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Disclaimer of Responsibilities to Third Parties 
 

Skelton, Brumwell and Associates Inc. (SBA) prepared this report solely for the use of the intended 
recipient in accordance with the professional services agreement. The intended recipient is solely 
responsible for the disclosure of any information contained in this report. The content and opinions 
contained in this report are based upon the observations and/or the information available to SBA at 
the time of preparation. If a third party makes use of, relies on, or makes decisions in accordance 
with this report, said third party is solely responsible for such use, reliance or decisions. SBA does 
not accept responsibility for damages, if any, suffered by any third party as a result of decisions 
made or actions taken by said third party based on this report. This limitation statement is 
considered an integral part of this report. 

This report is produced and may be delivered as a digital file.  As the digital file transmitted to the 
intended recipient is no longer under the control of SBA, its integrity cannot be assured. As such, SBA 
does not guarantee any modifications made to this digital file subsequent to its transmission to the 
intended recipient. 
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Executive Summary  
 

This Planning Justification Report has been prepared by Skelton Brumwell & Associates Inc. (SBA) on 
behalf of our client Kim Yeaman in support of a proposed Zoning By-law Amendment at 2044 25 

Sideroad. The subject site is located within the Town of Innisfil and the Alcona settlement area. 

Our client’s goal is to rezone the subject lands to permit residential low-density on the northern lands 
of the lot and community services on the southern lands of the lot. The report will provide an 
overview of the development proposal and demonstrate that the proposed land uses would be 
keeping with the relevant Provincial, upper-tier and lower-tier municipality policies.  
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2044 25 Sideroad  
Zoning By-law Amendment Application 

Town of Innisfil 
 

1.0  Introduction  
Skelton Brumwell and Associates Inc. (SBA) has been retained Kim Yeaman to complete a Planning 
Justification Report relative to a Zoning By-law Amendment (ZBA) application, for lands located at 
2044 25 Sideroad in the Town of Innisfil.  

The purpose of the subject application is to rezone the subject lands, to permit the creation of one 
(1) new residential lot, subject to a future Consent application to the northern portion of the property. 
Additionally, to rezone the southern portion of the property to community service which would include 
an exception to allow for the already existing child care centre.  

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 
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2.0 Subject Lands and Surrounding Land Uses  
The subject lands are located at 2044 25 Sideroad in the Town of Innisfil. The property currently 
occupies approximately 98.5 m along 25 Sideroad and contains land holdings of approximately 0.8 
hectares (1.98 acres).  

The subject lands are located within the Settlement Area of Alcona. Currently there is a child care 
centre and accessory use on the southern side of the property which is intended to stay as a use 
within the proposed Community Space (CS-12) Zone.  

The subject lands are surrounded by: 

North: Residential East: Residential 
South: Residential West: Residential 

Figure 1 provides an aerial illustration of the subject lands and surrounding land uses.  

3.0 Description of Application 
 

The subject lands are designated Residential Low Density 1 (R1) and Community Space (CS) in the 
Official Plan and currently zoned Open Space (OS-6). Figure 2 and Figure 3 provide maps to show 
current zoning and land use designations. 

The client intends to dually rezone the lands to allow for future residential use for the northern 
portion of the lands and allow for more uses within the Community Service Zone within the southern 
portion of the lands with an exception to allow for a day nursery. Figure 4 provides the proposed 
zoning.   

The purpose of the subject Zoning By-law Amendment (ZBA) application is to rezone the northern 
portion of the lands to the ‘Residential 1 (R1)’ zone. Currently the client has no plans for what the 
residential properties will look like, but our client is happy to work with the Town to their satisfaction 
for future Consent applications. Additionally, the Community Services (CS-12) Zone will allow the 
client to maintain the current use and add more options for future uses.  

To facilitate this change, a ZBA will be required. 
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Figure 1 
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Figure 2 
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Figure 3 
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Figure 4 
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4.0 Policy Context and Analysis 
In Ontario’s hierarchical, policy-led planning system, planning proposals must be consistent with and 
conform to a variety of legislation and policy documents, including the Planning Act, the Provincial 
Policy Statement, the Growth Plan for the Greater Golden Horseshoe, the Greenbelt Plan, The Oak 
Ridges Moraine Conservation Plan, the Niagara Escarpment Plan, and other strategies and 
agreements, as applicable geographically.  

The following sub-sections provide an overview of applicable policies with regard to the proposed 
development. 

