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Report Highlights 
 
Staff review and recommendation to the Planning Committee respecting Zoning By-law Amendment 
Application Z/36/2021/HTE. 
 
Recommendation 
 
That:  Planning Committee recommend to Council that Zoning By-law amendment Z/36/2021/HTE be 
DENIED, the purpose and effect of which is to change the zoning from a Rural Residential (RR) Zone 
to a Rural Residential Zone with an exception (RR-exception) to permit transportation services for a 
taxi dispatch service only as an additional permitted use on the subject lands.   
 
Background 
 
Purpose and Effect: 
The applicant is proposing to rezone the subject lands from a Rural Residential (RR) Zone to a Rural 
Residential with Exception (RR-exception) Zone to permit a taxi dispatch service as an additional 
permitted use on the subject lands.  The use was established unlawfully on the lands in 2019, and 
charges were subsequently laid under the Planning Act.  To address the issue, the applicant has 
submitted the zoning by-law amendment, and wishes to continue using the single detached dwelling 
on the property as a residential dwelling unit, alongside the taxi dispatch service business.   
  
Site Characteristics and Surrounding Uses:  The subject property has an area of approximately 
6,718m² and 35m of frontage on Chaffey Township Road.  The lands are currently developed with a 
single detached dwelling and several accessory structures, including two (2) shipping containers, a 
utility shed and a shed housing backyard waterfowl.  The lands are well treed where they slope 
upwards to the rear of the property.  The surrounding uses are generally rural, rural residential, 
residential and industrial in nature.   
  
 



Location:  Part Lot 20, Concession 3, Chaffey, designated as Part 2 on Plan 35R-15761 
Previous/Current Files:  None 
Natural Constraints:  Deer Wintering Habitat - Stratum 2 
Human Constraints:  None 
Official Plan:  Urban Residential 
Zoning:  Rural Residential (RR) 
Access:  Chaffey Township Road (Private road) 
Servicing:  Private Individual Well and Septic System 
OSRA Status:  None 
Technical Background Report(s): None 
 
Discussion 
 
Town of Huntsville Official Plan 
The subject lands are located in an area designated "Urban Residential" in the Huntsville Official Plan 
and are within the Huntsville Urban Settlement Area.  According to the Official Plan, the Huntsville 
Urban Settlement Area is the focus of year-round residential and employment growth in Huntsville 
and can accommodate most forms of development (C3.1.2).  The character of this area is to be 
protected by ensuring permitted uses and densities result in compact development that is designed to 
respect and incorporate, where feasible, the physical, environmental, and cultural qualities that define 
Huntsville's Urban Area (C3.2.7).  Additionally, where new development occurs adjacent to existing 
development, it is to be designed in a manner that reflects existing built form, including, such matters 
as height, building mass and character.  
  
The Urban Residential designation includes areas that play a key role in contributing to the character 
of the Huntsville Urban Settlement Area and include areas set aside for a suitable mix of housing 
types, tenure and affordability (C3.3.1).  Small-scale convenience commercial uses that service the 
immediate residential areas are permitted in the Urban Rural designation providing they result in no 
significant negative impacts on the residential character or safety of the neighbourhood; are located 
on a through street with the capacity to handle increased traffic; and maintain adequate buffers to 
surrounding residential uses (C3.3.16).  Although the proposed taxi dispatch operation is intended to 
service residential landowners, this use is not permitted in the Urban Residential designation itself.  
Such transportation uses involving frequent trips to and from a property by numerous motor vehicles 
are considered an intensive use that would be more appropriately located within industrial areas, 
where no impacts on surrounding residential neighborhoods would occur.  If such an intensive 
industrial use is established in an area that has been set aside for future residential development and 
growth, as is the case in residential areas in the Huntsville Urban Settlement Area, such a use could 
hinder future residential growth opportunities.   
  
In this instance, the taxi dispatch service business would not appear compatible in proximity to the 
surrounding residential neighbourhood as it would increase traffic on a private road that is not suitable 
for such a use and could compromise safety for surrounding residential landowners along Chaffey 
Township Road. As the private road is also not a through road, it should be noted that taxi vehicles 
frequenting the property, and the potential safety, noise, and lighting concerns this brings, would be 
concentrated on homeowners along the private road and any potential impacts would be unmitigated.  
As can be seen in site photos included in Attachment #3, there were ten (10) vehicles, two (2) 
tractors, and two (2) storage containers on the lands at the time photos were taken.  It can be 
assumed that during peak demand times for taxi services, the use could generate numerous vehicle 
trips between the lands and clients and result in significant unmitigated impacts on the surrounding 
neighbourhood.  As is also evident in the site photos, no buffers are provided around the parking lot 



to help mitigate impacts and there appears to be insufficient space to allow for buffers to be 
established given the constraints associated with steep slopes on the north side of the existing 
dwelling.      
  
