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Purpose
It should be a goal of the Town to promote a balanced approach to managing growth
by recognizing the Town’s urban structure – an urban structure that builds upon a very
rational, historic pattern of development. That urban structure can evolve into a
logical, efficient, cost effective and transit-supportive development pattern.
The Province has projected that Midland will grow by 5,600 people to a population of
22,500, with 1,800 new jobs by 2031. To accommodate this projected growth in a
responsible and effective manner, this report will identify issues and options with regard
to intensification areas and targets, density targets, and employment lands protection
over the prescribed planning horizon to 2031.
Alternative strategies for
accommodating future growth will be considered, ensuring consistency with the
community “Vision”, as well as Provincial and County planning requirements.
Key principles for growth management within the Town of Midland’s new Official Plan
should properly direct growth within a newly refined urban structure that will guide and
inform decisions about growth and development with special emphasis on the
Downtown, Neighbourhoods, Employment Areas, and Mixed Use Areas. These elements
of the urban structure also play a crucial role in supporting a successful transit system
and making efficient and cost effective infrastructure investments.
It is important to note that for Midland the growth management element of the Official
Plan is not about the “attraction” of growth, but rather the accommodation of
Provincially projected growth. It is an appropriate role of the Official Plan to ensure the
Town is ready to accommodate growth as those opportunities present themselves over
time, with an eye toward facilitation, rather than restriction.
This section will review and summarize the relevant policies in Provincial planning, the
Simcoe County Official Plan and municipal documents including the 2014
Development Charges Background Study, and the existing Town Official Plan.
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How this report is laid out
This report, and all “planning issue” reports for this phase of the Midland Official Plan
Review (OPR), are structured to provide a clear understanding of the policy
background and basis for the various matters to be addressed in the OPR.
The reports begin with the policy background consisting of the relevant definitions in a
grey inset box, and the applicable Provincial, County and municipal policies and
reports in a blue inset box. The policy background is followed by the public comments
received on each planning issue. For this growth management report, these sections
then feed into a discussion of the issues, followed by a detailed analysis of growth
management for Midland, and concluding with guiding Directions and the consultant
recommendations for the OPR based on these Directions.

Policy Background
Definitions
BUILT BOUNDARY is the limits of the developed urban area as defined by the Minister of
Infrastructure in accordance with Policy 2.2.3.5 of the Growth Plan (Growth Plan)
BUILT-UP AREA refers to all lands within the built boundary (County OP)
DESIGNATED GREENFIELD AREA is the area within a settlement area that is not built-up
area. Where a settlement area does not have a built boundary, the entire settlement
area is considered designated greenfield area (Growth Plan)
INTENSIFICATION is the development of a property, site or area at a higher density than
currently exists through:
a) redevelopment, including the reuse of brownfield sites
b) the development of vacant and/or underutilized lots within previously
developed areas;
c) infill development
d) the expansion or conversion of existing buildings (Provincial Policy Statement,
2014)
LANDS FOR URBAN USES means lands that are not designated for agricultural uses or
rural uses within a settlement area identified in the approved Official Plan for the local
municipality. (County OP)
LANDS NOT FOR URBAN USES means lands that are designated for agricultural or rural
uses within a settlement area identified in the approved Official Plan for the local
municipality (County OP)
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MUNICIPAL COMPREHENSIVE REVIEW means an Official Plan review, or an Official Plan
Amendment, initiated by a municipality that comprehensively applies the policies and
schedules of this Plan. (County OP)
SETTLEMENTS or SETTLEMENT AREAS means urban areas within municipalities (such as
cities, towns, villages and hamlets) where:
a)

Development is concentrated and which have a mix of land uses

b)

Lands which have been designated in an Official Plan for development over the
long-term planning horizon provided for in policy 1.1.2 of the Provincial Policy
Statement, 2014. Where there are no lands that have been designated over the
long-term, the settlement area may be no larger than the area where
development is concentrated (County OP)

Provincial Policies
Policy Reference - Provincial Policy Statement (2014): Section 1.1.1 (Managing and
Directing Land Use to Achieve Efficient and Resilient Development and Land Use
Patterns); and Section 1.1.3 (Settlement Areas).


The Provincial Policy Statement (PPS), under Section 1.1.1, requires municipalities to
plan for “efficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term.”



