
 
Town of Huntsville Staff Report 
 
Meeting Date: May 11, 2022 
 

To:  Planning Committee 
 

Report Number: DEV-2022-85 
 

Confidential:  No 
 

Author(s): Richard Clark, Manager of Planning 
 
Subject: SPA/136/2021/HTE and C2022-02 -  2609466 Ontario Inc. - 46 Hanes Road & 18 Legacy 
Lane 
 

 
Report Highlights 
 
Staff review and recommendation respecting Site Plan Application SPA/136/2021/HTE and Phased 
Condominium Description Application C2022-02 (Highcrest). 
 
Recommendation 
 
Site Plan Application (SPA/136/2021/HTE): 
  
That:  the Director of Development Services APPROVE Site Plan Application SPA/136/2021/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. 
  
Phased Condominium Description Application (C2022-02 - "Highcrest") 
  
That:  Planning Committee recommend to the District of Muskoka that Phased Condominium 
Description Application C2022-02 be APPROVED, conditional on the Conditions of Approval as listed 
in Attachment #1 to this Report. 
  
And That:  the Mayor and Clerk be authorized to sign any necessary documentation related to 
Phased Condominium Description Application C2022-02. 
 



Background 
 
On August 24, 2020, Council passed By-law 2020-76 to amend the zoning on 18 Legacy Lane to 
permit thirty-three (33) bungalow townhouses.  The "Holding" (H) provision was later lifted 
(Z/10/2021/HTE) and a Site Plan Agreement (SPA/116/2020/HTE) entered into between the Town 
and owner to authorize construction of these townhouses.   
  
On August 21, 2021, Council passed By-law 2021-63 to amend the zoning on 46 Hanes Road to 
permit two (2) multiple residential dwelling buildings with a combined total of eighty (80) units; and an 
additional 38 townhouses.  A "Holding" (H) provision was added to the lands to ensure that the 
development would not proceed until adequate provisions for infrastructure are secured and peer 
reviews of technical reports completed.   
  
Purpose and Effect  
  
Site Plan Application SPA/136/2021/HTE:   
Application has now been submitted to permit the construction of fifteen (15) bungalow townhouse 
units on lands located at 46 Hanes Road.  
  
Phased Condominium Description Application C2022-02 - "Highcrest":   
Application has also been submitted to permit a 150-unit phased condominium development (the 
"Highcrest Development") on both 46 Hanes Road, 18 Legacy Lane, and the interceding lands, with 
six (6) phases being registered sequentially as shown on the Draft Plan contained in Attachment #3 
to this Report. The phasing schedule for the proposed development is as follows: 
  

• Initial Phase:  24 Townhouse Units (including Units 1 to 16 and 26 to 33), as well as 
construction of Streets "A" and "B" (approved through Site Plan Agreement 
SPA/116/2020/HTE); 

• Phase One:  9 Townhouse Units (including Units 17 to 25) (approved through Site Plan 
Agreement SPA/116/2020/HTE); 

• Phase Two:  15 Townhouse Units (including Units 34 to 48), along with a portion of Street "C" 
to provide access to Units 46-48 (proposed through Site Plan Application 
SPA/136/2021/HTE).  

• Phase Three:  3 Townhouse Units (including Units 49 to 51) and 48-unit Multiple Residential 
Building 1 (including Units 71 to 118), along with extension of Street "C"; 

• Phase Four:  32-unit Multiple Residential Building 2 (including Units 119 to 150), as well a 
construction of "C" and "D"; and 

• Phase Five:  19 Townhouse Units (including Units 52 to 70). 
  
Site Characteristics and Surrounding Uses 
46 Hanes Road has an approximate area of 2.05ha and 190m of frontage on Hanes Road.  The lot 
contains a single detached dwelling and had been vegetated with mature woodlands until recently.  
The lot slopes gradually from north to south towards Hanes Road, but contains some areas with 
steeper slopes.  Site alteration and vegetation removal activity has occurred on the lands to the west 
of the dwelling, but the lands to the east remain in a natural vegetated state.   
  
