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This Section includes:
• Overview
• The Developer
• Muskoka Wharf Background
• Wharf Revitalization Plan
• Engagement to Date
• Economic Impact
• Report Summary
• Project Summary

This report provides the planning rationale to justify the proposed
amendments to the Official Plan and Zoning By-Law. It will outline how
the proposed development fits in the applicable planning policies and
the context of the broader community.

1.1 - Overview
The developer, Rosseau Development Corp (RDC) is a subsidiary
of The Rosseau Group (TRG), a private investment firm named after
Muskoka’s central lake. TRG acquired the first parcel of the subject lands
– 195-205 Cherokee Lane – in 2017. Planscape Inc. was retained to
facilitate the redevelopment of the property: located within Muskoka
Wharf, accessed from Cherokee Lane and situated adjacent to the
popular Muskoka Steamship docks.

Included in this application are supporting reports and drawings as
outlined in the checklists provided by the Town and District following the
pre-consultation meeting held on July 17, 2021.

1.2 - The Developer
The Rosseau Group is a family with deep Muskoka roots, founded by
cousins from a third-generation Muskoka family. The founders named
the company after the lake that has tied their family together since
the 1950s: Lake Rosseau. They chose the name as a symbol of their
dedication to the Muskoka community.
The company initially became known in the region as a result of its
historic preservation efforts. The company’s preservation initiative was
featured in the front page article of Muskoka Life in 2015 (Fig 1.1). The
preservation of the historic Lone Pine Gas Station was documented
across the district (Fig. 1.2 & 1.3).

TRG is proposing to redevelop four properties into a single 7-storey
mixed-use condominium building. Applications for an amendment to
the Official Plan (the “OPA”) and Zoning By-Law (the “ZBL”) are being
submitted to the District of Muskoka and the Town of Gravenhurst to
facilitate the proposed development.

Currently, TRG is best known locally for its investment in Muskoka. Since
its founding in 2013, it has invested heavily in the region, most notably in
real estate development and Muskoka Springs.

Figure 1.1: Muskoka Life Magazine Cover, August 2015

Figure 1.2: “Lone Pine”, James Lumbers

Figure 1.3: The Lone Pine Gas Station, preserved by TRG
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Muskoka Springs, founded in 1873, is the region’s oldest operating
business that continues today. After almost 150 years in Gravenhurst,
the company is a local landmark. The Muskoka Springs General Store
is to be the development’s anchor commercial attraction. See Section
1.6 for related economic impact.
When The Rosseau Group, via RDC, develops real estate in Muskoka,
the embodiment of local culture is paramount. When Tim Hortons
announced plans to build a standard restaurant in Port Carling,
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1.3 - Muskoka Wharf Background
The development team was instantly attracted to the subject lands
due to its location in historic Muskoka Wharf. In the late 1800s, the
logging industry dominated the bay. The Wharf has been the heart of
Gravenhurst since the late 1800s when the trains and steamers met on
the docks (Fig 1.5). Once a center of industry, the Wharf has continued
to evolve to suit the times.
Figure 1.4: Muskoka Life Magazine Cover, August 2015

TRG stepped in to ensure the resulting building would be culturally
appropriate. With two fireplaces, a flagstone patio, locally-crafted
furniture, and a cedar-strip canoe hanging from the ceiling, Port
Carling received the Tim Hortons it deserved. The structure was built
to outlast short-sighted city-driven planning. When the Tim Hortons
location closed, it was quickly converted into a beautiful office for a
local business.

Steamships, trains, and sawmills dotted the landscape. The nickname
“Sawdust City” emerged from the mountains of sawdust crowding the
shore. The bay was redeveloped with massive cribwork and fill to create
a proper wharf.
The area was denuded of trees leaving fields of stumps on all sides.
Tourists and cottagers bypassed Gravenhurst, boarding steamships
headed for more attractive shores. As the logging industry faded, the
steamship-fueled vacation industry flourished.
Figure 1.5: Muskoka Life Magazine Cover, August 2015
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From train to steamship, thousands of settlers and tourists passed through
the wharf annually. Boat builders such as Greavette emerged on the
shores. Dozens of steamships and smaller vessels hauled passengers
across the ‘big three’ lakes. The steamship heyday was still in full
swing when the Segwun was launched in 1925, but soon thereafter,
automobiles began to replace both trains and ships as the vehicle of
choice.

where people could live, work, and play. Envisioned as a home for tourists,
cottagers, and local residents, the original plan called for a full-service hotel,
condominiums, townhomes, tourist attractions, office space, waterfront
restaurants, specialty retailers, big box commercial outfits, and more. This
plan, however, was downgraded several times due in part to the inability
to procure additional lands and from the lack of anticipated government
funding. The hotel was relegated to suites, and much of the commercial
Figure 1.6: Muskoka Wharf at the End of the Steamship Era

By 1958, the steamship era was gone. The last ships were retired. In
1969, the derelict Sagamo – once the grandest ship to ply the waters
of Muskoka – fell victim to fire. Its scuttled hull was used as the basis for
the current pier we use today.
The wharf – once the busiest shoreline in Muskoka – fell into disuse.
Finally, in 1981, when the Segwun was relaunched, the seeds of
revitalization were planted.
In the late 1990s at the town’s request, a local company called EvanCo
acquired a majority of the wharf lands and worked with the town on a fulsome
redevelopment plan. The town, district, province, and local community
worked collectively to redevelop the wharf into a thriving neighborhood

activity was relocated south of the downtown core. Nevertheless, at
great cost to the local firm, the master plan transformed the wharf from
an underdeveloped landing into the community we know today.
TRG’s proposed new development is focused on land the initial publicprivate venture was unable to procure. The property and new wharf’s
edge is a physical continuation of the existing wharf, and connects
two of the main attractions: Lookout Park and Muskoka Steamships.
This proposal picks up where the original plan left off, adding key
components to anchor the Wharf Revitalization.

Figure 1.7: “Sagamo Bay” Development Sketch (modern-day wharf), 1999
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1.4 - Wharf Revitalization Plan

1.5 - Engagement to Date

In 2021, Gravenhurst announced its Wharf Revitalization Plan, a multitiered strategy aimed to continue the redevelopment of the wharf,
building on the most successful components of the current community.

TRG and Planscape have conducted several meetings with Town staff
since 2017. In addition, the developer has reached out and engaged
with neighbouring businesses, residents, and associations. The
proposal has been designed with input from Muskoka Steamships, the
neighbouring attraction immediately to the south, and others.

VISION: Muskoka Wharf is a year-round shopping and recreation
destination for tourists and residents
MISSION: To enhance development of the wharf as an integral
part of Gravenhurst’s commercial core attracting more visitor who would
stay longer, and spend more money than ever before

Prior to the Public Information Meeting, TRG met with the Mayor and
other Councilors in one-on-one meetings to provide information and
solicit feedback.
Table 1.1: Starboard’s goals and contribution to the community

GOALS
1 Increase number and types of businesses
Introduce more activities and reasons to
2
visit
Reduce seasonality and extend hours of
3
operation

CONTRIBUTION
Numerous retailers, restaurants, and other businesses
Businesses that support activities of daily living, such as the Muskoka
Springs General Store
Increased density, seasonal events, event space, and attractive
commercial space provides year-round animation in the community
Thoughtful Muskoka architecture and public-focused planning sets the
4 Revitalize physical layout and appearance stage for a new attractive era. Surface parking to be avoided, with
focus on maximizing public spaces
Year-round pedestrian square with performances and seasonal
Enhance on-site experience and increase
5
events, such as Christmas markets, winter festivals, fall festivals, and
promotion
more
Extension of the current boardwalk, complete with destination
Strengthen two-way links to neighbouring
6
venues (storefronts, distillery/brewpub, restaurants), connecting to The
areas of Gravenhurst
Alexander and Lookout Point Park
The town is dedicated to revitalizing the wharf. The subject lands
comprise the largest undeveloped waterfront property in the wharf.
This property offers the unique opportunity to connect the northern
most public landmark, Lookout Point, to the rest of the wharf. The
redevelopment of this property sets the stage for the remainder of the
revitalization (See figure 1.8).
This development proposal has been crafted to provide the town with
the anchor project required to complete its mission and realize its vision.

TRG conducted a Public Information Meeting (the “PIM”) on July 14th,
2021. Invitations for the PIM were sent to staff, Council, local residents,
business, associations, and others.
Approximately 60 persons attended the PIM. More than 30 questions
from the public were answered during the meeting.
Subsequent to the meeting, TRG met with several local news establishments
at their requests. Follow-up meetings were held with those who engaged
the developer. Additional considerations were incorporated into the
proposal in light of suggestions brought forth by the public.
Figure 1.8: Proposed Wharf enhancements

Reduced extent of boat docks based on
feedback from community engagement
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1.6 - Economic Impact
In discussing this proposal with the Town of Gravenhurst staff from the
Planning and Economic Development Departments, it was determined
that this proposal provides several long-term economic benefits to the
Town, as indicated in the Retail Mix and Gap Analysis (June 2018).
This proposal calls for a variety of year-round retail storefronts and
restaurants which adds numerous jobs and strengthens the existing
businesses & attractions in the Wharf. The developer estimates that the
job opportunities created by way of the development would generate
over 150,000 annual working hours. The proposed residential
condominium units and retail storefronts dramatically increases the
total amount of year-round consumer & visitor spending, anchoring the
overall development of the Wharf.

