
 
 
Presentation – Rezoning Application Hearing – Feb. 5th 2008 
 
Chair – Councillors …… My name is John Lindsay – 1439 Bancroft Drive 
 
I am here a President of the Minnow Lake Restoration Group – a stewardship group that 
has been in operation for 30 years working to improve our neighborhood.  I will first 
explain our involvement in the community and then specifically address this issue of 
rezoning.   I would like to mention that I am also the co-chair of the Minnow Lake 
Community Action Network.   
 
To set the stage, as it were, for my presentation I would like to begin by quoting from 
councillor Calderelli’s  web-page on the City of Greater Sudbury web-site:   Francis says:   
 
“It is important to protect our environment, including the many lakes which are the 
jewels of our city.  My vision is of a community that looks after all its citizens, and 
which seeks to give them the best possible quality of life.  This must be done by 
managing our municipal government in a careful and responsible manner, which will 
help to ensure that the City of Greater Sudbury functions at its very best, and 
remains a wonderful place to live”  
 
I’m sure we all echo councillor Caldarelli’s sentiments.   
 
I could go on to tell you how our Restoration group has achieved much recognition, 
achieved awards etc (Chamber of Commerce Image Enhancement – Community 
Builders 2006) ….but you already know most of that …. What some of you may not 
know that much of this was developed with the help of the City .... I have two 
commissioned city reports of specific interest and which will give you some idea of 
why we are here tonight to express our opinions and concerns ….  
 
First report, which became part of the official plan, was undertaken by the city in 
1991 – The Minnow Lake Community Improvement Plan … I quote  
 
“The focal point of the community improvement plan is Minnow Lake itself and the 
lands which abut the lake ….it is considered important that a concerted effort be 
made to realize improvements in this section of the community improvement area 
since it is the focal point for activity.  Also important is the fact that this specific area 
is identified with the Minnow Lake community throughout the City of 
Sudbury…improvements in this area should go a long way towards enhancing the 
image of the Minnow Lake Community in the City and setting a new standard of 
development in the Minnow Lake area” 
 
We have used this report over the years to achieve significant enhancements in the 
area and would not like to continue to improve the quality of life in Minnow Lake – an 
area once regarded as the “dogpatch” of Sudbury, but is now recognized as an 
attractive area of city which many are proud to call home. 
 
We often fail to see what we really have, because we live with it all the time … but 
others do notice what we may miss … 
 
 



I call to your attention a second report, which also became part of the official plan, 
commissioned by the city and prepared by two Toronto Consultants who took an 
unbiased look at the Ramsey Lake Community, of which Minnow Lake is a part – 
With respect to Minnow Lake they had this to say .. I quote  
 
“The setting of the Minnow Lake Community is remarkable…the physical landscape 
gives the community a character and visual identity that could be developed as a 
model for other Sudbury communities.  There is also a keen local interest and effort 
in improving the area and preserving local features.  The Minnow Lake Landscape 
holds some of the most far-reaching opportunities along Ramsay Lake.  It could 
become a model for the future” 
 
We don’t see ourselves becoming much of a model for the future if we permit 
industrial activity zoning in the area.   
 
I came to Sudbury in 1965 – lived in the South End and the Hospital Area – came to 
Minnow Lake in 1985 – saw there was potential here and have worked to realize that 
potential – I am not going to be around forever, but want to work for the betterment 
of the community for those still to come – as I think we all should.   
 
 
Now on to specifics with respect to this application ….  
 
First ..I would refer to section 20.5.6 of the Official plan .. I quote .. 
 
“…council may pass by-laws to permit the use of an existing building or structure for 
a use that does not conform with the land use designation in the following 
situations:”  
 
Part b.  “where an existing building or structure and use which is permitted in the 
Zoning By-law and the Official Plan land use designation is discontinued and cannot 
economically, practically or reasonably be converted or adapted to a use in 
conformity with the land use designation”   
 
It is important to consider this before moving on the factors that would be necessary 
to satisfy such a condition – it has been shown that in many instances buildings such 
as the subject property have been converted or adapted to uses in conformity with 
land use designations.   
 
