The purpose of this section is to identify known future growth areas in the Town of Huntsville and
describe the municipal planning documents and regulations that apply to Lake Vernon in order to
ensure that appropriate land use planning regulations exist.

Within all municipalities there is a hierarchy of land use policy and regulation tools. Official Plans

provide the general land use policy that describes how land on the lake will be used. Zoning By-

laws provide a means to regulate the use and location of buildings and structures. Other tools such
as site plan control and tree cutting by-laws provide
a means to ensure certain standards with respect to
construction and design or to regulate the cutting of
vegetation or alteration of landform. Official Plans

Figure 28 — Municipal Planning Tools

An Official Plan provides general land use policies Zoning By-laws
that describe how land should be used. It is
prepared with the input of the public and it ensures
that future planning and development will meet the
needs of the community. Any new zoning by-law
amendment and all development must conform to
the Official Plan. The only exception to this rule
occurs when no zoning by-law approvals are
necessary. This primarily occurs when building permit applications are requested pursuant to the
provisions of outdated Zoning By-laws.

Site Plan Control
Development Approvals
and Agreements

There are two municipal governments with jurisdiction on Lake Vernon. The upper tier government
is the District Municipality of Muskoka, and the lower tier is the Town of Huntsville (Map 20). Both of
these municipalities have official plans that apply to the immediate watershed of Lake Vernon. Both
of these plans provide detailed and comprehensive policy about future development. Only the major
issues identified in official plans are dealt with in this section. Lake Vernon residents and
stakeholders should be encouraged to read and understand these documents.

Zoning By-laws implement official plan policy pursuant to the requirements of the Planning Act.
Zoning By-laws identify permitted uses, as well as regulate the height, size and location of buildings
and structures. In essence, Zoning By-laws provide for day to day land use regulation. However, if
Zoning By-laws are outdated and do not conform to official plans, building permits may still be
granted according to the old requirements. It is therefore important to ensure that zoning-by-laws
are periodically updated to conform to official plans.
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7.1 Future Growth Plan

The Town of Huntsville developed a Growth Strategy for the Primary Urban Area of Huntsville to the

Year 2016. Its purpose was to direct and manage future development of the urban area. The plan
encourages industrial, commercial, and residential expansion to take place mainly to the north of
the existing urban development.

According to the Growth Strategy, the population of the Town of Huntsville was 15,918 in 1996
(Canada Census) and the projected population figures are 19,981 for 2006, and 25,082 for 2016,
assuming no unusual phenomena. The entire Town of Huntsville has a ratio of 1.35 permanent
residences to 1 seasonal residence. Issued building permits averaged 169 per year for the period
1981 — 1995, with 47% in the rural area, 25% in the primary urban area, and 19% on waterfront

property.

Land to the north of Hwy. No. 60, bordering Muskoka Rd. 3, was identified as a favourable growth
area because of its accessibility to water and sewage services, its proximity to urban services such
as the hospital and retail facilities, and the availability of a road network. Map 21 indicates the future
growth areas for the Town of Huntsville. Most of the area that is indicated as a future growth area
appears to be within the Fairy Lake watershed and only a small portion is on lands that flow into the
Big East River.

The Growth Plan also identified various physical and man-made constraints that influenced the
Town’s decision to choose the area to the north for future development (See Map 22).

Physical Constraints — wetlands, aggregate areas, Big East River valley and floodplain.

Existing Man-Made Constraints - new sewage plant, Hwy. No.11, two golf courses, the
existing road system, and the water treatment plant.

Observations — Future Growth Plan

A small portion of the lands identified for future growth of the Town of Huntsville
appears to be within the Big East River watershed. Proper care should be exercised
to ensure that there are no adverse impacts on the Lake Vernon watershed.

Recommendations - Future Growth Plan

93. The Official Plan should provide policy regarding the development north of Hwy.60 to
avoid adverse impacts on the Big East River and Lake Vernon.
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Map 21 — Future Growth Areas

MAP 4. FUTURE GROWTH
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Map 22 - Physical and Manmade Opportunities and Con  straints
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7.2 Land Use Regulation

The purpose of this section is to describe the municipal planning regulations that apply to Lake
Vernon in order to ensure that appropriate consideration is given for the protection of lake values
and to promote the consistent application of land use regulations in the Town of Huntsville as they
affect the Lake Vernon Watershed.

Official Plans

There are two Official Plans that apply within the watershed of Lake Vernon: the District of Muskoka
Official Plan and the Town of Huntsville Official Plan. The District Official Plan provides general land
use direction for all six municipalities in the District Municipality of Muskoka, and the Huntsville
Official Plan provides more specific local direction for the Town of Huntsville. Both of these plans
provide policy about future development.

7.2.1 District Of Muskoka Official Plan
“Policies in the Official Plan strike a balance between growth and development

and the preservation of the natural Muskoka environment.”

- Strategic Vision, District of Muskoka Official Plan

The Official Plan of the District of Muskoka is a legal document that contains policies that guide
municipal land use decisions about how a municipality will grow. The policies in this plan apply to
the entire District of Muskoka and set the stage for more detailed planning policy to be developed
by the area municipalities. As well, the District of Muskoka oversees applications for large-scale
residential (subdivision) or official plan amendments and grants final approval for such
developments once specific criteria have been met.

The District is interested in, among many other matters:

- Managing natural areas, lakes and resources in a manner that respects ecological
processes and sustainability, and
- Planning for future population growth and business development.

General Approach - The Muskoka Plan provides general policies on the use and management of
natural resources (aggregates, forestry, and agriculture), and the protection of the environment.
Environmental matters include; water quality, fish and wildlife habitat, wetlands; natural constraints
such as floodplains, narrow waterbodies and other hazardous areas; as well as heritage areas
(historical, geological and archaeological). Generalized mapping of these areas is provided and
further detail is expected in the local official plan.

Generally, the Muskoka Plan recognizes the need for development and redevelopment in all major
segments of the district's economy within the limits of the environmental constraints, physical
influences and the character of Muskoka. It requires that all growth be monitored and reviewed on
a regular basis to ensure that the carrying capacity of the natural environment is not significantly
altered and that development is achieved in a fiscally and socially sound manner.

