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Executive Summary 

Tate Economic Research Inc. (“TER”) was retained by the 
Town of Innisfil (“Town” or “Innisfil”) to conduct a Retail 
Demand Study as a required component of the Official Plan 
Amendment initiative for the creation of Secondary Plans for 
the Alcona South and Alcona North Settlement Expansion 
Areas.  The results of this study are intended to quantify the 
market demand and opportunity for retail floor space that could 
be supported in the existing Alcona Settlement Area, its 
adjacent Settlement Expansion Areas, and the surrounding 

vicinity (referred to as the “Alcona Primary Market”) by the year 2021.  In addition, this 
study has also provided a preliminary longer term forecast of potential demand for 
future additional space in the Alcona Primary Market for two population growth 
scenarios (low and high population target)1 currently under review for the Town by the 
year 2031. 
 
This Retail Demand Study addresses the issues of market availability and quantifies 
the gap for new retail space in the Alcona Primary Market.  In addition, this study 
provides direction for the identification of strategic commercial development 
opportunities in appropriate locations in and around the Alcona Settlement Area. 
 
The analyses provided in this study are based on the following information sources: 

 

 Extensive empirical market research and field work undertaken by TER;  
 

 Statistics Canada Census and Retail Trade data;  
 

 Municipal information and population forecasts provided by the Town‟s 
Department of Planning Services (“Planning Services”) as well as land use 
information provided by the Town‟s planning consultant, Sorensen Gravely 
Lowes Planning Associates Inc. (“SGL”);  
 

 Data obtained from other real estate industry resources; and  
 

 TER‟s professional experience.    
 

Every effort has been made by TER to ensure that the forecasts and information 
presented in this study are accurate and valid.  However, it is important to note that, in 

                                                        
1
 The 2031 target population for the Town of Innisfil is uncertain until a resolution has been reached 

relating to the Province‟s October 2010 „Places To Grow - Proposed Amendment 1 of the Growth Plan 

for the Greater Golden Horseshoe‟ which may impact Simcoe County‟s allocation of long term 

population growth to the Town.   
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order to forecast the long term future demand for retail space in the Town it is 
necessary that TER make a number of basic underlying assumptions relating to long 
term market conditions in the Town. 
  
In light of these underlying assumptions, and their susceptibility to be influenced by 
changes in market conditions over a long term study period, TER cautions that the 
reliability of the demand forecasts provided herein, beyond the year 2021, should be 
viewed solely as points of discussion for the long term planning of the Town‟s retail 
space needs.  In addition the longer term results of this study should not be 
interpreted to establish specific retail space targets for the Town to follow in the longer 
term future.   Furthermore, TER recommends that the Town review the findings of this 
study in 5 year intervals at which time a determination can be made as to the 
appropriate time to revisit the long term demand and opportunity for addition retail 
space for the Town beyond the year 2021.   
 

With regard to these qualifications, the findings of this study are summarized as 
follows: 
 

Innisfil‟s existing commercial structure is primarily oriented towards servicing 
the routine day-to-day shopping needs of the local resident population.   
 

 The Neighbourhood Retail land use designation represents the principle 
shopping centre format defined by the Town Official Plan (“OP”).   

 

 The Town OP does not have a commercial land use designation to 
accommodate a „higher order‟ shopping centre use such as a community 
shopping centre, a regional shopping centre or a power centre. 

 
The supply of existing competitive retail space in Innisfil is not well suited for 
many of the major retail chains operating in Ontario.  Many of the major retail 
and service categories are not represented in the Town.   

 Alcona does not have a major shopping centre or a traditional main street format.  
Rather the CCA is a concentration of strip plazas and converted residential 
dwellings. These types of commercial supply are typically better suited for 
convenience oriented retail or niche boutique retailers and are not attractive to 
major retail chains. 
 

 Approximately 74.9% of the Town‟s unit supply is sized as less than 2,500 
square feet and 90.0% is less than 5,000 square feet.  Collectively these units 
represent approximately 55.7% of the Town‟s total cumulative space.  The 
Alcona Primary Market has the largest concentration of these types of units.  
Units in this size range are typically occupied by smaller ancillary retail tenants 
and are not best suited for attracting major chain retail tenants.  
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 Less than 3.5% of the unit supply in Innisfil, totaling 12 units, is in the size range 
of over 10,000 square feet.  This limited availability of larger format units is 
indicative of the lack of major retailers in the Town. 
 

Innisfil residents are underserviced with respect to local shopping amenities. 

 There is no shopping centre in Alcona larger than 40,000 square feet2.  The 
largest retail units in Alcona are freestanding stores operated by Sobeys (43,900 
square feet), no frills (37,000 square feet) and Home Hardware (13,600 square 
feet). 
 

 The largest shopping centre in Innisfil is Cookstown Outlet Mall estimated at 
164,200 square feet. This centre is primarily tenanted by stores retailing 
discounted and discontinued manufacturer branded items targeting a specific 
niche market segment.  While these retail offerings are easily accessible to 
Innisfil residents, these types of retailers are not comparable to the typical 
comparison shopping offered at a traditional shopping centre. 
 

 Upon completion, Trinity Crossing, a neighbourhood shopping centre to be 
anchored by Canadian Tire, will become the largest shopping centre in Alcona 
adding approximately 109,600 square feet. 
 

Innisfil residents have limited local access to major chain retail tenants.   

 Most major retail and service categories are not represented in the Town.   
 

 There are no department stores, no Canadian Tire, no major general 
merchandisers, no major home improvement centres (Home Depot, Rona or 
Lowe‟s) and limited presence of non-food chain retailers operating in the Town. 

 

 These types of major retailers typically function as anchors for the commercial 
structure of a community and influence the attraction of a municipality as a 
shopping destination. 
 

 In order to gain access to a variety of brand name merchandise and product 
lines, Innisfil residents have to rely on shopping areas in other neighbouring 
municipalities.    

 

                                                        
2
 This statement does not reflect the recently opened Trinity Crossing shopping centre.  For the 

purchase of the analysis in the study, TER has reflected the first full year of operation of this shopping 

centre in 2012 when fully tenanted.  
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Consumer research from Innisfil residents demonstrates that residents do the 
majority of their shopping outside of Innisfil.   
 

 The graph shown 
adjacent illustrates the 
geographic distribution 
of Town residents‟ retail 
expenditures by 
municipality. 

 Approximately two 
thirds of all Town 
residents‟ expenditures 
are made at retailers 
located outside of 
Innisfil.  

 Each of the neighbouring communities surrounding Innisfil, including Barrie, 
Bradford West Gwillimbury, Newmarket and Alliston3, have at least one major 
established concentrated shopping area.  These shopping areas are comprised 
of a variety of major retail stores, services and shopping centre formats offering a 
wider variety of merchandise and selection currently not available in Innisfil.   

 
Low vacancy rates indicate the Alcona Primary Market is undersupplied in 
terms of competitive retail space. 

 The retail vacancy rate in the Alcona Primary Market is 0.9%.  It is TER‟s opinion 
that normal vacancy rates in a balanced retail market are typically between 5.0% 
and 7.5%.  Vacancy levels below this typical range are often indicative of a 
shortage of retail space. 
 

Development trends indicate there are opportunities for markets like Innisfil to 
attract major retailers. 

 

 The introduction of smaller market store formats and the on-going modernization 
of existing store networks by several leading retailers operating in Canada 
continue to create demand for new shopping centre locations. 

 

 The recent announcement of various major international retailers coming to 
Canada is anticipated to generate additional competition for shopping centre 
space throughout the province. 

 

                                                        
3
 Alliston is an urban community located in the Town of New Tecumseth. 
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 The latest trends in the development of retail space provide more cost effective 
and size appropriate shopping centre prototypes that are capable of better tenant 
performance in smaller markets.   

 

Population and expenditure growth forecast in Innisfil will generate market 
support for new retail space in Alcona in the future.   

 Population levels for the Town are forecast to increase from 33,800 people in 
2010 to 46,900 people by 2021.  Longer term population growth for the period 
2021-2031 is anticipated to add between 8,900 and 16,900 more people up to a 
maximum population of 65,000 people by 2031.  This amount of population 
growth will generate significant additional expenditure potential available for the 
Innisfil market. 
 

 Expenditure potential generated from Innisfil residents in 2010 is estimated at 
$254.7 million.  By 2021 expenditure potential is forecast to increase to $400.3 
million.  By 2031, expenditure potential is forecast to more than double the 2010 
level increasing up to a level $612.1 million. 

 

 Seasonal residents represent a significant secondary source of expenditure 
potential available in the Innisfil market over the study period.   This potential is 
in addition to the expenditure potential generated from Innisfil‟s permanent 
resident population. 
  

The addition of major retail uses in the Alcona Primary Market is forecast to 
result in the local recapture of Innisfil residents‟ expenditure potential.  For the 
purpose of planning the Town‟s long term demand for retail space, TER 
considers a reasonable long term target for capture levels to be between 60.0% - 
65.0% of residents‟ total expenditures. 

 As shown in the following chart, local capture rates4 are forecast to increase from 
current levels as a result of the anticipated development of retail space forecast 
in the Alcona Primary Market.  In terms of market capture, this forecast 
represents up to 2.2 times more dollars will be retained in Alcona by 2021 than is 
currently captured by existing businesses in 2010.  This capture level has the 
potential to increase up to 2.6 times the 2010 level by 2031. 
 
Alcona Primary Market Capture Share of Innisfil Residents' Expenditure Potential

Low High

2010 2021 2031 2031

Alcona FOR Capture Level 58.1% 64.5% 66.1% 68.7%

Alcona NFOR Capture Level 10.7% 50.4% 58.3% 60.3%

Alcona Total Expenditure Capture 24.3% 52.4% 60.3% 62.4%

 
                                                        
4
 In this study, “FOR” refers to Food Oriented Retail and “NFOR” refers to Non Food Oriented Retail. 
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 Achieving these local capture rates over the study period will generate demand 
for approximately 1.4 million square feet of retail and service uses in the Alcona 
Primary Market by 2021.  In addition demand for addition retail space is forecast 
by 2031. 

 
TER forecasts the opportunity exists for a variety of major retail and services 
tenants to be established in the Alcona Primary Market by 2021. 

 TER‟s demand analysis forecasts the market support for the addition of the 
following major retail tenants in the Alcona Primary Market by 2021:   

o Department store space of up to 120,000 square feet; 
o Up to 115,000 square feet of general merchandise retailers5; 
o A major home improvement centre use of up to 91,000 square feet; 
o 2 additional full service drug stores; 
o Up to 52,000 square feet of new supermarket space; 
o Up to 170,000 square feet of other non-food oriented retail uses (e.g. 

clothing, household furnishings, specialty and automotive retail); and 
o Up to 460,000 square feet of ancillary service uses. 

 
There is limited commercial land supply available for the development of a 
major shopping centre use in the Alcona Primary Market. 
 

 The Alcona Settlement Area has approximately 78.5 acres (31.8 ha) of land 
designated for commercial uses.  A recent inventory of potential commercial 
development sites in the Alcona Primary Market 6  indicates there are 17 vacant 
sites comprising approximately 25.5 acres (10.3 ha)7 and 44 sites totaling 
approximately 28.8 acres (11.7 ha) with potential for intensification or 
redevelopment.  
 

 The majority8 of these potential development sites are located in the Alcona CCA 
and are limited in size ranging between 0.1 - 2.8 acres (0.06 – 1.1 ha).  

 

 The limited size and contiguity of these development sites poses a challenge to 
developing any major traditional shopping centre format, power centre or 
freestanding large format commercial unit within the Alcona Primary Market. 

 

                                                        
5
 Exclusive of department stores, includes proposed new Canadian Tire store at Trinity Crossing. 

6
 This inventory was completed by completed Sorensen Gravely Lowes Planning Associates Inc. 

7
 This figure includes the Trinity Crossing site as vacant land.  This site comprises 9.6 acres (3.9 ha). 

8
 TER estimates that 46 out of 48 development lot parcels are in this size range. 
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New commercial lands need to be added to the existing commercial structure of 
the Town. 

 

 The two largest commercial sites in Alcona are situated around the intersection 
of 20th Sideroad and Innisfil Beach Road.  One of these sites is currently under 
development as the Trinity Crossing shopping centre. A portion of the other site 
is occupied by a no frills supermarket.  TER estimates that approximately 12.5 
acres (5.0 ha) of the no frills site remains available for future development. 
 

 In order to provide residents with greater accessibility to the types of higher order 
shopping facilities that offer a broader range of retail and service uses than is 
currently available in Innisfil, new commercial lands need to be added to the 
existing commercial structure of the Town. 
 

 There is no designated commercial site in the Alcona Primary Market large 
enough in terms of land area to accommodate a large format shopping centre 
such as a community shopping centre, a regional shopping centre or a power 
centre.  
 

 Recent development activity of commercial lands in the Alcona CCA have been 
largely mixed use type projects yielding only limited retail space.  

 
TER forecasts demand for up to 105 acres9 (42.5 ha) of commercial land in the 
Alcona Primary Market by 2021.  Furthermore longer term demand for additional 
retail space forecast by 2031 is anticipated to require additional lands in the 
long term. 

 Based on TER‟s discussions with Planning Services, there are three areas in the 
vicinity of the Alcona Settlement Area that have been identified as potential 
locations to accommodate a portion of the future potential commercial space 
warranted in the Alcona Primary Market.  These areas are: 

o The Alcona CCA and other vacant / underdeveloped commercial lands 
along Innisfil Beach Road in the Alcona Settlement Area; 

o A portion of the proposed Alcona Commerce Park; and 
o A proposed Commercial Corridor along 6th Line in the Alcona South 

Expansion Area. 
 

 In addition to these areas, Planning Services has also indicated there are other 
landowners located within the Alcona Primary Market area which have 

                                                        
9
 This figure includes demand for approximately 15 acres (6.0 ha) of land representing sites analysed 

as operating in the year 2012 in the analysis shown in Appendix F.  These sites include the following: 

the relocated Shoppers Drug Mart, Trinity Crossing shopping centre,  Home Hardware expansion and 

the site of the new  2-4-1 Pizza.  Therefore the actual 2021 net adjusted demand for commercial land is 

estimated as 90 acres (36.5 ha). 
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expressed interest in exploring the opportunity for retail uses on their properties 
in the future. 

 

 By 2031, TER estimates that between 40 and 85 acres (16.2 – 34.4 ha) of 
additional commercial lands may be required in the Alcona Primary Market to 
address longer term demand for future retail uses.   

 

Conclusion 
It is the professional opinion of Tate Economic Research Inc. that based on the 
population growth scenarios anticipated in the Town of Innisfil by the year 2021, 
there is market demand for approximately 1.4 million square feet of retail space 
to be supported in the vicinity of the Alcona Settlement Area and the proposed 
Alcona South and Alcona North Expansion Areas.  Also, TER estimates that the 
potential for additional retail space will be warranted in the vicinity of the Alcona 
Settlement Area in the longer term. 

With respect to major retail tenants, this analysis has demonstrated the demand 
for a major department store(s); large format home improvement centre uses, 
additional pharmacy & personal care store uses as well as additional 
supermarket, major general merchandise and specialty retailers.   

TER estimates a total of approximately 105 acres (42.5 ha) of commercial land 
will be required to accommodate these forecasts by the year 2021, with the 
potential requirement for additional lands in the longer term. 
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1 Introduction 

Tate Economic Research Inc. (“TER”) was retained by the 
Town of Innisfil (“Town” or “Innisfil”) to conduct a Retail 
Demand Study as a component of the Official Plan 
Amendment initiative for the creation of Secondary Plans for 
the Alcona South and Alcona North Settlement Expansion 
Areas.  The results of this study are intended to quantify the 
market demand and opportunity for retail floor space that could 
be supported in the existing Alcona Settlement Area, its 
adjacent Settlement Expansion Areas, and the surrounding 

vicinity (referred to as the “Alcona Primary Market”) by the year 2021.  In addition, this 
study has also provided a preliminary longer term forecast10 of potential demand for 
future additional space in the Alcona Primary Market for two population growth 
scenarios (low and high population target)11 currently under review for the Town by 
the year 2031. 
 

1.1 Purpose of the Study 

This Retail Demand Study addresses the issues of market demand for new retail and 
service space in the Alcona Primary Market.  In addition, this study provides direction 
for the identification of strategic commercial development opportunities in appropriate 
locations in and around the Alcona Settlement Area. 
 
The primary objectives of this study are as follows: 

 

 Provide a review of the existing structure and configuration of the Town‟s retail 
and service commercial environment. 
 

 Forecast the market demand for additional retail space from current levels to 
2021 and provide a preliminary indication of the potential longer term need for 
additional commercial lands in the Alcona Primary Market by the year 2031. 