Further, under the PPS, settlement areas shall be the focus of growth and
development, occurring as:



–

Intensification and redevelopment within previously developed areas

–

New development in designated growth areas, which have not yet been fully
developed

The PPS also requires planning authorities to:
–

Identify targets for intensification and redevelopment

–

Ensure the orderly progression of development within designated growth
areas
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Growth Plan Policies
Policy Reference - Growth Plan, Office Consolidation, June 2013: Section 2.2.2
(Managing Growth); Section 2.2.3 (General Intensification); Section 6.3.1 (Primary
Settlement Areas); and Section 6.3.2 (Settlement Areas).
•

Section 2.2 of the Growth Plan sets forth a number of policies for where and how to
grow. Under Section 2.2.2 Managing Growth, population and employment growth
will be accommodated by:
a) Directing a significant portion of new growth to the built-up areas of the
community through intensification
b) Focusing intensification in intensification areas
f) Ensuring the availability of sufficient land for employment to accommodate
forecasted growth to support the Greater Golden Horseshoe’s (GGH) economic
competitiveness
h) Encouraging cities and towns to develop as complete communities with a
diverse mix of land uses, a range and mix of employment and housing types,
high quality public open space and easy access to local stores and services

•

i)

Directing development to settlement areas, except where necessary for
development related to the management or use of resources, resource-based
recreational activities, and rural land uses that cannot be located in settlement
areas

j)

Directing major growth to settlement areas that offer municipal water and
wastewater systems and limiting growth in settlement areas that are serviced by
other forms of water and wastewater services

Under 2.2.3 General Intensification, the Growth Plan directs all municipalities to
develop and implement a strategy and policies in their Official Plans to achieve
intensification and the intensification target. The strategies and policies will:
–

Encourage intensification throughout the built-up area

–

Identify intensification areas to support achievement of the intensification
target

–

Facilitate and promote intensification

–

Identify the appropriate type and scale of development in intensification
areas

–

Plan for a range and mix of housing, taking into account affordable housing
needs
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Midland is identified as a Primary Settlement Area in the Simcoe Sub-area. Under
Section 6.3.1 Policy 2. “Municipalities with primary settlement areas will, in their
Official Plans and other supporting documents –
a) Identify primary settlement areas
b) Identify and plan for intensification areas within primary settlement areas
c) Plan to create complete communities within primary settlement areas
d) Ensure the development of high quality urban form and public open spaces
within primary settlement areas through site design and urban design standards
that create attractive and vibrant places that support walking and cycling for
everyday activities and are transit-supportive”



Further, the policies under Section 6.3.2 Settlement Areas of the Growth Plan, apply
to Midland.
These policies outline the requirements for the approval of
development in excess of the projected growth:
a) Contributes to the achievement of the intensification targets and density targets
identified by the Minister in accordance with policy 6.5.3
b) Is on lands for urban uses as of January 19, 2012
c) Can be serviced in accordance with applicable provincial plans and provincial
policies
d) Is in accordance with the requirements of the Lake Simcoe Protection Plan, 2009,
if applicable

County Policies
Policy Reference - Simcoe County Official Plan, Modified as per Approval August 31st,
2015 (Updated March 10, 2016): Section 3.1 (Growth Management Strategy); Section
3.2 (Population and Employment Projections/Allocations); and Section 3.5 (Settlements).
•

Under Section 3.1 of the County OP, the growth management strategy for Simcoe
County is based on four themes:
1. Direction of a significant portion of growth and development to settlements
where it can be effectively serviced, with a particular emphasis on primary
settlement areas
2. Enabling and managing resource-based development including agriculture,
forestry, aggregates, and tourism and recreation
3. Protection and enhancement of the County's natural heritage system and
cultural features and heritage resources, including water resources

5 Planning Issue #2: Growth Management

4. Development of communities with diversified economic
opportunities, and a diverse range of housing options

functions

and

Under each of the identified themes is a rationale and description of the elements for
each that explains how residential and employment growth will be managed in the
County while protecting the natural heritage system and cultural features.
•

The Province has projected that the County of Simcoe will grow to a population of
416,000 and a total employment of 132,000 by 2031.
Under the Growth
Management Framework policies in the OP, “each municipality will identify, plan for,
protect and preserve employment areas in their official plans for current and future
employment uses.”

•

The County Official Plan projects that the Town of Midland will accommodate 5,600
more residents and 1,800 new jobs by 2031.