Lake Vernon Plan 86 Section 7
French Planning Services Inc. Land Use Regulation



The Tourism Background Statement in the Plan recognizes that tourism is one of the strongest
contributors to the Muskoka economy. It further states that due to a declining infrastructure that
“the policies of this plan are aimed at improving the existing physical plant, and encouraging new
resorts and attractions” that broaden the tourism opportunities presently offered. While expansions
to existing commercial infrastructure is promoted, new tourist commercial or marine related
development can only be established by an amendment to local official plans.

Water Quality - The District of Muskoka is one of the first municipalities in Ontario to institute a
comprehensive water quality program. This program recognizes the impacts of phosphorous on
water quality and is used to protect the recreational quality of the water by limiting shoreline
development. Section F of the Plan states that:

The single most significant impact on water quality on most recreational lakes in Ontario is
the increased levels of nutrients, particularly phosphorous, which are entering surface
water bodies. The sources of phosphorous are both natural and man-made. Natural
sources of phosphorous include such things as precipitation and natural drainage from the
watershed. Man-made sources of phosphorous include increases in overland flow as a
result of disruption in the natural vegetation (leading to erosion), use of fertilizers, and
increased storm water run-off from impervious surfaces and leaching from septic systems.
Waste disposal (i.e. septic systems) is considered, however, to be the most important
source of phosphorous to recreational lakes, although highly urbanized shorelines may
also be significant. (F4)

The District of Muskoka is considering an update to the way it currently measures the effect of
development on the water quality of lakes. The current approach is based on the measurement of
chlorophyll a, which is indirectly linked to phosphorus loadings. The intent is to directly monitor
phosphorus,-which provides a more stable reading of trophic status and nutrient enrichment. This
new approach will require an amendment to the District Official Plan, and it is extremely important
that the Lake Vernon Association be aware and comment on this initiative.

The Background Statement on water quality in the current Official Plan indicates that the District
provides a standard for each lake. Chlorophyll a objectives are identified and become targets
against which existing and future uses and related water quality conditions are measured. The
District of Muskoka Official Plan has established an objective of 2.9 ug/l of chlorophyll a for Hunters
Bay and the main portion of Lake Vernon and 2.7 ug/l for North Bay and where targets are™
exceeded no further development is permitted (see Figure 15 — District of Muskoka Official plan —
Water Quality Objectives).

Presently, Lake Vernon has a rating of “not sensitive” to additional development. “Not sensitive”
means that the lake is not nearing capacity and that there are more than 10 lots left to develop on
the lake. However, this capacity could be depleted if significant development is proposed.

The District of Muskoka water quality program considers the impact of development on recreational
water quality and does not provide detailed criteria regarding the impact of development and
phosphorus loadings on Lake Trout habitat. According to the Ministry of Natural Resources, no
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further development should be permitted on Lake Vernon, as it would negatively impact the optimal
habitat for Lake Trout, see Section 4.3.1 for more details.

Settlement Pattern Policy - The District Official Plan identifies three types of settlement patterns
on lands surrounding Lake Vernon: Urban, Waterfront and Rural. Each settlement area has its own
set of policies regarding growth and development:

1. Urban Centre Designation - The District of Muskoka Official Plan identifies the community of
Huntsville as an Urban Centre, which acts as a service centre for surrounding areas. All
development in the Huntsville Urban Service Centre is expected to proceed on the basis of
municipal sanitary sewer and water services, and generally, densities are expected to be higher
than surrounding waterfront and rural areas. The boundaries of the urban center are identified
in the Huntsville Official Plan.

Section D.4 states that the local Official Plan will address specific development issues in Urban
Centres and especially the scale and function of development, and ensure that:

The land needs of the municipality meet urban population and employment targets;
Adequate sewer and water services are available to accommodate proposed development;
An evaluation to ensure the qualities of the natural and cultural heritage of the community
are maintained,;

Hazard lands are identified and protected; and

The character of the surrounding rural area is recognized and maintained.

Section D.6 states that the expansion of the boundaries of an Urban Centre (Huntsville) will be
permitted with an amendment to the Official Plan, based on a growth management study. (See,
Growth Strategy for the Primary Urban Area of Huntsville to the year 2016. Section D6 f), h)
states that among other considerations, the impact on the surrounding rural community and on
significant natural areas, is to be considered during this expansion.

2. Waterfront Designation — These lands are textually described as being within 150 metres (500
feet) from any standing waterbody greater than 8 hectares (20 acres) or any river that physically
and functionally relate to the Waterfront designation. Although extending beyond 150 metres
from the waterbody, these areas will be deemed to be within the Waterfront designation. There
are currently no maps showing the precise location of this designation. The Waterfront
designation also includes the beds of waterbodies.

Section D.17 of the District Official Plan states that the Waterfront is a sensitive area and as
such, permitted uses are limited to:

Single unit residential dwellings;

Tourist commercial and other commercial uses that relate to the waterfront area (i.e.
resorts, camps, restaurants and attractions);

Industrial development that services the waterfront community (i.e. contractors yards,
boat repair and accessories);

Open space uses; and
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Waterfront landings.
Other relevant policies of the Waterfront designation include:

D.18 - The Waterfront is a major recreation resource area that should be made
accessible to both public and private users.

D.19 - Waterfront lots should be sized and designed to recognize environmental,
manmade or other influences including, soil, terrain, water quality, fish habitat and
waterbody constraints.

D.20 - The maintenance of the shoreline of lakes and rivers is key to preserving the
natural and cultural heritage of Muskoka.

Generally, single unit residential development with significant natural vegetation is the
predominant land use in the waterfront designation, mixed with tourist commercial and other
water related commercial activities. The requirements for new residential shoreline lots are a
minimum lot area of 0.4 hectares (1 acre) and a minimum lot frontage of 60 metres (197 feet).
Area municipalities, however, will be able to establish a variety of lot sizes and frontages
reflective of environmental constraints such as soil, terrain, water quality, fish habitat and
waterbody constraints.

Some of the design matters to be considered for development in the Waterfront designation
include: terrain, environment, water quality, natural, other constraints, noise and safety
impacts.

The District Official Plan also requires back lot development (second tier of development in
waterfront) to have substantially increased lot sizes with respect to frontage and area on a
publicly open and maintained road. Agricultural uses will generally not be permitted in the
waterfront designation.

The Muskoka Plan encourages local municipalities to identify the limits of the waterfront
designation and the limits of identified constraints and influences within the designation.
Development is more restricted in the Waterfront than in surrounding Rural designations
and it is therefore important to identify the boundary of the Waterfront designation and the
limits of constraints in local official plans or zoning by-laws.

