintenance subcontractors would potentially come to Site and provide their own products, 
and all work would be completed in a designated area which would be engineered to be fully 
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contained, meaning no drains reporting to storm sewer. A spill contingency plan will be 
developed. 
If required, the proponent will develop a Risk Management Plan in conjunction with the risk 
management official to address any threats related to the handling of DNAPls and organic 
solvents.  
 
Yours Truly, 

exp Services Inc. 

 

 
 
Liz Lagrandeur, EPt. 
Project Manager  
Earth and Environmental Division 
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