                                                        
10

 At the request of the Town, TER has provided a longer term forecast of future market demand for 

additional retail space in the Alcona Primary Market for the year 2031.  In order to provide this forecast, 

a number of underlying assumptions have been made relating to various inputs including long term 

infrastructure projects; site servicing; and population growth.  This forecast is intended for the sole 

purpose of providing the Town a preliminary indication of the scale of future potential retail needs of the 

community for long term planning purposes and will require an update of this portion of the analysis 

when undertaking any future secondary plan exercises addressing the long term population growth of 

the Town.  
11

 The 2031 target population for the Town of Innisfil is uncertain until a resolution has been reached 

relating to the Province‟s October 2010 „Places To Grow - Proposed Amendment 1of the Growth Plan 

for the Greater Golden Horseshoe” which may impact Simcoe County‟s allocation of future population 

growth to the Town.   
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 To evaluate and identify the current and future demand for new or expanded 
commercial areas within the Town‟s planned retail structure and determine the 
opportunity for the Alcona Core Commercial Area to accommodate a portion of 
this future demand. 

 

 Identify, and recommend approximate commercial space benchmarks for 
major retail categories suitable to address the long term demand of the Alcona 
Settlement Area.  

 

 Quantify the approximate land required to satisfy these space benchmarks. 
 

 Provide an assessment of the positive and negative site attributes of potential 
retail development areas in the vicinity of the Alcona Settlement Area with 
respect to satisfying a portion of the Town‟s long term demand for retail space. 
 

 Identify and recommend specific type of retail uses best suited to anchor 
commercial locations in the context of the planned commercial hierarchy of the 
Town‟s Official Plan (“OP”). 

 

1.2 Study Approach 

In order to forecast the long term market demand and opportunity for retail and service 
space that could be supported in the Alcona Primary Market and to address the items 
above, TER has divided this report into Part I and Part II. 

Part I of this study focuses on the evaluation of the Town‟s existing retail structure 
relative to the various macro trends in the market place influencing the 
competitiveness of the Alcona Primary Market as the primary shopping area in Innisfil. 

Part II of this study outlines TER‟s market demand and opportunity analysis for retail 
commercial floor space that could be supported in the Alcona Primary Market by the 
year 2021.  In addition, Part II also summarizes two longer term forecast scenarios 
evaluating the potential demand for future additional space in the Alcona Primary 
Market for a low and high population growth target currently under review for the Town 
by the year 2031.  

1.3 Research Work Plan 

TER designed a work plan based on primary research, consumer research, field 
inspections and a detailed market demand analysis.  This study approach is outlined 
below in greater detail: 
  

 Review of Previous Market Research – TER completed a review of existing 
market research and other supporting studies pertaining to retail development 
applications in Alcona and elsewhere in Innisfil. 
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 Review of Innisfil‟s Existing Commercial Hierarchy – TER completed a review 
of the Town‟s existing commercial structure, assessing the role and function of 
the existing retail environment in the context of serving the local residents of 
Alcona and elsewhere in Innisfil in terms of their retail and service needs. 

 

 Inventory of Competitive Retail / Service Space – TER‟s research included a 
complete inventory of all retail, service, and vacant commercial space in 
Innisfil. This information was incorporated into our analyses (see Appendix A 
for a summary of the inventory and maps). 

 

 Overview of Regional Shopping Areas Surrounding Innisfil – In addition to the 
inventory field research completed in Innisfil, TER provided an overview of 
major shopping areas surrounding Innisfil.   

 

 Review and Assessment of Retail Trends in Ontario – TER has provided an 
overview of shopping centre formats and development trends influencing the 
supply of available retail space in the market as well as the latest tenant 
occupancy trends of major retailers operating in the Ontario.  This information 
is useful as a guideline to plan for the long term retail needs of the Town.  
 

 Review of Future Potential Retail Areas – TER evaluated the access, visibility, 
surrounding land uses and various other site and location characteristics of 
various potential retail areas that have been identified in the vicinity of Alcona.  
This evaluation was used to assess the positive and negative site attributes of 
these areas as potential locations for planning a major centralized shopping 
area for the Town. 

 

 Licence Plate Survey Research – TER designed a licence plate survey of 
vehicles in the parking area of the Sobeys supermarket and the Home 
Hardware in Alcona.  This research was conducted in order to gather 
information relating to the current distribution and draw of major retailers 
established within Alcona and has been summarized in Appendix C.  In 
addition, TER also reviewed other customer origin research undertaken in 
Innisfil.  This information, combined with our previous market experience, 
assisted TER in delineating the Study Area for this assignment. 

 

 Intercept Survey of Alcona and Stroud Pedestrian Traffic – TER completed 
over 400 on-street interviews of pedestrians along Innisfil Beach Road in 
Alcona and along Yonge Street in Stroud.  This research provided TER with 
insight from local patrons regarding proposed merchandising and tenanting 
concepts, as well as quantifying shopping patterns such as the types of stores 
/ services visited, frequency of shopping, stores / services desired, etc. Graphs 
summarizing the results of this survey have been included in Appendix D. 
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 Study Area Delineation – For the purpose of this study, TER has assumed the 
Study Area to represent the January 1, 2010 municipal boundary of the Town 
of Innisfil12.  Based on the results of our research and TER‟s professional 
judgement, this Study Area was subdivided into three zones, allowing for a 
greater level of detail in our analysis. 

  

 In-Home Consumer Telephone Survey – An in-home consumer telephone 
survey of approximately 600 Study Area residents was conducted (see 
Appendix E). This survey determined current expenditure patterns of Innisfil 
residents as they relate to major retail store categories.  

 

 Population and Expenditure Forecast – Based on Census of Canada 
population estimates, forecast data provided by the Town‟s Department of 
Planning Services (“Planning Services”) and Statistics Canada Retail Trade 
and Wholesale expenditure data, TER forecast Non Food Oriented Retail 
(“NFOR”) and Food Oriented Retail (“FOR”) expenditure volumes for the Town 
over the study period 2010 to 2021.  In addition TER has also forecast NFOR 
and FOR expenditure volumes for both the 2031 low and high population 
growth scenarios currently under review for the Town. 

 

 Retail Space Market Demand Analysis – Based on existing and anticipated 
shopping patterns identified from the in-home consumer telephone survey and 
the expenditure volumes determined above, TER forecast the long term 
market demand and opportunity for retail floor space that could supported in 
the Alcona Settlement Area and surrounding vicinity.   

 

 Service Space Opportunity Analysis – In addition to TER‟s retail space market 
demand analysis, TER has also forecast the opportunity for additional service 
uses in the Town.  Demand for service space over the study period has been 
forecast based upon an industry per capita space benchmark. 

 
This work plan has assisted TER in developing our professional opinion regarding the 
long term market demand and opportunity for retail floor space that could be 
supported in the Alcona Settlement Area, the adjacent Expansion Settlement Areas 
and in the surrounding vicinity. 
 
 

                                                        
12 As defined by the Barrie-Innisfil Boundary Adjustment Act. 
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PART I – Evaluation of Innisfil‟s Existing Commercial 
Structure 

Part I of this study focuses on the evaluation of the Town‟s existing retail structure 
relative to the various macro trends in the market place influencing the 
competitiveness of the Alcona Primary Market as the primary shopping area in Innisfil. 



       - Core Commercial Area (CCA) 
       - Neighbourhood Commercial (NC) 
       - Highway Commercial Area (HC) 
       - Special Highway Commercial Area (SHC) 
       - Village Commercial Area (VC) 
       - Neighbourhood Commercial Area Special (NCS) 
       - Municipal Boundary 
       - Settlement Boundary 

TOWN OF INNISFIL MAJOR COMMERCIAL DESIGNATIONS 

 

NC 

NC 

NC 

 
 NC 

NC 

NC 

Alcona 

Stroud 

Cookstown 

Lefroy 

Innisfil Heights 

Note: No site specific commercial land use designations have been illustrated within OP Schedule B-5 Land Use Sandy Cove. 
           Map does not illustrate shoreline commercial and convenience commercial locations. 

NCS 
CCA 

SHC 

NC CCA 

NC 
CCA 

NC 

NC 

HC 

VC 

VC 

Fennels 
Corners 

Gilford 

Cookstown 

Stroud 

Alcona 

Innisfil 
Heights 

Sandy 
Cove 

Lefroy 
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2 Innisfil‟s Planned Commercial Structure 

In order to forecast the present and future demand for new or expanded commercial 
areas within the Town‟s planned commercial structure it is necessary to identify and 
assess the existing commercial structure of the Town of Innisfil.  This section provides 
an overview of Innisfil‟s planned commercial hierarchy as defined in the Town OP.  It 
also includes an assessment of the function, role and physical configuration of the 
existing retail and service floor space accessible to Innisfil residents. 
 

2.1 Town of Innisfil Existing Commercial Structure 

The Town OP commercial policies have been defined to create a functional hierarchy 
of commercial areas which identify the function and range of uses permitted within 
each commercial land use designation.  This functional hierarchy is intended to 
distinguish between commercial areas based on their role in serving the public.  The 
structure of retail uses defined in the Town OP is categorized by seven primary 
commercial land use designations.  The following commercial land use designations 
establish the general retail hierarchy of the Town: 
 

 Core Commercial Area 

 Neighbourhood Commercial Area 

 Highway Commercial Area 

 Special Highway Commercial Area 

 Shoreline Commercial Area 

 Village Commercial Area 

 Convenience Commercial Area 
 
In addition to these commercial designations, the Town OP also permits a limited 
range of Convenience and Recreation Commercial uses (subject to zoning 
permissions) within areas designated as Residential.  Also, a limited range of 
commercial and service commercial uses deemed to be accessory to business 
activities may also be permitted within designated Employment Areas. 
 
The following provides an overview of the Town OP policies defining Innisfil‟s 
commercial structure.  The map shown opposite illustrates the location of major 
commercial designations throughout the Town13. 
 
Core Commercial Area: 
Core Commercial Areas (“CCA”) are planned to function as the principle retail 
commercial / service centres or „downtown areas‟ of the Town.  These areas are 
intended to service Urban Settlement residents with the highest order shopping 
facilities offering the broadest range of retail and service uses including department 
stores, grocery stores, entertainment and dining establishments.  The Town OP 

                                                        
13

 The map provided opposite excludes shoreline commercial and convenience commercial locations. 
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commercial policies encourage that development in a CCA follow a main street format.  
Mixed residential / commercial uses are also being encouraged for CCAs as an 
objective towards progressing these areas into attractive, unified, relatively compact 
and readily accessible downtown areas for the Town.   
 
The Town OP defines three CCAs within its existing commercial hierarchy.  These 
CCAs are located in the Alcona, Cookstown and Lefroy – Belle Ewart secondary plan 
areas.  
 
In order to designate a new CCA in a future planned Settlement Area, the Town OP 
requires a retail market impact study be completed assessing the impact of the new 
CCA on the planned function of existing CCAs.  Section 2.2 to follow, outlines the 
Town‟s current initiative to designate Alcona as the primary urban core of the Innisfil. 
 
Neighbourhood Commercial Area: 
Neighbourhood Commercial areas (“NC”) are intended to serve the day-to-day 
convenience shopping and weekly needs for groceries, personal care products and 
services of surrounding residents.  Permitted uses include grocery stores, 
convenience retail, restaurants, personal services, pharmacies and coffee shops, as 
well as institutions, recreation, health care clinics and offices, and places of worship.  
 
Sites planned for NC uses are intended to have a site area ranging between 7.5-15.0 
acres (3.0-6.0 ha) and be located in highly visible and accessible locations to the 
residents of the neighbourhood they are serving.  NC sites have been designated in 
Alcona, Cookstown and Lefroy – Belle Ewart secondary plan areas. In order to 
designate any new NC, the Town OP requires a retail market impact study be 
completed assessing the impact of the new NC on the planned function of existing and 
designated commercial uses including other NC sites and the Town‟s CCAs. 
 
In the Alcona Settlement Area, the Town OP has implemented an area specific special 
adaptation of the NC designation termed Neighbourhood Commercial Special (“NCS”) 
for the commercial lands on the north and south side of Innisfil Beach Road, east of 
20th Sideroad.  The Town has identified these commercial lands as significant to the 
development of a „Community Gateway‟ for the Alcona CCA. In additional to the 
general NC policies outlined above, the NCS designation outlines additional site 
provisions for the development of specific uses on these lands. 
 
Highway Commercial Area: 

Highway Commercial areas (“HC”) are intended for uses characterized as serving high 
volume automotive-oriented traffic, commercial uses which require relatively large land 
areas (land extensive commercial uses), as well as uses serving tourists and visitors 
to the area.  Permitted uses oriented to high traffic volumes include automobile service 
stations, public garages, automobile sales establishments, motels, restaurants, drive-
through restaurants, recreational commercial facilities, custom workshops and other 
accessory uses.  Land extensive commercial uses include nurseries and garden 
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centres, hardware or building supply outlets, furniture stores, banquet halls and 
recreational vehicle sales. (Uses such as a department store, supermarket or grocery 
store are not permitted) 
 
In order to designate any new HC, the Town OP requires a retail market impact study 
be completed assessing the impact of the new HC site on the planned function of 
existing and designated commercial uses including other HC and NC sites and the 
Town‟s CCAs. 
 
Special Highway Commercial Area: 

The Special Highway Commercial (“SHC”) area designation refers only to lands 
situated within Innisfil Heights.  The SHC designation is intended for uses similar to 
those outlined under the HC designation however with greater emphasis on uses 
requiring exposure to Highway 400 oriented traffic, uses serving tourism and 
recreational oriented activities and office uses. Specifically, the SHC designation 
excludes department stores, grocery stores, home and automotive supply and other 
department store type merchandise retailers. These policies are currently under 
appeal at the Ontario Municipal Board (“OMB”).   
 
Shoreline Commercial Area: 

The Shoreline Commercial (“SC”) area designation refers to lands whose primary use 
includes marinas and other tourist oriented commercial development, recreational 
uses and limited convenience oriented commercial uses.  
 
Village Commercial Area: 
Village Commercial areas (“VC”) are intended to provide Village Settlements and their 
surrounding agricultural / rural / resort communities with access to convenience 
commercial uses.  These uses may include convenience retail, personal services, 
restaurants, automobile service stations, antiques stores, gift shops and tourist retail.  
One of the primary distinguishing features of a VC area is the sites occupied by 
commercial facilities are either unserviced or only partially serviced properties.   As a 
result, the scale of commercial development in Village Settlements is largely limited by 
servicing capacity.  
 
Convenience Commercial Area: 
Convenience Commercial areas (“CC”) may occupy sites of up to 2.5 acres (1.0 ha) 
and typically consist of small retail stores providing a convenience function to the local 
neighbourhood in which they are situated. Tenants often include variety stores, 
laundromats, video stores, personal service shops and gas bars.  In urban 
settlements, CC areas are typically designated through secondary plan policy.  
However, in some circumstances, the Town may choose to allocate as of right 
permissions for CC uses under a Residential land use designation. 
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2.2 The Initiative to Designate Alcona as the Primary Urban Core 

The Town is currently undertaking the „Inspiring Innisfil 2020‟ initiative consisting of a 
three-part study to develop an overall strategic plan addressing the future 
development opportunities for economic growth, tourism and culture.   One of the draft 
strategies of this initiative is to designate Alcona as the primary urban core of the 
Town.   As part of this initiative, the Town is making significant investments in 
improvements to the Alcona CCA in an effort to draw a portion of future commercial 
development opportunities to the area.  One of the recent investments made by the 
Town is an upgrade of Innisfil Beach Road in the CCA.  This undertaking has included 
various road improvements and the addition of enhanced street lighting and other 
public amenities in an effort to improve the local aesthetics of the CCA as the primary 
urban core of the Town. 

2.3 The Commercial Structure of the Alcona Settlement Area 

The Alcona Settlement Area has approximately 78.5 acres (31.8 ha) of land 
designated for commercial uses.  The majority of these lands, estimated at 
approximately 77.0 acres (31.0 ha) are located along Innisfil Beach Road and are 
distributed between the Alcona CCA; the Neighbourhood Commercial lands around 
Jans Boulevard; and the Neighbourhood Commercial and Neighbourhood Commercial 
Special lands surrounding the intersection of 20th Sideroad and Innisfil Beach Road. 

The Alcona CCA comprises approximately 45.0 acres (7.4 ha) of the land designated 
for commercial uses in the Settlement Area.  Approximately 13 sites totalling 10.9 
acres (4.4 ha) are currently vacant and 42 sites totalling 15.9 acres (6.4 ha) have the 
capacity for infill intensification or redevelopment as retail uses.   Lot parcel sizes in 
the CCA range between 0.1 - 2.8 acres (0.06 – 1.1 ha). In addition, the distribution of 
these sites along Innisfil Beach Road, provide limited opportunities for assembling a 
larger contiguous development site.  As a result of these site characteristics, it is 
unlikely that the CCA could accommodate a modern format shopping centre or a 
major retailer such as a department store or home improvement centre, thereby 
requiring that these types of uses locate elsewhere in and around the vicinity of the 
Alcona Settlement Area.   

