
 

 

 

  

PRESENTATIONS AND DELEGATIONS

4.1 Belvedere Heights
Loan guarantee information - Pam Wing, Board Chair, and Debbie Zulak, 
(representative for Whitestone, McKellar, McMurrich/Monteith Townships)



BELVEDERE HEIGHTS BOARD OF MANAGEMENT

DISCUSSION WITH MUNICIPAL PARTNERS

22 new beds at Belvedere Heights:  Project Update and Financing
July  2026
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RECENT BELVEDERE NEW BUILD MILESTONES
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• Mar 27th, 2025:  Infrastructure Ontario final approval of the 3 owners’ construction loans

• Mar 31st, 2025:  Ministry PROJECT APPROVAL with max. construction funding subsidy

• Apr 17th, 2025:  Construction contract finalized 

• Apr 28th, 2025:  CSS moves to its new location downtown Parry Sound

• May 5th, 2025:   Phase 1 begins:  site preparation

• May 28th, 2025: Phase 2 begins:  renovation of basement 

• Dec 15th, 2025: Phase 2 renovation nearing completion:  Move from upstairs to downstairs begins

• Mar 13th, 2026: New main entrance opens,   Phase 2 complete – 1st floor admin area vacated.

• Mar 13th, 2026: Phase 3, renovation of main floor and tie-in to new construction begins

• Mar 7th, 2027:   Estimated completion of Phase 3 construction,  hand over to Belvedere

• May 2027: Ministry to award occupancy permit

• June 2027: Admissions to the new 22 private room resident home area begins 



FINAL NEW BUILD FINANCING SUMMARY
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• Net cost to be financed over 25 years:  $11.53 M

• TD Bank loan payments of $784,071 annually at 4.69 
per cent fixed interest rate over 25 years

• Interest rate has risen by 60 basis points due to Iran 
conflict (expected to be temporary)

• Annual Ministry construction funding subsidy of 
$333,486 over 25d years (applied to TD Bank loan)

• Residual annual $464,132 funded by Belvedere 
economy of scale operating savings estimated at 
$439,273. Any shortfall from operating surplus.

• Break even interest rate:  4.5%.  Municipal levy not 
expected to change.

• Allocate $576,517 of $700,000 funds returned by 
owners to 25-year compliance fund

22 beds,  Main Floor
April 20, 2026 budget$

Toal project cost $14,508,766
Total grants -$2,425,412
Fund interest from reserves -433,004
part of $700k from municipalities+ OTHER -$120,000
NET AMOUNT TO BE FINANCED $11,530,350

ANNUAL ESTIMATED COST/REVENUE Annual $
loan payments (@ 4.69% interest) -$784,071
MLTC construction funding subsidy 333,486$     
net funded by BH -$450,585

annual 123-bed economy of scale 439,273$     
Net annual surplus(deficit) -$11,312

total cost per bed $659,489
total cost per square foot $765

 5% compliance fund (from $700k) $576,517



PROJECT REVENUE

Annual construction funding subsidy (cfs)

One-time grants, funds

• Ministry provides  $250,000 planning grant and 
$393,412 development grant for 22 bed project

• Maximum $15 of $35 CFS top-up can be 
converted to up-front grant (4.5% discount rate):  
$1.78M

• Total one-time $3.125M:  $2.4M grants + $0.7M 
return of municipal funds allocated to Belvedere

• Residual $20 cfs top-up contributes to annual 
$333,486 cfs over 25 years

• Net increase in 22 room private differential 
contributes up to $185,000 annually  (included in 
economy of scale savings)

4

INITIAL CASH
Planning grant $250,000
Development grant $393,412
CFS $15/diem top-up $1,782,000
sub-total $2,425,412
municipal funds $700,000
TOTAL $3,125,412

MLTC construction subsidy cfs/diem
small home base 20.78
supplement 0.75
top-up 20.00
total per diem 41.53

25 yr 22 333,486$ <annual



CONSTRUCTION LOAN

• To meet the initial Dec 8th 2024 ministry deadline,  Carling agreed to back 
the construction loan from Infrastructure Ontario (IO)

• At that time, both McDougall and Seguin volunteered to participate in the 
loan guarantee (but IO only had time for one municipality)

• The Ministry extension beyond Dec. 2024, allowed for a three-owner 
sharing of the construction loan

• Belvedere guarantees all IO interest payments in advance
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McDougall $2,568,124 22%

Seguin $2,568,124
Carling (residual) $6,394,102 55%

total IO construction loan $11,530,350



25-YEAR TD BANK  TERM LOAN 

• Within 90 days of substantial completion of 
construction,  the IO construction loan to be 
paid back.