18 Legacy Lane has an approximate area of 1.8ha, with no municipal road frontage.  The property 
slopes gradually down towards the northwest.  Although previously cleared of vegetation, and 
currently under construction to build 33 townhouses, mature trees have been retained around the 
perimeter of the property.   



  
The surrounding uses are generally residential, public open space and commercial in nature and 
include two multiple residential retirement living developments and a townhouse development to the 
east, and an automotive retail establishment and public open space to the north.    
  
Location: Part Lot 13, Concession 3, Chaffey, designated Part 1 on Plan 35R-18271, Part Block 23 
& 24 on Plan 35M-694, Parts 1 to 8 & 12 on RP 35R-22739, and Parts 1 to 3 & 5 to 7 on Plan 35R-
26475; Huntsville 
Previous/Current Files:  B/54/2015/HTE, SPA/15/2015/HTE, Z/10/2015/HTE, Z/32/2018/HTE, 
SPA/116/2020/HTE, & Z/04/2021/HTE 
Natural Constraints:  Steep Slopes (20-40% gradients) 
Human Constraints:  None 
Official Plan:  Urban Residential 
Zoning:  R3-0249, R3-H-0489, & R4-H-0490 
Access:  Hanes Road (Year Round Maintained Local Road) 
Servicing: Municipal Piped Water and Sewer Services 
OSRA Status: N/A 
Technical Background Report(s):  

• Site Plans prepared by Wayne Simpson and Associates, dated November 15, 2021, revised 
January 2022; 

• Landscape Plans prepared by JDB Associates Ltd., dated November 10, 2021; 
• Buffer Screening Landscape Plan prepared by JDB Associates Ltd., dated November 10, 

2021; 
• Lighting Plan prepared by Dawson's Incorporated, dated July 15, 2020, Revised February 17, 

2021; 
• Draft Plan of Phased Standard Condominium prepared by Wayne Simpson and Associates, 

dated October 8, 2021; 
• Addendum to Traffic Impact Brief prepared by Tatham Engineering, dated February 2022; 
• Response to Peer Review Comments prepared by Michalski Nielsen Associates Limited, dated 

April 21, 2022;    
• Engineering Drawings prepared by Pinestone Engineering Ltd., dated November 5, 2021; and 
• Storm Water Management Report prepared by Pinestone Engineering Ltd., dated November 5, 

2021. 
 
Discussion 
 
Town of Huntsville Official Plan 
The subject lands are located in an area designated "Residential" in the Huntsville Official Plan, and 
are within the Huntsville Urban Settlement Area.  According to the Official Plan, Huntsville's Urban 
Settlement Area is to be the focus of year-round residential and employment growth and 
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, which 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 Residential designation permits higher density development, along with various other housing 
options, with the gross density set in Section C3.3.9 of the Official Plan at between 25 and 60 units 
per gross hectare.  The townhouse units proposed in this instance achieve a compact built form that 



falls within the permitted density range and the zoning is in place for the 150 units, proposed overall 
as part of this Highcrest Condominium Development.  To achieve compatibility with the surrounding 
neigbourhood character, the Highcrest Development positions higher density, four-storey multiple 
residential buildings within the center of the development, and includes lower density, lower profile 
bungalow townhouses around the perimeter.  Further, the proposal includes vegetation buffers at the 
rear of the townhouse units to the east and west of the property abutting adjacent development.   
  
The policies in Part B of the Official Plan speak to environmental protection, and generally direct 
development away from natural heritage features and hazard lands that are unsuitable for 
development. In this instance, identified constraints include 20 to 40% Slopes and vegetated areas 
with potential to function as important wildlife habitat.  A Scoped Environmental Impact Study (EIS) 
was submitted in support of Zoning By-law Amendment Application Z/04/2021/HTE to identify 
potential for negative impacts resulting from the proposed development on these and any other 
unmapped natural heritage features and functions on site in accordance with the policies in Part B of 
the Official Plan.  A peer review of the Scoped EIS has been conducted and has since been 
responded to by the applicant.  It is a requirement of the "Holding" (H) provision on the lands that this 
peer review be completed to the satisfaction of the Town of Huntsville and the District of Muskoka 
prior to development proceeding.  Once this peer review is satisfactorily concluded, the resulting 
recommendations will be implemented as appropriate through the Site Plan Agreement and a 
condition respecting this is recommended as a Condition of Approval for the condominium 
development (see Attachment #1).  
  