The Neighbourhood Commercial and Neighbourhood Commercial Special lands 
surrounding the intersection of 20th Sideroad and Innisfil Beach Road comprise 
approximately 25.5 acres (10.3 ha) and represent the largest two largest commercial 
sites in Alcona.  One of these sites is currently under development as the Trinity 
Crossing shopping centre. A portion of the other site is occupied by a no frills 
supermarket.  TER estimates that approximately 12.5 acres (5.0 ha) of the no frills site 
remains available for future development. 
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2.4 Innisfil‟s Commercial Structure - Conclusion  

The Town‟s existing commercial structure is primarily oriented towards servicing the 
routine day-to-day shopping needs of the local resident population.  The Town OP 
defines the Core Commercial Area designation at the top of Innisfil‟s existing 
commercial hierarchy.  As illustrated in the map and the overview of the planned 
commercial hierarchy provided, the highest order commercial land use designations 
have been established in Alcona, Cookstown and Lefroy – Belle Ewart secondary plan 
areas.  Of the three designated CCAs in Innisfil, Alcona is the most centrally located 
commercial area in the Town and is intended to offer the largest and most diversified 
concentration of retail and service uses.  
 
The Town is currently undertaking an initiative to designate Alcona as the primary 
urban core of the Town.  As part of this initiative, the Town is making significant 
investments in improvements to the Alcona CCA in an effort to draw a portion of future 
commercial development opportunities to the area.  However, given the sizes of 
existing development lot parcels available in Alcona and limited potential to assemble 
a larger contiguous development site, it is unlikely that the existing commercial land 
supply in Alcona can accommodate various types of modern format shopping centres 
or a major retailer such as a department store.  Therefore in order to provide residents 
with greater accessibility to the types of higher order shopping facilities that offer a 
broader range of retail and service uses than is currently available in Innisfil, new 
commercial lands need to be added to the existing commercial structure of the Town. 

 



EXISTING RETAIL AND SERVICE SPACE 

CONCENTRATIONS IN INNISFIL 

1. Alcona & Vicinity 
 1a. Core Commercial Area 
 1b. Neighbourhood  
        Commercial Area 
 1c. Neighbourhood 
                 Commercial Special Area 
2. Stroud 
3. Other Innisfil North  
     (incl. Sandy Cove) 
4. Lefroy 
5. Innisfil Heights 
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7. Cookstown Outlet Mall 
8. Other Innisfil South & West 
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3 Inventory of Competitive Retail Space 

TER‟s research includes a complete inventory of all retail, service, and vacant 
commercial space in the Town of Innisfil.  This inventory was undertaken in 
September 2010.   This section of the report provides a summary of all existing retail 
space in the Town, with a specific focus on the Alcona Settlement Area and its 
surrounding vicinity.   Section 4 which follows provides an overview of the major 
competing shopping destinations in other municipalities surrounding Innisfil.   

3.1 Location of Existing Retail and Service Space in Innisfil 

The map opposite illustrates the location of the largest concentrations of existing retail 
space throughout the Town.  For the purpose of this analysis, TER has divided the 
inventory of the Town into two geographic service areas. These service areas are 
generally described as follows: 

 The Alcona Settlement Area & Surrounding Vicinity (“Alcona & Vicinity”) – This 
area is defined as the geographic area bound by 10th Line to the north; Lake 
Simcoe to the east; Belle Aire Beach Road to the south; and 20th Sideroad to the 
west.  The area‟s primary commercial concentration is situated along Innisfil 
Beach Road and includes the Alcona Core Commercial Area, as well as Alcona‟s 
Neighbourhood Commercial Area and Neighbourhood Commercial Special 
Areas.  

 Other Innisfil – This area is generally defined as the remainder of Innisfil, 
exclusive of the Alcona & Vicinity area as defined above. This area includes the 
following major commercial concentrations:  

o The Village of Stroud; 
o Other Innisfil North (including Sandy Cove Mall)14 
o The Cookstown Settlement Area CCA; 
o Cookstown Outlet Mall;  
o The Lefroy Settlement Area CCA; and  
o Innisfil Heights employment area.  
o Other Innisfil South & West15 

                                                        
14

 Generally referring to the rural area north of 9
th
 Line excluding the Village of Stroud, Innisfil Heights 

and the area included within Alcona & Vicinity. 
15

 Generally referring to the rural area south of 9
th
 Line and west of 20

th
 Sideroad excluding the 

Cookstown Settlement Area and Cookstown Outlet Mall and the rural area south of Belle Aire Beach 

Road and east of 20
th
 Sideroad excluding the Lefroy Settlement Area. 

 



SUMMARY OF COMMERCIAL RETAIL UNIT SIZE IN INNISFIL 
(1

Alcona & 

Vicinity Stroud

Other 

Innisfil 

North 
(2

Lefroy

Innisfil 

Heights Cookstown

Cookstown 

Outlet Mall

 Other 

Innisfil 

South & 

West 

Subtotal 

Other 

Innisfil 

TOTAL 

INNISFIL

Percent 

Distribution

Unit Size

Less Than 2,500 Square Feet 65              51         21          15         2             52            29             27             197          262              74.9%

2,500 - 4,999 Square Feet 9                5           1           1           5             10            18             4               44            53                15.1%

5,000 - 9,999 Square Feet 3                5           1           3             1              7               3               20            23                6.6%

10,000 - 20,000 Square Feet 1                2           3             1              1               7              8                  2.3%

Greater Than 20,000 Square Feet 2                1             1              2              4                  1.1%

Total 80              63         23          16         14           65            54             35             270          350              100.0%

Percent Distribution 22.9% 18.0% 6.6% 4.6% 4.0% 18.6% 15.4% 10.0% 77.1% 100.0%

Source: TATE ECONOMIC RESEARCH INC.
1) 

Based on inventory and site inspections completed by TER in September 2010 . Rounded to the nearest 100 square feet.
2) 

Sandy Cove Mall represents 47.8%  of the units located in Other Innisfil North Area.

ALCONA RETAIL DEMAND ANALYSIS, INNISFIL, ON

TABLE 1
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Table 1, summarizes the distribution of commercial space by unit size and service 
area.  Table 2, that follows, summarizes the distribution of space by tenant type and 
service area.  Appendix A provides a more detailed distribution of space specifically 
for Alcona & Vicinity. 

3.2 Supply Characteristics of Existing Retail Space 

The existing supply of competitive retail space in Innisfil, and more specifically in the 
Alcona & Vicinity area, can be summarized as follows: 

 There are 350 retail units comprising an estimated 902,900 square feet of retail, 
service and vacant retail space in the Town.   

 The Alcona & Vicinity area represents approximately 24.7% of this space in 
terms of square footage and 22.9% in terms of inventoried unit supply.  This area 
represents the largest concentration of retail and service commercial space in 
the Town. 

 The Town‟s existing supply of commercial space can be generally categorized 
into the following 5 unit types:  

o Strip plaza; 
 

o Enclosed shopping centre; 
 

o Free standing units;  

o Converted residential 
dwellings; and  
 

o Modified industrial / highway 
commercial units 

 

 Appendix A provides photographs illustrating examples of each of these types of 
centres throughout Innisfil. 

 Alcona does not have a traditional main street format.  Rather the CCA is a 
concentration of strip plazas and converted residential dwellings. These types of 
commercial supply are typically not well suited for occupancy by retail chains.   

 Discussions with the Town's Planning Services have indicated that there have 
been some recent examples of mixed use infill development projects occurring 
within the CCA. The intensification of these and other sites with mixed use 
development projects is likely to contribute to the gradual transformation and 
evolution of the current planned function and role of the Alcona CCA.   

 There is no shopping centre in Alcona larger than 40,000 square feet.  The 
largest retail units in Alcona are freestanding stores operated by Sobeys (43,900 
square feet), no frills (37,000 square feet) and Home Hardware (13,600 square 
feet).   



Alcona & 

Vicinity Stroud

Other 

Innisfil 

North 
(2

Lefroy

Innisfil 

Heights Cookstown

Cookstown 

Outlet  Mall

 Other 

Innisfil 

South & 

West 

Subtotal 

Other Innisfil 

TOTAL 

INNISFIL

Percent 

Distribution

Food Oriented Retail (FOR)

Supermarkets 80,900        16,900   -        -        -         10,200       -              -         27,100          108,000    11.9%

Convenience & Specialty Food Stores 6,000          5,800     5,900    10,600  -         5,400         1,800          4,100      33,600          39,600      4.4%

Sub-Total Food Oriented Retail (FOR) 86,900        22,700   5,900    10,600  -         15,600       1,800          4,100      60,700          147,600    16.3%

Non Food Oriented Retail (NFOR)

Department Stores -              -         -        -        -         -             -              -         -                -           0.0%

General Merchandise 7,700          -         -        -        -         200            -              -         200               7,900       0.9%

Clothing, Shoes & Accessories -              -         800       -        11,300   1,800         111,800      1,500      127,200        127,200    14.1%

Furniture, Home Furnishings & Electronics -              -         -        32,300   -             29,100        1,200      62,600          62,600      6.9%

Pharmacies & Personal Care Stores 13,100        9,500     700       -        -         4,100         1,600          -         15,900          29,000      3.2%

Building & Outdoor Home Supplies 14,900        5,100     1,500    -        10,500   28,700       700             13,500    60,000          74,900      8.3%

Miscellaneous Retailers 4,100          6,400     2,000    1,700    61,600   17,900       600             13,500    103,700        107,800    11.9%

Sub-Total Non Food Oriented Retail (NFOR) 39,800        21,000   5,000    1,700    115,700 52,700       143,800      29,700    369,600        409,400    45.3%

Other Retail & Service Space

Liquor, Beer & Wine 6,700          3,900     -        -        -         2,200         -              -         6,100            12,800      1.4%

Food Services 35,500        10,900   2,900    5,800    2,700     20,200       2,800          20,900    66,200          101,700    11.2%

Personal Services 5,900          6,400     900       600       -         4,600         -              400         12,900          18,800      2.1%

Financial & Real Estate Services 18,700        21,900   1,600    1,100    -         6,000         -              -         30,600          49,300      5.5%

Other Services 27,600        39,600   5,200    3,200    -         20,400       1,400          10,900    80,700          108,300    12.0%

Sub-Total Other Retail & Service Space 94,400        82,700   10,600  10,700  2,700     53,400       4,200          32,200    196,500        290,900    32.2%

Total Occupied Retail & Service Space 221,100      126,400 21,500  23,000  118,400 121,700     149,800      66,000    626,800        847,900    93.8%

Vacant 2,000          16,100   10,300  -        -         11,200       14,400        2,200      54,200          56,200      6.2%

Vacancy Rate (%) 0.9% 11.3% 32.4% 0.0% 0.0% 8.4% 8.8% 3.2% 20.4% 6.3%

Total Retail & Service Space 223,100      142,500 31,800 23,000 118,400 132,900 164,200 68,200 681,000        904,100    100.0%

Percent Distribution 24.7% 15.8% 3.5% 2.5% 13.1% 14.7% 18.2% 7.5% 75.3% 100.0%

Source: TATE ECONOMIC RESEARCH INC.
1) 

Based on inventory and site inspections completed by TER in September 2010 . Rounded to the nearest 100 square feet.
2) 

Sandy Cove Mall represents approximately 42.5%  of the space located in the Other Innisfil North area.
3) 

For the purpose of this study, Automotive retail has been summarized under the Miscellaneous Retailers category.

SUMMARY OF RETAIL AND SERVICE SPACE IN INNISFIL 
(1

ALCONA RETAIL DEMAND ANALYSIS, INNISFIL, ON

TABLE 2
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 Cookstown Outlet Mall is the only enclosed shopping centre in Innisfil.  This 
centre is comprised of 54 units with sizes ranging between 200 - 9,600 square 
feet.   

 The Innisfil Heights employment area represents the largest concentration of 
modified industrial / highway commercial space in the Town.  This area is 
attractive to businesses requiring access to high traffic volumes, automotive 
oriented retailing, land extensive uses, warehousing / factory direct space 
formats, and businesses requiring exposure to a specific market segments such 
as recreation / tourism oriented retailing. 

 In terms of unit sizes, Table 1 illustrates that approximately 74.9% of the Town‟s 
unit supply is categorized as under 2,500 square feet and 90.0% is less than 
5,000 square feet.  Collectively these two unit size ranges represent 
approximately 55.7% of the Town‟s overall retail space in terms of square 
footage.  Alcona has the largest concentration of these types of units.   

 Less than 3.5% of the unit supply in Innisfil, totalling 12 units, is in the size range 
of over 10,000 square feet.  This limited availability of larger format units is 
indicative of the lack of major retailers in the Town. 

 The retail vacancy rate in Innisfil is 6.3%.  In the Alcona & Vicinity area, the 
primary shopping area of the Town, this rate declines to 0.9%.  It is TER‟s 
opinion that normal vacancy rates in a balanced retail market are typically 
between 5.0% and 7.5%.  Vacancy levels below this typical range are often 
indicative of a shortage of retail space. 

3.3 Tenants Characteristics of Existing Retail Space 

Table 2 summarizes the distribution of the Town‟s space by tenant type and service 
area.  The following comments summarize retail competition in Innisfil. 

 The following types of tenants are currently not operating in Innisfil: 

o department store; 
 

o home & auto supplies 
retailer (e.g. Canadian Tire); 

 
o other major general 

merchandiser; 

o warehouse membership club 
(“WMC”) (e.g. Costco);  

 
o full service home improvement 

centre (Home Depot, Rona, or 
Lowe‟s); 

 
 

Typically these types of uses function as anchors within a market‟s commercial 
structure. 
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 The following chart summarizes the existing major retailers and services 
operating in the Town.  These tenants function as the primary retail anchors in 
each of the service areas. 

  

 

 

 

 

 

 The majority of these tenants are primarily oriented to serving the day-to-day or 
convenience shopping and service needs of residents.   

 The major tenants established in Innisfil Heights consist largely of businesses 
that offer specialized product lines, merchandise and services serving a broad 
regional customer base. While these businesses are accessible to Innisfil 
residents, their specialty orientation contributes little to addressing the shopping 
needs of local residents. 

 The largest concentration of chain specialty retailers in Innisfil is located at 
Cookstown Outlet Mall.  However, the selection of merchandise available in 
these stores is primarily discounted and discontinued manufacturer branded 
items targeting a specific niche market segment. While these retail offerings are 
easily accessible to Innisfil residents, these types of retailers are not comparable 
to the typical comparison shopping offered at a traditional shopping centre. 

The following comments summarize competition by retail category in Innisfil. 

3.3.1 Food Oriented Retail and Supermarket Competition in Innisfil  

FOR tenants typically accounts for between 10% - 15% of the occupied commercial 
space in a market.  Businesses in this category typically serve a more localized 
market area and are vital to providing residents with their day-to-day necessities.   The 
majority of FOR space is typically tenanted by supermarket uses.  Supermarkets 
commonly function as an anchor tenant in many traditional shopping centres or within 
larger shopping areas.   The following points summarize FOR competition in Innisfil. 

 There are 32 FOR tenants in Innisfil.  These tenants occupy 147,600 square feet 
or 16.3% of the Town‟s overall retail space.  Approximately 58.5% of these 
tenants are located in the Alcona & Vicinity area.  

Size Size
Tenant Service Area (square feet) Tenant Service Area (square feet)

Sobeys Alcona & Vicinity          42,700 Banks / Credit Unions Stroud - Other Innisfil          18,100 

No Frills Alcona & Vicinity          37,000 Foodland Stroud - Other Innisfil          16,900 

Home Hardware Alcona & Vicinity          13,600 Rexall Pharma Plus Stroud - Other Innisfil            5,300 

Banks / Credit Unions Alcona & Vicinity          11,800 LCBO / The Beer Store Stroud - Other Innisfil            3,900 

Shoppers Drug Mart Alcona & Vicinity            9,900 

LCBO / The Beer Store Alcona & Vicinity            6,700 400 Antique Market Innisfil Heights - Other Innisfil          33,400 

Munro's Furnishing Innisfil Heights - Other Innisfil          17,900 

Royal Distributing Innisfil Heights - Other Innisfil          17,800 

Herbert's Western Wear Innisfil Heights - Other Innisfil          11,300 

Home Hardware Cookstown - Other Innisfil          23,000 

Foodland Cookstown - Other Innisfil          10,200 

Banks / Credit Unions Cookstown - Other Innisfil            3,600 

LCBO / The Beer Store Cookstown - Other Innisfil            2,200 
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 Supermarkets account for approximately 73.0% of the Town‟s FOR space.  
There are four supermarkets operating in Innisfil, Sobeys and no frills in Alcona, 
Foodland in Stroud, and Foodland in Cookstown. 