1.7 - Report Summary
This report has been prepared in support of the necessary applications
to the Town of Gravenhurst for amending both the Official Plan and
Zoning By-law. The purpose of this report is to:
• Provide a description of the site, its existing physical condition
and its context within the surrounding community;
• Provide an overview of the proposal and outline the requested
Official Plan Amendment and Zoning By-law Amendment;
• Address the relevant requirements of the Provincial Policy
Statement, District of Muskoka Official Plan, Town of Gravenhurst
Official Plan and Town of Gravenhurst Zoning By-law;
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1.8 - Project Summary
Total Site Area
Height
Gross Floor Area
Residential (GFA)
Non-Residential (GFA)
Residential Density
Residential Units (1Bd/2 Bd)
Provided Parking Spaces
Residential
Visitor
Non-Residential
Accessible Parking Spaces
Loading Spaces
Amenity
Indoor
Outdoor

19,709 m2
33.5 m
15,926 m2
13,471 m²
2,455 m²
165 - 186 Units/ha
129-145
125
28
233*
8
1
2,667 m²
1,633 m²
1,034 m²

* Note: Accommodated in the Muskoka Wharf area, refer to the TIS report
completed by Tatham Engineering, dated August 31, 2021

• Provide an analysis of the planning issues; and
• Provide an overall planning opinion and justification for the
proposed applications.

Figure 1.9: Proposed Concept, aerial view
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Section 2 - Site Description
This Section includes:
• Description of Subject Lands
• Surrounding Land Uses

2.1 - Description of Subject Lands
The subject lands are located along Cherokee Lane fronting on
Muskoka Bay in the Town of Gravenhurst. The legal description
of the subject lands are as follows:
The total size of the subject lands along the shoreline (195-205
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Cherokee Ln., items 1 & 2 in the below table) is approximately 1.97
ha. The subject land is relatively flat, rectangular, contains some
mature trees, and gradually slopes to the lake. Existing structures
includes a one-storey dwelling, two-storey garage, woodshed,
dock, and a single-storey boathouse. It is bound by a cliff to the
north with a large and abrupt escarpment feature. It also includes
a water lot extending 200m from the shoreline.
The total size of the other two parcels of subject lands (items 3 &
4 in below table) is approximately 0.14 ha. Both lots are vacant,
rectangular, and covered with vegetation.

CIVIC ADDRESS SURVEY DESCRIPTION

FRONTAGE & AREA

1

195 Cherokee Lane
010-013-03600

Lots 9, 10, 11 & Part of Lots 18 & 19, Plan 25, Part of the OSRA in front of Lot 56.65 m (water)
9 Range West of Muskoka Road, Part 2, Plan 35R-23533
63.34 m (road)
1.19 ha (land)
0.78 ha (water)

2

205 Cherokee Lane
010-013-03800

Lots 12, 13, 14, 15, 16, 17, Plan 25, Part of Lots 18 and 19, Plan 25, Part of Included in the above
Water lot in front of Mill Lots Plan 4; Part of the OSRA in front of Lot 9 Range numbers
West of Muskoka Road, Part 1, 35R-23553

3

010-013-03900

Lot 20, Plan 25, Lot 9 West Range Muskoka

4

010-013-04000

Lot 9 West Range Muskoka; Part 1, 35R-8130

21.88 m (road)
0.08 ha (land)
26.47 m (road)
0.06 ha (land)
Figure 2.1: Property Location
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2.2 - Surrounding Land Uses
The subject lands are located within the Gravenhurst Wharf, which
is a mixed-use area. The land use is predominantly commercial
with some open space, and residential uses. The abutting
properties to the subject lands consist of the following:
North: High density residential (Alexander Retirement facility)
South: Open Space (steamship port)
East: Existing residential (Urban mixed-use waterfront designation)
West: Lake Muskoka.
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The Town and District permit a number of uses that are consistent
with those framed by these natural features, extending throughout
the wharf. The proposed development provides an enhanced
commercial node that creates the desired year-round activities
outlined in the Wharf Revitalization Plan.
The abutting properties on top of the hill are mainly residential
uses. The “Lookout Park” is also located directly north of the
subject water lot. The Bay Street Special Character designation
and the central business district (Town core area) are located in
close proximity to the subject lands. The various land uses in the
neighborhood are shown on Figure 2.2.

The two natural features that frame this section of the bay are Lake
Muskoka along the northwest edge and the steep bedrock hill
that runs along the shoreline, continuing east past Cherokee Lane.
Figure 2.2: Surrounding Land Uses

Subject Lands
Commercial
Open Space
Residential
High Density
Residential
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Section 3 - Proposed Development and Applications
This Section includes:
• Proposed Development
• Proposed Amendments

3.1 - Proposed Development
The subject lands are primed for a mixed-use development,
rounding out the developments throughout the wharf. This proposal
intends to complement the vibrant qualities of this renowned
destination, anchoring and adding animation to the wharf.
TRG envisions the following for the site:
• Creation of a commercial node which is an extension
of the Residence Inn by Marriott, Muskoka Steamships port,
and the The Shipyards Muskoka Marketplace;
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b. 1,492 square meters of private/public amenity space
on the seventh floor;
c. 963 square meters of ground floor commercial and retail
uses;
d. Underground parking for approximately 125 vehicles;
e. A separate public/private parking lot (28 stalls) in
addition to garbage facilities and commercial loading
spaces;
f. 1,632 square meters of additional commercial retail/
restaurant space as part of the northerly dock structure;
g. A total of 55 boat slips and the boat house with small
retail shops located on the top of these structures; and

• A year-round destination that enhances the quality of life
for local residents and engages visitors;

h. Mainland boardwalk along the shoreline connecting
to the adjacent existing boardwalk associated with the
steamship port;

• A mixed-use program that encourages social interaction;

i.

• Short- and long-term job creation resulting from the
construction as well as the newly proposed commercial and
retail spaces; and
• Seamless transitions between natural and built
environment through connections to the Look-Out Park,
public docks, and the surrounding hill.
With this vision in mind, this application proposes a new “infill –
mixed-use” development that is comprised of the following:
One (1) 7-storey mixed-use building containing the following:
a. 129-145 residential condominium units (one & two
bedrooms) from Ground to 6th floor;

Public outdoor amenity areas.

New property entrances/exits are proposed utilizing Cherokee
Lane as the main access route. Underground parking is seamlessly
integrated into the proposed entrance. The adjacent parking lot is
also connected to the main lot across the Lane.
Additional green space, signage, curbs, and sidewalks are
also included in the site plan application to ensure the adjoining
properties work seamlessly. Stormwater management is
addressed onsite and fully described in the Functional Servicing
Report (see Section 6.3 of this report). The balance of the property
includes public amenity space and outdoor retail areas that add
to the extensive public space, the existing commercial retail/
restaurants, and the adjacent steamship port. This outdoor area
includes multiple gazebos, pathways, patios and seating areas.
Figure 3.1: Ground Floor Concept Plan
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Parking is described in both the wording of the OPA and ZBL to
allow/permit shared boat and vehicle parking. This proposal
includes for 153 parking spaces, 8 accessible parking stalls, and 55
boat slips (private/public). The Traffic Impact Study (see Section 6.1
of this report) describes the use of the existing underutilized public
parking lots associated with the wharf, as spillover to also service
this proposal. Final numbers and locations are to be determined at
the site plan application stage. Although the proposed residential
and commercial parking is less than the requirement contained
in the Zoning By-law, due to the site’s proximity to the downtown
core and the increased provisions of boat slip parking, the proposal
satisfies the general intent of the zoning requirements. Garbage
facilities and commercial loading areas are located on the two
parcels of land located across Cherokee Lane.
A concept plan of the proposed development is contained in
Figure 3.1, and the proposed building concept is contained in
Figure 3.2.