•

Further, under Policy 3.2.12, local municipalities will delineate settlement area
boundaries and establish land use designations and policies in their OP’s to ensure
that new development occurring within these settlements is planned in a manner
that:
a) Provides for a mix of land uses, including residential, employment, recreational
and human services as appropriate based on the settlement hierarchy and role
of each settlement area as determined by the local municipality, to enable
people to live, work and play in close proximity
b) Provides for enhanced transportation opportunities for pedestrians and cyclists
c) Provides for densities and land use patterns supportive of transit service where
planned to be available in the future
d) Provides for a variety of housing types, including affordable housing
e) Is phased according to the availability and provision of infrastructure and public
service facilities and the phasing policies of this Plan

•

Section 3.5.23 states that development on designated Greenfield areas will be
planned to achieve a minimum density target. The minimum density target
assigned to Midland is 50 residents and jobs combined per hectare.

•

In addition, Section 3.5.24 directs local municipalities to achieve minimum
intensifications targets, consisting of the percentage of all new residential units
developed within the built boundaries of settlement areas, for which Midland was
assigned 40%.
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Existing Midland OP Policies
Policy Reference - Town of Midland Official Plan (2002):
Development Policies).
•

Section 2.0 (General

The current Town of Midland OP includes Economic Development and Growth
Management policies under Section 2.0 General Development Policies. Schedule A
identifies the existing land use structure of the Town’s Official Plan. The Economic
Development initiatives include:
a) Promote and strengthen the downtown district as a significant location for
commercial retail uses, administration, business, services, hotel and convention
facilities
b) Provide strategically located highway commercial facilities based on the need
for expansive land requirements and optimum business exposure. These areas
can also be considered as strategic locations for large footprint retail
developments
c) Attract new industries and support existing businesses and capitalize on the
assistance and initiative programs of senior levels of government
d) Stimulate and encourage the growth of the tourist industry by providing areas for
the development of visitor attractions and the utilization of federal and provincial
assistance programs
e) Provide a strategic plan for economic development
f) Strive to ensure a source of qualified labour

•

The current Growth Management section of the OP is based on a report prepared in
2000 and will require updating based on the County of Simcoe and Growth Plan
population and employment projections.

Previous Plans & Studies
Development Charges Background Study, 2014
Hemson Consulting Ltd. was retained to prepare a Development Charges Background
Study to update the Town of Midland’s Development Charges By-law. A development
forecast was prepared with Town staff with growth projections based on Amendment 1
to the Provincial Growth Plan.
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Public Comments
•

The Downtown and waterfront should be the focus for new intensified development
with consideration for keeping it publicly accessible. Consideration should also be
given to preserving green space by developing brownfields and existing buildings.

•

Intensification initiatives, as required by the Provincial Growth Plan, should be
focused on older industrial/commercial areas, empty spaces and older buildings.
Intensification should be avoided on the waterfront.

•

The policies that are required to preserve the rural areas from encroaching
development should establish a hierarchy of protection for natural heritage without
generalizing the entire area as only open space. Architectural guidelines can be
used as a tool to assist with encroaching development.

Discussion
Determining “where” and “how” to grow


Both the Province and the County are fundamentally interested in providing
direction on this issue. The Town of Midland is projected to grow by 5,600 people to
a population of 22,500, with 1,800 new jobs by 2031.



The Town has an adequate land supply to accommodate its projected growth.



In addition to identifying ‘how much’ to grow, the Growth Plan, the PPS and the
County Official Plan also provide direction on ‘where’ and ‘how’ to grow. There are
three Guiding Principles that are crucial in considering growth management in
Midland and what role the Official Plan should play, including:



–

Ensure that growth and development is efficient and fiscally sustainable

–

Optimize appropriate opportunities for infill, mixed use intensification and
revitalization

–

Enable the strategic use of municipal assets to promote the Town’s
development objectives

These principles are linked to a strategy that can accommodate Midland’s growth
within a logical, definable and efficient urban structure, and which identifies areas
within the Town that are to be promoted for the accommodation of growth, and
those areas of the Town where new growth will be carefully managed.

Creating an urban structure


It may be appropriate to establish a distinct Growth Management Section in the
Official Plan, and include an Urban Structure Schedule that will form the basis on
which Midlands’s future growth is to be accommodated. All of the lands within the
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Town Boundary will be identified as an element within the planned urban structure,
and will, within the new Official Plan, be further provided with appropriate land use
policies. This will ensure that they achieve their identified planned function and are
compatible with the existing development context.


The Urban Structure will have a focused downtown, surrounded by neighbourhoods
and employment areas that are connected by higher intensity corridors which
could permit mixed use development.



