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RECOMMENDATION: 

 

 

BACKGROUND: 
1238576 Ontario Inc. is the owner of the large parcel of land described as Part of Lots 14 and 15, 

Concession D being Parts 4 to 6 and Part of Part 1 Plan 42R-20258, PCL 296 SS. The subject land is owned 

by the original developer of the Carling Cove Estates subdivision, located on the opposite (eastern) side 

of Bayview Drive. 

At the October meeting of the Parry Sound Area Planning Board, an application for Consent to create 

three new Rural/Rural Residential lots on the subject land was approved by the Board. The approval 

included a number of conditions. One of the conditions was that the applicant obtain a Zoning By-law 

Amendment to implement a number of planning protections. Specifically, the condition stipulated the 

following: 

1. Severed Lot 3 be rezoned to a Rural Exception (RU-x) Zone to permit a reduced frontage of 23.49 

metres and to indicate that the subject land is to be used solely for the purpose of a 

telecommunications tower; 

2. The Retained Lot be rezoned to a Rural Residential Exception Zone with a Holding Symbol (RR-x-

H) Zone. The holding provision will require a Site Plan Agreement be entered into with the 

Township which will implement the recommendations of an Environmental Site Evaluation 

prepared in support of the Consent Application dated October 2, 2020. 

3. Severed Lot 1 and 2 be rezoned to a Rural Exception Zone with a Holding Symbol (RU-x-H). The 

holding provision will require a Site Plan Agreement be entered into with the Township which will 

implement the recommendations of an Environmental Site Evaluation prepared in support of the 

Consent Application dated October 2, 2020. 

 

That Council approve Zoning By-law Amendment Application Z/2020/06 as applied for by 1238576 Ontario 

Inc. for the property located at 22 Bayview Drive. 
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In anticipation of fulfilling the conditions of Consent approval, the owner has filed an application for a 

Zoning By-law Amendment. The proposed Zoning By-law Amendment will address items 1-3 as identified 

above. 

KEY POINTS: 
Property Description 

The subject land is a large, irregular shaped parcel of land located on the west side of Bayview drive, 

immediately opposite the Carling Cove Estates Plan of Subdivision. In total, the subject land measures 

approximately 36.3 hectares (89.6 acres) and includes ±650 metres (2133 feet) of direct frontage on 

Bayview Drive (municipal, year-round road). 

Consent Application B27/2020 approved the creation of three new lots as well as retained a fourth lot. 

The lots include the following characteristics: 

Proposed Lot Lot Area Lot Frontage Lot Depth 

Retained Lot ±2.37 hectares (5.86 acres) ±114 metres (374 feet) 
 

±150 metres (492 feet) 

Severed Lot 1 ±20.71 hectares 
(51.18acres) 

±420 metres (1377 feet) ±570 metres (1870 feet) 

Severed Lot 2 ±6.22 hectares (15.37 acres) ±210 metres (689 feet) ±270 metres (885 feet) 

Severed Lot 3 ±2.1 hectares (5.19 acres) ±23.49 metres (77 feet) ±220 metres (721 feet) 

 

In addition to being bordered by Bayview Drive, the subject land is also bordered by Hillside Drive, a 

private road located immediately southwest of the subject land. Carling Bay Marina is located immediately 

northeast of the subject land at the northern most extent of Carling Bay. 

The subject land includes a mix of natural environments, including mature forested land, rolling plains, 

areas of exposed bedrock and a large thicket swamp. These environments were assessed as part of the 

Environmental Site Evaluation completed at the time of the Consent application. 

The only structure located on the subject land is a telecommunications tower operated by Vianet Inc. The 

tower is located on Severed Lot 3. An entrance and driveway have been constructed off Bayview Drive to 

access the tower site. 

A key map is attached highlighting the location of the subject land. Aerial photography and a sketch 

showing each of the lots subject to the application for a Zoning By-law Amendment are also attached. 

Official Plan 

The subject land is designated Rural in the Township’s Official Plan.  

Section 27.02.2 of the Township’s Official Plan sets out the permitted uses in the Rural designation. These 

uses include, among others, residential, agricultural, and recreational uses. Each of the lots, excepting 

Severed Lot 3, are anticipated to be used in a manner that conforms with Section 27.02.2.  
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Section 27.02.2 also provides that utilities are a permitted use within the Rural designation. Severed Lot 

3, which houses the telecommunications tower, is being rezoned to ensure that its future use remains 

solely for the purpose of the telecommunication tower.  