In our own area two churches have found new religious denomination occupants on 
Bancroft Drive and Third Avenue – another in our area has been renovated into two 
apartments.  A former church on Eyre Street is now the home of Theatre Cambrian.    
Many former schools in our city have been converted to residential use – this 
committee approved such a change at its last meeting – but back to churches – from 
a recent newspaper article about former churches in Quebec “churches have closed 
and the buildings found new life as condos, libraries or even a school for circus 
performers”.  In Remouski, Quebec, a city of 42,000 three Catholic churches have 
just closed and “the vestry hopes to sell them to groups that will use them for 
community purposes … among potential buyers are a low-cost housing co-operative 
and a community group for elderly people” .. bids have been received ranging from 
$10,000 to $180,000 for each of the churches”   But remember these quotes are for 
uses compatible with the zoning and not for commercial or industrial purposes.    
 
 



 
 
The term “site specific” has been used in connection with this application … site 
specific is just another term for spot zoning.  “Spot zoning” is defined in the 
Encyclopedia of Real Estate Terms as “ the zoning of a small area of land, one or 
more properties, for a use that is not in harmony with the normal zoning plan for the 
area, especially if the small area is rezoned in a way that does not conform with the 
surrounding neighborhood.  Spot zoning is normally invalid if the permitted use is 
very different from the surrounding area: the area involved is small; or it can be 
shown that the municipality has favored one landowner to the unreasonable 
detriment of the surrounding area, or so as to prejudice the intention of a 
comprehensive plan” – to be even more specific “of paramount importance in a spot 
zoning case is whether the subject property is zoned in conformity with surrounding 
existing uses .. the underlying question is whether the zoning decision advances the 
health, safety and welfare of the community. A zoning decision that merely 
provides for individual benefit without a relationship to public benefit 
cannot be legally supported”   
 
Lets look at some of the concerns of planning;  Staff are concerned that following the 
establishment of the water bottling use there would be quote “limited ability to 
control the frequency of deliveries, output capacity of the plant or hours of 
operation could change significantly from those currently suggested by the 
applicant”  …  through you Madam Chair I would ask staff why would this be the 
case …… 
 
We have been told by some councillors that each application is dealt with on an 
individual basis on its own merits, as it were, however in the staff report it states 
“staff have concerns with the precedent that would be established should 
the application be approved to introduce an industrial use into a stable 
residential area where no history of legal or legal non-conforming uses of a 
similar nature have existed”  Through you Madam Chair, I would ask staff to 
substantiate or to clarify this statement.  
 
I have attempted to get expert opinion concerning the effect on property values 
resulting from the establishment of an industrial “facility” in a residential area.  Paul 
Read of our Development Corporation said values would be effected and I quote “big 
time”.  I then went to Lyle Quinttenton who is an assessment officer with the 
provincial authority and he said it was unusual to have industrial zoning in a 
residential area and that likely this would over time impact property values based on 
reduced sale prices compared to other areas where there was no industrial use in a 
residential area.   
 
We have talked about quality of life and property values – I would like to speak now 
about safety … specifically fire safety …. I spoke to Fire Prevention Officer Luc 
Willard with our Fire Department.  Luc is a specialist in churches, halls and other 
larger buildings.   He expressed real concern about plastic water bottles being 
located in a former church building, especially in a residential area.  Church fires are 
difficult to control at any time, but the possibility of burning plastic bottles in such a 
structure is even more of a hazard.  Burning plastic emits large amounts of toxic 
compounds and these type of petroleum based fires are difficult to extinguish.  He 
(Fireman Willard) said that facilities using plastic of any kind are much better located 
in less populated industrial areas away from residential areas especially if fire breaks 
out a night when evacuation of the area is important.   
 



Fires do occur  - that’s why we have a fire department – but prevention is the best 
guardian of public safety (I was surprised to learn we had six fire prevention officers 
in our Fire Department – the importance placed on prevention).   The fact that these 
plastic containers are to be located in a former church close to residential properties 
is yet another and perhaps the best reason this application should be denied.   
 
I have attended the two information sessions held by the applicant where 6 
neighbors were present, including myself and my wife.  Our Community Action 
Network held an information meeting as well as which over 20 attended, including 
the applicant.  I have spoken with him and his agent and counsel and have some 
sympathy for his position economically.  I think that more due diligence could have 
been employed in exploring this apparent opportunity.  I have no idea if the 
applicant has a plan B in case this application is rejected, however that is not of our 
concern at this time – it is the legal issue of site specific or spot rezoning of a former 
church zoned R1 to an industrial classification, a decision which I and those I 
represent strongly oppose.    
 
I thank you and wish you good judgment in your deliberations.   