• TD Bank to provide $11.5M term loan to swap 
out IO construction loan

• All eight (8) municipal owners are asked to enter 
into a loan guarantee with TD Bank prior to 
August 20, 2026.

• Loan guarantee prepared by our lawyer

• Belvedere will handle all financial transactions 
with TD Bank over the 25-year period

• Unlike an IO debenture, owner municipalities 
have no ongoing involvement beyond the initial 
loan guarantee.
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estimated
2024 2027
Share Loan Guarantee

McMurrich Monteith 2.3107% $265,730
Whitestone 6.1791% $710,596
McKellar 6.7539% $776,698
McDougall 7.8399% $901,588
Parry Sound 8.7030% $1,000,845
Carling 10.5982% $1,218,793
The Archipelago 21.5146% $2,474,179
Seguin 36.1006% $4,151,569
TOTAL 100% $11,500,000



ONGOING MANAGEMENT OF BELVEDERE

• Deborah Randall-Wood is our administrator to see us through the new build
• Outdated policy and procedures are being reviewed
• Belvedere working with Ministry to address critical incident reporting and 

resolution
• 2 Hires: Director of Education , Organizational Development and Compliance
• Enhanced education for new recruits and foreign-trained staff underway.
• Finalizing selection and purchase of furniture, fixtures and equipment for the 

new 22 rooms and resident home area
• First draft of occupancy plan was submitted in August 2026 - eight months 

before completion of new build
• Staff recruitment planning for new 22 beds is underway
• Update economy of scale calculations and draft 2027 budget
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COMMITTEE OF THE WHOLE 
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McKELLAR / WHITESTONE PLANNING BOARD 

1 Mall Drive, Unit 2, Parry Sound, Ontario P2A 3A9 
 

CONSENT APPLICATION NO. B08 2026 (W) 
 
PART OF LOTS 29, CONCESSION 6 
 
GEOGRAPHIC TOWNSHIP OF McKENZIE 
 
MUNICIPALITY OF WHITESTONE 
 
29749  Wahwashkesh Lake  
 
Rolls # 493905000501200 / PIN 52250-0008 
 

Applicant: Julie Strong  
 
September 4, 2026 

BACKGROUND / PURPOSE 
 
The estate of William Strong owns a waterfront parcel on the south basin of 
Wahwashkesh Lake. 
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PROPERTY DESCRIPTION 
 
The subject land is approximately 11.8 hectares (29 acres) in size with 500+ metres of 
straight-line frontage on Wahwashkesh Lake.  There is an existing cottage and dock on 
the point at the south end of the property. 
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PROPOSED CONSENT 
 

 
 
The proposed consent will create one (1) new waterfront lot on the lake. 
 

Parcel Frontage (m) Depth(m) Area (ha) 

Zone Requirements 100 60 0.6 

Retained 224 274 8.88 

Severed 283 229 2.96 

 

This application is a resubmission of consent application B39/2023(W). 
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Access 
 
Consent application B39/2023(W) that was provisionally approved on April 22, 2024, 
with a condition: 
 

“That the water access lot must include a dedicated mainland parking area registered 
with the lot.”  

 

The owners then indicated that they had an existing access road over Crown land to 
access their lot.   
 

 
 
The sketch above is based on Exhibit “C” to the attached affidavit outlining the historic 
use and location of the access route to the subject lands. 
 