3.2 - Proposed Amendments
Site specific Official Plan and Zoning By-law Amendments are
required to permit the proposed publicly serviced, mixed-use infill
development project at the northerly extent of the Gravenhurst
Wharf.
The Official Plan Amendment will maintain the current Official
Plan of “Gravenhurst Urban Centre” and “Urban Mixed Use
Waterfront Area” designations and while simply establishing
new Site-Specific Policies under Section C7.7 of the Plan. The
site-specific policies are to set out the location of the property
and provide general policies to guide the ZBA, to permit some
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flexibility in the density, while maintaining a maximum residential
gross floor area, to set the number of shared boat/vehicle
parking stalls, to set the number of storeys, to permit an extension
to the shoreline of the boardwalk, and to provide two new
docks, together with the boathouse. The proposed Official Plan
Amendment is contained in Appendix “A”.
It is proposed that the ZBA would revise the current site specific
zoning provisions (Commercial Special Purpose C-4 (S294 &
800)) to permit the specific uses, and vary specific development
provisions as identified on the proposed site plan. The Special
Exception would permit the proposed use to set a maximum gross
floor area for residential units (to provide market flexibility) and any
other required exemptions to other zoning provisions is included in
the draft amendment. The proposed zoning by-law amendment is
contained in Appendix “B”.
It is considered appropriate to permit higher densities, limit the
size of a building and provide additional docks and boathouses
that are in character of the existing development located within
the wharf area. This proposal contemplates infill development
that is already permitted within this designation. As a result,
this application maintains the current designation, allowing for
infill intensification within the Urban Centre (serviced) areas of
Gravenhurst. There are other successful residential and resort
buildings located directly across the bay, and this development
generally shares the same character and height of these buildings.
There are several other residential housing projects that have been
approved or are currently in process of approval throughout the
urban designation. Clearly, there is a need for this type of use in
the community to invigorate and revitalize the wharf area.
Figure 3.2: Building Elevation Concept

Retail
Residential
Amenity
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Section 4 - Planning Context
This Section includes the following topics:
•
•
•
•
•
•

General
Provincial Policy Statement (PPS) 2020
District of Muskoka Official Plan, as Approved
Town of Gravenhurst Official Plan
Town of Gravenhurst Zoning By-Law
Future Site Plan Application Requirements

4.1 - General
The proposal is prepared to meet or exceed the context established
by specific planning policies, sound planning principles, agency
requirements, and site characteristics. This section focuses on the
planning policy context in which the proposal is to be evaluated,
and includes the Provincial Policy Statement, District and Town
Official Plans, and the Town Zoning By-law.

4.2 - Provincial Policy Statement (PPS)
2020
The Provincial Policy Statement, 2020 (PPS) identifies provincial
planning interests. Development applications are required to be
consistent with policy statements. The District and Town Official
Plans are intended to reflect and refine the PPS as it relates to
development in the Town of Gravenhurst.
The PPS “provides for appropriate development while protecting
resources of provincial interest, public health and safety, and
the quality of the natural and built environment”. This proposal
addresses each of the following highlighted planning initiatives.
Building Strong Communities
Section 1, Policy 1.1, describes the need to provide sufficient land
supply for a variety of uses, including residential, commercial,
institutional and recreational and to promote employment
opportunities.
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This proposal creates new permanent full-time positions for the
community of Gravenhurst, together with the “spin-off” economic
development opportunities associated with the proposed new
uses, enhancing the tourism-based wharf area.
Wise Use and Management of Resources
Section 2 of the PPS points to Ontario’s long-term prosperity,
environmental health and social well-being that depends on
conserving biodiversity, and natural heritage and mineral
resources for their economic, environmental, and social benefits.
The Environmental Impact Statement (RiverStone Environmental)
provides a proper assessment of the natural features contained
on the property.
Section 6.6 of this report provides a summary of the
recommendations to protect these identified features and their
functions.
Protecting Public Health and Safety
Section 3 of the PPS directs development away from natural
or constructed hazards. Section 3.1.1 “generally” directs
development to areas outside of hazard lands adjacent to the
shorelines of “large inland Lakes”. The Technical Guide for Large
Inland Lakes (Ministry of Natural Resources, 1996) has described
Lake Muskoka as a “large inland Lake”. Furthermore, Section
3.1.2 prohibits development and site alteration within areas that
would be rendered inaccessible to people and vehicles during
times of flooding hazards, unless it has been demonstrated that the
site has safe access appropriate for the nature of the development
and the natural hazard.
Section 6.4 of this report addresses how the existing floodplain
elevation will be mitigated to ensure people and vehicles can
safely access areas outside of this flood line. Based on this review,
it is concluded the proposal on the subject lands is consistent with
the direction provided in the PPS.
Figure 4.1: Lake Muskoka

The property is within a Settlement Area as defined by the PPS. The
proposal to provide specific policies for a permitted mixed-use
building is consistent with the PPS as it relates to settlement areas
being the focus of growth and development (Section 1.1.3.1) and
providing a range of uses and opportunities for intensification
(Sections 1.1.3.1, 1.1.3.2 b & 1.4.3). It is understood there is
sufficient capacity for municipal water and sewer, in accordance
with Section 1.6.6.
Employment
Section 1.3.1 describes how economic development and
competitiveness is to be promoted by “a) providing for an
appropriate mix and range of employment and institutional uses
to meet long-term needs”.
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4.3 - District of Muskoka Official Plan, as
Approved

will be sustainable by making efficient use of land, energy
and infrastructure, minimizing waste and providing for climate
change mitigation, adaptation and resiliency (Section B2c);

On August 13, 2018, Muskoka Official Plan Amendment 47
(Muskoka Official Plan Review) was adopted and submitted to
the Province for approval. The Province approved the document
on June 28, 2019. This Plan has general application throughout
the District of Muskoka.

Healthy communities will be promoted by ensuring that
development patterns contribute positively to public health and
safety Section B2 f);

A review of Schedule A and B of the Plan identifies the property
to be within the Urban Area of Gravenhurst, designated Urban
Centre and within a full-serviced area.
Vision, Goal and Objectives
The strategic Vision and Guiding Principles for Muskoka is
expressed in Section B1 of the Plan, with the following being of
particular applicability to this proposal:
Muskoka will be a place where people can live, work, and play.
The overall prosperity of Muskoka will rely on the integration of
a vibrant economy and a healthy natural environment along
with a caring community that fosters a sense of belonging and
supports those in need. Sustainable development will allow
for desirable growth and change that respects the small-town,
rural and waterfront character of Muskoka. All residents will be
valued and community well-being will be promoted.
A diverse economy will provide for a range of year-round, fulltime and living-wage employment opportunities in a variety of
sectors. Growth in a broad range of sectors will be supported…
(Section B2c)

A range of housing options will be available and attainable for
all demographic groups and income levels (B2 g);
Transportation options that are efficient, cost effective and/or
provide alternatives to the personal vehicle will be promoted
(B2h);
This proposal specifically builds on the permitted uses in this location,
contributing to the established Gravenhurst Wharf area while
promoting a community where people can live, work and play.
The creation of a new mixed-use residential condominium building
in the corner of the wharf adds to the established businesses,
restaurants, and tourist attractions. The property is walking
distance to the “downtown” core and supports the creation of a
healthy community, a vibrant economy and appropriate infill and
intensification on lands that are underutilized, injecting a “boost” to
the second phase of the wharf’s revitalization. In addition, as shown
in Figure 4.2, the immediate area surrounding the property includes
a range of low and high density residential land uses, several retail
commercial uses, tourist attractions and extensive open space/park
areas. The proposed mixed-use building does not have any impact
on the current uses in the area. The proposed uses are specifically
permitted and are in character with the surrounding neighborhood.

Growth and settlement patterns in all land use designations
Figure 4.2: Proposed Concept on last undeveloped waterfront property
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Ecosystems of Muskoka
Section C of the District of Muskoka Official Plan provides policies
to identify and protect the ecological features and functions of the
natural heritage system. This includes linkages with surface and
groundwater systems to address impacts of climate change.
Section 6.6 of RiverStone Environmental Impact Statement report
appropriately reviews this policy direction.
In accordance with Section C.4 of the Official Plan, a full
stormwater management plan, contained in the Functional
Servicing Report (Pinestone Engineering Ltd.) concludes the site
can properly manage any increases to stormwater through the
existing facilities, as described in Section 6.3 of this report.
Sustainable Muskoka: Growth Management, Servicing and
Healthy Communities
This application aligns with the following objectives outlined in
Section D:
Manage growth in a sustainable way that will make the most
efficient use of land, infrastructure, public services and facilities
(Section D1a);
Strengthen the settlement structure of Muskoka as a composite
of urban, rural and waterfront areas by focusing growth to
Urban Centers and supporting appropriate development in the
Community Area and the Rural and Waterfront Areas, which
maintains the character and integrity of each of these areas
(Section D1c);
Focus year-round residential and employment growth in the
Urban Centers where full services are available and to support
the efficient use of land and infrastructure to meet the needs of
present and future residents and employers (Section D1d);
Encourage the further intensification and use of the lands within
the Urban Centers and the efficient use of lands in designated
growth areas, as appropriate (Section D1g);
Ensure that an adequate supply of land and housing choices
are available for present and future residents (Section D1h);
Ensure that all District of Muskoka infrastructure, including
sanitary sewage works, drinking water works, stormwater
management facilities and roads meet the needs of
present and future residents and employers in an efficient,
environmentally-sensitive, cost effective and timely manner
with consideration given to the long term maintenance,
operational and financial consequences of the decision
(Section D1i);
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Work with public agencies on matters of common interest, which
includes economic development, transportation, etc. (D1p);
Promote land use and development patterns that support the
health and well-being of the people of Muskoka and contribute
to a higher quality of life (Section D1 r); and
Foster connectivity in all forms including the creation and
maintenance of social networks, transportation systems, new and
inclusive technologies, enhanced access to services and amenities,
the creation and maintenance of a sense of place (Section D1s).
This proposal meets all of the objectives noted above. Proposing
a mixed-use building at the furthest extent of the wharf sets the
foundation to initiate a second wave of revitalization of the wharf
area as a unique “live-work-play” community in close proximity
to local employment and other commercial-retail uses. This
location aligns directly with the policy direction noted above.
This development proposal helps meet the 25% intensification
targets contained in Section D12. It is serviced by existing municipal
sewage and water services, optimizing this infrastructure to ensure
a cost effective and efficient system (Section D15).
Finally, this development proposal will ensure it follows the general
direction (Section D20.1) to promote a healthy community by:
Encouraging land use and development patterns that support
the health and well-being of the residents of Gravenhurst and
contribute to a higher quality of life;
Promoting the development of complete, sustainable and
healthy communities that create and improve physical and social
environments and expand community resources which enable
people to mutually support each other in performing all the functions
of life and in developing to their maximum potential, including:
i) Providing choices and opportunities for all residents of
all ages, by providing a diverse range of housing types,
transportation modes, employment options, and recreation or
leisure activities;