Policies in Section E3.6.5 indicate that roads providing access to new development areas must have 
the capacity to accommodate the additional traffic.  A Traffic Impact Brief was submitted to address 
this policy; which reviewed the cumulative impacts of the 150 dwelling units proposed.  This study 
reviewed transportation impacts, intersection operations, turn lane requirements and site lines, and 
concluded that the combined development was not expected to negatively impact the operation of the 
existing road network. In consultation with the applicant following review of this report, staff requested 
that the developer install a paved sidewalk/pathway beside Hanes Road leading to and connecting 
with the Centre Street sidewalk, at their cost.  A clause was also added to the "Holding" (H) provision 
to ensure necessary agreements are entered into to require construction of a suitably designed 
sidewalk as requested, prior to development proceeding.  Further, a peer review of the Traffic Impact 
Brief was also added as clause in the "Holding" (H) provision.   
  
It is noted that a Pedestrian Path Plan was provided as part of the Engineering Drawings submitted in 
support of this application.  Additionally, a peer review of the Traffic Impact Brief was conducted, with 
an Addendum to the original study later submitted to address peer review comments.  Both the 
pedestrian path plan and Traffic Impact Brief will be implemented as appropriate through the Site 
Plan Agreement.  Additionally, a Condition is recommended to require this as a Condition of Approval 
for the condominium development (see Attachment #1).     
  
District of Muskoka Official Plan 
The lands are included in the "Urban Centre" designation. Through the previous zoning by-law 
application relating to the proposed development District staff recommended that a Holding (H) 
provision be imposed that would only be lifted if provisions relating to agreements for municipal 
infrastructure and technical study peer review are addressed (see Attachment #7 to Report DEV-
2021-82).  As noted in the Background above, a "Holding" (H) provision was added to the lands 
through that rezoning process to ensure that development would not proceed until these matters are 
satisfactorily addressed.   
  
  

https://huntsvilleon.civicweb.net/document/47359/Z_04_2021_HTE%20-%202609466%20Ontario%20Inc.%20-%2046%20Hanes.pdf?handle=4D31F36023714ABD8D2EC9CC5337E1A9
https://huntsvilleon.civicweb.net/document/47359/Z_04_2021_HTE%20-%202609466%20Ontario%20Inc.%20-%2046%20Hanes.pdf?handle=4D31F36023714ABD8D2EC9CC5337E1A9


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.  
  
In view of the foregoing, the applications 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 150-unit Highcrest Condominium Development is permitted within the site specific 
zoning applicable to the subject lands, including the Residential Three with Exception "0249" (R3-
0249) Zone, the Residential Three "Holding" with Exception "0489" (R3-H-0489) Zone, and the 
Residential Four "Holding" with Exception "0490" (R4-H-0490) Zone.  The proposed Phase Two 
townhouse development will maintain all applicable yard requirements, comply with the maximum 
units permitted and address parking requirements.  In addition, all other applicable site specific and 
general provisions of the by-law are met except where noted below.   
  
Holding (H) Provision 
A Holding (H) provision is applicable to the lands.  For development to proceed, the Holding provision 
must be lifted.  The conditions to be fulfilled to lift the Holding include the Director of Development 
Services being satisfied that the following has been completed:  

• adequate provisions for infrastructure including stormwater, roads, water and sewer services, 
and sidewalks are secured to the satisfaction of the Town of Huntsville and the District 
Municipality of Muskoka, and the necessary agreements to address the site development and 
the provision of municipal services, capacity allocation, disposal of solid waste, and sidewalks 
and any other related matters, have been entered into; 

• a peer review of the Scoped Environmental Impact Study prepared by Michalski Nielsen 
Associates Limited is conducted to the satisfaction of the Town Of Huntsville and the District of 
Muskoka and/or confirmation is received from the Ministry of Environment Conservation and 
Parks that Endangered Species Act requirements are addressed; 

• a peer review of the Traffic Impact Brief prepared by Tatham Engineering is conducted to the 
satisfaction of the Town of Huntsville and the District of Muskoka.   

