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1.0 INTRODUCTION 

Innovative Planning Solutions (IPS) has been retained Dallas & Desiree Coulter to 

complete a Planning Justification Report relative to a Zoning By-law Amendment (ZBA) 

application, for lands located at 640 Mapleview Drive East in the Town of Innisfil.   

The purpose of the subject application is to rezone a portion of the subject lands, to permit 

the creation of one (1) new residential rural lot, subject to a future Consent application.  

This Report will review the following documents to demonstrate consistency and justify the 

application based on good planning principles: 

• Planning Act  

• Provincial Policy Statement  

• Growth Plan for the Greater Golden Horseshoe  

• County of Simcoe Official Plan 

• Town of Innisfil Official Plan  

• Town of Innisfil Zoning By-Law 

• Lake Simcoe Protection Plan 

 

2.0 SUBJECT LANDS & SURROUNDING LAND USES 

The subject lands are located at 640 Mapleview Drive East in the Town of Innisfil. The 

property currently occupies approximately 262 metres of frontage along Mapleview Drive 

and contains land holdings of approximately 19.5 hectares (48.2 acres).  

The subject lands are located in an area with a wide range and diversity of land uses. The 

surrounding land uses includes the following: 

North:  Agricultural and rural land uses.  

• Zoned ‘Agricultural General (AG)’ and ‘Residential Rural (RR)’. 

East: Residential rural lots, forested lands, and rural land uses. Further east are 

residential lots along Warnica Avenue and Orchard Avenue.  

• Zoned ‘Agricultural General (AG)’, ‘Residential Rural (RR)’, and 

‘Residential 1 (R1)’. 
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South: Residential lots along Mapleview Drive East and subdivisions, part of the Sandy 

Cove Settlement area. 

• Zoned ‘Residential 1 (R1)’ 

West: Agricultural, residential rural lots, and rural land uses.  

• Zoned ‘Agricultural General (AG)’ and ‘Residential Rural (RR)’. 

 

Figure 1 provides an aerial illustration of the subject lands and surrounding land uses. 
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3.0 DESCRIPTION OF DEVELOPMENT  

The lands subject to the rezoning are currently designated ‘Rural Area’ by the Town of 

Innisfil Official Plan and are zoned ‘Agricultural General (AG)’ by the Town of Innisfil 

Zoning By-law. The designation and zoning is shown later in this report under Figures 5 

and 7.  

The purpose of the subject Zoning By-law Amendment (ZBA) application is to rezone a 

portion of the lands to the ‘Residential Rural (RR)’ zone, to permit a future Consent. A 

rezoning to the ‘RR’ zone is required for the lot size proposed, to resemble adjacent land 

uses, and to reflect the proposed land uses. The new lot would create a housing option in 

the area, provide a new rural residential lot and dwelling that will contribute to and 

compliment the varied rural landscape of the area.  

The Consent would create one (1) new residential rural lot. The goal is to develop the 

severed lot with a detached residential dwelling for the landowner (applicant) and their 

family. The owner would also maintain the retained lands with no intention of selling.   

The subject ZBA application would enable the following through a Consent application:  

Severed Lot: Frontage of 40.0 metres and an area of approximately 0.3 ha. (0.75 

ac.). 

Retained Lot: Frontage of approximately 222 metres and an area of approximately 

19.2 ha. (47.4 ac.). 

The subject lands are a large parcel of land and heavily treed. The property currently 

contains an existing driveway through the property, which provides access to the owners 

current residence that includes registered second dwelling units, a home office for their 

earth moving business, and an attached shop with storage.   

The lands subject to the rezoning are primarily vacant and contains treed areas. 

A lot was previously severed off the subject lands at a time unknown, located at 650 

Mapleview Drive. The proposed severed lot would roughly match the lot in frontage and lot 

area. The goal of this configuration would be to maintain consistent lot configuration in the 

area and an appropriate lot size for the proposed use. The proposed lot would be 

consistent with the other rural residential lots on the north side of Mapleview Drive, while 
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complementing the residential lots located to the south of Mapleview Drive within the 

Sandy Cove Settlement area.  

 

Figure 2 provides an aerial illustration of the lands subject to the ZBA application. 

The proposed Consent is illustrated on Figure 3, also included as Appendix 1. 
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4.0 CONSULTATION  

A Pre-consultation packaged was submitted to the Town of Innisfil on April 2nd, 2020. The 

preliminary package contained a Planning Memo outlining the intent of the subject 

application and a planning policy review. A Conceptual Severance Sketch was also 

included.  

Various correspondence and discussions occurred with Planning Staff to discuss the 

Zoning By-law Amendment application and future Consent application. The discussions 

and feedback received throughout the Pre-consultation process have been addressed 

through the subject application and supporting materials.  

 

5.0 ADDITIONAL CONSIDERATIONS 

To support the plans and policies discussed throughout this report, other factors including 

an Arborist Assessment, servicing, soil class and agriculture have been evaluated to 

demonstrate consistency and additional support.  