Figure 4.3: View of Proposed Concept from Lake Muskoka

Encourage the establishment of an optimal balance between
residential and non-residential uses, including the promotion of
mixed uses on individual parcels of land and within settlement
areas (Section D1o);
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ii) Managing growth and economic development in a manner
that will allow for desirable growth and change that respects the
small-town, rural and waterfront character of Muskoka;
iii) Recognizing that a number of factors, such as land
use patterns, transportation networks, public spaces and
natural systems can all promote increased physical activity,
psychological well-being and healthier lifestyles for residents;
and
iv) Ensuring the development of healthy and sustainable
communities with an emphasis on the importance of design
and green infrastructure.
The inclusion of water saving measures within the residential
building, open spaces and private/public amenities to ensure
this proposal follows the direction of the Plan to create a healthy
community.
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Vibrant Muskoka: Economic Development
This mixed-use development proposal fulfills the following
objectives contained in Section F of the Official Plan:
Supporting the growth of new industry sectors and the transition
of existing industry sectors, towards practices, products and
services that increase environmental performance, human
health and social responsibility (Section F1d);
Encouraging the availability of attainable housing for
employees in a variety of industries, including the tourism and
service sectors and the availability of services that support the
Figure 4.4: Mixed-use development created by the extension of
the pedestrian and vehicular connection along with the framing of
natural features

Home in Muskoka: Housing
The policies contained is Section E provide the direction to achieve
the following objectives:
Maintaining at all times in conjunction with the Area
Municipalities, the ability to accommodate residential growth
for a minimum of 10 years through residential intensification and
redevelopment and, if necessary, lands which are designated
and available for residential development to meet projected
requirements of current and future residents, in consideration of
the projections and in accordance with the applicable targets
contained in this Plan (Section E1a);
Maintaining at all times in conjunction with the Area
Municipalities land with servicing capacity sufficient to provide
at least a three-year supply of residential units available through
lands suitably zoned to facilitate residential intensification and
redevelopment, and land in draft approved and registered
plans/descriptions in consideration of the projections and in
accordance with the applicable targets contained within this
Plan (Section E1b);
Encouraging the provision of a wide array of housing
opportunities, including housing that is attainable to a full range
of income and demographic groups in Muskoka (Section E1c);
Assisting in the achievement of residential intensification by
encouraging opportunities for mixed-use development in
appropriate locations (Section E1d)
This proposal follows the policy direction to encourage
intensification in active urban centers, in addition to providing
housing to a full range of individuals within a mixed-use
development in appropriate locations. As noted throughout this
report, this is an ideal location to achieve this policy direction.
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Figure 4.5: Gravenhurst Official Plan – Schedule A-1

maintenance of a strong labour force including affordable
childcare Section F1h);
Ensuring that at all times, a 20 year supply of employment and
commercial land in appropriate locations (Section F1l)
Creating a positive policy and regulatory framework to support
business investments, growing incomes and a growing tax base
(Section F1n);
Supporting the retention of existing businesses, their continued
viability, and potential for expansion (Section F1p);
Supporting the continued development of vibrant communities
throughout Muskoka where a range of housing choices and
options are available (Section F1s);
This proposal builds upon the permitted mixed-use provisions by
providing new jobs through retail and restaurant use within an
area that already promotes tourism, permits multiple residential
uses (one and two-bedroom residential condominium units)
serves to provide housing for the Gravenhurst downtown core
and wharf areas. Further, Section F3 of the Plan provides
specific policy direction for Urban Centers including:
Maintain and promote the Urban Centers and Community
Areas, particularly downtown areas and main streets as the
focal points for commerce activity (Section F3a);
Encourage development in these areas that capitalizes on
expected growth in these designations (Section F3b);
Encourage the development of diverse, compatible land uses
in close proximity to each other (Section F3c); and
Encourage the efficient use of existing buildings to
accommodate a wide range of uses (Section F3d).

Muskoka Settlement Pattern: Land Use Designations
Section J1 provides specific objectives and general policies
to guide development in the designated Urban Centers. They
provide policy basis to maintain and promote the Urban Centers
as the focus for new growth while encouraging development of
diverse, compatible land uses in close proximity of each other.
The following applies:
Focus the majority of expected year-round population and
employment growth in the Urban Centers where full services
are available (Section J1a);
Support the efficient use of land and infrastructure in Urban
Centers to meet the needs of present and future residents and
businesses (Section J1b);
Figure 4.6: View of Proposed Concept from Cherokee Lane
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Ensure that an adequate supply of land and housing choices
are available in the Urban Centers for present and future
residents of all ages, abilities, incomes and household sizes
(Section J1c);
Promote the efficient use of existing and planned infrastructure
and public service facilities by supporting opportunities for
various forms of intensification, where appropriate (Section J1d);
Encourage increases in density in designated growth areas
as defined in this Plan to minimize the amount of land required
for new development (Section J1e);
Promote a variety of complementary and compatible land
uses including attainable/affordable housing, special needs
and transitional housing, community facilities, schools, smallscale commercial uses and recreational open space areas
(Section J1f);
A full range of uses shall be permitted within the Urban
Centers in accordance with the requirements of this Plan and
the Area Municipal Official Plans, except where municipal
water and sewage services are not available. In general, the
majority of year-round residential uses, major employment
generators, large-scale institutions, and other uses requiring
municipal services shall be directed to Urban Centers, unless
specifically exempt by this Plan (Section J2a).
All new development shall be appropriate to the infrastructure,
which is planned or available, to avoid the need for unjustified
and/or uneconomical expansion of this infrastructure (Section
J2b).
The Area Municipal Official Plans shall contain more detailed
policies addressing development in Urban Centers such as
but not limited to the appropriate mix of uses, maximum or
minimum permitted densities, protection of neighborhood
character, urban design, and area-specific policies (e.g.
downtown core, mixed use areas, employment areas, etc.)
(Section J2c).
The proposal would be in keeping with the intent and direction of
the District of Muskoka Official Plan, which directs developments
in the Urban Centers to utilize existing municipal services.
The District Plan also contains several policies encouraging
intensification and infilling to further ensure the efficient usage
of existing municipal infrastructure (municipal water & sewer,
roads, sidewalks, etc.). This proposed amendment conforms
to this policy, as the addition of new residential uses within the
proposed mixed-use property is permitted and encouraged
within the designated Urban Centre of Gravenhurst.
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throughout the boating season. When conditions are favourable,
it also provides a destination during the snowmobile season. It is
the objectives of the Official Plan to consider the following when
reviewing new development proposals:
Maintain and improve transportation networks to provide a
variety of options to connect people and places (Section K1a);
Facilitate the safe and efficient movement of people and
goods within Muskoka and to and from adjacent municipalities
(Section K1b);
Ensure that District Roads continue to be effective corridors
for the movement of people and goods in and throughout the
District of Muskoka and the Province (Section K1c);
Develop a transportation system that will encourage unity within
Muskoka, will satisfy Area Municipal transportation demands,
and support economic development (Section K1d); and
Promote public transit and active transportation as energy
efficient, affordable and accessible forms of travel and to assist
in mitigating the impacts of climate change (Section K1i).
Section K11 encourages local municipalities to facilitate public
boating, where possible. As the applicant is proposing to build
two large docking facilities, adjacent to the steamship wharf,
a Boating Impact Assessment (RiverStone Environmental) is
included as part of this submission. Section 6.2 of this report
provides a summary of the recommendations contained in this
report.
This application includes a Traffic Impact Study (Tatham
Engineering) dated October 2021. Section 6.1 of this report
provides the overall conclusions.
Summary
The proposed Amendments to permit a new mixed-use building
on an underutilized residential property within the Gravenhurst
wharf, and in close proximity to the downtown core of
Gravenhurst, is generally consistent and conforms to these and
other relevant policies of District of Muskoka Official Plan.
Figure 4.7: Muskoka Wharf

