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1.0
INTRODUCTION

Leasing and construction are underway at the First Pro Huntsville Centre
component of the Muskoka Commerce Park.  The First Pro Huntsville Centre is
a 200,000 square foot open format shopping centre approved by the Town of
Huntsville on a 27 acre site at the intersection of Highway 11 and Highway 60.

The project is anchored by two primary tenants; a Wal-Mart department store
and a large Your Independent Grocer (YIG) supermarket.  The balance of the site
is planned to accommodate an array of smaller tenants of different sizes and
types, including DSTM (department store type merchandise), FSTM (food store
type merchandise), restaurants and service commercial uses.

  In the planning and approvals stages of  a commercial centre project of this
nature no one knows which stores and businesses will make the decision to lease
space in the centre.  The developer cannot determine the exact tenant interest
until construction commences and the leasing department begins the work of
promoting this market location and centre and begins to sign up tenants.  Only
at that point is the developer able to accurately gauge tenant response to this
location and market, and details as to the formats and sizes and configuration of
the buildings and tenant spaces that will be required. 

First Pro is at that stage now.  The Wal-Mart opened in January, 2004, and work
on the other buildings is in progress.  The company’s leasing department has
found that interest is being expressed by a small number of DSTM ancillary
tenants in sizes that are smaller than the size ranges specified in the Official Plan
and Zoning Bylaw amendments written at the time the project was approved.  

The Official Plan policies applying to the property provide for a minimum floor
area of 5,000 sq. ft. for DSTM uses and permit up to 5 retail stores of DSTM
uses with a minimum floor area of 2,000 sq. ft., subject to rezoning.  First Pro is
in the process of applying to the Town of Huntsville for changes to those Official
Plan and Zoning Bylaw amendments which would allow them to lease space in
the First Pro Huntsville Centre to tenants of that nature.

The reductions in minimum sizes would permit five (5) DSTM tenant users
rather than the two (2) DSTM users currently allowed in tenant space of roughly
11,800 sq ft.  No changes or additions to the commercial centre’s size or total
amount of retail and service space is proposed.

The approval of Town Council is required for the necessary changes to the
project’s Official Plan Amendment and Zoning Bylaw.  First Pro has had reports
prepared for the proposed adjustment to the centre’s tenant mix and how it relates
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to the Huntsville Downtown area and commercial structure, to provide the
Town’s staff and Council with current information relevant to the applications.

The consulting firm Malone Given Parsons Ltd. (MGP) was retained to examine
the proposed tenant size changes and provide an evaluation as to whether this is
likely to have any adverse effects or impacts. 

In carrying out the study documented in this report, MGP updated the Town of
Huntsville  inventory conducted in 2001 by Corey Doyle for the Town, examined
the current state of the Downtown area and overall commercial facilities in
Huntsville and examined the changes proposed in the First Pro Huntsville Centre
tenant mix. 

The detailed information gathered in this process and MGP’s evaluation of
whether the changes being requested are likely to have any adverse effects on
existing Huntsville commercial areas, such as the Downtown, are set out in the
report which follows.

The next section of this report examines the First Pro Huntsville Centre and the
adjustments that are proposed. 
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2.0
FIRST PRO 
HUNTSVILLE
CENTRE SITE
CONCEPT

The development concept for the First Pro Huntsville Centre contemplates and
is approved for a total of about 200,000 square feet of commercial space on a 27
acre site.

The centre being developed consists of a Wal-Mart department store (now open
and operating) and a large Your Independent Grocer (YIG) food store as anchor
tenants with the balance of the site devoted to department store type merchandise
(DSTM), food store type merchandise (FSTM), restaurant and service
commercial related tenants of various sizes.

The site concept plan presented on the page opposite shows the building sizes
and layout of the work in progress on this project.  

Now that the leasing process is underway and the developer is better able to
gauge tenant response to this location and this market and has found that
adjustments have to be made to a portion of the planned ancillary tenant mix to
accommodate the tenants that are expressing interest in this location. 