An Arborist Assessment / Report was prepared for the subject application. In summary, the 

evaluation concludes the following; 

This evaluation and analysis based on field observations has determined that the 

proposed severed lot is primarily comprised of invasive non-native tree species 

such as Black Locust, Norway Maple, and Scots Pine. These invasive species are 

not desirable in Ontario’s natural woodland ecosystems. As a result, the proper 

ecological prescription for the severed parcel is to remove all of the invasive 

species in favour of planting native, non-invasive tree and shrub species as 

identified in the Analysis section of this Report. Given that the proposed retained 

parcel contains forested areas that are composed of native species, it is 

recommended that proper buffering occur through the tree planting in order to 

prevent the further spread of the non-native invasive species. In our opinion, the 

creation of a new lot at this location would have a positive ecological impact with 

the removal and replacement of the invasive species with native ones. 

A Septic Bed Suitability Brief was prepared for the application by Pearson Engineering. 

The proposed residential dwelling has not been established at this time, however the 
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assessment completed by the engineer has demonstrated that the lot could accommodate 

a sufficient septic system. The assessment concludes the following;  

With the lot size of 3,040 sq.m. and evaluating the site characteristics, the subject 

property is sufficiently sized to support a suitable septic bed even under poor soil 

conditions and with a larger 4-bedroom home. 

The subject lands and those adjacent are currently zoned as the ‘Agricultural General 

(AG)’ zone, however these lands have never been historically farmed. The ‘AG’ zone is not 

consistent with the land use designations on the subject lands.  

 

6.0 PLANNING POLICY & ANALYSIS  

This Section will outline the applicable policies guiding the development of the subject 

lands. Each section will outline applicable polices and contain planning rationale on 

conformity and development principles with the application.  

 

6.1 THE PLANNING ACT   

The Planning Act (The Act) is provincial legislation that establishes the ground rules to 

describe how land uses are controlled, and by whom. The Act promotes sustainable 

development while balancing factors such as economic development, preservation of the 

natural environment and the creation of healthy communities, within a provincial framework 

focused on provincial interests and fairness. 

Section 2 of The Act specifies that all parties partaking in land use planning activities under 

the Act shall have regard to matters of provincial interest. These interests include: 

• The orderly development of safe and healthy communities. 

• The protection of ecological systems, including natural areas, functions, and 

features. 

• The adequate provision of a full range of housing. 

• The appropriate location of growth and development. 

• The supply, efficient use and conservation of energy and water. 
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• The protection of public health and safety. 

• The promotion of development that is well-designed and encourages a sense of 

place. 

Orderly development leads to safe and healthy communities. With the subject application, 

the creation of one new rural residential lot represents logical development within a rural 

area and land use compatibility would be maintained. The proposed development would 

not impact any agricultural operations, and no negative impact is anticipated on natural 

heritage features or functions.  

The subject application aligns with the Province’s interest in land use planning. 

 

6.2 PROVINCIAL POLICY STATEMENT                         

The Provincial Policy Statement (PPS, 2020) is a vital part of Ontario’s policy-led planning 

system. The PPS provides the policy foundation that regulates development and land use 

in Ontario. The PPS contains policies that fall under three overarching sections, with the 

goal of fostering an effective and efficient land use planning system:  

1. Building Strong Healthy Communities  

2. The Wise Use and Management of Resources  

3. Protecting Public Health and Safety  

The subject lands are located within a Rural Area and on Rural lands in accordance with 

the PPS. Section 1.1.1 of the PPS states that healthy, liveable and safe communities are 

sustained by; 

• Promoting efficient development and land use patterns. 

• Accommodating an appropriate affordable and market-based range and mix of 

residential types to meet long term needs.  

• Avoiding development and land use patterns which may cause environmental or 

public health and safety concerns.  

• Avoiding development and land uses patterns that could prevent the efficient 

expansion of settlement areas in those areas which are adjacent or close to 

settlement areas.  
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• Promoting the integration of land use planning, growth management and 

intensification to achieve cost-effective development patterns. This will minimize 

land consumption and servicing costs.  

Development is directed to lands where it can be accommodated and are underutilized, 

reducing land consumption and providing suitable housing where demand is demonstrated. 

Environmental considerations have been addressed through the Arborist Assessment, with 

improvements to the conditions of the woodlands proposed. The development would 

contribute to achievement of efficient and resilient development and land use patterns, with 

the character of the rural landscape maintained. 

Section 1.1.4 of the PPS relates to rural areas in municipalities. Rural areas are a system 

of lands that may include rural lands, natural heritage features and associated areas. In 

accordance with Section 1.1.4.1, healthy, integrated, and viable rural areas should be 

supported by building upon rural character and leveraging rural amenities and assets. 

Rural areas shall promote the diversification of the economic base and employment 

opportunities, while providing the conservation of biodiversity and natural features.  

Key policies relating to the subject application for Rural lands includes; 

• Growth and development may be directed and permitted on rural lands, including 

residential development and lot creation where locally appropriate (1.1.5.2).  

• Development that is compatible with the rural landscape and can be sustained by 

rural service levels should be supported (1.1.5.4).  

• Development shall be appropriate to the infrastructure, which is planned or 

available, and avoid the need for the unjustified and/or uneconomical expansion 

(1.1.5.5).  