The proposed Zoning By-law Amendment will not change the zoning in a way that would permit a use not 

listed as permitted in Section 27.02.2 of the Official Plan. Rather, the proposed Zoning By-law Amendment 

is more technical in nature, establishing reductions in frontage and implementing Holding provisions 

designed to ensure the recommendations of the Environmental Site Evaluation are carried out by the 

future owners of each of the lots. 

Section 14.02 of the Official Plan sets out the Township’s natural heritage policies. The Township includes 

strong policy, based on the language of the Provincial Policy Statement, designed to protect significant 

natural heritage features from development proposals.  

At the time the Consent application was submitted, the Township required a formal Environmental Site 

Evaluation be prepared in support of the application. The evaluation was completed by FRi Ecological 

Services Ltd. A number of recommendations were included in the report. These recommendations 

contained a number of mitigation measures, including setting aside certain lands to be free from future 

development to protect certain environmental features (i.e. Massassauga Rattlesnake habitat), as well as 

more general recommendations like ensuring clearing occurs outside the period of April 15 – August 31 

in order to protect migratory birds.  

To implement the recommendations contained in this Environmental Site Evaluation, Severed Lot 1 and 

2 as well as the Retained Lot will be rezoned to include a Holding Symbol which will require the completion 

of a Site Plan Agreement implementing these recommendations prior to any development of the lands. 

Section 23.02 of the Official Plan sets out policies specifically relating to communication utilities within 

the Township. Section 23.02.1 provides that “communication facilities and the development of new 

facilities will be permitted without amendment to this Plan, provided the development satisfies provisions 

of the appropriate regulatory authority and is carried out having regard to the provisions of this Plan”. The 

telecommunication tower located on Severed Lot 3 has already been constructed and has gone through 

the necessary regulatory procedures outlined by the Department of Innovation, Science and Economic 

Development Canada. The proposed Zoning By-law Amendment is simply establishing a Rural Exception 

Zone for this lot to ensure the property is used solely for the purpose of a telecommunication tower 

moving forward. 

The application conforms to the Township’s Official Plan. 

Zoning By-law 

As mentioned earlier in this report, the proposed Zoning By-law Amendment will have the following 

effect: 
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1. Severed Lot 3 be rezoned to a Rural Exception (RU-x) Zone to permit a reduced frontage of 23.49 

metres and to indicate that the subject land is to be used solely for the purpose of a 

telecommunications tower; 

2. The Retained Lot be rezoned to a Rural Residential Exception Zone with a Holding Symbol (RR-x-

H) Zone. The holding provision will require a Site Plan Agreement be entered into with the 

Township which will implement the recommendations of an Environmental Site Evaluation 

prepared in support of the Consent Application dated October 2, 2020. 

3. Severed Lot 1 and 2 be rezoned to a Rural Exception Zone with a Holding Symbol (RU-x-H). The 

holding provision will require a Site Plan Agreement be entered into with the Township which will 

implement the recommendations of an Environmental Site Evaluation prepared in support of the 

Consent Application dated October 2, 2020. 

The proposed amendment to the Township’s Zoning By-law is largely technical in nature and will not 

create any change to the permit uses in the Rural designation of the Official Plan. No additional uses will 

be permitted beyond those in the Rural (RU) or Rural Residential (RR) Zone. 

Provincial Policy Statement (PPS) 

The PPS includes a number of general policies relevant to this application. 

Section 1.1.1 c) of the PPS provides that “healthy, livable and safe communities are sustained by avoiding 

development and land use patterns which may cause environmental or public health and safety concerns”. 

As mentioned throughout this report, the proposed Zoning By-law Amendment is a condition of Consent 

approval. As part of the original consent application creating three new lots, a thorough Environmental 

Site Evaluation was completed which included a series of mitigation measures that were recommended 

for protection of the environment and natural heritage features. The proposed Zoning By-law Amendment 

will implement these recommendations through the use of Holding provisions. 

The above Environmental Site Evaluation was also completed for consistency purposes with Section 2.1 

of the PPS. Section 2.1 includes a series of policies designed to protect and preserve significant natural 

heritage features. By implementing the recommendations of this report through the use of Holding 

provisions, future development can occur in a manner that is consistent with the findings of the 

evaluation. 

