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Dear Mr. Aitken:

   Re: Simcoe Area Growth Plan 

We are pleased to submit the following report, which sets out
a growth plan for the Simcoe County Area. It is the result of
a thorough, intensive and inclusive study process involving
input from the public, organized interest groups and the
development community. 

In compliance with new Provincial policies, the Simcoe Area
Growth Plan provides a framework for long-range land use
planning that seeks to build more compact and efficient
communities, reduce the amount of greenfield land that is
consumed by new urban development and better protect the
County’s natural environment and the regional agricultural
resources. 

The Simcoe Area Growth Plan provides a framework for
long-range planning by defining the amount, location and
character of growth to 2031:

• The amount of growth to be accommodated is set out
by the Provincial Growth Plan for the Greater Golden
Horseshoe (2006). This is the forecast for a total
population of 667,000 and 254,000 jobs in 2031 in
the Simcoe County Area, including the separated
cities of Barrie and Orillia.  

• The location of growth is determined largely by local
planning exercises already undertaken, and
Provincial planning objectives for the separated cites
and complete community development. 

• New communities will be characterized by higher
densities, more intensification and limits on
scattered rural development. The intention is to
minimize the amount of agricultural land consumed
by new urban development and protect the County
of Simcoe’s natural heritage. 

The Simcoe Area Growth Plan will be implemented through
the new County official plan and the local official plan
conformity exercises. The local area municipalities will be
responsible for planning to achieve the population and
employment forecasts, the density and intensification targets
and implementing other policies for healthy communities. 
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Developing the Simcoe Area Growth Plan is a significant
achievement that would not have been possible without the
leadership of the County and cooperation from the area
municipalities. It has been our pleasure to work on such an
important and challenging assignment.  

Yours Truly,
HEMSON Consulting Ltd.

Raymond J. Simpson, RPP, MCIP
Partner

Antony P. Lorius,  CMC, RPP
Associate Partner 
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I THE COUNTY OF SIMCOE HAS PREPARED A GROWTH MANAGEMENT STRATEGY

The County of Simcoe has been growing steadily over the
past 25 years and is expected to experience strong pressure for
growth in the planning period to 2031. In order to respond to
this pressure, the County of Simcoe has prepared a growth
management strategy called the Simcoe Area Growth Plan.

The Simcoe Area Growth Plan was undertaken primarily in
response to shifting public perceptions about growth, in
particular concerns about the effects of urban development
on the environment and the quality and sustainability of new
communities. The Simcoe Area Growth Plan was also
prepared to implement a number of new Provincial policy
directions regarding long-range planning and growth manage-
ment in Ontario. 

The Simcoe Area Growth Plan defines the amount, location
and character of community development to 2031. The
framework provided in the Simcoe Area Growth Plan will be
implemented by the County’s new official plan, which is
anticipated to be completed in September 2008. Two other
foundation studies, the Transportation Master Plan and the
Natural Heritage System Update, will provide similar policy
directions on matters related to transportation planning and
environmental protection.

A. CONCERNS HAVE BEEN RAISED ABOUT
GROWTH IN SIMCOE 

The Simcoe County Area is an area defined as the County of
Simcoe and the separated cities of Barrie and Orillia, as
illustrated on the map on the following page. This area is
distinct from municipal Simcoe County, which excludes the
separated cities and the First Nations communities.1 

The Simcoe County Area continues to experience high
levels of building activity, mainly because it is a very attrac-
tive location for growth. There is a developed transportation
network, accessibility from Simcoe to employment centres in
the Greater Toronto Area and Hamilton (GTAH) and a
large potential supply of reasonably priced housing within an
area with many attractive natural features. 

Rapid population growth in the GTAH, combined with
tightening land markets, particularly in the Region of York,
has made the Simcoe County Area even more attractive for
growth and development. 

1 In this report, “Simcoe County Area” refers to the
geographic area of Simcoe County, which includes municipal Simcoe
County in addition to the cities of Barrie and Orillia and the First
Nations communities. The term Simcoe County, or the County of
Simcoe, refers to municipal Simcoe County excluding the separated
cities and First Nations communities. 
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HISTORIC POPULATION & EMPLOYMENT
SIMCOE COUNTY AREA
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1. Population and Employment Have Grown Over
the Last 25 Years

As shown below, population in the Simcoe County Area has
grown steadily since 1981. The total population has nearly
doubled, growing from approximately 240,000 in 1981 to
almost 440,000 in 2006. 

Growth has been particularly strong in the more recent
Census periods, including employment, which has grown
significantly. After growing only moderately over the 15 years
from 1981 to 1996, employment growth in the most recent
decade has accelerated — from just over 100,000 jobs in
1996 to nearly 185,000 jobs in 2006.

2. There Is Significant Pressure for New Land
Designations

As a result of continued population and employment growth
and the attractiveness of Simcoe County Area as a location
for urban development, there is strong pressure for the
approval of new urban land designations:

• From the perspective of the development community,
the GTAH market is becoming land-constrained with
the result that they believe there is a major opportunity
to accommodate additional growth in the Simcoe
County Area. 

• Reflecting this view, there is a growing pressure to
accommodate growth beyond currently planned com-
mitments through the designation of additional urban
lands for development. 

• As illustrated on the map on the following page, the
expectations of the development community combined
with the currently approved land supply would result in
a 2031 population of nearly 1 million people, which
would represent a significant acceleration of growth
compared to the past. 

• A series of “Enterprise Zones” have also been proposed
on behalf of the Simcoe Chapter of the Building Indus-
try and Land Development Association (BILD). The
proposed Enterprise Zones could potentially accommo-
date more than 80,000 jobs, an amount similar to the
total employment growth over the last decade. 
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3. Concerns Are Growing About the Effects of New
Development on the Environment 

In response to this growth pressure, a number of concerns
have been expressed about the environment. These concerns
typically focus on the effect of new development on the
environment, agriculture and water resources:

• Generally, over past decades in Ontario, there has been
a growing expectation by the public that the natural
environment should be given a higher priority in
decision-making for long-range land use planning and
growth management; 

• In the Simcoe County Area, the public and organized
interest groups are concerned about the effects of
growth on the water and agricultural resources, heritage
resources, the costs of growth, traffic and demands on
health care; 

• In July 2006, the Lake Simcoe and Nottawasaga Valley
Conservation Authorities completed the Assimilative
Capacity Studies (ACS) for the Lake Simcoe Watershed
and Nottawasaga River. These studies were undertaken
to develop new analytical tools to manage the growth
pressures being placed on the municipalities within
these two watersheds; and 

• In July 2007, the Ontario government announced the
Lake Simcoe Protection Act, which would take actions to
protect the health of lake Simcoe, including sewage
treatment standards and limits on pollutants such as
phosphorous, as well as a new structure for decision-
making about Lake Simcoe. 

B. THE PROVINCE HAS PROVIDED STRONG NEW
POLICY DIRECTIONS 

Partly in response to growing concerns about growth, land
development and effects on the natural environment, the
Province of Ontario has recently undertaken some important
initiatives with respect to planning and growth management.
The new Provincial policy initiatives are made up of the
following major elements: 

• The Greenbelt Act (2005);

• The new Provincial Policy Statement (PPS, 2005);

• The Provincial Growth Plan for the Greater Golden
Horseshoe (the Growth Plan, 2006); and

• Recent amendments to the Planning Act, collectively
referred to as Bill 51. 

Of these initiatives, two are particularly relevant to growth
management in the Simcoe County Area: the Growth Plan
and the Bill 51 Planning Act Amendments. Taken together
these are strong new policy directions that the County of
Simcoe and its municipal partners are able to use to develop
a local solution to growth management. 
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1. Provincial Growth Plan Describes the Provincial
Vision for Growth

The Growth Plan has the most significant implications for
long-range planning and growth management in the Simcoe
County Area. The Growth Plan  sets the overall growth
forecasts to be used for planning and provides direction on
how that growth is to be accommodated:

• Overall, the Growth Plan forecast is for a total of ap-
proximately 11.5 million people and 5.6 million jobs in
the Greater Golden Horseshoe (GGH), with the
majority of this growth focussed in the GTAH where
the existing population and employment base is concen-
trated; 

• The Growth Plan also identifies a set of Urban Growth
Centres intended to be a focus for investment,
high-density major employment centres and major
transit infrastructure. The city of Barrie is the only
Urban Growth Centre in the Simcoe County Area; and

• For the Simcoe County Area, the Growth Plan allocates
a total population of 667,000 people and 254,000 jobs
in 2031. These forecasts are provided in Schedule 3 to
the Growth Plan and include the separated cities of
Barrie and Orillia and the First Nations communities.1

The Growth Plan forecast neither accelerates nor decelerates
growth in the Simcoe County Area, but rather maintains the
level of development activity that has been occurring over
the past 20 years. A number of key points warrant attention
with regards to the forecast:

• Overall, the Growth Plan forecast allocations are lower
than many other expectations of the level of future
growth in the Simcoe County Area.2 

• The reason is that the Growth Plan forecast allocations
involve a specific policy decision to shift growth within
the GGH towards the priority emerging urban centres
in Waterloo Region, Niagara Region, and Wellington
and Brant Counties.

• The Growth Plan forecasts, therefore, do not misjudge or
underestimate the growth potential for the Simcoe
County Area, but rather reflect a deliberate policy
choice by the Province to not accelerate growth in this
location. These are the legislated, in-force forecasts that
must be used for growth management.3

1 For additional detail on these Provincial policy directions
and the issue of growth in the separated cities, see the Directions
Report, Hemson Consulting Ltd., September 2007.

2 That there is a potential for higher growth in the Simcoe
County Area is a view widely held amongst the development
community. As noted earlier, the combination of the designated land
supply and proposed developments could result in a total 2031
population of nearly 1 million people. 

3 The Province may revise the forecasts in five years, but
this will not occur until after the deadline for bringing official plans
into conformity with the Growth Plan (June 16, 2009).
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In addition to setting the overall growth forecast, the Growth
Plan also provides clear direction on how that growth is to be
accommodated. Under the Growth Plan:

• Major growth is directed to settlement areas that are
designated for growth; 

• Development outside settlement areas is generally
restricted, except for some resource-based or recre-
ational activities and rural uses that cannot be located
in settlement areas and in site-specific rural locations
with existing approvals; and 

• A set of specific intensification and density targets is to
be achieved — a minimum 40% of all residential units
to be accommodated within the built-up area after 2015
and new greenfield development is to achieve a density
of 50 residents and jobs combined per ha; and

• The provision and protection of employment land
opportunities is a key priority. There is a strong empha-
sis in the Growth Plan on providing an adequate supply
of employment land to ensure the vitality of the GGH
and Provincial economy and to promote the develop-
ment of “complete communities.”1 

2. Recent Amendments to the Planning Act Provide
Additional Tools for Managing Growth 

Also in response to concerns about managing growth and
protecting the environment, the Province of Ontario has
made a number of amendments to the Planning Act, collec-
tively referred to as Bill 51. 

Many of these reforms relate to the Ontario Municipal Board
(OMB) and are intended to assist in the implementation of
the new Provincial policies. Under the Bill 51 Planning Act
amendments, municipalities in the Simcoe County Area will
no longer be required to respond to development applications
to expand urban boundaries or change land use designations
as they have in the past.

3. Local Municipalities Have Also Been Taking a
Leadership Role

In response to growth pressure, some local municipalities in
the Simcoe County Area have become involved in exercises
to accelerate growth beyond their current commitments.
Some of the initiatives include:

• Investments in servicing infrastructure to improve or
upgrade existing systems;

• Expansions of designated settlement areas to increase
the supply of land for development, including additional
land for employment purposes;

1 Defined in the Growth Plan. Generally, a “complete
community” is one that has an appropriate mix of jobs, local services
and housing, community infrastructure and affordable housing,
schools, recreation and open space and convenient access to public
transportation.
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• Approval of local official plan amendments, including
a number of applications for seasonal, lifestyle or
“recreation-based” housing outside of designated settle-
ment areas; and 

• A number of growth management studies or official plan
review processes prepared to support local planning for
higher levels of growth. 