The subject application represents limited residential development on rural lands, where it 

is appropriate for the location and supported by the PPS. The application is consistent with 

the PPS with respect to rural areas and lands.  

The PPS states that new land uses on rural lands including the creation of lots shall 

comply with the minimum distance separation formulae (1.1.5.8). Using the MDS 

guidelines, a 750 m. buffer was placed on the lands, which reveal that there are no 

agricultural operations containing the uses specified by the MDS guidelines. MDS is further 

detailed under the County of Simcoe Official Plan section of this report.  
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Through section 1.4, the PPS aims to ensure that an appropriate range and mix of housing 

options and densities are provided to meet the projected requirements of current and future 

residents. The Plan further supports housing options and supply by permitting all housing 

options to meet the social, health, economic and well-being of current residents, and all 

types of residential intensification, including additional residential units and redevelopment.  

Where municipal services are not provided or feasible, section 1.6.6 of the PPS permits 

private sewage services and private water services. The proposed development will utilize 

a private well and septic sewage system, where it can be suitably accommodated.  

Section 1.7 of the PPS recognizes that long-term economic prosperity is supported by 

encouraging residential uses to respond to dynamic market-based needs, to provide 

necessary housing supply and a range of housing options for a diverse workforce and 

encouraging a sense of place through well-designed built form. The proposed new lot 

would align with these policies as it would create a new housing option, and a new rural 

residential lot and dwelling that will contribute to and compliment the varied rural landscape 

in the area. 

Section 2.1 of the PPS speaks to natural heritage. Natural features and areas shall be 

protected for the long term. The diversity and connectivity of natural features in an area 

should be maintained, restored, and where possible improved; recognizing the linkages 

between natural heritage features and areas, surface water features and ground water 

features. Development and site alteration is not permitted in or adjacent to lands with 

identified features including significant woodlands, unless it has been demonstrated that 

there will be no negative impacts on the natural features or their ecological functions.  

The lands to be severed are located outside of all features according to the Town’s Official 

Plan (Figure 5) and contain a small strip of lands designated as ‘Greenlands’ by the 

County’s Official Plan (Figure 4).  The subject lands and woodlands area was evaluated 

through an Arborist Assessment completed for the application. The Assessment does not 

anticipate any impacts, in fact reveals support for the subject application through re-

planting and compensation. 

The PPS permits residential development including lot creation within the ‘Rural’ land use 

designation. Based on the polices and goals of the PPS, and the land uses permitted 

under the designation, the subject application is consistent with the Provincial Policy 

Statement (PPS). 
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6.3 GROWTH PLAN FOR THE GREATER GOLDEN HORSEHOSE  

The Growth Plan for the Greater Golden Horseshoe (August 2020 Consolidation) has been 

prepared and approved under the Places to Grow Act. The Plan builds on the PPS 

together with other Provincial Plans to provide a long-term policy framework for where and 

how the regions grows.  

The Growth Plan has been reviewed relative to this application with emphasis placed on 

the following sections:  

Section 1.2.1  Guiding Principles  

Section 2.2.9  Rural Areas  

Section 4.2  Protecting What is Valuable  

Section 1.2.1 of the Growth Plan contains the guiding principles of the Plan. Principles 

include supporting the achievement of complete communities that are designed to support 

healthy and active living and meet peoples needs for daily living throughout a lifetime, 

providing opportunities to capitalize on new economic and employment opportunities as 

they emerge, supporting a range and mix of housing options, and to provide for different 

approaches to manage growth that recognizes the diversity of communities. In addition, the 

protection of the natural heritage, hydrologic, and landform systems, features and functions 

is a priority. 

Section 2 of the Plan speaks to where and how to grow, as the Growth Plan is about 

accommodating forecasted growth in complete communities. The Plan supports a full 

range of housing to accommodate a range of incomes and household sizes, and a balance 

between jobs and housing in communities to reduce the need for long distance commuting 

(2.1).  

Section 2.2.9 speaks to rural areas. Development may be permitted on rural lands outside 

settlement areas, provided that is compatible with the rural landscape and surrounding 

land uses, will be sustained by rural services levels, and that will protect agricultural uses 

and other resource-based uses (2.2.9.3). The proposed development consists of limited 

residential development, permitted and supported by the Plan in Rural areas. The lot would 

be serviced by private services, standard and appropriate on rural lands. In addition, the lot 

proposed would maintain land uses and the lot fabric seen in the area. The County of 

Simcoe and Town of Innisfil Official Plan’s permit limited residential development on Rural 

lands, including lot creation.  
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The application demonstrates consistency with the Rural Areas policies of the Growth 

Plan. 

Section 4.2 of the Growth Plan contains policies for protecting what is valuable. The 

subject lands are included in the Natural Heritage System (NHS) for the Growth Plan 

(4.2.2). The NHS provides a long-term approach to protecting the region’s natural heritage 

and biodiversity. The proposed lot contains woodlands within the NHS. The Arborist 

Assessment prepared for the application has demonstrated that no impacts are anticipated 

to the feature, and replanting to native tree species would support an improved woodlands 

ecosystem.  

The application conforms to and is supported by the Growth Plan for the Greater Golden 

Horseshoe. 