The public lands act allows “Forest Access Roads” subject to the policies below. 
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PART II 
ROADS ON PUBLIC LANDS 

 

“road” means a road or part of a road on public lands and includes the bridges, shoulders, ditches, culverts or other 
water crossings and right-of-way thereof, but does not include the King’s Highway or a secondary highway, or an 
industrial road designated under the Public Transportation and Highway Improvement Act, or a road under the 
jurisdiction of a local roads board. (“chemin”)  R.S.O. 1990, c. P.43, s. 48; 2010, c. 16, Sched. 10, s. 4 (6, 7); 2019, 
c. 14, Sched. 14, s. 12 (2) and 2021, c. 25, Sched. 26, s. 2; 2019, c. 14, Sched. 15, s. 58. 

 

Public right of passage 

49 Except as otherwise provided in this Act, any person may exercise a public right of passage on a road other than a 
private forest road.  R.S.O. 1990, c. P.43, s. 49. 

 

OFFICIAL PLAN 
 
The subject lands are designated Waterfront in the Whitestone Official Plan.   
  

 

A number official plan policies govern new lot creation on the lake. 
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FLOOD ELEVATION 

12.05 Hazard Lands   

“12.05.1 Historically, only Wahwashkesh Lake has been identified as having a potential 

flood hazard.  Flooding on Wahwashkesh occurs annually during the spring 

freshet where fluctuations of 3 to 4 metres are natural because of the large 

numbers of inlets to the lake and the restriction at the outlet where the 

Magnetawan River is narrowed by a significant gorge.  The summer level of 

Wahwashkesh is controlled by a fixed dam with an elevation of approximately 

224 metres above sea level.     The regulatory flood elevation (flood plain) for 

Wahwashkesh Lake, based on the 1:100 year flood, is established at 229.57 

metres above Canadian Geodetic Datum (229.14 metres, stilwater conditions, 

plus 0.43 for wind set-up and wave run-up)…” 

The 130m contour line is just beyond the inner limit of the shore road allowance as 

shown on the Ontario Base Mapping shown below.  No opening of a habitable structure 

can occur below the theoretical flood elevation. 
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ZONING BY-LAW 

The subject lands are zoned Waterfront Residential 1 – Limited Services in the 

Municipality’s Zoning By-law. 

 

 

There are no environmentally protected (EP) areas identified along the shoreline. 
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RECOMMENDATION 

 
That the proposed consent to create one (1) new waterfront lot on Wahwashkesh Lake 
in Part of Lots 29, Concession 6 in the Geographic Township of McKenzie as applied for 
by Julie Strong in Application No. B08/2026(W) be approved subject to the following 
conditions: 
 

1. Payment of a Parkland dedication fee in accordance with the current 
Municipality’s fee By-Law; 
 

2. Receiving adequate 911 addressing for the new lot; and 
 

3. That the applicant enters into a 51(26) consent agreement that any septic system 
installations will include the following requirements: 

 
a. That the location of any septic tanks be sited such that its openings are at 

or above an elevation of 229.57 metres above sea level to be certified by 
an Ontario Land Surveyor; and 
 

b. Drainage of field/filter bed(s) are located at or above 227.00 metres above 
sea level. 

 
4. Payment of any applicable planning / consulting fees; 

 
Respectfully, 
 
 
 
 
 
Patrick Christie, C.P.T. 
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21 Church Street 
Dunchurch, Ontario P0A 1G0 

Phone:  705-389-2466   Fax: 705-389-1855 
 

www.whitestone.ca 
E-mail:  info@whitestone.ca 

 
MEMORANDUM 

 
To:  Mayor and Council 

From:  Nigel Black CAO/Clerk 

Date:  September 15, 2026 
 

Re: Municipal Road Allowance and Shore Road Allowance Purchase Process   

 

Background  
 
During recent consideration of Municipal Road Allowances and Shore Road Allowance 
applications, there was some discussion about the possibility of changing the timing of Public 
Notice/Public Meetings to be earlier in the purchase/sale process.  Based on that discussion, 
staff have started to investigate the best practice for these two processes moving forward.  
Initial information we have found indicates that many municipalities have a process very similar 
to the Whitestone process but there are also processes that vary considerably.   
 
Staff are of the opinion that should Whitestone opt to change these processes in any way, all 
options should be examined and a full report provided to Council in order to facilitate a fully 
informed discussion/decision.  With that in mind, it is recommended to continue the review of 
the SRA and MRA applications according to the existing process and not to make any 
adjustment in timing at this point. 
 