Connecting Muskoka: Transportation
The property has direct access to Highway 169 which is a major
regional road that connects Highways 11 and 400 along the west
side of Lake Muskoka and Lake Rosseau. In addition, the wharf
provides a navigable destination that draws regular boat traffic
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4.4 - Town of Gravenhurst Official Plan
The Town of Gravenhurst Official Plan provides detailed policies
to govern development in the Town. The Plan was adopted by
the Town on December 20, 2016. The subject property is located
within the Urban Centre of the Town and is designated “Urban
Mixed Use Waterfront Area” on Schedule A-1 to the Official Plan
as illustrated in Figure 4.5.
Mixed-use development is obviously a key component to this
designation and includes a range of commercial uses servicing
the residential and tourist markets as well as high density housing
needs. This is consistent with the general policy direction of the
Gravenhurst Urban Centre Goals and Objectives (Sections C.1C.5 of the Official Plan). Although an amendment to the density
policy within the Official Plan, Section C.7.7.6, provides the
appropriate direction when considering higher density residential
development, this application proposes compact development,
with significant amenity and open space with a higher density of
165 units/hectare.
It is proposed that the new Site-Specific policy set be inserted
after Section C7.7.13 of the Official Plan. The site-specific policies
builds upon those set out in this specific designation and provide
additional policy direction for the proposed land/waterfront
interface, similar to what currently exists within the wharf area. The
proposed policies also clarify the height of the proposed building
and permit flexibility with the proposed parking via the zoning
by-law provisions.
Figure 4.8: Lake Muskoka
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This proposal design contributes to the Vision of the Official Plan in
addition to adhering to the existing “Urban Mixed Use Waterfront
Area” designation and site-specific policies. The Official Plan,
specifically Section C6.3.1, outlines the criteria used when
evaluating proposals for housing intensification within specified
neighbourhoods.
Vision, Mission, Sustainability and Strategic Plan
The Town’s Vision for future land use planning was established
through their Strategic Planning efforts in 2015. The Vision and
Mission Statements contained in Section A2.2 states:
“Gravenhurst will be the Muskoka destination. The most
innovative community in Ontario – clean, green, intelligent
and sustainable” and “Preserving and enhancing quality
of life in Gravenhurst through exceptional and responsible
municipal service delivery”.
The four pillars of sustainability to ensure the Town grows as
a “quality Lifestyle Community” include; social cohesion,
environmental resilience, economic health and cultural vitality
(A2.3). The 2015 Strategic Plan includes the following five specific
goals to ensure the Vision is fulfilled over the noted 20-year
planning horizon:
1) Build economic and employment opportunities,
including through a more diverse economy with more yearround employment opportunities;
2) Build a safer, healthier and more environmentally
sustainable community;
Figure 4.9: Town of Gravenhurst, Ontario
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Figure 4.10: Ground Floor Plan - Adjacent Lots
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A repeated policy throughout the Official Plan is to direct the
majority of new permanent residential and employment growth
to the fully serviced Urban Centre (Sections B1.2 & J3.2), while
ensuring an efficient use of land by encouraging infilling and
intensification (Sections B1.2 & C6.3.2). In addition, the Plan
provides policies to establish, maintain and enhance commercial
and employment areas and develop year-round employment
opportunities (B3.2) and opportunities for existing businesses to
grow, expand and be sustainable (B3.2).
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These strategic statements and goals form the policy basis
contained in the Official Plan. The following planning analysis
clearly shows how this proposal is in keeping with the Vision,
Mission and Principles of the Official Plan, enhancing the wharf
area by permitting a new mixed-use community that is connected
to municipal services and is within walking distance to existing
downtown open space and recreational facilities where residents
can live, work and play. This proposal provides one and two
bedroom residential condominiums, that are in high demand, on
an underutilized property.

a manner as is possible and at a relatively high density;
UTE

5) Provide better municipal service.

RO

4) Build cultural capital; and

00

3) Build partnerships, connections and connectivity;

00

56
LOADING

TOWN OF GRAVENHURST PARKING LOT #10

2M HIGH ENCLOSURE
SCREEN FENCE

• To enhance the natural and physical character of
the Gravenhurst Urban Centre through tree preservation,
landscaping and attractive urban design.
EX. F.H.

Compact, mixed-use neighbourhoods are encouraged provided
they are pedestrian friendly and offer characteristics that offer
residents “a sense of place” (Section C4).
Figure 4.11: 6th Floor Residential and Amenity

GROUND FLOOR PLAN
- ADJACENT LOTS
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Figure 4.12: 7th Floor Commercial/Entertainment Amenity

This proposed mixed-use development adjacent to the wharf and
in close proximity to the downtown core fully supports this policy
direction.
Gravenhurst Urban Centre
In addition to the policy direction and objectives noted above,
Section C.3 provides additional detailed objectives for the Urban
Centre designation including:
• To ensure new development is integrated into the fabric
and built character of the existing community in as compact
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Section C6.3.1 sets out the required measures when considering
new high-density housing development. These include:
• Compatibility with the existing land use in the immediate
area, historical significance of existing buildings, and the
character of the residential area;
• Where adjacent to low density residential areas, medium
and high density housing shall maintain a low or staggered
building profile to conform visually to the adjacent residential
areas;
• Buffering from any adjacent low density residential
use shall be provided through increased setbacks and/
or significant vegetative plantings/retention, where site
conditions warrant;
• Suitable landscaping and amenities shall be provided
on-site;
• Close proximity to community facilities such as schools,
shopping and recreation facilities;
• Municipal infrastructure can be made available to
accommodate the proposed density of development;
• Close proximity to arterial or collector roads to minimize
traffic congestion and facilitate access to commercial and
institutional services; and,
• The relationship to proposed future land uses in
developing residential areas.
The proposal is compatible with the existing and future land use in
the immediate area, due to its location in the designated wharf area.
In addition, the rock face situated directly adjacent to the northern
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limits of the property provides a natural “buffer” to those existing
and future uses located to the north of this property. Furthermore,
the proposed development is comparable to the other multiple
residential and resort uses at the opposite end of the bay.
Urban Mixed-Use Waterfront Area Designation
The Official Plan specifically includes policies that encourage
a wide range of permitted uses on these lands. In addition, it
permits commercial development that projects over the water. This
is consistent with the established uses situated around Muskoka
Bay. This proposal follows the general policy direction, does not
contemplate new or out of the ordinary uses and permits higher
density residential buildings.
The property has been underutilized for a number of years. It
forms the most northerly property within Muskoka Wharf and has
potential to significantly contribute to the current and proposed
uses within this designation. Designed to include public open
space amenities, restaurant and retail opportunities and a
minimum of 129 residential units, this proposal conforms to the
overall intent of this policy direction.
In accordance to Section C7.7.2 requiring the maintenance of the
natural character of the shoreline, this proposal maintains the same
land/waterfront interface that currently exists along the entire bay.
It ties into the existing boardwalk associated with the steamship port.
This policy direction requires the submission of an Environmental
Impact Statement (RiverStone Environmental EIS) that provides
recommendations for the shoreline area. Section 6.6 of this report
summarizes these recommendations.

Figure 4.13: Concept of Proposed Development
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In excess of 50% of the lot is to be landscaped and accessible to
the public, in accordance with Section C7.7.6. In addition, the
seventh floor of the building is proposed to be used for large private
gatherings, providing additional outdoor amenity space for residents,
and available as a rental venue to the public (weddings, etc.).
Sections C.7.7.3, and C7.7.8 provide the policy direction to require
supporting technical reports to address stormwater management,
the natural environment, transportation and general servicing
and concept design plans that ensure the character of this wharf is
maintained throughout this designation (See Section 6).
Stormwater Management
A Functional Servicing Report, (Pinestone Engineering Ltd., dated
October 27, 2021) is also included in this submission, in accordance
with Section I6.22 of the Plan. The report concludes (Section 6.3 of
this report) the proposal can meet the SWM objectives required by
the District of Muskoka and other approval agencies.
Natural Heritage and Environment
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Transportation Infrastructure
It is acknowledged the District of Muskoka is the approval agency
for the Official Plan Amendment application and the Public Works
Department reviews the technical documents submitted with
this application. In addition, as the Town considers the zoning
application, its Public Works department will also be reviewing the
documents, specifically in relation to the possible impacts to the local
road (Cherokee Lane). A Traffic Impact Study, (Tatham Engineering,
dated September 17, 2021) is submitted to address the applicable
policy direction contained in Section J2 of the Official Plan. A
summary of these findings is contained in Section 6.1 of this report.
Section J4 of the Official Plan recognizes the importance of
providing boat parking facilities in any large scale development.
A Boat Impact Study (RiverStone Environmental) addresses the
possible concerns over congestion in this area of the Bay. The
recommendations in this report are summarized in Section 6.2
of this report.