 In terms of the top three national supermarket chains (Loblaws, Sobeys and 
Metro), only Loblaws (no frills) and Sobeys (Sobeys and Foodland) are operating 
stores in Innisfil. The third national chain Metro, which operates Metro and Food 
Basics in Ontario, has its nearest store locations in Barrie and Newmarket. 

 There are 28 Convenience & Specialty Food Store businesses in Innisfil.  Of 
these 28 businesses, 20 are categorized as convenience stores and 8 are 
categorized as specialty food stores.  Only 1 specialty food store, M&M Meats, is 
operating in the Alcona & Vicinity area.  

3.3.2 Non Food Oriented Retail Competition in Innisfil  

NFOR tenants typically accounts for between 45% - 60% of the occupied commercial 
space in a market.  Typically businesses in this category can range from major 
retailers offering brand name merchandise and product lines to ancillary uses serving 
the day-to-day shopping needs of local residents.  Major retailers under this category 
typically function as anchor tenants within a markets commercial structure. The 
following points summarize NFOR competition in Innisfil. 

 There are 124 NFOR tenants operating in the Town.  These tenants occupy 
409,400 square feet or 45.3% of the Town‟s overall retail space.  Less than 
10.0% of these tenants are located in the Alcona & Vicinity area.  As the primary 
shopping area of the Town, this would indicate that local residents are 
underserviced in terms of access to these types of retailers. 

 At the time of TER‟s inventory research, there was 1 dollar store type general 
merchandiser and 2 Sears Catalogue locations operating in the Town.  Given 
Innisfil does not have a department store this would indicate a significant gap in 
the marketplace and a potential opportunity for additional general merchandise 
competition.16 

 There is approximately 74,900 square feet of Building & Outdoor Home Supplies 
(“BOHS”) space in Innisfil.  Nearly half of this space (48.9%) consists of two 
Home Hardware stores operating in Alcona and Cookstown.17   

 There is limited presence of other BOHS retailers in Innisfil.  For example, there 
are no specialty paint / wallpaper / glass, electrical, plumbing & heating supply 

                                                        
16

 Since our initial inventory, Dollarama in Alcona and a dollar store in Stroud have opened, however in 

TER‟s opinion there still exists the opportunity for additional General Merchandise space in the market. 
17

 TER‟s inspection of these two stores has determined that neither business is a full service home 

improvement centre. 
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merchandise retailers in the Study Area.  This may be an indication for the 
opportunity to support additional BOHS retail in this market. 

 At the time of TER‟s inventory research, 12 pharmacy and personal care stores 
were operating in Innisfil, four of which were established in the Alcona & Vicinity 
area.  In terms of drug store competition, 5 existing stores operate in Innisfil, 
Shopper Drug Mart18 in Alcona; Pharma Plus and Guardian Drugs in Stroud; 
Pharmasave in Cookstown; and an independent pharmacy in Sandy Cove.   

 Other Selected NFOR19 retailers occupy approximately 72.7% of NFOR space in 
Innisfil.  The majority of this space, approximately 82.9%, is distributed between 
Cookstown Outlet Mall and the modified industrial / highway commercial area in 
Innisfil Heights.   

 The Alcona & Vicinity area has four Other Selected NFOR businesses and 
represents approximately 1.0% of the Other Selected NFOR space in the 
market.  As the primary shopping area of the Town, the limited amount of Other 
Selected NFOR tenants established in the Alcona & Vicinity area would indicate 
the market is underserviced and that the potential opportunity for increased retail 
competition is available in this area. 

3.3.3 Service Competition in Innisfil  

Service tenants typically accounts for between 30% - 40% of the occupied commercial 
space in a market.  Services play a significant role in defining the planned function of a 
commercial area.  Service uses can provide residents with convenient access to 
routine daily activities such as banking and financial services, personal services, 
eating & dining establishments and entertainment.  However they can also have a 
regional function in terms of providing access to social and health services, municipal 
government and public amenities such as libraries and postal services. The following 
points summarize service competition in Innisfil. 

 There are 171 service tenants operating in Innisfil.  These tenants occupy 
290,900 square feet or 32.2% of the Town‟s retail space. Approximately one third 
of these tenants are located in the Alcona & Vicinity area. 

 The largest service category is food services representing 35.0% of service 
space. 

                                                        
18

 The Shoppers Drug Mart has relocated and expanded its store on Innisfil Beach Road in Alcona 

since the completion of this inventory. 
19

 For the purpose of this study, the term Other Selected NFOR refers to the consolidation of 

businesses classified under the following retail trade categories: Clothing, Shoes & Accessories; 

Furniture, Household Furnishings & Electronics and Miscellaneous Retailers including Automotive. 
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 A significant share of services established in Innisfil are operating in converted 
residential space or as home based businesses.  In TER‟s opinion, this is an 
indication that there is insufficient suitable space available to meet demand for 
additional service tenants in the area. 

 Banking, financial, insurance and real estate services established in the Alcona 
CCA contribute to the function of Alcona as the primary commercial area of the 
Town. 

3.4 New Potential Retail Space in Alcona & Vicinity 

Since the completion of the TER inventory in September 2010 there are two retail 
developments that have opened in the Alcona & Vicinity area.  They are summarized 
as follows: 

Trinity Crossing  – Trinity Development Corp. has approval for the development of 
109,600 square foot shopping centre to be anchored by a 65,400  square foot 
Canadian Tire.  Phase 1 of this development is now operating and is currently 
tenanted by Royal Bank, Dollarama, Pet Valu, The Source and LCBO.  The LCBO 
store relocated from the Alcona CCA and expanded into this larger store.  

Shoppers Drug Mart – At the time of TER‟s inventory research, Shoppers Drug Mart 
operated a 9,900 square foot store in the Alcona CCA.  This store has recently been 
relocated to the NR designated site on the southeast corner of Jans Boulevard and 
Innisfil Beach Road to the west of the Alcona CCA.  Shoppers Drug Mart has 
expanded this new store to approximately 18,500 square feet. 

In addition to these two new developments, the Town‟s Planning Services has 
indicated that Home Hardware, located in the Alcona CCA, will be expanding their 
current store by approximately 12,800 square feet in the near future. 

For the purpose of the analysis summarized in Section 9, TER has taken into account 
the addition of these three developments in the Alcona & Vicinity area and reflected 
their operation in Innisfil by the year 2012. 

3.5 Inventory of Competitive Space – Conclusion 

The Alcona & Vicinity area has the largest supply and concentration of retail units in 
the Town.  Major retail tenants that have been established in the area include no frills, 
Sobeys, Shopper Drug Mart, LCBO / The Beer Store and Home Hardware.  These 
tenants are complemented by a concentration of convenience oriented retail and 
ancillary services consisting of restaurants, banks / credit unions and other personal 
and financial services established along Innisfil Beach Road.  These characteristics 
define Alcona & Vicinity as the primary commercial area in the Town.  



Town of Innisfil – Retail Demand Study, Alcona Settlement Area 

18 
   

 

However, Innisfil residents are underserviced with respect to access to the availability 
of local higher order shopping amenities. The majority of retail and service tenants 
operating in Innisfil are oriented to serving the day-to-day or convenience shopping 
and service needs of residents.  At present the Town has no department stores, no 
Canadian Tire, no major general merchandisers, no full service home improvement 
centres (Home Depot, Rona or Lowe‟s) and limited presence of traditional major chain 
retailers operating in the Town.    

The existing supply of retail shopping centre space in the Alcona & Vicinity area is not 
well suited to accommodate most major retail chains that would traditionally operate in 
a commercial area such as the Alcona & Vicinity area.  However, growth forecast for 
the Innisfil market will continue generate demand for the development of new modern 
format store protoypes and shopping centres.  Recent developments such as Trinity 
Crossing and the new free standing stores operated by Shoppers Drug Mart, no frills 
and Sobeys along Innisfil Beach Road in Alcona are an indication of the demand for 
retail locations in the Alcona & Vicinity area to serve Innisfil residents locally.   

Therefore, the opportunity to reinforce the role of the Alcona & Vicinity area as the 
primary commercial area in the Town will be directly related to the capacity to meet 
demand for new shopping centre space in the Alcona & Vicinity area.   

 

 



REGIONAL COMPETITION 

 

Park Place – U/D 
- Approx. 1.1 million sq. ft. 

Outlets of Barrie 
400,000 sq. ft. 
Mapleview/400 
- Wal-Mart 
- Canadian Tire 
- The Home Depot 
- Lowe’s 
- Costco 
- RONA 
- Sobeys 
- Staples 

SmartCentres – 580,000 sq. ft. 
- Wal-Mart 
Holland Street Square – 400,000 sq. ft. 
- Zehrs 
- Home Depot 
First Gulf – 260,000 sq. ft.  
(future development) 

SmartCentres   
Wal-Mart 
Home Depot (proposed) 
Alliston Mills  
- Approx. 260,000 sq. ft. 
- Zehrs 
- Zellers 

Strathallen  
– Proposed 
Approx. 1.0  
million sq. ft. 

Alcona 
Settlement  
Area 
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4 Overview of Regional Shopping Areas Surrounding 
Innisfil 

The existing commercial structure of Innisfil and the shopping habits of the Town‟s 
residents are influenced by the range of retail stores, services and shopping centre 
formats available in neighbouring communities surrounding Innisfil.  The following 
discussion provides an overview of major existing commercial facilities in the 
surrounding region that currently attract a portion of Innisfil residents‟ shopping 
expenditures.  In addition, TER has also provided comments relating to any future 
major proposed developments that are expected to be added in the surrounding area. 
 

4.1 Major Shopping Locations Surrounding Innisfil  

The map shown opposite illustrates the location of existing and proposed major 
shopping destinations surrounding Innisfil.  These locations offer various major 
national chain retailers that compete to capture a share of Innisfil residents‟ 
expenditure potential.  None of these major retailers are currently offered in Innisfil.  
As a result, Innisfil residents do the majority of their shopping outside of the Town.   
 
The following graph illustrates the geographical distribution of Innisfil residents‟ 
expenditure potential by municipality.   
 
As shown in the 
graph, the majority 
of residents‟ 
expenditures are 
being captured 
outside of Innisfil.  
This outflow, or 
“leakage”, is 
directly associated 
to the limited 
selection of 
shopping options 
available in the 
Town.   
 

The following provides an overview of the major shopping destinations surrounding 
Innisfil. 
 
The City of Barrie – Retail and service space inventory of the City of Barrie (“Barrie”) 

comprises approximately 7.1 million square feet.  Barrie represents the largest and 
most diversified range of retail stores and shopping formats in close proximity to 
Innisfil.  Major national chain retailers have concentrated primarily in two major 
commercial areas and attract customers from Innisfil, throughout Simcoe County and 
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beyond.  These two commercial areas are comprised of Georgian Mall / Bayfield 
Street commercial area and Highway 400 & Mapleview Drive Power Node. Combined 
these two areas comprise approximately 3.0 million square feet of retail and service 
space and offer many of the leading national chain retailers.  The following chart lists 
some of the category leading retailers operating in Barrie. 
 

MAJOR RETAILERS OPERATING IN BARRIE

Canadian Tire Home Sense Sears

Chapters Lowe's Shoppers Drug Mart

Costco Metro Sobeys

Dollarama Mountain Equipment Co-Op The Bay

Food Basics No Frills Value Village

Futureshop Price Chopper Walmart

Giant Tiger Real Canadian Superstore Winners

H&M Rexall Zehrs

Home Depot Rona Zellers  
 
In addition to these established regional shopping areas, two major shopping centres 
are under development in Barrie.  Osmington Inc. is proposing to develop „The Outlets 
of Barrie‟, a 400,000 square foot value-oriented shopping centre. North American 
Development Corp. is currently developing Park Place, a 1.1 million square foot mixed 
use lifestyle centre.  Park Place is anticipated to introduce the following major retailers 
to the Barrie market: Bed Bath & Beyond; Best Buy; Future Shop; Golf Town; 
Structube and Urban Barn.  The completion of these two developments will contribute 
to the City‟s position as the primary regional shopping destination in Simcoe County. 
 
Bradford Urban Area, Town of Bradford West Gwillimbury – Bradford is located to 
the south of Innisfil and comprises approximately 1.4 million square feet of retail and 
service space20.  As a shopping destination, Bradford offers two primary commercial 
areas, the Bradford Commercial Core and the Holland Street commercial corridor.  
 
The Bradford Commercial Core comprises approximately 475,000 square feet.  This 
area is comprised of a mix of strip plazas and main street retail formats. The majority 
of retail tenants in this area are independent merchants and specialty shops.  In 
addition, approximately 60% of its commercial space is comprised of services and 
professional offices.  
 
The Holland Street commercial corridor is comprised of 519,000 square feet of space 
developed mainly as retail strip plazas and box format shopping centres.  Collectively, 
this area is developing into a major regional shopping node.  Major retailers 
established in this area include Wal-Mart, Canadian Tire, Zehrs and Home Depot.  
Development approvals are in place for additional shopping centre development of 
approximately 900,000 square feet of space in this corridor. 
 

                                                        
20

 Based on inventory research completed by Malone Given Parsons Ltd. in February 2010. 
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In addition to these two commercial areas, Strathallen, a major land owner in Bradford 
West Gwillimbury is proposing to develop approximately 1.0 million square feet of 
retail space at the intersection of Highway 400 and Highway 89.   However, based on 
the discussions with planning staff from Bradford West Gwillimbury, there has been no 
activity with respect to this application since 2009. 
 
The Town of Newmarket - Newmarket is situated south Bradford West Gwillimbury 
and represents the closest established regional shopping destination to the south of 
Innisfil.  As a major shopping destination, Newmarket offers many of the same retail 
stores and shopping formats available in Barrie. Newmarket‟s primary shopping area 
is located around Davis Drive and Yonge Street and includes the 970,000 square foot 
Upper Canada Mall.     
 
Alliston Urban Area, Town of New Tecumseth - Alliston is the primary urban centre 

in the Town of New Tecumseth, located to the west of Innisfil.  The community has 
approximately 1.1 million square feet of existing retail and service space including 
such major tenants as Wal-Mart, Zellers, Canadian Tire, Shoppers Drug Mart, Giant 
Tiger, Zehrs and Sobeys.  An additional 370, 000 square feet is proposed to be added 
in the market including a major home improvement centre. 
 

4.2 The Influence of Regional Shopping Areas Surrounding Innisfil - Conclusion 

Town residents do the majority of their shopping outside of Innisfil.  Each of the 
neighbouring communities surrounding Innisfil, including Barrie, Bradford West 
Gwillimbury, Newmarket and Alliston21, have a major established concentrated 
shopping area.  These shopping areas are comprised of a variety of major retail 
stores, services and shopping centre formats offering a wider variety of merchandise 
and selection not available in Innisfil.   
 
 

                                                        
21

 Alliston is an urban community located in the Town of New Tecumseth. 



Town of Innisfil – Retail Demand Study, Alcona Settlement Area 

22 
   

 

5 Tenant Gap Analysis 

The following section provides a gap analysis identifying potential sub-categories 
where merchandise / service gaps may be evident in the Innisfil market. 

5.1 Gap Analysis - Approach and Limitations 

A gap analysis is a simplified approach to identifying the types of retail and services 
that are not offered or have limited competition in Innisfil.  The approach to this 
analysis compares the inventory summarized in Section 3 to the various retail and 
service sub-categories defined in Appendix G and identify gaps in the types of 
business offered locally to Innisfil residents.  This method is intended to offer a 
contextual guideline for identifying retail categories which may be underserved in the 
marketplace or may accommodate additional competition.  The demand analysis 
summarized in Section 10 quantifies the market opportunities for these types of 
businesses to operate in Innisfil 

It should be noted that this type of gap analysis has limitations.  Some of these 
limitations are outlined below: 

 This analysis does not take into account that some categories may be 
adequately serviced by retailers that cover multiple sub-categories through 
offering a broader range of merchandise (i.e. supermarkets, department stores, 
general merchandisers, home improvement centres, etc.).  

 This approach does not take into account that the extent of a business‟ trade 
area varies for different types of retailers and in many cases cover a broader 
regional scale, exceeding the municipal boundary of Innisfil.  As such, some 
retailers / service providers may already have a store serving the Innisfil market 
from outside the municipality (e.g. Costco, The Bay, Ikea).   

 It is also important to note that in almost every category, multiple competing 
retailers / service providers are required to adequately service a market.  
However, the specific number of competitors in the market has not been 
determined. Therefore categories showing existing businesses established in the 
marketplace should not be interpreted as being sufficiently serviced.  

Nonetheless, despite these limitations, this analysis is a useful tool for demonstrating 
the sub-categories where the opportunity may exist for additional retail tenants. 

