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1 INTRODUCTION
This Planning Justification Report has been prepared by WSP Group Canada Limited (WSP) in support of an application by Tripar,
for a Zoning By-Law Amendment application and request to lift the Holding Symbol on the lands to permit the development of the
southern portion of the lands municipally known as 16928 Highway 12 in the Town of Midland. The current Zoning By-Law
Application proposes the development of Phase 1 lands for a hotel and a conference centre. The owner of the lands will submit a
severance application to sever the Phase 1 lands once a Site Plan for the proposed development is finalized. A separate development
proposal will be submitted for Phases 2 and 3 at a future date. This planning report is only in relation to the Zoning By-Law
Amendment application for Phase 1, as shown in Figure 1 below.
The Phase 1 subject lands are located south of Highway 12, on the west side of Beamish Road as shown in Figure 1. The proposed
development for the Phase 1 lands includes a 5-storey hotel and a single storey conference centre with an access for vehicular traffic
on the east side of the lands from Beamish Road. The development proposal also includes the potential for a future vehicular
connection to the lands reserved for Phases 2 and 3 lands to the north. A commercial plaza development containing retail uses are
contemplated for the future development of Phase 2 lands, which front onto Highway 12. Professional office uses are contemplated for
the future development of the Phase 3 lands that fronts onto Highway 12.
LEGEND
Subject Lands

N
Figure 1: Aerial photo of the subject lands located at 16928 Highway 12, Midland (Google Images, 2019).

1.1 PROPERTY LOCATION AND DESCRIPTION OF THE LANDS
The subject lands are municipally known as 16928 Highway 12 in the Town of Midland. The lands are legally described as Part of the
North Half of Lot 100, Concession 1, being Part 1 on Plan 51R-24965 (Figure 2). The total site area for the Phase 1 subject lands is
19,579.71 m2 (4.84 acres). The proposed development concept includes a frontage of approximately 98 m onto Beamish Road.

The subject lands are currently undeveloped and do not contain any existing buildings or structures. The only notable vegetation is a
hedgerow along the western and southern edges of the property and clustered near the centre of the subject lands (Figure 1). The
property slopes from a high point of 227.48 m above sea level at the north-west corner of the property to 211.95 m above sea level on
the east side of the property.
There is currently no vehicular access point from Beamish Road or Highway 12 into the site. The proposed development for Phase 1
includes one driveway access point from Beamish Road and a future connection to the Phase 2 and 3 lands that are located north of the
subject site.