Section 1.1.4.1 of the PPS speaks to supporting healthy, integrated and viable Rural areas. Specifically, 

Section 1.1.4.1 a) of the PPS provides that “healthy, integrated and viable rural areas should be supported 

by building upon rural character, and leveraging rural amenities and assets”. The proposed Zoning By-law 

Amendment will in no way alter the existing character of the surrounding rural neighbourhood. Each of 

the lots subject to the proposed Zoning By-law Amendment will continue to be used in a manner that 

conforms to the permitted uses outlined in Section 27.02.2 of the Township’s Official Plan as well as those 

uses permitted in the Rural (RU) and Rural Residential (RR) Zone. The proposed amendment is largely 

technical in nature. 

Section 1.1.4.4 of the PPS provides that “growth and development may be directed to rural lands in 
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accordance with policy 1.1.5, including where a municipality does not have a settlement area”. The subject 

land is located outside of the Bayview/Carling Bay settlement area. The Township of Carling does not have 

any formal settlement areas as defined in the PPS. They do have a number of historic communities, like 

the Bayview and Carling Bay neighbourhoods. Although the subject land is located outside of these historic 

communities, it is located on the immediate boundary and represents a natural extension of these 

communities. 

Finally, Section 1.7 of the PPS provides a number of policies aimed at supporting economic prosperity. 

Section 1.7 l) provides that “long-term economic prosperity should be supported by encouraging efficient 

and coordinated communications and telecommunications infrastructure”. One component of the 

proposed Zoning By-law Amendment is to establish a formal zoning category for the lot which houses the 

Vianet telecommunications tower. The proposed amendment is setting out that this lot is to be used solely 

for the purpose of the existing use, a telecommunications tower. The proposed amendment is consistent 

with Section 1.7 l) of the PPS. 

The application is consistent with the PPS. 

Impacts on Neighbouring Land Uses 

The proposed amendment is not likely to have any significant impacts on surrounding land uses. Aside 

from Severed Lot 3, each of the lots are proposed to be zoned in a manner that will allow for development 

consistent with the Rural (RU) or Rural Residential (RR) Zones which are commonplace in the surrounding 

neighbourhoods. The overall character of the surrounding community is not expected to be altered in any 

way. 

Severed Lot 3 which currently houses the Vianet telecommunication tower is proposed to be rezoned to 

be used exclusively for the tower itself. The tower approval and construction went through a standard 

public notification process as outlined in the CPC-2-0-03 Protocol provided by the federal government 

(Innovation, Science and Economic Development Canada). 

Public Notice 

Notice of Complete Application and Public Meeting was mailed to all property owners within 120 metres 

of the boundary of the subject land on December 11, 2020. Additionally, notice was posted on the 

property, posted at the Township office, and posted on the Township website on the same date. 

At the time of writing of this report, no comments have been received by the Township. 

FINANCIAL IMPLICATIONS: 
No major financial implications as a result of this minor variance. 

OTHERS CONSULTED: 
 N/A 
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INTRODUCTION  

FRi Ecological Services was retained to conduct a Scoped - site Environmental Impact 
Study Report (SSEIS) for a consent application to create three new lots adjacent to 
Bayview Drive in the Township of Carling. The severed and retained lots are as follows: 

�x Severed Lot 1 (20.75ha) 
�x Severed Lot 2 (6.14ha) 
�x Severed Lot 3 (2.21ha) 
�x Retained Lot 4 (2.70ha) 

Pre-consultation with Ryan Snowball (Planner) is included in Appendix 1 of the report  
and scoped the study to include habitat of threatened or endangered species and 
significant wildlife habitat . Schedule B-2 of the Township of Carling Official Plan 
identifies the study area as a deer yarding area and is guided by Section 14.05.5 of the 
Official Plan. The standards for a SSEIS are located in Section 14.02 of the Official Plan. 
This was used as the Terms or Reference for this report. The study area is located on 
the northwest  side of Bayview Drive(Figure 1).  

A desktop review of the available information related to natural heritage values on or 
within 120 metres of the proposed development was conducted prior to field 
investigations on August 19, 2020. This study area was also investigated during the 
fieldwork for Carling Cove Estates as well back in 2016. Any significant data from that 
study was also included in this study. The following sources of information were 
consulted:  

�x District Species At Risk Tool, Ministry of Natural Resources  
�x Make-a-Map, Mini stry of  Natural Resources and Forestry, Natural Heritage 

Values  
�x Lands Information Ontario 
�x iNaturalist 
�x Significant Wildlife Habitat Ecoregion 5E Criterion Schedule 

�x Township of Carling Official Plan 
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Figure 1  Location Map 

The scoped natural heritage categories were considered to determine if the proposed 
severed lots are suitable for development and consistent with the Provincial Policy 
Statement (2020) considerations including: Habitat of Endangered and Threatened 
Species and Significant Wildlife Habitat. 1 A summary of the findings for each value is 
included below.  

