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INFORMATION ON THE PROCESS FOR AMENDING 
THE OFFICIAL PLAN AND ZONING BY-LAW

A Guide to:
Official Plan & 
Zoning By-law 
Amendments 

This pamphlet has no legal status and is intended for general 
information only. Users are advised to contact the Planning 
Services Division and reference The Planning Act and City of 
Thunder Bay Zoning By-law and Official Plan, as amended, 
for assistance and detailed information. 
Any information collected as part of the application process is 
used to create a record that is available to the general public 
and is collected in accordance with the Planning Act.



The Official Plan 

The Official Plan is our City’s key land use document. 
This plan plays an important role in the development 
of our City as it describes what kind of community we 
want to become in the future. It sets goals, objectives, 
and policies which guide our land use planning 
decisions. All by-laws passed by the City, including a 
Zoning By-law, and all public works undertaken, must 
conform to the Official Plan. 

The Official Plan contains a map of land use 
designations for the entire City, which shows the 
future intended use of land. The text of the Official 
Plan contains the policies relating to each land use 
designation. An Official Plan Amendment would be 
required if, for example, you need to rezone land to 
permit an office building on land that is designated by 
the Official Plan for residential use only.

The City of Thunder Bay Official Plan was updated 
in 2019. The vision for Thunder Bay is a city that 
is healthy, safe, successful, and adaptable. The 
Plan was been developed using four overarching 
approaches that speak to the climate, the economy, 
the community, and the natural environment. 
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The Zoning By-law is a legal document used to 
regulate the use of land within the City. The Zoning 
By-law manages the present and future land use in 
the City and seeks to implement the vision for the City 
established in the Official Plan. 

The Zoning By-law divides the City into land use 
zones. Each zone has a list of permitted land uses 
and rules about how properties under that zone may 
develop. For example, in the “R2” - Residential Zone 
Two you may build a duplex, but you may not build 
an office. There are other rules regarding lot size, 
setbacks, and parking which must also be followed.

The City of Thunder Bay Zoning By-law was passed 
in 2010. Since the Official Plan has been updated 
since then, the Zoning By-law must be reviewed and 
brought into conformity with the Plan. 

The Zoning By-law
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If you are thinking about using or developing your 
property in a way that does not comply with the existing 
Official Plan or Zoning By-law, you may require an 
amendment to one or both of the documents. To 
request an Official Plan Amendment (OPA) or Zoning 
By-law Amendment (ZBA) you must apply to the City 
and provide the prescribed information and fees. OPAs 
and ZBAs have similar application processes. If both 
are required for a proposal, the City can process them 
simultaneously.

Before applying for any changes, you must pre-consult 
with a City Planner. The Planner can determine what 
type of planning application(s) is appropriate and what, 
if any, additional information you may be required to 
submit with your application.

What if your proposal 
doesn’t comply?

Call the Planning Services Division to discuss your 
proposal and set up an appointment with a Planner.

(807) 625-2216



The Official Plan Amendments (OPA) and Zoning By-law 
Amendments (ZBA) in Ontario are completed through 
a public process that is established in the Planning Act. 
They have regulated time frames for providing notice to 
the public and coming to a final decision. 

Both applications must be consistent with the current 
Provincial Policy Statement and the Growth Plan for 
Northern Ontario. 

During the process, you may be required to provide 
professional reports to support your proposal such as 
a traffic study or environmental assessment. A full list 
of these reports in listed in the “Pre-consultation and 
Complete Applications” section of the City of Thunder 
Bay Official Plan. If you are proposing to change the 
use of a property, you may also require a Record of 
Site Condition through the Ministry of Environment, 
Conservation and Parks. The efficient processing of your 
application depends on the timely submission and/or 
revision of these studies, if required. 

What should you know 
before you apply?



Before you apply for an 
Official Plan Amendment
consider the following:

Can your proposal be modified so that an Official Plan 
Amendment is not needed?  For example, if you wish 
to develop a shopping centre containing offices, but 
the Official Plan does not permit office use, are there 
other uses permitted by the Official Plan that would be 
acceptable to you within a shopping centre instead of 
office use, i.e. restaurant, hair salon, fitness centre?



How can your proposal be modified to comply with 
the regulations? For example, if the site cannot 
accommodate the required amount of parking, 
consider reducing the size of the building footprint. 
If you are proposing a use that is not permitted, 
consider other uses permitted in that zone. 

If your proposal requires only minor changes to the 
Zoning by-law, consider an application for a Minor 
Variance through the Committee of Adjustment. The 
most common requests heard by the Committee 
include reduction of yard setbacks, increased lot 
coverage, and changes in separation distances for 
dwelling and garages. 

A Zoning By-law Amendment must comply with all 
pertinent Official Plan policies. If your proposal does 
not, an Official Plan Amendment would be required in 
addition to the Zoning By-law Amendment.

Before you apply for a
Zoning By-law Amendment
consider the following:



The extent of the mandatory pre-consultation 
will depend on the nature of the application. At 
a minimum, you must consult with a Planner 
prior to applying. More complex applications 
may require more parties to attend the pre-
consultation meeting. Representatives from City 
Administration, other government bodies, public 
authorities, and/or external agencies may be in 
attendance as deemed appropriate by the City. 
The City may also require applicants to pre-
consult with Provincial Ministries to address the 
impacts of Provincial legislation. 