4.1 Planning Act, RSO 1990 
The Planning Act is provincial legislation which sets out the basis for land use planning in Ontario. 
Planning decisions must have regard for matters of provincial interest set out under Section 2 of the 
Act, including: 

(h) the orderly development of safe and healthy communities; 

(i) the adequate provision and distribution of educational, health, social, cultural and recreational 
facilities; 

(k) the adequate provision of employment opportunities; 

(l) the protection of the financial and economic well-being of the Province and its municipalities; 

(m) the co-ordination of planning activities of public bodies; 

(n) the resolution of planning conflicts involving public and private interests; 

(o) the protection of public health and safety; 

(p) the appropriate location of growth and development; 

(r) the promotion of built form that, 

(i) is well-designed, 

(ii) encourages a sense of place, and 

(iii) provides for public spaces that are of high quality, safe, accessible, attractive and vibrant; 

With the subject application, the creation of new residential lot represents logical development 
within an already residential area and land use compatibility would be maintained since the child 
care centre will remain. The proposed development would promote orderly development of safe and 
healthy communities, and protection of the financial and economic well-being of the Province and its 
municipalities  

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

4.2 Provincial Policy Statement, 2020 
The Provincial Policy Statement (PPS) is issued under Section 3 of the Planning Act and it contains 
overall policy directions on matters of provincial interest related to land use planning and 
development. All Official Plans and amendments thereto must be consistent with the PPS. The PPS is 
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divided into three broad sections: Building Strong and Healthy Communities, Wise Use and 
Management of Resources, and Protecting Public Health and Safety. 

Building Strong and Healthy Communities 

The subject lands are located within a Settlement Area in accordance with the PPS. Section 1.1.1 of 
the PPS states that healthy, liveable and safe communities are sustained by; 

a) promoting efficient development and land use patterns which sustain the financial well-being of 
the Province and municipalities over the long term;  

b) accommodating an appropriate affordable and market-based range and mix of residential types 
(including single-detached, additional residential units, multi-unit housing, affordable housing and 
housing for older persons), employment (including industrial and commercial), institutional 
(including places of worship, cemeteries and long-term care homes), recreation, park and open 
space, and other uses to meet long-term needs;  

c) avoiding development and land use patterns which may cause environmental or public health and 
safety concerns;  

d) avoiding development and land use patterns that would prevent the efficient expansion of 
settlement areas in those areas which are adjacent or close to settlement areas;  

e) promoting the integration of land use planning, growth management, transit-supportive 
development, intensification and infrastructure planning to achieve cost-effective development 
patterns, optimization of transit investments, and standards to minimize land consumption and 
servicing costs;  

f) improving accessibility for persons with disabilities and older persons by addressing land use 
barriers which restrict their full participation in society;  

g) ensuring that necessary infrastructure and public service facilities are or will be available to meet 
current and projected needs;  

h) promoting development and land use patterns that conserve biodiversity; and  

i) preparing for the regional and local impacts of a changing climate. 

Section 1.1.3 of the PPS recognizes that growth and development should be focused on the 
settlement areas, including intensification and compact form. The proposed change of use will allow 
for a greater amount of uses while maintaining the intent of the Town’s Official Plan. 

Section 1.3 of the PPS speaks to the employment opportunities and promotion of economic 
development and competitiveness. The proposed change of use will maintain child care services for 
working parents and jobs for child care providers. 

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. 
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Section 1.5 aims to ensure public spaces include but not limited to spaces and facilities to be safe 
and meet the needs of pedestrians and foster social interaction. The proximity of the maintained 
child care centre is completely walkable and useable to the surrounding residential uses.   

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 maintain child care services for working parents and jobs for child care 
providers.  

Wise Use and Management of Resources 

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. The subject land and the proposed changes will not impact 
any natural heritage features. 

Protecting Public Health and Safety  

Ontario's long-term prosperity, environmental health and social well-being depend on reducing the 
potential for public cost or risk to Ontario’s residents from natural or human-made hazards. This 
development does not foresee ant risk to public health or safety or of property damage.  

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).  

4.3  Growth Plan for the Greater Golden Horseshoe, 2020 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 (Growth Plan) is a long-term 
regional plan issued under the Places to Grow Act, 2005 to provide a framework for building strong, 
healthy communities, managing growth, protecting resources, and managing risks associated with 
natural hazards and climate change. The Growth Plan builds on the PPS to provide more detailed 
policies affecting the Greater Golden Horseshoe and to support a coordinated, integrated approach 
to planning. Official Plans and amendments thereto must conform with the Growth Plan. It is divided 
into four broad sections, including: Where and How to Grow, Infrastructure to Support Growth, 
Protecting What is Valuable, and the Simcoe Sub-Area. 

Where and How to Grow 

This section notes that better use of land and infrastructure can be made by directing growth to 
existing urban areas. Specifically, section 2.2 focuses on managing growth which encourages Cities 
and Towns to develop as complete communities. Applying the policies of this Plan will support the 
achievement of complete communities that:  

a) feature a diverse mix of land uses, including residential and employment uses, and 
convenient access to local stores, services, and public service facilities 

d) expand convenient access to: 

ii. public service facilities, co-located and integrated in community hubs 

Simcoe Sub-Area 
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Section 6 of the Growth Plan is focused on the County of Simcoe and the cities of Barrie and Orillia. 
The policies recognise and support the vitality of urban and rural communities in the Simcoe Sub-
Area. This lot is located in the Built-Up Area of Alcona in the Town of Innisfil. Alcona is a Primary 
Settlement Area in the Simcoe Sub-area. The Town of Innisfil is to direct a significant portion of 
population and employment growth forecasted to the appliable primary settlement areas (6.3.4). 

