


TOPICS

Briefly:

1. Planning Policies

2. Langmaid’s Island Ecology

3. Assessment of Impacts

4. Conclusions and Recommendations



PLANNING POLICIES

• Provincial Policy Statement (2014)
• Protects matters of Provincial interest
• Municipal documents can be more restrictive

• District of Muskoka Official Plan (2014 
Consolidation)
• Balances environmental protection and development 
• Protection of natural environment and character of 

shoreline areas to take priority
• Langmaid’s Island designated Waterfront Residential.  

Development could occur if environment protected



PLANNING POLICIES 2

• Township of Lake of Bays Official Plan (2016)
• Protective of ecological and shoreline resources
• Designated Waterfront Residential with a Muskoka Natural 

Heritage Area overlay on it.
• “conservation of the natural environment will take 

precedence over development when the two are in 
conflict and mitigation measures are unable to protect 
environmentally significant natural features and functions”

• Three Langmaid’s Specific policies:



PLANNING POLICIES 3



PLANNING POLICIES 4

• Township of Lake of Bays Development Permit By-law 
(04-180)
• sets the standards for development
• Langmaid’s is a Waterfront Residential permit area with Natural 

Heritage overlay
• Development limited to the existing use

PLANNING SUMMARY:
Development beyond the current use (single cottage and 
associated structures) requires, first, (D100) a demonstration that 
the whole Island cannot be preserved in a natural state.   If it 
cannot be protected, then, should be “focused” and studies 
need to show that the Island “values” are “preserved” (D98 and 
D99).



LANGMAID’S ISLAND

• Langmaid’s is the largest and last undeveloped 
island in the Lake of Bays 

• 55 ha. and 6100 m. of shoreline
• Difficult physical environment - shallow soils, high 

cliffs and steep slopes
• Entirely forested with minor disturbance from older

cottage and boathouse
• Development proposal for 36 lots
• Supported by an Environmental Impact Statement,

including inventories of the Island’s features



ENVIRONMENTAL IMPACT STATEMENT

1. Deals with features and not values, missing:

• Regionally significant forest
• Diversity of habitats
• Undisturbed natural environment

2. Does not provide a clear statement of the extent 
of the proposal and impacts. 











CONCLUSIONS/RECOMMENDATIONS

1. Not sufficient information to determine impacts

2. Does not address values (forest, diversity, undisturbed)

3. Insufficient description of proposal and it is not focused 
nor is there a demonstration of infeasible to protect the 
whole

4. Implementing mechanisms of limited effectiveness

Refuse proposal and return for refinement.
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