Much of this activity, however, was initiated prior to recent
amendments to the Planning Act, when local municipalities
were obliged to respond to privately-led applications for
urban expansion. 

4. Provincial Policies Provide the Tools to Develop a
Comprehensive Framework to Manage Growth 

Typically in a growth management exercise, three questions
need to be answered: how much growth should be accommo-
dated? Where should that growth be accommodated? And
what form should it take? Taken together, the new Provincial
policy directions provide a significant amount of guidance for
addressing these questions:

• The Provincial Growth Plan  sets the overall growth
forecast to be used for long-range planning, typically
one of the most contentious elements of any long-range
planning exercise; 

• The Growth Plan also requires that a set of “good plan-
ning” principles be adhered to, including a more com-
pact urban form, higher densities and a greater level of
intensification; 

• Recent Planning Act amendments provide a greater
ability for the County and its local municipal partners
to implement these new objectives; and 

• Simcoe County has been instructed by the Province to
develop an area-wide solution to growth management
within this context, notwithstanding that Barrie and
Orillia are separated cities and outside of the County’s
planning jurisdiction. 

In response to the public’s concern about growth, and to
implement new Provincial policy directions, Simcoe County
has developed a comprehensive growth management frame-
work to guide the implementation of current planning
commitments and address pressure for development outside
the designated settlement areas. This framework is called the
Simcoe Area Growth Plan and provides key input and
direction to the County’s new official plan. 

C. THE COUNTY OF SIMCOE IS PREPARING A
NEW OFFICIAL PLAN 

The Simcoe Area Growth Plan will provide input and
direction to the new County official plan by setting out the
overall urban structure of the County and other policies
required to manage growth. Two other major studies are also
being undertaken as input to the preparation of the new
official plan: the Transportation Master Plan and the Natural
Heritage System Update.
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1. County Planning Sets the Broad Framework for
Development and Land Use

The role of the County of Simcoe official plan is to set the
broad policy framework for development and land use,
including the growth and development of the community.
The County is also the approval authority for local land use
planning applications. One of the main challenges to
planning in Simcoe County, however, is that the County
lacks many of the tools for growth management, particularly
with respect to the delivery of services. For example:

• While the County provides a number of municipal
services such as long-term care and paramedic services,
social housing and waste management, water and
wastewater systems are managed locally; 

• The local municipalities also provide other community
services such as fire, libraries, parks and recreation and
police services; and 

• Community and health care services are delivered by
other agencies, including the Simcoe Muskoka District
Health Unit and hospital boards. 

As a result of the wide range of service providers and funding
arrangements, growth management and long-range planning
in Simcoe County must be undertaken in a cooperative and
collaborative manner .1 

2. New Official Plan Must Conform with New
Provincial Policies 

The County’s new official plan will also need to conform
with new Provincial Policies, in particular the PPS (2005)
and Provincial Growth Plan:

• The PPS requires that a coordinated approach be taken
to addressing issues that cross municipal boundaries,
including infrastructure and public services, environ-
mental issues and housing and employment growth
projections; 

• In the case of a two-tier planning system, the PPS
assigns the responsibility for coordinating and allocating
such growth projections to upper-tier governments, in
consultation with lower-tier governments; and 

• The Growth Plan also requires that upper-tier munici-
palities allocate growth projections to the lower-tier
municipalities, identify intensification and density
targets and provide policy direction on matters that
cross municipal boundaries. 

Under the Places to Grow Act, the deadline for bringing the
County official plan into conformity with the Growth Plan is
June 16, 2009. It is the County’s intention to complete its
official plan in advance of this date, in order to give local
municipalities sufficient time to bring their plans into
conformity with the County’s plan. 

1 For detail see the 2006 Municipal Services Background
Report. See Appendix A for references for the four Background
Reports prepared in 2006.
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3. Simcoe Area Growth Plan Is One of Three Studies
Being Prepared for the New Official Plan 

The Simcoe Area Growth Plan is one of three major pieces
of work that are being undertaken as part of the County’s
official plan review. The other two studies are:

• The Transportation Master Plan, which will develop a
future vision for transportation in Simcoe, including a
vision for the role that pedestrian, cycling, transit and
road components can play in servicing future transpor-
tation needs; and 

• The Natural Heritage System Update, which will update
the key features and functional elements of the natural
heritage of the County, currently mapped as greenlands
in the official plan (1999). 

The major lakes of Simcoe and Couchiching as well as
Georgian Bay and surface and groundwater supply are
also considered important components of the County’s
ecological system. The Natural Heritage System Update
will refine and update the County’s current greenlands
as part of the new official plan. 

The remainder of this report describes the Simcoe Area
Growth Plan and is structured around three sections: 

• The second chapter describes the study process which
was designed to build consensus around a small number
of key issues; 

• The third chapter describes the Simcoe Area Growth
Plan including the amount and distribution of growth
and policies for community form; and 

• The final chapter addresses implementation, including
the role that the County, local municipalities and the
Province will need to play. 

It is important to note that the Simcoe Area Growth Plan is
not a detailed land use plan. It is a strategic-level foundation
study for the County’s official plan review process which will
be implemented through the official plan and land use
schedules therein. It will also be implemented through the
new official plans of the local municipalities in municipal
Simcoe County. 

It is also important to note that, although this is a plan for
the Simcoe County Area, the County of Simcoe does not
have the authority to make planning decisions for the cities
of Barrie and Orillia or First Nations communities. These
communities were included in the study process only for the
purposes of addressing the distribution of growth which was
necessary to satisfy the Province’s request that the County of
Simcoe develop a local solution to growth management.
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II GROWTH MANAGEMENT STUDY PROCESS WAS DESIGNED TO BUILD CONSENSUS AROUND
THE KEY DECISIONS THAT NEEDED TO BE MADE 

The most significant challenge to managing growth in
Simcoe County is the complex decision-making environment
and wide range of interests involved:

• The Province, the public and concerned stakeholder
groups are resisting urban expansion in favour of higher
densities, more intensification and a more efficient use
of the existing land supply;

• Local municipalities are interested in playing a leaders-
hip role in managing growth; and 

• The development industry is pushing for new urban
land designations and in some cases entirely new
communities. 

The County of Simcoe recognized that effectively developing
a growth management strategy within this context requires
an approach that brought order and clarity to the issues and
engaged the various political and decision-making interests
in the study process. It was also recognized that the specific
technical issues regarding growth management in the Simcoe
County Area had already been largely addressed. Some of the
major studies and reports already undertaken on the matter
of growth management include:

• The Population, Households and Employment Forecasts
Update report prepared for the County of Simcoe by
Hemson Consulting Ltd. in May 2004.

• The work and various reports prepared as part of the
Provincial Intergovernmental Action Plan (IGAP) study
process. 

• The Assimilative Capacity Studies (ACS) for the Lake
Simcoe Watershed and Nottawasaga River prepared by
the Lake Simcoe and Nottawasaga Valley Conservation
Authorities completed at the end of 2006; 

• The growth management background reports prepared
in the summer of 2006; 

• The Assessment of Water Supply and Wastewater Treat-
ment Facilities undertaken for the County of Simcoe in
August 2007; and

• The range of technical work and supporting documenta-
tion prepared as input to the 16 local official plans in
Simcoe County, including analyses of servicing capac-
ity, municipal finance, long-range land use planning
and environmental protection.1 

1 A bibliography of the various reports and studies that have
already been undertaken is provided in Appendix A. 
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A. A COMMITTEE OF ELECTED OFFICIALS
DIRECTED THE STUDY

Given the complex decision-making environment and that
much of the technical work had already been completed, the
County of Simcoe decided to structure a growth management
study process as a consensus-building exercise. The primary
objective was to make decisions around a small number of
key growth management issues — mainly how much, and
where the growth should go — rather than undertake
additional technical analyses. 

1. This Growth Management Study Was Initiated in
the Summer of 2006

The County’s growth management strategy originally began
with the preparation of the Population, Households and
Employment Forecasts Update report by Hemson Consulting
Ltd. in May 2004.1

The 2004 forecast update report presented a “current trends”
forecast scenario and recommended that a comprehensive
growth management exercise be undertaken. The report
recognized that the Simcoe County Area was under signifi-
cant growth pressure, and that a strategy for managing that
growth needed to be put in place. 

Based on the 2004 report, the County had initiated a process
to develop such a strategy, but delayed that work in order to
participate in the Provincial IGAP study process, which was
completed in the summer of 2006. At the same time, the
Province was also finalizing the Growth Plan for the GGH. 

Building on the momentum generated by IGAP and new
Provincial policies, the County of Simcoe initiated this
growth management study in the summer of 2006, beginning
with series of background reports and growth management
workshops that were held with local Councilors and staff
during the summer of 2006.2 

2. In 2007 a Committee of Elected Officials Was
Established to Direct The Study Process 

Arising out of the 2006 County growth management work-
shops was a clear direction that a steering committee of
elected officials should be established to direct the growth
management study process. Accordingly, the Growth Process
Steering Committee was established by County Council in
March 2007. 

1 For details, see the Population, Households and
Employment Forecasts Update report by Hemson Consulting Ltd.,
May 2004.

2 Four background reports were prepared: the Provincial
Policies Background Report; the Housing Services Background
Report; the Hard Services Background Report; and the Municipal
Services Background Report. Councillors and staff from local
municipalities also participated in a facilitated round-table meeting to
discuss the IGAP recommendations. 
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The cities of Barrie and Orillia were invited to participate in
the Growth Process Steering Committee. The city of Orillia
participated and the city of Barrie elected to have observer
status at the meetings.

The role of the Growth Management Steering Committee is
to provide overall guidance to the development of growth
management plans and policies, which would become part of
the County’s new official plan, which will set out the vision
and legal framework for long-range planning for growth in
the County of Simcoe.

B. SUB-COMMITTEES WERE STRUCK TO ADDRESS
THE KEY ISSUES 

The Growth Process Steering Committee was also given the
mandate to strike appropriate working groups or
sub-committees as part of the study process to address the key
growth management issues to be resolved.1 

Accordingly, the key issues were identified in the 2007
Directions Report and a number of sub-committees were struck
to address them. A program of community and stakeholder
consultations was also undertaken, including public meetings,
forums with the development community and organized
interests and consultation with local municipalities. 

1. Directions Report Was Prepared to Identify the
Key Growth Management Issues 

The Directions Report was finalized in September 2007. The
report describes the implications of the Provincial Growth
Plan, the key growth management issues that needed to be
addressed and the key tasks that needed to be undertaken to
address them. These are summarized below. 

• The key task that needed to be undertaken was to
determine the community structure for the Simcoe
County Area. To do this, the issue of the distribution of
growth to the local municipalities, including the cities
of Barrie and Orillia, needed to be addressed. 

• Other tasks that needed to be undertaken included the
setting of density and intensification targets, and
determination of the need for employment land and role
of seasonal and recreational housing. 

• The Directions Report also identified a need to examine
the argument that growth was “required” to improve the
community’s fiscal position, or to provide other benefits
to the community. 

In terms of approach, the Directions Report suggested that a
number of sub-committees be established to deal with these
topics, and that a stakeholder involvement and communica-
tions strategy be developed. Members of the Steering Com-
mittee also indicated a desire to include healthy lifestyle
considerations in the determination of future community
structure. This is the approach that was taken. 1 The membership, terms of reference and mandate of the

growth process sub-committees and the Growth Process Steering
Committee are provided in Appendix B.
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2. Five Sub-Committees Were Established

Implementing the recommendations of the Directions Report,
five sub-committees were struck to address the key issues and
make recommendations to the overall Growth Process Steering
Committee. The five growth process sub-committees that were
established were:

• The Health and Lifestyles sub-committee; 
• The Municipal Finance sub-committee; 
• The Community Structure sub-committee; 
• The Employment Land sub-committee; and 
• The Seasonal, Recreational, Institutional Housing

sub-committee. 