 



GAP ANALYSIS - PRESENCE OF RETAIL AND SERVICE BUSINESSES OPERATING IN ALCONA & VICINITY 
(1,2

RETAIL/SERVICE CATEGORIES

Alcona & 

Vicinity

Other 

Innisfil

Alcona & 

Vicinity

Other 

Innisfil

FOOD & BEVERAGE: MISCELLANEOUS RETAILERS

Supermarket 2 2 Sporting Goods 1 2
Jug Milk 3 17 Toy/Hobby 1
Meat Market 1 2 Gift/Novelty/Souvenir 1 5
Bakery 1 Pet & Pet Supply 1 2

Candy/Nut 1 Fabric / Wool 1
Other Food 3 Florist 3

Green Grocer Stationery and Office Supplies 1
Cheese Art Gallery & Artists' Supply 2

Delicatessen Book / Stationery 1

Fish & Seafood Antiques 7

Coin / Stamp 1
GENERAL MERCHANDISE Other Miscellaneous Retailers 11

General Merchandise (e.g. Dollar Stores) 1 Musical Instruments
Mail Order (e.g., Sears) 1 1 Record/Tape/CDs
Discount Department Store Second-Hand Stores

Traditional Department Stores Sewing Machines

Warehouse Membership Clubs (e.g. Costco) Wine Making

General Store Tobacco

Variety Greeting Cards

Home & Auto Supply Stores (e.g. Canadian Tire) Bicycle

CLOTHING & ACCESSORIES BEER, WINE & LIQUOR

Mens/Boys Wear 1 Liquor 1 2

Ladies Wear 6 Beer 1 1

Childrens Wear 1 Wine

Bridal / Furrier / Hosiery / Lingerie / Maternity 1
Unisex Wear 13 SERVICES: EATING & DRINKING

Accessories/Other Apparel 4 Restaurants (Licenced) 10 10

Shoes / Footwear 6 Restaurants (Not Licenced) 5
Jewellery 3 Fast Food 10 14

Luggage/Leather Goods 2 Donuts/Cookies/Muffins 1 3

Family Wear Ice Cream/Yogurt 1

Cafeterias
FURNITURE, HOME FURNISHINGS & ELECTRONICS Specialty Coffee

Furniture/Appliance 2
Floor Coverings 1 SERVICES: PERSONAL

China/Glassware/Kitchenware 5 Beauty/Hair 4 8

Appliance 1 Travel Agent 1

Cellular Phone 1 Laundry 1 1

Linen/Bath 1 Dry Cleaning (Plant) 2

Other Household Furnishings 2 Dry Cleaning (Pickup) 1
Fireplace Accessories Barber 3
Vacuums Shoe Repair

Lamps & Lighting Fixtures Photographer

TV/Radio/Stereo
Computer and related incl. software FINANCIAL AND REAL ESTATE SERVICES

Camera/Photo Supply Bank/Trust/Credit Union 3 4

Drapery/Blinds Real Estate 3 2

Brokerage 3 1
PHARMACIES & PERSONAL CARE Insurance 3

Drug Stores 1 4 Accounting

Optician 1 2
Other Health & Personal Care Stores 2 1 SERVICES: OTHER

Cosmetics 1 Video Tape Rental 3 1

Health/Tanning Salon 3 7
BUILDING AND OUTDOOR HOME SUPPLIES STORES Medical/Dental 6 14

Home Improvement Centres 1 1 Legal 2 2

Lawn & Garden Centre 1 2 Post Office 3
Hardware/Electrical Supply 1 Other Service 8 23

Paint/Glass/Wallpaper 1 Movie Theatre/Cinema

Plumbing, heating, and a/c eq. & supplies 1 Amusement Arcade
MISC. Home Supplies 7 Bowling/Billiards

Outdoor Power Equipment 1
Electrical wiring supplies & equipment VACANT 2 22

AUTOMOTIVE

Automotive Parts & Accessories Stores 1
Tire Dealers 1

Source: TATE ECONOMIC RESEARCH INC.
1)

Based on TER's interpretation of NAICS retail trade and service category classifications
2)

In many instances multiple categories can be represented by one retailer.

RETAIL/SERVICE CATEGORIES

TABLE 3
ALCONA RETAIL DEMAND ANALYSIS, INNISFIL, ON
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5.2 Potential Market Gaps Identified in Innisfil 

Using the TER inventory summarized in Section 3, Table 3 identifies the potential sub-
categories where merchandise / service gaps may be evident in the Innisfil market. 
 
Table 3 indicates that the Town, particularly the Alcona & Vicinity area, is 
underserviced in almost every major retail and service sub-categories.  Of particular 
importance, are several key sub-categories which are typically served by major 
national chain retailers.  These types of retailers function as anchors for the 
commercial structure of a community and influence the attraction of a municipality as a 
shopping destination.  In addition these types of retailers also stimulate the addition of 
other ancillary retail and services in the market attracted by the collective draw of 
these major tenants.   
 
Key sub-categories that are under represented in the vicinity of the Alcona Settlement 
Area and throughout Innisfil include:  

 

 Department stores;  

 General merchandisers;  

 Home & auto supply retailers;  

 Fashion & accessory retailers; 

 Furniture, appliance & electronics 
stores;  

 Home improvement centres; and  

 Various miscellaneous specialty 
retailers. 

 
In addition to establishing a market presence for these types of major retailers in 
Innisfil, there are a number of sub-categories that will also stimulate additional 
competition based on forecast market growth.  Sub-categories such as supermarkets, 
drug stores and various service uses such as banks, restaurants and variety of 
personal services represent significant sub-categories that will be in demand as the 
municipality continues to grow in the future. 
 

5.3 Tenant Gap Analysis – Conclusion 

Innisfil residents are underserviced with respect to local shopping amenities. Several 
of the major retail and service sub-categories are not represented in the Town and 
other sub-categories have limited local competition.  There are no department stores, 
no Canadian Tire, no major general merchandisers, no major home improvement 
centres (Home Depot, Rona, or Lowe‟s) and limited presence of traditional chain 
retailers operating in the Town.  In order to gain access to a variety of brand name 
merchandise and product lines, Innisfil residents have to rely on shopping areas in 
other neighbouring municipalities, such as Barrie, Bradford West Gwillimbury, 
Newmarket and Alliston to satisfy their shopping needs.   
 



ICSC SHOPPING CENTRE DEFINITIONS 
(1

Type Concept

Size (square feet 

including. Anchors) Acreage Number Type

Anchor 

Ratio
(2

Primary Trade 

Area
(3

Convenience Convenience - limited trade 

area

10,000 - 40,000   1 - 4 Convenience store or 

personal services limited

Neighbourhood Centre Convenience - immediate 

neighbourhood

40,000 - 100,000  4 - 10 1 or more Supermarket, drug store, or 

general merchandiser

30 - 50% 5KM

Community Centre General Merchandise; 

Convenience

100,000 - 400,000 10 - 40 2 or more Discount department store; 

supermarket; large format 

drug store; home 

improvement; large 

specialty/discount apparel

40 - 60% 5KM - 10KM

Regional Centre General Merchandise; Fashion 

(Mall, typically enclosed)

300,000 - 800,000 30 - 100 2 or more Full-line department store; 

junior department store; 

mass merchant; discount 

department store; fashion 

apparel

50 - 70% 8KM - 20KM

Superregional Centre Similar to Regional Centre but 

has more variety and 

assortment

800,000+ 60 - 120 3 or more Full-line department store; 

junior department store; 

mass merchant; fashion 

apparel

50 - 70% 10KM - 30KM

Fashion/Specialty Centre Higher end, fashion oriented 80,000 - 250,000 5 - 25 N/A Fashion N/A 8KM - 24KM

Power Centre Category-dominant anchors; 

few small tenants

250,000 - 600,000 25 - 80 3 or more Category killer; home 

improvement; discount 

department store; 

warehouse club; off-price

75 - 90% 8KM - 16KM

Theme/Festival Centre Leisure; tourist-oriented; retail 

and service

80,000 - 250,000 5 - 20 N/A Restaurants; entertainment N/A N/A

Outlet Centre Manufacturers' outlet stores 50,000 - 400,000 10 - 50 N/A Manufacturers' outlet stores N/A 40KM - 120KM

Source: TATE ECONOMIC RESEARCH INC.
1)

 Based on information provided by the Research Division of the International Council of Shopping Centres (ICSC).
2) 

The 'Anchor Ratio' represents the share of a centre's total square footage that is attributable to its anchors.
3)

 The 'Primary Trade Area' as defined by ICSC is the geographic area from which 60 - 80% of the centre's sales originate.

TABLE 4

ALCONA RETAIL DEMAND ANALYSIS, INNISFIL, ON

Typical Anchors
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6 Trends Influencing the Supply of Retail Space  

The retail environment is dynamic and constantly changing in response to on-going 
changes in the marketplace.  Changes in socio -economic conditions, diversifying 
lifestyles patterns and evolving population and household demographics, are just 
some of the many market conditions that influence the Canadian retail market.  
However changes in the „Bricks and Mortar‟ component of retailing, or the physical 
supply, design and layout of retail space, are much more gradual over time.  Two 
significant factors that will likely influence the development of new retail space in 
Innisfil are: 
 

 Shopping centre formats and development trends influencing the supply of 
available retail space in the market; and 

 Tenant occupancy trends of major retailers operating in the Ontario. 

 
The following section provides a brief overview of these trends and the potential 
influence these trends may have on the future commercial landscape of Innisfil.  
 

6.1 Shopping Centre Formats and Development Trends 

The „shopping centre‟ has been evolving since the early 1950s in North America and 
has resulted in various types of shopping centre formats in operation today.  
According to the International Council of Shopping Centres (“ICSC”) a Canadian 
„shopping centre‟ is defined as:  
 
“…a retail property that is planned, built, owned and managed as a single entity, 
comprising commercial rental units (CRU) and common areas, with a minimum size of 
10,000 square feet (Gross Leasable Area or GLA) and a minimum of three CRUs.  
On-site parking is generally provided.” 
 
Table 4, shown opposite, summarizes ICSC‟s general guidelines22 for distinguishing 
between various common shopping centre formats in Canada.  Appendix B provides a 
copy of the detailed ICSC definitions.   Generally, ICSC categorizes shopping centres 
into 4 categories: Traditional Shopping Centre; Specialty Shopping Centre; Shopping 
Centre Hybrid; and Retail Mixed-Use Development.  In addition to these shopping 
centre categories, ICSC also identifies the Freestanding Store as a fifth commercial 
shopping category. 

                                                        
22

 These guidelines are intended to represent a typical example of each type of centre and in many 

cases may not be a precise fit to examples of existing shopping centres.  However, these guidelines do 

provide an invaluable benchmark for devising planning policy in order to envision the future commercial 

structure of the Town and address the primary shopping needs of residents locally. 
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6.1.1 Traditional Shopping Centre Formats 

The Traditional Shopping Centre category represents the most common formats of 
existing shopping centres in Ontario.  This category consists of a commercial 
hierarchy of enclosed malls and strip plazas ranging from the super-regional / regional 
mall down to neighbourhood / convenience oriented shopping centres.  However the 
development of many of these types of shopping centres formats has slowed, with the 
majority of remaining development activity occurring at neighbourhood / convenience 
level of this commercial hierarchy.  In most cases, the owners of these types of large 
format traditional shopping centres have redirected their investment capital into re-
inventing their existing centres to ensure their dominant position atop the shopping 
centre hierarchy rather than developing new locations.   
 
The falloff in the development of many of the traditional shopping centre formats has 
been offset by the introduction of the power centre / box format shopping centre over 
the past two decades.   
 

6.1.2 Specialty Shopping Centre Formats 

The Specialty Shopping Centre category consists mainly of three commercial 
shopping centre formats: the Power Centre; the Outlet Mall; and the Lifestyle Centre.  
The most significant of these shopping centre formats for the Town is likely to be the 
power centre. 

The Power Centre – Since the early 1990‟s, the majority of shopping centre space 
built in Canada has been in the form of the power centre.   

The power centre was initially developed in response to the time starved, value 
conscious shopper.  Although many power centres now include a greater variety of 
retailers, the vast majority of tenants tend to be commodity based („hard goods‟) 
retailers selling items such as consumer electronics, stationary and office supplies, 
sporting goods, home furnishing, home improvement and general merchandise items. 
 
Power centres typically comprise 3-4 large format retailers complimented with a 
variety of ancillary specialty retail and service space.  These shopping centres are 
predominantly automobile oriented and require large tracts of land to accommodate 
both their tenant‟s space requirements as well as their customers parking needs.  
Typically, one of the most important criteria for this type of shopping centre is a 
location that is highly accessible and in close proximity to a major road and highway 
transportation network, allowing it to cater to a wide regional customer draw.     

The power centre format has been particularly successful with introducing mainstream 
retail tenants into smaller market areas in recent years.  With their increased success 
in Canada, more traditional fashion oriented and specialty merchandise retailers such 
as Payless ShoeSource, LaSenza, Mexx, Claire‟s, Reitmans and GNC are locating in 
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power centres.  This trend has resulted in increased competition with more traditional 
shopping centres and other value retail shopping formats such as outlet centres. 

6.2 Tenant Occupancy Trends of Major Retailers Operating in the Ontario 

There are a variety of tenant occupancy trends that influence supply of the shopping 
centre space.  However, given Innisfil‟s limited supply of existing commercial space, it 
is more likely that tenant trends influencing the construction of new space in the 
market are most pertinent to evaluating the future supply of commercial space in 
Innisfil.  The following trends are likely to have an influence on the future development 
of new retail space in Innisfil. 
 

Blurring of Merchandise Categories Amongst Mainstream Retailers – 
Competition amongst retailing giants in the Canadian marketplace has increased in 
recent years.  In an effort to create the „one-stop shopping‟ experience and increase 
their individual market share of Canadian consumer expenditures, several 
„mainstream retailers‟ have expanded the range and variety of merchandise offered in 
their stores beyond their traditional merchandise categories.  In some cases, this 
diversification has resulted in changes to retailers‟ store sizes and retailing platforms.  
 
Recently department stores and drug stores have been adding an increasing quantity 
of food / grocery store merchandise.   Retailers such as Wal-Mart and Shoppers Drug 
Mart have undergone a significant modernization of their store network, often resulting 
in an increase in store floor area and changes to store layout and design to 
incorporate these additions. 
 
It is now common for some supermarkets to carry a larger non-food merchandise 
component including such non-traditional items as clothing & other apparel; pharmacy 
& drugs; home furnishings & electronics; and nursery & outdoor home supplies 
products.  Other retailers such as home improvements centres have expanded their 
product offerings to include more non-traditional merchandise such as household 
appliances and furniture.   
 
Latest Wave of „Foreign‟ Retailers Coming to Canada – The Canadian 

marketplace has a long history of „foreign‟ retailers operating in Canada, particularly 
from the US.  The influence of major retailers such as Wal-Mart, Sears, Costco, Ikea, 
Home Depot, Staples and many others has influenced the Canadian retail market.  
The stability of the Canadian marketplace over the past two years has made Canada 
one of the more attractive locations for the expansion of various major international 
retailers including Marshall‟s, Lowe‟s, Target, Zara, H&M, Tommy Hilfiger, J. Crew and 
Crate & Barrel.  These retailers may provide catalyst for addition commercial 
development.   
 
Increased Market Presence of Chain Tenants in Smaller Markets – The advent of 

the box format shopping centre has allowed for greater market penetration of some 
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chain retail tenants into smaller markets.  Until recently, chain retailers had few 
options to serving smaller markets locally.   With the lower cost structure associated 
with the development of box format shopping centre, many smaller markets have 
experienced an increase in supply of space allowing some tenants to now operate in 
smaller local markets. 
 
The Upsizing of Tenant Space and the Role of „Box Format Retail‟ – Another 
derivative of the introduction of the box format shopping centres in Ontario has 
resulted in an increasing number of tenants changing their store platforms and 
increasing their average store sizes.  With the increase in number of power centre / 
box format shopping centre locations across Ontario, tenants who once only located in 
traditional shopping centres have been forced to adapt to new store platforms to 
maintain market presence.  Tenants are now capitalizing on some of the operational 
benefits and cost efficiencies of the box format store which in many cases has 
resulted in an increase in size of some retail chain stores. 
 

6.3 Trends Influencing the Supply of Retail Space – Conclusion 

Current tenant trends in the shopping centre industry represent a variety of new 
opportunities for markets like Innisfil to attract major chain retail tenants. The latest 
trends in the development of retail space provide more cost effective and size 
appropriate shopping centre prototypes that are capable of better performance in 
smaller markets.  Furthermore, with increased availability of more suitable shopping 
centre supply, growing markets like Innisfil will become more attractive for chain 
tenants to operate in. 
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7 Review of Future Potential Retail Areas  

The site, surroundings and accessibility characteristics of a retail location are some of 
the factors that contribute to the success of a shopping centre.  One of the primary 
factors influencing the current and long term supply of the best retail sites in Innisfil is 
the availability of highly accessible, municipally serviced sites.  It is the purpose of this 
section of the study to evaluate the access, visibility, surrounding land uses and 
various other site and location characteristics of potential serviced sites that have 
been identified in the vicinity of Alcona.  

