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EXECUTIVE SUMMARY 

Malone Given Parsons Ltd. was retained by Friday Harbour Resort Holdings Inc. to provide a planning 

analysis and opinion regarding the proposed addition of approximately 1,000 resort residential units to 

the 1,600 currently approved for the Resort.  Friday Harbour Resort, formerly known as the Big Bay Point 

Resort, is located on the shores of Lake Simcoe at Big Bay Point in the northeast area of the Town of 

Innisfil. The site area is approximately 239 hectares (590 acres), generally bounded by Lake Simcoe to the 

east, Thirteenth Line to the south and Big Bay Point Road to the west and north. 

This report accompanies applications to amend the County of Simcoe Official Plan, the Town of Innisfil 

Official Plan – specifically, Official Plan Amendment 17 (OPA 17) to the Town of Innisfil Official Plan, also 

known as the Big Bay Point Resort Secondary Plan - and Innisfil Zoning Bylaw 029-05, as amended, to 

increase the permitted number of resort residential units to 2,600 units and increase the overall number 

of combined hotel and resort residential units to 3,000. Complementary amendments to the Big Bay Point 

Secondary Plan are sought to clarify the location of and type of amenity uses, to update the roads network 

and enable more on-site parking, and to refine the phasing policies to align with the applicable zoning. 

This report assesses the consistency and conformity of the proposed amendments with the planning 

framework defined by Provincial, County, and Town level policy. 

Both the Provincial Policy Statement 2014 and the Growth Plan for the Greater Golden Horseshoe 

promote resource-based recreational uses on rural lands. The development applications are consistent 

with and conform to these policy documents.  

Review of conformity with the Lake Simcoe Protection Plan (LSPP) concludes that the proposed 

amendments have regard to and conform with the relevant policies as there will be no impact on 

significant natural heritage features, including watercourses or wetlands, on site or on the surrounding 

lands, the stormwater management plan meets the LSPP objectives and there will be a net decrease in 

phosphorus loadings from the property compared to predevelopment loadings. 

The County of Simcoe Official Plan designates Friday Harbour as Special Development Area: Big Bay Point 

and contains a Special Development Area policy providing for the key components of the Resort. The Town 

of Innisfil Official Plan includes a site-specific policy for Friday Harbour which outlines general objectives 

and notes that the Resort will be implemented through amendments to the Official Plan and Zoning By-

law and through development applications.  

The Big Bay Point Resort Secondary Plan provides a more detailed planning framework for the Resort, 

outlining goals and objectives, and prescribing the development program in terms of unit permissions and 

requirements for facilities and amenities.  It defines a 2,000 total unit maximum to be comprised of a 
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minimum of 400 hotel rooms and a maximum of 1,600 resort residential units and provides for substantial 

commercial, recreational, and other resort amenities like an 18-hole championship golf course and a 

marina with up to  1,000 boat slips. In addition, it provides for a substantial nature reserve in an 

environmental protection zone comprising almost 90 hectares with over 30,000 square metres of the 

property dedicated to recreational trails. 

The Big Bay Point Resort Secondary Plan was approved in 2007. While the approved Plan has served very 

well in enabling the delivery of the Resort as it stands today, experience is showing that there is unrealized 

opportunity to attract more users to the site, to the Town of Innisfil, and to the County of Simcoe.  It has 

become clear that the lands approved for development within the Marina Village District area of the 

Resort can be further optimized to accommodate additional resort units.  

The proposed additional development will support many of the Town’s goals and objectives as set out in 

its Official Plan.  These include providing resort facilities, amenities, and recreational and employment 

opportunities, ensuring net positive fiscal impacts to the Town, and establishing a destination resort while 

ensuring the protection of natural heritage features and functions. The proposed amendments support 

planning and economic development aspirations defined in the County and Town Official Plans, and in 

their respective strategic vision and economic development documents. 

In connection with the applications, a number of studies have been prepared by the Resort’s consultant 

team, including the following:  

• Friday Harbour Resort: Analysis of Economic and Fiscal Impacts, prepared by Altus Group 

• Transportation and Parking Assessment, prepared by BA Group 

• Official Plan Amendment/Zoning By-law Amendment and Natural Heritage Assessment, Friday 

Harbour Resort, prepared by Beacon Environmental Limited 

• Revised Phosphorus Budget for Friday Harbour Resort, prepared by Hutchinson Environmental 

Sciences Ltd. 

• Amenity Study Report for Friday Harbour, prepared by Nicholls & Associates Limited 

• Functional Servicing and Stormwater Management Report, prepared by SCS Consulting Group 

• Friday Harbour Commercial Needs Assessment, prepared by urbanMetrics Inc. 
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 Based on our analysis and our review of these supporting studies, it is our opinion that the proposed 

amendments conform to/are consistent with Provincial, County and Town policies and represent good 

planning in the public interest. 
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1.0  
INTRODUCTION 

Section 1 of this report provides an overall description of the proposed amendments and 

outlines the organization of the report. 

1.1 Purpose 

This report is submitted to accompany and support applications for amendments to the County of Simcoe 

Official Plan (“COP”), the Town of Innisfil Official Plan (“IOP”), OPA 17 - the Big Bay Point Resort Secondary 

Plan (“Secondary Plan”), and Town of Innisfil Zoning By-Law No. 029-05 (“ZBL”) for the Big Bay Point Resort 

Secondary Plan Lands, as amended (see Appendix 1 to 3). The purpose of this report is to describe the 

facts, assessment, and opinions supporting our conclusion that approving the requested amendment 

applications (collectively referred to as the “Amendments and/or the “Applications”) conform to and is 

consistent with applicable policy and plan documents and would implement good planning in the public 

interest. 

The Applications seek to amend the COP, Secondary Plan, and ZBL to increase the number of resort 

residential units in the Resort from 1,600 to 2,600, all within the existing Marina Village District area. As 

the Master Plan for Friday Harbour comes to fruition through the detailed planning stages, it has become 

clear that there are additional opportunities to provide for a more efficient pattern of development and 

increase the number of approved resort residential units to respond to market demand, while protecting 

natural heritage, enhancing fiscal benefits, assuring adequate transportation and parking capacity and 

maintaining the necessary balance of commercial and recreational amenity space on-site. Complementary 

amendments are also proposed to provisions of the Secondary Plan and ZBL to clarify the policies and 

locations for amenity space, refine the phasing policies to include the additional 1,000 resort residential 
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units and bring the phasing policies in line with the approved zoning, remove the previous phasing 

schedule (requiring concurrent amendments to the IOP) and refine the road network Schedule. 

1.2 Organization of the Report 

The report is organized in six major sections.  

Section 1.0 provides the preceding overview of the purpose of the proposed Amendments and the 

structure of this report.  

Section 2.0 provides the location and context of Friday Harbour and its existing and proposed amenities 

and programming. It then describes the role of Friday Harbour within the Town, as recognized in the 

Town’s Tourism Destination Management Plan.  

Section 3.0 provides an overview of the Amendments that are required to facilitate the proposed resort 

residential units.  

Section 4.0 analyzes the proposed Amendments in the context of the current planning policy framework. 

This review includes the Provincial Policy Statement, Growth Plan for the Greater Golden Horseshoe, Lake 

Simcoe Protection Plan, Simcoe County Official Plan, Innisfil Official Plan, and guiding provisions of the 

OPA 17 Secondary Plan itself.  The review also considers the proposal’s fit with County and Town level 

strategic plans and economic development strategies. 

Section 5.0 summarizes the studies prepared in connection with the proposed amendments which 

demonstrate that the amendments are appropriate with respect to resort users’ access to amenities and 

facilities as well as the environmental, transportation, parking, servicing and other functional areas 

assessed in accordance with the requirements defined through pre-consultation with the County and 

Town.   

Section 6.0 summarizes the preceding work and presents our planning opinion that approving the 

requested amendment Applications would conform/be consistent with applicable provincial, County and 

Town policies and plans, and would implement good planning in the public interest. 
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2.0  
LOCATION AND CONTEXT 

This section provides a description of the subject property and details of the approved 

Friday Harbour resort community, including key characteristics and its important 

contribution in the Town as a tourism destination.  

2.1 Friday Harbour Resort Location 

Friday Harbour is located on the shores of Lake Simcoe south of Big Bay Point, in the northeast area of the 

Town of Innisfil (‘the Town”).  

The lands are approximately 239 hectares (590 acres) in area and are owned by Friday Harbour Resort 

Holdings Inc. The lands are generally bounded by Lake Simcoe to the east, Thirteenth Line to the south 

and Big Bay Point Road to the west and north. The lands are legally described as Part of Lots 26, 27, 28, 

29, and 30, Concession 13, in the Town of Innisfil, County of Simcoe.  

Thirteenth Line is identified in the IOP as a local road with a minimum right-of-way of 20 metres and Big 

Bay Point Road is a major collector road under the Town’s jurisdiction with a minimum right-of-way of 26 

metres.  

2.2 Overview of Friday Harbour Resort 

In December 2007, the Ontario Municipal Board (“Board”) approved Official Plan Amendment No. 5 to 

the County of Simcoe Official Plan and Official Plan Amendment No. 17 to the Town of Innisfil Official Plan, 

being the Big Bay Point Resort Secondary Plan (as noted above, the Resort is now referred to as Friday 

Harbour). Draft Plan approval was also obtained through the 2007 Board Order and the subdivision plan 

was registered as Plan 51M-997 in 2012.  
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Friday Harbour is a four-season resort community designed as a marina-focused tourist village with a mix 

of medium and high-density resort residential units and a range of resort commercial uses and resort 

recreational amenities. The Resort was conceived to be one of the largest and most attractive marina-

based resort communities in Canada. The approved Master Plan envisioned a resort community consisting 

of an 18-hole championship golf course and marina with up to 1,000 boat slips, and a maximum of 2,000 

resort units, with a minimum of 400 hotel units and a maximum of 1,600 resort residential units. In 

addition, the Master Plan envisioned a minimum of 8,000 square metres of retail and service commercial 

uses and a minimum of 3,000 square metres of recreational amenities to serve resort owners, renters and 

visitors to Friday Harbour.  Complementary resort elements include a pedestrian boardwalk, live-

performance theatre, conference facilities, and an environmental nature preserve area and recreational 

trails, among others.  

Today, the construction of Friday Harbour is well underway, and a number of key buildings, features, 

resort residential units and amenities are constructed, operational and occupied. The first recreational 

amenity (The Beach Club) opened in 2017, along with over seven kilometers of trails in the nature preserve 

now completed and available for use. It is anticipated that the commercial (retail and restaurant) uses 

(3,886 m2 of commercial indoor space and 1,340 m2 of patio space) along the marina boardwalk will be 

open and approximately 825 additional resort residential units will be occupied by the end of 2018. The 

golf course is also expected to open in 2018. 

While the approved Plan has served very well in enabling the delivery of the Resort as it stands today, 

experience is showing that there is unrealized opportunity to attract more users to the site, Town and 

County.  Friday Harbour has experienced strong market demand for its resort residential units. The total 

resort offering has helped to shift market preferences from low-density cottages on large lots to a 

compact built form of non-permanent occupancy in the form of townhouses and low‐rise apartments with 

access to a long list of attractive amenities. As detailed planning has progressed it has become clear that 

the Friday Harbour lands and infrastructure can be further optimized to accommodate additional resort 

units.  This can occur within the approved development footprint within the Marina Village District area, 

while maintaining ample site opportunity for hotel space and facilities and recreational and commercial 

facilities, and with no impingement upon lands set aside for natural and recreational open space and other 

amenity areas.  

On this basis, Friday Harbour Resort Holdings Inc. is proposing to amend the COP, the Secondary Plan and 

the ZBL to permit an increase in the total number of resort residential units from 1,600 to 2,600. The 

minimum number of hotel units will remain unchanged at 400 units, for a total proposed resort 

hotel/resort residential build-out of 3,000 units. An amendment will be required to accommodate the 

proposed parking structure.  
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This planned increase will support many of the goals and objectives set out in the IOP and Secondary Plan 

regarding provision of resort facilities, amenities, recreational and employment opportunities, will ensure 

net positive fiscal impacts to the Town, and will create a more vibrant resort community while ensuring 

the protection of natural heritage features and functions. In addition, the proposed amendments will 

permit recreation uses, grade related retail and service commercial uses and conference facilities in 

various land use designations to provide a range of resort amenities and meeting opportunities with 

accessibility throughout the Resort. 

2.3 Friday Harbour’s Contribution to Tourism Infrastructure in Innisfil 

and Simcoe County  

In the words of Innisfil’s Tourism Destination Management Plan, completed in March, 2017, Friday 

Harbour Resort is “poised to become the region’s primary tourism destination”. This Management Plan 

identifies a limited supply of overnight accommodation in the Town which “negatively impacts the Town’s 

ability to grow tourism revenues into the future”. The Plan states that the Town “must explore and fully 

embrace the opportunities associated with Friday Harbour to grow the popularity, attractiveness and 

appeal of features available at FH [sic] and in the broader community.”  It devotes several pages to 

identifying strategies by which the presence of the Resort can be leveraged to grow other tourism-driven 

opportunities in the Town. 

The Resort will play a significant role in fulfilling the Town’s and County’s strategic and economic 

development aspirations, which are expressed in various County and Town reports.  The County’s 2014 

Strategic Plan 1 notes that “[i]t is often noted that despite the County’s diverse attractions and close 

proximity to large markets, it is still seen as a pass-through and not an ultimate destination”.  That Plan 

identifies its Economic & Destination Development Goal as follows: 

 Create and strengthen partnerships with key stakeholders to develop economic 

opportunities in response to the changing demographics of the County and to provide a 

rich cultural experience for both local residents and tourists visiting the area. 

The fourth enumerated Goal of the County’s 2011 Economic Development Strategic Plan2 is to “[s]upport 

growth in regional tourism, agri-tourism and cultural development, as follows:  

The County will be recognized provincially and nationally for its thriving tourism and 

cultural industries, with communities that offer a diverse range of rural, recreational and 

cultural experiences.” 

                                                           
1 County of Simcoe Strategic Plan: Looking Towards 2024, dated June 2014 
2 County of Simcoe 10-Year Economic Development Strategic Plan, June 2011 
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The Town’s Community Strategic Plan “Inspiring Innisfil 2020”3 includes the following expressions of the 

Town’s Mission, Vision, Goals and Objectives: 

• The Community Mission speaks to “a community that is easy to get to and hard to leave”; 

• The Community Vision aspires to “grow into a vibrant, active, sustainable and multicultural 

community that offers engaged places, engaging activities and …. essential connections….”; 

• “Promot[ing] Economic Development” is a key objective under the Growth Goal.  

• “Grow[ing] Recreation Opportunities” and “Promot[ing] Tourism”  are important objectives 

identified under the “Connect” Goal while objectives under the “Sustain” Goal address the desire 

to “Ensure Financial Sustainability”, “Promote Environmental Sustainability” and “Sustain 

Infrastructure”. 

• Sub-objectives detailed under the heading “Promote Tourism” over the 2017-2020 period in the 

Community Strategic Plan aspire to “Promote and encourage the enhancement of destination 

places and activities throughout out the Town” and “Promote and encourage the development of 

appropriate tourism facilities, including restaurants, shops, accommodations and recreation 

providers.”   