 

 

1 Ministry of Municipal Affairs and Housing. May 1, 2020. Provincial Policy Statement. 
Toronto: Queen’s Printer for Ontario. 57 pp.  
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SITE DESCRIPTION 

The study area occupies a moderately rolling plain with a large thicket swamp wetland 
feature. There are scattered rock barrens throughout. The forests range from mature 
maple hardwoods, American beech hardwood and semi-open pine stands. The sandy 
soils are predominantly quite thin and bedrock exposure is common. There is a tower 
and access road constructed on Severed Lot 3 that is operated by Vianet.  

The surrounding land use is a mix of recreation and residential and a commercial marina 
just to the east of the site .  

ECOLOGICAL LAND CLASSIFICATION 

There has been some previous development on the ret ained lands as well as the area 
immediate adjacent to North Shore Road where aggregate extraction has occurred 
previously. There are three natural ecosites within the study area. Table 1 documents 
the relative size of each of the ecosites as well as the di sturbed areas. 

Table 1  Ecosite Area and Percentage of Study Area 

Ecosite Area (ha) Percentage of Study area 
(%) 

G018Tt 18.26 57 

G023Tt 3.85 12 

G059Tt 2.52 8 

G066Tt 0.64 2 

G135Tl 1.44 5 

G164S 1.51 5 

G164Tl 3.58 11 

TOTAL 31.8 100 

Full descriptions of each of the ecosites are contained in Appendix 2 of the report. 
Figure 2 depicts the extent of each of the ecosites within the study area.  
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G018TT VERY SHALLOW, DRY TO FRESH: MAPLE HARDWOOD TALL-
TREED 

This ecosite comprises 57 percent of the study area. In most locations there is les s 
than 15cm of sandy loam soils and in many locations, bedrock is at or near the surface. 
The canopy is composed of sugar maple, red oak, red maple with components of 
balsam fir, white birch  and American beech. These tend to be quite dry sites with 
localized moist areas where there are depressions in the bedrock terrain.  

 

Photo 1  Typical canopy of G018Tt dry site 
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Photo 2  Typical canopy of G023Tt 

G023TT: VERY SHALLOW, HUMID: RED PINE – WHITE PINE CONIFER 

This ecosite represents 12 percent of the study area on the western side . It extends 
from the edges of the rock barren communities  and portions have a semi-open canopy 
(Photo 2). It is characterized by thin soils and occasional bedrock outcroppings.  

G059TT: DRY TO FRESH, COARSE: MIXEDWOOD 

This ecosite comprises 8 percent of the study area and is found in only one location 
over sloped terrain with slightly deeper soils. It is located directly south of the larger 
rock barren community and the canopy is dominated by declining American beech.  
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Photo 3  Representative photo of the G059Tt ecosite. 

G135TL ORGANIC THICKET SWAMP 

This ecosite represents 5 percent of the study area and is typified by mountain holly, 
winterberry, speckled alder and low Eastern white cedar (Photo 4). It has a hummocky 
surface with sphagnum mosses and moderately deep organic soils.  
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G164S: ROCK BARREN 

This ecosite comprises five percent of the study area. There is typically sparse tree 
cover including white  pine, red maple and red oak and significant amounts of common 
juniper (Photo 5). In most instances the bedrock is barren and smooth but there are 
also some instances of broken rock on the rock barren as well.   

G164TL ROCK BARREN 

This ecosite is represented in the larger rock barren areas and contains low trees as 
well as shrubs. White pine, red oak and red maple are often found throughout the rock 
barren.  

 

Photo 4 Typical shrub and low tree cover of G134Tl 
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Photo 5 G164S ecosite with common juniper cover.  

HABITAT OF ENDANGERED AND THREATENED SPECIES  

The Parry Sound Species at Risk (SAR) Tool was consulted. The results for geographic 
Township of Carling was used as a guide. The Natural Heritage Information Centre 
database was queried for any confirmed observations in or adjacent to the study area. 
There are no confirmed threatened or endangered species observation within the study 
area. There is a list of confirmed or presumed species at risk (3 endangered, 7 
threatened) present in the township as summarized in Table 2. An assessment of 
potential to be present within the study area was initially done as a screening.  