The new growth management policy framework should ensure:
–

The efficient use of land, resources, water and sanitary sewage treatment
facilities and other infrastructure and public services;

–

That the Primary Settlement Area will be the focus of growth and
public/private investment;

–

That sufficient land is set aside to accommodate growth for industrial,
commercial, residential, recreational, open space and institutional uses to
2031 (or 2036); and

–

A minimum of 40% of all new residential development occurs through infilling
and redevelopment within existing neighbourhoods.

Addressing “Employment Areas”


Consideration of the splitting up of the existing “Employment Areas” into the more
refined categories of Employment Areas, Employment Lands and Mixed Use Districts
as suggested in the Economic Development report.

Growth Management Analysis
As noted previously, the Town has been allocated population and employment growth
by the Province, and subsequently, the County of Simcoe. The intent of the Growth
Management Strategy is to ensure that the Town has an appropriate supply of land to
accommodate projected growth and a planning policy framework that manages that
growth over the prescribed planning horizon – to the year 2031. The Town of Midland
has been allocated 5,600 new residents and 1,800 new jobs over the planning horizon
for this Plan.
The Growth Areas Map
To assist in explaining this Growth Management Analysis, two maps have been
prepared, the first – the Growth Areas Map, identifies those areas of the Town that have
been identified by Provincial and County planning documents as key elements of the
Town. Each element of the Town has a specified role to play in this Growth
Management Analysis:
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>

The Municipal Boundary – In Midland’s case, the Municipal Boundary coincides
with the Provincial/County Settlement Area Boundary. As such, the entire Town
has been identified as a Settlement Area. In a general sense, this identification
means that ongoing development is to be considered to some degree
throughout the Town, with various levels of priority for growth within the 2031
planning horizon. Within the Settlement Area/Municipal Boundary, the Town is
further subdivided as follows:
•

NHS Area – NHS Area consists of the protected Natural Heritage System.
These areas are not available for any form of urban development, and do
not otherwise contribute to the Growth Management Analysis;

•

The Built Boundary – The Built Boundary identifies the developed areas of the
Town of Midland. All of the lands within the Built Boundary are considered as
developed lands, and any new development is considered under the
definition of “intensification”. The Province and the County have established
a target that 40% of all new residential development within the Town shall be
through “intensification”. While there is no target for the “intensification” of
commercial, industrial or institutional forms of development, the concept of
“intensification” is a positive principle of ongoing growth management in
Provincial and County planning policy;

•

Lands For Urban Uses – Lands For Urban Uses are outside of the Built Boundary
and have been identified by the County as appropriate for the
accommodation of new urban growth within the time horizon of this Plan – to
2031. It is estimated that the Town has a current supply of almost 350 gross
hectares of Land For Urban Uses distributed throughout the Town, as
identified on the Growth Areas Map; and

•

Lands Not For Urban Uses – Lands Not For Urban Uses are also outside of the
Built Boundary, and have been identified by the County as not being
required to accommodate urban development within the timeframe of this
Plan – to 2031. These lands may accommodate urban growth at some point
in time, but it is anticipated that would be well beyond 2031. It is estimated
that the Town has a current supply of some 450 gross hectares of Lands Not
For Urban Uses, distributed throughout the Town, as identified on the Growth
Areas Map.

The Urban Structure Map
The second Map identifies the Town’s Urban Structure. The Urban Structure has been
developed on the basis of the existing pattern of development within the Town, as well
as consideration of the emerging planning trends related to establishing mixed use
urban centres and corridors, and the support for enhanced transit. The Urban Structure
Map includes:
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>

The Greenlands – Like the Growth Areas Map, the Greenlands include the
protected Natural Heritage System and public parks. Together they form a
strong character giving element of the Town;

>

The Neighbourhood Districts – The Neighbourhood Districts represent Midland’s
inventory of residential neighbourhoods. These neighbourhoods accommodate
a full range and mix of housing types. They are identified so that the planning
policy framework can protect them from incompatible intrusions of new
development and can provide opportunities and mechanisms to support
Community Improvement. In addition, some of the Lands For Urban Uses are
identified as Neighbourhood Districts.
These Districts are expected to
accommodate new residential communities, development at a minimum gross
density of 50 persons and jobs combined per hectare.
Midland’s
neighbourhoods are fundamental to its quality of life;

>

The Downtown District – The Downtown District, which is subject to a new Council
adopted Downtown Improvement Plan, has historic importance and is filled with
tremendous development opportunity from a commercial, institutional, cultural
and residential perspective. It must become the focus for reinvestment and
redevelopment.
All new development within the Downtown District is
considered to be “intensification”. It is, along with the Waterfront, what visitors
remember about their trip to Midland;