The sub-committees were not decision-making bodies, but
rather their role was to examine specific issues and make
recommendations that would be considered by the Growth
Process Steering Committee. To this end, the growth process
sub-committees met more than 20 times during late 2007 and
early 2008 to review and deliberate on the key issues:

• The Health and Lifestyles sub-committee met on
October 16, 2007; November 13, 2007; and January 23,
2008; 

• The Municipal Finance sub-committee met on October
16, 2007; November 6, 2007; November 26, 2007;
January 18, 2008; February 11, 2008; and February 22,
2008; 

• The Community Structure sub-committee met on
October 15, 2007; November 20, 2007; February 6,
2008; March 6, 2008; and March 26, 2008; 

• The Employment Land sub-committee met on October
15, 2007; November 22, 2007; February 4, 2008; and
March 13, 2008; and

• The Seasonal, Recreational, Institutional Housing
sub-committee met on October 18, 2007; November 29,
2007; February 12, 2008; and March 18, 2008. 

3. A Program of Public Consultation Was Also
Undertaken

In addition to the meetings and deliberations of the sub-
committees, a program of community and stakeholder
consultations was undertaken during the fall of 2007. The
program included:

• Presentations of the 2007 Directions Report to local
municipal Councils in Simcoe County through Septem-
ber and October 2007; 

• A series of four public meetings: October 16, 2007 at
the Elmvale Community Centre; October 18, 2007 at
the Thornton Arena; October 22, 2007 at the Barrie
County Club; and October 23, 2007 at the Orillia
Highwayman Inn; and 

• A forum for the development community on October
25, 2007 in the County Council Chambers and for the
organized interest groups on October 27, 2007 also in
the County Council Chambers.
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Throughout the study process, opportunities for written
submissions were provided through the County’s growth plan
website at www.growth.simcoe.ca. Input was also sought from
local area planners and senior management and other local
stakeholders, including; 

• Working sessions with the local municipal planners;

• A working session with local municipal Chief Adminis-
trative Officers; and

• Consultation with the First Nations communities. 

C. RECOMMENDATIONS WERE MADE AS THE
BASIS FOR THE GROWTH PLAN 

Through the sub-committee meetings and deliberations,
assistance was provided, as necessary, by Hemson Consulting
Ltd. in the form of analyses and meeting facilitation. Where
new technical information was required, analysis was under-
taken. In particular:

• A municipal fiscal impact analysis was undertaken to
estimate the effects of different growth scenarios on a
community’s financial position; 

• An estimate of 2006 seasonal or recreation-based units
was prepared as input to the development of policies for
this type of development; 

• An analysis of existing Growth Plan densities in Simcoe
County was undertaken as input to the determination
of the density targets; 

• An analysis of employment growth by major type was
undertaken as input to the estimates of future employm-
ent land requirements; and 

• An analysis of the 2006 Census population, housing and
employment figures was undertaken as input to the
distribution of growth scenarios. 

As a result of the work of the sub-committees, input from the
community and local municipalities and assistance from
Hemson Consulting Ltd., recommendations were prepared
and presented to the Growth Process Steering Committee  on
March 27, 2008.

With some minor modifications, amendments and additions,
the sub-committee recommendations were approved by the
Growth Process Steering Committee in March, 2008 and then
by the Corporate Services Committee in April 2008. These
recommendations were used as the basis for the preparation
of a draft Simcoe Area Growth Plan, which was presented to
the public for review and comment at a series of open houses
in late April 2008.1 

1 Three open houses were held: April 24th,2008, in
Midland; April 25th, 2008 in Midhurst; and April 29th, 2008 in
Alliston. Feedback was also received from the local area planners and
Chief Administrative Officers at two meetings in late April 2008.



16

HEMSON

Nearly 500 people attended the open houses. The public
responded well to the draft growth plan. In particular:

• The public supported the notion that the draft growth
plan was not “business as usual” and is proposing major
changes to the amount of growth to be accommodated
and the form that future growth will take; and 

• There also appeared to be strong public support for the
enforcement of aggressive density and intensification
targets in order to reduce the amount of greenfield land
consumed by urban development and protect the
regional agricultural resources. 

Questions were raised, however, about the role of growth
management in environmental protection. The Simcoe Area
Growth Plan recognizes the current County Greenlands
system, which applies to approximately one-third of the
County land area. 

As the Simcoe Area Growth Plan is not recommending the
designation of new settlement areas, no change will occur to
the County greenlands system. In fact, it is anticipated that
the Greenlands system will be strengthened through the
Natural Heritage System update and County official plan
review process. 

Generally, the local municipalities were also in support of the
draft growth plan. Concerns, however, have been expressed
by both the local planners and Chief Administrative Officers
regarding implementation issues. Particularly, concerns have
been raised about the relatively low growth forecasts and the
density and intensification targets

The development community has raised the same concerns
regarding the level of growth and its distribution to the local
municipalities. Arguments are being made that the distributi-
on of growth should better reflect local planning aspirations,
including plans for development beyond current commit-
ments and County-approved population targets. 

The solution to such concerns is for higher population and
employment allocations for the Simcoe County Area. Since
this would be contrary to the Places to Grow Act, no options
for higher levels of growth have been considered. The next
chapter discusses the growth plan to be used in developing
the new County official plan.1 

1 Taken together, it is clear that a “bottom up” approach to
population allocation alone would result in an overall County-wide
forecast in excess of the Provincial forecast allocations. For additional
detail on the feedback received from the public, the area municipalities
and other interested stakeholders, please refer to County staff report
GPS 08-007 regarding proposed modifications to the Growth
Management Plan following Public Open Houses. 
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III THE SIMCOE AREA GROWTH PLAN RECOMMENDS A COMMUNITY STRUCTURE AND
POLICIES TO GUIDE FUTURE DEVELOPMENT 

The Simcoe Area Growth Plan has been developed within
the context of the approach and Provincial direction de-
scribed in the previous chapter. Within this context, this
chapter discusses the three tasks that needed to be completed
to develop the Simcoe Area Growth Plan:

• Determine the distribution of the overall Growth Plan
population and employment growth forecasts to the
local municipalities within Simcoe County; 

• Develop policies for recreation-based housing; and 

• Develop policies for the development of healthy com-
munities, includingthe density and intensification
targets that will guide future development.

With respect to the first task, there is little room for debate.
The overall amount of growth for the Simcoe County Area
is determined by the Provincial Growth Plan, as it is for the
other upper-tier communities within the GGH. 

The key growth management issue addressed in the Simcoe
Area Growth Plan is the distribution of this growth, which is
discussed in the following sections. Also discussed are the
recommended policies for recreation-based housing and for
the development of healthy communities

It is important to note, again, that the County, in order to
develop an area-wide plan, has undertaken to distribute the
"unallocated" components of both population and employ-
ment growth shown in the Provincial disaggregation of the
Growth Plan Schedule 3 forecasts. An alternative distribution
of growth may need to be considered based on further input
from the Province. 

The distribution of population growth is based on the overall
Growth Plan forecast allocation for a total of 667,000 people
and 254,000 jobs in 2031. This represents a growth of
approximately 228,400 people from the 2006 Census total
population of 438,600, and a growth of approximately 70,500
jobs from the 2006 Census employment of 183,500.
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With respect to the issue of growth in the separated cities of
Barrie and Orillia, the Province provided additional guidance
on appropriate figures to be used for Barrie and Orillia. The
Provincial disaggregation of the Growth Plan forecasts is
summarized below.1 

Table 1
Distribution of Population and Employment 
Simcoe County Area, 2001 to 2031 (000s)

Population 2001 2031

Simcoe County 
City of Barrie
City of Orillia
Unallocated Growth  
Aggregated Forecasts

254
108
30

   0
392

406
180
41

   40
667

Employment 2001 2031

Simcoe County 
City of Barrie
City of Orillia
Unallocated Growth  
Aggregated Forecasts

85
53
16

   0
154

132
88
21

   13
254

Source: Ontario Growth Secretariat, 2008

A. POPULATION GROWTH IS DISTRIBUTED IN
THREE STEPS

The method for distributing population growth is made up of
three steps. The first step is for each local municipality to
achieve its approved official plan population target. The
second step is to address the issue of growth in the separated
cities, which was determined through Provincial negotia-
tions. Together, these two steps result in the distribution of
approximately 80% of growth. The remaining growth is
distributed based on patterns of market demand. 

1. Majority of Growth Is Distributed Based on
Existing Local Official Plan Commitments 

The majority of this population growth in Simcoe County is
allocated based on approved official plan forecasts for each
local municipality. The total of the local official plan
forecasts is approximately 607,800 people, representing
growth of approximately 169,200 people from the 2006
population of 438,600 or 75% of the total growth to be
distributed. 

This is considered an appropriate approach to the distribu-
tion of growth for many reasons:

1 The disaggregation of the Schedule 3 forecast allocations
is provided in a letter from the Ontario Growth Secretariat dated
January 16, 2008 and is attached as Appendix C. An “unallocated”
portion of growth is shown in the disaggregation. 
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• The approved official plan forecasts are an indication of
each community’s growth aspirations;

• The plans involved extensive technical analyses,
consideration of the environment, community consulta-
tion and stakeholder involvement and were all prepared
through a legislated public process;

• Included in the background analyses to the local official
plans is a number of studies regarding servicing capacity
and the ability to accommodate growth;

• The approved local official plans are in conformity with
the County greenlands; and

• The local official plans have legal status. They were
reviewed by a wide range of Provincial and other
agencies and ultimately approved by the County of
Simcoe or the Province. 

2. Growth in Separated Cities Was Determined
Through Provincial Negotiations 

The next step is to address the issue of growth in the sepa-
rated cities. According to the Province, the 2031 populations
for the city of Barrie and city of Orillia are identified as
180,000 and 41,000, respectively. The city of Orillia popula-
tion is maintained at 41,000. Some additional growth,
however, has been allocated to the city of Barrie:

• An additional 5,000 in population has been allocated to
the city of Barrie through this exercise, consistent with
Provincial Growth Plan objectives for intensification
and the identification of the city of Barrie as an urban
growth centre. 

• A population of 185,000 represents an additional
10,000 in population beyond the approved official plan
target of 175,000, to be accommodated within the
current urban boundary through intensification 

• Allocating an additional 5,000 population to the city of
Barrie is intended to ensure that the intensification
potential of the major urban centre within Simcoe
County is maximized. It is also a rough approximation
of the ultimate population should the City achieve the
Growth Plan target of 40% intensification within the
built-up area. 

Again, however, it must be noted that the allocation to the
city of Barrie is undertaken on the assumption of a fixed
urban boundary and solely for the purposes of establishing a
distribution of growth for the other communities in Simcoe
County. Should any future adjustments be made to the
current urban boundary, the 2031 population for the city of
Barrie will likely need to be modified as part of a future
planning exercise. 
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3. Remaining Growth Is Distributed Based on
Patterns of Market Demand

Taking the two steps of allocating most of the growth
according to existing official plan commitments, and some
additional growth to the city of Barrie, results in the distribu-
tion of approximately 179,200 people, or approximately 80%
of the total growth to be distributed.

The remaining 20% of growth, or approximately 49,200
people, is allocated primarily according to observed patterns
of market demand. Criteria related to the municipal fiscal
impacts of growth, servicing capacity or environmental
planning were not considered to be a determinative factor for
allocating growth within Simcoe County:

• Based on analysis undertaken by Hemson Consulting
Ltd. it was determined that the municipal fiscal impacts
of growth were neutral to only slightly positive for
communities in Simcoe County. This is consistent with
analyses undertaken by Hemson Consulting Ltd. in
other southern Ontario jurisdictions. 