According to policies in Section E2.1.1 of the Official Plan, development within the Huntsville Urban 
Settlement Area is to proceed on the basis of full municipal water and sewer services.  In this 
instance, the development is proposed on private individual well and septic services only.  Some 
development on private services may be permissible in Future Service Areas where municipal water 
and sanitary sewer services are not currently or immediately available provided certain criteria are 
met (E2.1.7).  It must be clear that proposed development would not preclude the eventual 
connection to full services when they become available and does not preclude future urban 
intensification.  This is to promote the orderly progression of growth by ensuring interim development 
supports the Town's ability to meet future residential intensification targets.  As the proposed taxi 
dispatch service business may hinder residential development opportunities in surrounding Urban 
Residential areas, it would not appear appropriate to establish such a use in this location.  
  
Policies of Section B of the Official Plan require that natural heritage features and areas, and their 
ecological functions, be protected from impacts relating to development (B2.5.7, B3.1.1). Natural 
Constraint mapping identifies Deer Wintering Habitat - Stratum 2 on the property.  As no physical 
development or site alteration is proposed in relation to the establishment of the proposed use, no 
adverse impacts to Deer Wintering Habitat is anticipated.    
  
District of Muskoka Official Plan 
The lands are included in the "Urban Area" designation.  District staff noted that the Muskoka Official 
Plan does not contain specific policies in respect to this type of development on private roads.  As 
such, they noted that they would not object to the application provided that Council is satisfied that 
health and safety, as well as identified municipal interests, can be adequately addressed with the 
proposed private road access and available private services, and that the services and access are 
appropriate for the proposed use. (Attachment #4.) 
  
Provincial Policy Statement 
The 2020 Provincial Policy Statement (PPS) applies to this proposal. Under the PPS, the subject 
lands are considered settlement area lands.  Policies in Section 1.1.3.1 indicate that settlement areas 
should be the focus of growth and development and their vitality and regeneration should be 
promoted. Land use patterns within settlement areas shall also be based on densities and a mix of 
land uses that are appropriate for, and efficiently use, the infrastructure and public service facilities 
that are planned or available and avoid their unjustified and/or uneconomical expansion (Section 
1.1.3.2).   
  
Summary 
In view of the foregoing, the application does not appear to meet the intent of the Official Plan, nor 
appear to be consistent with the Provincial Policy Statement. 
 
Options 
 
Committee could recommend to Council that the Zoning By-law Amendment be approved; however, 
that is not recommended as the application does not appear to conform to the intent of the Official Plan 
nor be consistent with the Provincial Policy Statement. 
 
 

https://huntsvilleon.civicweb.net/filepro/document/53025


Council Strategic Direction / Relevant Policies / Legislation / Resolutions 
 
Strategic Plan 
Natural Environment & Sustainability Goal #2: Integrate sustainability principles into planning and 
development policies and processes. 
 
Unity Plan 
Economic Considerations 
Goal 11: Economic Development: Huntsville will promote a diverse and prosperous economy by 
attracting innovation, growing a knowledge-based economy, providing adequate training, developing 
green jobs, and offering sustainable year round employment to retain Huntsville’s youth. 
 
Social Considerations 
Goal 6: Social well-being: The community will encourage and support social diversity and personal 
sense of well-being by improving accessibility, promoting volunteerism, striving to reduce poverty, and 
maintaining a healthy, safe, friendly community to live, work, and play for all ages, cultures and abilities. 
 
Environmental Considerations 
Goal 1: Environmental Protection: The community will protect, preserve, restore, and enhance the 
terrestrial and aquatic environments and biodiversity of Huntsville and surrounding area by being 
responsible stewards of the environment. 
 
Relevant Policies/Legislation/Resolutions 
Provincial Policy Statements 
Planning Act, R.S.O. 1990, cP.13 
District of Muskoka Official Plan 
Town of Huntsville Official Plan 
Zoning By-law 2008-66P, as amended 
 
Attachments 
 

Attachment #1: Location Map 
Attachment #2: Sketch 
Attachment #3: Site Photos 
Attachment #4: District Comments 
Attachment #5: Letter of Objection 

 
Consultations 
 
The applications were circulated in accordance with the provisions of the Planning Act.  
  
One (1) letter of objection was received in relation to this application and is included as Attachment 
#5.  Objections/concerns noted in this letter appear to support staff's assessment respecting the 
impacts associated with the proposed use and concerns around its compatibility with surrounding 
residential areas. 
 