Through pre-consultation, the appropriate 
application process for your proposal will be 
identified. The City will also determine what 
information and/or studies are required to support 
the application and evaluate the proposal. The 
City may defer submission of certain information 
and/or studies until later in the process.  
Additional public consultation requirements, such 
as open houses, may also be identified during the 
pre-consultation period, or at any time during the 
application process.

Step 1
Pre-consultation 



An application form for a Zoning By-law and/or 
Official Plan Amendment can be downloaded 
from the City website at:

 thunderbay.ca/planningforms 
or picked up at the Development Services 
Office on the second floor of the Victoriaville 
Civic Centre.

The application form must be completed and 
accompanied by:

Step 2
The Application

•  The appropriate application fee

•  A deed or proof of ownership with the 
legal description of the property

•  A site plan in metric scale and including 
the items listed in the application form

•  The signature of the registered owner

•  Any additional information deemed to be 
required during pre-consultation 

The Applicant will receive a letter from the 
assigned Planner once the file has been 
received and deemed complete. 



The Planner will summarize the application 
and request comments in a Notice of 
Application letter. This letter is circulated to 
various City departments and public agencies 
as well as surrounding property owners within:

•  120 metres in the Urban Settlement Area
•  250 metres in the Rural Settlement Area
•  500 metres in the Rural Area  

There is a three week period dedicated to 
circulating the application and collecting 
comments. However, Planning Services will 
accept comments up to the Public Meeting date. 
All comments received are pubic information. 

After the circulation period ends, the Planner will 
provide the Applicant with the comments that 
were received. Depending on the comments 
received, the Planner may recommend changes 
to the proposed amendment or that the 
Applicant hold an Open House for the public. 

Step 3
Circulation  



City Council must hold at least one public 
meeting to allow people an opportunity to 
express their views before a decision is 
made. Notice of this meeting is given at least 
20 days in advance, usually by mail, to the 
same individuals who received the Notice of 
Application and anyone else who has requested 
to receive notice. Notice may also be given in 
the local newspaper.  

At the public meeting, City Council will consider 
a report and recommendations on the proposed 
amendment from the Planning Services 
Division. Anyone present at the meeting will be 
invited to participate and express their views.  
When all concerns have been considered, then 
Council may decide to allow, change, or refuse 
the requested amendment(s).

Sometimes, Council may impose conditions 
before giving final approval of an amendment.  
Some typical conditions include: designating 
the property as an area of Site Plan Control, 
obtaining a licence for the use of City owned 
land, or signing a Letter of Undertaking for 
landscaping improvements.

Step 4
Public Meeting



Once the Applicant has satisfied City Council 
that all conditions have been completed, 
Council will pass the amending by-law(s) that 
will amend the Zoning By-law and/or adopt 
the Official Plan Amendment.  This by-law is 
written specifically for the proposal and applies 
only to the subject property.

Notice of the amending by-law is mailed to 
all surrounding property previously circulated 
and to any other person who requested to be 
notified.  Notice may also be given in the local 
newspaper.  If no one files an appeal to the 
City Clerk within the 20 day notice period, the 
amending by-law comes into effect.

Step 5
The Amendment  



If a written objection is received, the City Clerk 
will forward it to the Local Planning Appeal 
Tribunal.  All objections (called “appeals”) must 
include the reasons for the appeal, and must 
be accompanied by the prescribed fee.  If 
Council refuses the application or neglects to 
make a decision within 90 days (Zoning By-
law Amendments) or 120 days (Official Plan 
Amendments) of receiving the application, the 
Applicant can appeal to the Local Planning 
Appeal Tribunal.

Local Planning Appeal Tribunal (LPAT) is a 
provincial administrative board empowered to 
consider objections received to the passing 
of amending zoning by-laws and official plan 
amendments. The LPAT may hold a public 
hearing at which the appellants will have an 
opportunity to present their concerns. The 
LPAT may allow or dismiss any appeal, repeal 
or change the Zoning By-law or Official Plan in 
any way it sees fit.  

An appeal to the LPAT is a serious matter, 
requiring considerable time, effort and 
expense on the part of everyone involved.  
The LPAT may dismiss an appeal that does 
not have proper planning grounds or that is 
determined to be frivolous.

Step 6
Appeals



Have something to say about a 
proposed amendment in 
your neighbourhood?

GET INVOLVED:

Planning Services
Victoriaville Civic Centre
111 Syndicate Ave S
Thunder Bay, ON, P7E 6S4

807 625 2216

thunderbay.ca/planning

If a change is proposed near 
your property, you may receive 
a written notice. A sign will also 
be posted on the property. 

Any person with a position 
regarding a change is 
encouraged to make their 
views or opinions known. 

You do not need to have 
received the notice in the mail to 
get involved. 

Let us know if you want to stay 
informed about a decision. 

You can submit comments by 
mail, email, or in person at the 
meeting identified on the notice.