>

The Employment Districts – The Employment Districts identify Midland’s traditional
industrial uses which have historically been an economic engine of the Town.
These Districts include newer large scale employment areas, and a number of
smaller-scale employment land sites that are more integrated with the
Neighbourhood Districts. The planning policy framework will further subdivide
these Employment Districts into Employment Areas that will receive the full
protection from conversion to other land uses, and Employment Lands that
currently accommodate industrial land uses, but that may, in the long-term, be
considered for conversion to other land uses.
Development within the
Employment Districts is considered to be “intensification”;

>

The Mixed Use Districts – The Mixed Use Districts accommodate a mixture of retail,
service commercial, office, institutional and, in some cases, higher density
residential land uses. They range in mixture of uses, scale of the built form and
age. The planning policy framework will identify these Districts as key locations
for a full range and mix of compatible land uses to ensure that they evolve as an
important connecting element of the Town’s urban structure. These Districts,
along with the Downtown District, will be the focus for “intensification”, and will
provide the justification for enhanced transit investment over time. The planning
policy framework will also establish a hierarchy of Mixed Use Districts that will be
more specific about the range and mix of permitted land uses and the scale of
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the built form typologies anticipated. In addition, much of the Lands For Urban
Uses are identified on the Urban Structure Map as Mixed Use Districts, and it is
anticipated that a substantial portion of the new jobs, and new residents will be
accommodated on those lands.
The “respond to opportunity” approach to growth management, which, in this
regard, means that the Town would pre-designate for urban development all of
the lands identified as Lands for Urban Uses, and provide a policy framework
aimed at the appropriate provision of urban infrastructure, density, mix of uses
and design details to be worked out through the Zoning/Site Plan Approval
processes provides the most flexibility to the Town to react to development
opportunities as quickly and efficiently as possible. The Zoning By-law could use
this OP policy framework as the basis for the use of the H (holding zone) symbol.
>

The Restricted Rural Area – The Restricted Rural Area is not expected to
accommodate significant growth during the planning horizon of this Plan – to the
year 2031. However, since it is located with a Settlement Area, as defined by the
Province and the County, it may be considered for development in the longterm. The planning policy framework will identify all of the Restricted Rural Areas
as Lands Not For Urban Uses as well as the criteria through which a number of
different land uses will be accommodated. It is the intent of this Plan to consider
the Restricted Rural Areas role in comprehensive economic development, as
well at the existing rural/agricultural context. Some rural residential development
on existing lots of record is anticipated;

>

Aggregate Extraction Area – The Aggregate Extraction Area identifies the
existing gravel operations within the Town. It has no anticipated role in
accommodating future growth at this time; and

>

The Waterfront – The Waterfront is an important character-giving element of the
Town. It is an objective of the Town to, over time, enhance public access to the
water’s edge, to protect important viewscapes and to manage new
development/redevelopment in a way that improves the image of Midland from
the water and to the water. Where new development is proposed that abuts
Midland Bay, the Town shall require, where appropriate, provisions for public
access.
The Town may also consider a comprehensive waterfront land
acquisition strategy to facilitate public ownership of the water’s edge over time.

To fully understand the Growth Management Strategy that will be considered in the
Official Plan, both the Growth Areas Map, and the Urban Structure Map need to be
considered together. The accommodation of growth, and the management of
development are fundamental requirements of an Official Plan, and the Province and
the County have provided substantial guidance on how these elements of land use
planning are to be carried out.
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Projected Growth
The Province and the County have projected growth to the Town of Midland. By 2031,
the Town is expected to grow as follows:
>

5,600 people; and

>

1,800 jobs.

The analysis below, and as summarized on the Midland Growth Management Analysis
Table, indicates that the Growth Areas Map, which is based on existing designation of
the Built Boundary, Lands For Urban Uses and Lands Not For Urban Uses, as provided by
Simcoe County, are appropriate for planning purposes to 2031 and do not require
Amendment through this Official Plan Review exercise. Further, the Urban Structure
Map appropriately establishes a planned urban structure that will form the basis of the
Town’s “intensification” strategy, as well as recognizing the existing land use pattern as it
relates to the disaggregation of the existing Employment Districts into various land use
categories. Overall, the population and employment projections can be appropriately
accommodated within the Town of Midland, in conformity with applicable Provincial
and County policy directives. The following details support this conclusion:
Residential/Population Growth
In terms of population growth:
>