 

6.4 COUNTY OF SIMCOE OFFICIAL PLAN           

The County of Simcoe Official Plan provides a policy context for land use planning taking 

into consideration the economic, social, and environmental impacts of land use and 

development decisions.  

The subject property is designated by the County of Simcoe Official Plan as: 

• Schedule 5.1 – Land Use Designations: ‘Rural’ and ‘Greenlands’ 

 

The County’s land use designation is illustrated on Figure 4. 
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As shown on Figure 4, the lands subject to the Zoning By-law Amendment (ZBA) are 

predominantly designated ‘Rural’.  

The objectives of the Rural designation aims to recognize, preserve and protect the rural 

character and promote long-term diversity and viability of rural economic opportunities, and 

the maintenance and protection of natural heritage features and functions (3.7.1).  

Lands in the Rural designation are focused for rural land uses, including the following 

permitted uses (3.7.3/3.7.4); 

• Those permitted in the Agricultural designation. 

• Limited residential development 

• Other rural land uses.  

Section 1.3 contains the goals of the County’s Official Plan, including growth management 

to achieve lifestyle quality and efficient and cost effective development and land use 

patterns. As outlined in section 3.1, the growth management strategy of the plan further 

encourages a diverse range of housing options, costs and densities.  

Lot creation is permitted in the Rural designation subject to the following: 

• One detached dwelling may be located on a lot in the Rural and Greenlands 

designation, as permitted by the County plan and subject to appropriate local 

municipal Official Plan and Zoning By-laws (3.3.1).  

• Subdivision of land by consent is permitted for land uses within the designation or 

that maintain the intent of the Plan’s objectives and policies (3.3.2).  

• Lots may be permitted where they have access to and frontage on a public highway 

(3.3.4).  

The subject rezoning would facilitate a future consent, to create one new lot with one 

residential dwelling. The intent of the County and Town’s plans objectives and designation 

is maintained, as the Rural designation does permit limited residential development 

including lot creation. The existing rural land uses would be maintained, without any 

impacts or change in land use. Direct access would be provided off Mapleview Drive East 

to the new parcel of land. 
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Under the general development policies for lot creation, policy 3.3.7 states the following; 

Development, including lot creation, is discouraged outside of but adjacent to, or in 

close proximity to settlement area boundaries in order to enable the efficient 

expansion of settlement areas. Where lands are designated Rural within one 

kilometre of a primary settlement area, the land use policies for prime agricultural 

areas shall apply. In certain circumstances, the existence of natural or human-

made boundaries can be considered justification for an increase or decrease in the 

one kilometre distance as established in the local municipal official plan. 

The Sandy Cove Settlement area is located adjacent to the subject lands, on the south 

side of Mapleview Drive East. The intent of the policy is to permit feasible and logical 

expansions to Settlement areas, not to restrict compatible development. The lot fabric 

proposed is consistent with the area, would not block the extension of a future municipal 

street, and is limited in size, retaining a large parcel of land. If the Settlement area were to 

expand, the lot proposed would be compatible, would maintain similar land uses and 

resemble the existing and planned lots. The retained lands also contain environmental 

features and areas, therefore expanding in this direction would result in significant 

environmental impact; indicating this is not a logical or priority direction to expand.  Given 

these considerations, the proposed development would not impact a future expansion of 

the Settlement area. 

All new land uses including the creation of lots shall comply with the appropriate Minimum 

Distance Separation Formulae (MDS). Decisions on the location and form of development 

is encouraged to protect prime agricultural areas based on the agricultural designation and 

minimizing land use conflicts (3.3.14). According to the Ministry of Agriculture, Food and 

Rural Affairs, the MDS Guidelines (Publication 853), the MDS I formula was established to 

determine the minimum separation distances between proposed new development and 

existing livestock facilities and/or permanent manure storages. The MDS document has 

been used to evaluate the subject application. In accordance with the MDS policies, the 

MDS 1 setback is required. The proposed development is considered a ‘Type A’ land use, 

which are less sensitive and include uses such as the creation of a new lot for 

development. As part of municipal consideration of planning or building permit applications, 

all existing livestock facilities or anaerobic digesters within a 750 m. distance of a proposed 

Type A land use shall be investigated. A 750 m. buffer was placed on the lands, which 
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reveal that there are no agricultural operations containing the uses specified by the MDS 

guidelines.   

In accordance with policy 3.7.8, limited residential development may be created by consent 

provided the following are satisfied:  

a) Lots should be restricted in size in order to conserve other lands in larger blocks 

for agricultural uses or environmental purposes. Consent lots should be developed 

to an approximate maximum size of one hectare, except where larger sizes may be 

suitable because of environmental constraints or design considerations; and  

b) The number of lots on the grid road system shall be restricted in order to 

maintain the rural character and road function and to avoid strip development.  

The subject application is supported by the Plan, as the proposed lot has been limited to 

an appropriate size (0.3 ha.) for the proposed land uses. Further, the proposed lot would 

conserve environmental areas and features on the lands, with improvement initiatives. 