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

4.4 County of Simcoe Official Plan 
The upper-tier Official Plan is the broad planning document which deals with planning matters 
affecting all lower-tier municipalities within its jurisdiction. It provides direction for the development 
of lower-tier Official Plans and addresses cross-jurisdictional matters, such as transportation and 
infrastructure, growth management, and natural heritage. 

The subject lands are designated Settlement in the upper-tier Official Plan and is located within the 
primary settlement area of Alcona. The Plan’s strategy is to direct a significant portion of growth and 
development to primary settlement areas (3.5.1). Primary settlement areas are suitable for high 
intensification and density targets and are to develop as complete communities. These areas are to 
create attractive places to live through the development of high-quality urban form and public spaces 
(3.5.6). 

Applicable policies include: 

3.5.1 To focus population and employment growth and development within settlements, with 
particular emphasis on primary settlement areas, in accordance with the policies of this 
Plan. 

3.5.2 To develop a compact urban form that promotes the efficient use of land and provision 
of water, sewer, transportation, and other services. 

3.5.3 To develop mixed use settlements as strong and vibrant central places and to create 
healthy settlements and communities that are sustainable. 

3.5.4 To promote development forms and patterns which minimize land consumption and 
servicing costs. 

3.5.7. Residential, commercial, industrial, institutional, and recreational land uses shall be 
developed within settlement area boundaries on land appropriately designated in a local 
municipal official plan for the use. 

The subject lands are fully serviced and located within the primary settlement area of Alcona. The 
development of these lands as residential and community space zones will promote local business 
and employment as well as create a range and mix of housing options available in a primary 
settlement area. 

This application conforms to the County of Simcoe Official Plan and contributes to achieving the 
intensification and density targets in Alcona that promotes the creation of complete communities. 
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4.5 Town of Innisfil Official Plan 
The local Official Plan is the local planning document which provides a vision, land uses, and policies 
to direct growth and development at the lower-tier municipal level. It refines the direction of the 
upper-tier plan and includes matters of local planning interest.  

The subject lands are designated as Residential Low Density and Community Spaces in the local 
Official Plan.  

Permitted uses in the Residential Low Density include: 

• Single detached dwellings 
• Accessory second dwelling units 
• Places of worship 
• Elementary schools 
• Parks and recreation facilities 
• Convenience commercial uses including live/work units 
• Home occupations 
• Day nursery 
• Group homes 
• Utilities, emergency services and municipal uses 

Applicable policies include:  

10.2.1 The Residential Low-Density designations recognize residential development in Innisfil’s 
Primary Urban Settlement Areas and in Cookstown Village Settlement Area. The Residential low 
Density One designation recognizes primarily existing low density residential development and seeks 
to maintain its character. 

When further steps towards the development of housing within the Residential Low Density 
designation area takes place, the applicant will conform to the applicable policies of Innisfil’s Official 
Plan. 

Permitted uses in the Community Spaces include: 

• Schools 
• Places of worship 
• Government offices 
• Utilities 
• Municipal work yards 
• Emergency services including police stations, fire halls, ambulance stations 
• Nursing homes, retirement homes and long-term care facilities 
• Health and wellness facilities 
• Libraries 
• Day nurseries 
• Museums 
• Cultural facilities 
• Recreational facilities 
• Ancillary retail, food trucks/kiosk and coffee shops 
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• Community hubs 
• Service organization, including a legion 
• Community centres 

Applicable policies include: 

8.1 The function of the Community Space designation is to accommodate a range of public service 
facilities and community spaces within the town. 

8.3 The uses shall be easily accessible by active transportation and centrally located in community 
hubs where possible. 

The subject lot is located within close proximity to the Innisfil Beach Road that is to become a 
cohesive main street environment with various amenities. This lot is also located within close 
proximity to Innisfil Beach Park which encourages community programming and gathering. Both of 
these locations are Key Place Making Destinations and are located on either side of the subject land. 
The application would allow for public services that are centrally location within the primary 
settlement area of Alcona. 

The application is in line with the Designations set out by the Innisfil Official Plan. 

4.6 Town of Innisfil Zoning By-law  
The Zoning By-law is a legal document which implements the Official Plan through regulations 
affecting the erection, location, massing, uses, heights, and setbacks of buildings as well as parking 
and other implementation considerations.  