I have included copies of both the Municipal Road Allowance Application Process Guide and the 
Purchase of Shore Road Allowance Application Process Guide for your information.  
 
 
 
 
 

5.2

http://www.whitestone.ca/
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21 Church Street 

Dunchurch, Ontario P0A 1G0 
Phone:  705-389-2466   Fax: 705-389-1855 

 
www.whitestone.ca 

E-mail:  info@whitestone.ca 
 

MUNICIPAL ROAD ALLOWANCE APPLICATION  
PROCESS GUIDE 

 
General  
 
Council will consider requests to stop up, close and sell municipally owned road allowances 
provided that the road allowance is deemed not to be required for current or future municipal use 
or is not required for public access to the water.  Such road allowances may be closed by the 
Municipality.  
 
Prior to making an application for the closing of a Municipal Road Allowance, the Municipality 
recommends discussing the matter with Municipal Planning staff �R�U���W�K�H���&�O�H�U�N�¶�V���2�I�I�L�F�H����  
 
The completed application form for the closing of a Municipal Road Allowance should be 
submitted to the Municipality together with all appropriate documentation and the applicable fees.  
The application fees are set out in the current Fees and Charges By-Law for the Corporation of 
the Municipality of Whitestone. 
 
Municipal Road Allowance Process  
 
The Municipal Road Allowance application will be reviewed by staff and if the application is not 
complete, the applicant will be advised as to what information is missing in order to finalize the 
application. 
 
Once the application is complete, the Municipal Planner will prepare a report with a 
recommendation to be considered by the Municipal Council at a Council meeting.  The applicant 
is responsible for all fees associated with the work of the Municipal Planner (including, but not 
limited to: review of the application, report preparation, attendance at a Council meeting, etc.) 
 
Municipal planning staff will circulate notification of the intent to stop up, close and sell the 
municipally owned road allowance, to adjacent property owners in regards to the application and 
will also circulate to other agencies, as required, such as Bell Canada, Hydro One, Ministry of 
Transportation, and MNR&F.  The final step is to put the application for approval to the Municipal 
Council at a Council meeting.  
 
Once Council has approved the closing of a Municipal Road Allowance, the application, Municipal 
�3�O�D�Q�Q�H�U�¶�V���U�H�S�R�U�W���D�Q�G���W�K�H���&�R�X�Q�F�L�O���U�H�V�R�O�X�W�L�R�Q declaring the land surplus and available for sale will 
be forwarded to the Municipal Solicitor by Municipal Planning staff. The applicant is responsible 
for all fees associated with the work of the Municipal Solicitor. 
 
The Municipality will obtain an appraisal of the fair market value of the unopened road allowance. 
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The Municipal Solicitor will contact the applicant and advise of the next steps including the 
requirement of a reference plan.  During the legal process, the Municipality will place a Public 
Notice in the newspaper, on the Municipal website and it will be posted at the Municipal Office 
prior to the Council meeting when the By-Law will be considered.  Council does not deem a 
posting between and including the months of November to April to be effective Public Notice. 
 
The applicant is required to post the Public Notice on the property 20 days prior to the Public 
Meeting; the Municipality will provide the notice for posting. The notice must be posted on the 
property so that it is visible to the public and must remain on the property for the required period 
of time.  The applicant is also required to provide a photograph of the notice posted at the property, 
to the Municipality.  Please note that if the notice is not posted within the required time frame, the 
hearing of the application will be deferred until the proper notice requirements have been met. 
 
The By-Law to close and stop up part of the subject Municipal Road allowance will be presented 
to Council for consideration at a regular Council meeting.  Any person claiming to be prejudicially 
affected must file a written objection with the Clerk on or before the Council meeting date.    If an 
�R�E�M�H�F�W�L�R�Q���U�H�O�D�W�H�V���W�R���D�Q���D�O�O�H�J�H�G���L�Q�W�H�U�I�H�U�H�Q�F�H���R�U���H�O�L�P�L�Q�D�W�L�R�Q���R�I���W�K�H���R�E�M�H�F�W�R�U�¶�V���U�L�J�K�W�V���R�I���L�Q�J�U�H�V�V���D�Q�G��
egress to his/her/their lands, Council may choose not proceed to pass the By-Law until the 
objection is resolved. 
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21 Church Street 
Dunchurch, Ontario P0A 1G0 

Phone:  705-389-2466   Fax: 705-389-1855 
 

www.whitestone.ca 
E-mail:  info@whitestone.ca 

 
 

MUNICIPAL ROAD ALLOWANCE APPLICATION CHECKLIST  

 
The checklist below notes the requirements of the application and should be used along 
with the Municipal Road Allowance Application Process Guide to help the applicant 
through the applic ation process.  
 
