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INTRODUCTION 
 
This planning addendum report has been prepared in support of an application for 
Zoning By-law Amendment for lands legally described as Part of Lots 27 and 28, 
Concession 10, Township of McKellar (Wyeridge –McKellar Developments Inc).   
 
The defined property is approximately 28.33 hectares (70 acres) and is located west of 
Fire Route 155A, south of Lakeshore Road adjacent to Lake Manitouwabing, in the 
Township of McKellar.  The location of the Subject Lands is shown on Figure 1.  
Surrounding land uses include residential dwellings/cottages, rural areas (fields and 
forests) and Lake Manitouwabing.  

Figure 1:  Subject Lands 
 

 
 
Over the last number of months, the project team has been working to complete 
additional studies and respond to questions and comments from members of the public 
during and following the public meeting held in early July 2007 with respect to this 
application.  Gartner Lee Ltd (“GLL”) has completed their complete inventory work 
required to confirm their original findings with respect to environmental conditions 
and possible impacts.  A copy of their Environmental Impact Assessment Report 
(December – 2007) has been forwarded to the Township for peer review and comment. 
 
The large number of letters and comments received from the public meeting has taken 
a considerable amount of time to review, analyze, and categorize. We have prepared 
this Planning Addendum Report to respond to specific issues.  We noted approximately 
60 different questions or comments throughout the course of this public process and 
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have attempted to provide additional information with respect to those questions or 
comments in the following categories. 

RECREATIONAL USE OF THE LAKE   
 
The developer will impose conditions of use on the persons occupying the units that 
will prohibit personal watercraft (jet skis).  In addition the owner will undertake not 
to permit water skiing or wake boarding instruction from the property (Appendix ‘A’).  
These restrictions will be contained in a Site Plan Agreement with the Municipality. 
 
One resident indicated that snowmobiles should be prohibited from the property.  We 
suggest that part of the benefit to the Municipality from this development is year-
round tourism of which snowmobiling is a critical component.  Rather than prohibit 
snowmobiling, we propose to provide a specific area for snowmobiles to enter the lake 
surface within the property and will provide specific instructions to cabin users to 
respect other people’s properties and privacy. The developer is prepared to include 
these items in an agreement registered on the title to the property. 
 
A number of ratepayers raised concerns that the proposed development would 
increase boat traffic on the lake.  The proponents have undertaken, as part of this 
proposal, to limit the number of boat slips to 18 and to limit the size of powerboats 
launched or moored at the site to runabouts or smaller crafts.  We are also proposing 
to limit dock locations to specific areas of the site and to limit dock lengths to a 
maximum of 6 metres. There will also be a number of resort-owned non-power boats 
such as canoes and kayaks that would be available for the members’ use at the beach 
area. 
 
Recreational Lake Capacity studies undertaken in the 1980’s (Michael Michalski & 
Associates, Huff Stansbury & Associates) indicated that at any time a maximum of 10% 
of the boats on a lake may be in actual use.  On this basis, if each boat slip were 
occupied, the maximum likely increase in boating resulting from this development at 
any one time is two additional boats on the lake.   
 
When the Official Plan for the Municipality was prepared it established a recreational 
lake capacity of 1,123 dwellings/units on Lake Manitouwabing.  At that time, we 
understand there were 550 units on the Lake.  Based on the most current information 
available to us we found that, including vacant lots on the lake, there were 957 
existing or potential units.  This assumes that each vacant lot will be developed for a 
dwelling.  This leaves an outstanding capacity of 166 units.  This project would use 
only 55, leaving a balance of 111 additional units of recreational lake capacity. 
 
We have experience in reviewing and observing development applications for 
fractional-type ownership developments in the District of Muskoka and the County of 
Haliburton.  In our experience, the users of those forms of units do not typically own 
or bring boats with them given the relatively short period of time they are provided to 
use the unit during the summer months. 
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Based on our experience with similar developments, studies undertaken in the past 
and the proposed limitations that the owners are prepared to register against the title 
to the property on the use of watercraft, we do not believe that there will be a 
noticeable difference in boat traffic on the lake as a result of this development. 

ENVIRONMENTAL IMPACT 
 
Many comments were received with respect to environmental impact as it relates to 
water quality, waterfowl, fisheries, beavers, etc.  GLL has now finished their 
environmental studies and Environmental Impact Assessment.  This work is now being 
peer reviewed by Azimuth Environmental on behalf of the Municipality.  The 
combination of the additional work which confirmed the anticipated summer time 
conditions and the responses to Azimuth’s peer review should provide the public with 
the information that is required to address their concerns. 
 