• Sub-objectives detailed under the heading “Sustain Infrastructure” over the 2017-2020 period 

aspire to “Ensure optimal utilization, relevance and value of existing infrastructure before investing 

in the development of new infrastructure.” 

These goals highlight the alignment between Friday Harbour Resort and municipal aspirations for 

economic development.  As detailed in the sections that follow, this report concludes that the proposed 

increase in resort residential unit potential will further strengthen that alignment. 

 

 

  

                                                           
3Town of Innisfil Community Strategic Plan: 2017-2020 
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3.0  
PROPOSED DEVELOPMENT AND 

AMENDMENTS 

This section of the report describes how the proposed increase in resort residential 

unit permissions would be achieved and the nature of the Amendments to the 

County of Simcoe Official Plan, Secondary Plan and Zoning By-law considered 

necessary to enable it.  Complementary amendments are also outlined as well as 

proposed modifications to Phasing   

3.1 Proposed Development 

Friday Harbour Resort Holdings Inc. is proposing to increase the resort residential units by approximately 

1,000, bringing the total resort units to 3,000 overall. This proposal is at the heart of the Applications, and 

is complemented by a series of additional amendments to secure and support the larger development 

concept.  These are outlined below.  The proposed COP, IOP, Secondary Plan and ZBL amendments are 

described in the next section, and detailed in Appendices 1 to 3.  

As introduced earlier, opportunity exists to optimize site development and maximize the tourism potential 

for the Resort. This can be achieved within the footprint of the Marina Village District, without impact to 

environmental, servicing and other infrastructure and objectives, and without impact to the quality of the 

visitor experience.  This last point is critical to fulfilling commitments to current unit owners as well as to 

the sustainable success of the Resort, and is specifically addressed below. 

The proposed increase in unit potential would be enabled through a distribution of intensification in 

Precincts ‘A’, (new-mid-rise units), ‘C’ (stacked townhome units) and ‘I’ (mid-rise units and townhomes) 

(Figure 1, Table 1).   
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Figure 1 Friday Harbour Resort Master Plan 

 
Source: Friday Harbour Resort Holdings Inc. (2017) 
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Table 1 Friday Harbour Unit Distribution 

 
Source:  Friday Harbour Resort Holdings Inc. (2017) 

Amendments to the Secondary Plan’s maximum unit permissions, and the unit distribution described in 

its Table 1, are proposed to enable the increase in unit potential.  There are no other designation- or 

precinct-specific unit targets or caps that need to be modified.  

With regard to other changes to the plan structure, layout or detail, the following amendments are 

proposed: 

• Modifications to the footprint and permitted height of the parking structure in the northeast 

corner of the plan in order to support the new units and the planned commercial and other resort 

amenities, which go above and beyond minimum requirements.   
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• Modifications to road structure in the easterly and northerly areas of the plan, to support an 

extension of the pedestrian boardwalk along the eastern shore of the marina, revised access to 

the “Beach Condo” area, and improved circulation in the “North Village” area. 

• A new policy to permit refinements to the road pattern should they be determined to be required 

through detailed design. 

Amendments are also proposed to modify the development phasing policies including modifications to 

reflect the phasing of the additional units.  Schedule ‘Q’ would be deleted and the detailed phasing policies 

in the text of the Secondary Plan and ZBL would adequately govern the phasing of the development to.    

3.1.1 Resort Amenities and Facilities 

The Secondary Plan requires delivery of a number of recreational amenities and facilities to ensure that 

the development concept is realized as a true resort.  These include provision of: 

• The resort golf course and clubhouse; 

• The resort marina, with a maximum of 1,000 boat slips; 

• A minimum of 400 hotel rooms; 

• A minimum of 5,000 square metres of conference facilities;  

• A minimum of 8,000 square metres of retail and service commercial uses;  

• A minimum of 3,000 square metres of recreational facilities; and, 

• A 300-seat theatre. 

The golf course and clubhouse will be ready for play in 2018. Docks have been delivered for installation 

and the marina will be operational in the spring of 2018. Resort hotel and attendant conference space 

remains a commitment and is pending completion of a greater critical mass at the Resort.  Studies have 

been undertaken to ensure amenities, including commercial uses, are sufficient to appropriately serve 

existing and future owners and visitors, factoring in the proposed additional 1,000 units.  

Friday Harbour Resort Holdings Inc. commissioned two studies to address this question: 

• A Commercial Needs Assessment, prepared by urbanMetrics Inc.; and  

• An Amenity Study Report, prepared by Nicholls & Associates Limited. 
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Each considered the amount of related space that is either built or planned to be built relative to the 

minimum requirements in the Secondary Plan and ZBL, and its adequacy relative to the additional 

residents.  The Commercial Needs Assessment Report documented an important functional contribution 

of outdoor vs. exclusively indoor space and were of the opinion that it is important to include both 

enclosed and outdoor retail and service commercial space in assessing commercial needs. It was their 

opinion that outdoor space is a valuable asset that is increasingly demanded by retailers as part of their 

main retail operation, and as such is not haphazard, but is planned, organized and managed to the same 

degree as indoor space.    They concluded that the quantum of total commercial space and total amenity 

space to be supplied is far in excess of the minimums, and more than sufficient to adequately serve the 

new increments of residents and visitors. 

The Commercial Needs Assessment identified an ultimate build-out, as currently proposed, of 16,600 

square metres of indoor and outdoor retail/service commercial space (see Table 2).  The anticipated 

retail/service commercial space significantly exceeds the requirement of 8,000 square metres required in 

the Secondary Plan. urbanMetrics Inc. concludes that even with the additional 1,000 resort residential 

units there is no need for additional retail / service commercial space. Instead, these additional units will 

help to support the planned commercial space. Currently, approximately 8,240 square metres (88,700 

square feet) is already constructed, with an additional 2,260 square metres (24,300 square feet) under 

construction. Thus, Friday Harbour already meets the minimum commercial requirement within the 

Secondary Plan and Zoning By-law. Further, given the amount of commercial space now planned, the 

proposed additional units will not skew the ratio of users to retail/commercial space that was anticipated 

at the initial approval stage. Additional residents will also help support retail in other parts of Innisfil.  

In addition to the golf course and clubhouse, marina and nature preserve, amenity spaces are and will be 

distributed throughout the resort and include the following: 

• Retail/commercial uses along the boardwalk and pier, and within the hotel(s), clubhouse, theatre, 

beach club, Lake Club and harbour master plaza;  

• Public gathering and look-out places such as at the event plaza and pier; 

• Recreational and social uses such as pools and tennis courts within the resort residential areas, as 

well as at the Beach and Lake Clubs, proposed tennis club, and active play facilities;  

• Passive uses such as courtyards, mews, or trails within the nature preserve in the environmental 

protection area; and  

• Entertainment uses such as the amphitheatre.  
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The development will provide private and public amenities to serve resort owners, renters, and visitors 

with an intent to balance access to the amenities between these users. For example, the Beach Club is 

intended for member access; however, there will be public access to the adjacent beach and to limited 

facilities within the club. 

Subsequent to the initial Secondary Plan approval, further amenity spaces have been specified through 

the owner’s commitment to create a significant and attractive resort, resulting in a scale of amenity spaces 

that was not previously anticipated.  Amenities that were not mandated in the Secondary Plan and Zoning, 

such as 8,110 metres of natural trails within the Environmental Protection Area, have also been included 

at Friday Harbour. Programs to activate the available space are being developed, such as working with the 

Lake Simcoe and Region Conservation Authority to provide educational experiences in the Environmental 

Protection Areas. Additional amenities planned (or already provided) include the provision of a Beach Club 

and Lake Club plus swimming pools, a volleyball area, basketball area, and organized beach activities and 

rentals. Additionally, tennis courts and a tennis club are planned and this winter, Friday Harbour also 

added a temporary skating rink for use by resort owners, renters, visitors, and the general public.  

As documented in the Amenity Study Report by Nicholls & Associates, the built or planned inventory of 

indoor and outdoor recreational and social amenity spaces is 170,430 square metres, plus an additional 

902,321 square metres associated with the golf course, marina and trails and environmental protection 

area (see Figure 2).  Their Report concludes that the existing and planned amenity space is more than 

sufficient to serve the increase in resort residential units.  Even with the increase of 1,000 resort 

residential units, the amount of planned amenity space per resort residential unit far exceeds that which 

is required in the Secondary Plan and ZBL.  
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Table 2 Retail/Service Commercial Areas 

 

Source: urbanMetrics Inc.– Friday Harbour – Commercial Needs Assessment, Figure 2 (December 2017) 

SM SF

Retail/Service Commercial 16,642 179,119

Indoor Space 8,273 89,033

Outdoor Space 8,369 90,087

Commercial Retail 

Phase 1 2,133 22,960

Phase 2 1,753 18,869

Retail Patios 1,340 14,424

Pier Retail & Walkway (50% of total space) 805 8,665

Event Plaza (25% of total space) 341 3,673

Golf Clubhouse

Lounge & Concession 245 2,637

Pro Shop 20 215

Golf Clubhouse Patio 243 2,616

Beach Club

Restaurant 370 3,983

Restaurant Patio 440 4,736

Beach Club Pool Bar 310 3,337

Harbour Master

Retail 148 1,593

Fuel Retail Area 1,548 16,663

Fuel Docks and Pump Station 802 8,633

Hotel

Restaurant 635 6,830

Nordic Spa - Indoor 1,269 13,660

Nordic Spa - Outdoor 1,820 19,590

East Shore Condos

Retail 280 3,000

Lake Club

Restaurant/Retail 900 9,688

Pool Bar 210 2,260

Outdoor BBQ Area 530 5,705

Restaurant Patio 390 4,198

Cabana 110 1,184



FRIDAY HARBOUR RESORT – OFFICIAL PLAN AND ZONING BY-LAW AMENDMENTS 

PLANNING OPINION REPORT DECEMBER 2017 

 

  

18 MALONE GIVEN PARSONS LTD.  

 

Figure 2 Friday Harbour Resort Amenity Space 

 

Source: Friday Harbour Holdings Inc. (2017) 
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Overall, it is clear that Friday Harbour is anticipated to deliver a significant amount of amenity space which 

exceeds the needs of the original 2,000 resort units, and can support the additional 1,000 resort 

residential units. 

The nature, functionality and distribution of the retail, service commercial and amenity spaces require 

additional Secondary Plan and ZBL amendments to implement additional amenity opportunities.  In 

general, new amendments are sought to recognize the important contribution of outdoor spaces in 

providing desired retail and service commercial and recreational uses and experiences, and to optimize 

locations available for a range of recreational, commercial and meeting opportunities, enhancing  

accessibility for resort owners and visitors.. Through the refinement of policy / regulation concerning the 

location of commercial, conference and recreational uses, the Resort will be able to provide optimal 

access and opportunities for all resort users.  

3.2 County Official Plan Amendment 

An amendment to Section 3.14.1 of the COP is required to facilitate the proposed development. The 

proposed units will be serviced by municipal water and wastewater services and the existing public 

collector road (‘Friday Drive”) and surrounding road network. 

While continuing to recognize the overall structure of the Resort and its various integral components to 

ensure its appropriate function as an important tourist destination within the County, the proposed 

Amendment deletes references to maximum and minimum statistics including the resort unit count, 

leaving the details regarding space and unit requirements to the Secondary Plan (which Secondary Plan is 

subject to the County’s approval).  

A proposed County official plan amendment is contained in Appendix 1. 

3.3  Official Plan and Secondary Plan Amendment 

The proposed Amendment to the IOP is to delete references to Schedule ‘Q’ Development Phasing Plan 

recognizing that this Schedule is no longer necessary to implement resort development phasing, given the 

detailed phasing policies are contained in the Secondary Plan.  

The proposed Amendment to the Secondary Plan is to permit an additional 1,000 resort residential units 

to be built within the approved footprint of the Marina Village District to be serviced by municipal water 

and wastewater services. 

It further modifies policy text to refine the areas where resort commercial, conference facilities and 

recreational amenities may be located, clarifies the important role of outdoor spaces in delivering or 
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supporting retail and service commercial and recreational uses, permits the refinement of the road 

network to better align with the detailed design, accommodates sufficient parking on site, and better 

describes the intended distribution of unit forms and related uses. The Amendment proposes to refine 

the phasing policies in the Secondary Plan to include the additional 1,000 resort residential units within 

the phasing program, to ensure the delivery of resort amenities and residential units in a co-ordinated 

and efficient manner while recognizing market needs and expectations and to bring the phasing in the 

Secondary Plan in line with the phasing in the approved zoning.  Schedule ‘Q’ Development Phasing Plan 

is proposed to be deleted as it is no longer necessary, given the detailed phasing policies which sufficiently 

address the appropriate phasing of the development without the need for a Schedule. This requires a 

concurrent amendment to the IOP to delete reference to Schedule “Q”.  

The proposed Amendment generally consists of the following: 

• Permitting an additional 1,000 resort residential units within the Marina Village District; 

• Recognizing the role of outdoor spaces in delivering retail and service commercial and 

recreational uses; 

• Allowing for the full range of recreational, retail and service commercial uses to be located in a 

broader range of designations; 

• Refining areas within which grade-related retail and service commercial uses will be required; 

• Refining the details of the roads structure in the northerly and easterly portions of the Marina 

Village District to better align with the current design while at the same time providing greater 

flexibility in modifying the road plan should it be determined to be required through detailed 

design; 

• Permitting conference facilities in various land use designations to provide a greater range of 

meeting opportunities with accessibility throughout the Resort while fully delivering on the 

requirement to provide the conference facilities;  

 

• Increasing the height of the parking structure from two stories to three stories to ensure that 

the parking requirements can adequately be accommodated.  

 

• Modifying the proposed phasing policies. The phasing policies recognize the importance of 

providing the majority of required recreational and resort amenity space prior to completion of 

resort residential units. The policies provide some flexibility in the timing for delivery of a 

portion of the hotel and conference facilities to recognize market needs as the resort develops. 

Two hundred hotel units and 2,700 square metres of hotel and conference space is required to 

be provided prior to the completion of resort residential units. However, should the market not 
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support the delivery of the final 200 hotel units and 2300 square metres of conference space 

prior to the available market for the last phase of residential resort units, the last phase of resort 

residential uses should not be prohibited from proceeding. The balance of this space must be 

provided, within a timeframe dictated by market conditions. The ability to accelerate the 

construction of resort amenities and commercial uses, including hotel and conference space, at 

any time, is maintained.   

Modifying Schedule ‘O’ Land Use Plan and Schedule ‘P’ Internal Road Network to better describe 

the intended distribution of unit forms and related uses, and the now proposed roads structure 

for the northerly and easterly portions of the Marina District; and, 

• Removing the current Schedule ‘Q’ Development Phasing Plan recognizing that this Schedule is 

no longer necessary to implement resort development phasing, given the detailed phasing 

policies. 

A proposed official plan amendment to the Town’s Official Plan is contained in Appendix 2. 

3.4 Zoning By-law Amendment 

To implement the aforementioned County and Town Official Plan Amendments, an amendment to the 

ZBL is also required to reflect the additional resort residential units and provide for a broader range of 

locations for uses within the Marine Village District.  

