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Report Highlights 
 
Staff review and recommendation respecting Site Plan Application SPA/70/2021/HTE. 
 
Recommendation 
 
That:  the Director of Development Services APPROVE Site Plan Application SPA/70/2021/HTE; 
  
And That: the agreement be prepared to the satisfaction of the Town; 
  
And Further That: the Mayor and Clerk are hereby authorized to sign any necessary documentation. 
  
Conditional On: 

1. All final plans and drawings being to the satisfaction of the Town and all other commenting 
agencies. 

2. Landscape Plans being revised to replace hardscaping along the shoreline frontage with 
suitable native plantings wherever feasible to the satisfaction of the Town. 

 
Background 
 
Purpose and Effect:  The applicant is proposing to construct a three (3) storey, fifteen (15) unit 
multiple residential dwelling building with a total ground floor area of 715.93m² on the subject lands.  
The units are intended to be condominium units and consist of one (1) one bedroom unit, six (6) one 
bedroom + den units, four (4) two-bedroom units and four (4) three-bedroom units.  Parking will be 
provided with three (3) above ground and nineteen (19) garage parking spaces, for a total of twenty-
three (23) spaces.  
  
In 2009, a Zoning By-law Amendment was approved to permit this fifteen (15) unit development with 
underground parking.  Additionally, a minor variance was approved in 2011, to provide additional 
zoning relief to permit the development within the 200m setback requirement between new dwelling 



units and sewage treatment facilities.  A Site Plan Application proposing a similar development was 
also conditionally approved by the Town in 2012.    
  
The original condominium description application for this development (District Condominium file 
C2010-2) received conditional approval from the District in 2014.  This draft approval was formally 
extended in 2020 for two (2) additional years to provide the applicant with additional time to fulfill 
conditions.  An application to request an additional extension was submitted to the District in January 
2022. 
  
Site Characteristics and Surrounding Uses:  The lands subject to this application are 
approximately 1849m² in area, with 70m of frontage on the Muskoka River and 72m of frontage in 
Brunel Road. The property slopes gradually from Brunel Road east towards the Muskoka River and 
until recently was developed with a dwelling and detached garage.  The surrounding uses are 
generally residential and urban shoreline residential in nature.     
 
Location: Plan 1, Lot 49 E/S Brunel Street, designated Part 1 on Plan 35R-7187, Huntsville  
Previous/Current Files:  A/13/2011/HTE, SPA/40/2004, SPA/26/2011/HTE, C2010-2 (River Bend 
Estates) 
Natural Constraints:  Flood Prone Lands 
Human Constraints:  None 
Official Plan: Urban Shoreline Residential  
Zoning: Residential Four with Exception "1512" (R4-1512) 
Access: Brunel Road (District Arterial Road) 
Servicing: Municipal Piped Water and Sewer Services 
OSRA Status: N/A 
Technical Background Report(s):  

• Site Plan prepared by klma, dated January 2022; 
• General Servicing Brief prepared by Dearden and Stanton Limited, dated March 2022; 
• Lot Grading, Storm Water Management, and Sediment Control Plan, prepared by Dearden and 

Stanton Limited, revised March 2022; 
• Updated Feasibility Study prepared by GHD Limited, dated December 2021; 
• Architectural Drawings prepared by klma, dated January 2022 
• Fish Habitat Assessment prepared by FRi Ecological Services, dated September 2021; and  
• Landscape Plans prepared by Stefan Bolliger Associates dated July 10, 2021. 

 
Discussion 
 
Town of Huntsville Official Plan 
The subject lands are designated "Urban Shoreline Residential", which extends from Hunter’s Bay, 
along the Muskoka River through the Downtown Area to the northwest shoreline of Fairy Lake. Within 
this area, a mix of housing types is anticipated, with both low and medium densities permitted 
(C3.4.1).  In this instance the density of the development is approximately eight-one (81) units per 
gross hectare, which exceeds the density permitted; however, the fifteen (15) units proposed were 
approved through a previous Zoning By-law Amendment.  The proposed development maintains the 
same built form as was contemplated in the past, but with an updated architectural treatment.  
  