There are a number of lots that have been rezoned in the area to the ‘Residential Rural 

(RR)’ zone to permit residential development and their lot fabric resembles the lot 

proposed. When collectively reviewing the policies of the plan with the area, the proposed 

development is appropriate as it would blend in with the existing land uses and lot fabric of 

the area, would maintain the rural character of the area, and the Rural land use 

designation. Strip development is avoided, as evaluated in the following paragraphs.  

Strip development is lot creation in the Rural designation, defined by the County’s Official 

Plan as:  

(a) along roads that are part of the originally surveyed concessions and side roads 

grid or are other more recently surveyed arterial or collector roads which are not 

part of an internal local road system; and  

(b) which is arranged in linear configurations of more than three non farm lots within 

200 metres of the proposed lot line as measured along the frontage of one side of 

the road.  

The intent of the strip development policies are to maintain the rural character of the area, 

ensure appropriate and varied setbacks are maintained to strengthen the rural landscape, 

and to avoid a situation where several (4+) small residential lots in a row along a single 

streetscape result within rural and agricultural areas. Within 200 m. to the west and east of 
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the proposed lot lines, there is one (1) existing non-farm (residential) lot located at 650 

Mapleview Drive East, zoned ‘Residential Rural (RR)’. Adjacent to the west, the parcel of 

land at 3465 25 Sideroad contains a single detached dwelling positioned over 500 m. from 

the proposed severance in the north-west corner of lot, fronting the 25th sideroad.  This 

property should not be considered as contributing to strip development given the position 

of the dwelling fronting an entirely different road / streetscape, and should not be 

considered a “non-farm” lot given that it is zoned ‘Agricultural General (AG)’. Similarly, 640 

Mapleview Drive East (retained lands) contains a single detached residential dwelling set 

far back from the road so as to not contribute to the essence of what the Strip development 

policies seek to prohibit.  The retained lands should also not be considered a “non-farm” lot 

given that they are also zoned ‘Agricultural General (AG)’.  As a result of the proposed 

severance, the effect would be a total of two rural residential lots in a row.  Given the intent 

of the strip development policies, combined with the fact that the surrounding parcels 

cannot be referred to as “non-farm”, the proposed development would not create strip 

development.  

Section 3.8 of the County’s Plan contains policies for the ‘Greenlands’ land use 

designation. The designation seeks to protect and restore the natural character, form, 

function, and connectivity of the natural heritage system (NHS) of the County.  

The Greenlands designation aims to ensure that the location, scale, and form of 

development respects and supports the protection of the natural heritage system (3.8.7). 

As revealed on Figure 4, the portion of the property subject to the application falls 

predominantly under the Rural designation, with a small strip under Greenlands. One 

detached dwelling is permitted on a lot within the Rural or Greenlands designation, subject 

to the appropriate local Official Plan and Zoning By-law’s (3.3.1).  

The scale and form proposed represents appropriate development for the existing land use 

designations. In accordance with section 3.3.15 (natural heritage) and section 3.8 

(Greenlands), an Arborist Assessment has been completed for the subject application, as 

the lands are identified for containing ‘woodlands’ by the NHS. As demonstrated through 

the assessment, the application would enhance the natural heritage system, as native tree 

species would be re-planted, supporting preservation and retention of the feature, in an 

appropriate and sustainable manner. Replating and compensation to native species is 

more desirable for the natural woodland ecosystem.  
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Within the areas of the Lake Simcoe Protection Plan (as shown on Schedule 5.1), all 

development is required to satisfy the provisions of Section 3.13 of the County’s Plan 

(3.3.13). The Plan’s goals and policies have been maintained, further detailed in section 

6.6 of this report.  

In support of section 4.7 (sewage and water services) of the County’s Plan, the lands will 

be serviced by private water and sewage services. This is further detailed in the Septic Bed 

Suitability Brief included with the application.  

The application conforms to and meets the policies of the County of Simcoe Official Plan. 

 

6.5 TOWN OF INNISFIL OFFICIAL PLAN    

The Town of Innisfil Official Plan (November 2018) is a land use planning document to 

guide the overall growth and development in the Town of Innisfil. It also acts as a guide to 

enhance place making, community character and social connections in the Town and to 

guide municipal actions and other Town master planning processes. 

The Official Plan designates the subject lands as follows: 

• Schedule B – Land Use: ‘Rural Area’ and ‘Key Natural Heritage Features & Key 

Hydrologic Features’ 

 

The Official Plan land use designation’s are shown on Figure 5. The lands subject to the 

application are designated ‘Rural Area’. 
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The ‘Rural Area’ land use designation applies to lands located outside Settlement areas 

and which are not speciality crop or prime agricultural areas. The designation aims to 

provide for a full range of rural uses to support the rural community and which fit in with the 

rural character (18.4.1). The subject lands are not identified or used for agricultural uses, 

nor are the surrounding or adjacent land uses. Supported by the Plan, the subject 

application would maintain the rural character of the area and mirror adjacent land uses. A 

full range of land uses is encouraged by the Plan to support longevity of rural areas and 

contribute to the creation of complete communities. The subject application would maintain 

and support the Rural Area designation.  

Permitted uses within the Rural Area designation includes (18.4.2): 

• One single detached residence.  