The proposed Zoning By-law Amendment modifies existing regulations to reflect and implement the 

changes proposed to the COP, IOP and the Secondary Plan. 

 A proposed zoning bylaw amendment is contained in Appendix 3. 
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4.0  
PLANNING ANALYSIS 

This section of the report assesses the proposed Applications for consistency with 

the Provincial Policy Statement (2014) and conformity to the Growth Plan for the 

Greater Golden Horseshoe, 2017, the Lake Simcoe Protection Plan, County of Simcoe 

Official Plan, the Town of Innisfil’s Official Plan (the Big Bay Point Resort Secondary 

Plan) and the Town of Innisfil’s Zoning By-law Amendment 029-05, as amended. The 

section presents conclusions regarding conformity/consistency, and whether 

approving the Applications represents good planning in the public interest. 

4.1 Provincial Policy Statement 

The Provincial Policy Statement, 2014 (“PPS”) provides long-term guidelines for the development of 

livable and healthy communities. All planning decisions “shall be consistent with” the policies of the PPS. 

On rural lands, which are lands outside the settlement boundary and also outside prime agricultural areas, 

such as Friday Harbour, the PPS permits resource-based recreational uses, including recreational dwellings 

(Policy 1.1.5.2). Policy 1.1.5.3 states that recreational, tourism, and other economic opportunities should 

be promoted and further, Policy 1.1.5.5 states that development shall be appropriate to the infrastructure 

which is planned or available, avoiding the need for unjustified and/or uneconomical expansion of this 

infrastructure. In addition, Policy 1.7.1 states that long-term economic prosperity should be supported by 

promoting opportunities for sustainable tourism development. The proposed additional resort units meet 

the intent of the PPS to encourage recreational, tourism and economic opportunities and will be 

appropriately serviced by and make efficient use of existing infrastructure. Therefore, the proposed 

amendments efficiently utilize existing servicing and support long-term economic prosperity. 
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In addition, Rural Lands are required to be consistent with other sections of the PPS, which includes 

Section 1.1.1 which speaks to creating healthy, livable, and safe communities that are sustained by 

promoting efficient development and land use patterns and accommodating an appropriate range and 

mix of uses (Policies 1.1.1 (a) and (b)). The approval of additional units at Friday Harbour will promote a 

more efficient development and land use pattern and allow for a greater range and mix of uses.  

Further, the PPS directs municipalities to avoid land use patterns which may cause environmental or public 

health and safety concerns and, instead, promote cost effective development patterns to minimize land 

consumption and servicing costs (Policies 1.1.1 (c) and (e)). The Applications will further promote a cost-

effective development pattern by accommodating additional units through intensification within the 

approved development area and optimizing the use of existing services, including servicing infrastructure. 

The PPS also contains policies related to natural heritage features and requires their protection for the 

long term (Section 2.1). Friday Harbour contains a number of natural heritage features within the 

Environmental Protection Area, as outlined in the Natural Heritage Assessment report. The proposed 

Amendments relate to lands within the Marina Village District which are already approved for 

development and which are outside of the Environmental Protection Area and the natural heritage 

features. As well the PPS contains policies intended to protect, improve or restore the quality and quantity 

of water (Section 2.2). The Natural Heritage Assessment report concludes that the increase in the number 

of resort residential units will not have a negative impact natural heritage features and their functions or 

on fish habitat. The Functional Servicing and Stormwater Management Report prepared by SCS Consulting 

(the “FSR”), and Phosphorus Report prepared by Hutchinson Environmental Sciences Ltd. (“HESL”)  in 

connection with  the Applications concludes that the additional resort residential units reduce the 

estimated phosphorus loading by 0.4 kg/year (compared to the 2009 estimates). The proposed 

development does not change the runoff co-efficient or drainage on the site, thus ensuring that water 

quality and quantity continues to be protected in accordance with approved stormwater management. 

On that basis, the Applications will have no negative impact on the existing natural heritage and hydrologic 

features and their functions or on Lake Simcoe’s water quality.  

The proposed additional resort residential units are consistent with the above policies of the PPS. It is our 

opinion that the proposed amendments are consistent with the PPS, represent good planning and are in 

the public interest.  

4.2 Growth Plan for the Greater Golden Horseshoe 

The Growth Plan for the Greater Golden Horseshoe, 2017 (“Growth Plan”) is a framework document for 

managing growth in the region. It is intended to guide regional and municipal decision making on issues 
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including transportation, infrastructure planning, land-use planning, urban form, housing and natural 

heritage and resource protection. Guiding principles of the Growth Plan include the development of 

compact, complete communities, the optimization of infrastructure to support efficient growth and the 

protection, conservation and enhancement of natural resources. 

The Growth Plan is largely concerned with urban structure in the Greater Golden Horseshoe rather than 

resource-based recreational development. Similar to the PPS, the Growth Plan permits development of 

resource-based recreational uses outside of settlement areas on rural lands, as per Policy 2.2.9.3. Where 

permitted on rural lands, the Growth Plan directs that resource-based recreational uses should be limited 

to tourism-related and recreational uses that are compatible with the scale, character, and capacity of the 

resource and the surrounding rural landscape, which includes commercial uses to serve visitors and 

recreational dwellings for seasonal accommodation (Policy 2.2.9.3).  

Accordingly, the proposed additional seasonal accommodations, which are a permitted use, will be 

compatible with the scale, character and capacity of Lake Simcoe and the available servicing, as 

demonstrated in the accompanying consultant studies.  

Section 6 of the Growth Plan provides more specific direction for the Simcoe Sub-area. It is intended to 

establish a “foundation for municipalities to align infrastructure investments with growth management, 

optimize the use of existing and planned infrastructure, co-ordinate water and wastewater services, and 

promote green infrastructure and innovative technologies” (Policy 6.1). 

The Amendments propose additional resort residential units within the development boundary of Friday 

Harbour, which has existing servicing infrastructure. As confirmed in the FSR, the existing sanitary sewers 

and forcemains can adequately convey the proposed additional flows and there is also adequate water 

capacity to serve the additional units.  

On that basis, it is our opinion that the proposed amendments conform with the Growth Plan policies, 

represents good planning and are in the public interest.  

4.3 Lake Simcoe Protection Plan 

The Lake Simcoe Protection Plan (“LSPP”) is a watershed based plan approved under the authority of the 

Lake Simcoe Protection Act. It establishes policies aimed at improving the water quality of Lake Simcoe, 

protecting the watershed’s natural heritage services, and managing the effects of climate change and the 

impacts of invasive species. Decisions under the Planning Act are required to conform to the designated 

policies and have regard to the other policies in the Lake Simcoe Protection Plan. 
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Friday Harbour is located within the regulated area of the LSPP. The proposed development constitutes 

major development under the LSPP. This Plan states that applications for major developments shall be 

accompanied by a Stormwater Management Plan (Section 4.8-DP), and that the proposed stormwater 

management design must satisfy the Enhanced Protection level in the Ministry of the Environment’s 

(“MOE”) “Stormwater Management Planning and Design Manual 2003”. Through an evaluation of 

anticipated changes in phosphorus loadings between pre-development and post-development, it must be 

demonstrated how the loadings shall be minimized. Furthermore, consideration must be given to changes 

in the water balance between pre-development and post-development and how such changes shall be 

minimized (Section 4.9-DP).  

SCS Consulting has prepared an FSR, which, among other matters, addresses stormwater management. 

The report confirms that the proposed stormwater management plan has been designed to satisfy the 

Enhanced Protection level as required in accordance with the MOE “Stormwater Management Planning 

and Design Manual 2003”.  

Furthermore, as noted in the FSR, an updated phosphorus analysis was competed by HSEL which 

confirmed that, with the addition of the 1,000 resort residential units, the proposed phosphorus loading 

to Lake Simcoe continues to be lower than pre-development conditions. As noted in the update, the 

proposed amendment results in a proposed phosphorus loading of 9.27 kg/year compared to 64.2 kg/year 

of loading in the pre-development condition. The changes proposed in the OPA 17 Amendment decrease 

the phosphorus load by 0.4%, resulting in a 25.79% reduction from the predevelopment condition: 

The FSR also determined that since there is no change proposed in imperviousness or drainage area from 

the existing to proposed conditions, there will be no variation from the approved water budget under the 

revised development scenario, and thus no new mitigation is required.  

Further, Friday Harbour must demonstrate conformity with Section 5.6-DP. It should be noted however, 

that the proposed additional units will not result in changes to the resort area footprint. Section 5.6-DP 

concerns water quantity and in that regard, the application must demonstrate that: 

• Water use for maintenance is kept to a minimum 

• Grassed, watered and manicured areas are limited to certain uses; 

• Crossings of streams are kept to a minimum; 

• Water-conservation technologies are used where applicable; and, 

• Stormwater treatment facilities are used to capture and treat runoff from areas with impervious 

surfaces.  
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The FSR demonstrates that the proposed additional units will not increase drainage areas or runoff 

coefficients when compared to the existing approved development. Further, Low Impact Development 

measures are utilized where applicable and the proposed stormwater treatment facilities will capture and 

treat runoff. Water quantity will therefore be effectively managed and conserved by the measures 

outlined in the Functional Servicing Report and previously approved in connection with Official Plan 

Amendment No. 17.  

Section 6 of the LSPP provides guidance for shorelines and natural heritage. Friday Harbour is designated 

as a “shoreline built-up area”, under the LSPP, as it is outside of the settlement area and was designated 

in the COP, IOP and ZBL for concentrated development, prior to the LSPP coming into effect. As such, 

development or site alteration is not permitted within 30 metres of the Lake Simcoe Shoreline as defined 

under the LSPP (as per Sections 6.1 and6.2). 

In addition, in accordance with the LSPP, a shoreline built-up area may only be expanded to provide for 

minor rounding out of the area, and only in accordance with provincial plans and the PPS (section 6.6). 

 As noted in the Natural Heritage Assessment prepared by Beacon Environmental, alterations to the Lake 

Simcoe shoreline and the area within 30 m of the Lake Simcoe shoreline have already been approved and 

constructed. No further changes to the Lake Simcoe shoreline and its minimum vegetation zone are 

proposed in the Applications.  Thus, no development is proposed by the applications within 30 metres of 

the Lake Simcoe shoreline and the requirements of sections 6.1 and 6.2 are met. Furthermore, the area 

of the shoreline built-up area is not proposed for expansion.  The additional units are to be constructed 

within the approved development footprint, within the existing shoreline built-up area, which is permitted 

in accordance with the LSPP.  

As per section 6.3, within shoreline built-up areas, applications for development within 120 metres of the 

Lake Simcoe shoreline must be accompanied by a natural heritage evaluation. Beacon Environmental has 

completed a Natural Heritage Assessment Report, which includes reliance upon natural heritage 

evaluations conducted for previous approvals of the Friday Harbour Resort. The Natural Heritage 

Assessment Report concludes that the Applications will have no negative impact on key natural heritage 

and hydrologic features and their functions.  

The remainder of the LSPP has been reviewed and it has been determined that the proposed amendments 

have regard to and conform to the relevant policies as there will be no impact on Lake Simcoe and the 

significant natural heritage features, including watercourses or wetlands, on site or on the surrounding 

lands. 
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Given the foregoing, it is my opinion that the Applications conform to the LSPP, represent good planning 

and are in the public interest.  

4.4 County of Simcoe Official Plan 

Friday Harbour is identified on Schedule 5.1 to the COP as “Special Development Area: Big Bay Point” with 

a reference to Schedule 5.1a and Section 3.14. This Special Development Area permits the development 

of Friday Harbour as a recreational tourist destination outside of a Settlement Area.  

The “Special Development Area: Big Bay Point” designation is further divided into three main districts by 

the Big Bay Point Structure Plan (Schedule 5.1(a)) which are: The Golf Course District, Environmental 

Protection District, and Marina Community District.  

The proposed amendment to the COP relates to lands located within the Marina Community District. No 

changes are proposed for lands within the Environmental Protection District or the Golf Course District. 

The proposed addition of resort residential units within the existing development footprint will have no 

negative impact on lands within the Environmental Protection Area, including natural heritage features 

and their functions. This is confirmed through the Natural Heritage Assessment report prepared by 

Beacon Environmental. 

Section 3.14 of the COP outlines the permitted uses for each district along with a variety of policies which 

establishes, among other things, a maximum of 1,600 resort residential units and an overall cap on the 

total number of resort residential units and hotel units, being 2,000 units.  

The proposed amendment does not modify, in any way the overall structure of the resort, and its various 

integral components, including the three districts and the resort uses to be included. The proposed 

Amendment merely deletes references to maximum and minimum statistics including the resort unit 

count, leaving the details regarding space and unit requirements to the Secondary Plan (which Secondary 

Plan is subject, to the County’s approval) 

The intent is to ensure that the County’s role and interest in economic development objectives is met, 

including the assurance that the Resort’s appropriate function as an important tourist destination in the 

County is maintained, without the need for specific statistics which can be applied and implemented at 

the local level (with the County’s overall approval function for the proposed amendment).   

The Applications further meet the County’s goals as stated in section 1.3 of COP: 

• “To implement growth management to achieve lifestyle quality and efficient and cost-effective 

municipal servicing, development and land use”; 



FRIDAY HARBOUR RESORT - OFFICIAL PLAN AND ZONING BY-LAW AMENDMENTS 

DECEMBER 2017 PLANNING OPINION REPORT 

 

  

 MALONE GIVEN PARSONS LTD. 29 

 

• “To further community economic development which promotes economic sustainability in 

Simcoe County communities, providing employment and business opportunities”.  

The Applications will support the COP goals by providing additional resort residential units as part of an 

approved resort development. The additional units will assist in enhancing the tourism and recreational 

sector for the County and provide further economic benefit by carefully optimizing development within 

the approved development area.   

Section 3 of the COP contains growth management strategy policies. One of the key themes includes 

“enabling and managing resource-based development including […] tourism and recreation” (Policy 3.1.2). 

It further states that development of recreation uses which take advantage of specific Simcoe County 

landforms such as shorelines, can enhance the tourism sector in the County and attract visitors from 

around the world. The proposed Applications represent a unique opportunity to optimize the 

development potential of the Friday Harbour resort within the existing development footprint and will 

contribute positively to the continued growth of the tourism industry in the County and provide 

connecting opportunities throughout Simcoe region. 

The County of Simcoe is responsible for providing an overall strategy and urban structure for the County, 

and it is intended for local municipalities to detail the implementation of this structure. The COP policy as 

amended appropriately outlines this structure, confirming Friday Harbour as a large-scale tourist 

destination of importance to the County and ensuring that key structural features such as environmental 

protection areas and major recreation facilities such as golf courses and marinas are maintained. The 

determination of the extent of the balance of appropriate resort amenities and maximum unit count is 

left to the local municipality, with the County maintaining its role in assessing whether the balance set out 

that is determined by the local municipality remains appropriate as part of its approval function. 

The COP policy, as proposed to be amended, will continue to meet the County’s goal to enhance the 

tourism and recreational sector for the County without the need to include specific unit counts and floor 

space minimums. These details can appropriately remain in lower-tier policy documents without impact 

on the County’s overall objectives, goals and strategy for the Friday Harbour Resort.  For all of the reasons 

outlined above, it is my opinion that the Applications conform with the County’s Official Plan, represent 

good planning and are in the public interest.  