7.1 Site Characteristics Influencing the Attraction of a Shopping Centre Location 

There are a variety of site characteristics that can influence the effectiveness of a 
shopping centre location.  These may include, but are not limited to, the following: 
 

o Property size, topography and other physical features; 
o Accessibility and connectivity to the local transportation infrastructure; 
o Visibility and exposure to traffic flows;  
o Opportunity for signage; 
o Ingress and egress accessibility characteristics; 
o Proximity and location relative to the target customer base; 
o Design and format of the shopping centre; 
o Types of adjacent and surrounding land uses;  
o Proximity to tourism venues, attractions and other unique features; 
o Potential for synergy, concentration of uses and critical mass; and,  
o Other distinct features of the site and surrounding area. 

 

7.2 Using Traffic Volume Flows to Target the Best Retail Locations in Innisfil 

One of the key site characteristics for a successful retail location is a site‟s 
accessibility and exposure to traffic movement.  These site attributes can often be 
characterized by the volume of traffic flow along a site‟s frontage and in its 
surrounding vicinity. Therefore, for the purpose of planning for the location of future 
retail uses, traffic count data can be a useful tool to assist with identifying the best 
locations for major retail concentrations. 
 
TER reviewed the County of Simcoe Average Annual Daily Traffic (“AADT”) count 
data for the Town of Innisfil and has identified the following trends with respect to site 
exposure from vehicle traffic. 
 

 Innisfil Beach Road (Simcoe Road 21) has the highest AADT levels in the Town 
and functions as the primary east / west route for vehicle traffic;  
 

 Yonge Street (Simcoe Road 4), has the second highest AADT levels in the Town 
and functions as primary north / south traffic route; 



Alcona Commercial Corridor Alcona South - 6
th

 Line Commercial Corridor

The Pratt Site Alcona North - 20
th

 Sideroad 

and 10
th

 Line

Land Acreage Vacant land 25.5 acres (10.3 ha) and Infill / 

Redevelopment land 28.8 acres (11.7 ha).

47 acres (18.9 ha). 50 acres (20.2 ha).

16 Vacant Sites ranging from 0.2 - 2.8 acres 

(0.06 - 1.1 ha). 1 Site of 9.6 acres (3.9 ha).

7 Proposed Sites ranging from 2.5-15.0 acres 

(1.0 - 6.0 ha).

1 Proposed Contiguous Site.

43 Infill / Redevelopment sites ranging from 0.1 - 

2.0 acres (0.06 - 0.8 ha). 1 Site of 12.5 acres 

(5.1 ha).

Less Than 40,000 Square Feet * * possible

40,000 -100,000 Square Feet * possible

100,000 -400,000 Square Feet * *
Greater Than 400,000 Square Feet *

OP and Zoning Status Designated and Zoned Commercial. Preliminary Applications filed. Preliminary Application filed.

Would complement local amenities and 

businesses already established along Innisfil 

Beach Road and contribute to creating a more 

viable consolidated CCA.

Potential to duplicate or compete with Alcona 

CCA.  Therefore the role and function of this 

area needs to be differentiated from the existing 

CCA.

Some competitive pressures may result from 

major retail tenants established on site, 

however provides the capacity to accommodate 

larger regional serving retail tenants which 

cannot locate in CCA.

Yes Yes Yes

Parking Capacity Not ideal for auto oriented customers.   Limited 

potential for large parking fields.

Sites can be designed to address both auto 

oriented customer traffic and large parking 

fields.

Site is well suited for auto oriented customer 

traffic providing opportunity for large parking 

fields. 

Most centralized location to existing and future 

population.

Located in the Alcona South Expansion Area 

and in close proximity to the population of 

Alcona and the Alcona North expansion area; 

Lefroy-Belle Ewart and other communities in 

Innisfil South. 

Located in close proximity to the population  of 

Alcona and the Alcona expansion areas; and 

Innisfil North communities of Stroud; Leonards 

Beach; and Sandy Cove. 

Highway 400 interchange with Innisfil Beach 

Road located 8.5 km to the west.

Access to Highway 400 provided from Innisfil 

Beach Road or Regional Road 89.

Access to Highway 400 provided from Innisfil 

Beach Road.

Innisfil Beach Road has the highest AADT 

levels in the Town.

Connectivity characteristics will be subject to 

municipal / regional road improvements yet to 

be determined and location of GO transit 

station.

Connectivity characteristics will be subject to 

municipal / regional road improvements yet to 

be determined. 

Potential traffic congestion and accessibility 

issues around intersection of 20
th
 Sideroad and 

Innisfil Beach Road. 

Intersection of 20
th
 Sideroad and Innisfil Beach 

Road limits traffic flows between Innisfil North 

and Innisfil South. 

Intersection of 20
th
 Sideroad and Innisfil Beach 

Road limits traffic flows between Innisfil South 

and Innisfil North. 

Property sizes and site dimensions pose a 

challenge to developing various formats of 

traditional shopping centres, power centres or 

accommodating a major large format retailer. 

Sufficient land area to accommodate a range of 

proposed commercial uses including highway 

commercial, commercial mixed use and 

neighbourhood retail uses.   

Sufficient land area to accommodate a 

community or regional size shopping centre, a 

power centre and/or large format retailers.  

Residential encroachment along Innisfil Beach 

Road divides contiguity of existing commercial 

uses.

Overall accessibility and exposure 

characteristics are not ideal for attracting some 

major retail chains.

Overall accessibility and exposure 

characteristics are not ideal for attracting major 

regional anchor tenants.  May face potential 

competition challenges for regional anchor 

tenants should other competing sites offering 

higher quality site attributes become available.

Source: TATE ECONOMIC RESEARCH INC.

1) 
Based on a review and site inspection of proposed new commercial sites identified by the Town's Department of Planning Services.

Accessibility to Innisfil Market

Municipal Servicing In Place / Capital 

Budget Commitment to Service

Connectivity to Regional 

Transportation Infrastructure

Capacity to influence / impact 

Alcona CCA

Development Potential - Anticipated 

Capacity for a Shopping Centre

Other Comments

TABLE 5

ALCONA COMMERCIAL RETAIL DEMAND ANALYSIS, INNISFIL, ON

OVERVIEW OF POTENTIAL COMMERCIAL RETAIL LOCATIONS IN ALCONA & VICINITY 
(1
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 East of Highway 400, AADT levels generally decline as distance travelled 
increases eastward; 
 

 Generally, AADT levels increase outwards from the Alcona Settlement Area; 
 
Therefore, from the perspective of accessibility and exposure to traffic movement, the 
best locations for major retail uses are situated along Innisfil Beach Road and the 
major arterial roads surrounding Alcona which can benefit from the greatest exposure 
to the highest volumes of traffic. 
 

7.3 Summary of Potential Retail Locations in Alcona & Vicinity 

Based on discussions with the Town‟s Planning Services, there are three areas in the 
vicinity of the Alcona Settlement Area that have been identified as potential locations 
for a portion of the future potential commercial space warranted in Innisfil.  These 
locations are: 

 Infill and intensification opportunities for commercial lands within the existing 
Alcona CCA and the adjacent lands along Innisfil Beach Road east of 20th 
Sideroad; 

 Pratt Development Inc. – Alcona Commerce Park retail component (“The Pratt 
Site”) at 20th Sideroad and 10th Line; and 

 The 6th Line Commercial Corridor proposed for the Alcona South Expansion 
Area. 

In addition to these three areas, Planning Services has also indicated that a 
landowner in the vicinity of 7th Line and 20th Sideroad has expressed interest in 
exploring the opportunity for retail uses on their property in the future.  However, no 
details relating to the size and scale of a potential site have been provided at this time. 

Table 5 and the accompanying map provide an overview of the site characteristics of 
the three locations identified by the Planning Services.  This overview highlights some 
of the site characteristics that may influence each location‟s ability to accommodate a 
portion of the Town‟s future warranted retail space. 

Innisfil Beach Road and the Alcona CCA (“Alcona Commercial Corridor”): 
Section 2.2 outlined Innisfil‟s new initiative to designate Alcona as the primary urban 
core of the Town.   As part of this initiative, significant investments are being made in 
the Alcona CCA in an effort to attract a portion of future commercial development 
opportunities anticipated in the Town to this area.  Recent investments by the Town 
that have been initiated in the area include road improvements, the addition of traffic 
signals along Innisfil Beach Road as well as the addition of enhanced street lighting 
and other public amenities in the area.  These investments are examples of the 



 
NC 

NCS 

NC 

ALCONA & VICINITY –  

DESIGNATED & PROPOSED COMMERCIAL AREAS 

 

PROFILE 
- 223,100 sq. ft. 
- 83 businesses 
- New space to be added – 134,000 sq. ft. 

NC 

NC 

LEGEND 
          Alcona Commercial Corridor 
       - Core Commercial Area 
       - Neighbourhood Commercial Area 
       - Neighbourhood Commercial Area Special 
 
       - Settlement Boundary 
       - Pratt Site - Alcona North 
       - 6th Line - Alcona South Proposed                             
          Commercial Corridor * 
       - Alcona Primary Market 

NC 

NCS 

* Note: Preliminary design concept includes Highway Commercial, Commercial Mixed Use, Commercial and Heritage Square. 



Town of Innisfil – Retail Demand Study, Alcona Settlement Area 

30 
   

 

Town‟s effort to improve the local aesthetics of the CCA as the primary urban core of 
Innisfil. 

The Alcona Commercial Corridor is the most centrally located commercial area to both 
the Town‟s existing and future planned residential population. This characteristic 
contributes to the attraction of this commercial area as a potential shopping 
destination.  This area has approximately 223,100 square feet of existing retail and 
service uses located in various strip retail plazas and converted residential dwellings.   
Section 2.3 outlined that within this area, there is approximately 77.0 acres (31.0 ha) 
of land designated for commercial uses.  Approximately 24.0 acres of this land is 
vacant (9.7 ha) and available for development.  An additional 28.8 acres (11.7 ha) has 
been identified23 as having the potential for site intensification or redevelopment 
opportunities.   

In terms of land area, designated lands available for development in in the Alcona 
Commercial Corridor have the capacity to accommodate a portion of Innisfil‟s demand 
for new retail uses in the future.  However, there are some potential constraints that 
will limit the capacity of Alcona‟s existing commercial land supply to accommodate 
various types of shopping centre formats or the attraction of major retailers such as a 
department store or home improvement centre.  These constraints include the 
following:  

 There are only two sites greater than 10 acres (4.0 ha) in the Alcona Commercial 
Corridor.  These two sites are situated around the intersection of 20th Sideroad 
and Innisfil Beach Road.  One site is currently being developed as Trinity 
Crossing, a 109,600 square foot shopping centre that will be anchored by 
Canadian Tire.  The other site is currently occupied by a no frills supermarket.   
TER estimates that the no frills site has approximately 12.5 acres (5.0 ha) of 
remaining land available for future development and is one of only a few 
potential existing locations likely to be able to accommodate new major retail 
uses. 
 

 The majority24 of  remaining available development sites  are located in the 
Alcona CCA and are limited by their lot parcel size ranging between 0.1 - 2.8 
acres (0.06 – 1.1 ha) per parcel.  In many cases, the distribution of these smaller 
lot parcels along Innisfil Beach Road limits the ability to assemble these smaller 
lot parcels into a larger development site.  

 

 The CCA permits a variety of land uses under this commercial designation. 
Recent development activity in the Alcona CCA has consisted largely of mixed 
use type projects.  While these types of projects contribute to enhancing the 
development of Alcona CCA as envisioned by the Town, they typically yield a 

                                                        
23

 Based on the commercial land inventory and site assessment completed by SGL. 
24

 TER estimates that 46 out of 48 development lot parcels are in this size range. 
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limited amount of retail space.  These types of developments are likely indicative 
of the types of development that will be attracted to this area in the future. 

 
While some retail development will be attracted to the area, only a selected range of 
retail space formats and tenant sizes can be accommodated on these lands.  The size 
and scale of development sites within the Alcona CCA poses a challenge to 
developing any major traditional shopping centre format, power centre or freestanding 
large format commercial unit within the area.  However the availability of 
approximately 25.5 acres of vacant development land (10.3 ha)25, and potentially 
more, combined with the attraction of the Alcona Commercial Corridor as the most 
centrally located commercial area in the Town will remain attractive to some forms of 
development in the future.  As has been recently evident in the Alcona CCA, the 
location attributes of the Alcona Commercial Corridor make it a viable location for 
some forms of mixed use development and these attributes will likely continue to 
encourage further examples of these types of development in area.   

The Pratt Site: Pratt Development Inc. (“Pratt”) is proposing to develop the Alcona 
Commerce Park Lands situated north of the Alcona Settlement Area.  Approximately 
50 acres (20.2 ha)26 of these lands, situated on the south side of 9th Line, has been 
proposed by Pratt to be developed with approximately 414,000 square feet of retail 
uses.  Preliminary discussions with the Town have indicated Pratt‟s intent to develop 
this proposed retail site with a power centre format use. 

The Pratt Site is located in a centralized location to the communities of Alcona, Stroud, 
Leonards Beach and Sandy Cove.  The potential size of this retail site and its location 
in proximity to an established and growing residential population on the fringe of the 
Town‟s north urban communities make it suitable for a potential retail shopping centre 
location.  However, some of the site and location characteristics of the Pratt Site may 
not be ideal for a power centre location aimed at serving a Town wide market area 
and beyond.  These site and location characteristics may pose a challenge for its 
developer to attract the necessary major anchor tenants needed to establish a viable 
power centre development.  Nonetheless, the Pratt Site offers a viable potential 
location to provide Town residents with a portion of new shopping opportunities 
currently unavailable in Innisfil.   

Given the development concept of this retail site is still in its preliminary phase, TER 
would recommend that any commercial designation assigned to this site be subject to 
further study prior to assigning specific zoning permission for future development.  
TER would recommend that this additional study should require that the applicant 
provide a detailed concept plan indicating the shopping centre format proposed, 
accompanied by a detailed retail market demand and impact study evaluating the 
types of retail uses anticipated within the development.   

                                                        
25

 In addition to the potential for another 28.8 acres of infill / redevelopment sites 
26

 Estimated to be 38 net acres ((15.4 net ha). 
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Proposed Commercial Corridor – 6th Line Alcona South Expansion Area: 
Upwards of approximately 500,000 square feet of retail and service uses have been 
proposed as a part of a number of active development applications for sites situated  
in the vicinity of 6th Line and 20th Sideroad in the Alcona South Expansion Area. These 
applications comprise a range of highway commercial, mixed use commercial and 
neighbourhood commercial designations that would be situated mainly along 6 th Line 
between 20th Sideroad and the „future street‟ situated east of the CN Rail corridor.  
The introduction of this amount of potential retail and service uses in Alcona South 
would be approximately double the size of the existing inventory of space in Alcona & 
Vicinity. 

Locating a commercial corridor along 6th Line will be centrally located to the resident 
population within the communities of Alcona; Lefroy-Belle Ewart; and the Villages of 
Churchill, Fennell‟s Corners and Gilford.  One of the benefits to planning a greenfield 
commercial corridor within Alcona South is the opportunity to assemble a 
concentrated shopping area where the Town can define the size, scale and location of 
retail uses.  Through the application of zoning provisions, this would enable the Town 
to scope the types of retail and service uses permitted in this area and define the 
planned function and role for this commercial corridor within the context of the existing 
commercial structure of the Town.  However the challenge of creating a concentrated 
shopping area within Alcona South will be to ensure the role, function and types of 
uses that will be encouraged to locate in Alcona South are differentiated from those 
established in the Alcona CCA so as to not unduly impact its planned function within 
the Town‟s commercial structure. 

The allocation of upwards of 500,000 square feet of retail capacity to Alcona South 
has the potential to have some degree of impact on the current planned function and 
role of the Alcona CCA as the principle retail commercial / service centre of the Town.  
However, the Town‟s greater need for additional retail space that is accessible to both 
present and future residents in the Town is likely to prevail over these impacts.  In 
order to weigh these impacts, TER recommends that further study is required prior to 
assigning specific zoning permissions to any sites for future development in this area.  
TER would recommend that this additional study should include that each applicant 
provide a detailed concept plan indicating the shopping centre format proposed, 
accompanied by a detailed retail market demand and impact study evaluating the 
types of retail uses anticipated within the development.  