The subject lands are currently zoned Open Space (OS-6) in the Zoning By-law with an exception for: 

7.3.2.6 OS-6 (51-99) - Map No. 39 

a) In addition to the permitted uses of the OS Zone, and subject to all other provisions of this 
By-law except as stated otherwise, the lands zoned OS-6 may also be used for a daycare 
centre. 

b) Notwithstanding the requirements of Section 3.35, a total of eight parking spaces shall be 
provided for the exclusive use of the daycare centre when in operation, and such parking 
spaces shall be constructed and maintained with a stable surface which is treated to 
prevent the raising of dirt and loose particles. 

Permitted uses include: 

• Conservation Use 
• Outdoor recreation use 
• Park 
• Passive recreation 
• Public uses 

Applicable provisions include:  

Principal Use Open Space (OS) 
Minimum Lot area N/A 
Minimum Lot Frontage 15 m 
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Minimum Front Yard 6 m 
Minimum Interior side Yard 5 m 
Minimum Rear yard 8 m 
Maximum Lot coverage 40% 
Maximum Building Height 11 m 
Minimum Landscaped Open Space N/A 

 

This application proposes a Zoning By-law Amendment to create a Residential (R1) lot towards the 
north of the subject lands and a Community Service (CS-12) lot towards the south of the subject 
lands (Figure 4).  

The purpose of the Residential (R1) zone is to allow for a single detached dwelling in municipally 
services and privately services urban areas, on lots with a minimum frontage of 15 metres. 

Permitted uses include: 

• Group home 
• Public uses 
• Single detached dwelling 
• Accessory buildings and structures 
• Accessory Second Dwelling Unit 
• Bed and breakfast 
• Garden suite dwelling 
• Home occupation 

Applicable provisions for the Residential (R1) zone include: 

Principal Use Residential (R1): 
Minimum Lot area  600 m2 
Minimum Lot Frontage  15 m 
Minimum Front Yard 8 m 
Minimum Interior side Yard 1.2 m 
Minimum Rear yard 6 m 
Maximum Lot coverage 35% 
Maximum Building Height 9 m 
Minimum Landscaped Open Space 30 m 
Accessory Uses, Buildings and Structures 
Minimum Front Yard 6 m 
Minimum Interior Side Yard 1 m 
Minimum Exterior Side Yard 3 m 
Minimum Rear Yard 1 m 

 

The purpose of the Community Service (CS) zone is to provide for a wide range of institutional and 
community uses. 

Permitted Uses include: 

• Community centre 
• Indoor recreational centre 
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• Outdoor recreation use 
• Park 
• School 
• Public uses 
• Accessory buildings and structures 
• Accessory dwelling units 

Applicable provisions for the Community Service (CS) Zone include: 

Principal Use Community Service (CS): 
Minimum Lot area  1,000 m2 
Minimum Lot Frontage  15 m 
Minimum Front Yard 6 m 
Minimum Interior side Yard 5 m 
Minimum Rear yard 8 m 
Maximum Lot coverage 40% 
Maximum Building Height 12 m 
Minimum Landscaped Open Space 20% 
Other Where a rear or interior side yard abuts a 

Residential Zone, the abutting minimum rear or 
interior side yard be 9 m. 

 

This application requests a Zoning By-law Amendment in order to allow for a low-density residential 
lot and maintain the current exception for a daycare centre use within the proposed Community 
Service Zone which would provide further opportunities for additional community facilities in the 
future.  

The Residential (R1) Zone will provide suitable space within the settlement area of Alcona to supply 
housing options to the community. There are currently no detailed plans for the proposed residential 
lot, but the applicant will adhere to the zone regulations when future development take place. The 
current day nursery conforms to the zoning regulations of the Community Service exception (CS-12) 
Zone and any future additional development will conform to the other permitted uses as well.  

5.0 Conclusion 
The proposed development of 2044 25 Sideroad requires a Zoning By-law Amendment to rezone 
from Open Space (OS-6) to Residential (R1) and Community Service (CS-12) zones on the subject 
lands. In our professional opinion the Zoning By-law Amendment is a minor change to the subject 
lands and is consistent with the Town of Innisfil Official Plan. The Zoning By-law Amendment will 
allow for the future development of housing and public facilities within the primary settlement area 
of Alcona as well as allow the subject lands to maintain the current day nursery. In conclusion, the 
proposed development represents good planning and is consistent with the PPS, conforms to the 
Growth Plan, County of Simcoe Official Place, and the Town of Innisfil Official Plan. 

Based on the analysis above, we respectfully recommend the Zoning By-law Amendment be adopted. 

All of which is respectfully submitted, 

SKELTON, BRUMWELL & ASSOCIATES INC. 
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Per:   

                                                                 

Michael Wynia, MCIP, RPP                                                Marissa Handley BES 
Partner, Senior Ecologist and Planner   Planner 
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