The policies in Section B of the Official Plan protect natural features and areas from incompatible 
development and guide development away from natural hazard areas.   In this instance, natural 
features and areas adjacent to the property include fish habitat associated with the Muskoka River 
and natural hazards include flood prone lands.  To address the fish habitat protection policies in 



Section B2.3 of the Official Plan, the applicant submitted a Fish Habitat Assessment prepared by FRi 
Ecological Services.  According to this Report, the shoreline in front of the property can be considered 
Type 2 Fish Habitat, providing potential feeding areas for adult fish, or areas of unspecified spawning 
habitat.  The report makes mitigation recommendations including the implementation of erosion and 
sediment controls, dewatering in accordance with appropriate best management practices, and 
development of a construction sequencing plan to ensure all measures will be installed, maintained, 
and properly decommissioned post construction.  With these measures implemented, the author 
concludes that the development will have no negative impacts in the habitat.  To address 
requirements under Sections B2.3.7.b) and B3.1.5 of the Official Plan, which require vegetation 
retention and planting to be carried out with a shoreline buffer where lesser than required setbacks 
are maintained, as will be the case in this instance, the applicant has been asked to revise their 
landscape plan to improve the land-water interface by eliminating retaining walls along the shoreline 
wherever feasible.        
  
Respecting flooding hazards, the policies of the Official Plan state that new development and site 
alteration is not permitted below the regulatory flood elevation, except for minor expansions to 
existing legal non-conforming uses, flood and/or erosion control structures, or marine-related 
structures such as docks, decks, and non-habitable boathouses (B4.1.3).  In this instance, portions of 
the development may be below the regulatory flood elevation; however, a development in this 
location was approved in the past through a Zoning By-law Amendment so the development can be 
deemed to comply with the Official Plan.  Staff requested that the applicant submit technical 
documentation to address the feasibility of the development in light of flooding concerns 
notwithstanding past approvals.  In response, the applicant submitted an Updated Feasibility Study, 
prepared by GHD Limited. In this report, based on a review of the proposed development, along with 
past and present flood hazard mapping, the author notes that development and site alteration can be 
carried out in accordance with floodproofing standards, protection works standards and access 
standards on the property, no new hazards will be created and existing hazards will not be 
aggravated, and no adverse environmental impacts will result.   
  
District of Muskoka Official Plan 
The lands are included in the "Urban Area" designation in the Muskoka Official Plan (MOP).  The 
proposal would appear to conform to the intent of the MOP as the draft approval for the associated 
condominium application was extended in 2020.  District Environment and Public Works staff 
comments in response to this application are contained in Attachment #7 to this report.   
 
Provincial Policy Statement 
The lands are located within settlement area lands according to the 2020 Provincial Policy Statement 
(PPS).  Policies in Section 1.1.3.1 direct that settlement areas shall be the focus of growth and 
development and that their vitality and regeneration be promoted. Land use patterns within settlement 
areas shall also be based on densities that efficiently use land and infrastructure.  The PPS further 
promotes development in settlement areas on full municipal water and sewer services and in close 
proximity to urban amenities. 
  
In view of the foregoing, the application would appear to conform to the intent of the Official Plan and 
be consistent with the Provincial Policy Statement provided comments noted below are satisfactorily 
addressed.   
  
Zoning By-law 
The proposed development is permitted within the site specific Residential Four with Exception 
"1512" (R4-1512) Zone and will maintain the applicable yard requirements outlined in the Property 
Detail Schedule referenced therein.  In addition, all other applicable provisions of the by-law are being 



met.  Generally, the proposal appears to be in keeping with the site-specific permissions and the 
general provisions of the Zoning By-law, except where noted below. 
  
Site Plans 
Some minor amendments to the site plan drawing may be necessary to ensure consistency between 
information provided throughout the set of plans and address changes resulting from outstanding 
agency reviews.   
Elevations 
No concerns.   
  
Parking 
No concerns.  
  
Lighting Plan 
A photometric plan was requested to demonstrate exterior lighting will result in no light trespass at 
property lines and ensure fixtures are full cut-off and dark sky compliant in accordance with provisions 
of the Zoning By-law and the Huntsville Outdoor Lighting By-law (By-law 2016-3).  Staff understands 
that a plan is forthcoming.     
  
Landscape Plans 
Landscape plans have been updated; however, additional revisions are requested to ensure the 
plans suitably support retention and enhancement of natural self sustaining vegetation with shoreline 
buffer abutting the Muskoka River.  The shoreline buffer should be enhanced to the maximum extent 
feasible with robust native plantings in all areas not covered by parking, retaining walls, walkways, 
and buildings.  Revision to eliminate the retaining wall and replace hardscaping with a slope graded 
to a stable angle and planted with suitable native shoreline vegetation will be encouraged.  For any 
remaining walls, these should be limited in height and aerial extent, constructed of natural stone that 
is consistent with other areas in the vicinity, and be situated wholly on dry land.  Revisions to the 
plans to include a suitable wall detail for areas along the shoreline will be required.   
  