3. Rural Designation - Rural lands are the lands outside of urban communities and the waterfront
designation and include most of the lands surrounding Lake Vernon outside of the Urban
Centre of Huntsville. The rural area is generally comprised of a mix of resource related
activities, single unit residential and other small scale or space extensive developments. The
character of the rural area is, for the most part, an expansive, aesthetically pleasing and
predominantly open landscape with large tracts of land remaining in a natural state. The
conversion of wetlands for agricultural use will be controlled where possible.
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Observations — District of Muskoka Official Plan

Lake Vernon currently has a water quality objective of 2.9 pg/l for the main basin
and Hunters Bay and 2.7 pg/l for North Bay. The rating is “not sensitive” an das
a result, Lake Vernon has no development restrictio  ns due to recreational water
quality. Although new lot creation on Lake Vernon m ay not adversely impact the
recreational water quality, the Ministry of Natural Resources currently
recommends no new lot creation due to impacts on La ke Trout habitat.

The District of Muskoka is considering updating the current chlorophyll a based
water quality model to a direct phosphorus based ap proach, which may affect
the amount of development permitted on Lake Vernon.

The lands around Lake Vernon have a mixture of thre e settlement patterns:
Urban, Waterfront and Rural. Urban and Waterfront f  orms of development
dominate. The Waterfront/Rural interface has not be  en identified on a map and
this should be completed in the Huntsville Official Plan or Zoning By-law.

Official Plan policy states that backlot developmen t must have substantially
increased lot sizes and there is not a zone categor vy for backlot development in
the Town of Huntsville Zoning By-law.

Recommendations — District of Muskoka Official Plan

94. Although the District of Muskoka does not consider Lake Vernon to be sensitive to
development, local Official Plans should include policy that ensure urban development
considers and maintains the character of the surrounding waterfront designation by having
regard for density, lighting, urban noise, tree line, and natural wildlife habitat.

95. Ensure that development in the urban area is compatible with the waterfront by creating
official plan policy specific to maintaining the character of the lake.

96. The Association should become involved in the updating of the District of Muskoka'’s water
quality program.

7.2.2 Town of Huntsville Official Plan

The Town of Huntsville Official Plan was approved in 1987 and there have been about 265
amendments to permit specific development since it was approved. The Official Plan compliments
and expands upon the policies detailed in the District of Muskoka Official Plan and guides the
decisions of Huntsville Council and local development review authorities with regard to the wise use
and management of land and resources in the Town of Huntsville.
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The Official Plan has no termination date but is subject to a continuous review to ensure that the
policies are practical, meet the needs of the community and provide direction for new situations.
The Official Plan is reviewed every five years but may have amendments if the need is justified. To
date, there have been a number of amendments. A few of these amendments have introduced new
general policy, however most of the amendments have been related to specific development
proposals. The Town of Huntsville is currently in the process of updating its Official Plan and this
provides an excellent opportunity for the Lake Vernon Association to ensure that new policies are
current and appropriate. The public will be notified of any proposed changes and
recommendations from the public will be invited.

There are 10 general goals in the current Official Plan that guide new development in the Town of
Huntsville. Some of the most relevant to the Lake Vernon watershed include:

Economic - To develop an economic environment and capability in the Town which will
provide new and continuing employment growth and opportunities, effectively utilizing the
skills and initiatives of existing and future residents.

Environmental - To enhance and protect the quality of the natural and man made
environment while providing for economic growth.

Municipal Services - To provide adequate and efficient systems of water supply, sanitary
sewage, storm drainage, roads and waste disposal.

Community Facilities - To maximize the use of and to provide a wide and varied range of
open space, recreational, institutional, educational and cultural facilities.

Commercial - To strengthen and maintain the commercial base of the Area Municipality
while ensuring a varied commercial economy to serve the needs of the residents of the
Area Municipality, adjacent communities and the traveling and vacationing public.

Settlement Patterns - Similar to the District of Muskoka Official Plan, the Town of Huntsville
Official Plan provides land use direction for a series of land use designations. The three
designations that apply to the Lake Vernon watershed are: Primary Urban Area, Waterfront and
Rural.

1. Primary Urban Area Designation — This designation applies to the lands within the boundaries
of the urban portion of the Town and the general intent of the Official Plan is to promote
development that adds to the full range of community facilities at a density much greater than
would be found in other designations (Map 23 — Huntsville Urban Boundaries).

Section 2.3 of the Huntsville Official Plan, recognizes that the influence of this area may extend
beyond the identified limits of the community and Section 4.1.1b states that development should
be sympathetic to the natural environment.

Where Residential development is located on both a municipal water supply and sanitary
sewage disposal the minimum lot size should be 600 sq. metres (6,000) sq feet and the
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minimum lot frontage should be 15 metres (60 feet) and this applies to both shoreline and non
shoreline development within the urban area. However, in the spring of 2001, the Environmental
Assessment Committee submitted a recommendation to the Town Planning Department to
make amendments to the Official Plan and Zoning By-laws that would require new residential
shoreline lots in the urban area of the Town to have a minimum 30 metres (100 feet) frontage
on the waterfront. According to the Town Planning Department, there are about 140 serviced
residential lots on the shoreline of the primary urban area of Huntsville. Of this total, only 51 lots
have existing frontages greater than 100 feet. Of these, about 30 to 40 lots might be severed
with future building potential. This new policy will ensure that new lots fronting on Hunters Bay
and the North Muskoka River will have an increased frontage from 15 metres (50 feet) to 30
metres (100 feet), which should help to reduce the visual impact of urban shoreline
development on the waterfront.

With the exception of this amendment, the Huntsville Official Plan does not appear to contain
any other specific policies relating to the preservation of the waterfront character of shoreline
properties within the urban area.

2. Waterfront Designation — These lands are textually described as being within 150 metres (500
feet) from any standing waterbody greater than 8 hectares (20 acres) or any river. There are
currently no maps showing the precise location of this designation and the Official Plan
indicates that the precise limits shall be defined and illustrated in the implementing zoning by-
law. The Waterfront designation is not to extend within any limit of the Primary Urban
Community designation.