4.5 Town of Innisfil Official Plan 

In December 2007, the Board approved OPA 17, being the Secondary Plan for Friday Harbour. OPA 17 

amended the IOP to include Section 5.15- Big Bay Point Resort.  
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Section 5.15 of the IOP outlines the objectives of the Big Bay Point Resort (now known as Friday Harbour) 

which includes developing the economic potential of the area as tourism and recreational resources and 

ensuring the effective, efficient and environmentally sustainable delivery of services and infrastructure. 

The policy also describes key characteristics of the resort community.  

It should also be noted that within the Implementation section, policy 5.15.4 states “The Big Bay Point 

Resort will be implemented through further amendments to the Official Plan and Zoning By-law, 

subdivision approval, condominium approval, site plan approval and development agreements with the 

Town and other public agencies as required”. This policy recognizes that future amendments to the Town’s 

planning instruments are anticipated.  

The proposed applications further the Town’s economic development objectives, as stated in Section 2.11 

of the IOP: 

• Economic Development Objectives, #3:  To provide for a broad range of commercial activities and 

services to meet the diverse needs of Innisfil’s residents, businesses and institutions, as well as 

those from the surrounding areas, and to generate employment, investment and municipal 

revenues (Section 2.11). 

The Official Plan’s economic development policies further “recognizes and supports the development of 

tourism and tourism related recreation within the Town” (policy 2.11.6). 

The proposed applications also propose to remove the reference to Schedule ‘Q’-Development Phasing 

Plan, recognizing that this Schedule is no longer necessary to implement resort development phasing, 

given the detailed phasing policies are contained within the Secondary Plan. 

It is expected that the proposed additional resort units will further enhance Friday Harbour’s ability to 

attract and retain visitors to the Town and County, and better support the provision of tourism facilities 

and experiences in the Town.   

4.5.1 Big Bay Point Resort Secondary Plan 

The Secondary Plan sets out detailed land use policies for development within the Big Bay Point Resort 

Secondary Plan area and forms the basis for the review and evaluation of development applications.  

The goals of the Secondary Plan are outlined in Section 8.4.2 and include the following: 

a) To provide a policy framework and direction for detailed land use planning to guide 

the creation and future development of a new, compact, pedestrian-oriented resort 

in the Secondary Plan Area with a mix of resort residential, recreational, cultural, 
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commercial and civic uses and through adherence to Section 8.4.3, Objectives, and 

Section 8.4.4, Principles, of this Secondary Plan. 

b) To ensure that development within the Secondary Plan Area has a net positive fiscal 

impact on the Town of Innisfil. 

c) To ensure the protection of Lake Simcoe and its tributaries and the natural heritage 

features and ecological functions on and adjacent to the site. 

d) To provide resort facilities, amenities and recreational and employment 

opportunities for resort owners, renters and visitors and residents of the Town. 

e) To monitor the occupancy and population yield of residential accommodation to 

ensure sufficient servicing capacities and the Non-permanent occupancy of 

residential accommodation is maintained. 

f) To monitor the effects of development within the Secondary Plan Area to maintain 

water quality and to ensure the long-term protection of natural heritage features 

and their ecological functions within and adjacent to the Secondary Plan Area. The 

purpose of monitoring is to confirm the performance of the various measures 

intended to maintain and, where feasible, improve the health of Lake Simcoe, and 

maintain the natural heritage features and functions, including requiring contingent 

actions in the event the environmental monitoring shows measures are not 

performing. 

g) To ensure that resort facilities, amenities and commercial services are available to 

owners, renters, visitors and the general public, which availability may include 

membership, fee for use or open admission. 

The Secondary Plan establishes a maximum of 1,600 resort residential units and a minimum of 400 resort 

hotel units, for a total maximum of 2,000 resort units (Policy 8.6.1c)). This permission is further detailed 

in Table 1 of the Secondary Plan which divides the anticipated 1,600 resort residential units into 580 

medium density resort residential units and 1,020 medium-high density and high-density resort 

residential units. Not including the hotel units or boats, a resort population of approximately 4,000 to 

5,000 would be accommodated if all resort residential units are occupied at the same time (Policy 

8.6.2.1.a)). 

The Applications seek to increase the maximum resort residential units from 1,600 to 2,600 units and 

increase the total maximum number of units to 3,000 units.  In addition, the Development Applications 
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propose minor revisions to clarify the location and type of resort recreational, commercial and conference 

uses being provided. 

The Secondary Plan also establishes minimum resort commercial requirements. This includes conference 

facilities having a minimum of 5,000 square metres in gross floor area, and a minimum of 8,000 square 

metres of retail and service commercial uses. As discussed in Section 2.0 of this report, based on the 

existing and planned space, Friday Harbour will exceed the minimum requirements for retail and service 

commercial and amenity space. The proposed additional 1,000 resort residential units will be supported 

by approximately 144,866 – 170,430 square metres of amenity space (inclusive of approximately 16,600 

square metres of retail/service commercial space), not including the 902,321 square metres associated 

with the golf course, marina, trails and environmental protection area.  

The proposed amendments to increase the resort residential units and optimize the provision of the resort 

recreational and retail uses are consistent with the goals and objectives of the Secondary Plan, as they: 

• Contribute to creating a compact, pedestrian-oriented resort in the Secondary Plan Area, by 

increasing the use of the approved development area to optimize and make more efficient use of 

the land; 

• Continue to provide a net positive fiscal impact on the Town through an expanded market of 

available units and thereby increasing employment opportunities and potential market 

transactions, development charges and taxes and spin off economic benefits;  

• Continue to protect Lake Simcoe and its tributaries and the natural heritage features in the 

Environmental Protection Area. The planned increase will occur within the approved 

development area and outside of the various Open Space and EPA designations, which will ensure 

the protection of natural heritage features. No change to the drainage or runoff co-efficient is 

proposed and thus the previously approved stormwater management plan continues to be 

appropriate. Furthermore, with the proposed amendments, there is a slight decrease to the 

phosphorus loadings as a result of the proposed development as compared to the previously 

approved plan. This results in more than a 25% reduction from predevelopment loadings from the 

property. 

• Provide a balanced ratio of resort owners, renters and visitors to available resort facilities, 

amenities and recreational and employment opportunities as it has been demonstrated that the 

existing and planned commercial and amenity space significantly exceed the required minimums. 

In addition, the Applications will continue to provide a host of resort facilities, amenities and 

commercial services for the resort community owners, renters, visitors and the general public. 
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The proposed refinement to policies to allow amenities within a range of designations will provide 

for optimal distribution of facilities and therefore convenient access for all users;  

• Efficiently utilize the available servicing infrastructure; 

• Continue to maintain water quality; and, 

• Like the existing approved units, the proposed additional units will continue to be non-permanent 

occupancy; 

The proposed Amendment further modifies policy text to recognize the realities of where resort 

commercial and recreational amenities are best located, to clearly recognize the important role of 

outdoor spaces in delivering or supporting resort commercial and recreation amenity uses, to enable 

refinements in roads design and to better describe the intended distribution of unit forms and related 

uses. 

The Amendments also propose refinements to the roads structure and permit flexibility in modifying the 

road pattern should it be required through the detailed design stage. BA Group undertook an analysis of 

the proposed internal road network that would remain consistent at key locations in order to assess the 

impact of the additional proposed resort units and concludes that the roads will continue to operate 

within accepted guidelines for collector roads..  

The Amendments also propose a modified footprint for the permitted parking structure in the northeast 

corner of the plan, and a height increase from two storeys to three, for four levels of parking, to 

accommodate potential parking needs arising from planned resort amenities and commercial uses as well 

as from resort residential development. This is further supported by BA Group.  

Finally, amendments are proposed to delete Schedule “Q” Development Phasing Plan and amend the 

phasing policies in Section 8.13.2 of the Secondary Plan. The current phasing policies establish a maximum 

number of units that can be constructed in each phase as well as the amenities, commercial and retail 

uses and road network that are required to be constructed. An amendment is required to amend the 

phasing policies and delete the corresponding schedule. The amendment will ensure the delivery of resort 

amenities and residential units in a co-ordinated and efficient manner while recognizing market needs 

and expectations. It will bring the phasing in the Secondary Plan in line with the phasing in the approved 

and proposed zoning. It further recognizes that Schedule “Q” is no longer necessary to implement resort 

development phasing, given the detailed phasing policies within the Secondary Plan. 

Based on the above, the Applications conform to the IOP and the Secondary Plan, represent good planning 

and are in the public interest. 
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Urban Design Guidelines 

It is the goal of the Secondary Plan to encourage a high quality and consistent level of urban design for 

the public and private realm through adherence to the principles, policies and requirements set out in the 

urban design policies (Section 8.11) of the Secondary Plan.  

As per section 8.11.1 of the Secondary Plan, appropriate urban design measures shall be incorporated 

into the Urban Design and Architectural Control Guidelines, a Streetscape Plan and a Landscape Plan, to 

the satisfaction of the Town. This policy has been implemented through the Friday Harbour Urban Design 

Guidelines, by which all additional development is subject to compliance with and review by the Control 

Architect. 

As the various phases of the Friday Harbour development proceed to detailed design, compliance with 

the Urban Design Guideline will be addressed through the completion of an Urban Design Brief. 

4.6 Town of Innisfil Tourism Destination Management Plan 

In March 2017, Innisfil Council endorsed a Tourism Destination Management Plan (the “TDMP”), a 

strategic document recognizing the importance of, and providing recommendations to enhance, the long-

term growth of the emerging tourism industry in the Town. Among other things, the TDMP outlines a 

strategy to enhance the appeal and competitiveness of Innisfil to increase tourism visitors and revenues 

for the Town and the industry as a whole and attract additional investment opportunities.  

The TDMP outlines several recommendations for the emerging tourism industry. While the majority of 

the recommendations require the municipality to take a leadership role, the TDMP recognizes that there 

is a significant role to be played by the tourism industry and developers to assist the municipality in 

achieving its long-term vision.  

Friday Harbour is the municipality’s primary tourism destination. In particular, the TDMP states “…the 

Town of Innisfil must explore and fully embrace the opportunities associated with Friday Harbour to grow 

the popularity, attractiveness, and appeal of features available at FH and in the broader community” 

(Tourism Destination Master Plan, page 49). 

In connection with the Applications, Altus Group Economic Consulting has prepared an Analysis of 

Economic and Fiscal Impacts report to assess the economic benefits of the proposed additional 1,000 

resort units. A synopsis of the report is also contained in Section 5 of this Report. 

The Economic and Fiscal Impacts report concludes that, if approved, the additional 1,000 resort units will 

result in an additional $44 million in annual spending by owners and renters of the additional units, on 
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goods and services, which will add to the demand for a broader range of retail options both locally within 

Friday Harbour, and throughout the Town and County. 

The proposed Applications will, among other things, increase the number of units planned for Friday 

Harbour in response to continued market demand. This increase represents a unique opportunity to 

optimize the development potential of the Friday Harbour resort within the existing development 

footprint and will contribute positively to the continued growth of the tourism industry in the Town and 

provide connecting opportunities throughout the County.  

4.7 Town of Innisfil Zoning By-law 

Friday Harbour is currently subject to Zoning By-law 029-05, as amended, which is a site-specific 

amendment to the main comprehensive Zoning By-law of the Town of Innisfil (By-law 054-04). The ZBL 

sets out site-specific zones and standards for Friday Harbour and is intended to implement the Secondary 

Plan. Since its initial approval, the ZBL has been updated through further amendments as development of 

Friday Harbour has proceeded.  

The ZBL, as amended, defines the development concept for Friday Harbour in Section 3.4. It specifies a 

maximum cap of 2,000 total units which includes a maximum of 1,600 resort residential units and 

minimum of 400 hotel units. In addition, this section specifies minimum requirements for resort amenities 

and commercial space. 

An amendment is required to increase the maximum permitted resort residential units. Further 

amendments are also required to implement the proposed development consistent with changes 

proposed to the Secondary Plan.   
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5.0  
TECHNICAL STUDIES 

Various technical studies are prepared in connection with the applications for Official 

Plan and Zoning By-law Amendments. This section provides an overview and 

conclusions of each Study in connection with the proposed amendments however the 

original reports submitted with the corresponding applications should be reviewed in 

their entirety. 

 

The following studies have been completed as part of the applications for an Official Plan and Zoning By-

law amendments: 

• Friday Harbour Resort: Analysis of Economic and Fiscal Impacts, prepared by Altus group 

• Transportation and Parking Assessment, prepared by BA Group 

• Official Plan Amendment/Zoning By-law Amendment and Natural Heritage Assessment, Friday 

Harbour Resort, prepared by Beacon Environmental Limited 

• Revised Phosphorus Budget for Friday Harbour Resort, prepared by Hutchinson Environmental 

Sciences Ltd. 

• Amenity Study Report for Friday Harbour, prepared by Nicholls & Associates Limited 

• Functional Servicing and Stormwater Management Report, prepared by SCS Consulting Group 
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• Friday Harbour Commercial Needs Assessment (Town of Innisfil, Ontario), prepared by 

urbanMetrics Inc. 

The following sections provide an overview of the supporting studies for the Friday Harbour resort. 

5.1 Analysis of Economic and Fiscal Impacts 

Altus Group (“Altus”) prepared the report Friday Harbour Resort: Analysis of Economic and Fiscal Impacts 

which analyzes the economic and fiscal impacts of the proposed additional units (the “Altus Report”).  The 

Altus Report concludes that the additional proposed units will generate a fiscal surplus for both the Town 

of Innisfil and the County of Simcoe, and will enhance the ongoing economic benefits to the Town and 

County. 

Providing the additional resort units will help meet the objectives set out in the Town’s Community 

Strategic Plan to promote economic development, cost effectively finance the construction of water and 

wastewater facilities, promote tourism and encourage the development of appropriate tourism facilities 

(including accommodation) and ensure optimal utilization, relevance and value of existing infrastructure.   

Finally, the additional units will help address the lack of roofed overnight accommodations in the Town, 

an issue identified in the Town’s Tourism Destination Management Plan (2016). 

5.2 Transportation and Parking Assessment 

BA Group (“BA”) prepared a Transportation and Parking Assessment (the “BA Report”), which serves as 

an update to the original Transportation Impact Assessment prepared for the Resort in December 2002 

and updated in 2003, 2004, 2007, 2011 and 2015.  The BA Report concludes that the traffic volume 

generated by the proposed additional units can be accommodated with two recommended intersection 

improvements, one of which is already planned for in the Town of Innisfil Transportation Master Plan, and 

both of which would be recommended regardless of the additional units. 

While the internal road pattern will be finally determined through the Site Plan Application process(es) as 

the build-out of Friday Harbour continues, the BA Report confirms that the additional units can be 

accommodated by the currently planned internal road network and will not change the intended function 

or character of the internal streets within the Marina Village. 

Finally, BA concludes that it is appropriate to permit the enlargement of the proposed parking structure 

along the northeast boundary of the Marina Village Area, including the provision of an additional storey.  

The desirability of such an enlargement recognizes the parking need that may be generated from planned 
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commercial and resort amenity uses over and above the minimum requirements together with the 

additional units.  