  
It is understood that the applicant is working with the District to address these requirements and 
comments from the District respecting satisfactory completion of these items is forthcoming.  An 
Addendum to the Traffic Impact Brief has been submitted to address peer review comments and 
comments from Town Operations and Protective Services staff respecting satisfactory completion is 
also forthcoming.    
  
Site Plan Application SPA/136/2022/HTE 
Respecting the Site Plan Application, the applicant has submitted Site Plans, Elevation Plans, 
Lighting Plans, Landscape Plans, and Engineering Plans.  
  
Site Plans 
Town Fire and Building staff provided comments respecting fire access routes and related OBC 
requirements; which were addressed through a revision to the Site Plans. Pending the finalization of 
outstanding peer reviews of technical reports and forthcoming comments on Engineering Plans, 



further revisions to Site Plan drawings will be necessary to address recommendations and ensure 
consistency  throughout all plans.             
  
Elevations 
No concerns.   
  
Parking 
No concerns.   
 
Lighting Plan 
No concerns. 
  
Landscape Plans 
The site specific zoning in place on the 46 Hanes Road lands requires that 4m wide treed buffers 
around the perimeter of the development be maintained in a natural self-sustaining vegetated stated 
in all areas shown in green on property detail schedule 9-69.  As such, the Landscape Plans for 
onsite landscaping will require minor revisions to ensure the areas shown in green on the schedule 
appended to Zoning By-law 2021-63 are targeted for appropriate plantings.   
  
Offsite Works 
Some offsite works are proposed in relation this development, including offsite landscaping and a 
pedestrian path.  A Buffer Planting Plan has been provided to show offsite landscaping proposed 
within a Town-owned block between the Highcrest Development and the adjacent Serenity Place 
Development.  The intent of this landscaping is to help establish a vegetative buffer between both 
developments.  The result of Town Operations and Protective Services staff's review of this proposed 
offsite landscaping and the above noted Pedestrian Path Plan are forthcoming and some minor 
revisions may be needed respecting these offsite works.          
  
Site Servicing, Grading and Stormwater Management 
District of Muskoka Environment and Public Works comments indicated no major concerns exist, but 
provided comment respecting provision of municipal water services, which are to be provided in only 
a single service to the development. The District also noted a requirement for hookup would include 
confirmation that 18 Legacy Lane, 46 Hanes Road, and the rectangular strip of lands between have 
merged on title.   
  
Town Operations and Protective Services staff conducted a preliminary review of the Storm Water 
Management Report to assess feasibility of the storm water controls proposed.  Comments were then 
provided to the proponent's engineer and the plans may require minor revision to address final review 
comments.  It should be noted that some additional minor offsite works not referenced above may 
also be needed to ensure appropriate stormwater conveyance on the south side of Hanes Road; 
however details are still being reviewed.  
  
Cost estimates for implementing works associated with the final Landscape, Engineering, Lighting, 
and Offsite Works Plans should be prepared and submitted to assist in finalizing a Site Plan 
Agreement.  
  
Next Steps 
The proposal for the Site Plan Agreement and Phased Standard Condominium Description 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 Site Plan drawings for the Phase 



Two townhouses in the development are required as noted above and to address outstanding 
comments.  It is not anticipated that the above noted outstanding comments not will significantly alter 
the site design as currently proposed.  As such, staff are recommending approval of both 
applications, subject to conditions.  With respect to the proposed Phased Condominium 
Development, the recommended conditions of Approval are listed in Attachment #1. 
 
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: Draft Conditions of Approval 
Attachment #2: Location Map 
Attachment #3: Draft Plan of Phased Standard Condominium 



Attachment #4: Phase Two Site Plans 
Attachment #5: Phase Two Landscape Plans 
Attachment #6: Exterior Renderings of Bungalow Townhouses 
Attachment #7: Site Photos 

 
Consultations 
 
The application was circulated internally. 
  
The Town's Building Department and Fire Department staff indicated concerns relating to fire access 
routes.  Revisions were made to Site Plans to address concerns by referencing OBC requirements.    
 