7.4 Review of Future Potential Retail Areas – Conclusion 

Designated sites situated within the Alcona Commercial Corridor are expected to 
accommodate a portion of the forecast long term demand for retail uses in the Town.  
This area is anticipated to be attractive to a variety of specialty retail and mixed use 
development projects in the future.  However due to the limited size and scale of 
potential development sites that currently exist within the Alcona Commercial Corridor, 
there is limited opportunity to accommodate various types of major traditional 
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shopping centre formats, power centre and major large format retailers in this area.   
As a result, the Town needs to add addition retail lands in the Alcona & Vicinity area to 
accommodate these types of uses and build upon defining Alcona as the primary 
commercial core.   

Two proposed new commercial areas situated in Alcona North and Alcona South will 
provide the Town an opportunity to add additional retail lands in the Alcona & Vicinity 
area.  The addition of these lands are anticipated to service a portion of the potential 
demand for the future development of a wider range of shopping centre formats and 
potential major retail tenants.  Through the allocation of zoning permissions within 
these areas the addition of these sites to the Town‟s commercial structure will provide 
an opportunity for higher order shopping facilities to be accessible to Innisfil residents. 
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PART II – RETAIL MARKET DEMAND ANALYSIS 

Part II of this study outlines TER‟s market demand and opportunity analysis for future 
retail floor space that could be supported in the Alcona Primary Market.   
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8 Study Area  

Section 2 previous, provided an overview of Innisfil‟s existing and planned commercial 
hierarchy as defined by the Town OP.  Based on these policies, the Alcona Settlement 
Area is intended to function as the principle centralized retail centre within the Town‟s 
existing commercial structure.  Therefore, for the purpose of estimating the market 
demand for additional retail space in the Alcona Settlement Area, it is necessary to 
take into account the town wide influence of this retail centre in delineating a Study 
Area.  This section of the report discusses the extent of this Study Area and the 
primary inputs into its delineation.   

8.1 Definition of the Term “Study Area” 

The market influence attributable to any major retailer, shopping centre or a shopping 
district can often extend beyond municipal boundaries over a wide geographic area.  
In order to quantify the market demand for additional retail floor space in Alcona, as 
well as elsewhere in Innisfil, it is necessary to determine a Study Area that represents 
the geographic area from which the Town‟s principle retail area is expected to derive 
the majority of its sales support.  In general terms, this Study Area has taken into 
account a number of factors including: 

 The centralized location; accessibility; and connectivity via the local road 
network; of established and future planned commercial sites in the Alcona 
Settlement Area for residents of the Town; 

 

 The concentration and range of store types established and anticipated in the 
future along Innisfil Beach Road in the vicinity of Alcona;  
 

 The results of the licence plate survey research conducted at major existing 
retailers established  within the Alcona Settlement Area; 
 

 The results of the On-Street Intercept Survey of Alcona and Stroud Pedestrian 
Traffic; 
 

 TER‟s review of other empirical research undertaken in the market; 
 

 The locations of major retail competition (including supermarkets, departments 
stores, warehouse membership clubs and home improvements centres) in other 
regional shopping destinations in surrounding municipalities such as Barrie, 
Bradford West Gwillimbury, Newmarket and Alliston; 
 

 Travel distance and driving times; and,  
 

 The professional experience of TER. 
 



STUDY AREA 

 

Legend 
       1 - Alcona Primary Market 
       2 - Innisfil North Zone 
       3 - Innisfil South & West Zone 

1 

3 

2 

10th Line 

Belle Aire Beach Road 

9th Line 
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In addition to these factors, TER has also taken into consideration the degree of retail 
sales support that would be generated from customers living beyond the boundary of 
the Study Area.  These potential customers have been recognized in the analysis that 
follows as “inflow”.  Inflow customers often include tourists and seasonal residents, 
employees who work in the Study Area, but reside elsewhere, commuters, and 
occasional visitors.  

8.2 Customer Intercept Survey Findings  

TER completed licence plate survey research at the location of major retailers in 
Alcona as well as an on-street intercept survey of pedestrian traffic in the commercial 
areas of Alcona and Stroud.  The results of these research components have been 
taken into consideration when determining the Study Area and have assisted TER in 
quantifying expenditures derived from customers residing beyond the Study Area.  A 
summary of the methodology used to complete this research is provided in 
Appendices C and D. 

8.3 The Delineated Study Area  

TER has defined the Study Area to represent the January 1, 2010 municipal boundary 
of the Town of Innisfil27. This Study Area has been divided into three zones to allow for 
a greater level of detail in our analysis. 

The map shown opposite illustrates the geographic extent of each Study Area zone 
and generally can be described as follows: 

 Alcona Primary Market consists of the rural and urban areas of Innisfil 

generally bound by 10th Line to the north; 20th Sideroad to the west, Belle Aire 
Beach Road to the south and Lake Simcoe to the east. This area includes 
portions of, or the entirety of, the following Secondary Plan and OP shoreline 
land use schedules: 

o The existing Alcona Settlement Area and its proposed North and South 
Settlement Expansion Areas;  

o The portion of the area shown on the Leonards Beach shoreline land 
use schedule south of 10th Line; 

o The entirety of the area shown in the Big Cedar Point shoreline land use 
schedule; and  

o The shoreline portion of the Lefroy-Belle Ewart Settlement Area north of 
Belle Aire Beach Road. 

                                                        
27 As defined by the Barrie-Innisfil Boundary Adjustment Act. 
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 Innisfil North Zone consists of the rural and urban areas of Innisfil generally 

situated north of 10th Line, as well as the Village of Stroud, and the rural area 
surrounding Stroud defined as being north of 9th Line and west of 20th Sideroad.  

 
In the context of the Town‟s OP land use schedules this area includes portions 
of, or the entirety of, the following areas: 
 

o The Village of Stroud land use schedule;  

o The entirety of the Sandy Cove land use schedule and the Kempenfelt 
Bay / Big Bay Point shoreline land use schedules; and  

o The portion of the area shown on the Leonards Beach shoreline land 
use schedule north of 10th Line.  

 Innisfil South & West Zone consists of the rural and urban areas of Innisfil 

generally situated south of 9th Line and west of 20th Sideroad and the portion of 
the municipality south of Belle Aire Beach Road.  This area includes portions of, 
or the entirety of, the following Villages Settlements, Settlement Areas and OP 
shoreline land use schedules: 

 
o The portion of the Lefroy-Belle Ewart Settlement Area south of Belle Aire 

Beach Road; 

o The Cookstown Settlement Area; 

o The Villages of Churchill, Fennell‟s Corners and Gilford; and 

o The entirety of the Innisfil Heights land use schedule; and the De Grassi 
Point shoreline land use schedule. 

8.4 Study Area Conclusion 

This Study Area represents the geographic area from which the Town‟s principle retail 
area is expected to derive the majority of its sales support.  It has taken into account 
the regional and localized market characteristics of the Alcona Settlement Area 
relative to shopping centre development trends.  This Study Area also takes into 
account the Town OP directive to provide the opportunity for a wide range of shopping 
formats necessary to address both the routine day-to-day shopping needs of local 
residents as well as providing opportunities for introduction of the highest order 
shopping activities. 



TABLE 6

STUDY AREA POPULATION LEVELS 
(1

Low High

Scenario Scenario

2006 2010 2012 2016 2021 2031 2031

Alcona Primary Market

Population 14,471         16,350           17,150            18,750            22,350           26,300           35,300           

Average Annual Growth 400                400                720               395                1,295             

Average Annual Growth % 2.4% 2.3% 3.8% 1.5% 5.1%

Innisfil North

Population 8,821           8,850              8,950              9,300              11,550           14,100           14,100           

Average Annual Growth 50                  88                  450               255                255                

Average Annual Growth % 0.6% 1.0% 4.8% 1.9% 1.9%

Innisfil South & West

Population 8,571           8,600              8,950              10,400            13,000           15,600           15,600           

Average Annual Growth 175                363                520               260                260                

Average Annual Growth % 2.0% 4.1% 5.0% 1.7% 1.7%

Total Study Area 31,863        33,800          35,050           38,450           46,900          56,000           65,000           

Source: TATE ECONOMIC RESEARCH INC.
1)

ALCONA RETAIL DEMAND ANALYSIS, INNISFIL, ON

21 Year Forecast

11 Year Forecast

Population levels have been estimated by TER based on the Town's forecasts and building permit data provided by the Town’s Department of 

Planning Services.



Town of Innisfil – Retail Demand Study, Alcona Settlement Area 

38 
   

 

9 Study Area Population, Income and Expenditure Potential 

Population growth and household income levels are characteristics that influence the 
amount of expenditure potential available in a marketplace.  This section of the report 
provides a summary of the methodology used to estimate the amount of consumer 
expenditure potential anticipated to be generated in the Study Area over the period 
2010-2031. 

9.1 Study Years 

TER used the 2006 Statistics Canada Census to establish the 2006 population and 
the average per capita income levels for each zone of the Study Area. The population 
levels for 2010, 2012, 2016, and 2021 were forecast by TER using population 
forecasts and building permit data provided by the Planning Services.  In addition TER 
also assumed the Town‟s preliminary 2031 low and high population targets under 
review for the Town in the analysis provided herein.  These forecasts are summarized 
in Table 6 opposite.   
 
The year 2010 is the base year used to evaluate the current market conditions in 
Innisfil.  The year 2012 is assumed to be the first full year of operation of any new 
retail space currently under construction and / or proposed to be developed in the 
immediate future in the Alcona Primary Market as defined in Section 3.4. The 
remainder of the forecast period 2016-2021 and the two population growth scenarios 
evaluated for 2031 have been used to establish planning benchmarks for future 
additional space warranted in the Alcona Primary Market at various intervals over the 
next 11 and 21 year periods. 
 

9.2 Study Area Population  

Statistics Canada estimates that the 2006 adjusted Census population of Innisfil28 to 
be approximately 31,860 people. In addition to this permanent population, TER 
estimates that the Town also has approximately 4,500 seasonal residents29.  Based 
on a review of recent residential housing development information provided by 
Planning Services, TER estimates the 2010 base year population level of the Town is 
33,800 people.  Since 2006, the majority of the Town‟s growth has occurred in the 
Alcona Primary Market.  

The majority of future population growth is expected to occur, in the vicinity of the 
existing Alcona Settlement Area.  Due to environmental and servicing constraints, 
many of the Town‟s existing rural communities including Cookstown, Stroud, Gilford, 
Fennell‟s Corners, Churchill, and Innisfil Heights have limited potential for residential 

                                                        
28

 Based on the 2010 municipal boundary of the Town of Innisfil 
29

 This estimate is based upon a review of the July 2004 Triennial Municipal Enumeration of 

Households for Innisfil and seasonal dwelling estimates provided by SGL. 
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growth.  Population growth throughout the Town by Study Area Zone can be 
summarized as follows:  

 The Alcona Primary Market is forecast to experience the largest share of the 
Town‟s population growth.  This growth is anticipated to occur in the form of the 
continued build out and intensification of the existing Alcona Settlement Area 
and the addition of the Alcona North and Alcona South Expansion Areas, 
planned to surround the Alcona Settlement Area. 

 The population of the Alcona Primary Market is forecast to increase from 
16,350 people in 2010 to 22,350 people by 2021.   

 Population growth in the Alcona Primary Market over the period 2021- 2031 is 
uncertain until a resolution has been reached relating to the Province‟s October 
2010 „Places To Grow - Proposed Amendment 1 of the Growth Plan for the 
Greater Golden Horseshoe‟ which may impact Simcoe County‟s allocation of 
future population growth to the Town.  Given the uncertainty of this proposed 
legislation, the Town has requested TER forecast a low and a high growth 
scenario where the amount of additional population that will be added in this 
Zone will range between 3,950 – 12,950 people over this 10 year period.   

 Under the high growth scenario, the Alcona Primary Market has the potential to 
accommodate 35,300 people.  To put this into context, the Alcona Primary 
Market population would exceed the current base year population of the entire 
Town.  

 The population of the Innisfil North Zone is forecast to increase from 8,850 
people in 2010 to 11,550 people by 2021 and increase further to 14,100 people 
by 2031.  The majority of this growth is anticipated in Sandy Cove to the north 
of the Alcona Settlement Area.  

 It is important to note, that these population forecasts do not include seasonal 
residents and other tourists that are anticipated to visit Innisfil as a result of the 
development of Big Bay Point Resort (“BBP Resort”).  Based on discussions 
with Planning Services, it is our understanding that BBP Resort will not offer 
any permanent residential dwellings.  TER has reflected the potential to capture 
a portion of these future consumers‟ expenditure potential as inflow in the 
analysis provided later in this study.  

 The population of the Innisfil South & West Zone is forecast to increase from 
8,600 people in 2010 to 13,000 people by 2021 and increase further to15,600 
people by 2031.  The majority of this growth is expected in the Lefroy-Belle 
Ewart secondary plan area to south of the Alcona Primary Market. 
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STUDY AREA PER CAPITA INCOME LEVELS

Study Area Zone

Per Capita 

Income Level

Ratio with 

the Province

Alcona Primary Market $27,331 89.0

Innisfil North $31,266 101.8

Innisfil South & West $30,147 98.1

Ontario $30,723 100.0

Source: Statistics Canada, 2006 Census of Canada 

Note: Figures exclude seasonal residents.

9.3 Seasonal Residents 

Seasonal residents can represent a significant source of additional expenditure potential 
accessible to local businesses in a Study Area.  TER estimates seasonal resident 
population based on Municipal Enumeration data30.  There is no definition or 
classification of a seasonal resident.  However the Ontario Planning Act defines a 
„seasonal dwelling‟ as “a building containing only one dwelling unit occupied or intended 
to be occupied as a recreation residence, but not as a permanent residence.” 31  

TER estimates there are approximately 1,550 seasonal dwellings in Innisfil.  Based on 
an assumption of an average of 2.9 persons per unit, this figure represents a seasonal 
population of approximately 4,500 seasonal residents.  Discussions with Planning 
Services have indicated that BBP Resort is proposed to have approximately 1,600 
new seasonal dwellings, which may result in approximately 4,600 additional seasonal 
residents in the Innisfil North Zone over the period of 2016-2026. 

Seasonal residents have been excluded from TER‟s Study Area expenditure potential 
forecast provided below and the demand analysis which follows. However, the capture 
of a portion of expenditure potential from this customer group by Alcona Primary 
Market businesses have been reflected in TER‟s inflow expenditure estimates in the 
demand analysis provided in Section 10. 

9.4 Income Levels  

Income levels can directly influence the amount of expenditures made in the market 
as well as have a direct effect with respect to the type of retail tenants and the quality 
of the merchandise available in a market.  The following chart summarizes the 2006 
average per capita income levels for each Study Area zone. These figures have been 
compared to the Ontario average.  

The Study Area figures illustrate the 
variance in income levels between the 
Study Area zones relative to the 
Ontario average.  Based on 2006 
Census data, residents from the Alcona 
Primary Market have an approximately 
11% lower per capita income level than 
the Provincial average.  Innisfil North 
Zone and Innisfil South & West Zone 
residents‟ income levels are closer to 
the Provincial average.  It is important 
to note that these figures do not 
include seasonal residents.   

                                                        
30

 As managed by the Municipal Property Assessment Corporation (“MPAC”) 
31

 Ontario Planning Act, O. Reg. 670 / 05, s. 1. 



Low High

2010 Dollars ($Millions) 2010 2012 2016 2021 2031 2031

Alcona Primary Market

Population 16,350    17,150    18,750    22,350    26,300    35,300    

Per Capita FOR Expenditures $2,150 $2,170 $2,215 $2,270 $2,375 $2,375

Total Adjusted FOR Potential $35.2 $37.2 $41.5 $50.7 $62.5 $83.8

Per Capita NFOR Expenditures $5,190 $5,345 $5,655 $6,045 $6,825 $6,825

Total NFOR Potential ($ Millions) $84.9 $91.7 $106.0 $135.1 $179.5 $240.9

Innisfil North Zone

Population 8,850      8,950      9,300      11,550    14,100    14,100    

Per Capita FOR Expenditures $2,180 $2,200 $2,245 $2,300 $2,410 $2,410

Total Adjusted FOR Potential $19.3 $19.7 $20.9 $26.6 $34.0 $34.0

Per Capita NFOR Expenditures $5,590 $5,760 $6,095 $6,510 $7,350 $7,350

Total NFOR Potential ($ Millions) $49.5 $51.6 $56.7 $75.2 $103.6 $103.6

Innisfil South & West Zone

Population 8,600      8,950      10,400    13,000    15,600    15,600    

Per Capita FOR Expenditures $2,175 $2,195 $2,240 $2,295 $2,405 $2,405

Total Adjusted FOR Potential $18.7 $19.6 $23.3 $29.8 $37.5 $37.5

Per Capita NFOR Expenditures $5,475 $5,640 $5,970 $6,380 $7,200 $7,200

Total NFOR Potential ($ Millions) $47.1 $50.5 $62.1 $82.9 $112.3 $112.3

TOTAL STUDY AREA

Total FOR Potential ($ Millions) $73.2 $76.5 $85.7 $107.1 $134.0 $155.3

Total NFOR Potential ($ Millions) $181.5 $193.8 $224.8 $293.2 $395.4 $456.8

Total Expenditure Potential ($ Millions) $254.7 $270.3 $310.5 $400.3 $529.4 $612.1

Source: TATE ECONOMIC RESEARCH INC.
1) 

Based on Tables F-1 and F-2 provided in Appendix F.