In accordance with the applicable policy direction contained is
Section I of the Official Plan, RiverStone Environmental EIS has
identified several minor natural heritage features and functions
and identifies a series of recommendations (Section 6.6 of this
report) to protect or provide compensation for the removal of
certain natural areas as a result of this development.
Figure 4.14: Gravenhurst Zoning By-law – Schedule A
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Sewage and Water Services
This proposal is designed and approved in accordance with
Section J3 of the Official Plan. The District of Muskoka will be
tasked with reviewing a connection permit for the development
and as a result will ensure there is sufficient capacity for the total
development.
Green Energy Planning and Planning for Climate Change
In consideration of Section J9 and Section J.11 of the Official
Plan, this proposal also includes many features further described
in Section 5.8.
Official Plan Amendments
In accordance with Section K2.2.2, although the proposed use is
already permitted in this designation, a minor OPA is required to
permit an increased range in density (for market flexibility), place
a cap on the residential gross floor area and an extension of the
wharf (shoreline boardwalks, docks, boathouses and commercial
uses) out into the water. This particular site specific amendment is
required, and this application includes a comprehensive review
of the Official Plan to ensure conformity to the overall direction of
the entire plan.
Summary
Overall, it is concluded that the development, as proposed, is in
keeping with the direction of the Town’s Official Plan and conforms
to the relevant development policies respecting development in
the Urban Centre.
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4.5 - Town of Gravenhurst Zoning
By-law
The Town’s Comprehensive Zoning By-law 2010-04, as
amended, implements Official Plan policies, and is used to foster
good development, protect the natural environment and minimize
the impact on abutting landowners. The property is currently
zoned “Commercial Special Purpose C-4 (S294 & S800)”,
according to Appendix “A” and Appendix “C”. The zoning of
the property and surrounding area is shown on Figure 4.14.
The proposed Zoning By-law Amendment deletes the current site
specific zoning provisions and replaces them with variances to
permit the development, as proposed. These specific provisions
would permit the maximum number of units in accordance with the
OPA’s new, flexible density and maximum gross floor area policies,
provide a maximum height of the building, minimum number
of vehicle and boat parking spaces, and state reductions to the
permitted yard setbacks for the proposed buildings and structures
on land and out into the water. Other by-law amendments could
be added, as necessary, after discussions with staff.
A copy of the proposed Zoning By-law Amendment and
associated Zoning Schedule is included in Appendix “B”.

4.6 - Future Site Plan Application
Requirements
In order to demonstrate site suitability for the proposed
redevelopment, a conceptual site plan has been prepared (Figure
4.15), to demonstrate the location of the building, together with
the parking layout, access, landscaping, amenity area and other
site plan requirements.
The formal Site Plan process for the development of the property
also addresses other matters as determined necessary by the Town.
Figure 4.15: Proposed Concept Plan

Starboard - Planning Analysis Report

Section 5 - Analysis of Planning
In reviewing this proposal, select planning matters and technical
elements must be considered. These considerations form an opinion
to ensure the proposal represents “good planning”. The main themes
and technical components of this proposal include the following:
1. Consistency with the Provincial Policy Statement;
2. Official Plan conformity;
3. Zoning;
4. Character and land use compatibility;
5. Transportation, Access and Parking;
6. Protection of Natural Features and Functions;
7. Site suitability;
8. Planning for Climate Change;
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In summary, it is our professional opinion the development
conforms to the District of Muskoka and Town of Gravenhurst
Official Plans and is consistent with the intent of both policy
documents.

5.3 - Zoning
As noted above, it is proposed that the Zoning By-law be
amended to complement the proposed Official Plan policy for
this site. The revised and enhanced site-specific zoning provides
the specific details and other provisions for the intended uses, and
all the proposed buildings and structures.
A site-specific zoning amendment is required to allow the
proposed development to proceed and to ensure conformity with
both the Town and District Official Plans.

9. Public Consultation; and

Figure 5.1: Aerial Plan - Site Extents
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The proposed Official Plan and Zoning By-law Amendments are
in keeping with the general direction of both the Planning Act and
the Official Plans, and are conforming to the development policies
pertaining to the designated Urban Centers. The proposal would
satisfy all the criteria set out for an Official Plan Amendment,
including the policies related to the review of a proposal for infill
and intensification in the Urban Centre. The establishment of SiteSpecific policies related to the density, height, shared parking and
extended docks, ensures this development is appropriate for the
site and compatible with the surrounding uses.
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Toronto, Ontario, Canada M4V 1N6
Tel: 416-961-4111
www.wzmh.com

The subject property is located in the established Muskoka Wharf
area at the eastern limits of Muskoka Bay on Lake Muskoka. This
area has been designed to provide a historical and significant
tourist destination, while serving the surrounding lakefront and
community areas. This area is intended to serve as a mixed-use
designation, containing multiple residential developments that
are directly accessible to major local and regional transportation
corridors. The surrounding uses are mixed with many residential
developments in close proximity, an adjacent future multiple
residential (senior’s home) development, and other high-density
residential and resort buildings on the opposite side of the bay.
The wharf area contains many retail/commercial and restaurant
uses, significant public open spaces and public access over the
entire bay. This proposal serves to provide the final link from the
Town’s Lookout Park, through the subject lands connecting to the
steamship port.
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Section 5 - Analysis of Planning Issues
The downtown core is also within walking distance of the property.
The proposed use is clearly compatible and will continue to maintain
the character of this special area by introducing a seven-storey
mixed-use building within the designated Urban Centre, in close
proximity to the downtown core and other community resources.
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Figure 5.2: Building Section Looking East

A detailed Landscaping Plan (Marton Smith Landscape Architects
implemented in architectural set, figure 4.10 on page 19) provides
a conceptual plan linking adjacent properties, boardwalk and
extensive public amenity space incorporated in this proposal.

5.5 - Transportation, Access and Parking
From a transportation perspective, the project location is in close
proximity to the Gravenhurst downtown core and is accessible by
local and regional transit (Corridor 11 bus).

5.6 - Protection of Natural Features and
Functions
This proposal is considered a smart growth infill and an
intensification site that utilizes strategies such as using existing
infrastructure (public transportation, water/sewer, green space,
fighting sprawl, etc.), urban renewal through redevelopment of
this underutilized urban site, providing purpose-built residential
housing that accommodates closer living to their workplaces,
and providing a highly-functional contiguous indoor and outdoor
amenity space for residents’ well being.

5.8 - Planning for Climate Change
The development is in its early stages, however, a preliminary list
of planned initiatives being considered are as follows:
• High-efficiency Heating and Cooling Systems;
• Enhancing insulation to improve heating and cooling
efficiency;
• Energy efficient lighting fixtures provide warm-coloured
light while using a fraction of the energy of incandescent
bulbs. They also produce much less heat, which places lower
demands on air conditioning and ultimately provides further
energy reductions;

5.7 - Site Suitability

• Energy Star appliances: refrigerator, range, washer,
dryer and dishwasher;

The shoreline area is proposed to be raised with the addition of a
berm; similar to what was done to the entire Wharf area during
the initial revitalization in 1987. This is proposed to achieve the
following two outcomes: 1) to ensure the proposed boardwalk
connects to the existing one associated with the steamship port,
providing a continuous link; and 2) to move the floodplain
elevation on the subject lands, to ensure the mainland portions of
the proposal provide a safe and flood-free area for residents and
the public. The technical reports submitted with this application
will provide additional information and recommend construction
techniques to permit underground parking.

• High-efficient low water use toilets;

The proposal has minimal impact to the cliff feature on the abutting
lands and does not require any significant site alteration to this
feature. The existing stormwater drainage feature is to be buried
and slightly relocated to provide a unique natural feature on
the northern limits of the property and exiting adjacent to the
proposed restaurant location. Given that the property must be
fully serviced, the proposed uses are appropriate as it has no
significant extensions to the available municipal services. Fire
hydrants, gas and hydro infrastructure are located nearby, and
the new buildings and proposed uses will contain appropriate
water connections for emergency purposes.

• Low-flow showerheads and faucets tested for
effectiveness; and
• Many other techniques.

5.9 - Public Consultation
Appropriate Public consultation is a key component to this
development proposal. In addition to the typical Planning Act
consultation requirements, the applicant has already conducted
their own Public Information Session July 14th. Although it was a
digital event, it was well attended, with 60 people from the public,
municipal staff, Councilors, neighbours, the business community
and the general public. As this proposal requires a minor OPA, by
default, additional public consultation is required. The applicants
have also retained the services of local businesspersons to assist
with outreach and to ensure local knowledge is included in every
major decision.
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Section 5 - Analysis of Planning Issues
5.10 - Commercial Feasibility Review
The developer will be spending over $100 million on the
proposed project, of which a projected 50% of the spend will be
within Gravenhurst and the District of Muskoka. This spend would
directly impact the economy through the purchase of building

Pedestrian walkway
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supplies & materials, employment, and consumer spending.
Supporting small business in Muskoka is very important to the
developer as they are making every effort to ensure the project is
sourced, supplied, and completed locally.