• In other words, growth is not “required” to improve a
community’s fiscal position, including non-residential
growth (i.e. employment lands). As a result, the fiscal
impacts of growth were not used as a criteria for the
allocation of growth at the County level.1 

• Likewise, servicing capacity was also not considered to
be a determinative factor for the distribution of growth
at the County level. 

There is a range of servicing options and there do not
appear to be any unique or abnormal constraints to
providing servicing capacity.2 Although some more
detailed work will be required to identify the preferred
option, servicing is not used as a criteria for the County-
wide distribution of growth. 

• Similarly, all of the local municipalities have the
potential to plan for new growth in a manner that
protects the environment and is consistent with the
current County greenlands. Any new growth areas will
be subject to stringent environmental planning and
review by the County, the Province and other agencies.

As a result, the remaining population growth has been
distributed based on patterns of market demand. The distri-
bution is for continued population growth across all commu-
nities in the Simcoe County Area, with a greater concentra-
tion of growth within two geographic areas:

1 A summary of the fiscal analysis and its key findings is
provided in Appendix D. Full details are available in the Report on
the Findings for Review and Discussion by the Municipal Finance
Sub-Committee prepared by Hemson Consulting Ltd. for the Simcoe

Area Growth Plan in February 2008. 

2 For details, see Assessment of Water Supply and
Wastewater Treatment Facilities, undertaken for the County of
Simcoe in August 2007.
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• The southern, rapidly urbanizing communities of the
Towns of Bradford-West Gwillimbury, Innisfil and New
Tecumseth, and the Barrie area; and 

• The communities within a broader area that is generally
referred to as the "Georgian Triangle Area" — the
Towns of Collingwood and Wasaga Beach and the
Township of Clearview. 

The result is shown on the following page, and represents a
reasonable community structure from a market perspective,
and incorporates the views of a wide range of stakeholders
within the context of the overall Growth Plan forecast
allocation of 667,000 people by 2031. 

It is worth reiterating that the distribution of population
growth may need to be reconsidered based on further discus-
sion and input from the Province, particularly as it relates to
the issue of growth in the separated cities. The cities of Barrie
and Orillia are included in this exercise solely for the pur-
poses of distributing growth to the communities within
municipal Simcoe County.1 

1 Details to the distribution of both population and
employment growth are provided in Appendix E.
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Table 2
Simcoe Area Growth Plan 

Distribution of Population Growth, 2006 to 2031

Community 2006 Census 
Total 

Population 

2031 Proposed
Total 

Population 

Population
Growth

2006-2031

Adjala-Tosorontio
New Tecumseth
Bradford-West Gwillimbury
Innisfil
Essa
Clearview
Collingwood
Wasaga Beach
Springwater
Oro-Medonte
Ramara
Severn
Tay
Tiny
Midland
Penetanguishene

11,100
28,800
25,000
32,400
17,600
14,600
18,000
15,600
18,100
20,800
9,800

12,500
10,100
11,200
16,900
9,700

14,200
49,000
49,700
65,000
22,900
26,000
30,200
35,000
26,500
28,100
15,500
20,200
11,300
13,900
19,700
12,300

3,100
20,200
24,700
32,600
5,300

11,400
12,200
19,400
8,400
7,300
5,700
7,700
1,200
2,700
2,800
2,600

Simcoe County Total 272,200 439,500 167,300

City of Barrie

City of Orillia

First Nations

133,500

31,400

1,500

185,000

41,000

1,500

51,500

9,600

-

Total Simcoe County Area 438,600 667,000 228,400

Source: Hemson Consulting Ltd. 2008.

Notes: Totals may not add due to rounding. 2006 Census Total Population is the Census population adjusted upwards to include an approximately 4%
Census under-coverage.
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B. EMPLOYMENT IS DISTRIBUTED ACCORDING
TO PROVINCIAL AND LOCAL OBJECTIVES

The method for distributing employment growth is similar to
population. The first step is for each community in municipal
Simcoe County to maintain their 2006 share of employment.
The next step is to address the issue of employment growth
in the separated cities, again as determined through Provin-
cial negotiations. 

As with population, taking these two steps results in the
distribution of most growth, and in the case of employment
nearly all. The remainder of growth is distributed in accor-
dance with the recommendations of the Employment Land
sub-committee to establish major employment nodes in south
Simcoe, along Highway 400 in the Towns of Bradford-West
Gwillimbury and Innisfil. 

1. Growth within Municipal Simcoe County Is
Distributed Accordance with Market Shares 

As shown in Table 1, the Provincial guidance provided on
the disaggregation of the Growth Plan Schedule 3 forecast
allocates a total of 132,000 jobs to municipal Simcoe County,
including the First Nations communities:

• As with population growth, employment for the First
Nations communities is held constant over the forecast
period. This results in a total of 128,900 jobs to be
distributed within Simcoe County for 2031. 

• This employment is distributed according to each
community’s share of 2006 Census employment, so that
each community will have some employment growth
over the period.

2. Growth in the Separated Cities Was Again
Determined Through Provincial Negotiations 

According to the Province, the 2031 employment figures for
the cities of Barrie and Orillia are identified as 88,000 and
21,000, respectively. The city of Orillia employment is
maintained at 41,000. Some additional growth, however, is
allocated to Barrie:

• An additional 2,000 jobs are allocated to the city of
Barrie for a total employment of 90,000 jobs in 2031;
and 

• This reflects Provincial Growth Plan objectives for the
urban growth centres, and maintenance of the 2006
balance of jobs to population in the community. 

3. Remaining Growth Is Distributed Based on
Preferred Employment Land Location 

The allocation of 132,000 jobs to Simcoe County (including
the First Nations communities), 21,000 jobs to the city of
Orillia and 90,000 jobs to the city of Barrie results in a total
2031 employment of 243,000, or approximately 95% of the
total growth to be allocated.
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The remaining 11,000, or approximately 5% of the growth to
be allocated, is divided between two communities, the Towns
of Bradford-West Gwillimbury and Innisfil:

• The allocation of growth to the two southern communi-
ties reflects the recommendation of the Employment
Land sub-committee to establish major employment
nodes along the Highway 400 corridor. 

• The Employment Land sub-committee also recom-
mended that flexibility be provided for all communities
to take advantage of economic development opportuni-
ties. Maintaining the 2006 share of employment for
each of the local municipalities in Simcoe County is
consistent with this recommendation. 

The result is shown on the following page and reflects local
and County objectives for employment growth within the
context of the overall Provincial Growth Plan forecast
allocation of 254,000 jobs in 2031.

One of the key issues, however, that has emerged with respect
to the overall Growth Plan employment allocation and the
distribution of employment growth within Simcoe County is
the issue of employment land, and the challenges involved in
protecting key employment land locations for long-term
economic development purposes: 

• There are good reasons to support such an economic
development objective, including the Provincial
recognition of the importance of major highway corri-
dors and employment land to the competitiveness of the
GGH and the benefits of taking a longer view for
employment land planning; 

• In the Simcoe County Area, the most competitive
locations for employment land are along the Highway
400 corridor, including locations in the Towns of
Bradford-West Gwillimbury and Innisfil. The Provincial
IGAP study reached a similar conclusion.1 

• However, even with virtually all of the available
“unallocated” portions of employment growth allocated
to these two southern locations, it will be a challenge to
implement the County’s vision for major employment
nodes along the Highway 400 corridor. 

• Notwithstanding the advantages of planning for em-
ployment land in the Highway 400 corridor, or the
suitability of this location for that purpose, the new
Provincial policy environment makes the justification
of new employment land very difficult. 2

It will be necessary to identify the key employment land
locations in the new County of Simcoe official plan, and
more specifically the recommended nodes in the Towns of
Bradford-West Gwillimbury and Innisfil. Further discussions
with the Province and local municipalities, however, will
likely be required to identify the appropriate land use
planning response for achieving this objective.

1 The IGAP study identified a need for additional
employment land in these two communities. 

2 A summary of employment land requirements for the
Simcoe County Area is provided in Appendix F.
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Table 3
Simcoe Area Growth Plan 

Distribution of Employment Growth, 2006 to 2031

Community 2006 Census
Employment 

2031 Proposed 
Employment 

Employment
Growth

2006-2031

Adjala-Tosorontio
New Tecumseth
Bradford-West Gwillimbury
Innisfil
Essa
Clearview
Collingwood
Wasaga Beach
Springwater
Oro-Medonte
Ramara
Severn
Tay
Tiny
Midland
Penetanguishene

1,600
19,700
8,000
5,700
7,700
4,400

10,800
3,100
5,000
4,700
1,900
3,900
1,500
1,400

12,000
5,300

2,100
26,300
16,200
13,100
10,300
5,800

14,400
4,100
6,700
6,200
2,500
5,300
2,000
1,900

16,000
7,000

500
6,600
8,200
7,400
2,600
1,500
3,600
1,000
1,700
1,600

600
1,300

500
500

4,000
1,800

Simcoe County Total 96,400 139,900 43,500

City of Barrie

City of Orillia

First Nations

64,300

19,700

3,100

90,000

21,000

3,100

25,700

1,300

-

Total Simcoe County Area 183,500 254,000 70,500

Source: Hemson Consulting Ltd. 2008.

Notes: Totals may not add due to rounding. 2006 Census employment includes usual place of work, work at home and no usual place of work
employment. For each community within the Simcoe County Area, the "no usual place of work" employment has been redistributed in accordance
with their shares of the other two types of employment (usual place of work and work at home).
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C. RECREATION-BASED HOUSING SHOULD BE
LIMITED TO SPECIFIC LOCATIONS 

The Seasonal, Recreational, Institutional Housing sub-
committee examined the issue of recreation-based housing as
part of the growth plan study process. One of the key issues
was the shifting economic and growth environment in the
Simcoe County Area, which was resulting in new pressures
for this type of development. 

Most of the existing policies for seasonal or recreation-based
housing were written in the early 1990s, when most growth
outlooks were modest. Much has changed since then,
however, including accelerated growth and an increasingly
constrained land supply in the GTAH and parts of the
Simcoe County Area. As a result, policies regarding
recreation-based housing are increasingly being used by the
development community as a means of obtaining additional
approvals, in some cases for rural locations outside or abut-
ting a designated settlement area. 

Although some recreation-based units may not be occupied
year round, from a land use planning perspective they have
much of the same implications including the delivery of
services. In response to the need for updated development
controls for recreation-based housing in the current growth
and land use planning context, the following policy direc-
tions are recommended for inclusion in the new County
official plan. 

1. Some Recreation-Based Housing Should Continue
to Be Permitted in Simcoe 

On the matter of whether or not recreation-based housing
should continue to be permitted, it is clear that some of this
type of development should be allowed in the Simcoe County
Area. There are many sound reasons, including:

• The important role that it plays in the economic base
for many communities within the Simcoe County Area.
In 2006, there were approximately 17,000 estimated
units throughout the Simcoe County Area.1 

• Opportunities provided by the Growth Plan to accom-
modate a limited amount of development outside of
designated settlement areas; and 

• The recognition that providing opportunities for recre-
ation-based housing in close proximity to the Greater
Toronto Area and Hamilton urban area is an economic
advantage for the Greater Golden Horseshoe. 

However, given recent trends towards more permanent
occupancy of these types of units, and growing pressure for
their approval outside of designated settlement areas, an
updated policy approach is required. 

1 For clarity, the term “recreation-based housing” is used to
refer to this type of housing. According to County staff, there are few
truly seasonal units being built in Simcoe, and the term “lifestyle
community” reflects a marketing approach as opposed to a specific
built form. See Appendix G for the estimate of the 2006Census
recreation-based units. 
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2. Recreation-Based Housing Should Only Be
Permitted in Certain Locations

The need for a new policy approach to recreation-based
housing is driven by a number of factors, including strong
demand, a diminishing distinction between recreation-based
and permanent housing and new Provincial policies that seek
to restrict rural development.

