TOWN OF INNISFIL STAFF REPORT
STAFF REPORT NO:

DSR-144-19

DATE:

September 25, 2019

To:

Mayor, Deputy Mayor and Members of Council

From:

Tim Cane, Manager of Land Use Planning

Subject:

3275 25 Sideroad (‘Teromi’) – Proposal for Land Exchange
Proposed Draft Plan of Subdivision (D12-2018-003)
Zoning By-law Amendment (D14-2018-011)
Official Plan Amendment (D09-2018-006)

Cross Ref.

DSR-139-18

RECOMMENDATION:
That Staff Report DSR-144-19 regarding the Teromi Land Exchange Proposal dated
September 25, 2019 be received; and,
That Council support the land exchange proposal, generally in accordance with
Attachment 1 of DSR-144-19, subject to future consideration of planning applications, land
valuation and environmental features.
BACKGROUND:
Application
Celeste Phillips Planning Inc., on behalf of the owners, Teromi Inc. and Alyange Holdings Inc.,
submitted a complete application for Draft Plan of Subdivision, Official Plan Amendment and
Zoning By-law Amendment for the subject lands in August of 2018. The subject lands are legally
described as Part of Lot 26, Concession 11, in the Town of Innisfil, and known municipally as
3275 25 Sideroad. The applicant originally proposed a 231 unit residential subdivision on the
subject lands, including 79 single-detached dwellings, 18 semi-detached dwellings, 13
townhouses and 121 apartments, a commercial block, public park and stormwater management
pond. A Public Meeting was held September 19, 2018 and the application and related studies
were circulated to commenting agencies and peer reviewers for further review.
The purpose of this report is to receive direction from Council respecting the proposed land
exchange shown in Attachment 1. If Council supports the land exchange proposal, this direction
would allow the developer to propose an alternative development concept that responds to
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comments heard at the September 19, 2019 Public Meeting, at a future Public Meeting. The land
exchange would be conditional on Council acceptance of a revised Plan.
Location
The subject lands are located within the settlement area of Sandy Cove, south of Mapleview Drive
and east of 25 Sideroad. They are currently vacant and are occupied by woodlands and wetlands.
They are approximately 13.98 ha in area with approximately 302m frontage on 25 Sideroad and
329m frontage on Mapleview Drive. A Key Map showing the location of the subject lands is
Attachment 1.
To the north of the subject lands is Mapleview Drive and significant woodlands. To the west of
the subject lands is 25 Sideroad, single-detached dwellings, significant woodlands, a small
convenience commercial building, Town pumping station and Bell utility building. To the south of
the subject lands are single-detached dwellings and public roads. To the east of the subject lands
are single-detached dwellings, an undeveloped Town-owned parcel zoned as open space and
currently occupied by woodlands, and an unopened road allowance.
Designation of Lands in Town Official Plan (Future Urban)
A Minutes of Settlement (MOS) was entered into between the Town of Innisfil, County of Simcoe
and Teromi Inc. at an Ontario Municipal Board (OMB) hearing in 2012. The MOS designated the
subject lands ‘Future Urban’. For more information on the history/background of the proposed
Teromi development, please see Staff Report DSR-139-18.
Town, County and LSRCA Staff met with the landowner in 2017 to review the requirements for a
complete application submission based on Town requirements and the Future Urban designation.
The plan of subdivision, zoning by-law amendment and official plan amendment applications were
the resulting submission from this pre-consultation.
Teromi Subdivision Details
The purpose and effect of the Teromi Zoning By-law Amendment, Official Plan Amendment, and
Plan of Subdivision is to permit the development of the subject lands primarily for residential
purposes.
The subdivision (as currently proposed) consists of low rise apartments, townhouses, semidetached and single-detached dwellings, public park, stormwater management pond, and a
commercial component at the intersection of 20 Sideroad and Mapleview Drive.
In support of these applications, the applicant submitted the following studies, which are being
peer reviewed by the Town and Lake Simcoe Region Conservation Authority (LSRCA):
•
•
•
•
•
•
•

A Planning Justification Report;
A Functional Servicing Report (including Stormwater Management);
A Stage 1 Archaeological Study
An Environmental Impact Study;
A Preliminary Geotechnical Investigation;
A Traffic Impact Study;
A Noise Feasibility Study;
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A Preliminary Water Balance Assessment; and,
A Preliminary Hydrogeological Investigation.