1.2 SITE CONTEXT
The subject lands are located in the Town of Midland Settlement Area, south of Highway 12 and west of Beamish Road. Highway 12
is a major arterial road leading into the Town of Midland’s downtown area that is developing as a commercial corridor that is
generally comprised of large-scale retail, commercial plazas, hotels and motels, and businesses that are connected with internal vehicle
access points and with parking in the frontage. The existing and surrounding land uses include:
North: On the south-west corner of Highway 12 and Beamish Road, there is a small municipal building that contains a well and water
treatment facility. On the opposite side of Highway 12, there are undeveloped lands that currently have planning applications
underway with the Town to permit a residential subdivision with mixed uses along Highway 12. Construction for townhouse and
semi-detached residential development on this land is underway with occupancy scheduled for Fall 2019. There is a storm water
management pond located immediately north of Highway 12. Beyond the undeveloped lands is the shoreline of Little Lake.
East: The lands on the east side of Beamish Road are comprised of the Ontario Provincial Police Department - Southern Bay
Georgian Detachment that fronts onto Beamish Road and a 2-storey Midland Inn & Suites that fronts onto Highway 12. To the east on
Highway 12, there is a Smart Centres commercial plaza containing a Walmart Midland Supercentre, Home Depot, Mark’s Warehouse,
and a variety of restaurant, retail, and service uses that are connected by internal vehicle access. At the intersection of Highway 12 and
King Street to the east, there is a 3-storey Quality Inn & Conference Centre and a 2-storey Comfort Inn.
South: Lands to the south are occupied by KJ Beamish Construction Co. Ltd., which has an active aggregate extraction operation on
site.
West: On the lands adjacent to the west, there are a few small 1 and 2-storey office buildings, which includes the Midland Power
Utility Corporation and Rastin & Associates Trial Lawyers. The lands to the south-west of the subject property are part of the KJ
Beamish Construction Co. Ltd. aggregate extraction operation.
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Figure 2: The municipal lot lines of the subject lands, County of Simcoe (GIS) Interactive Map, 2019.
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2 DEVELOPMENT PROPOSAL
2.1 DESCRIPTION OF THE PROPOSAL
The proposed site design for Phase 1 includes a 5-storey hotel on the east side of the site, with a two-way loading and drop off area
located on the north side of the building. The proposed hotel will have a capacity of 93 rooms and a total GFA of 6,225 m2 (67,007
sq.ft.). On the west side of the site, there is a proposed single storey conference centre with capacity for approximately 500 people.
The proposed conference centre will have a total GFA of 2,496.26 m2 (26,870 sq. ft.) with the main entrance and drop-off area on the
north side of the building. The development concept includes one access point from Beamish Road into the site at the north-east
corner of the subject lands. The proposed site design also provides a parking aisle at the north side of the site that can potentially be
converted to an access point to the Phase 2 and Phase 3 lands, which will provide a second access point into the site from Highway 12.
The hotel and conference centre are oriented towards Highway 12, parallel to the main parking aisle, and set back on the south side of
the subject lands to allow adequate space for vehicle parking and loading at the front of the buildings. The buildings are set back from
the primary vehicle aisle leading from the access point from Beamish Road into the site, which allows adequate space for vehicle
queueing and minimizes vehicle conflict when entering or existing the site. The height of the proposed hotel is 5-storeys (19 m),
however the building is set back from Highway 12 on the south side of the subject lands, and the future low-density development
anticipated on the adjacent lands to the north will provide an appropriate transition from the street edge on Highway 12 to the hotel.
There are no residential uses adjacent to the subject lands.
The site is currently zoned as Industrial (M-1). According to the Town of Midland Zoning By-Law, the development requires 117
parking spaces for the proposed hotel use and 125 parking spaces for the conference centre use. The proposed development provides a
total of 329 parking spaces, which results in more 87 parking spaces than required by the Town’s by-law. There are also 9 barrier-free
parking spaces provided on site that are situated at the main entrances to the conference centre and hotel. The vehicle traffic that enters
the site is directed down a main parking aisle and can branch off to the left to access the main entrance to the hotel or the conference
centre. The parking spaces that are provided throughout the site are accessed by several two-way parking aisles on the north, west, and
east sides of the site. There is one row of parking provided on the south side of the proposed hotel building.

Future Phases 2 & 3

Phase 1

Figure 3 Development Proposal, December 2018
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2.2 FUTURE PHASING
In order to separate the Phase 1 lands from the lands that shall contain Phase 2 and 3 to the north, a severance application will be
pursued at the Site Plan stage once the details of the Phase 1 development have been finalized.
Commercial and office uses are contemplated for the future development of Phase 2 and 3 on the northern portion of the lands. The
potential development of Phase 2 lands may include a commercial plaza containing seven single-storey commercial buildings that
front directly onto the street edge on Highway 12, with an approximate total GFA of 7,748.57 m2 of retail. Further, a 4-storey office
building is contemplated for the development of the Phase 3 lands, and may propose a total GFA of 7,442.00 m2 of professional office
uses. The Phase 2 and 3 lands are currently zoned as Industrial (M-1). The contemplated uses for Phase 2 and 3 will provide a range of
employment uses that are permitted within the current zoning and are consistent with the surrounding commercial plaza and office
uses that are developing along the Highway 12 corridor.
The contemplated commercial plaza and office uses for Phases 2 and 3 would contribute to the long-term evolution of commercial
uses and tourist accommodations along the Highway 12 corridor that meet the needs of the growing population and expanding tourism
sector in the Town of Midland.

2.3 SITE STATISTICS
Phase 1 – after proposed severance
Lot Area

19,579.71 m2 or 4.82 ac

Total GFA

8,721.39 m2 or 93,876 sq. ft.