40% of the population growth is expected to be accommodated as “Residential
Intensification”, within the identified Built Boundary = 2,240 people (see Growth
Areas Map).
It is anticipated that “Residential Intensification” will be
accommodated primarily within the Downtown District, and in the various Mixed
Use Districts.
Other limited and small scale “Residential Intensification”
opportunities are to be anticipated within the Neighbourhood Districts. The
Downtown District, the Mixed Use Districts and the Neighbourhood Districts are
shown on the Urban Structure Map;

>

The other 60% - 3,360 people - is expected to be accommodated on lands
outside of the Built Boundary on Lands For Urban Uses and on Lands Not For
Urban Uses, as shown on the Growth Areas Map. It is reasonable to suggest that
the majority (about 95%, or 3,190 people) of the “Greenfield Development” will
be accommodated on the Lands For Urban Uses, with some limited rural
residential development on existing lots of record (about 5%, or 170 people) on
the Lands Not For Urban Uses.
The “Greenfield Development” part of the population projection (3,190 people)
is to be accommodated on the Lands For Urban Uses at a Gross Density of 40 to
45 persons per hectare. There is a requirement for “Greenfield Development” to
achieve a combined gross density of 50 persons and jobs per hectare,

13 Planning Issue #2: Growth Management

generating a need for approximately 65 gross hectares (not including the jobs to
be accommodated – see next section); and
>

The land supply to accommodate “Greenfield Development” within the Lands
For Urban Uses is significant, at an estimated 350 gross hectares. This land supply,
while geographically dispersed, is not considered a constraint to the
accommodation of “Greenfield Development” to the year 2031.

Employment Growth
In terms of employment growth, in Midland employment is to be considered, for
planning purposes, in two categories:
>

Population Related Employment (PRE) – This type of employment generally grows
in concert with residential growth and includes institutional uses (schools,
hospitals) as well as retail, office and service commercial uses. PRE uses can
develop within and in proximity to Neighbourhood Districts, and are more likely to
adapt to various built forms in existing Mixed Use Districts, and not necessarily
within defined Employment Districts, as shown on the Urban Structure Map.
In Midland, there is a desire to accommodate more elements of the new
economy, which are expected to be part of the PRE category of anticipated job
growth. As such, for the purposes of this growth management analysis, it is
anticipated that 75% - or 1,350 jobs - of Midland’s job growth with be within the
PRE category.
It is expected that some of these PRE uses will be accommodated within the
areas identified as the Lands For Urban Uses as “Greenfield Development”, in
conjunction with the estimated population growth - 3,190 people. There is a
general “rule of thumb” that between 5 and 10 PRE jobs per gross hectare are
typically accommodated in conjunction with residential growth, generating
between 325 and 650 jobs (based on 65 hectares of land to accommodate
residential development). These jobs are combined with the residential gross
density of between 40 and 45 people per hectare to achieve a combined
density of 50 persons and jobs per hectare on the Lands For Urban Uses, as
required by Provincial and County planning policy directives.
With respect to a land need to accommodate the remaining 700 to 1,025 PRE
jobs to 2031, it is expected that they would be focused primarily in the Downtown
District, within the various Mixed Use Districts and, in addition, these uses may also
find accommodation in some of the older Employment Districts and within the
Neighbourhood Districts, as identified on the Urban Structure Map.

>

Employment Land Employment (ELE) – This type of employment focuses on the
traditional business/industrial forms of employment, developed in the distinct
Employment Districts identified on the Urban Structure Map, which are designed
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specifically to accommodate larger scale, purpose built facilities and multitenant business park buildings.
ELE has historically been a strength of the Midland economy, but, over time the
Town’s industrial prominence has been eroded. The goal is to maintain current
industrial businesses, and anticipate only modest industrial growth in the ELE
sector to 2031. As such, for the purposes of this growth management analysis, it is
estimated that 25% - or 450 additional jobs – of Midland’s job growth will be in the
ELE category.
In terms of the need for additional lands designated for ELE, and in accordance
with the urbanMetrics Report, there is no need to designate additional lands to
accommodate new jobs in the ELE category to 2031. Rather, the focus will be on
identifying the key Employment Areas within the Town, and providing them with
the enhanced protection from conversion policies that are provided by
Provincial legislation.
In addition, the opportunities to intensify existing Employment Districts within the
Built Boundary and the supply of both Lands For Urban Uses (350 hectares), and
Lands Not For Urban Uses (450 hectares) are all significant, and provide ample
opportunity for the Town to accommodate major ELE businesses should the need
arise over time.
Conclusion
1.