The permitted land uses in a Waterfront designation are limited to:

Residential development limited to single detached dwelling units;

Restricted Commercial development limited to resort commercial and marina
development;

Open space uses; and

Public uses.
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Map 23 — Huntsville Urban Boundaries
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The Town of Huntsville Official Plan generally expands upon the policies of the District of
Muskoka Official Plan, with the exception that the District of Muskoka allows industrial
development that services the waterfront community. The Town of Huntsville Official Plan states
that the Waterfront is a unique recreational resource and land asset, and as such, development
should enhance and protect the environmental qualities that contribute to the Waterfront
designation. The Official Plan also includes an ‘Areas of Use Limitation’ designation for lands
with physical and natural constraints (see following section on page 94).

The following policies apply to new development in the waterfront designation:

4.1.1 - A minimum setback of 20 metres (66 feet) from the controlled or normal high water
mark is required for all development with the exception of permitted accessory structures
and marina facilities. Where the 20 metre setback cannot be met, a lesser setback may be
considered.

4.1.2 - Buffering and screening may be required as conditions of development in order to
ensure that a proposed use is compatible with surrounding uses, or to ensure that the
aesthetic and environmental quality of the site is maintained or enhanced.

4.1.3 - Tree cover and vegetation must be retained and/or required wherever possible to
prevent erosion, siltation and possible nutrient mitigation.

4.1.6 - No dredging, filling or alteration of the shoreline of any natural watercourse or
waterbody will be permitted without prior written approval of the Area Municipality. The
Ministry of Natural Resources and any other authorized approval agency. No structures,
including docks, boathouses or retaining walls, are to be permitted below the controlled high
water mark without prior written approval of the Ministry of Natural Resources or other
authorized approval authority.

4.1.7 - The height of any development is to minimize any adverse visual impact within the
Waterfront designation.

4.1.11 - Buildings and structures extending beyond the normal high water mark of a
waterbody will be designed and built in a manner that does not have significant detrimental
effect on critical fish habitat as determined by the Ministry of Natural Resources.

4.1.12 - No dwelling unit is permitted as part of a boathouse.

Section B 10 (Specific Lake Policies) provides specific policies that are related to water quality
issues of certain lakes. While this section includes specific policy for Lake Vernon, the Official
Plan does not appear to support the concept that these policies may be related to values other
than water quality. Section 10.2.14 of the plan states:

10.2.14.1 The water quality objective (chlorophyll a) for Hunters Bay is established at 2.9
micrograms per litre. -
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10.2.14.2 The water quality objective (chlorophyll a) for the Main Section of Vernon Lake is
established at 2.9 micrograms per litre.

10.2.14.3 The water quality objective (chlorophyll a) for North Bay is established at 2.7
micrograms per litre.

10.2.14.4 Lake Vernon has been identified as a coldwater Lake Trout lake. The Ministry of
Natural Resources shall comment on the impact of any development proposal on
the lake trout fishery.

Although policy 4.2.14.4 identifies that the MNR shall comment on the impact of any
development proposal on the lake trout fishery, the Official Plan does not prohibit the creation of
new lots in accordance with MNR'’s stated position.

Policy 4.6.1 identifies that new development may lead to additional pressure on the recreation
amenities provided in the waterfront environment such as:

a) Impact on cold and warm water fisheries;

b) Impact on wildlife habitat at or near the shoreline; and

c) An increase in boating traffic.

Policy 5.2.3 provides guidance for increased lot frontages of up to 120 metres (400 feet) on
Narrow Waterbodies, which are defined to a have a minimum width of less the 150m (500 feet)
on lakes and up to 90 metres (300 feet) on rivers with a width of less than 30 metres (100 feet).
These areas are not shown on a land use schedule, nor do they apply within the Urban Centre
of Huntsville.

Policy 5.4 provides direction that there shall only be a single tier of building lots between the
shoreline and where a public road passes through the Waterfront designation. The Official Plan
also requires that where backlot development is permitted it shall front on a year round
maintained road and a minimum road frontage of 200 metre (660 feet). These areas are not
identified on a schedule, nor is there a zoning by-law category to implement this policy (See
next section on Zoning By-law).

Section 6 of the Waterfront Designation permits the establishment of new restricted commercial
development (resorts and marinas) subject to an amendment to the Official Plan and Zoning
By-law, however, new tent and trailer parks are not permitted. New resorts and marinas are not
permitted on islands less than 20 hectares (50 acres) in area. Any new restricted commercial
development shall be characterized by a generous amount of open space (or natural areas) and
lot coverage of buildings and structures should be kept to a minimum. Existing restricted
commercial facilities may be expanded without an amendment to the Official Plan or Zoning By-
law. Policy 6.3.4 indicates that the implementing zoning by-law may establish the limits to the
expansion of existing restricted commercial operations, however, the current zoning by-law
does not appear to incorporate these requirements.
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3. Rural Designation - This designation applies to the lands beyond the Primary Urban area and
all other designations. Section F 3.1 in the Official Plan states that the predominant use of land
in the rural designation may include resource-based development such as forestry, agriculture
and mineral extraction, low density rural residential development, industrial, commercial and
institutional uses normally associated with the rural area, and wildlife management, open space
and accessory uses.

Ravenscliffe is recognized as a small-scale hamlet that has historically serviced the local area.
New lots within Ravenscliffe are required to have a minimum lot frontage of 40 m (130 feet) and
a lot area of 3,000 sg. metres (30,000 sq feet). All other lots in the Rural designation must have
a lot frontage of 120 metres (400 feet) and lot area of 4.0 hectares (10 acres) unless it is
classified as infilling and in character with surrounding development. In this situation a lot may
have 60 metres (200 feet) of lot frontage and 0.4 hectares (1 acre) of lot area.

Areas of Use Limitation (Section B 4.3 and F 4.2) - The Huntsville Official Plan provides policies
in the Waterfront and Rural designations that apply to Areas of Use Limitation, which are defined as
land with inherent physical or environmental hazards that make them unsuitable for many active
land uses, including the placement of permanent structures. While there are somewhat similar
policies regarding hazard lands in the Primary Urban designation, there does not seem to be a
consistent approach to dealing with these areas.

Potential Areas of Use Limitation are defined to include areas with any of the following development
constraints:

a) Areas that are subject to periodic or seasonal flooding;

b) Areas with water tables within 1.5 metres (5 feet) of the surface including areas of organic
swampy soils;

c) Areas of erosion or slope instability;

d) Lands with slopes steeper than 20% and more than 1.5 metres (5 feet) of overburden;

e) Lands with inadequate or unstable soils or lack of soil cover;

f) Lands with slopes steeper than 20%; and

g) Shore lands abutting sensitive fish spawning areas of weed beds as identified by the
Ministry of Natural Resources.