Figure 5.3: Ground Floor Residential, Retail and Restaurant

Figure 5.4: Second Floor Retail, Restaurant and Residential
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Section 6 - Supporting Technical Studies
This Section includes the following topics:
•
•
•
•
•
•
•

Transportation, Traffic and Parking
Boating Traffic Impact Study
Functional Servicing
Floodplain Technical Memo
Geotechnical
Environmental Assessment
Archaeological Assessment Report

6.1 - Transportation, Traffic and Parking
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6.2 - Boating Traffic Impact Study
RiverStone led a Boating Impact Study to collect data about
boating activities on Lake Muskoka during key summer weekends
in September of 2021. In order to complete the study RiverStone
selected two (2) study areas (Figure 6.2); one area (A) was
designed to capture traffic using marinas, docks and local
businesses. The other (B) was to capture use of the larger area of
the lake for general boating activities.
From the analysis of the Period Count data, RiverStone found that:

In addressing the study area traffic operations, Tatham Engineering
(October 27, 2021) analysed the key intersections under existing
(2021) and future (2024, 2029 and 2034) horizon periods.

• Boating traffic within Area A of Southern Gravenhurst
Bay was over capacity at various points throughout each of
the sampling periods;

• The results of the operational analyses indicate that the
study area intersections will provide acceptable (LOS D or
better) overall conditions through the 2034 horizon when
considering typical operations;

• If boats were required to reduce their speed in Area A
as we propose, boating traffic would still exceed capacity in
some instances but both the frequency and intensity would
be reduced;

• Based on their sensitivity assessment to consider the
intersection operations, the study area intersections will
continue to provide acceptable operations, with the exception
of the intersection of Muskoka Road 169 with Cherokee Lane.
Should an event end coincide with the PM peak hour period,
the exit movement from Cherokee Lane will experience;

• Boat traffic did not ever exceed capacity in Area B on
any day.

Figure 6.1: Building Elevation Concept

Figure 6.2: RiverStone Boating Impact Study

Area B

Area A

• Poor conditions; a delay of 84 seconds. Given the
conservative and infrequent nature of this scenario, no
intersection improvements are considered necessary;

6.3 - Functional Servicing (Municipal
Services, Stormwater Management, etc.)

• The need for a right turn lane on Muskoka Road 169 at
Cherokee Lane was reviewed based on MTO guidelines and
is not considered necessary;

Pinestone Engineering Ltd. conducted the required Functional
Servicing Report and issued a report dated October 27, 2021.
This report includes a review of the sanitary and water servicing
strategy, stormwater management and construction mitigation.

• In consideration of the operations assessment, no
intersection improvements are required to support the
proposed development.
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Section 6 - Supporting Technical Studies
The following are the conclusions and recommendations
contained in this report:
• Sanitary servicing to the proposed development can
be provided from Cherokee Lane. There is a downstream
capacity in the system to support the development.
• The proposed development can be serviced with
domestic and fire servicing from Cherokee Lane. Depending
on the final fire flows determined for the development,
upsizing of the watermain along Cherokee Lane from Bay
Street may be a requirement.
• Water quantity control is required for the parking lot off
Cherokee Lane but is not required for the main development
as there is no concern with downstream flood impact. Water
quality and quantity control of post development run-off will
be achieved through the implementation of a “treatment
train” of approved techniques.

6.4 - Floodplain Technical Memo
Pinestone Engineering Ltd. also completed a review of the
floodplain elevation dated October 27, 2021. As the proposal
includes raising the shoreline area to protect the land and
habitable space from the flooding hazards, they conducted a
brief study of the possible impacts onto the abutting lake and
surrounding properties. In conclusion, the following has been
determined:
• Due to the relatively large surface area of Lake Muskoka
at 12,100 hectares, the loss in flood storage volume from
the development equates to an insignificant and negligible
increase to the current flood elevation over the entire lake
surface area.
• In relation to the possibility of wave uprush, a Hydrology
Study for Major Lakes in the Muskoka River Watershed was
completed by MMM, 1988. The report excludes Muskoka
Bay from the Lake Muskoka wave uprush analysis due to this
area not being subject to the same wave uprush action that
may occur within the larger open area of Lake Muskoka.
Muskoka Bay has a relatively small surface area and
effective fetch length when compared to the main body of
Lake Muskoka.
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6.5 - Geotechnical
The GEI Consulting Engineers and Scientists – Geotechnical
Report dated October 20, 2021 contains the following key
findings and recommendations for the proposed development:
• The soil conditions on the property generally consist of
organics/peat underlain with earth fill and silt and sand with
varying depths of bedrock beneath the soil.
• Groundwater on the site was measured to be generally
0.6m below the existing grade or around 226.25m ASL
during the spring when groundwater levels typically peak.
• The proposed structure will be founded on the bedrock
layer below the site and the underground parking level will
be waterproofed to facilitate the construction of a portion of
the parking garage to be below the groundwater level.
• Foundation options to support the building should utilize
micropiles, together with other recommended building slab
techniques.
• Limited blasting is required in certain areas.
• Dewatering options must be considered when
constructing the basement (parking) levels.

6.6 - Environmental Assessment
The purpose of this study was to address provincial and municipal
requirements pertaining to the protection of significant natural
features such as the shoreline of Lake Muskoka, a watercourse,
and associated fish habitat.
Based on both desktop and on-site evaluations, RiverStone
showed in their report dated September 4, 2021 that:
• The property includes a watercourse that has potential
for fish habitat.
Figure 6.3: Lake Muskoka Fauna

• All habitable floor space and openings will be placed at
an elevation of 228.00m ASL providing 1.3m of separation
or freeboard distance above the static flood plain elevation
and a factor of safety for any potential wave uprush that may
occur.
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Section 6 - Supporting Technical Studies
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• The property includes shoreline habitat on Lake Muskoka
that has been identified as Type 1 (critical) fish habitat.

6.7 - Archaeological Assessment Report

• Potential habitat of species at risk including endangered,
threatened and special concern species was identified on
the property; however, it can be protected with mitigation
measures.
Based upon the findings presented in their report and contingent
upon the implementation of the recommendations made herein, it
is their conclusion that the proposed development will have a low
likelihood of negatively affecting Species at Risk or their habitat
on the subject property or adjacent lands. Fish habitat will be
considered through consultation and review by DFO.

An archaeological investigation of the project area was
triggered by the Provincial Policy Statement that is informed by
the Planning Act. Detritus Consulting Ltd. was retained to conduct
an archaeological assessment in the town of Gravenhurst on Part
of Lot 9 West Range, Geographic Township of Muskoka, in the
District Municipality of Muskoka, Ontario.
Stage 1 (Background Study) research indicated that the Study
Area exhibited moderate to high potential for the identification
and recovery of archeological resources and a Stage 2 (Property
Assessment) was recommended.
Stage 2 assessment conducted on September 17, 2021 resulted
in the identification of no archaeological resources; therefore,
no additional archaeological assessment of the Study Area is
recommended.
Figure 6.4: Lake Muskoka
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Section 7 - Conclusions and Recommendations
The subject applications requests approvals for a new higher
density multiple residential/commercial (mixed-use) buildings on
an existing underutilized property at the most northerly extent of
the wharf. It is a needed addition to the abutting steamship docks
and serves to finally connect the entire Muskoka Wharf from
Lookout Park all the way to the Residence Inn by Marriott. The
proposal provides additional restaurant and retail uses, including
smaller retail spaces on top of the proposed boathouse. It creates
a very unique destination on the water. The proposed uses and
buildings have been evaluated against the applicable policies of
the Provincial Policy Statement, the District of Muskoka Official
Plan and the Town of Gravenhurst Official Plan, and found to
be in conformity with the intent, purpose and policies of these
planning documents.
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In addition, the proposal serves to advance the policies of the
applicable planning documents which promote increased
high-density residential housing, flexibility on unit sizes that are
dependent on the current market (while placing a cap on the total
residential gross floor area), new employment opportunities and
other related economic development spin-offs. Furthermore, the
proposed uses are permitted and appropriate for this area taking
into consideration the connection to existing municipal services, its
location adjacent to the steamship port within the wharf and other
compatible commercial and open space uses and necessary
services in the immediate vicinity.
The proposed development and planning applications represent
well thought and comprehensive planning that should be
supported and approved.

Figure 7.1: Muskoka Wharf illustration, Winter Scene, Gravenhurst, Ontario
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AMENDMENT NO. XX TO THE
GRAVENHURST OFFICIAL PLAN
(OP XX-2022)
SECTION 1

TITLE AND COMPONENTS

1.1

This Amendment shall be referred to as Amendment No. XX to the Gravenhurst
Official Plan

1.2

Sections 1 to 7 inclusive of this document and the attached Schedule 1 constitute
the Amendment.