The Town has, within its defined Built Boundary, ample opportunity to
accommodate intensified growth in all of the Residential, Population Related
Employment and Employment Land Employment sectors.

2.

With 350 gross hectares of land identified within the Lands For Urban Uses, and a
combined estimated demand for a maximum of 87.5 gross hectares, the Town
has an adequate supply of Lands for Urban Uses available to accommodate
Residential, Population Related Employment and Employment Land Employment
growth. Further, some ELE will be accommodated on the 450 gross hectares of
Lands Not For Urban Uses.

3.

To ensure that the Town can appropriately react to development opportunities
as they arise, the new Official Plan should designate for development all of the
Lands For Urban Uses, as identified on the Urban Structure Map. The policy
framework for this element of the Urban Structure will ensure appropriate
comprehensive planning and servicing strategies are in place, prior to
implementing zoning.

15 Planning Issue #2: Growth Management

Stemming from the Growth Management Analysis are two Directions which frame the
policy recommendations below.

Directions:
1. Providing clear direction for where and how intensification should occur is
important for managing growth in the Town.
2. It is appropriate to establish a logical, definable urban structure.

Directions + Recommendations
Direction #1: Providing clear direction for where and how
intensification should occur is important for managing growth in the
Town.
It is recommended that:
a) Within the lands identified as Neighbourhood District and Employment District that
are currently undeveloped, the Town identify a Greenfield Density Target of 50
persons and jobs combined per hectare, in conformity with the policies of the
County Official Plan.
b) The new growth management policy framework ensures that a minimum of 40% of
all new residential development occurs through intensification (infilling,
redevelopment and conversions) that will be focused within the Downtown District,
the Midland Bay Landing site and within the Mixed Use Districts. Limited infill and
redevelopment within the Neighbourhood Districts will be carefully managed.
c) The Urban Structure and supporting growth management strategy make a clear
distinction between growth in areas that are provided with full urban services, and
areas that are provided with partial services (Sunnyside and Midland Point). In
addition, growth and the potential for additional growth not on full urban services
outside of the built boundary will be identified. It is important to note that new
development on full urban services is the top priority for growth in the Town of
Midland. New development on partial or individual services is expected to be
limited.
d) Development of rural residential uses in Lands Not For Urban Uses only occur on
existing lots of record and that no new rural residential lot creation or subdivisions be
permitted.
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Direction #2: It is appropriate to establish a logical, definable urban
structure.
It is recommended that:
a) Section 2.2 of the existing OP become a separate Section and include an Urban
Structure Schedule that will form the basis on which Midlands’s future growth is to be
accommodated. All of the lands within the Town Boundary (a Primary Settlement
Area) will be identified as an element within the planned Urban Structure, in
accordance with the terminology used within the Provincial and County planning
policy frameworks
b) The Urban Structure reflect the Town’s existing and evolving land use pattern and
includes:
–

Neighbourhood Districts

–

Downtown District

–

Employment Districts

–

Mixed Use Districts

–

Aggregate Extraction Area

–

Greenlands

–

Restricted Rural Area

–

The Waterfront

c) The identified Employment Areas on Schedule “A” of the existing Official Plan be
further subdivided to recognize both their existing land use mix, and their future
potential. Employment Areas that accommodate the Town’s industrial/business
park land uses will be identified as either Employment Areas or Employment Lands.
The key difference being whether or not the lands will be given the highest level of
protection from conversion, or not.
d) The lands remaining as Employment Areas be protected from conversion to other
designations, to ensure their long-term availability to accommodate employment
opportunities. Those policies will ensure that the conversion of Employment Areas to
non-employment uses through a municipal comprehensive review will occur only
where:
–

There is a demonstrated need for the conversion

–

The Town will meet its employment forecasts
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–

The conversion will not adversely affect the overall viability of the
Employment Area

–

The conversion will not adversely
intensification target or density targets

–

There is existing or planned infrastructure to accommodate the proposed
conversion

–

The lands are not required over the long term for the designated
employment function

affect

the

achievement

of

the

e) Existing lands that are currently identified on Schedule “A” as Employment Area, but
are dominated by retail commercial uses, institutional uses or non-employment
generating land uses, become Mixed Use Districts, which may be further subdivided,
depending upon their age, scale and planned function.
f) The lands currently designated on Schedule “A” as Restricted Rural Area be
identified in the Town’s Urban Structure as Lands for Urban Uses, or Lands Not For
Urban Uses, as a key element of the OP. New development in this area on partial or
individual services is expected to be limited, as per Provincial and County planning
policy directives.
g) The defined Urban Structure be translated into more refined land use designations
that will be a refinement of Section 3 of the current OP. Similar to the existing
structure of each of the land use designations, there will be a discussion of the intent
of the designation, the objectives, the permitted uses and associated development
policies that will ensure that each designation will achieve its identified planned
function, and that new development is compatible with the existing development
context.