As indicated at the public meeting, this development relies on a healthy natural 
environment in order to be successful.  The developers have the same interests as 
other property owners on the lake; that is, to maintain the peaceful enjoyment of the 
natural surroundings. 
 
In addition to complying with recreation lake capacity requirements the development 
of 55 units on the Subject Lands would also comply with water quality/lakeshore 
capacity (phosphorus loading) requirements.  Based on water quality models prepared 
by GLL it was found that development to the Provincial Water Quality Objective of 20 
ug/L would require an additional 2,690 shoreline lots to be developed on Lake 
Manitouwabing.  It was also determined that development to Environment Canada’s 
Background +50% phosphorous concentration water quality trigger would require an 
additional 1,001 shoreline lots to be developed.  Based on these figures GLL was able 
to determine that the addition of 55 units on the Subject Lands would not adversely 
impact the water quality/lakeshore capacity of the lake.  
 
A more detailed Site Plan for the development, implementing the recommendations of 
GLL and our own understanding of sensitive development in a waterfront environment 
is attached to this report.  This plan identifies vegetative buffer areas in the shoreline 
area, minimizes tree removal and provides a level of detail that should satisfy the 
Municipality and its advisors with respect to the ability to develop the land without 
having any detrimental effect on the quality of the environment.  The revised Site 
Plan is attached as Appendix ‘B’.  A series of conceptual illustrations have also been 
prepared for the new development.  These illustrations are provided in Appendix ‘C’. 
 
Sewage and Water Treatment System 
 
The design of the sewage treatment system will significantly reduce phosphorus and 
nitrate, the two constituents that contribute to eutrophication of lakes, resulting in 
increased plant growth, and reduced dissolved oxygen levels, which lead to the 
decline in fish habitat.  This system will require a Certificate of Approval from the 
Ministry of Environment (MOE), and in that respect will undergo detailed technical 
review by the MOE Approvals Branch technical staff to confirm the suitability of the 
system to meet treatment requirements. 
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Both the water system and the sewage treatment system will be owned by the resort 
corporation as a single owner.  As the cottage units are part of a resort, and cannot be 
used as a primary residence, the ‘communal’ type sewage treatment system is not 
subject to the requirement for a Responsibility Agreement with the municipality.  
Since the development is not a permanent residential development, but rather a 
resort, if there is any problem with the sewage treatment system or water system, the 
resort is simply closed until problems with that system can be rectified and re-
certified.  The system will require a qualified operator with the suitable class of 
license to operate and monitor it on a day-by-day basis. Regular maintenance, 
sampling and analysis, and an on-going log of all aspects of the operations will be 
requirements of the Certificate of Approval.   
 
After the sewage is treated, it is temporarily stored, then pumped into a conventional 
raised tile bed.  The tile bed is similar in form to most of the recently constructed 
beds serving cottages and other rural development in the surrounding area, and 
throughout the Province, although sized to accommodate the flow from this 
development.  However, the tile bed in this instance has the primary function of 
dispersing the effluent to the subsurface.  Unlike conventional septic tank systems the 
sewage effluent from the treatment plant will already have more than 95 percent of 
the nutrients/contaminant load removed prior to discharge to the bed.  Therefore, the 
tile bed is not relied upon for any significant degree of further treatment, as would be 
the case for a typical septic tank system.  The subsurface soils will provide some 
further polishing, and will enhance the effluent quality even further by accomplishing 
residual solids and phosphorus retention.  All expert evidence indicates that the use of 
this form of sewage treatment system will have no negative impact on water quality 
on Lake Manitouwabing.  The resort will employ standby power so that essential 
services can be maintained in the event of a power failure. 
 
The sewage system will be buried under ground below the frost level. Where burial 
below frost depth is not possible, pipelines will be insulated and heat traced. There is 
no greater probability or potential for the sewage spills from this system than for any 
other communal or municipal system. In fact, as there will be no roof leaders 
connected to the system, as there are in many municipalities, there will be no need 
for a system by-pass which many municipalities require in the event of large rainfall 
events.  Additionally, a requirement of the Certificate of Approval will be the 
development of contingency plans, which identify measures to be taken in the case of 
any emergency.  

CONFORMITY WITH THE OFFICIAL PLAN 
 
The Official Plan for the Township of McKellar anticipates tourist commercial 
development occurring in the Waterfront designation.  The Official Plan indicates that 
the Tourist Commercial development will occur by way of Zoning By-law Amendment 
then through Site Plan Control.  This is the process that the applicants have followed. 
 