Areas of Use Limitation are identified on a map in an appendix to the Official Plan, however, they do
not appear to include areas with steep slopes. With reference to (a) and (b), only Open Space
activities are permitted unless the constraints to development can be overcome to the satisfaction
of the Ministry of Natural Resources and the Area Municipality. No buildings or structures, nor the
placing of fill whether originating on the site or elsewhere, is permitted except with the approval of
the Ministry of Natural Resources and the Area Municipality and where required, upon the
submission of a Site Evaluation Report that demonstrates how the constraint can be overcome.

With reference to (f), the Municipality may require that development be set back from the top of the
bank and/or that an increased lot frontage and/or area be imposed, however, the zoning by-law
does not appear to include these provisions.
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Observations — Town of Huntsville Official Plan
The Huntsville Official Plan incorrectly identifies Lake Vernon as Vernon Lake.

The Lake Vernon watershed has a mixture of three ty  pes of settlement nodes —
Urban, Waterfront and Rural. Each area has its own  set of land use policies. The
waterfront designation has the most sensitive chara cter features.

There is policy for the Primary Urban area that sta  tes development should be
sympathetic to the natural environment but there is no policy that specifically
requires the maintenance of the waterfront characte  r. Official Plans for other
municipalities include policies for communities tha t state, “Shoreline development in
communities shall generally be compatible with the development in the surrounding
waterfront community”.

An amendment to the Official Plan has been made tha t requires new, urban,
residential, waterfront lots with municipal service s to have lot water frontage of 30
metres (100 feet).

The Official Plan contains a Specific Lake Policy S ection that applies individual
policies to specific lakes. However, this policy do es not include reference to the
specific character of Lake Vernon.

While the Official Plan recognizes that other carry  ing capacities besides chlorophyll
a may exist, development limits do not appear to be based on such considerations as
Festhetics, character of the lake and other social factors.

Recommendations — Town of Huntsville Official Plan

97. The Official Plan should correctly name the lake as Lake Vernon and not as Vernon Lake.

98. Work with the Town of Huntsville on their current initiative to update the Official Plan.
Planning matters to be incorporated into the Official Plan could include:

a. Increasing the minimum lot frontage requirement for all waterfront properties;
b. Detailed policies on shoreline activity areas including buffer strips, maximum
coverage of shoreline structures;
c. Provisions to prohibit the construction of large monster cottages on small
properties;
d. Design principles for shoreline construction (e.g. lighting, scale, orientation);
e. ldentify specific social, natural and physical features that maintain the quality of
life on Lake Vernon, as identified in this plan; and
f. Updating the areas of use limitation map (appendix 1, Map 1) to identify the
location of steep slopes, narrow waterbodies and other special character areas.
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7.2.3 Zoning By-laws

Zoning By-law 74-8 regulates the type of permitted land uses as well as the location, massing and
scale of buildings and structures within the Town of Huntsville (Chaffey, Stisted, Brunel and
Stephenson). Since Lake Vernon and Hunters Bay both have urban and waterfront designations,
the Zoning By-law provides two different sets of standards, higher density for the urban area and
lower density for the waterfront. Zoning By-law 74-8 provides general provisions for all zones and
specific provisions that only apply to each zone category.

General Provisions

There are numerous general provisions that apply to all development applications regardless of the
location or zone category. The following provisions are the most applicable to maintaining Lake
Vernon's character:

1. Boathouses, Docks and Shoreline Structures (Section 3.12 — Accessory Buildings, Structures
and Uses) - Boathouses, docks and other shoreline structures are defined to mean an
accessory use which means, “a use customarily incidental to, subordinate to and exclusively
devoted to a principal use and located on the same lot therewith”. As a result, boathouses and
docks cannot be constructed on a property unless a primary use, such as a house, exists.

A boathouse, pump house or dock for pleasure boats may be erected on a navigable waterway
no closer than 1 metre to any side lot line. In addition, a boathouse cannot exceed 4 metres in
height, and 8 metres in width or 20% of the lot frontage in a Residential Zone or 25% of the lot
frontage in any other zone. Boathouses may store a maximum of 14 boats. There is currently
no length restriction on boathouses (i.e. how far they extend into the waterbody).

Other accessory buildings or structures are to be erected to the rear of the minimum front yard
requirement. The front yard is on the side of the street in the urban residential zones with full
municipal water and sewer services, and on the side of the navigable waterway in the non-
urban zones. The total lot coverage of all accessory buildings and structures is not to exceed
10% of the total lot area and the height is not to exceed 4 metres.

2. Minimum Yard Requirement from a Watercourse (Section 3.16.1) - Section 3.16.1 e) requires
all buildings and structures to be setback 20 metres from the normal high water mark, except:
Boathouses, pump houses and docks;
Barns or stables must be setback at least 46 metres;
Residential zones serviced by water and sewer — 10.5 metres; and
One gazebo or unenclosed deck, under 15 sg. metres and is at least 5 metres from
the high water mark.

3. Height Provisions - The By-law sets the maximum height of a dwelling at 11 metres. Height is
defined as the vertical distance measured from the finished grade on the side of the building
from which the principal means of access is gained, to a point halfway between the eave and
the ridge of the roof. This means that the height of building is not measured by its visual impact
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on the lake. The height of shoreline construction could have a significant impact on the natural
setting of the lake.

4. lllumination — The by-law states that lighting fixtures designed for exterior illumination shall
be installed with the light directed or deflected away from adjacent lots and streets. Light
trespass also occurs on lakes and rivers and this provision should be adjusted to mitigate
this impact.

5. Dredge and Fill — The by-law states that “dredging or filling that generates additional lot area or
lot frontage shall not be recognized as creating additional development rights beyond the
existing rights applicable to the lot”. This provision helps to discourage any unnatural alteration
to the shoreline.

Specific Zone Provisions

Map 24 indicates the existing zone categories for lands surrounding Lake Vernon. The following
provisions apply to development in specific zone categories:

1. Residential Zone — Lake Vernon, Hunters Bay and the North Muskoka River consist of several
types of residential zones, including urban residential, multiple residential and waterfront
residential. According to the Huntsville Official Plan, multiple residential is only permitted in the
urban area when connected to sewer and water. Figure 30 provides an overview of the relevant
lot and building requirements.