For rural residential uses, the maximum lot size is restricted to 1 hectare (18.4.6). The 

proposed lot would contain land holdings of approximately 0.3 hectares.  

Applications for new lots are required to meet a number of criteria, outlined with a response 

below (18.4.7): 

i. The proposed lot will be used for agriculture uses, agriculture-related uses, rural 

residential use or other rural uses as described in Section 18.4.4. 

This policy is maintained as the application proposes a rural residential land use.  

ii. The amount and availability of vacant lots of record in the non-urban areas of the 

municipality are considered and the need for the additional lot demonstrated.  

The property owners have shown significant demand for a new lot to permit a detached 

dwelling for their family. The existing lot would be retained and further provide rental 

housing to the market, which is needed and supports more affordable housing options, for 

all needs and incomes. There are limited vacant lots of record in the area for developing a 

new single detached dwelling.     

iii. The new lot does not contribute to the extension or expansion of strip development.  

The new lot does would not create strip development, as demonstrated under section 6.4 

of this report (County policies).  

iv. The new lot is located on an opened and maintained public street or highway. 
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The new lot would have access off Mapleview Drive East, opened and maintained.  

v. The feasibility of private servicing and confirmation of sufficient reserve sewage 

system capacity within the Town’s sewer treatment system for hauled sewage for 

private systems are demonstrated to the satisfaction of the Town.  

The lands would be serviced by a private septic system. As demonstrated by the Septic 

Bed Suitability Brief by Pearson Engineering, the lands can accommodate a suitable septic 

system.  

vi. The lot is suitable in terms of topography, soils, drainage, lot size and shape for the 

use proposed.  

The proposed lot has been chosen to maintain the natural features, is an appropriate lot 

size and shape, has suitable soils, and is situated for proper drainage. 

vii. The access to the lot will not create a traffic hazard.  

The lot would have access to Mapleview Drive East, without any traffic hazards. The 

location of the lands would provide safe and appropriate access.  

viii. The proposed use would be compatible with surrounding users, including existing 

aggregate operations and will not result in development which would preclude or 

hinder the establishment of new operations or access to high potential mineral 

aggregate resources areas as shown on Appendices 4a and 4d.  

The proposed use is compatible with the surrounding users and the lands are not identified 

for mineral aggregate resources.  

ix. The new lot shall meet the Minimum Distance Separation Formulae.  

As previously discussed under the County of Simcoe Official Plan, a 750 m. buffer was 

placed on the lands, which reveal that there are no agricultural operations containing the 

uses specified by the MDS guidelines.   
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There are a number of items Council is required to consider when reviewing a consent. 

These items are included with a response below (22.8.1): 

i. The findings of all studies required through the complete application requirements 

in section 22.16.  

Pre-consultation occurred with the Town’s staff to determine the requirements for 

submission. All required items are included with the application.  

ii. Confirmation of sufficient reserve sewage system capacity, stormwater drainage, 

fire protection, roads, utilities, solid-waste collection and disposal, schools, libraries 

and parks without undie financial burden of the Town.  

Private water and sewage services are proposed, appropriate for the proposed land uses 

and where it can be efficiently provided. Various other municipal services are provided or 

accessible, without financial burden on the Town.  

iii. A subdivision design which reduces the negative impact on surrounding land use, 

transportation system and natural environment.  

Not applicable.  

iv. A subdivision design which creates walkable neighbourhoods, complete streets and 

enhances sense of place through the creation of key place making destinations.  

Not applicable.  

v. The extent to which the plan achieves the four place making principles identified in 

section 2.3 of the Official Plan.  

The four principles are activities and uses, access and linkages, comfort and image, and 

sociability. The subject application would permit one new lot, designed to support a family. 

The owners would have space for activities on their property, would have access and 

connection to others uses in the area, including access by active transportation to promote 

healthy and inclusive lifestyles. As the property would be maintained by the owners, their 

perception of comfortable, safe and attractive spaces would be implemented to make the 

lands their home. This is further supported by the fourth principle, as the owners would be 

able to host dinners, events, and social gatherings to promote sociability and create the 

emotions that are critically important to place making.  
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vi. The extent to which the plan related to the items on the sustainability checklist 

described in policy 15.2.14.  

The use of energy efficient building design is a future consideration and can be 

implemented, including energy star appliances in a new dwelling.  

vii. The extent to which the plan’s design optimizes the available supply, means of 

supplying, efficient use and conservation of energy.  

This could be supported through energy efficient design, a future consideration. Site design 

built form placement, and other factors can be evaluated to promote energy conservation.  

viii. Other requirements of section 51(24) of the Planning Act.  

Not applicable.  

The ‘Key Natural Heritage Features & Key Hydrologic Features’ designation applies to 

significant natural heritage features and systems in the Town, shown as an overlay 

designation and schematic. The designation includes ‘significant woodlands’, which have 

been identified on the subject lands by Appendix 10 (Natural Areas) of the Official Plan.  