 
 
Respectfully Submitted: 

 
 
Richard Clark, Manager of Planning 

https://huntsvilleon.civicweb.net/filepro/document/53131
https://huntsvilleon.civicweb.net/filepro/document/53131


 
 
Manager Approval (if required): 

 
 
Richard Clark, Manager of Planning 

 
 
Director Approval: 

 
 
Kirstin Maxwell, Director of Development Services 

 
 
CAO Approval: 
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Attachment #1: Location Map



Attachment #2: Sketch



Attachment #3: Site Photos

Photo 1 – view of single detached dwelling looking west

Photo 2 – view of parking lot looking west



Photo 3 – view of parking lot and single detached dwelling looking northwest

Photo 4 – view of parking lot and single detached dwelling and accessory 
structures looking northeast



Photo 5 – view of utility shed

Photo 6 – view of containers 



 

 

 
COMMUNITY AND PLANNING   Planning, GIS and   Children’s Services, Community Engagement,  

SERVICES DEPARTMENT   Environment   Housing, Ontario Works and Seniors Programs 

70 Pine Street, Bracebridge, Ontario P1L 1N3  Phone: 705-645-2100  Phone: 705-645-2412  
www.muskoka.on.ca    Fax: 705-645-2207  Fax: 705-645-4272 

 

January 5th, 2022 

 
Tanya Calleja, Clerk 
Town of Huntsville 
37 Main Street East, 
Huntsville, Ontario 
P1H 1A1 
 
VIA EMAIL ONLY 
 
Dear Ms. Calleja: 
 
RE: Zoning By-law Amendment Application 

Z/36/21/HTE (Bouillon) 
Part Lot 20, Concession 3, Chaffey, Town of Huntsville 

 

Recommendation 
 

District staff would not object to the approval of the above noted application provided 

that Town Council is satisfied that health and safety, as well as identified municipal 

interests, can be adequately addressed with the proposed private road access and 

available private services, and that the services and access are appropriate for the 

proposed use. 

 

Notice of Council’s decision respecting the above-noted application is requested. 

 

Analysis 

The subject property is located within the “Urban Centre” designation of the Muskoka 
Official Plan (MOP). It is our understanding that the purpose of the above noted 
application is to rezone the subject lands from a Rural Residential Zone (RR) Zone to a 
Rural Residential (RR) Zone with an exception to permit a taxi dispatch service as an 
additional permitted use on the subject lands. 
 
The subject lands front on a privately owned and maintained portion of Chaffey 
Township Road. Although the MOP does not include specific policies regarding existing 
development on privately maintained roads, the MOP does recognize that appropriate 
road access is needed to address public and municipal interests, including emergency 
access and long-term road maintenance. Town Council should therefore be satisfied 
that health and safety as well as identified municipal interests can be adequately 
addressed with the proposed private access, and that such an access is appropriate for 
the proposed use. 
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In addition, the lands are within the Future Service Area as shown on Schedule “B” on 
the MOP, where municipal services will ultimately be provided but are not available at 
this time. In these areas, development on private individual on-site or partial services 
may be permitted to allow for infilling and minor rounding out of existing development, 
provided that site conditions are suitable for the long-term provision of such services 
with no negative impacts. Accordingly, Town Council should be satisfied that the 
existing private services are appropriate for the  proposed use. 
 
Lastly, the Ministry of Northern Development, Mines, Natural Resources and Forestry 
(MNDMNRF) has identified the entire subject lands as significant deer wintering habitat. 
The applicant should be advised that any future development on the lands may require 
the completion of a technical study and/or the implementation of appropriate 
development control techniques to conserve valuable conifer thermal cover, feeding 
areas and movement corridors.   
 
 
Yours truly, 
 
 
 
Curtis Syvret    
Planner 
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Richard Clark

From: Town of Huntsville <planning@huntsville.ca>
Sent: January 13, 2022 10:03 AM
To: Julie Wolfe
Subject: Fwd: {68490}: Concern letter 

--reply above this line-- 

 
---------- Forwarded message ---------- 
From: jill.avon@hotmail.ca 
Date: 1/13/2022 6:21:35 AM 
Subject: Concern letter  
 
190 Chaffey Township road. 
 
After reading in the paper about the application for re-zoning of a property to allow for a taxi company. I have 
many concerns about this. 
 
This taxi company has been operating for over 2 years from this location. 
Operating 24/7. 
Racing back and forth. 
Stopping along the roadside for no apparent reason. Stopping in other driveways along the road and then 
turning around and heading back out of road. This happens at all hours of the day and night. It’s odd to see a 
taxi sitting idling in a neighbour’s driveway in the middle of the night when you know your neighbour is 
sleeping. 
Some can be heard before seen and then it’s questionable as to its road worthiness. 
They always seem to be in a hurry and can often be seen as racing up and down the street. Especially at night 
when the road isn’t as busy as in the day time. 
 
I feel that they shouldn’t be granted a re-zoning because they obviously have no respect for rules or this town 
or this neighbourhood. They have been running this business for years and even though they have been 
caught. They are still continuing to operate it. Also this is a residential neighbourhood not commercial. There is 
already enough traffic with the new subdivision we don’t need extra vehicles travelling back and forth 
continuously that don’t need to be on our road. 
 
Thanks 
Jill Thurston 
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