Site Coverage

18.42%

Height

Proposed Building ‘A’ Hotel: 5-storeys (19 m)
Proposed Building ‘B’ Conference Centre: 1-storey

Number of Hotel Rooms

93 rooms

Capacity of the Conference Centre

500 people

Parking

329 parking spaces
9 barrier-free parking spaces

Table 1: Key statistics – Phase 1 development

2.4 PROPOSED ZONING BY-LAW AMENDMENT
In order to implement the proposed development for Phase 1, a Zoning By-law Amendment to the Town of Midland Zoning By-law
2004-90 is required to re-zone the subject lands from Industrial (M1-H) to Industrial Exception (M1-XX). The Zoning By-Law
Amendment is required to permit the additional use of a hotel, and to introduce the site-specific development standards listed below.
The proposed development will also require the removal of the Holding “H” Symbol on the lands. The Holding Symbol was applied to
the site to ensure adequate services to the site are available prior to any development of the lands. An application for the removal of
the holding provision is included as part of this Zoning By-Law Amendment Application.
•

Additional Permitted Use: Hotel

•

Maximum Building Height shall be 5 storeys (19 m)
11

A severance application will be pursued at the Site Plan stage to legally sever the Phase 1 lands from the Phase 2 and 3 lands to the
north. This application will be submitted at a later date once the details of the site plan for Phase 1 have been finalized.
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3 PLANNING POLICY REVIEW
The following section is a summary of planning policies that influence the proposed development. The analysis of how the proposed
development conforms to the following policies is included in Section 4 of this report.

3.1 PROVINCIAL POLICY STATEMENT, 2014
The Provincial Policy Statement (PPS), 2014 came into effect on April 30, 2014 and provides policy direction on matters of provincial
interest related to land use planning and development. In accordance with Section 3(5) of the PPS, all land use decisions are required
to be consistent with the PPS. The vision of the PPS is to build strong communities while ensuring development patterns are efficient
and optimize the use of land, resources, and public investment in infrastructure.
A central policy direction of the PPS is the creation of strong, healthy communities and facilitation of long-term economic growth
through efficient development and land use patterns. Section 1.1.1 promotes the following policies for sustaining health, liveable and
safe communities:
•

Promoting efficient development and land use patterns which sustain the financial well-being of the Province and
municipalities over the long term (1.1.1(a));

•

Accommodating an appropriate range and mix of residential…, employment (including industrial and commercial);
institutional…, recreation, park and open space, and other uses to meet long-term needs (1.1.1(b));

•

Avoiding development and land use patterns that would prevent the efficient expansion of settlement areas in those areas
which are adjacent or close to settlement areas (1.1.1(c)); and

•

Promoting cost-effective development patterns and standards to minimize land consumption and servicing costs (1.1.1(e)).

The subject lands are located within the Town of Midland Settlement Area. Section 1.1.3 states that the vitality of settlement areas is
critical to the long-term economic prosperity of our communities. Policy 1.1.3.1 states that Settlement areas shall be the focus of
growth and development, and their vitality and regeneration shall be promoted. Policy 1.1.3.2 provides that land use patterns within
settlement areas shall be based on densities and a mix of land uses which:
•

Efficiently use land and resources;

•

Are appropriate for, and efficiently use, the infrastructure and public service facilities which are planned or available, and
avoid the need for their unjustified and/or uneconomical expansion;

•

Support active transportation; and

•

Are transit-supportive, where transit is planned, exists, or may be developed.

Policy 1.3.1(b) states that planning authorities shall promote economic development and competitiveness by providing opportunity for
a diverse economic base, and maintaining a range of sites that are suitable for employment uses. Policy 1.3.1(c) further encourages
compact, mixed-use development that incorporates compatible employment uses to support liveable and resilient communities.
Policy 1.2.6.1 states that major facilities and sensitive land use should be planned to ensure they are appropriately designed, buffered
and/or separated from each other to prevent or mitigate adverse effects from odour, noise and other contaminants, minimize risk to
public health and safety, and to ensure the long-term viability of major facilities. Major facilities include resource extraction areas
such as Beamish and sensitive land uses which by definition imply uses that have routine and normal activities which would
experience one or more adverse effects, this may include a hotel uses.
For reasons set out in Section 4 of this report, it is our opinion that the proposedd development is consistent with the Provincial Policy
Statement.