SECTION 2

PURPOSE OF THE AMENDMENT

2.1

Planscape Inc. on behalf of TRG (CHEROKEE) HOLDINGS INC., owners of 195 &
205 Cherokee Lane and two vacant parcels 010-013-03900 & 010-013-04000, have
made an application to amend the Gravenhurst Official Plan in order to permit a new
“mixed-use” infill development project on the subject lands. In addition to the
current and permitted uses, the amendment will permit multiple (high density)
residential uses and various private accessory and public commercial uses along the
waterfront.

2.2

The subject lands are located within the Urban Mixed Use Waterfront designation of
the Gravenhurst Official Plan.

2.3

Section C7.7.1 of the Gravenhurst Official Plan currently permits the intended mixed
uses, including a range of commercial uses servicing the residential and tourist
markets, as well as high density housing and large public open spaces, specifically
along the shoreline.

2.4

The purpose of this amendment is to permit a new “mixed-use” proposal that follows
the intended uses of the Official Plan. The effect of this application will include a
site-specific amendment to permit a seven storey building with a range (for market
flexibility) of 129-145 residential units – including approximately 1,633 m² (17,577
sq.ft.) of amenity space, approximately 2,455 m² (26,425 sq.ft.) of new proposed
non-residential spaces, applicable parking split between vehicle and boat parking,
longer docks to be in character to what exists in the wharf and an increase to the
maximum permitted density of residential development (165-186 units/hectare).

2.5

The policies of the Official Plan Amendment shall only apply to 195 & 205 Cherokee
Lane and the two vacant properties described in Section 2.1 and ensure the
PLANSCAPE INC. / 1
OCTOBER 2021
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development proposal defines these three separate properties as one single
property for planning purposes.
SECTION 3
3.1
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LANDS SUBJECT TO THIS AMENDMENT

The lands subject to this Amendment consist of Part of Lot 9, Concession West
Range Muskoka, now in the Town of Gravenhurst, District Municipality of Muskoka,
more particularly described as: 195 Cherokee Lane Lots 9, 10 & 11 & Part of Lots
18 & 19, Plan 25, Part of the OSRA in front of Lot 9 Range West of Muskoka Road,
Part 2, Plan 35R-23533 AND 205 Cherokee Lane - Lots 12, 13, 14, 15, 16 ,17, Plan
25, Part of Lots 18 and 19, Plan 25, Part of Water lot in front of Mill Lots Plan 4;
Part of the OSRA in front of Lot 9 Range West of Muskoka Road, Part 1, 35R-23553
AND Roll No. 010-013-03900 - Lot 20, Plan 25, Lot 9 West Range Muskoka AND
Roll No. 010-013-04000 - Lot 9 West Range Muskoka; Part 1, 35R-8130; as shown
on Schedule 1 of this Amendment.

SECTION 4

BACKGROUND AND BASIS

4.1

An application was received by Planscape Inc. on behalf of TRG (Cherokee) Holdings
Inc. to amend the Gravenhurst Official Plan.

4.2

The applicants own 195, 205 Cherokee Lane and two vacant properties (Roll Nos.
010-013-03900 & 010-013-04000) in its entirety, which are located in the Town of
Gravenhurst.

4.3

The application has been submitted concurrently with Zoning Amendment
Application No. ZA XX-2022 in order to permit the various By-law provisions
including maximum height, density range, maximum residential gross floor area,
setbacks, range for residential units, total retail commercial space, maximum extent
and location of docks, minimum boat and vehicle parking stalls and slips, and other
applicable provisions, as determined and discussed with staff.

SECTION 5

THE AMENDMENT

5.1

Schedule "A-1" of the Gravenhurst Official Plan, as amended, is further amended by
identifying a property described in Section 3.1 and as shown on Schedule 1 of this
Amendment.

5.2

A new Section C7.7.14, immediately after Section C7.5.13 of the Gravenhurst Official
Plan, as amended, is hereby further amended by the addition of the following
policies which apply to the lands subject to this amendment:

“Section C7.7.14 Cherokee Lane Mixed Use
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The following special policies apply to the properties known municipally as 195 &
205 Cherokee Lane and the two vacant properties (Roll Nos. 010-013-03900 &
010-013-04000) being Part of Lot Part of Lot 9, Concession West Range Muskoka,
now in the Town of Gravenhurst, District Municipality of Muskoka, more
particularly described as: 195 Cherokee Lane Lots 9, 10 & 11 & Part of Lots 18 &
19, Plan 25, Part of the OSRA in front of Lot 9 Range West of Muskoka Road, Part
2, Plan 35R-23533 AND 205 Cherokee Lane - Lots 12, 13, 14, 15, 16 ,17, Plan 25,
Part of Lots 18 and 19, Plan 25, Part of Water lot in front of Mill Lots Plan 4; Part
of the OSRA in front of Lot 9 Range West of Muskoka Road, Part 1, 35R-23553
AND Roll No. 010-013-03900 - Lot 20, Plan 25, Lot 9 West Range Muskoka AND
Roll No. 010-013-04000 - Lot 9 West Range Muskoka; Part 1, 35R-8130; as shown
on Schedule 1 of this Amendment.
C7.7.14.1
The subject lands: 205 Cherokee Lane and the two vacant lots (Roll numbers: 010013-03900 & 010-013-04000); shall be defined as one lot for current and future
planning purposes.
C7.7.14.2
Notwithstanding Section C7.7.6 b), the maximum permitted residential density shall
not exceed 186 units per hectare and not exceed a gross floor area of 13,471 m².
C7.7.14.3
Notwithstanding any similar policies, to the contrary, a mixed use building shall not
exceed 7 storeys.
C7.7.14.4
Notwithstanding Section C5.9, C7.7.5 and similar policies, to the contrary, docks and
boathouses extending out into Lake Muskoka will generally be longer than what is
permitted and in general character with those contained within this designation.
C7.7.14.5
Prior to any further development or site alteration of the property, the owners shall
be required to enter into a Site Plan Agreement with the Town of Gravenhurst.”
SECTION 6
6.1

The changes to the Gravenhurst Official Plan as described in this Amendment shall
be implemented in accordance with the Implementation policy of the Plan and shall
apply to the subject lands.

SECTION 7
7.1

IMPLEMENTATION

INTERPRETATION

The provisions of the Gravenhurst Official Plan shall apply with respect to the
interpretation of this Amendment.
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APPENDIX “B”
THE CORPORATION OF THE TOWN OF GRAVENHURST
BY-LAW 2022-XX
Being a By-law to amend Zoning By-law 10-04
as amended (TRG (Cherokee) Holdings Inc.)
WHEREAS By-law 10-04 of the Corporation of the Town of Gravenhurst has been passed
to constitute the Comprehensive Zoning By-law regulating land use in the Town of
Gravenhurst;
AND WHEREAS the Council of the Municipality may amend such Zoning By-law in
accordance with the provisions of Section 34 of the Planning Act, R.S.O. 1990, Chapter
P.13;
AND WHEREAS the Council of the Town of Gravenhurst has received an application to
amend such By-law;
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF
GRAVENHURST ENACTS AS FOLLOWS:
1. Appendix "C" to By-law 10-04 of the Town of Gravenhurst, as amended, is hereby
further amended by deleting the provisions contained in C-4 S294 & S800 and replaced
with the following Special Provisions:
“ (i) Additional Permitted Uses:
TO BE ADDED
(ii) Regulations
• The subject property shall be exempt from Section 5.10
• The existing four (4) lots of the shall be regarded as one (1) lot for the
purpose of meeting zoning regulations
• Severances are permitted without meeting minimum lot frontage and area
requirements, provided the entire lands are considered one lot for planning
purposes
• Parking requirements shall be considered over the entire project, including
the proposed boat slips where a boat is considered the same as a vehicle
• The minimum side yard shall be 6.0 metres
• The minimum front yard shall be XX.0 metres
• The minimum rear yard shall be 0.0 metres
• The maximum height shall be 33.6 metres and 7 storeys.
• The maximum number of residential units shall be 145 units and not exceed
a gross floor area of 13,471 m².
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By-law 2022-xx
Page 2
(TRG (Cherokee) Holdings Inc.)
All other provisions of By-law 10-04 as applicable to a Commercial Special Purpose Zone
(C-4) shall apply.
3. Schedule "A-1" is hereby declared to form part of this By-law.
4. This By-law shall take effect on the date of passage and come into force in accordance
with Section 21 and Section 34 of the Planning Act, 1990, Chapter P.13.
READ A FIRST, SECOND AND THIRD TIME and finally passed this
day of

“Original Signed”
DEPUTY MAYOR

2022.

“Original Signed”
DEPUTY CLERK

Starboard - Planning Analysis Report