The Comprehensive Zoning By-law that was passed to implement the Official Plan 
policies sets a density for development for Tourist Commercial uses at 2 m of frontage 
per person that can be accommodated on such a property.  The subject property has 
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2,200 m of frontage.  This would theoretically enable a resort capable of holding 1,100 
people at any single time to be developed in accordance with the established Zoning 
By-law standards.  On this basis, the density standards that implement the Official 
Plan would permit 183 three-bedroom units on this property.  These are the standards 
that have been established by the Municipality for this type of development.  The 
proposed development does not come close to reaching the maximum density that is 
anticipated by the Municipality’s planning regulations. 
 
The Official Plan anticipates Tourist Commercial development occurring on Lake 
Manitouwabing.  Many of the residents speaking at the public meeting opposed any 
form of Tourist Commercial accommodation.  If it were the Municipality’s intention to 
prohibit Tourist Commercial accommodation on Lake Manitouwabing, it would need to 
amend its Official Plan to eliminate the policies that provide the existing permission 
for Tourist Commercial development.  However, this application must be considered 
with respect to the policies that were in effect at the time of the application being 
made.  Those policies anticipate changes on Lake Manitouwabing, including Tourist 
Commercial developments. 
 
A number of people have raised issues about whether or not the fractional ownership 
tenure is a Tourist Commercial use or a residential use.  The proposed zoning is Tourist 
Commercial.  The property will be taxed and assessed as a Commercial property.  The 
Ministry of Environment approvals will be based on a lands being used for commercial 
purposes.  Unlike residential developments no cottages included as part of this resort 
will be permitted to become a permanent residence.  The owners of each fraction will 
be restricted to reserve a set number of designated; non-continuous weeks stay at the 
facility each year.  For the balance of the year owners will not be permitted to occupy 
any unit, or use the property unless they are the invited guests of another fractional 
owner.  
 
Meridian Planning Consultants are involved in planning work throughout ‘cottage 
country’ across the Province. To our knowledge no new Tourist Commercial operations 
have developed in Central Ontario that have not developed on the basis of fractional 
ownership or similar ownership arrangements in the past 10-15 years.  To assist with 
the understanding of fractional ownership resorts we have obtained a legal opinion 
prepared by Pinckard Bailey on this topic.  This letter is attached as Appendix ‘D’.    
 
The proposed development on the Subject Lands will be operated such that: 
 
1. Units will change over on a weekly or bi-weekly basis; 
2. None of the units will become permanent residences; 
3. Persons not using their unit during their “fractional ownership” will make the 

unit available to the travelling public as part of a rental pool;  
4. As indicated on the Concept Plan, common facilities will be provided, including 

docks, hiking trails, and a common recreation facility; and;   
5. It is proposed that there will be full-time property management staff 52 weeks 

per year. 
 
The Official Plan requires that the development be subject to Site Plan Control.  
Throughout our initial presentation and this responding report, we have identified a 
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number of matters that will be covered in the Site Plan Control Agreement.  The Site 
Plan Control Agreement is registered against the title of the property and 
contravention of that agreement is subject to a fine of up to $25,000.00 per day under 
the provisions of the Planning Act.  In addition, in the initial stages of development of 
the resort it is common for the Municipality to require the developer to post a Letter 
of Credit that can be used to ensure that the various phases of the resort are 
developed in accordance with the conditions of the agreement.  The Municipality 
technically would not return any portion of the securities until it is satisfied that the 
conditions of the Site Plan Agreement are completely fulfilled.  This gives the 
Municipality a tremendous level of control on the final development of the site. 
 
The Site Plan Control Agreement will address issues such as lighting, tree removal, 
management of solid waste, number of docks, location of docks, area of protected 
vegetation, phasing of construction and hours of construction activity. 
 
It is the applicant’s intent to establish a steering committee, consisting of interested 
parities to review and provide detailed input on the development as part of the Site 
Plan Approval process. It is our intention to submit an Application for Site Plan 
Approval in the very near future in order that these undertakings on behalf of the 
developers can be formalized. 

PLANNING PROCESS 
 
Many people who attended the public meeting have been concerned about the 
planning process.  Notice of the public meeting was given in the manner required 
under the Planning Act and in the Official Plan for the Municipality.  The Municipality 
places itself in a difficult situation if it provides Notice for one application in a 
different manner than it provides notice for all other applications.  The Municipality 
gave Notice as it should have and as it has done in the past. 
 