TABLE 7

ALCONA RETAIL DEMAND ANALYSIS, INNISFIL, ON

SUMMARY OF STUDY AREA NFOR & FOR EXPENDITURE POTENTIAL 
(1
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9.5 Expenditure Potential Estimate 

Table 7 shown opposite, summarizes the total FOR and NFOR expenditure potential 
derived from the resident population of Innisfil by Study Area zone over the study 
period.  These figures represent the total amount that Study Area residents are 
forecast to spend at FOR and NFOR stores in Innisfil, elsewhere in Simcoe County 
and beyond.  Appendix F provides the methodology and details of the calculations 
involved. 

Table 7 demonstrates that FOR and NFOR expenditure potential is forecast to 
increase in each of the Study Area zones throughout the study period.  The largest 
increase is forecast to occur from residents located in the Alcona Primary Market over 
the study period.  In 2010, TER estimates that Alcona Primary Market residents spend 
$35.2 at FOR retailers and $84.9 million at NFOR retailers.  By 2021 these 
expenditures are forecast to increase to $50.7 million and $135.1 million respectively.  
By 2031, FOR expenditures are forecast to increase to between $62.5 – $83.8 million 
and NFOR expenditures are forecast to increase to between $179.5 – $240.9 million 
based upon the two population growth scenarios under review for the Town.  
Assuming the output of the high growth scenario, this represents a rate of increase of 
approximately 138% for FOR expenditures and 184% for NFOR expenditures over 
2010 base year levels.  

FOR and NFOR expenditure potential are also forecast for the Innisfil North and 
Innisfil South & West Zones over the study period in Table 7.  Combining these two 
zones, FOR expenditures are forecast to increase from a 2010 base year level of 
$38.0 million to $56.4 million by 2021 and increase further to $71.5 million by 2031. 
NFOR expenditures are forecast to increase from a 2010 base year level of $96.6 
million to $158.1 million by 2021 and increase further to $215.9 million by 2031.   

Innisfil residents‟ expenditure potential is forecast to increase by approximately $145.6 
million by 2021 over the 2010 base year level of $254.7 million.  This growth in 
expenditure potential represents an increase of 57.2% of expenditure potential 
available in the marketplace.  By 2031, expenditure potential is forecast to more than 
double from the 2010 base year level to between $529.4 – $612.1 million.  This 
represents an opportunity for the community to capture a significant share of 
expenditure dollars locally through the development of a diversified retail structure. 

9.6 Study Area Population, Income and Expenditure Potential - Conclusion 

This section has defined the base market parameters that will be used to forecast the 
market demand and opportunity for retail space in the Alcona Primary Market over the 
study period.   
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10 Market Demand for Retail and Service Space 

The purpose of this section of the report is to summarize the market demand and 
opportunity for new retail floor space that could be supported in the Alcona Primary 
Market by 2021.  In addition, this section will also comment on the additional longer 
term potential for more retail space in the Alcona Primary Market in relation to the two 
population growth scenarios (low and high population target) currently under review 
for the Town by the year 2031.  The methodology and detailed calculations of this 
demand analysis has been provided in Appendix F.   
 

10.1 Existing Shopping Patterns of Innisfil Residents 

In order to forecast the market opportunity for additional retail space in the Alcona 
Primary Market, it is essential to understand the existing shopping patterns of Study 
Area residents.  As a part of the market research component of this study, TER 
completed approximately 600 in-home consumer telephone surveys of Innisfil 
residents in October 2010.  The results of this survey assisted TER in determining the 
current expenditure patterns of Innisfil residents, as they relate to each of the major 
retail store sub-categories.  Appendix E provides a detailed summary of the survey 
results by major retail expenditure sub-category.  
 

10.1.1 Distribution of FOR and NFOR Expenditure Potential by Retail Sub-Category 

Table 7, from the previous section, forecast the FOR and NFOR expenditure potential 
for the Study Area.  Using the results of the in-home telephone consumer survey 
summarized in Appendix E and taking into account the Provincial average expenditure 
distribution, TER distributed Town residents‟ expenditure potential by retail sub-
category.  The following chart summarizes the distribution of Innisfil residents‟ 
expenditures for the retail sub-categories evaluated in this analysis. 
 

2010 Innisfil

Expenditure Low High

Retail Sub-Category  Potential Distribution 2021 2031 2031

Supermarket $65.2 89.1% $96.2 $120.5 $139.6

Other Food $8.0 10.9% $10.9 $13.6 $15.7

Total FOR Expenditure Potential $73.2 100.0% $107.1 $134.1 $155.3

Department Store $29.4 16.2% $49.7 $67.0 $77.8

BOHS $28.9 15.9% $48.8 $65.8 $75.9

General Merchandise $31.6 17.4% $54.9 $74.1 $85.8

Pharmacy & Personal Care Stores $30.1 16.6% $49.3 $66.5 $77.3

Other Selected NFOR $61.5 33.9% $90.4 $122.1 $140.2

Total NFOR Expenditure Potential $181.5 100.0% $293.2 $395.4 $457.0

Forecast Years 

 
 



2010 CURRENT EXPENDITURE CAPTURE RATES

 



Town of Innisfil – Retail Demand Study, Alcona Settlement Area 

43 
   

 

The base year and forecast years distributions are a reflection of Innisfil residents‟ 
accessibility to both local and regional shopping alternatives and form the expenditure 
basis for the detailed demand and opportunity analysis provided in Appendix F. 
 

10.1.2 Existing Capture Rate of Innisfil Businesses vs. Study Area Leakage 

The previous Sections 3 and 4 demonstrated that Innisfil residents‟ have a limited 
selection of shopping options within the Town and as a result are underserviced with 
respect to retail shopping opportunities.  Due to this limited selection of shopping 
options, residents have to travel outside of Innisfil to do the majority of their shopping. 

The consumer survey results demonstrate that Innisfil residents‟ do the majority of 
their shopping at retailers located outside of Innisfil in neighbouring municipalities such 
as Alliston (New Tecumseth), Barrie, Bradford West Gwillimbury and Newmarket.   
The graphs shown opposite illustrate the current Innisfil capture rate distribution and 
the percentage of expenditure outflow or „leakage‟ leaving Innisfil by retail sub-
category.   
 
Also illustrated in the graph, only the supermarket, other food, and pharmacies & 
personal care store sub-categories capture a share greater than 60% of Innisfil 
residents‟ expenditure potential.  These numbers are representative of all business in 
the Town.  It is normal for every market to experience some degree of expenditure 
outflow, just as a portion of each business overall sales volumes will include a share of 
expenditure inflow from outside the market.  However these market capture levels 
indicate a market underserviced in terms of local retail businesses. 

10.2 The Potential to Recapture a Larger Share of Residents‟ Expenditure 

Potential 

The detailed retail space demand analysis provided in Appendix F is based on an 
evaluation of the potential opportunity for local market recapture of forecast 
expenditure potential derived from the resident population of Innisfil over the study 
period.   

In order to evaluate the market opportunity for expenditure recapture, TER has made 
the following underlying assumptions: 

 Based on the geographic allocation of population growth forecast for Innisfil and 
the typical location characteristics of most national chain retailers, TER has 
assumed that the majority of retail uses forecast for the Town will be 
concentrated in the Alcona Primary Market.  This node will require the optimum 
site and access characteristics to ensure that the highest order shopping 
facilities will be developed in the area.  

 In order to facilitate a range of the highest order shopping facilities in the Town, 
TER has assumed the addition of 1 or more of the following store types will be 



Retail Sub-Category Alcona 2012 2016 2021 2021 2031 2031

Department Store -                    88,500      98,000      120,500    183,000      - 218,000      

General Merchandise (GM) 7,700                82,600      94,600      123,100    187,800      - 221,300      

Canadian Tire -                    65,400      65,400      65,400      -

New & Existing GM 7,700                8,700        8,700        8,700        -

Other Potential GM -                    8,500        20,500      49,000      -

Building & Outdoor Home Supply (BOHS) 14,900              72,300      82,300      103,800    171,200      - 200,200      

Home Hardware + Expansion 13,600              12,800      12,800      12,800      -

Home Improvement Centre / Other BOHS 1,300                59,500      69,500      91,000      -

Pharmacy & Personal Care Store 13,100              17,100      24,100      38,100      66,200        - 84,700        

Shoppers Drug Mart Relocation 9,900                8,600        8,600        8,600        -

Other Pharmacy & Personal Care Store 3,200                8,500        15,500      29,500      -

4,100                136,000    145,500    176,000    258,600      - 306,600      

New & Existing Other Selected NFOR 4,100                4,500        4,500        4,500        -

Other Potential Other Selected NFOR -                    131,500    141,000    171,500    -

Supermarket / Grocery 80,900              11,000      24,000      52,000      165,900      - 202,400      

Specialty Food 6,000                5,000        7,000        10,000      27,500        - 33,000        

Service 94,400              256,000    290,000    459,500    769,400      - 894,400      

Vacant (Assumed 5% in Forecast Years) 2,000                47,000      52,000      68,500      96,500        - 114,000      

Total (Rounded) 223,100            716,000    818,000    1,152,000 1,926,000   - 2,275,000   

65             75             105           155              - 190              

Source: TATE ECONOMIC RESEARCH INC.
1) 

Based on the detailed demand analysis provided in Appendix F.
2) 

Approximately 56,000 square feet of new space forecast for the year 2012 has recently been constructed and is now operating in Alcona.  An additional 78,000 square feet
    

is anticipated to be developed in the near future.  This 134,000 square feet of new space is estimated to occupy approximately 15 acres of the future land needs identified in
   

 this table.

553,900                

118,700                

3) 
Note these figures are cumulative and exclude lands currently occupied by existing commercial uses.  These figures are not exclusive of existing vacant commercial lands

  existing vacant commercial land supply or the intensification of underutilized existing retail sites already established in the Alcona Primary Market.

  designated in the Alcona Primary Market.  As a result a portion of the market demand forecast for future retail uses in Alcona may be satisfied through the development of

130,800                

Existing Space Long Term Growth

Approximate Land Needs (Acres 25% coverage) Excluding 

Existing Retail Space 
(3

180,100                

132,900                

105                        

TABLE 8

ALCONA RETAIL DEMAND ANALYSIS, INNISFIL, ON

SUMMARY OF MARKET DEMAND FOR FUTURE RETAIL USES IN THE ALCONA PRIMARY MARKET 
(1

Column A Column C Range

Other Selected NFOR (incl. Clothing & Accessories; 

Furniture, House & Electronics; Miscellaneous Retail; and 

Selected Automotive)

Additional Demand 
(2

11 Year Growth

Total Warranted Space

120,500                

Column B

68,500                   

1,373,000             

51,200                   

16,000                   
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established in the market as anchor tenants for future shopping centre 
development over the study period: 

o Department store(s) 

o Home Improvement 
Centre(s) 

o Drug Store(s) 

o General Merchandiser(s) / Home & 
Automotive Supply Retailer 

o Supermarket(s) / Grocery Store(s)

The chart below compares the 2010 base year Alcona capture level to TER‟s forecast 
estimate of expenditure recapture anticipated to occur by 2021 and 2031.  

Alcona Primary Market Capture Share of Innisfil Residents' Expenditure Potential

Low High

2010 2021 2031 2031

Alcona FOR Capture Level 58.1% 64.5% 66.1% 68.7%

Alcona NFOR Capture Level 10.7% 50.4% 58.3% 60.3%

Alcona Total Expenditure Capture 24.3% 52.4% 60.3% 62.4%

 

Over the study period TER forecasts that the addition of new competition in each of 
the retail sub-categories in Alcona will result in an increase in the FOR category 
capture rates between 64.5% to 68.7% and an increase in the NFOR category capture 
rates between 50.4% to 60.3% over the period of 2021-2031.  Overall this indicates 
that new retail competition forecast in Alcona will capture between 52.4% and 62.4% 
of Innisfil residents total expenditure potential. For purposes of a long term planning 
exercise such as this one in Innisfil, TER considers a local capture in this range to be 
reasonable. 

10.3 Summary of TER‟s Retail Space Demand Analysis  

Table 8 opposite summarizes the forecast demand for additional retail and service 
space in the Alcona Primary Market.  This table summarizes the results of the detailed 
retail space demand analysis provided in Appendix F. It is important to note that this 
analysis utilizes a residual demand methodology where demand for future warranted 
space is estimated based on current base year sales performance levels of existing 
retailers operating in Alcona.  As a result, this analysis is assumed to not impact the 
existing sales performance of these retailers.  Under a scenario where an existing 
retailer may be performing above normal industry average sales levels, which is 
common in markets that are underserviced with respect to retail competition, there 
may exist even further demand for additional warranted space in the future than 
illustrated in this analysis through the transfer of a portion of existing competition‟s 
sales capture. 
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Column A in Table 8, illustrates the amount of additional retail space that could be 
supported within the Alcona Primary Market by the year 2012 assuming that the 
market was operating in a balanced condition.  This scenario has taken into account 
new commercial space that is currently proposed or under development in Alcona.  
Under these assumptions TER forecasts the demand for following new major tenants:  

 Department store space of up to 88,500 square feet;  

 Canadian Tire of 65,400 square feet (proposed at Trinity Crossing); 

 Home improvement centre uses of up to 59,500 square feet (in addition to the 
expansion of Alcona Home Hardware),  

 Pharmacy & personal care store space of up to 8,500 square feet; 

 Other Selected NFOR space of up to 131,500 square feet (in addition to the 
ancillary retail uses at Trinity Crossing); and 

 Approximately 5,000 square feet of additional supermarket / grocery space.  

Overall, including the above major retailers, there exists sufficient demand to support 
approximately 716,000 square feet of total retail and service space in the Alcona 
Primary Market in 2012.  

Column B in Table 8 illustrates the amount of new retail space warranted in Alcona by 
2021.  TER forecasts the total warranted space in the Alcona Primary Market would 
increase to approximately 1.4 million square feet.  With respect to major retail tenants, 
this scenario has demonstrated the demand for up to 120,000 square feet of 
department store space; one large format home improvement centre or two medium 
sized home improvement centres totalling up to 91,000 square feet; one to two new 
full size drug stores; one to two additional supermarkets as well as the potential for 
other major general merchandise and specialty retailers.  TER estimates 
approximately 105 acres (42.5 ha) of land is required to accommodate this amount of 
forecast space by 2021. 

Columns C in Table 8 summarizes TER‟s longer term forecast of potential demand for 
future additional space in the Alcona Primary Market based on the 2031 low and high 
population growth scenarios under review for the Town.  Under these growth 
scenarios TER forecasts that total warranted space in the Alcona Primary Market has 
the potential to increase to a range of approximately 1.9 million to 2.3 million square 
feet by 2031.  It is important to note that these forecasts are preliminary and have 
been based on a number of underlying assumptions. As a result, these longer term 
forecasts should only be viewed for the sole purpose of providing the Town with a 
preliminary indication of the scale of future potential retail needs of the community for 
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long term planning purposes and will require an update when undertaking any future 
secondary plan exercises addressing the long term population growth of the Town.  

10.4 Market Demand for Retail and Service Space – Conclusion  

The 2010 population of Innisfil is estimated at 33,800 people.  Town residents are 
serviced by approximately 223,100 square feet of retail and service space located in 
the Alcona Primary Market.  Under balanced market conditions, TER estimates that 
this commercial area has the potential to support an additional 716,000 of retail and 
service space in the Alcona Primary Market in 2012.   

By 2021, the population of Innisfil is forecast to add 13,100 people increasing the 
Town‟s population to approximately 46,900 people.  TER forecasts that this population 
level warrants demand for up to approximately 1.4 million square feet of total retail and 
service space in the Alcona Primary Market.  In addition to the Alcona Primary Market 
existing commercial space, TER estimates demand for new warranted retail and 
service space will require approximately 105 acres (42.5 ha) of new commercial land32 
in Alcona Primary Market. 

Longer term population growth scenarios for 2031 have the potential to add between 
8,900 and 16,900 people in Innisfil over the period of 2021 to 2031.  Based on the 
high growth scenario, the Town‟s population would increase to up to 65,000 people by 
2031.  TER‟s preliminary forecasts indicate that this population level has the potential 
to generate demand for an additional 0.9 million square feet of new retail and service 
space in the Alcona Primary Market by 2031. 

                                                        
32

 This forecast of land requirements is a gross estimate and does not take into account existing vacant 

designated commercial lands or commercial sites with the potential for infill or intensification.  