Figure 30 - Lot and Building Requirements for Resid  ential Use on a Watercourse

Residential Residential Seasonal Rural Residential
(R1) Urban (R1) Urban (SR) (RUR)
With water and With private Private water
sanitary sewer water and septic and septic
Lot Requirements
Area 650 sg. m 0.4ha (lacre) 0.4ha 0.4ha
Frontage 18m @ om @ gom @ gom @
Coverage 35% 35% 10% 10%
Yard Setback Requirements
Front Yard m © 0m @ 0m @ 0m @
Side Yard 15m 15m 5m 5m
Rear Yard 105m @ 10 m 10m 12m
Building Size
Minimum floor area 95sg. m 95sg. m 75sg. m 75sg. m
Maximum Height 11m 11m 11m 11m
Notes T Measured along the street. 2. Measured on the water.
3. Measured from the street. 4. Measured from the high water mark.
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Map 24 — Zoning of Lake Vernon
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The Town recently passed an Official Plan amendment and a Zoning By-law amendment to
require a minimum of 30 metres of frontage when any new, urban, residential lots are created
on the waterfront.

2. Rural Zones (RU1, RU2) — Agricultural uses and dog kennels are permitted subject to specific
regulations:
- Agricultural uses are not allowed within 67 metres (220 feet) of the waterfront. Barns or
stables require a 46 metre setback from the normal high water mark.
- A dog kennel is not allowed within 152 metres (500 feet) of the waterfront.

Many of the permitted rural uses are not appropriate for the waterfront area, such as agricultural
uses, day nurseries, dog kennels, and cemeteries. Outdoor recreational uses include such uses
as golf courses, which should not be permitted “as-of right” in a waterfront area. New golf
courses should be required to submit a zoning by-law amendment to ensure that proper public
consultation occurs and environmental safeguards are identified and put in place. Lands on a
shoreline should not be zoned Rural.

3. Tourist Commercial Zone (C4) — Most permitted uses listed in the Tourist Commercial zone only
allow existing commercial uses including: variety store, sporting goods, gifts, camping
establishment, restaurant, tourist accommodation, and institutional tourist establishment (private
camps), and therefore, a zoning amendment would be required if a new use, as listed, were
proposed. For example, if any of the private camps were to convert to a tourist resort, then a
zoning application and public natification would be required. However, a boat and marine
supply store, laundromat/dry cleaners and air services, recreational uses and ski facilities are
permitted in any Tourist Commercial zone without any amendment.

For a marina that abuts a navigable waterway, no front, side or rear yard requirement applies in
a Tourist Commercial (C4) zone. However, no gasoline storage or septic tank tile bed should be
located within 30 metres of the high water mark.

4. Natural Resource (NR) — Lands zoned Natural Resource have been identified as lands which
are susceptible to flooding or erosion and have been zoned to comply with the Province of
Ontario’s Provincial Policy Statement.

Figure 31 identifies the permitted uses of the zone categories that are immediately adjacent to the
shoreline of Lake Vernon.
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Figure 31 - Zoning Categories on Lake Vernon

ZONE PERMITTED LAND USES
CATEGORIES
RESIDENTIAL Residential (R1) - Detached Dwellings, Day Nurseries
ZONES Residential Multiple 1 (RM1) - Boarding and Rooming Houses, Day Nurseries, Duplex, Homes

for the Aged, Nursing Homes, Semi-Detached Dwellings, Tourist Homes, Townhouses
Residential Multiple 2 (RM2) - Apartments, Day Nurseries, Fourplex, Homes for the Aged
Seasonal Residential (SR) - Detached Dwellings, Private Sleeping Cabin
Rural Residential (RUR) - Detached Dwellings, Day Nurseries, Tourist Home, B&B
Rural (RU1) - Detached Dwelling, Day Nursery, Artist/Craftsperson, Tourist Home, Cemeteries,
Outdoor Recreational Uses, Dog Kennel (152m setback), Agricultural Uses (feed lots, manure
storage areas, piggeries, poultry farms require a 67m setback) golf courses
COMMERCIAL Tourist Commercial (C4) - Boats and Marine Supply Store, Laundromat/Dry Cleaners and Air
ZONES Services, Recreational Uses and Ski facilities and the following existing uses: Variety Store,
Sporting Goods, Gifts, Camping Establishment, Restaurant, Tourist Accommodation, and
Institutional Tourist Establishment (private camps)
RURAL Rural 1 (Rul) —Agricultural Uses, Artists/Craftsperson, a detached dwelling, Day Nursery, Dog
ZONES Kennel, Tourist Home (B&B), Cemeteries, Outdoor Recreational Use, One additional dwelling
used by a farm worker on a parcel larger than 30 ha.

Rural 2 (Ru2) — Agricultural Uses, Dwellings, Cemeteries, and Outdoor Recreational Uses.

NATURAL Natural Resource (NR) (Lands susceptible to flooding or erosion) - Dock or boathouse, Floating
RESOURCE Dock, Private or Public Park, Structures for flood or erosion control, existing uses. No houseboats
ZONE or other motorized buoyant structures or vehicles are to be used for permanent human habitation.

Observations — Zoning By-laws

Records show that, on average, 50 zoning exceptions have been granted annually.
Many of the exceptions relate to variances on water  front property.

Huntsville By-law 74-8 does not have a “no-developm  ent” zone such as
Environmental Protection. All newly created lots, h owever, are covered by a Consent
Agreement (51/26) which is designed to protect sens itive areas (e.g. Type 1 fish
habitat, wetlands or loon nesting sites) as well as protect the waterbody and the land
during and after construction. Other development th at does not involve the creation
of a new lot is not subject to a consent applicatio n and therefore specific information
on sensitive features should be provided in the zon ing by-law.

The Natural Resource zone (NR) permits structural d  evelopment such as new docks
and boathouses. These may be inappropriate in some areas.

There is no restriction regarding the length of a b oathouse or dock. The maximum
height of a boathouse is 4 metres, which would perm it the construction of two
storeys. The second storey can easily be turned int 0 accommodation.
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Certain rural and agricultural uses may be inapprop riate in the waterfront
designation.

As new lakefront homes become increasingly largera  nd the roof slopes become
higher because the total heights of buildings incre ase, the distance from the halfway
point up to the peak increases proportionately. As well, height should be measured
on the side of the building that faces a navigable waterway.

Golf courses are permitted “as of right” in all rur al zones and new golf courses
should require a Zoning By-law public review proces s to ensure the concerns of the
lake residents are considered.

The By-law includes provision for the direction of light away from roads and adjacent
lots and does not include provision for light impac ts on lakes and rivers.