The lands subject to the rezoning are designated ‘Rural Area’ but are subject to an 

evaluation as they are adjacent to the ‘significant woodlands’ and within 120 metres of the 

feature (17.1.6). From the completion of a site visit / assessment, there are scattered trees 

throughout the lands subject to the rezoning, with a large portion already cleared. Treed 

areas follow the boundary of the property and encompasses the remainder of the parcel. In 

accordance with the Official Plan policies and established Town requirements, an Arborist 

Assessment was completed for the application, as summarized in section 5 of this report. 

Due to the extent of the non-native or invasive species of trees on the property, ecological 

offsetting is proposed to plant native species of trees and shrubs, which would ultimately 

improve the woodlands feature and have a positive ecological impact.  

On Appendix 4 of the Official Plan, the lands are included in the  ‘Significant Groundwater 

Recharge Area’. The goal is to protect, preserve and improve the quantity and quality of 

ground water in Innisfil. These areas shall be protected to ensure the ecological and 

hydrogeological integrity of the watershed (15.3). As the subject application would facilitate 

future development and site alteration, water impacts was assessed through the Septic 

Bed Suitability Brief prepared for the application. The lands can accommodate private 

services without impacts on water resources or the groundwater recharge area.  
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The subject application would permit the creation of one new residential rural lot with one 

new detached residence, permitted by the Official Plan. Support and consistency with the 

policies of the Plan has been demonstrated.  

Based on our analysis, the subject application conforms to the Town of Innisfil Official Plan. 

 

6.6 LAKE SIMCOE PROTECTION PLAN (LSPP)  

The subject lands are located within the Lake Simcoe Region Conservation Authority 

(LSRCA) watershed Boundary. The application will be circulated and reviewed by the 

LSRCA.  

The LSPP aims to protect, improve or restore the elements that contribute to the ecological 

health of the Lake Simcoe watershed, including, water quality, hydrology, key natural 

heritage features and their functions, and key hydrologic features and their functions. In 

addition, the plan seeks to promote environmentally sustainable land and water uses, 

activities and development practices (County OP 3.13).  

The LSPP states that key natural heritage and hydrologic features contribute to the 

ecological health of the watershed, including significant woodlands (6.21). Development is 

not permitted within these key features unless it is subject to an evaluation to access the 

impacts (6.23/6.25). The Arborist Assessment evaluates the woodlands on the property 

and concluded that the lot primarily contains invasive species. With plans to replant the 

property with native species, a positive ecological impact is anticipated on the woodlands 

and associated ecosystem.  

For the proposed new lot, a private well and septic system are proposed, appropriate for 

the location and land uses. Refer to the Septic Bed Suitability Brief with the application.  

The subject lands are outside of a Settlement Area and is not considered a Major 

Development, therefore would not be subject to the Settlement Area and Major 

Development policies of the Lake Simcoe Protection Plan.  

The lands subject to the Zoning By-law Amendment (ZBA) are not within the LSRCA 

regulated areas, shown on Figure 6. 

No negative ecological impacts are anticipated as a result of the subject application and 

the creation of one new rural residential lot. 
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6.7 TOWN OF INNISFIL  ZONING BY-LAW        

The subject lands are currently zoned ‘Agricultural General (AG)’ in the Town of Innisfil 

Zoning By-law (080-13).   

The current zoning is reflected on Figure 7. 

The purpose of the subject Zoning By-law Amendment (ZBA) application is to rezone a 

portion of the lands to the ‘Residential Rural (RR)’ zone, to permit a future severance on 

the subject lands. A severance sketch has been included with the application (Figure 3), 

which further demonstrates the required setbacks of the ‘RR’ zone as a conceptual 

development envelope. Table 2 demonstrates conformity with the requested ‘RR’ zone for 

the proposed severed lot. 

A zoning comformity analysis is shown below on Table 1, demonstrating conformity of the 

existing ‘AG’ zone with the retained lot. There is one exception for lot area of the retained 

parcel, which does not meet the minimum lot area for a ‘AG’ zone lot, however this is a 

legally existing non-complying lot (3.25). The proposed severance would not impact the 

existing zone on the lands.   
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Table 1: Zoning Compliance Matrix – Retained Lot  
 

‘AGRICULTURAL GENERAL (AG)’ ZONE – RETAINED LOT 
 

PROVISION REQUIRED 
 

PROVIDED 

Permitted Uses 

Agricultural use, accessory 
buildings and structures, 
secondary agriclutral use, 
accessory second dwelling unit, 
home industry, single detached 
dwelling.  
 

No change - Single 
detached dwelling and 
accessory uses.  

Minimum Lot Area 40 ha.  19.2 ha. (existing lot) 

Minimum Lot Frontage 150 m. Approx. 222 m. 

Minimum Front Yard 10 m. Approx. 400 m. (no change) 

Minimum Interior Side Yard 10 m. Approx. 120 m. (no change) 

Minimum Exterior Side Yard 10 m. N/A 

Minimum Rear Yard 10 m. Approx. 220 m. (no change) 

Maximum Lot Coverage N/A No change.  

Maximum Building Height 11 m. > 11 m. 