2.1 
Tenant Mix Chart

The chart presented below identifies the First Pro Huntsville tenant mix with
proposed amendments.

First Pro Huntsville Development Tenant Concept
Building Tenant SIC Classification Sq. Ft.

Main Building Wal-Mart DSTM - Department Store 84,972

B Kelsey's Service - Restaurant 5,047

C EB Games DSTM - Toy/Hobby 1,400
1

C Quizno's Service - Restaurant 1,400
C First Choice Service - Personal 1,000
C Telus Service - Telephone Store 1,300
C Bulk Barn FSTM - Bulk Food 4,000
C TBA Service - Restaurant 1,300
Total Building C (including E/M) 10,600

D Your Independent Grocer FSTM 68,837

E1 Marks Work Warehouse DSTM - Apparel & Accessories 8,000
E2 TBA TBA 7,460
Total Building E (including E/M) 15,687

F East Side Marios Service - Restaurant 4,000

G TBA DSTM - Apparel & Accessories 3,000
2

G TBA DSTM 4,000
2

G TBA DSTM - Apparel & Accessories 2,000
2

G TBA DSTM 1,400
1

Total Building G (including E/M) 10,600
Total 199,743

1 Admendments to Official Plan and Zoning By-law required.
2 Admendment to Zoning By-law required.
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Percentage of First Pro Huntsville Total Space
Equivalent to Proposed Changes

Note: Percentage is based on the total First Pro Huntsville space of 199,743 sq. ft.

5.9%

94.1%

Equivalent 
Space
5.9%

Balance of Total 
Space
94.1%

2.2 
Tenant Mix
Changes

It can be seen from the preceding chart that the developer has  five DSTM tenant
candidates that are below the currently allowed size levels (although tenant
names and sizes must remain provisional until approvals are obtained).

To accommodate these tenants or similar alternative tenants, First Pro is
requesting that the 5,000 sq. ft. minimum be maintained subject to the following
exceptions:

• a maximum of 3 tenants may have a  minimum of 2,000 sq.ft. by way of
change to the Zoning By-law.  This would accommodate the three
prospective tenants seeking units at 2,000, 3,000 and 4,000 sq. ft and
provide some flexibility in their configuration.

• a maximum of 2 tenants may have a minimum size of 1,400 sq. ft. which
would require a change to the Official Plan and Zoning By-law.  This
would accommodate the two units sized approximately at a minimum of
1,400 sq. ft.

2.3
Proposed Changes
Are Minor

The proposed changes are quite minor, involving only 5 tenants; three at 4,000,
3,000, and 2,000 sq. ft., and two at1,400 sq. ft., (if the unit sizes shown on the
foregoing concept chart are the final space configuration) totaling 11,800 sq. ft..
They do not involve any additions to the commercial centre’s square footage size
or any additions to the amounts of space devoted to retail and service tenants.
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Moreover, the proposed amendments and tenants that would be accommodated
will not affect the total amount of DSTM space on the site (which will remain
less than the total DSTM space permitted).

2.4 
Well Adjusted
Tenant Mix Critical

As a commercial centre project is leased out and built out it is important that the
developer adjust the concept plans to allow for a broad and balanced mix of
tenants.  Both successful development economics and the commercial centre’s
operating success will depend upon a wide variety of ancillary space tenants
being assembled in a mix which works well.

2.5 
Adjustments To
Tenant Mix Normal

As tenant interest and specific tenant and leasing commitments are unknown
factors that can only be estimated or “guesstimated” at the time of land purchase
and initial application for approvals, developers often request minor changes in
tenant mix after application.  It is not until after prospective tenant negotiations
are underway that it can be determined how the tenant mix will need to be
adjusted.

The location of stores on a site and the individual retail chain or business
operator’s requirements as to size of unit and configuration are negotiated
between developer and lessee and in many cases, if not most cases, are not
solidified until the final stages of the process, so the need for adjustments is
common. 

The next section of this report discusses the update of the 2001 Huntsville
commercial inventory and the results of our examination of Huntsville’s
commercial areas. 