Back lots (second tier of development around the la  ke) are those areas that are
within the waterfront designation, but do not abut the shoreline. Although they are
acknowledged in both the District of Muskoka Offici al Plan and the Town of
Huntsville Official Plan, there is no zoning thatr  ecognizes such a designation.

The 1 metre side yard limit for building a dock or boathouse is too small. Boats that
are moored at a dock would visually trespass on the neighbour’s extended lot lines

Recommendations — Zoning By-laws

99. Amendments to Zoning By-laws should be examined carefully to determine their impact
on the health of the lake, as well as their impact on the community with regard to noise,
light and visual impacts. Zoning By-laws need to adhere more closely to the Official
Plans of the District and the Town. Some matters to be considered include:

- Height should be measured on the side of the building that faces the lake;

- Create a new back lot Residential Zone to control the density of development in the
waterfront area;

- Create a environmental protection zone;

- Prohibit agricultural and some rural uses in the waterfront;

- New golf courses or expansions should require a zoning by-law amendment;

- Provision for the direction of outside lighting away from shorelines;

- Increase side yard requirement for docks and boathouses; and

- Restrict length of docks.

100. Local planning approval authorities should advise the Lake Vernon Association of
proposed zoning amendments or by-law changes that could impact Lake Vernon, as
well as notify landowners who will be affected by the proposed change and allow
sufficient time for a response to development applications prior to the open house.
Although, the Planning Act makes it mandatory that landowners within a distance of
120 metres (400 feet) receive notice of a zoning change and landowners within a 60
metres (200 feet) distance receive notice for minor variance, this is not sufficient for a
lake community.
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7.2.4  Site Plan Control Regulations

Site plan control is a municipal tool that is used to deal with the specific locationof buildings and
structures, as well as landscaping matters. Currently the use of site plan control is limited to multiple
residential development and commercial development. By-law No. 95-76p states that all lands
within the Corporation of the Town of Huntsville are designated as a Site Plan Control Area. The
following classes of development, however, may be undertaken without the approval of plans and
drawings as required by the Site Plan Control By-law:

Any residential development containing two (2) dwelling units or less;

Buildings and structures accessory to any residential development containing two (2)
dwelling units or less; or

All non-intensive agricultural uses with the exception of those within the Community
designation of the Town of Huntsville’s Official Plan or where, in the opinion of the Town'’s
Director of Planning, the surface water quality may be considered to be adversely affected.

Huntsville Physical Services Department (Public Works, Building Inspection, Fire Department) has
created a guide as an aid to designers completing Site Plan Control applications. The Guide
ensures that the minimum requirements have been met when designers submit building
applications for commercial or multiple residential development.

The site plan must include servicing and grading drawings and address storm water management
issues when necessary. Storm water runoff is to be controlled to the specific rate approved by the
Ministry of the Environment. Both storm water quality and quantity are to be addressed in order to
ensure the security of the environment. When storm water management plans are required, the
designer must be a licensed, professional engineer, qualified in the storm water management field.

Observations — Site Plan Control Regulations

Site Plan Agreements can be imposed on any commerci  al or multiple family
shoreline development and are registered on tittet o the property and are binding on

subsequent landowners.

Site Plan Agreements are not subject to a public pa  rticipation process and can be
approved without notification of adjacent property owners.

Recommendations — Site Plan Control Regulations

101. Ensure that there is adequate, ongoing inspection of a building site by building
inspectors. Site plan agreements should be monitored and enforced. Using the
community as watchdog is unreliable.

102. More diligent site inspection is required before final approvals are granted to builders.

103. Town staff should ensure that municipal standards are adhered to.

104. Consider the use of site plan control regulations on all shoreline development.
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7.2.5 Consent Agreement (51/26)

Consent agreements are a restrictive covenant between the Town and the proponent that is
registered on title to the property and is binding on subsequent landowners. However, these
agreements can only be used when an application to create new lots by the consent process is
applied for. Consent agreements cannot be used to regulate development on existing lots of
record.

Due to the recent restructuring and reorganization of various government bodies, the authority of
granting consents was transferred from the District of Muskoka to the local municipal government.
The Town of Huntsville has jurisdiction to review and approve the creation of new lots by the
consent process and can require all proponents to sign an agreement before the consent is
finalized and the new lot created.

Consent agreements can be used to ensure that specific development conditions (e.g. storm water)
are completed. The conditions set out in the Consent Agreement can be designed to protect the
waterbody on which the new construction will take place by: restricting the removal of trees,
requiring a natural vegetative buffer, establishing the parameters for storm water management and
site grading, and by imposing conditions to mitigate impacts on fish and wildlife habitats.

The Consent Agreement is a deeded document that passes from one owner of the property to the
next. Each subsequent owner must abide by the terms set out in the original Agreement.

Observations — Consent Agreement (51/26)

Consent Agreements can be registered on title to pr  operties that are being
subdivided and the terms are binding on subsequent owners.

Consent Agreements can be used to address matters s uch as: retention of natural
buffers, provision of storm water management measur es and impose conditions to
mitigate impacts on fish and wildlife habitat.

Consent agreements cannot be used to regulate devel  opment on existing lots of
record.
Recommendations — Consent Agreement (51/26)

105.Ensure that the terms of the Consent Agreement are not violated by providing
adequate site inspection before, during and after the completion of the project.

7.2.6 Storm Water Management

The Town of Huntsville Planning Department’s report of Growth Strategy for the Primary Urban
Area of Huntsville to the Year 2016, September 1998, states{Part S, Summmary, Secton D, offictat—
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Plan Amendments) “areas have been identified in the Official Plan which require further policy
development or alteration as follows:

“Natural Storm Water Management - The discharge of storm water into the lakes and rivers in
the Muskoka watershed is of primary significance to the environmental quality of the area. The
Town of Huntsville has played a leading role through its approval processes in ensuring that
storm water management is an integral component of development approvals. To date only
general direction is provided in existing Official Plan policy addressing storm water practices
and procedures. A more comprehensive and detailed policy is required either within the
Official Plan or by way of special report setting forth an appropriate approach. While
development should be allowed to proceed in the meantime, this work should be undertaken
as soon as possible.”