Site Servicing, Grading and Stormwater Management 
Engineering plans have been updated to reflect current standards.  District of Muskoka Environment 
and Public Works comments indicated no major concerns exist.  The District notes that an entrance 
permit will be required to address access.  Additionally, to address municipal water and sewer 
services, District staff noted that only a single service will be permitted to the development and the 
developer must confirm the proposed services will be suitably sized for the development or apply for 
a connection permit should service upgrades be required.   
  
Town Operations staff has conducted a preliminary review of the General Servicing Brief to assess 
feasibility of the storm water controls proposed and ensure the Town's development standards are 
followed.  This report and related plans may require revision to address final review comments.   
  
Town Building staff noted that all areas located below the regulatory flood elevation, inclusive of 
storage areas, must be designed to withstand hydrostatic pressures under flooding conditions.  
Additionally, Fire staff noted the flood prone nature of the property and encouraged appropriate 
protection measures be employed.  It is noted that the previously noted Updated Feasibility Study 
prepared by GHD addressed these matters.  According to this report, the interior floor of the proposed 
underground parking facility is expected to be below the flood plain elevation. However, the author 
notes that the underground garage can be constructed to meet the conditions of the flood prone 
areas by constructing the garage to withstand the hydrostatic pressure, implementing an interior 



drainage system, and keeping all openings of the proposed building, including doors, windows and 
garage entrances above the 285.5m ASL floodplain elevation. In addition to these matters, as 
outlined in Condition 6 in the conditions of draft approval for the Condominium Development, written 
confirmation from a qualified Engineer of adequate slope/riverbank stability should also be provided 
to the satisfaction of the Town.     
 
Cost estimates for implementing works associated with the final Landscape, Civil engineering, and 
Lighting Plans should be prepared and submitted to assist in finalizing a Site Plan Agreement.  
  
Next Steps 
The proposal for the Site Plan Agreement would appear to facilitate development that would conform 
to the intent of the Official Plan and be consistent with the Provincial Policy Statement.  Some minor 
amendments to the site plan are required as noted above and to address outstanding comments.  It is 
not anticipated that the above noted outstanding comments will significantly alter the site design as 
currently proposed.  As such, staff are recommending approval of this application, subject to 
conditions. 
 
Options 
 
Committee could recommend denial of the application; however that is not recommended as it would 
appear to conform to the intent of the Official Plan and be consistent with the Provincial Policy 
Statement. 
 
Council Strategic Direction / Relevant Policies / Legislation / Resolutions 
 
Strategic Plan 
Natural Environment & Sustainability Goal 2.2: Integrate sustainability principles into planning & 
development policies and processes. 
Communications Goal 1.4: Awareness - to increase awareness of Town Services and events. 
Communications Goal 2.1: Community engagement - increase opportunities for public engagement. 
  
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 Statement 



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: Site Plan 
Attachment #3: Elevations 
Attachment #4: Landscape Plans 
Attachment #5: Site Photos 

 
Consultations 
 
The application was circulated internally. 
  
The Town's Building and Fire department provided comments relating to flood protection measures 
as noted in the discussion section above,    
  
Further comments are forthcoming from the Operations department.   
 
 
 
Respectfully Submitted: 

 
 
Richard Clark, Manager of Planning 

 
 
Manager Approval (if required): 

 
 
_________________________________ 

 
 
Director Approval: 

 
 
Kirstin Maxwell, Director of Development Services 

 
 
CAO Approval: 

 
 
_________________________________ 

 



Attachment #1: Location Map



Attachment #2: Site Plans



Attachment #3: Elevations





Attachment #4: Landscape Plans



Attachment #5: Site Photos

Photo 1 – View of the Property Facing South along Brunel Road.

Photo 2 – View of the Property Facing East from Brunel Road.



Photo 3 – View of the Property Facing South.

Photo 4 – View of the Property Facing East Towards the Muskoka River.



Photo 5 – Closer View of the South Side of the Property.

Photo 6 – View of the Property Facing North.



Photo 7 – View of the Property Facing North-East Towards the Muskoka River.
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