• As stated in the 2006 Background Report on the matter
of recreation-based housing, there is strong demand for
recreational housing in Simcoe County. Demand is
being driven mainly by an aging population and strong
economy, which is generating increased wealth and
interest in second homes. 1

• Given the limited supply of waterfront property,
recreation-based housing is emerging in new built forms
and new locations, often outside of designated settlem-
ent areas around ski resorts and golf courses or in rural
areas that are able to offer a high natural aesthetic and
community amenities. 

• The distinction between recreation-based and perma-
nent housing is also diminishing. The form of housing
is changing with a growing market for multi-unit
development, often in the form of the intensification of
the existing shoreline, and many units are being used
year-round. 

• There is a growing tendency for owners of recreation-
based properties to use their second homes throughout
the year. Over time, many developments originally
marketed as seasonal, or “lifestyle”, become occupied
throughout the year. 

As a result, from a land use planning perspective this type of
housing creates much of the same impact as permanent
housing, including the provision of services such as police
and fire protection. Although many of these units may be
marketed as non-permanent, from the perspective of land use
planning and servicing they are much the same as permanent
units. 

Given the new Provincial policy directions to achieve more
compact urban forms and restrict development in rural areas,
it is clear that a new approach is required. Accordingly,
future recreation-based development should only be permit-
ted in association with identified natural recreational
attractions and where all of the following conditions are met:

• The housing is adjacent to and has good accessibility to
an identified natural recreational attraction; 

• The housing is not adjacent to or abutting an existing
designated settlement area boundary; 

• The housing development is of a scale considered
appropriate relative to the scale of the natural recre-
ational attraction; 

1 See Appendix A for references to the four Background
Reports prepared in 2006. 
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• The housing development would not have any negative
impacts on nearby agricultural activities, rural resources
or the rural "aesthetic";

• There would be no negative impacts on the Natural
Heritage System, including hazard lands, water bodies or
water courses or cultural or archaeological resources;

• There would be no negative impacts on existing shore-
line areas; 

• The housing development is serviced with full munici-
pal or communal services; and

• There would be no negative fiscal impacts to the
County or local municipality with respect to the cost to
provide and maintain the necessary infrastructure. 

3. Implementation Should Remain a Local
Responsibility

Given the wide range of locations, tenure types and built
forms for seasonal and recreation-based housing, it is very
difficult to put in place an area-wide policy framework for
recreation-based housing. As a result:

• A site-by-site approach is preferred, with implementa-
tion remaining a local municipal responsibility within
an overall County framework, including the recom-
mended conditions for approval; and 

• The current County planning framework for seasonal
and recreation-based housing should be largely retained
and updated with strict conditions for approval. It was
the view of the sub-committee that the current policy
framework was adequate, but needed to be updated to
reflect the current growth pressures. 

The sub-committee also recommended that a strategy for
affordable and institutional housing be developed as part of
the new County official plan. These recommendations were
approved by the Growth Process Steering Committee, with
the request that the potential financial implications of any
policies for affordable housing be carefully considered. 

D. DEVELOPMENT OF HEALTHY COMMUNITIES
SHOULD BE A PRIORITY 

The Health and Lifestyles sub-committee addressed the issue
of the need for new policies to promote healthy communities,
accessible health care and community services. Two main
recommendations were made:

• Local municipalities need to take actions to improve the
built environment by promoting complete community
development, supporting transit development and
reducing urban sprawl; and



29

HEMSON

• The County and other agencies, such as the Conserva-
tion Authorities, need to take actions to improve the
delivery of County-wide services, including access to
health care, active transportation systems as well as the
protection of greenspace.1 

Both sets of recommendations should be incorporated in the
new official plan. Of the two, however, it is the recom-
mended local municipal initiatives that have the most
significant planning implications as they relate to the built
environment and the form of development. The major tool
at the County level to influence the form of the built
environment is density and intensification targets. 

In order to achieve the built form objectives associated with
building healthy communities, it is recommended that the
Growth Plan density and intensification targets be applied to
the older and more urban communities in Simcoe County to
promote a more compact urban form. The other smaller and
more rural settlement areas in Simcoe County should retain
their small-town character. 

1. Growth Plan Density and Intensification Targets
Should Be Applied to the Larger and Older Urban
Areas in Simcoe 

As noted earlier, under the Provincial Growth Plan, specific
intensification and density targets are to be achieved:

• A minimum 40% of all residential units must be accom-
modated within the built-up area after 2015; and 

• New greenfield development must achieve a density of
50 residents and jobs combined per ha.

Accordingly, in order to implement the recommendations of
the Health and Lifestyles sub-committee to improve the built
environment through more compact urban form, the Growth
Plan density and intensification targets should be applied to
the larger settlement areas and older and more urban commu-
nities. This includes:

• The Town of New Tecumseth; 
• The Town of Bradford-West Gwillimbury; 
• The Town of Innisfil;
• The Town of Collingwood;
• The Town of Penetanguishene; and 
• The Town of Midland.2

1 For detail, see a report on the impacts of built form on the
health of the population, prepared by the Simcoe Muskoka District
Health Unit and other materials provided by the North Simcoe
Muskoka Local Health Integration Network. Full references are
provided in Appendix A. 

2 The Town of Wasaga Beach was not included because it
is a relatively new community as compared to a community such as
the Town of Collingwood. It lacks a distinct central core and as a
result is likely to continue to develop with a less urban character over
time. 
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For communities within Simcoe County, these targets
represent a much more compact urban form than is currently
being built. Analysis undertaken by Hemson Consulting Ltd
as part of the study process indicates that the current density
of new residential communities is a maximum of 36 jobs and
residents per ha.1 

2. Small-Town Character of the Rural Locations
Should Be Maintained 

Simcoe County has several municipalities where the majority
of population is contained in urban communities, where the
urban-type levels of density and intensification anticipated by
the Growth Plan may be warranted. There are other munici-
palities, however, that are rural in nature where this may not
be appropriate:

• There are several rural municipalities in Simcoe County
where denser, urban-type development would be
physically unsuitable and inconsistent with the
small-town character of these locations.

• One of the key themes arising out of the public meet-
ings and the forum for organized interests was the need
for the County to maintain the character and rural
aesthetic of small towns. 

• Seeking to accommodate very dense, urban-type forms
in the smaller rural communities may also undermine
other Growth Plan objectives for the Simcoe County
Area by reducing the amount of this type of developm-
ent that would occur in other locations, including the
Barrie urban growth centre.

• Promoting transit use, for example, is an objective that
is better achieved in the larger, more urban settlement
areas than in small towns. The types of built forms that
best support transit — mainly apartments and major
office uses — should be concentrated in locations where
this type of development may already exist, or where
transit infrastructure is already in place. 

3. The Result Will Be Slightly Lower Aggregate 
Density and Intensification Targets 

The recommended approach to setting the density and
intensification targets is therefore as follows:

• The Growth Plan density target of 50 residents and jobs
combined per ha should be applied to the six larger and
older urban areas in Simcoe County: the Town of New
Tecumseth; the Town of Bradford-West Gwillimbury;
the Town of Innisfil; the Town of Collingwood; the
Town of Penetanguishene; and the Town of Midland;
and 

• The Growth Plan intensification target of 40% of new
residential units after 2015 should also be applied to
these six larger and urban areas.

1 The current Growth Plan density in new residential
communities in Simcoe County is estimated to be only 36 residents
and jobs per ha. Details of this estimate are provided in Appendix H.
Including the land-extensive employment areas would reduce the
overall density to about 30 residents and jobs combined per ha, which
is significantly below the Provincial target.
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The remaining communities in Simcoe County would be
subject to lower targets, consistent with the currently
observed pattern of development. 

As a result of this approach, the overall County-wide density
and intensification targets will be somewhat lower than the
Provincially-mandated 50 residents and jobs combined per ha
and 40% intensification. This is consistent with Growth Plan
policies that contemplate the setting of alternative targets in
such circumstances:

• Section 2.2.3.4 indicates that the Minister may review
and permit an alternative intensification target for an
upper-tier municipality in the Outer Ring; and 

• Section 2.2.7.5 indicates that the Minister may review
and permit an alternative density target for an upper-
tier municipality in the Outer Ring.

Accordingly, the following targets are recommended for the
new County of Simcoe official plan:

• An aggregate density target of approximately 40 resi-
dents and jobs combined per ha is considered a reason-
able goal for new greenfield development; and 

• An aggregate target of approximately 30% intensifica-
tion within existing built-up areas is also considered a
reasonable goal for municipal Simcoe County. 

These are considered reasonable goals for the new County
official plan, recognizing that specific local density and
intensification targets will need to be confirmed through the
local municipal conformity exercises. A summary of the
estimates of the aggregate County-wide density and intensifi-
cation targets is provided in Appendix I. 
 
The next chapter turns to a discussion of this issue as well as
other implementation issues such as the role that the County,
the local municipalities and the Province will need to play in
ensuring that the Provincial and County visions for the
future are achieved. 
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IV GROWTH PLAN NOW NEEDS TO BE APPROVED BY COUNTY COUNCIL AND
INCORPORATED INTO A NEW OFFICIAL PLAN 

In order to move the growth management process forward,
the County of Simcoe Council will need to approve the
Simcoe Area Growth Plan which will be implemented
through the new County official plan. Local municipalities
will need to conform to the County’s new plan, particularly
in the form of planning to achieve the population and
employment forecasts and the density and intensification
targets. 

Consistent with the current role of County planning, the
detailed planning associated with the growth forecasts and
density and intensification targets should remain a local
municipal responsibility within an overall County policy
framework. The key issues that will need to be addressed are:
the location and amount of employment land; policies for
recreation-based housing and other policies regarding the
development of healthy communities. 

Finally, it is also clear, based on the wide range of views about
the future of Simcoe County, that the Province will need to
be a partner in implementation. It is the expectation of the
County and its partners that the Province will support and
defend the Simcoe Area Growth Plan, should challenges to
the new County official plan be made.

A. GROWTH PLAN WILL BE IMPLEMENTED
THROUGH THE NEW OFFICIAL PLAN

It is worth reiterating that the Simcoe Area Growth Plan is
not a detailed land use plan. It is a strategic-level document
that will provide guidance to the new official plan, along
with the Transportation Master Plan and Natural Heritage
System Update. The Simcoe Area Growth Plan will be
implemented through the new County official plan and
subsequent local conformity exercises. 

1. Council Needs to Approve This Document As
Input to the New Official Plan 

In order to implement the Simcoe Area Growth Plan,
County Council needs to approve this document as a
foundation study for the new official plan, which will be
circulated for public review and comment, including review
by the local municipalities and the Province. The new
County official plan requires approval by the Province before
it is legally effective. 
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2. New Official Plan Will Be the Main Tool for
Implementation

Following this review, changes will be made as appropriate,
and the document will be forwarded to County Council for
approval. Following County Council approval, the Simcoe
Area Growth Plan can be implemented through the new
County official plan, including population and employment
forecasts, density and intensification targets and other
policies to guide growth. 

3. Local Municipalities Need to Commence
Conformity Exercises

Following the adoption of the Simcoe Area Growth Plan,
local municipalities should commence their official plan
conformity exercises. Local municipal plans, however, cannot
be adopted or approved until the County’s new official plan
is adopted and approved by the Province. Local municipal
plans will need to conform to the key growth management
principles of the new official plan, specifically:

• The population and employment forecasts; and 

• The density and intensification targets. 

Many municipalities have already commenced local official
plan processes, including growth management studies and
other studies. It is anticipated that the County will work with
local municipalities to develop the targets in a manner that
ensures the overall Growth Plan objective to promote com-
pact urban forms is achieved. 