Council has indicated that it will hold a further public meeting on this matter once 
additional information has been received.   
 
As part of this development a number of studies were submitted.  Many of the studies 
dealt with a variety of matters such as the Environmental Impact Assessment prepared 
by GLL, which dealt with woodlot preservation, lake capacity, and wildlife impact. 
Additional studies submitted as part of this application include: 
 
 

Required Studies Prepared By 
 

Environmental Impact Assessment Gartner Lee Limited 
 

Traffic Impact Analysis Cole Engineering 
 

Woodlot Preservation Study 
(Included with Environmental Impact 

Assessment) 
 

Gartner Lee Limited 
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Required Studies Prepared By 
 

Lake Capacity Study 
(Included with Environmental Impact 

Assessment and this report) 

Gartner Lee Limited and 
 Meridian Planning Consultants Inc. 

Municipal Servicing Report/Site Servicing 
Report 

Robin Smith Engineering 

Financial Impact Assessment 
(Included within this report) 

Meridian Planning Consultants Inc. 

Needs Justification Analysis 
(Included within this report and Land Use 

Planning Study) 

Meridian Planning Consultants Inc. 

Land Use Planning Study Meridian Planning Consultants Inc. 
 

Water Supply and Sewage Disposal Study 
(Included within Site Servicing Report) 

Robin Smith Engineering 

Wildlife Impact Assessment 
(Included within Environmental Impact 

Assessment) 

Gartner Lee Limited 

 
Prior to filing the application, we met with the Municipal Planner and reviewed the 
studies that would be required given the conditions and the form of development that 
is proposed.  We followed those instructions from the Planner when filing the 
application.  Additional information provided in this package should satisfy any 
concern that additional studies to support the Zoning By-law application are required. 
 
It is also open to Council to use a Holding provision in the zoning for this site, to 
ensure that more detailed work is completed as the Site Plan process continues.  The 
Municipality would have the ability to prohibit development on the land until the 
Holding provision is lifted under the provisions of the Planning Act. 
 
The Planning Act provides for different levels of approval and it is anticipated that 
different levels of detailed information would be provided through each level.  The 
Official Plan already permits Tourist Commercial development.  There are no more 
tests to meet to satisfy the Official Plan requirements.  The Zoning By-law establishes 
the principal of development in that location and regulatory provisions under which 
the development can occur.  That is the process that we are following.  The Site Plan 
Approval process will address details such as lighting, waste, vegetation, etc., as 
identified above. 

IMPACT ON TAXES 
 
Residents raised concerns both that property taxes would go up and property values 
would decrease. It is hard to predict what will happen with property values, 
particularly in a market where property values appear to be doubling every 4 to 5 
years, as has been the case recently. 
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The proponents expect that each of the cottage units will have a construction value of 
approximately $300,000.00 (at $200 sq.ft. for 1500 ranging to 2000 sq.ft building). We 
anticipate that this value is equal to or greater than many of the existing cottages in 
the area, and this would have the effect of increasing the overall investment in the 
area. The total development construction costs including the cottage units, servicing 
and common facilities are estimated conservatively to be on the order of $27.5 
million, excluding land value. 
 
The following provides a conservative financial impact analysis of the proposed 
development. Based on the 2006 commercial mill rate (0.731849) and anticipated final 
development costs ($27.5 million), the proponents anticipate that the development, 
upon completion will be contributing approximately $201,258.00 annually in property 
taxes directly to the Township of McKellar.  If the same of level of service for each 
unit is anticipated as a residential unit (which will not be true since there is a central 
management facility providing garbage pick up, road services and security), the annual 
cost to the Municipality of providing services to the development would be 
approximately $72,718.00, resulting in a net benefit to the Municipality of about 
$128,539.00 per year.  Assuming that the Municipality did not increase services in 
other places and taxes were to remain static, the amount of money required to be 
collected from the remaining taxpayers in the Municipality in order to maintain the 
same level of service would be decreased by $128,539.00 annually. 

SUMMARY 
 
We believe with the enclosed information, we have responded to the requests and 
comments that have been received to date.  We welcome Council having an 
opportunity to review this information and make it available to the public in order 
that the public’s concerns can be addressed.  
 
Respectfully submitted,  
 
MERIDIAN PLANNING CONSULTANTS INC. 
 
 
 

 
 
Jim Dyment, B.E.S, MCIP, RPP   Scott Birchall, B.E.S, M.Sc.Pl.  
Partner      Planner 
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