 
 
Respectfully Submitted: 

 
 
Richard Clark, Manager of Planning 

 
 
Manager Approval (if required): 

 
 
_________________________________ 

 
 
Director Approval: 

 
 
Kirstin Maxwell, Director of Development Services 

 
 
CAO Approval: 

 
 
_________________________________ 

 



Attachment #1: Recommended Conditions of Draft Plan Approval

RECOMMENDED CONDITIONS OF DRAFT PLAN APPROVAL

For Highcrest Condominium Development – Phased Condominium Description File C2022-02

1. Prior to final approval of any specific phase being granted, the property included in the 
Draft Plan of Condominium Description should be zoned for its intended residential uses.

2. Prior to final approval of any specific phase being granted,
a. a peer review of the Scoped Environmental Impact Study prepared by Michalski 

Nielsen Associates Limited is conducted to the satisfaction of the Town of 
Huntsville and the District of Muskoka and/or confirmation is received from 
Ministry of Environment Conservation and Parks that Endangered Species Act 
requirements are addressed; and 

b. a peer review of the Traffic Impact Brief prepared by Tatham Engineering is 
conducted to the satisfaction of the Town of Huntsville and the District of 
Muskoka. 

3. The owner shall convey lands in an amount equal to five (5) percent of the lands 
included in the plan to the Town of Huntsville for park or other recreational purposes 
pursuant to Section 51.1(1) of the Planning Act, R.S.O. 1990, as amended. Alternatively, 
the Town of Huntsville may require cash-in-lieu of all or a portion of the parkland 
dedication in accordance with Section 51.1(3) of the Planning Act, R.S.O. 1990, as 
amended.

4. The lot shall merge the lands on title.

5. Prior to final approval of each phase being granted the following plans and reports 
should be prepared by a qualified professional and submitted to the satisfaction of the 
Town and other relevant agencies with jurisdiction: 

a. a Detailed Grading Plan; 
b. a Stormwater Management and Construction Mitigation Plan;
c. a offsite Buffer Planting Plan for town-owned open space block on the east side 

of the Plan; and
d. a offsite Pedestrian Path Plan for connecting the plan to the Centre Street and 

Hanes Road intersection within the right-of way on the north side of Hanes Road. 

6. The Stormwater Management and Construction Mitigation Plan to be implemented for 
each phase shall ensure that all off-site impacts will be appropriately addressed 
regardless of future phase development.   

7. Prior to final approval of each phase being granted, the owner shall enter into an 
agreement in accordance with Section 41 of the Planning Act, R.S.O 1990, as amended, 
with the Town of Huntsville. The agreement shall be registered on the title of the lands 
and shall include provisions obliging the owner to satisfy all the requirements, financial 
and otherwise of the Town of Huntsville including but not limited to the following:



a. the implementation of plans referenced in Condition 4; and
b. the implementation of the recommendations contained in:

i. the final approved Environmental Impact Study prepared by Michalski 
Neilsen Associates Limited and any related addendums, peer review 
comments, or peer review responses; and

ii. the final approved Traffic Impact Brief prepared by Tatham Engineering 
and any related addendums, peer review comments, or peer review 
responses.

8. Prior to final approval each phase being granted, the owner shall ensure, to the 
satisfaction of the Town of Huntsville, that the condominium description is in compliance 
with the requirements of the agreement with the Town of Huntsville, as amended, 
pursuant to the Planning Act, R.S.O. 1990, as amended. 

9. Prior to final approval being granted and prior to the submission of the proposed internal 
road names to the Town of Huntsville for approval purposes, the owner shall submit 
names to The District Municipality of Muskoka for 911verification.



Attachment #2: Location Map



Attachment #3: Draft Plan of Phased Standard Condominium



Attachment #4: Phase Two Site Plans



Attachment #5: Phase Two Landscape Plans 



Attachment #6: Exterior Renderings of Bungalow Townhouses



Attachment #7: Site Photos

1) Northwest facing view of Hanes Road frontage

2) Northeast facing view of Hanes Road frontage

3) North facing view of western lot 4) South facing view of western lot 



line line 

5) North facing view of eastern lot line 6) East facing view of northern lot line

7) Southeast facing view of lands (proposed mid-rise building location in 



centre)

8) East facing view of proposed location for mid-rise building 
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