B. DETAILED PLANNING WILL BE A LOCAL
MUNICIPAL RESPONSIBILITY 

Within the overall County official plan framework, local
municipalities will be responsible for detailed planning. This
includes planning for employment land, policies for
recreation-based housing and other policies to promote
healthy community development. 

1. Towns of Bradford and Innisfil Should
Recommend Employment Nodes 

In order to implement the recommendation that employment
nodes be established in the Highway 400 corridor, more
detailed land use planning will need to undertaken:

• The Towns of Bradford-West Gwillimbury and Innisfil
should recommend the amount and preferred location
in the identified nodes as part of their local official plan
conformity exercise; and 

• The extent and configuration of the employment areas
should be determined by County planning staff in
consultation with local municipalities.

Discussion with the Province may be required to implement
the official plan amendments for the employment nodes in
the new local and County official plans. Options may include
planning for a longer time frame, “special policy” areas in the
Highway 400 corridor or other methods to ensure the long-
term protection for key employment land locations. 
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2. Policies for Recreation-Based Housing Will Need
to Be Developed 

The local municipalities will also be responsible for the
specific implementation of County policies for recreation-
based housing. Local municipalities will need to implement
detailed plans for this type of development, including:

• The definition of recreation-based housing for local
planning purposes; 

• Criteria for approval within the overall County policy
framework; 

• Relation to density and intensification targets; and 

• Others, as required. 

3. Priorities for Healthy Communities Will Need to
Be Reflected in Local Plans 

In addition to the density and intensification targets, local
municipalities will need to conform to other directions for
the development of healthy communities that are recom-
mended for inclusion in the new official plan, including
initiatives related to complete community development,
increased density, mixed-used development and more
walkable comminutes.1 

C. PROVINCE NEEDS TO BE A PARTNER IN
IMPLEMENTATION 

As the County and its partners proceed with implementing
this vision for the future, it is clear that assistance from the
Province will be required. Provincial support will be required
to defend the Simcoe Area Growth Plan and flexibility may
be required as local official plans are bought into conformity.
Provincial investment in community infrastructure will also
be required, including Provincial investment in health and
social service facilities. 

1. Provincial Policies May Need to be Defended

In recent years, some local municipalities have taken steps to
commence planning for growth beyond current planned
commitments. After the Simcoe Area Growth Plan is
implemented through the new County official plan, however,
many of these plans may not be able to proceed. 

Given that the growth forecast allocated to the Simcoe
County Area by the Province is lower than the expectations
of the development community, and that no new land
designations are being recommended, Provincial assistance
may be required to address excess urban designations and
development concepts. Such assistance will need to include
participation at future Ontario Municipal Board (OMB)
hearings. 

1 The full list of recommendations, as amended by the
Growth Process Steering Committee, is available on the County’s
growth plan website: www.growth.simcoe.ca.
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2. Flexibility May be Required For Local Official
Plan Conformity Exercises

The Simcoe County Area is made up of a wide range and
diversity of settlement areas. As local municipalities bring
their plans into conformity with the new County official
plan, there may be some cases where flexibility is required for
implementation. 

For example, there may be some communities where the
density and intensification targets are not achievable from an
engineering or environmental perspective, or would significa-
ntly impair tourism-related development. In these cases, the
Province may need to provide flexibility in the form of
exemptions or modifications to the plan. 

3. Provincial Investment in Infrastructure is Key to
Delivering the Vision

Although much of the discussion throughout the growth plan
study process focussed on the issue of “not enough”, the
Simcoe County Area will still accommodate significant
growth through the forecast period. It will be important to
ensure that Provincial investment in infrastructure keeps
pace with the mandated growth, particularly: 

• Provincially funded facilities, such as hospitals, other
health care facilities and others; and 

• Provincial roads, which according to the Transportation
Master Plan will require significant upgrades.

Other investments in infrastructure will be required to
improve the appeal of high density living, including transit,
streetscapes, cultural amenities and the arts. The Province
needs to assist the County and local municipalities in
ensuring that these amenities are provided.

                                     

The Simcoe County Area is expected to accommodate
significant growth over the next 25 years. To plan for that
growth in a manner that best serves the long-term interests
of the community, the County of Simcoe has prepared a
growth management strategy that is called the Simcoe Area
Growth Plan. 

The Simcoe Area Growth Plan was prepared in the context
of new Provincial polices that seek to promote more compact
and efficient communities and put greater emphasis on the
intensification of existing urban areas over continuous
expansion into greenfield areas. 

In the context of these objectives, the Simcoe Area Growth
Plan defines the location and character of new community
development. It was prepared through consultation with a
wide range of decision-makers and interested stakeholders
including the public, organized interest groups and the
development community. 
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It is indeed a significant achievement to have developed a
common vision for the Simcoe County Area within such a
challenging decision-making environment. It would not have
been possible without the commitment of the Growth
Management Steering Committee, the growth process sub-
committees, the Warden, senior management, and members
of the County of Simcoe planning staff and the local munici-
palities.
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COMMITTEE MEMBERSHIP AND TERMS OF REFERENCE 

The preparation of the Simcoe Area Growth Plan was
directed by a committee of elected officials called the
Growth Process Steering Committee. The Growth
Process Steering Committee also established five growth
process sub-committees, made up of staff and elected
officials, to address the key growth management issues.
The members of these committees is shown below. 

The terms of reference for the Growth Process Steering
Committee and sub-committees are shown following the
list of committee members.

Members of The Growth Process Steering
Committee

Warden Tony Guergis 

Councillor Doug Little

Councillor Peggy Breckenridge

Councillor Sandra Cooper

Councillor Brian Jackson

Councillor Harry Hughes

Councillor Mike MacEachern

Councillor Cal Patterson

Past Warden Dennis Roughley

Councillor Alicia Savage

Mayor Ron Stevens, City of Orillia

Mayor Dave Aspden and/or designate, City of Barrie

Councillor Barry Ward, City of Barrie
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Members of the Five Growth Process 
Sub-committees

1. The Health and Lifestyles Sub-committee

Elected Officials:
 

Rick Archdekin, Councillor, Town of Wasaga
Beach
George Cornell, Councillor, Township of Tiny
Jim Downer, Councillor, County of Simcoe
Anita Dubeau, Councillor, County of Simcoe
Dennis Roughley, Councillor, County of Simcoe
Tony Guergis, Warden, County of Simcoe

Staff:

Shawn Binns, Manager of Recreation and
Community Services, 
Township of Oro-Medonte
Peter Dunbar, Director of Leisure Services, Town of
Collingwood
Jane Sinclair, General Manager, Health and
Cultural Services, County of Simcoe
Carol Trainor, Clerk–Deputy Treasurer, Township
of Essa
Dr. Charles Gardner, Medical Officer of Health,
Simcoe – Muskoka District Health Unit 
Jean Trimnell, Chief Executive Officer, North
Simcoe Local Health Integration Network (LHIN)

2. Municipal Finance Sub-committee

Elected Officials:

Terry Allison, Councillor, Township of
Oro-Medonte
John Crispo, Councillor, Township of Clearview
Doug Leroux, Councillor, County of Simcoe
Phil Sled, Councillor, County of Simcoe
Stan Wells, Councillor, Town of Wasaga Beach
Tony Guergis, Warden, County of Simcoe

Staff:

Jeffrey Brydges, Deputy Treasurer, Township of
Clearview
Tom Evans, General Manager, Finance and
Administration, 
County of Simcoe
Sue Gignac, Treasurer, Town of Midland
Marjory Leonard, Director of Treasury Services,
Town of Collingwood
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3. Community Structure Sub-committee 

Elected Officials:

Sandy Agnew, Councillor, Township of
Oro-Medonte
Basil Clarke, Councillor, County of Simcoe
Del Crake, Councillor, Town of Bradford West
Gwillimbury
Thom Paterson, Councillor, Township of Clearview
Cal Patterson, Councillor, County of Simcoe
Tony Guergis, Warden, County of Simcoe

Staff:

Mark Aitken, Chief Administrative Officer, County
of Simcoe
Gerry Caterer, Director of Planning, Township of
Adjala-Tosorontio
Geoff McKnight, Director of Planning, Town of
Bradford West Gwillimbury
David Parks, Director of Planning and
Development, Township of Severn

4. Employment Land Sub-committee 

Elected Officials:

Joe Fecht, Councillor, City of Orillia
Tony Hope, Councillor, County of Simcoe
Jess Prothero, Councillor, Town of New Tecumseth
Gord Wauchope, Councillor, County of Simcoe
Doug White, Councillor, County of Simcoe
Tony Guergis, Warden, County of Simcoe

Staff:

Andrew Fyfe, Director of Planning, Township of
Springwater
Bryan MacKell, Planner, Town of Midland
Gayla McDonald,  Clerk/Manager of
Administration, Town of New Tecumseth
Rick Newlove, General Manager, Corporate
Services, County of Simcoe
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5. Seasonal, Recreational, Institutional Housing
Sub-committee 

Elected Officials:

Kim Anderson, Councillor, Township of
Springwater
Nina Bifolchi, Councillor, Town of Wasaga Beach
Judith Cox, Councillor, County of Simcoe
Anne Murphy, Councillor, Town of
Penetanguishene
Nigel Warren, Councillor, Township of Tiny
Tony Guergis, Warden, County of Simcoe

Staff:

Richard Bates, Chief Administrative Officer,
Township of Ramara
Ian Bender, Director of Planning, County of Simcoe
Robert Browne, Manager, Parks and Recreation,
Town of Innisfil
Ray Kelso, Manager of Planning and Development,
Town of Wasaga Beach

These five sub-committees met on numerous occasions
through the fall of 2007 and early 2008, and submitted
recommendations to the Growth Process Steering
Committee in March 2008. 

With some minor changes and amendments, the
recommendations were approved as a basis for the draft
Simcoe Area Growth Plan. The specific terms of
reference are provided on the following pages. 
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Lower Tier Impact Upper Tier Impact Lower Tier Impact Upper Tier Impact Lower Tier Impact Upper Tier Impact Lower Tier Impact Upper Tier Impact

 Townships

Adjala-Tosorontio 5.065% -0.171% 7.803% -0.226% 9.866% -0.191% Not Applicable Not Applicable

Clearview 0.249% -0.109% 1.308% -0.112% 1.699% -0.109% Not Applicable Not Applicable

Essa 0.957% -0.171% 3.781% -0.139% 4.337% -0.143% Not Applicable Not Applicable

Oro-Medonte 1.540% -0.209% 2.521% -0.282% 3.017% -0.286% Not Applicable Not Applicable

Ramara 2.955% -0.079% 4.641% -0.097% 5.965% -0.061% Not Applicable Not Applicable

Severn 2.081% -0.079% 3.353% -0.097% 4.467% -0.061% Not Applicable Not Applicable

Springwater 0.426% -0.209% 1.031% -0.282% 1.501% -0.286% Not Applicable Not Applicable

Tay -0.294% -0.056% 0.187% -0.064% 0.969% -0.047% Not Applicable Not Applicable

Tiny 1.084% -0.102% 1.841% -0.129% 2.595% -0.095% Not Applicable Not Applicable

  Towns

Bradford West Gwillimbury -1.944% -0.240% -2.482% -0.326% -2.192% -0.313% -2.299% -0.359%

Collingwood -0.778% -0.163% -1.248% -0.252% -1.392% -0.279% -0.617% -0.262%

Innisfil -0.133% -0.156% -0.080% -0.216% 0.070% -0.218% 0.089% -0.278%

Midland -0.703% -0.071% -0.432% -0.074% -0.207% -0.068% -0.871% -0.120%

New Tecumseth -0.758% -0.163% -0.878% -0.218% -0.758% -0.218% -1.391% -0.325%

Penetanguishene -2.631% -0.071% -2.606% -0.074% -2.332% -0.068% -3.946% -0.120%

Wasaga Beach 0.446% -0.125% 1.392% -0.129% 1.782% -0.122% 1.703% -0.196%

 Cities

Barrie -0.372% Not Applicable -0.423% Not Applicable -0.250% Not Applicable -0.361796% Not Applicable