�… Fully complete all sections of the application. 

The application must be completed by the applicant or his or her agent. 
 
�… Sign the application in the appropriate places.  
 
�… Pay required fees.  The Municipality of Whitestone accepts cash, debit or cheque (payable 

to the Municipality of Whitestone). 
 
�… Provide a Sketch or Site Plan clearly shows the area of the municipal road allowance 

proposed to be purchased.   
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21 Church Street 
Dunchurch, Ontario P0A 1G0 

Phone:  705-389-2466   Fax: 705-389-1855 
 

www.whitestone.ca 
E-mail:  info@whitestone.ca 

 
PURCHASE OF SHORE ROAD ALLOWANCE  APPLICATION  

PROCESS GUIDE 
 
 
General  
 
Prior to making an application for the purchase of the Shore Road Allowance, the Municipality recommends 
discussing the matter with Municipal Planning staff �R�U���W�K�H���&�O�H�U�N�¶�V���2�I�I�L�F�H����  
 
The Municipality offers for sale the 66-foot Shore Road Allowance only  to the property owner whose land is 
separated from the lake by this allowance. If there is a portion of land between the 66-foot Shore Road 
Allowance and the property owner's lot that is owned by the Crown (Ministry of Natural Resources), this land 
would need to be purchased through the Ministry of Natural Resources prior to proceeding with the municipal 
Shore Road Allowance purchase. If there is Crown land that needs to be purchased in advance, this is 
usually evident at the time the survey is completed.  
 
The completed application form for the purchase of a Shore Road Allowance should be submitted to the 
Municipality together with all appropriate documentation and the applicable fees.  The application fees are 
set out in the current Fees and Charges By-Law for the Corporation of the Municipality of Whitestone. 
 
Shore Road Allowance  Process  
 
The Shore Road Allowance application will be reviewed by staff and if the application is not complete, the 
applicant will be advised as to what information is missing in order to finalize the application. 
 
The applicant must obtain "Preliminary Consen t" from the abutting landowners for the proposed purchase 
of the Shore Road Allowance. A legible plan must be attached to the application form which clearly 
demonstrates the boundaries of the applicant's lot, neighbouring properties and the proposed projection of 
�W�K�H���O�R�W���O�L�Q�H�V���W�R���W�K�H���Z�D�W�H�U�¶�V���H�G�J�H.  If the abutting landowner(s) shore road has been closed, no consent is 
needed as the property boundary line has been determined.  If the abutting land on one or both sides is 
owned by the Crown, the applicant must contact the Ministry of Natural Resources & Forestry at 7 Bay 
Street, Parry Sound, 705-746-4201, to obtain written consent. 
 
Once the application is complete, the Municipal Planner will prepare a report with a recommendation to be 
considered by the Municipal Council at a Council meeting.  The applicant is responsible for all fees 
associated with the work of the Municipal Planner (including but not limited to: review of the application, 
report preparation, attendance at a Council meeting, etc.) 
 
Once Council has approved the purchase of the Shore Road Allowance, the application, Municipal �3�O�D�Q�Q�H�U�¶�V��
report and the Council resolution will be forwarded to the Municipal solicitor by Municipal Planning staff. The 
applicant is responsible for all fees associated with the work of the Municipal Solicitor. 
 
The Municipal solicitor will contact the applicant and advise of the next steps including the requirement of a 
reference plan.  Following receipt of the draft reference plan from the surveyor, the applicant must obtain 
the "Certificate of Confirmation " from the abutting landowners for the proposed purchase of the Shore 
Road Allowance or the Ministry of Natural Resources & Forestry. The abutting landowners will be agreeing 
to the proposed dividing lines as shown on the draft reference plan. 
 
