 
Table 2: Zoning Compliance Matrix – Severed  Lot  

 

‘RESIDENTIAL RURAL (RR)’ ZONE – SEVERED LOT 
 

PROVISION REQUIRED 
 

PROVIDED 

Permitted Uses Single detached dwelling Single detached dwelling 

Minimum Lot Area 1,900 m2 3,039 m2 

Minimum Lot Frontage  30 m. 40 m. 

Minimum Front Yard 10 m.  < 10 m. 

Minimum Interior Side Yard 3 m. < 3 m. 

Minimum Exterior Side Yard 9 m. < 9 m. 

Minimum Rear Yard 10 m. < 10 m. 

Maximum Lot Coverage 25 % > 25 % 

Minimum Landscaped Open 
Space  
 

30 % < 30 % 

Maximum Building Height  11 m. > 11 m. 
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7.0 CONCLUSION  

The subject lands are currently zoned ‘Agricultural General (AG)’  by the Town of Innisfil 

Zoning By-law. The purpose of the Zoning By-law Amendment (ZBA) application is to 

rezone a portion of the subject lands to the ‘Residential Rural (RR)’ zone. The rezoning to 

the ‘RR’ zone would permit a severance on the lands, subject to a future Consent 

application. The Consent would create one (1) new rural residential lot, meeting all 

requirements of the ‘RR’ zone. The goal is to develop this lot with a residential dwelling for 

the current landowner and their family.  

Surrounding land uses are diverse, with a variety of rural residential, agricultural and 

residential uses. Through this report, it has been demonstrated that the proposed rezoning 

and future severance would maintain the land uses, compliment the rural character, and lot 

fabric of the area.  

The application has been examined against planning policy and good planning principles. 

Consistency has been demonstrated with the applicable plans and policies. The Planning 

Act supports the application as it encourages the orderly development of safe and healthy 

communities, and appropriate growth and development. The Provincial Policy Statement 

(PPS) and Growth Plan supports residential development on rural lands including lot 

creation, as it is locally appropriate and would provide for a full range of housing for all 

needs. The application proposes to maintain and enhance the natural features 

(woodlands), encouraged and supported by all plans. The County’s Official Plan 

encourages cost effective development and land uses, including limited residential 

development by consent on rural lands. The application has demonstrated consistency 

with the Town of Innisfil Official Plan and the Rural Area land use designation, as land uses 

are supported that maintain the rural character of the area and provide for a full range of 

uses. The designation further permits a single detached residence on a lot.  

It is our professional planning opinion that the subject application represents good 

planning. 

Respectfully submitted, 
Innovative Planning Solutions  

                                      
Cameron Sellers, BBA     James Hunter, BURPl.  

Associate      Senior Planner 
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APPENDIX 1: Proposed Severance Sketch 
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(Lands to be Severed)

Provision

Required
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Min. Lot Area

(Interior Lot)

1,900.0m

2

3,039.6m

2

Min. Lot Frontage

(Interior Lot)

30.0m 40.0m

Min. Front Yard 10.0m > 10.0m

Min. Interior Side

Yard

3.0m > 3.0m

Min. Exterior Side
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9.0m N.A.

Min. Rear Yard 10.0m > 10.0m

Max. Lot Coverage
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1 October 1, 2020 Add RR zone matrix; Identify building

envelope;

A.S.

2 November 5, 2020 Application A.S.
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TOWN OF INNISFIL ZONING BY-LAW 080-13 
 

BY-LAW NUMBER 2021-XXX 
 
 

A By-law of the Town of Innisfil to amend Zoning By-Law 080-13 by rezoning lands described as Part of 
Lot 26, Concession 12, in the Town of Innisfil, County of Simcoe, known municipally as 640 Mapleview 

Drive East, from the Agricultural General (AG) zone, to the Residential Rural (RR) zone.  
 

 
WHEREAS the Council of the Corporation of the Town of Innisfil adopted Motion 20-XXX. 
 
AND WHEREAS the Council of the Corporation of the Town of Innisfil has determined a need to rezone a 
portion of the lands known municipally as 640 Mapleview Drive East.  
 
AND WHEREAS the Council of the Corporation of the Town of Innisfil deems the said application to be in 
conformity with the Official Plan of the Town of Innisfil, as amended, and deems it advisable to amend By-
law 080-13. 
 
NOW THEREFORE the Council of The Corporation of the Town of Innisfil enacts the following: 
 

1. THAT the Zoning By-Law Schedule, is hereby further amended by rezoning a portion of the lands 
municipally known as 640 Mapleview Drive East, from the Agricultural General (AG) zone, to the 
Residential Rural (RR) zone. 
 

2. THAT Schedule “A” attached hereto forms part of By-Law 080-13 as amended; 
 

3. THAT the remaining provisions of By-law 080-13, as amended from time to time, applicable to the 
above described lands as shown on Schedule “A” to this By-law, shall apply to the said lands 
except as varied by this By-law.  
 

4. THAT this by-law shall come into force and effect immediately upon the final passing thereof.  
 

 
 
BY-LAW read a FIRST, SECOND, and THIRD time and finally PASSED this _____ day of 
____________ 2021. 
 

   
THE CORPORATION OF THE TOWN OF INNISFIL 
 

 
_________________________  
 Mayor 

 
 

_________________________  
 Clerk 
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