Orillia 0.104% Not Applicable 0.412% Not Applicable 0.687% Not Applicable -0.021797% Not Applicable

At Build-Out

% Change in Tax Rate from 2006 

At Build-Out

Scenario 4 - High Density Urban Setting
% Change in Tax Rate from 2006 

At Build-Out

Scenario 2 - Low Density 2
% Change in Tax Rate from 2006 

At Build-Out

Scenario 3 - Medium Density Urban Setting
% Change in Tax Rate from 2006 

TABLE 24

COUNTY OF SIMCOE
GROWTH PROCESS COMMITTEE - MUNICIPAL FINANCE SUB-COMMITTEE

FISCAL IMPACTS OF DEVELOPMENT - SUMMARY OF RESULTS
ALL RESIDENTIAL SCENARIOS

Scenario 1 - Low Density 1
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Lower Tier Impact Upper Tier Impact Lower Tier Impact Upper Tier Impact Lower Tier Impact Upper Tier Impact Lower Tier Impact Upper Tier Impact

 Townships

Adjala-Tosorontio 15.936% -0.207% 20.681% -0.275% 20.645% -0.089% 39.281% -0.178%

Clearview 1.881% -0.206% 2.452% -0.274% 4.668% -0.089% 8.962% -0.178%

Essa 1.539% -0.206% 2.001% -0.274% 4.621% -0.089% 8.825% -0.178%

Oro-Medonte 3.188% -0.206% 4.194% -0.274% 4.889% -0.089% 9.570% -0.178%

Ramara 4.529% -0.206% 5.902% -0.274% 7.569% -0.089% 14.530% -0.178%

Severn 1.317% -0.206% 1.720% -0.274% 3.800% -0.089% 7.326% -0.178%

Springwater 4.853% -0.206% 6.348% -0.274% 7.436% -0.089% 14.384% -0.178%

Tay -0.791% -0.206% -1.014% -0.274% 3.814% -0.089% 7.082% -0.178%

Tiny 2.572% -0.206% 3.378% -0.274% 4.448% -0.089% 8.675% -0.178%

  Towns

Bradford West Gwillimbury -0.993% -0.265% -1.302% -0.352% 0.383% -0.163% 0.741% -0.326%

Collingwood -1.301% -0.265% -1.704% -0.352% 0.137% -0.163% 0.265% -0.326%

Innisfil 0.207% -0.265% 0.273% -0.352% 1.213% -0.163% 2.375% -0.326%

Midland -2.210% -0.206% -2.881% -0.274% 0.197% -0.089% 0.378% -0.178%

New Tecumseth -0.683% -0.265% -0.898% -0.352% 0.438% -0.163% 0.854% -0.326%

Penetanguishene -4.295% -0.206% -5.488% -0.274% 0.406% -0.089% 0.748% -0.178%

Wasaga Beach 1.756% -0.265% 2.297% -0.352% 3.545% -0.163% 6.832% -0.326%

 Cities

Barrie -0.253% Not Applicable -0.336% Not Applicable -0.152% Not Applicable -0.301% Not Applicable

Orillia -1.365% Not Applicable -1.795% Not Applicable -0.698% Not Applicable -1.354% Not Applicable

TABLE 25

COUNTY OF SIMCOE

At Build-Out At Build-Out At Build-Out

Scenario 2 - Employment Land High Scenario 3 - Population Related Low Scenario 4 - Population Related High
% Change in Tax Rate from 2006 % Change in Tax Rate from 2006 

GROWTH PROCESS COMMITTEE - MUNICIPAL FINANCE SUB-COMMITTEE
FISCAL IMPACTS OF DEVELOPMENT - SUMMARY OF RESULTS

ALL NON-RESIDENTIAL SCENARIOS

At Build-Out

% Change in Tax Rate from 2006 
Scenario 1 - Employment Land Low

% Change in Tax Rate from 2006 
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Total Net 
Expenditure Other Revenues Transfers From 

Own Funds

 Supplementary 
Taxes and 

Adjustments 
Net Expenditure Payments-In-Lieu 

of Taxation (PILs)
Unconditional 

Grants Tax Levy

PILS and 
Unconditionals 

Grants as % of Net 
Expenditures 

 Townships 

Adjala-Tosorontio 6,127,778$              2,013,823$              243,318$                 20,711$                   3,849,926$              727,332$                 763,679$                 2,347,789$              39%

Clearview 9,410,669$              933,657$                 539,451$                 (115,964)$                8,053,525$              137,874$                 1,426,000$              6,657,094$              19%

Essa 8,951,824$              1,024,260$              427,664$                 (57,337)$                  7,557,237$              2,524,262$              1,218,941$              3,814,034$              50%

Oro-Medonte 13,385,524$            3,088,331$              221,947$                 894,896$                 9,180,350$              101,770$                 1,006,432$              8,072,148$              12%

Ramara 8,982,147$              2,763,587$              559,662$                 136,683$                 5,522,215$              83,711$                   774,420$                 4,664,084$              16%

Severn 8,884,023$              2,150,191$              72,973$                   167,392$                 6,493,467$              137,209$                 643,860$                 5,712,398$              12%

Springwater 12,510,477$            1,726,154$              3,026,730$              140,928$                 7,616,665$              258,864$                 661,968$                 6,695,833$              12%

Tay 7,982,944$              1,990,724$              142,270$                 65,957$                   5,783,993$              67,873$                   1,051,904$              4,664,216$              19%

Tiny 9,579,660$              3,169,022$              150,770$                 (851,293)$                7,111,161$              151,682$                 818,072$                 6,141,417$              14%

 Towns

Bradford West Gwillimbury 18,431,801$            3,104,876$              361,355$                 148,463$                 14,817,107$            57,305$                   63,000$                   14,696,802$            1%

Collingwood 21,857,116$            3,384,199$              175,486$                 1,151,332$              17,146,099$            149,485$                 -$                         16,996,614$            1%

Innisfil 27,251,277$            7,959,994$              709,725$                 319,864$                 18,261,694$            215,361$                 -$                         18,046,333$            1%

Midland 17,300,844$            2,123,285$              107,877$                 779,893$                 14,289,789$            227,013$                 234,000$                 13,967,831$            3%

New Tecumseth 20,058,943$            2,631,799$              1,575,231$              1,437,076$              14,414,837$            119,581$                 213,332$                 14,066,787$            2%

Penetanguishene 8,132,265$              496,598$                 638,780$                 253,096$                 6,743,791$              156,284$                 106,000$                 6,547,315$              4%

Wasaga Beach 18,068,449$            4,671,258$              1,246,392$              243,090$                 11,907,709$            412,729$                 897,412$                 10,597,568$            11%

Simcoe County 95,097,729$            12,381,176$            2,544,326$              1,396,372$              78,775,855$            1,640,443$              603,000$                 76,532,412$            3%

 Cities

Orillia 41,515,146$            6,105,238$              1,033,082$              146,326$                 34,230,500$            2,952,153$              1,686,000$              29,246,788$            14%

Barrie 159,412,859$          24,253,034$            6,048,635$              3,681,658$              125,429,532$          1,424,684$              -$                         124,004,848$          1%

Municipality

TABLE 26
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Fiscal Impact of Growth is Negative
Adjala-Tosorontio $290,000 $220,000 - $290,000 $385,000 - $420,000 -$165,000 - -$130,000
Oro-Medonte $290,000 $255,000 - $300,000 $360,000 - $395,000 -$105,000 - -$95,000
Essa $180,000 $180,000 - $275,000 $280,000 - $305,000 -$100,000 - -$30,000
Ramara $230,000 $175,000 - $230,000 $260,000 - $315,000 -$85,000 - -$85,000
Severn $220,000 $175,000 - $215,000 $255,000 - $290,000 -$80,000 - -$75,000
Tiny $240,000 $185,000 - $245,000 $240,000 - $285,000 -$55,000 - -$40,000
Springwater $250,000 $245,000 - $300,000 $290,000 - $315,000 -$45,000 - -$15,000
Clearview $220,000 $190,000 - $235,000 $225,000 - $245,000 -$35,000 - -$10,000
Tay $140,000 $140,000 - $200,000 $165,000 - $195,000 -$25,000 - $5,000
Wasaga Beach $200,000 $190,000 - $245,000 $210,000 - $265,000 -$20,000 - -$20,000

 Fiscal Impact of Growth is Neutral to Positive
Midland $140,000 $140,000 - $210,000 $145,000 - $185,000 -$5,000 - $25,000
Innisfil $240,000 $215,000 - $265,000 $215,000 - $255,000 $0 - $10,000
Collingwood $190,000 $190,000 - $270,000 $180,000 - $230,000 $10,000 - $40,000
Penetanguishene $160,000 $160,000 - $210,000 $140,000 - $165,000 $20,000 - $45,000
New Tecumseth $230,000 $225,000 - $270,000 $185,000 - $220,000 $40,000 - $50,000
Bradford-West Gwillimbury $240,000 $235,000 - $320,000 $180,000 - $215,000 $55,000 - $105,000

Barrie $190,000 $190,000 - $300,000 $175,000 - $200,000 $15,000 - $100,000
Orillia $150,000 $150,000 - $225,000 $190,000 - $230,000 -$40,000 - -$5,000

Difference Between Estimated Average 
and Breakeven Assessments

Prevailing Average 
Assessment Per 

Household

Range of Estimated Average 
Assesssments Per Household Used in the 

Fiscal Impact Analysis

Calculated Breakeven Average 
Assesssments Per Household Municipality

TABLE 27
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Simcoe Area Growth Plan 
Distribution of Population Growth, 2006 to 2031

2006 Census Approved Growth From Growth Growth From 
Total Official Plan 2006 to Official Allocated to Unallocated Total 2031 2006 to Growth 

Municipality Population Population Target Plan Target County Growth Population Plan  Allocation

Adjala-Tosorontio 11,100                14,200 3,100                    -                 -               14,200                3,100                  
New Tecumseth 28,800                34,000 5,200                    3,000              12,000         49,000                20,200                
Bradford-West Gwillimbury 25,000                49,700 24,700                  -                 -               49,700                24,700                
Innisfil 32,400                47,000 14,600                  2,000              16,000         65,000                32,600                
Essa 17,600                22,900 5,300                    -                 -               22,900                5,300                  
Clearview 14,600                19,500 4,900                    3,000              3,500           26,000                11,400                
Collingwood 18,000                25,000 7,000                    3,200              2,000           30,200                12,200                
Wasaga Beach 15,600                35,000 19,400                  -                 -               35,000                19,400                
Springwater 18,100                23,500 5,400                    1,500              1,500           26,500                8,400                  
Oro-Medonte 20,800                28,100 7,300                    -                 -               28,100                7,300                  
Ramara 9,800                  15,500 5,700                    -                 -               15,500                5,700                  
Severn 12,500                20,200 7,700                    -                 -               20,200                7,700                  
Tay 10,100                11,300 1,200                    -                 -               11,300                1,200                  
Tiny 11,200                13,900 2,700                    -                 -               13,900                2,700                  
Midland 16,900                19,700 2,800                    -                 -               19,700                2,800                  
Penetanguishene 9,700                  10,800                     1,100                    1,500              -               12,300                2,600                  
Sub-Total County of Simcoe 272,200              390,300                   118,100                14,200            35,000         439,500              167,300              

City of Barrie 133,500              175,000 41,500                  -                 10,000         185,000            51,500                
City of Orillia 31,400                41,000 9,600                    -                 -               41,000                9,600                  

First Nations 1,500 1,500 -                        -                 -               1,500 -                     

Total 438,600              607,800                   169,200                14,200            45,000         667,000              228,400              
Check 14,200                 45,000              

-                 -               
Notes: 2006 Census population is total population, adjusted upwards to include an approximately 4% under-coverage.