5.3  Natural Heritage Assessment 

Beacon Environmental Limited (“Beacon”) prepared the report Official Plan Amendment/Zoning By-law 

Amendment and Natural Heritage Assessment, Friday Harbour Resort, December, 2017 (the “Beacon 

Report”) to assess any impacts on the natural heritage features and functions that may result from the 

proposed Amendments.  

As the proposed increase in resort residential units will only occur within the area previously approved 

for development, no encroachments into the Environmental Protection Area (“EPA”) and no change to 

the marina basin are proposed. Potential impacts from increased vehicular traffic on Friday Drive and an 

increase in the usage of the trails within the EPA were assessed by Beacon.   

Based on the review and analysis of their previous studies and ongoing monitoring programs conducted 

by Beacon and others in respect of prior development approvals, Beacon concludes that the existing 

mitigation measures that have already been implemented at Friday Harbour and the on-going monitoring 

requirements will effectively mitigate any potential impacts from the additional resort residential units.  

In Beacon’s opinion, the proposed Amendments will not result in negative impacts to the natural heritage 

features and functions within or adjacent to the resort property, nor will there be any impact on the 

marina basin or the fisheries habitat and rare aquatic features therein. Furthermore, it is Beacon’s opinion 

that the proposed amendment conforms with the LSPP. 

5.4  Revised Phosphorus Budget 

Hutchinson Environmental Sciences Ltd. (“Hutchinson”) prepared the report Revised Phosphorus Budget 

for Friday Harbour Resort, December 17, 2017, (the “Phosphorus Budget”) to assess the effect of the 

proposed additional resort residential units at Friday Harbour on the post-development phosphorus 

loading to Lake Simcoe. 

The Phosphorus Report concludes that the phosphorus loadings from Friday Harbour following 

development of the proposed additional resort units in accordance with the stormwater management 

plan, will result in a 0.4 kg/yr reduction from the estimate provided in Hutchinson’s 2009 report prepared 

in connection with the original approvals for Friday Harbour.  This results in a 25.79% reduction from the 

predevelopment condition: 
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5.5 Amenity Study Report 

Nicholls & Associates Limited (“Nicholls”) prepared the report Amenity Study Report for Friday Harbour, 

December, 2017 (the “Nicholls Report”) to assess the adequacy of the built and planned resort amenities 

to support the proposed increase in resort residential units.  

Apart from the areas associated with the golf course, marina and open spaces and trails, the Nicholls 

Report identifies that there is a total of 144,866 to 170,430 m2 of amenity space existing or planned at 

Friday Harbour distributed in a number of designations.  The amount of existing and planned amenity 

space constitutes a nearly tenfold increase in the amount of amenity space contemplated in the original 

approvals for Friday Harbour.  The amenity requirements pursuant to the initial OPA 17 and ZBL results in 

the provision of 9.8 m2 per resort unit (2,000 units with total amenity space of 19,570 m2), exclusive of 

the golf course, EPA and Marina. Based on 3,000 units and the planned amenity space ranging from 

144,866 m2 to 170,430 m2, a ratio of 48.2 to 56.8 m2 of amenity space per resort unit is expected. Nicholls 

concludes that this significant increase in existing and planned amenity space is sufficient to provide for 

the proposed additional resort residential units.  

Given the significant amount and diverse offering of amenities already existing and planned at Friday 

Harbour, Nicholls does not recommend any changes to the Secondary Plan and Zoning By-law in order to 

account for amenities for the proposed additional resort units. 

5.6 Functional Servicing and Stormwater Management Report 

SCS Consulting Group prepared an updated Functional Servicing and Stormwater Management Report.  

As the proposed development does not increase drainage areas or runoff coefficients when compared to 

the existing design assumptions, the existing and proposed storm infrastructure previously approved 

provides adequate stormwater controls to accommodate the additional units.  The existing sanitary 

sewers and forcemains can adequately convey any additional flows, and the existing water storage facility, 

wastewater treatment facility and water treatment facility all have adequate capacity to service the 

additional units. 

5.7 Commercial Needs Assessment 

urbanMetrics Inc. (“urbanMetrics”) prepared the report Friday Harbour Commercial Needs Assessment, 

December 2017 (the “urbanMetrics Report”) to assess the adequacy of the existing and planned retail and 

service commercial space at Friday Harbour in light of the proposed increase in resort residential units.  

The urbanMetrics Report identifies that there is currently 16,600 m2 of existing and planned retail and 

service commercial space at Friday Harbour, 8,240 m2 of which has already been constructed and 2,260 
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m2 is currently under construction.  In addition, a portion of the 51,171 m2 of resort recreational space 

that exists or is planned at Friday Harbour also functions as ancillary retail/service commercial space.  

urbanMetrics conducted an updated per capita space analysis using current population figures and 

concluded that the permanent and non-permanent residents of the Study Area which includes Friday 

Harbour and surrounding environs, including the proposed additional resort residential units, would 

support a total of 7,590 m2 of retail/service commercial space. 

Based on their review of the per capita space analysis in the Study Area, the construction of new 

commercial facilities located in nearby retail/service commercial nodes and their review of existing and 

planned commercial space at Friday Harbour, urbanMetrics concluded that there is no need for additional 

retail/service commercial space at Friday Harbour, beyond what is currently required, in order to support 

the proposed additional resort units.   

While the existing requirement of 8,000 m2 of commercial space would be sufficient to serve the 

proposed additional resort units, Friday Harbour has already met that requirement and plans to ultimately 

provide more than double that amount of commercial space. Accordingly, urbanMetrics recommends that 

no changes are required to the Secondary Plan and Zoning by-law in order to account for commercial 

space for the proposed additional units. 
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6.0  
CONCLUSIONS 

This section presents the conclusions of the preceding analysis and planning 

opinion – that the requested amendments to the County of Simcoe Official Plan, 

Secondary Plan, and Town of Innisfil Zoning By-law 029-05 represent good planning 

in the public interest and are recommended for approval by the County of Simcoe 

and Town of Innisfil, respectively.  

 

Based on the preceding analysis, it is our opinion that the Applications conform or are consistent with, as 

applicable  the objectives and intentions of Provincial Policy and Plans, the County Official Plan, Innisfil 

Official Plan, and Secondary Plan, by making efficient use of land and infrastructure to provide 

intensification within the approved development areas of the Resort, utilizing approved infrastructure 

systems and with no negative impact to valued natural heritage and hydrological  features and functions. 

It is our opinion that approval of the Amendments represents good planning.  Given the strong public 

interest inherent in the creation of a full suite of facilities and a vibrant resort at Friday Harbour, with all 

its attendant recreational and economic benefits, it is clear that the public interest is also well served by 

approval of the proposed Amendments.  

This Planning Opinion Report has described the nature of the planning approvals being requested, the 

context in which they must be evaluated and the extent to which they conform with and further the 

applicable Provincial, County and Town planning instruments and objectives, without negative impacts to 

the environment, surrounding area or resort functions. 
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In our opinion, the requested Amendments represent good planning in the public interest and we 

recommend that they be approved by the County and the Town. 
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INTRODUCTION 

PART A – THE PREAMBLE does not constitute part of this Amendment. 

PART B – THE AMENDMENT, consisting of the following text, constitutes Amendment No. 

XX to the Official Plan for the Simcoe County Planning Area. 

 

PART A – THE PREAMBLE 

1.0 PURPOSE 

The purpose of this Official Plan Amendment is to amend the text of section 3.14.1 of the 

County Official Plan to delete references to the maximum and minimum statistics including the 

resort unit count, commercial GFA and amenity GFA within the Marina Community District.  

Section 3.14.1 will continue to recognize the overall structure of the resort and its various 

integral components, but will leave the details regarding space and unit requirements to the Big 

Bay Point Resort Secondary Plan.  

2.0 LOCATION 

The lands subject to the Amendment are located in the northeastern part of the Town of Innisfil 

in the Big Bay Point area.  The subject lands are generally bounded by Lake Simcoe to the east, 

Thirteenth Line to the south, and Big Bay Point Road to the north and west.  

2.1 Existing Land Use 

The lands subject to this Amendment are under development and improved with modern resort 

recreational uses, resort commercial uses, a resort marina, an 18-hole golf course, trail system 

and resort residential uses, all in accordance with the Big Bay Point Resort Secondary Plan. 

3.0 PROPOSAL 

Corresponding Applications to amend the Town of Innisfil Official Plan Amendment No. 17, the 

Big Bay Point Resort Secondary Plan (the “Secondary Plan”), and to amend Town of Innisfil 

Zoning By-law 029-05 have been filed in conjunction with this application. The proposed 

amendment to the Secondary Plan and corresponding zoning by-law amendment will permit an 

additional 1,000 resort residential units to be built within the approved development footprint in 

the Marina Community District. The proposed units will be serviced by municipal water and 

wastewater services and the existing public collector road (‘Friday Drive”) and surrounding road 

network.  

This Amendment will delete references to the maximum and minimum statistics, including the 

resort unit count, commercial GFA and amenity GFA within the Marina Community District.  



 

  

Section 3.14.1 will continue to recognize the overall structure of the resort and its various 

integral components, but will leave the details regarding space and unit requirements to the Big 

Bay Point Resort Secondary Plan. 

This Amendment is supported by detailed technical studies addressing planning, servicing, 

environmental, fiscal, resort amenities and commercial uses and transportation matters. 

4.0 POLICY BASIS 

This Amendment enables the resort to optimize the use of its site within its current development 

footprint and existing services in a manner that: 

• Enhances its tourism and recreation potential; 

• Creates a larger unit base to fund internal operations and programming for greater 

public benefit; 

• Helps further distribute and defray capital and operating costs for municipal 

infrastructure; 

• Generates new employment opportunities; and  

• Generates significant one-time and ongoing annual fiscal benefits to the Town of 

Innisfil and the County of Simcoe. 

Amendment No. 5 to the County Official Plan, which created section 3.14, and the Town of 

Innisfil Official Plan Amendment No. 17, creating the Big Bay Point Resort Secondary Plan 

were approved in 2007.  While the approved Plan has served very well in enabling the delivery 

of the resort as it stands today, experience is showing that there is unrealized opportunity to 

attract more users to the site, Town and County. 

4.1 Simcoe County 

This Amendment furthers the County’s Goals, as stated in its Official Plan: 

• “To implement growth management to achieve lifestyle quality and efficient and cost-

effective municipal servicing, development and land use”; 

• “To further community economic development which promotes economic sustainability 

in Simcoe County communities, providing employment and business opportunities”.  

It is also consistent with themes in the County’s Growth Management Strategy, as articulated in 

Part 3 of its Official Plan: 

• “Enabling and managing resource-based development including agriculture, forestry, 

aggregates, and tourism and recreation”. 

• Development of communities with diversified economic functions and opportunities, and 

a diverse range of housing options”. 



 

  

The Amendment further aligns with the Strategic Directions set forth in the County’s 2014 

Strategic Plan: 

• Economic & Destination Development -  Create and strengthen partnerships with key 

stakeholders to develop economic opportunities in response to the changing 

demographics of the County and to provide a rich cultural experience for both local 

residents and tourists visiting the area; 

• Environmental Sustainability - To preserve, conserve, and safeguard our environment and 

natural resources, while recognizing opportunity, innovation, and the needs of our 

community; 

The fourth Goal of the County’s 2011 Economic Development Strategic Plan: 

• Support growth in regional tourism, agri-tourism and cultural development, with the 

objective:  

The County will be recognized provincially and nationally for its thriving 

tourism and cultural industries, with communities that offer a diverse range 

of rural, recreational and cultural experiences. 

The Strategic Plan describes the concern that “It is often noted that despite the County’s 

diverse attractions and close proximity to large markets, it is still seen as a pass-through 

and not an ultimate destination” 

The proposed Amendment represents a unique opportunity to optimize the development potential 

of the resort within the existing development footprint and will contribute positively to the 

continued growth of the tourism industry in the County and provide connecting opportunities 

throughout the County.  

4.2 Provincial Policy Statement, 2014 (PPS) 

The proposed Amendment is consistent with the policies of the PPS. Friday Harbour is located 

on rural lands, which are outside the settlement area boundary and also outside prime agricultural 

areas, where the PPS permits resource-based recreational uses, including recreational dwellings 

(Policy 1.1.5.2). Policy 1.1.5.3 states that recreational, tourism, and other economic opportunities 

should be promoted and further, Policy 1.1.5.5 states that development shall be appropriate to the 

infrastructure which is planned or available, avoiding the need for unjustified and/or 

uneconomical expansion of this infrastructure. In addition, Policy 1.7.1 states that long-term 

economic prosperity should be supported by promoting opportunities for sustainable tourism 

development. The proposed additional resort units to be implemented through amendments to 

Town of Innisfil Official Plan Amendment No. 17,  meet the intent of the PPS to encourage 

recreational, tourism and economic opportunities and will be appropriately serviced by existing 

infrastructure. Therefore, the proposed Amendment efficiently utilizes existing servicing and 

supports long-term economic prosperity. 



 

  

The approval of additional units at Friday Harbour will promote a more efficient development 

and land use pattern and allow for a greater range and mix of uses, consistent with PPS policies 

1.1.1 (a) and (b).  

The Amendment, as implemented through amendment to the  Town of Innisfil Official Plan 

Amendment No. 17,  will further promote a cost-effective development pattern by 

accommodating additional units through intensification within the approved development area 

and optimizing the use of existing services, including servicing infrastructure consistent with 

PPS policies 1.1.1(c) and (e). 

The Amendment is also consistent with the PPS policies related to natural heritage features and 

their protection for the long term (Section 2.1). Friday Harbour contains a number of natural 

heritage features within the protected Environmental Protection Area. The proposed Amendment 

relates to lands within the Marina Community District which are already approved for 

development and which are outside of the Environmental Protection Area and the natural 

heritage features.  As well the PPS contains policies intended to protect, improve or restore the quality 

and quantity of water (Section 2.2). The Natural Heritage Assessment report concludes that the increase 

in the number of resort residential units will not have a negative impact on fish habitat or water quality. 

The Phosphorus Report prepared in support of the Development Applications concludes that the 

additional resort residential units reduce the estimated phosphorus loading by 0.4 kg/year (compared to 

the 2009 estimates). On that basis, the Development Applications will have no negative impact on the 

existing natural heritage and hydrologic features and their functions.  

Therefore, the proposed Amendment is consistent with the PPS. 

4.3 The Growth Plan for the Greater Golden Horseshoe, 2017 (Growth Plan) 

The proposed Amendment conforms with the Growth Plan, which permits development 

of resource-based recreational uses outside of settlement areas on rural lands, as per 

Policy 2.2.9.3. Where permitted on rural lands, the Growth Plan directs that resource-

based recreational uses should be limited to tourism-related and recreational uses that are 

compatible with the scale, character, and capacity of the resource and the surrounding 

rural landscape, which includes commercial uses to serve visitors and recreational 

dwellings for seasonal accommodation (Policy 2.2.9.3).  

Section 6 of the Growth Plan provides more specific direction for the Simcoe Sub-area. It 

is intended to establish a “foundation for municipalities to align infrastructure 

investments with growth management, optimize the use of existing and planned 

infrastructure, co-ordinate water and wastewater services, and promote green 

infrastructure and innovative technologies” (Policy 6.1). 