18 Planning Issue #2: Growth Management

FULLER AVE

Town of Midland
Growth Areas

Legend

NHS Area

Built Boundary

Municipal Boundary

Lands Outside of the NHS
Lands For Urban Uses

HARBOURVIE W DR

Georgian Bay

HARBOURVIEW DR

GOLF LINK RD

Lands Not For Urban Uses

Area Calculations

VINDIN ST

Built Boundary - 1687 ha
NHS - 1565 ha
4TH ST

NHS Inside Built Boundary - 378 ha
NHS Outside Built Boundary - 1187 ha
Built Boundary With No NHS - 1309 ha

DOMINION AVE

Lands for Urban Uses - 919 ha
Not in NHS - 349 ha
Lands Not for Urban Uses - 1136 ha
Not in NHS - 453 ha

YONGE ST
M
BA L

DE
CH R
BEA

.

Little Lake

KING ST

COU

NTY

RD 9

3

0

500

1,000

1,500
Metres

North American Datum 1983
Zone 17 North
Copyright Queens Printer 2016

HWY 9
3

HWY 12

DRAFT FOR DISCUSSION
August 10, 2016

FULLER AVE

Town of Midland
Urban Structure

Legend
Neighbourhood District
Downtown District

HARBOURVIE W DR

Employment District

Georgian Bay

HARBOURVIEW DR

GOLF LINK RD

Mixed Use District

Aggregate Extraction Area

VINDIN ST

Greenlands

Restricted Rural Area
4TH ST

The Waterfront
DOMINION AVE

.

YONGE ST
M
BA L

DE
CH R
BEA

0

Little Lake

1,000

1,500
Metres

RD 9

3

North American Datum 1983
Zone 17 North
Copyright Queens Printer 2016

NTY

KING ST

COU

500

HWY 9
3

HWY 12

DRAFT FOR DISCUSSION
August 10, 2016

Midland Growth Management Analysis
New
Population Density

Land Demand

Land Supply Comments

Residential Growth
• Intensification (min 40%)

5,600
2,240

• Greenfield (max 55%)

3,190

• Rural Residential on existing lots of
record (est 5%)

170

Focus on Downtown and
n/a
Mixed Use Districts
50 (40-45 people)/ha 65ha (also includes land for
350 ha
Population Related Employment)
n/a
450 ha

New Jobs

Density

Land Demand

Employment Growth
1,800
Population Related Employment (est 75%) 1,350
• Intensification
700 to 1,025

n/a

• Greenfield

5 to 10 jobs/ha

Focus on Downtown and
n/a
Mixed Use Districts
Part of 65ha of Greenfield, in
350 ha
combination with Residential Uses
9 to 22.5ha
350 ha/450 ha

325 to 650

Employment Land Employment, including 450
Rural Employment (est 25%)

n/a

20 to 50 jobs/ha

Within Built Boundary
On Lands For Urban Uses
On Lands Not For Urban Uses

Land Supply Comments
Within Built Boundary
On Lands For Urban Uses
On Lands For Urban Uses
and/or intensification of
existing Employment Districts
Also on Lands Not For Urban
Uses

The key conclusions from this analysis are three-fold:
1. The Town has, within its defined Built Boundary ample opportunity to accommodate intensified growth in all of the Residential, Population
Related Employment and Employment Land Employment sectors.
2. With 350 gross hectares of land identified within the Lands For Urban Uses, and a combined estimated demand for a maximum of 87.5 gross hectares,
the Town has an adequate supply of Lands for Urban Uses available to accommodate Residential, Population Related Employment and Employment Land
Employment growth. Further, some ELE will be accommodated on the 450 gross hectares of Lands Not For Urban Uses.
3. To ensure that the Town can appropriately react to development opportunities as they arise, the new Official Plan should designate for development all
of the Lands For Urban Uses, as identified on the Urban Structure Map. The policy framework for this element of the Urban Structure will ensure
appropriate comprehensive planning and servicing strategies are in place, prior to implementing zoning.