Approved Official Plan population targets are also adjusted upwards to include an approximately 4% under-coverage where required.
Approved official plan forecast for Adjala-Tosorontio is the mid-point of the range provided in the official plan. 
Approved official plan forecast for Oro-Medonte is the low-end of the range provided in the official plan. 
First Nations population held constant at 1,500 through forecast period. 

Hemson Consulting Ltd. 2008



Simcoe Area Growth Plan 
Distribution of Employment Growth, 2006 to 2031

2001 Census 2001 Census 2001 2006 Census 2006 Census 2006 Provincial Provincial Forecast Employment 
Population Emlpoyment Activity Population Employment Activity 2031 Growth Unallocated in 2031 Growth 

Municipality Rate Rate Allocation 2031 Employment 2006 to 2031

Adjala-Tosorontio 10,100               1,300               13% 10,700         1,600             15% 2,100             -                       2,100                     500                  
New Tecumseth 26,100               17,300             66% 27,700         19,700           71% 26,300           -                       26,300                   6,600               
Bradford-West Gwillimbury 22,200               6,700               30% 24,000         8,000             33% 10,700           5,500                   16,200                   8,200               
Innisfil 28,700               5,900               21% 31,200         5,700             18% 7,600             5,500                   13,100                   7,400               
Essa 16,800               6,800               41% 16,900         7,700             45% 10,300           -                       10,300                   2,600               
Clearview 13,800               3,800               27% 14,100         4,400             31% 5,800             -                       5,800                     1,500               
Collingwood 16,000               10,800             68% 17,300         10,800           62% 14,400           -                       14,400                   3,600               
Wasaga Beach 12,400               2,300               19% 15,000         3,100             20% 4,100             -                       4,100                     1,000               
Springwater 16,100               4,400               27% 17,500         5,000             29% 6,700             -                       6,700                     1,700               
Oro-Medonte 18,300               4,200               23% 20,000         4,700             23% 6,200             -                       6,200                     1,600               
Ramara 8,600                 1,900               22% 9,400          1,900             20% 2,500             -                       2,500                     600                  
Severn 11,100               3,500               31% 12,000         3,900             33% 5,300             -                       5,300                     1,300               
Tay 9,200                 1,400               16% 9,700          1,500             15% 2,000             -                       2,000                     500                  
Tiny 9,000                 1,300               14% 10,800         1,400             13% 1,900             -                       1,900                     500                  
Midland 16,200               10,400             64% 16,300         12,000           74% 16,000           -                       16,000                   4,000               
Penetanguishene 8,300                 4,400               53% 9,400          5,300             56% 7,000             -                       7,000                     1,800               
Sub-Total County of Simcoe 243,100             86,400             36% 262,000       96,400           37% 128,900         11,000                 139,900                 43,500             

-                    -                   -              -              -                 -                 -                 -                       -                         -                   
City of Barrie 103,700             52,700             51% 128,400       64,300           50% 88,000           2,000                   90,000                   25,700             
City of Orillia 29,100               16,100             55% 30,300         19,700           65% 21,000           -                       21,000                   1,300               

-                    -                   -              -                 -                 -                 -                       -                         -                   
First Nations 1,100                 3,100               272% 1,500          3,100             0% 3,100             -                       3,100                     -                   

-                    -                   -              -              -                 -                 -                 -                       -                         -                   
Total 377,100             158,200           42% 422,200       183,500         43% 241,000         13,000                 254,000                 70,500             

Notes: 2006 Census Employment is total employment with "No Fixed Place of Work" redistributed in accordance with regular shares of 
2006 Place of Work and At Home employment 
2001 Census Employment is similarly adjusted. 

Hemson Consulting Ltd., 2008
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HEMSON

SIMCOE AREA GROWTH PLAN 

ESTIMATE OF EMPLOYMENT LAND REQUIREMENTS
2006 - 2031

An estimate of the employment land requirements for
the Simcoe County Area has been prepared using the
2006 Census employment figure of 183,500 jobs and the
Provincial  Growth Plan employment allocation of
254,000 jobs in 2031. There are three steps to estimating
the employment land requirements:

• The first step is to estimate employment by the
three land-use types: major office employment;
employment land employment and population-
related employment. For the Simcoe County
Area, employment land employment and major
office employment are combined into a single
category. 

• The second step is to apply a range of density
factors to the forecast growth in employment
land and major office employment to estimate
the land requirements. A range of density is
applied, from a low density of 30 jobs per net
ha to a high density of 40 jobs per net ha. 

• The final step is to compare the estimate of
employment land need to the currently
designated employment land supply. The
comparison of supply and demand focusses on
the southern communities in Simcoe, where
demand for employment land is anticipated to
be the strongest.

As shown in the table below, employment land and
major office employment combined are forecast to grow
by approximately 32,800 jobs from 2006 to 2031. This
represents approximately 47% of the overall employment
growth.
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HEMSON

Employment Forecast By Major Type 
Simcoe County Area 2006 to 2031

Type 2006 2031 Growth 
2006 - 2031

Share

Employment Land and Major Office 

Rural and Farm-Based 

Population-Related

97,200

4,900

81,400

130,000

4,900

119,100

32,800

-

37,700

47%

0%

53%

Total Employment 183,500 254,000 70,500 100%

Source: Hemson Consulting Ltd., based on 2006 Census employment information and the Provincial Growth Plan employment allocation
of 254,000 jobs in 2031. 

As shown in the table on the following page, this results
in a requirement for between approximately 700 and 900
net ha of employment land in south Simcoe to 2031.
The following details regarding the summary table
warrant attention.

• Note 1: Long-term vacancy is based on 10% of the
total estimated net occupied and vacant
employment land supply for the south Simcoe
communities of approximately 3,400 ha, excluding
lands designated around the Bradford By-Pass.

• Note  2: A share of 80% of the total County-wide
employment land employment growth reflects the
anticipation that most but not all future
employment land employment will likely be

concentrated in the south. The southern
communities' current share of employment land
employment and the estimated occupied
employment land supply is approximately 60%. 

• Note 3: Population-related employment on
employment land is estimated as 5% of the growth
in population-related employment for the southern
communities, approximately 22,620 jobs. 22,620
jobs is 60% of the overall growth of 37,700
population-related jobs for the County from 2006 to
2031. Taking 5% of 22,620 jobs results in an
estimate of approximately 1,100 population-related
employment jobs on employment land.   
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Estimated Employment Land Need 
South Simcoe Communities 

Estimated Net Vacant Employment Land Supply 2006 Existing Net Ha

   City of Barrie
   Town of Innisfill
   Town of Bradford West Gwillimbury
   Town of New Tecumseth

450
140
420
410

Total Estimated Net Vacant Supply:
          Less: Bradford By-Pass (Highway 400–404 Link) 
          Less: Adjustment For Long-Term Vacancy (1)
Estimated 2006 Net Effective Supply

1,420
150

     340
930

Estimated Employment Land Employment Growth,  2006 to 2031 Employment

Estimated Employment Land Employment Growth, All of the Simcoe
County Area, 2006 to 2031 under Growth Plan  forecast allocation

Share Allocated to South Simcoe Communities (2)

Employment Land Employment Growth, South Simcoe 

Population-Related Employment on Employment Land (3)

Total Growth in Employment on Employment Land, 2006 to 2031

32,800

80%

26,200

1,100

27,300

Estimated Employment Land Requirements, 2006 to 2031 Net Ha Required

 At 40 jobs per net ha:
          At 35 jobs per net ha:
          At 30 jobs per net ha:

680
780
910

Source: Hemson Consulting Ltd., based upon updated supply information. Supply for the Town of Bradford West Gwillimbury includes
designated employment land around the Highway 400-404 link and the Highway 400–88 Special Policy Area. 
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Estimated Recreation-Based Housing Growth 
Simcoe County Area 2006

Estimated Seasonal and Recreational Housing Units, 2006

1 T l i d lli (2006 C ) 180 100

Simcoe County Area, 2006 
Hemson Consulting Ltd., 2008

1 Total private dwellings (2006 Census) 180,100

2 Private dwellings occupied by usual residents (2006 Census)* 156,700

3 Difference includes marginal dwellings, vacant units, and units occupied by foreign or temporary 23,400
residents. For the Simcoe County Area, most of this difference is likely made up of the marginal and 
vacant units which would include most seasonal or recreational dwellings as the owners wouldvacant units, which would include most seasonal or recreational dwellings, as the owners would
have a usual place of residence elsewhere: e.g. the Census would count an individual at home 
in Toronto and count their cottage in Simcoe as vacant. 

4 Normal expected vacancy rate in an urban location with few seasonal or recreational units. 3.5%
To estimate this rate, the figure for the City of Barrie is used to represent an urban place with 
few seasonal and recreational unitsfew seasonal and recreational units. 

5 Estimated "normal" vacant units for the Simcoe County Area (3.5% of Total Private Dwellings) 6,300

6 Estimated recreation-based units 2006 17,100
(Difference between Total Private Dwellings and Private Dwellings occupied by usual residents,
less the estimated "normal" vacant units))

*Note: Unless otherwise specified, all data in Census housing products, and the forecasts shown in the Provincial 

Growth Plan for the Greater Golden Horseshoe , are for occupied private dwellings, rather than for unoccupied

 private dwellings or dwellings occupied by foreign and/or temporary residents. 
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HEMSON

ANALYSIS OF CURRENT GROWTH PLAN DENSITIES 
FOR A SELECTION OF NEW DEVELOPMENT APPLICATIONS

SIMCOE COUNTY AREA
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HEMSON

APPENDIX I

Estimate of County-wide Density and Intensification Targets 



HEMSON

Growth Plan Intensification in Simcoe County Planning Area

Larger and Older
Communities

Rural
Communities

Municipal
Simcoe County

Barrie
and Orillia

Simcoe
County Area

Unit Growth 2016-2031 27,900 20,200 48,100 12,200 60,300

Share Intensification 40.0% 20.0% 31.6% 40.0% 33.3%

Units Through Intensification 11,100 4,100 15,200 4,900 20,100

Source: Hemson Consulting Ltd., 2008

Note: The Census period beginning mid-2016 is used as the basis for the estimate. It counts completed units which should approximate
building permit issuance beginning  in late 2015, the time the Growth Plan intensification rule takes effect. For larger and older
communities, the Growth Plan’s 40% intensification is applied. For rural communities, 20% is applied, based on observed patterns
of development in Ontario urban communities. 

Growth Plan Greenfield Density Target in Simcoe County Planning Area

Larger and Older
Communities

Rural
Communities

Municipal Simcoe
County

Barrie
and Orillia

Simcoe County
Area

Unit Growth 2006-2031 40,600 32,900 73,500 30,000 103,500

Share Greenfield 2006-2016
Share Greenfield 2016-2031

Total Greenfield Units

80%
60%

26,900

80%
80%

26,300

80%
68%

53,200

80%
60% Orillia, 0% Barrie

16,100

80%
55%

69,300

Population @ 3.0 PPU
Greenfield Employment 

Total Population & Employment

80,800
23,700

104,500

78,900
8,900

87,800

159,700
32,600

192,200

48,200
20,300

68,400

207,900
52,800

260,700

Greenfield Density 50.0 32.0 39.8 50.0 42.0

Source: Hemson Consulting Ltd., 2008

Note: For large and older communities, Growth Plan 50 residents and jobs combined per ha is applied. For rural communities, 32 residents
and jobs combined is applied. This represents a weighted average of 75% residential and 25% employment land at current county-
wide densities, as shown in appendix H for residential and using 20 employees per Growth Plan ha for employment.