The Amendment implemented through amendments to Town of Innisfil Official Plan 

Amendment No. 17, proposes additional resort residential units within the development 



 

  

boundary of Friday Harbour, which has existing servicing infrastructure. Sanitary 

infrastructure can be modified to provide the required level of service and there is also 

adequate water capacity to serve the additional units.  

Accordingly, the proposed additional resort residential units, will be compatible with the 

scale, character and capacity of Lake Simcoe and the available servicing, as demonstrated 

in the accompanying studies. Therefore, the proposed Amendment conforms with the 

Growth Plan.  

  



 

  

 

PART B – THE AMENDMENT 

1.0 INTRODUCTION 

This document, entitled “Part B – The Amendment”, consisting of the following text, constitutes 

Amendment No. XX to the Official Plan of the County of Simcoe. 

2.0 DETAILS OF THE AMENDMENT 

The Official Plan is amended as follows: 

Section 3.14 is amended as follows, with deletions shown in strikeout and additions in 

underlined text: 

3.14 Special Development Area 

Friday Harbour  3.14.1 Development within the Special Development Area within the 

Town of Innisfil known as Friday Harbour Resort will be in accordance with the structure plan 

shown on Schedule 5.1.a.  The key components of the resort structure plan include a golf course 

district, environmental protection district, and marina community district. 

Within the area identified as a golf course, the permitted uses shall be limited to an 18-hole golf 

course, related golf club facilities, and certain civic uses to be determined by the Town of 

Innisfil. 

The Environmental Protection District Area (“EPA”), which encompasses approximately 87 

hectares, includes wetlands, significant woodlands, and associated natural heritage features and 

functions.  The natural heritage features and functions will be protected within and EPA and 

development and site alteration of adjacent lands will be undertaken such that there will be no 

negative impacts on the EPA, including the provision of buffers to allow for the appropriate 

transition between the EPA and abutting golf course district and marina community district. 

No development or site alteration will be permitted within the EPA, with the exception of a 

collector road connecting Big Bay Point Road with the Thirteenth Line, infrastructure works 

contained solely within the right of way of the collector road and any works related to an 

approved Amphibian and Reptile Protection and Enhancement Plan.  The collector road, which 

is shown conceptually on Schedule 5.1.a, will be designed and aligned to minimize any negative 

impacts on the natural heritage features and functions of the EPA.  In addition, a network of 

trails, not for use by motorized vehicles, will be permitted subject to demonstrating that the trail 

system will have not negative impacts on identified features and functions of the EPA.  

Alterations to the limits of the EPA and encroachment on its boundaries shall be strictly 

prohibited except for such minor adjustments as may be warranted based on the preparation of an 

edge management plan. 



 

  

Within the marina community district shown on the resort structure plan, resort development 

consisting of resort residential units and hotel units shall be permitted. a minimum of 400 hotel 

units and a maximum of 1,600 resort residential units will be permitted, provided the total 

number of resort units within the Big Bay Point Resort does not exceed 2,000.  In conjunction 

with the resort development, conference facilities comprising a minimum of 5,000 square metres, 

retail commercial uses comprising a minimum of 8,000 square metres, a theatre, and indoor 

recreational facilities will be provided.  A marina will be provided. 

The resort development is to be serviced by full municipal services in a manner which will 

protect or enhance the water quality of Lake Simcoe and its tributaries.  The servicing details are 

to be addressed through the implementation framework of the Town of Innisfil’s Official Plan, 

Environmental Assessment(s), and the Environmental Compliance Approval process.  In 

addition, monitoring and phasing of development will be dealt with through the implementing 

framework of the Town of Innisfil’s Official Plan. 

3.0 IMPLEMENTATION AND INTERPRETATION 

This amendment does not alter and shall be implemented and interpreted in accordance with 

Section 4.11 and Schedule 5.8 of the Official Plan of the County of Simcoe. 
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INTRODUCTION 

PART I – THE PREAMBLE does not constitute part of this Amendment. 

PART II – THE AMENDMENT, consisting of the following text, constitutes Amendment No. 1 

to The Big Bay Point Resort Secondary Plan; OPA 17 to the Official Plan for the Town Of 

Innisfil. 

 

PART A – THE PREAMBLE 

1.0 PURPOSE 

The purpose of this Official Plan Amendment is to amend several elements in the text and 

Schedules to OPA 17 of the Town of Innisfil Official Plan for the purposes of: 

• Permitting an additional 1,000 resort residential units within the Marina Village District; 

• Recognizing the role of outdoor spaces in delivering retail and service commercial and 

recreational uses; 

•  Allowing for the full range of recreational, retail and service commercial uses to be 

located in a broader range of designations; 

• Refining the areas within which grade-related retail and service commercial uses will be 

recognized  

• Refining the details of the roads structure in the northerly and easterly portions of the 

Marina Village District to better align with the current design while at the same time 

providing greater flexibility in modifying the road plan should it be determined to be 

required through detailed design  

• Adding a level of parking within the parking structure to accommodate potential future 

parking requirements. 

• Modifying Schedule ‘O’ Land Use Plan and Schedule ‘P’ Internal Road Network to 

better describe the intended distribution of unit forms and related uses, and the now 

proposed roads structure for the northerly and easterly portions of the Marina District;  

• Modifying the proposed phasing policies to ensure the delivery of resort amenities and 

residential units in a co-ordinated and efficient manner while recognizing market needs 

and expectations and to further align the policies with the approved zoning by-law 

amendment; and 

• Removing the current Schedule ‘Q’ Development Phasing Plan recognizing that this 

Schedule is unnecessary to implement resort development phasing, given the detailed 

phasing policies. ,  

 

2.0 LOCATION 



  

The lands subject to this Amendment are located in the northeastern part of the Town of Innisfil 

in the Big Bay Point area.  The subject lands are generally bounded by Lake Simcoe to the east, 

Thirteenth Line to the south, and Big Bay Point Road to the north and west. 

2.1 Existing Land Use 

The lands subject to this Amendment are under development and improved with modern resort 

recreational uses, resort commercial uses, a resort marina, an 18-hole golf course, trail system, 

all in accordance with the Big Bay Point Resort Secondary Plan. 

3.0 PROPOSAL 

The proposed Amendment allows up to an additional 1,000 resort residential units to be built 

within the Marina Village District. The proposed units will be serviced by municipal water and 

wastewater services and the existing public collector road (‘Friday Drive”) and surrounding road 

network.  The Amendment further modifies policy text to refine the areas where resort 

commercial, conference facilities and recreational amenities may be located, to clarify the 

important role of outdoor spaces in delivering or supporting retail and service commercial and 

recreational uses, permits the refinement of the road network to better align with detailed design, 

accommodates sufficient parking on site, and better describes the intended distribution of unit 

forms and related uses.  The Amendment proposes to refine the phasing policies in the 

Secondary Plan to include the additional 1,000 resort residential units within the phasing 

program, to ensure the delivery of resort amenities and residential units in a co-ordinated and 

efficient manner while recognizing market needs and expectations and to bring the phasing in the 

Secondary Plan in line with the phasing in the approved zoning. Schedule ‘Q’ Development 

Phasing Plan is proposed to be deleted as it is no longer necessary, given the detailed phasing 

policies, which sufficiently address the appropriate phasing of the development without the need 

for a Schedule. 

The Amendment is proposed in concert with an application to amend the County of Simcoe 

Official Plan to permit an additional 1,000 resort residential units within the Marina Village 

District. 

4.0 POLICY BASIS 

This Amendment enables the resort to optimize the use of its site within its current development 

footprint and existing services in a manner that: 

• Enhances its tourism and recreation potential; 

• Creates a larger unit base to fund internal operations and programming for greater 

public benefit; 

• Helps further distribute and defray capital and operating costs for municipal 

infrastructure; 



  

• Generates new employment opportunities; and  

• Generates significant one-time and ongoing annual fiscal benefits to the Town of 

Innisfil and the County of Simcoe. 

OPA 17 to the Town of Innisfil Official Plan which created the Big Bay Point Secondary Plan 

was approved in 2007.  While the approved Plan has served very well in enabling the delivery of 

the resort as it stands today, experience is showing that there is unrealized opportunity to attract 

more users to the site, Town and County. 

4.1 Town of Innisfil Official Plan 

The Amendment furthers the Town’s economic development objectives, as stated in its Official 

Plan: 

• Economic Development Objectives, #3:  To provide for a broad range of commercial 

activities and services to meet the diverse needs of Innisfil’s residents, businesses and 

institutions, as well as those from the surrounding areas, and to generate employment, 

investment and municipal revenues (Section 2.11). 

The Official Plan’s economic development policies further “recognizes and supports the 

development of tourism and tourism related recreation within the Town” (policy 2.11.6).  

The Amendment furthers the Town’s Mission, Vision, Goals and Objectives expressed in the 

“Inspiring Innisfil 2020” Community Strategic Plan: 

•  The Community Mission speaks to “a community that is easy to get to and hard to 

leave”. 

• The Community Vision aspires to “grow into a vibrant, active, sustainable and 

multicultural community that offers engaged places, engaging activities and ….essential 

connections….”. 

•  “Promote Economic Development” is a key objective under the Growth Goal. 

•  “Grow[ing] Recreation Opportunities” and “Promot[ing] Tourism” are important 

objectives identified under the “Connect” Goal while objectives under the “Sustain” Goal 

address the desire to  “Ensure Financial Sustainability”, “Promote Environmental 

Sustainability” and “Sustain Infrastructure”. 

• Sub-objectives detailed under the heading  “Promote Tourism” over the 2017-2020 

period in the Community Strategic Plan aspire to “Promote and encourage the 

enhancement of destination places and activities throughout out the Town” and “Promote 

and encourage the development of appropriate tourism facilities, including restaurants, 

shops, accommodations and recreation providers.”   

• Sub-objectives detailed under the heading  “Sustain Infrastructure” over the 2017-2020 

aspire to  “Ensure optimal utilization, relevance and value of existing infrastructure 

before investing in the development of new infrastructure.” 



  

The Town’s Tourism Destination Management Plan, completed in March 2017, positions the 

resort as “poised to become the region’s primary tourism destination” and describes a limited 

supply of overnight accommodation in the Town  which “negatively impacts the Town’s ability 

to grow tourism revenues into the future.”  The Plan states that the Town “must explore and fully 

embrace the opportunities associated with Friday Harbour to grow the popularity, attractiveness 

and appeal of features available at FH [sic] and in the broader community.”  It devotes several 

pages to identifying strategies by which the presence of the resort can be leveraged to grow other 

tourism-driven opportunities. 

The proposed Amendment represents a unique opportunity to optimize the development potential 

of the resort within the existing development footprint and will contribute positively to the 

continued growth of the tourism industry in the Town and County and provide connecting 

opportunities throughout Simcoe region.  

The increased unit potential will be achieved by providing for a more intensive stacked 

townhome development form in Precinct “C”, new mid-rise units in Precinct “A” and a 

combination of ground-related townhome and mid-rise units in Precinct I.  Figure A shows the 

proposed distribution of unit types within the Marina Village District.  



  

 Figure A -Friday Harbour Resort Master Plan 

 



  

 
Source: Friday Harbour Resort Holdings Inc. (2017) 

4.1 OPA 17 - The Big Bay Point Resort Secondary Plan  

The proposed Amendment is consistent with  the  goals and objectives of the secondary plan. In 

particular, the Amendment  achieves the goals listed in Policy 8.4.2 through the following: 

• Contribute to creating a compact, pedestrian-oriented resort in the Secondary Plan 

Area, by increasing the use of the approved development area to optimize and make 

more efficient use of the land; 

• Continue to provide a net positive fiscal impact on the Town through an expanded 

market of available units and thereby increasing employment opportunities and 

potential market transactions, development charges and taxes, and spin off economic 

benefits;  

• Continue to protect Lake Simcoe and its tributaries and the natural heritage features 

in the Environmental Protection Area; 

• Provide a balanced ratio of resort owners, renters and visitors to available resort 

facilities and amenities, commercial amenities and recreational and employment 



  

opportunities as it has been demonstrated that the existing and planned commercial 

and amenity space  significantly exceed the required minimums;  

• Efficiently utilize the available servicing infrastructure;  

• Continue to maintain water quality, 

• The proposed additional units will continue to be non-permanent occupancy; and 

• Better support the built, under-construction, and proposed resort facilities, amenities 

and commercial services that are available and planned.  

The Secondary Plan establishes minimum resort commercial requirements. This includes 

conference facilities having a minimum of 5,000 square metres in gross floor area, and a 

minimum of 8,000 square metres of retail and service commercial uses. Based on the existing 

and planned space, Friday Harbour will exceed the minimum requirements for retail and service 

commercial and amenity space. The proposed additional 1,000 resort residential units will be 

supported by approximately 16,600 square metres of retail/service commercial space and 

approximately 144,866 – 170,430 square metres of amenity space, not including the 902,321 

square metres associated with the golf course, marina, trails and environmental protection area.  

 

4.2 Provincial Policy Statement (PPS) 

The proposed Amendment is consistent with the policies of the PPS. Friday Harbour is located 

on rural lands, which are outside the settlement area boundary and also outside prime agricultural 

areas, where the PPS permits resource-based recreational uses, including recreational dwellings 

(Policy 1.1.5.2). Policy 1.1.5.3 states that recreational, tourism, and other economic opportunities 

should be promoted and further, Policy 1.1.5.5 states that development shall be appropriate to the 

infrastructure which is planned or available, avoiding the need for unjustified and/or 

uneconomical expansion of this infrastructure. In addition, Policy 1.7.1 states that long-term 

economic prosperity should be supported by promoting opportunities for sustainable tourism 

development. The proposed additional resort units to be implemented through amendments to 

Town of Innisfil Official Plan Amendment No. 17, meet the intent of the PPS to encourage 

recreational, tourism and economic opportunities and will be appropriately serviced by existing 

infrastructure. Therefore, the proposed Amendment efficiently utilizes existing servicing and 

supports long-term economic prosperity. 

The approval of additional units at Friday Harbour will promote a more efficient development 

and land use pattern and allow for a greater range and mix of uses, consistent with PPS policies 

1.1.1 (a) and (b).  

The Amendment, as implemented through amendment to the Town of Innisfil Official Plan 

Amendment No. 17, will further promote a cost-effective development pattern by 

accommodating additional units through intensification within the approved development area 



  

and optimizing the use of existing services, including servicing infrastructure consistent with 

PPS policies 1.1.1(c) and (e). 

The Amendment is also consistent with the PPS policies related to natural heritage features and 

their protection for the long term (Section 2.1). Friday Harbour contains a number of natural 

heritage features within the protected Environmental Protection Area. The proposed Amendment 

relates to lands within the Marina Community District which are already approved for 

development and which are outside of the Environmental Protection Area and the natural 

heritage features.  As well the PPS contains policies intended to protect, improve or restore the 

quality and quantity of water (Section 2.2). The Natural Heritage Assessment report concludes 

that the increase in the number of resort residential units will not have a negative impact on fish 

habitat or water quality. The Phosphorus Report prepared in support of the Development 

Applications concludes that the additional resort residential units reduce the estimated 

phosphorus loading by 0.4 kg/year (compared to the 2009 estimates). On that basis, the 

Development Applications will have no negative impact on the existing natural heritage and 

hydrologic features and their functions.  