Proposal for Land Exchange
Some of the principle concerns of Staff, the LSRCA the public and Council respecting the
development were relating to issues such as site drainage and flooding, loss of woodlands,
wetlands, wildlife impact, tree preservation and buffering.
The developer subsequently met with the Town to discuss possibilities for alternative design
configurations. One concept was for the developer to exchange the Town-owned municipal lands
on Oak Street (Area ‘2’ on Attachment 1) with developer-owned lands in the southernmost portion
of the development (Area ‘1’ on Attachment 1) for the purposes of environmental protection and
parkland. The southernmost portion of the subject lands is currently proposed for a cul-de-sac
and residential lots (Attachment 2). If the land exchange was approved the developable area
would be ‘squared-off’ (see concept in Attachment 3) and residents abutting this area would back
onto protected Town-owned property. This area is generally considered to be the area of the
most mature woodlands and wildlife habitat according to the Environmental Impact Study (EIS).
It is also the area that collects the majority of the stormwater run-off of the subject lands.
Staff note the land exchange would be conditional upon determining that both Area ‘1’ and ‘2’ on
Attachment 1 are developable. This would be based on the outcome of an Environmental Impact
Study that would be required for Area ‘2’ (Oak Street lands), and confirmation through the Ministry
of Natural Resources and Forestry (MNRF) and LSRCA that Area ‘1’ (Teromi lands) is
developable. The LSRCA and MNRF are continuing to review the EIS in this regard.
Notice of this report coming to Council for consideration was provided to all those who wrote,
spoke or signed the guestbook at the September 19, 2018 Public Meeting, as well as all properties
previously circulated for the Public Meeting (within 120m of the subject lands), and all properties
that benefit from the expired restrictive covenant on 3242 Oak Street (all lots on Plan 906 and
1036).
ANALYSIS/CONSIDERATION:
The Town-owned lands on Oak Street (currently a woodlot), known municipally as 3242 Oak
Street, as shown in Attachment 1, are proposed to be exchanged with the developer of Teromi
for lands currently owned by the developer in the southernmost portion of the development.
This would cause 3242 Oak Street to be developed as single-detached lots, but would allow the
preservation of the southernmost portion of the development under Town ownership, a portion of
the subdivision currently proposed for development but directly abutting approximately 27 existing
lots (see Attachment 2). The development, as stated, would be ‘squared off’, allowing for a more
efficient layout while protecting a large portion of a potentially more environmentally sensitive
area.
The revised concept plan provided by the developer (Attachment 3) for this report is only for
conceptual purposes (the density and exact configuration may be subject to further changes). An
additional Public Meeting would be required to hear comments on the revised planning application
if Council supports the principle of the land exchange.
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3242 Oak Street has a restrictive covenant that has expired under the rules of the Land Titles Act
and is no longer required to be used for a park, however the decision to exchange land is a public
interest which requires public consultation. Parkland dedication would still be required if the land
exchange occurs for the development in accordance with the Planning Act.
The land exchange would only apply to the specific concept and any subsequent planning
approval. If planning approval is not granted for the subdivision, lands would remain with the
Town. The land exchange would take into account any environmental features and respective
land values.
TIMING CONSIDERATION:
This report has been prepared to provide relevant background information on the proposed land
exchange and seeks comments from residents and Council on the exchange. If Council supports
the land exchange, a future Public Meeting would be scheduled in the near future to discuss the
revised draft plan of subdivision.
OPTIONS/ALTERNATIVES:
Council could refuse to support the proposed land exchange, or propose an alternative land
exchange based on an alternative arrangement.
FINANCIAL CONSIDERATION:
All costs incurred by the Town for the purposes of these applications are recovered from the
applicant, resulting in no net financial impact to the Municipality.
CONCLUSION:
That Council support the land exchange proposal, generally in accordance with Attachment 1 of
DSR-144-19, subject to future consideration of planning applications, environmental features and
land valuation
PREPARED BY:
Steven Montgomery, Senior Planner
APPROVED BY:
Tim Cane, Manager of Land Use Planning
Attachments:
1. Key Map
2. Original Draft Plan of Subdivision
3. Revised Concept Plan Proposed by Developer
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Key Map - Teromi Subdivision
3275 25 Sideroad
File Nos. D12-2018-003, D14-2018-011
D09-2018-006
Mar
tin C
re s.

Subject Lands

v i ew

E

Ave.

le
Map

L EV

RIV

Beach

M AP

D
I EW

Dr.

Oak S
t.

2

e
Asp

n St

.

2 5 S rd
.

25 S I D

1

D

Co wa n

E R OA

Ave.
P

r ov
i ne g

e.
e Av

1

Developer-owned lands proposed to be transfered to
Town to be protected for parkland, stormwater
management and environmental protection purposes only

2

Town-owned lands proposed to be transfered to
developer for future single-detached dwellings

/

DSR-144-19 Attachment 2

DSR-144-19 Attachment 3

(HIGH LEVEL CONCEPTUAL ONLY FUTURE PUBLIC MEETING
REQUIRED FOR FURTHER
DISCUSSION)