In order to explore the ways that storm water management within Muskoka could be better
addressed, an inter-agency working committee was organized at the request of the District Planning
and Economic Development Committee. Jurisdiction respecting storm water management is split
between the agencies represented on the working Committee which includes the District of
Muskoka, Ministry of the Environment, Ministry of Natural Resources and the local municipalities of
Bracebridge and the Town of Huntsville. The Chief Building Official is responsible for ensuring that
the builder/developer adheres to the building codes and regulations. By fulfilling these duties, he
ensures that the environment is not put in jeopardy during the project.

As reported in the Huntsville Forester, raw sewage has flowed directly into area lakes and the
Muskoka River on several occasions when the sanitary sewer pipe was inadvertently connected to
the storm water pipe during home construction. There do not appear to be any storm water outlets
that flow directly into Lake Vernon. However, many may exist on Hunters Bay and the North
Muskoka River.

Observations — Storm Water Management

Storm water runoff can have direct impacts on water quality and natural habitats.

Recommendations — Storm Water Management

106.Identify the location of all storm sewers intakes and outflows that flow into Lake
Vernon, Hunters Bay and the Muskoka River and Vernon and paint a fish on the storm
grates to advise people that these flow into Lake Vernon.

7.2.7 Septic Re-inspection

The Town of Huntsville initiated a septic re-inspection program in 2002 to ensure that site sewage
systems are being maintained in reasonable compliance with the requirements of the Ontario
Building Code. The following highlights are from a report prepared by Mike Gooch, Chief
Building Official, Town of Huntsville
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“A University student was hired, trained and certified to undertake the inspections. The
program consisted of a search of the individual properties within target areas to determine
which lots were developed. The developed properties were then further researched to
determine if there was a record of an approval for a sewage system. With all available
information in hand, the site inspection was carried out. The inspection consisted of a visual
surface investigation only. If there was no record of an approval and the system could not be
fully identified, the owner was requested to provide further information on the tank and/or bed.
Any noted maintenance deficiencies were recorded. In cases where sewage or effluent was
emitted to the surface of the ground, an Unsafe Order was issued by the C.B.O. if the owner
did not take immediate action.

A total of 429 properties were inspected under this years program, in the following areas;

Fox Lake 57
Lake of Bays 110
Manominee 26
Otter Lake 30
Peninsula Lake 131
Skeleton Lake 75

4 Unsafe Orders were issued on properties within the program, 3 of which have repaired or
replaced the defective system. Six more systems were identified that required repairs or
replacement. An additional 39 systems were identified that required maintenance. This group
represents 11% of the systems inspected. 253 properties were found to have approved
systems that had no noted deficiencies or outstanding maintenance issues (59%). 127
properties required that the owners provide further information to the Building Department in
order to complete the assessment (30%). Of these properties approximately 30% had
provided the required information as of August 27, 2002.

There was also approximately 18 new systems that had been installed prior to the inspection
phase of the program. Presumably some of these were done in anticipation of the re-
inspection program finding known problems.

Overall it is felt that the program was very successful, not only in the repair and replacement of
defective systems, but also in the increased awareness and understanding by home owners of
on site sewage systems.”

Observations — Septic Re-inspection

The Town of Huntsville is actively undertaking a se  ptic inspection program to ensure
that site sewage facilities are being maintained in proper order. The Town is
intending to initiate the review of a limited numbe r of septic systems on Lake Vernon
in 2003.

Recommendations —Septic Re-inspection

107. Encourage the Town of Huntsville to initiate the septic system re-inspection program
on Lake Vernon as soon as possible.
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7.3 Enforcement

Federal and Provincial Regulation

Legislation affecting waterfront property and its development has been enacted at Federal,
Provincial, District and Municipal levels. The involvement of each jurisdiction is described in the

following.

Government of Canada

The Federal government involves itself in environmental matters through its Fisheries Act and
Navigable Waters Protection Act. The Fisheries Act makes it illegal for a person to do anything that
harms fish habitat, or to deposit “a deleterious substance” (which includes sediment, silt, clay,
gravel and oil) in waters containing fish. The Ontario Ministry of Natural Resources enforces the
Act, and significant fines are levied for infractions. The Navigable Waters Protection Act prevents
the dumping of rubbish and wastes into navigable water.

Government of Ontario

Ministry of the Environment

The Ontario Ministry of the Environment (MOE) regulates water quality through its Environmental
Protection Act, which addresses public health concerns resulting from water contaminants. The Act
requires pollutant spills to be reported, stopped or controlled. It also requires a development
applicant to submit to MOEE plans for new developments for approval.

Water supply, sewage disposal systems and storm drainage system must be approved by the
MOEE, which may specify temporary holding ponds to retain sediment runoff during construction.
The MOEE is active in monitoring municipal sewage treatment plants. Substantial fines can be
levied for violation of the terms of the Act.

Ministry of Natural Resources

The Ontario Ministry of Natural Resources (MNR) regulates natural resources in lake areas through
the Public Lands Act and the Lakes and Rivers Improvement Act. Both Acts require a work permit
to be obtained from the agency before work around water bodies can commence. Work covered
includes water and shoreline activities such as dredging, filling, and removal of rocks, stumps, logs
or plants, and construction of dams, docks, boathouses, and retaining walls. Fines of up to $5,000
may be incurred if no work permits are obtained.

Municipalities

Town of Huntsville

Despite the goals of the Official Plan and the strict regulations set out in the building by-laws, there
can be problems related to site supervision or inspection breakdown during construction projects. If
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a developer is seen to be in violation of the Site Plan Agreement, the Chief Building Official can
place a Stop Work Order against the project. This remains in place until such time as the mitigation
plans meet inspection criteria.

Observations - Enforcement

A substantial amount of legislation with respect to the lake and waterfront property is
in effect and involves all levels of government.

Monitoring and inspection for compliance to legisla tion, however, is often
inadequate. Adherence to legislation appears to be encouraged through punitive
reaction to an infraction rather than attentive pre  vention of it, with monitoring
customarily dependent on the casual reaction of nei ghbours or the general public,
who do not have full knowledge of legislation or it s infractions.

Recommendations — Enforcement

108.Construction and shoreline alteration activity must be monitored more closely, to
ensure that it conforms to the Federal, Provincial and Municipal regulations to ensure
that the environment is not put into jeopardy.

109.Development approvals and standards must be enforced. If a developer is seen to be
in violation, the Building Inspector should place a Stop Work Order against the project
and it should remain in place until such time as the mitigation plans meet inspection
criteria.

Lake Vernon Plan 109 Section 7
French Planning Services Inc. Land Use Regulation