Therefore, the proposed Amendment is consistent with the PPS. 

 

4.3 The Growth Plan for the Greater Golden Horseshoe (Growth Plan) 

The proposed Amendment conforms with the Growth Plan, which permits development 

of resource-based recreational uses outside of settlement areas on rural lands, as per 

Policy 2.2.9.3. Where permitted on rural lands, the Growth Plan directs that resource-

based recreational uses should be limited to tourism-related and recreational uses that are 

compatible with the scale, character, and capacity of the resource and the surrounding 

rural landscape, which includes commercial uses to serve visitors and recreational 

dwellings for seasonal accommodation (Policy 2.2.9.3).  

Section 6 of the Growth Plan provides more specific direction for the Simcoe Sub-area. It 

is intended to establish a “foundation for municipalities to align infrastructure 

investments with growth management, optimize the use of existing and planned 

infrastructure, co-ordinate water and wastewater services, and promote green 

infrastructure and innovative technologies” (Policy 6.1). 

The Amendment implemented through amendments to Town of Innisfil Official Plan 

Amendment No. 17, proposes additional resort residential units within the development 

boundary of Friday Harbour, which has existing servicing infrastructure. Sanitary 

infrastructure can be modified to provide the required level of service and there is also 

adequate water capacity to serve the additional units.  



  

Accordingly, the proposed additional resort residential units, will be compatible with the 

scale, character and capacity of Lake Simcoe and the available servicing, as demonstrated 

in the accompanying studies. Therefore, the proposed Amendment conforms with the 

Growth Plan.  

 

4.4 Simcoe County  

The Amendment conforms with the objectives, goals and policies of the County Official 

Plan. 

This Amendment furthers the County’s Goals, as stated in its Official Plan: 

• “To implement growth management to achieve lifestyle quality and efficient and cost-

effective municipal servicing, development and land use”; 

• “To further community economic development which promotes economic sustainability 

in Simcoe County communities, providing employment and business opportunities”.  

It is also consistent with themes in the County’s Growth Management Strategy, as articulated in 

Part 3 of its Official Plan: 

• “Enabling and managing resource-based development including agriculture, forestry, 

aggregates, and tourism and recreation”. 

• Development of communities with diversified economic functions and opportunities, and 

a diverse range of housing options”. 

The Amendment further aligns with the Strategic Directions set forth in the County’s 2014 

Strategic Plan: 

• Economic & Destination Development -  Create and strengthen partnerships with key 

stakeholders to develop economic opportunities in response to the changing 

demographics of the County and to provide a rich cultural experience for both local 

residents and tourists visiting the area; 

• Environmental Sustainability - To preserve, conserve, and safeguard our environment and 

natural resources, while recognizing opportunity, innovation, and the needs of our 

community; 

The fourth Goal of the County’s 2011 Economic Development Strategic Plan: 

• Support growth in regional tourism, agri-tourism and cultural development, with the 

objective:  



  

The County will be recognized provincially and nationally for its thriving 

tourism and cultural industries, with communities that offer a diverse range 

of rural, recreational and cultural experiences. 

The Strategic Plan describes the concern that “It is often noted that despite the County’s 

diverse attractions and close proximity to large markets, it is still seen as a pass-through 

and not an ultimate destination” 

The proposed Amendment represents a unique opportunity to optimize the development potential 

of the resort within the existing development footprint and will contribute positively to the 

continued growth of the tourism industry in the County and provide connecting opportunities 

throughout the County.  

  



  

PART II  – THE OFFICIAL PLAN AMENDMENT 

1.0 INTRODUCTION 

The following text and Schedules ‘A’ and ‘B’ attached hereto, which amend Schedules ‘O’ and 

‘P’, constitute Amendment No. X to the Town of Innisfil Official Plan, as amended. 

2.0 DETAILS OF THE AMENDMENT 

The Official Plan is amended as follows, with deletions shown in strikeout and additions in 

underlined text: 

2.1 1.1 

Delete the reference to Schedule ‘Q’ 

 

2.2 2.1.5 

Delete the reference to Schedule ‘Q’  

 

2.3 Plan Schedules: 

2.3.1 Amend Schedule ‘O’ – Land Use Plan in accordance with the attached Schedule 

‘A’; 

2.3.2 Amend Schedule ‘P’ – Internal Road Network in accordance with the attached 

Schedule ‘B’;  

2.3.3 Delete Schedule ‘Q’ – Development Phasing Plan from the Plan. 

  



  

PART III  – THE SECONDARY PLAN AMENDMENT 

1.0 INTRODUCTION 

The following text and Schedules ‘A’ and ‘B’ attached hereto, which amend Schedules ‘O’ and 

‘P’ to OPA 17, constitute Amendment No. 1 to OPA 17 to the Town of Innisfil Official Plan, as 

amended. 

2.0 DETAILS OF THE AMENDMENT 

OPA 17 to The Official Plan is amended as follows, with deletions shown in strikeout and 

additions in underlined text: 

2.1 8.1 

Delete the reference to Schedule ‘Q’ in the list of elements constituting the Secondary 

Plan.  

 

2.2 8.5.2 a) 

Modify the policy such that it reads “The Golf Course District as shown on Schedule ‘N’ 

shall be used for Recreational Open Space uses including, but not limited to an 18-hole 

championship Golf Course, clubhouse, halfway house, playing fields, spa, health and 

wellness facilities, and other associated uses including grade related retail and service 

commercial uses.”  

 

2.3 8.6.1 c)  

Modify the first sentence such that it reads “A maximum of 1600 2,600 resort residential 

units shall be permitted and a minimum of 400 resort Hotel units shall be required, the 

sum total of which shall not exceed 2000 3,000 resort units. 

 

2.4 Table 1 

Modify the land use areas and unit counts and distribution as set out below: 

Insert modified table 

 

2.5 8.6.2.1 a) 

Modify the policy such that it reads “The Secondary Plan Area shall contain a maximum 

of 1,600 2,600 Non-permanent Resort Residential units and accommodate a resort 

population of approximately 4,000 6,500 to 5,000 8,125 if all Resort Residential units are 

occupied at the same time. These figures do not include accommodation associated with 

Hotel units or boats in the Marina Village District.  

 

2.6 8.6.2.1 e) 



  

Modify the last sentence such that it reads “Each of these respective unit totals may be 

adjusted up or down by 10% of the number shown in Table 1 without amendment to this 

Plan, as long as the total number of Resort Residential units within the Secondary Plan 

Area does not exceed 1,600 2,600 (not including Hotel units), in accordance with Section 

8.6.1(c). 

 

2.7 8.6.2.1 g) 

Modify the last sentence such that it reads “Permitted uses within such uses shall include 

recreational uses such as tennis courts, swimming pools, change room facilities, barbecue 

pits, park pavilion, pedestrian and bicycle trail and pathways, landscaping and decorative 

elements and structures such as fountains, outdoor furniture, gazebos, and ancillary uses.” 

 

 

2.8 8.6.2.4 b) 

Modify the policy such that it reads “A parking structure with a maximum of two three 

levels of covered parking and one level of parking on the roof shall be permitted in the 

Medium-High Density Resort Residential area on the east side of the Secondary Plan 

Area to the north of the Resort Commercial area, provided that acceptable buffering and 

separation can be achieved from adjacent lands to the east to the satisfaction of the Town. 

The parking structure shall be screened from private Collector Roads within the 

Secondary Plan Area.” 

  

2.9 8.6.3  

Modify sub b) such that it reads “A Hotel or Hotels containing a minimum total of 400 

rooms, Conference facilities having a minimum of 5000 square metres in gross floor area, 

and a minimum of 8000 square metres of retail and service commercial uses shall be 

required within the areas designated for Resort Commercial uses as shown on Schedule 

‘O’, subject to development phasing policies of Section 8.13.2. . In addition, conference 

facilities having a minimum combined total  of 5,000 square metres in gross floor area, 

shall be required within the areas designated for Resort Commercial,   Resort Recreation 

uses  and Recreation Open Space uses as shown on Schedule 'O', subject to the 

development phasing policies of Section 8.13.2.  A minimum combined total  of 8,000 

square metres of indoor and outdoor space for retail and service commercial uses shall be 

required within the areas designated for Resort Commercial, Resort Recreation uses, 

Recreation Open Space, Resort Theatre and Resort Marina as shown on Schedule ‘O’, 

subject to the development phasing policies of Section 8.13.2 ,”  

  

Modify sub c) such that it reads “Subject to Section 8.6.2.3, High Density Resort 

Residential uses shall be permitted within the Resort Commercial designation. and may, 



  

but shall not be required to include and shall be in mixed- use buildings, generally above 

grade related retail and service commercial uses.” 

 

Modify sub f) such that it reads “A parking structure with a maximum of two three levels 

of covered parking and one level of parking on the roof shall be permitted in the Resort 

Commercial area on the east side of the Secondary Plan Area, provided that acceptable 

buffering and separation can be achieved from adjacent lands to the east to the 

satisfaction of the Town. The parking structure shall be screened from private Collector 

Roads within the Secondary Plan Area.” 

 

2.10 8.6.5.3 a) 

Modify the policy such that it reads “Recreational Open Space areas are shown on 

Schedule 'O', and uses for such areas shall include Golf Course playing areas and 

ancillary maintenance facilities, driving range, golf academy, clubhouse, conference 

facilities, grade related retail and service commercial uses, halfway house, playing fields, 

spa, health and wellness facilities, required access routes, stormwater management 

facilities, and pedestrian, motorized golf cart and bicycle trails and pathways.  

Recreational Open Space areas are intended to function as active open space areas on a 

four-season basis, allowing for activities such as cross country skiing, skating and other 

winter activities.”  

 

2.11 8.6.6 c) 

Modify the policy such that it reads “Permitted uses within the Resort Marina area 

include a marina, boat launching and hauling facilities, in-water boat storage, boat fueling 

areas, docks and boat slips, piers, Boardwalks, seawalls, boat navigation devices both 

floating and fixed, administrative office space, commercial, accessory restaurant uses 

associated with the marina, minor boat repair facilities, water supply, sewage pump-out 

facilities, dock anchors or guides, water-related recreational uses and pedestrian bridges.  

 

2.12 8.6.7 b) 

Modify the policy such that it reads “Permitted uses within the Resort Theatre area shall 

include indoor and outdoor theatre and concert facilities, with approximately 300 seats, 

meeting spaces and ancillary uses and grade related retail and service commercial uses.”  

 

2.13 8.6.8  

Modify sub b) to read “Permitted uses within Resort Recreation areas include tennis and 

squash courts, swimming pools, fitness facilities, spa, health and wellness, bowling and 

simulated golf facilities, ancillary commercial uses, social and meeting facilities, 

conference facilities, and ancillary uses.” 



  

 

Modify sub c) to read “A minimum of 3,000 square metres of indoor and outdoor 

sports/fitness/recreational, social and ancillary facilities shall be provided within the 

Resort Recreation designation in accordance with policy 8.6.8 b). 

 

Delete sub d). 

 

2.14 8.9.1  

Insert a new sub c) which will read “Amendments to this Plan shall not be required for 

transportation plans or proposals that vary from those shown in Schedule P.” Subsequent 

sub-sections shall be renumbered accordingly.  

 

2.15 8.9.3  

Modify sub d) by adding to the end “The minimum width of Local Roads may be revised 

without the need for an amendment to this Plan subject to the provision of a 

Transportation Impact Statement to the satisfaction of the Town.” 

 

2.16 8.9.4  

Modify sub c) by adding to the end “The minimum width of Lanes may be reduced 

revised without the need for an amendment to this Plan subject to the provision of a 

Transportation Impact Statement to the satisfaction of the Town.” 

 

2.17 8.13.1 o) 1. 

Modify by replacing the term “master condominium corporation” with “Resort 

Association”. 

  

2.18 8.13.2 

Modify sub a) such that it reads “The development of the total area within the Secondary 

Plan shall be phased generally in accordance with the Development Phasing Plan shown 

on Schedule 'Q' described below.” 

 

Modify the second sentence in sub b) such that it reads “The phasing of development 

identified within the Resort Management Plan and other agreements shall be consistent 

with the phasing sequencing of lands to be developed as shown on Schedule 'Q' described 

below.” 

 

Modify sub e) sub i) such that it reads “Up to 800 1,500 Resort Residential units;”. 

 



  

Modify sub e) sub ii) such that it reads “a Hotel having a minimum of 100 200 

accommodation rooms;”. 

 

Modify sub e) sub iii) such that it reads “a recreation centre(s) with a total minimum area 

of 3,000 square metres of indoor and/or outdoor space;”. 

 

Modify sub e) sub iv) such that it reads “a minimum of 4,000 8,000 square metres of 

retail and service commercial floorspace;” 

 

Modify sub e) sub v) such that it reads “resort conference facilities having a minimum 

gross floor area of 3,000 2,700 square metres, which may be integrated with a Hotel 

use;”. 

 

Delete the current policy f), subs i) to v) and replace with the following: “A Hotel(s), 

conference facilities, resort theatre, grade related retail and service commercial uses may 

be built at any time following the completion of Phase 1”. 

  

Modify the current sub g) such that it reads “Uses to be developed as part of Phase 4 3 

shall include the following…..” 

 

Modify the current sub g) to add the following additional subsections: 

 

v) the remainder of the Hotel accommodation rooms; 

 

vi) the remainder of the resort conference facilities , which may be integrated with a 

Hotel use  

Modify and renumber the current g) sub v) such that it reads “The Internal Road 

Network, trails and bicycle pathways and General Open Space uses necessary to 

accommodate the components of Phase 4 3.” 

 

 

Modify the current sub h) such that it reads “To achieve this development phasing 

approach, the Town shall ensure through the use of holding provisions in the zoning by-

law that the phasing of development in the Secondary Plan Area shall occur sequentially 

and generally as described in the Development Phasing policies of this plan and as shown 

on Schedule 'Q'. Residential development associated with any Phase after Phase 2 as 

shown on Schedule ‘Q’ shall not be approved by the Town until a minimum of 75 percent 

of the residential units in the preceding Phase have been built, transferred in title from the 

proponent of development to the purchasers of such units and occupied, and required 

non-residential components of the preceding Phase, including the Recreation Centre, 



  

Grade-related Retail and Service Commercial floorspace, pedestrian trails and bicycle 

pathways, and a Hotel(s) and Conference facilities in accordance with policy 8.13.2 e), 

have been constructed. Minor alterations to the phasing of development shall be 

permitted through agreements between the proponent of development and the Town 

without amendment to this Secondary Plan, and shall ensure that the necessary servicing 

infrastructure and servicing capacity allocation for those uses is available.” 

 

Modify the current sub l) such that it reads “Prior to the issuance of building permits for 

any Phase of development, the necessary external servicing improvements shall be 

completed and appropriate servicing allocations shall be allocated by Town Council 

Resolution. The allocation of sewage capacity may require further sub-phasing beyond 

the Phases shown on Schedule 'Q’ described in policy 8.13.2.” 

 

Modify the current sub m) such that it reads “The development of any Phases of 

development as shown on Schedule 'Q' shall not be approved unless the Town, in 

consultation with the County and the Ministry of the Environment, is satisfied that any 

negative impacts on existing wells resulting from construction activities, as identified 

through monitoring as described in Section 8.13.8, are remedied by the proponent of 

development.” 

 

Modify the current sub n) such that it reads “The development of any Phases of 

development as shown on Schedule 'Q' shall not be approved unless the Town, in 

consultation with the County, Lake Simcoe Region Conservation Authority, Ministry of 

Natural Resources, Ministry of the Environment and the Department of Fisheries and 

Oceans, is satisfied that the existing water quality of Lake Simcoe and the Resort Marina 

basin will be maintained during and following construction activities, as identified 

through monitoring as described in Section 8.13.8. Negative impacts on water quality 

shall be remedied by the proponent of development and/or Resort Marina owner.” 

 

Modify the current sub o) such that it reads “The development of any Phases of 

development as shown on Schedule 'Q', subsequent to Phase 1, shall not be approved 

unless the Town is satisfied, through monitoring exercises described in Section 8.13.8, 

that Resort Residential units are or will be occupied in a Non-permanent manner as 

described in the policies of Section 8.8.1.” 

 

Modify the current sub p) such that it reads “The development of any Phases of 

development as shown on Schedule 'Q', subsequent to Phase 1, shall not be approved 

unless the Town is satisfied, through monitoring exercises described in Section 8.13.8, 

that sufficient water and wastewater capacity continues to be available for use in the 

Town’s servicing infrastructure for a particular Phase or Sub-Phase of development.” 



  

 

Modify the current sub r) such that it reads “The development of any Phases of 

development as shown on Schedule 'Q' shall not be approved unless the Town is satisfied, 

through monitoring exercises described in section 8.13.8, that a sufficient parking supply 

is available, including adequate provision for the parking and/or storage of boats and 

trailers.” 

 

2.19 8.13.4 a) 

Modify the policy by replacing the reference to “Schedule ‘Q’” with “in this Plan”. 

 

2.20 8.13.8 e) and f) 

Modify the policy by replacing reference to “Schedule ‘Q’” with “in this Plan”. 

 

2.21 Modify references to Recreation Centre or recreation centre in policies 8.4.3.1 g), 8.5.4 

a), 8.13.2 e)iii) and 8.13.2.h) to read Centre(s) or centre(s) as technically appropriate.” 

 

2.22 8.14.2 Terms and Definitions 

Modify sub q) such that it reads ““Retail stores” shall mean buildings or spaces within or 

outside buildings where goods, wares, merchandise, food and beverages, articles or 

things are stored, offered or kept for sale at retail and includes storage on or about the 

store premises of limited quantities of these items sufficient only to service the store, but 

does not include mechanical or electronic gaming machines to be used for the purpose of 

gambling.” 

 

Modify sub h) such that it reads ““Hotel” shall mean a building or structure used for the 

purpose of catering to the needs of the traveling public by supplying sleeping 

accommodations, food, entertainment and refreshments and may include facilities such as 

meeting rooms, conference/convention facilities and recreational facilities, and may 

provide entertainment.”  

 

Modify sub n) to read ““Resort Marina” shall mean a commercial establishment where 

boat launching, docking and hauling facilities, in-water boat storage, minor boat repair 

facilities, boat rental, piers, docks and boat slips and grade related retail and service 

commercial uses or any combination of the foregoing are available for all resort users.” 

  

2.23 Plan Schedules: 

2.23.1 Amend Schedule ‘O’ – Land Use Plan in accordance with the attached Schedule 

‘A’; 



  

2.23.2 Amend Schedule ‘P’ – Internal Road Network in accordance with the attached 

Schedule ‘B’;  

2.23.3 Delete Schedule ‘Q’ – Development Phasing Plan from the Plan. 

 

3.0 IMPLEMENTATION AND INTERPRETATION 

This amendment does not alter and shall be implemented and interpreted in accordance with 

Section 8.13 of the Big Bay Point Resort Secondary Plan. 
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THE CORPORATION OF THE TOWN OF INNISFIL 

BY-LAW NO. XXX-18 

A By-law of the Corporation of the Town of Innisfil to amend the site-

specific Zoning By-law No. 029-05, as amended for the Big Bay Point Resort 

Secondary Plan Lands, as amended, by increasing the permission for Resort 

Residential Units in the marina village district  by 1,000, by modifying 

various definitions, by modifying the requirement for grade related retail 

and service commercial uses in Flexbuildings, by permitting a three storey 

parking structure, by implementing refined phasing policies for the 

Secondary Plan, by adding additional recreational and resort uses in the 

Resort Recreational Commercial Zone and the Recreational Open Space 

Zone and by amending Schedule “B” Land Use. 

 

WHEREAS the Council of The Corporation of the Town of Innisfil deems it desirable to approve an 

application to amend the provisions of Zoning By-law 029-05, as amended, related to lands in the 

Marina District area of the Big Bay Point Resort Secondary Plan area in the Town of Innisfil; 

AND WHEREAS authority to pass this By-law is provided pursuant to Section 34 of the Planning Act, 

R.S.O. 1990, c. P. 13, as amended; 

NOW THEREFORE the Council of The Corporation of The Town of Innisfil enacts as follows: 

1. By-law No. 029-05, as amended, is hereby further amended by: 

a. Making the following text deletions shown in strikeout, and text additions shown in underline: 

i) Modifying Section 1.1.7 such that it reads “Schedules “A” and “B” attached hereto form 

part of this By-law.”; 

ii) Modifying Section 2.40 such that it reads “Flexbuilding means a building containing both 

resort residential units and may, but shall not be required to, include  grade related retail 

and service commercial uses.”; 

iii) Modifying Section 2.51 such that it reads “Hotel means a building or structure used for the 

purpose of catering to the needs of the travelling public by supplying sleeping 

accommodations, food, entertainment and refreshments and may include entertainment.”; 

iv) Modifying Section 2.78 such that it reads “Resort Recreational Establishment means a 

building or structure or part thereof and associated outdoor spaces where facilities are 

provided for recreation and may include uses such as a fitness centre, spa/health & 

wellness facilities, bowling alley, tennis and squash courts, simulated golf facilities, 

swimming pools, ancillary commercial uses, and social and meeting facilities.”; 



  

v) Modifying Section 2.81 such that it reads “Resort Service Use means a service area that 

may house resort security and grounds keeping services, a Laundry Shop or facilities, and 

may also be the location where waste and recycling bins are stored for collection.”; 

vi) Modifying Section 2.82 such that it reads “Resort Theatre means an indoor or outdoor 

facility that is used for live theatrical performances and contains a minimum of 300 seats.”; 

vii) Modifying Section 2.85 such that it reads “Retail Store means areas within or outside a 

building or part of a building where goods, merchandise, substances or articles are offered 

for retail sale directly to the general public and includes storage on the store premises or 

limited quantities of such goods, merchandise, substances, articles or things sufficient only 

to service such store, but does not include mechanical or electronic gaming machines to be 

used for the purpose of gambling.”; 

viii) Modifying Section 2.90 such that it reads “Structured Parking Facility means a building or 

structure that contains parking aisles and parking spaces used for the temporary parking or 

motor vehicles, that may contain a maximum of two three levels of covered parking and 

one level of parking on the roof.”; 

ix) Modifying Section 3.4.1 a) such that it reads “No more than a total of 2,000 3,000 

residential resort residential units and hotel units shall be permitted.”; 

x) Modifying Section 3.4.1 b) such that it reads “A maximum of 1,600 2,600 resort residential 

units shall be permitted, subject to Section 8.1, in accordance with Section 4.”; 

xi) Modifying Section 3.4.1 d) such that it reads “A minimum of 5,000 square metres of 

Conference Facilities shall be provided in accordance with Sections 5.2  and 7.2.”; 

xii) Modifying Section 3.4.1 e) such that it reads “A minimum of 8,000 square meters of indoor 

and/or outdoor grade related retail and service commercial uses shall be provided, in 

accordance with Sections  5.3  and 7.2.”; 

xiii) Modifying Section 3.4.1 g) such that it reads “A resort recreational establishment or 

establishments shall be provided with a minimum total indoor and/or outdoor gross floor 

area of 3,000 square metres in accordance with Section 5.1.”;  

xiv) Modifying Section 3.17 such that it reads  

 

“Swimming Pool 

 

Despite any other provisions contained in this By-law a swimming pool is permitted as an 

accessory use in any Resort Residential Zone, Resort Recreational Commercial Zone, Resort 

Recreational Hotel Commercial Zone or Urban or Rural Open Space Zones in accordance 

with the requirements of the Town of Innisfil permitting process for swimming pools. 

provided that: 

 



  

 3.17.1 No part of a swimming pool shall be located closer to any public street line than the 

minimum distance required for an accessory building located on the same building 

envelope. 

 

3.17.2 The maximum height of every outdoor swimming pool shall be two (2.0) metres 

above the established grade. 

 

3.17.3 Every outdoor swimming pool erected in any zone, must be enclosed by a fence of at 

least 1.21 metres in height and located at a distance of not less than 1.21 metres from the 

pool, the gate to which must be equipped with self-locking device and kept closed when 

the pool is not in use. 

 

3.17.4 Every indoor swimming pool must be within an area equipped with self-locking 

doors that are kept closed when the pool is not in use.”; 

xv) Modifying Special Provision 4.5.4 c) in Section 4.5 High Density Resort Residential Two 

(HDRR2) Zone such that it reads “All fFlexbuildings in the HDRR2-1 Zone shall may, but shall 

not be required to, have grade related retail and service commercial uses located on the 

first floor.”; 

xvi) Adding Special Provision 4.5.4 d) in Section 4.5 High Density Resort Residential Two 

(HDRR2) Zone to read “Notwithstanding the height regulations in Section 5.1.3, 

Flexbuildings in the HDRR2-1 zone may have a maximum building height of 6 storeys 

provided, however, that it is located a minimum of 50 metres from any existing residential 

zone. Any storey above the fourth storey shall be setback a minimum of 1.5 m from the 

storey below.”; 

xvii) Adding Special Provision 4.5.4 e) in Section 4.5 High Density Resort Residential Two 

(HDRR2) Zone to read “Notwithstanding the uses permitted under Section 4.5.1, 

Townhouse 1 shall be a permitted use, subject to the provisions of the Medium Density 

Resort Residential 1 (MDRR1) Zone, in the HDRR2-1 Zone.”; 

xviii) Modifying Special Provision 5.1.4 a) in section 5.1 Resort Recreational Commercial (RRC) 

Zone such that it reads “Notwithstanding the uses permitted under Section 5.1.1, resort 

recreational establishments shall only be permitted in the RRC-1 zone. Conference Facilities 

shall be permitted in the RRC-1 Zone in conjunction with the provision of the resort 

recreational establishment.”;    

xix) Modifying Special Provision 5.1.4 b) in section 5.1 Resort Recreational Commercial (RRC) 

Zone such that it reads “ Notwithstanding the uses permitted under Section 5.1.1, on land 

identified in RRC-2 in this By-law, permitted uses shall be limited to a resort marina, grade 

related retail and service commercial uses, and pedestrian and vehicle access bridges.”;  

xx) Modifying Special Provision 5.1.4 d) in section 5.1 Resort Recreational Commercial (RRC) 

Zone such that it reads “Notwithstanding the uses permitted under Section 5.1.1, in the 



  

area identified as RRC-3 in this By-law, permitted uses shall be limited to a resort theatre 

facility with a minimum seating capacity of 300 seats and grade related retail and service 

commercial uses.”;  

xxi) Modifying Section 5.2.1 in Section 5.2 Resort Recreational Hotel Commercial (RRHC) Zone 

to add a new item c) “Resort Recreational Establishment” as a stand alone permitted use.  

xxii) Modifying Special Provision 5.2.4 a) in section 5.2 Resort Recreational Hotel Commercial 

(RRHC) Zone such that it reads “The hotel(s) shall contain a minimum of 400 

accommodation rooms and a spa and the. The conference facilities located within this zone, 

the RRC-1 zone and the Rural Open Space (ROS) zone shall have a total combined minimum 

gross floor area of 5,000 square metres, both of which.  Both of these uses shall be phased 

in accordance with Section 8 of this By-law. 

xxiii) Modifying Special Provision 5.2.4 by adding a new subsection d) as follows: 

“Notwithstanding the uses permitted under Section 5.2.1, flexbuilding  shall be a permitted 

use in the RRHC-1 zone, subject to the provisions of the High Density Resort Residential 

Two (HDRR2) Zone. Notwithstanding the height regulations in sections 4.5.3 and 5.2.3, a 

flexbuilding in the RRHC-1 zone  may have a maximum building height or 6 storeys 

provided, however, that it is located a minimum of 50 metres from any existing residential 

zone. Any storey above the fourth storey shall be setback a minimum of 1.5 m from the 

storey below. “ 

xxiv) Modifying Section 7.2.1 in Section 7.2 Rural Open Space (ROS) Zone to add a new item g) 

“spa/health & wellness facilities” as a permitted use.  

xxv) Modifying Special Provision 7.2.4 b) of Section 7.2 Rural Open Space (ROS) Zone such that it 

reads “The golf course clubhouse shall have a minimum gross floor area of 500 square 

metres and g. Grade related retail and service commercial uses in conjunction with a golf 

course clubhouse are permitted to a maximum of 120.0 square metres.  Conference 

facilities are also permitted in conjunction with a golf course clubhouse.  

xxvi) Modifying the opening paragraph of Section 8.1 (b) such that it reads “Prior to lifting the 

holding provisions on each sub-phase up to a maximum of 1,200 1,500 resort residential 

units in Phase 2, the following shall be satisfied:”; 

xxvii) Modifying the opening paragraph of Section 8.1 (d) such that it reads “Prior to lifting the 

holding provisions on each sub-phase comprising the remainder of the resort residential 

units, being 1,100 resort residential units in Phase 3, the following shall be satisfied:”; 

xxviii) Deleting the Section 8.1 d) ii. provision [“A minimum of 75% of the Phase 2 resort 

residential units shall have been built, transferred in title and occupied”] and re-numbering 

subsequent provisions accordingly; 

xxix) Modifying Section 8.1 d) iii. such that it reads “A minimum of 8,000 square metres of grade 

related retail and service commercial gross floor area indoor and/or outdoor area shall have 



  

been built and minimum of 4,000 square metres shall have been leased or otherwise 

committed;”; 

xxx) Modifying Section 8.1 d) iv. such that it reads “A minimum of 400 200 hotel rooms shall 

have been completed to the satisfaction of the Town.” 

xxxi) Modifying Section 8.1 d) v. such that it reads “A minimum of 5,000 2,700 square metres of 

resort conference facilities floor space, which may be integrated with a hotel use, shall have 

been completed to the satisfaction of the Town.” 

b. Modifying the current Schedule “B” in accordance with Schedule ‘A’ attached. 

 

All other provisions of this By-law shall apply. 

 

2. This By-law shall come into force, and take effect on the day it is passed subject to the appeal 

provisions set out in Section 34 of the Planning Act, R.S.O. 1990, c. P. 13, as amended.  

READ THIS ___ DAY OF _____________, 2018 

 

 

 
 

Gord Wauchope MAYOR 
 
 
 

Lee Parkin CLERK 
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