3.2 PLACES TO GROW: GROWTH PLAN FOR THE GREATER GOLDEN
HORSESHOE, 2017
The Growth Plan for the Greater Golden Horseshoe, 2017 (the “Growth Plan”) came into effect on July 1, 2017. Section 3(5) of the
Planning Act requires that all decisions that affect a planning matter shall conform with the Growth Plan.
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Updated Growth Plan policies have been strengthened with regards to the integration of land use and infrastructure planning, and the
importance of ‘optimizing’ the use of land supply and infrastructure. In this respect, the Growth Plan has been revised by adding more
detail about the objectives of a “complete community” and requiring minimum density targets for major transit station areas.
The Town of Midland in its entirety is identified in the Growth Plan as a Primary Settlement Area, as per Schedule 8 – Simcoe SubArea (Figure 3). Section 2.2.1.2 sets out policies on directing growth in settlement areas which meet criteria. Specific criteria is
mentioned in policy 2.2.1.2(a) which includes settlement areas that have a delineated built boundary, have existing or planned
municipal servicing in place, and that can support the achievement of complete communities. As per policy 2.2.1.4(a), the Growth
Plan supports the achievement of complete communities that feature a diverse mix of land uses, including residential and employment
uses, and provide convenient access to local stores, services and public service facilities.
Schedule 7 of the Growth Plan sets an employment target of 13,800 jobs by the year 2031 for the Town of Midland. Section 6.1 of the
Growth Plan directs a significant portion of growth within the Simcoe Sub-area to communities where development can be most
efficiently serviced, with emphasis on primary settlement areas.
Section 2.2.5.1 promotes economic development and competitiveness in the Greater Golden Horseshoe by:
•

Making more efficient use of existing employment areas and vacant and underutilized employment lands and increasing
employment densities (2.2.5.1(a))

•

Ensuring the availability of sufficient land, in appropriate locations, for a variety of employment uses to accommodate
forecasted employment growth to the horizon of this Plan (2.2.5.1(b))

•

Planning to better connect areas with high employment densities to transit (2.2.5.1(c))

•

Integrating and aligning land use planning and economic development goals and strategies to retain and attract investment
and employment (2.2.5.1(d))

Policy 2.2.5.9 indicates that the conversion of lands within employment areas to non-employment uses may be permitted only through
a municipal comprehensive review (MCR).
Amendment 1
In 2018, the Ministry of Municipal Affairs and Housing (MMAH) undertook a series of technical working groups and stakeholder
consultation to review the Growth Plan and to identify solutions to address barriers to increasing the supply of housing, job creation,
and attraction of investments. In January 2019, the MMAH proposed Amendment 1 to the Growth Plan to address these challenges,
which is currently under review. The proposed text introduces simplified population and employment targets to reflect the local
realities of municipalities across the province. Pending the approval of Amendment 1, there may be new or revised policies introduced
that apply to the proposed development.
For the reasons set out in Section 4 of this report, it is our opinion that the proposed development is consistent with the Growth Plan.

Figure 3: Excerpt from Schedule 8 – Simcoe Sub-Area, the Growth Plan.
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3.3 THE COUNTY OF SIMCOE OFFICIAL PLAN, 2008
The County of Simcoe Official Plan, 2008 (2016 Office Consolidation), received partial approval at the Ontario Municipal Board on
April 19th, 2013, and has subsequently been approved in phases by the Board. We note that the site-specific appeals still remain.
The County of Simcoe Official Plan designates the Town of Midland in its entirety as a “Settlements” area, as per Schedule 5.1 –
Land Use Designations, and the site is located outside of the designated Built Boundary within the Settlement Area Boundary as
shown on Figure 4 below. Further, the Town of Midland is identified as a Primary Settlement Area in Schedule 5.1.2 – Simcoe SubArea. The site fronts onto Highway 12, which is designated as a Provincial Highway as per Schedule 5.5.1 – County Transportation
Systems, in the Simcoe County Official Plan (Figure 5)
Part 3 of the County of Simcoe Official Plan identifies four major themes that shape the Growth Management Strategy for the County:
1.

Direction of a significant portion of growth and developments where it can be effectively serviced, with emphasis on
primary settlements areas (3.1.1).

2.

Enabling and managing resource-based development including agriculture, forestry, aggregates, and tourism and recreation.
Further, the policy provides that within the guidelines outlined in this plan, the development of such recreational uses and
related development can provide settings which enhance the tourism economic sector in the County, and attract visitors from
around the world (3.1.2).

3.

Protection and enhancement of the County’s natural heritage system and cultural features and heritage resources, including
water resources (3.1.3).

4.

Development of communities with diversified economic functions and opportunities and a diverse range of housing options
(3.1.4).

Policy 3.5.1 provides direction to focus population and employment growth and development within settlements, with emphasis on
primary settlement areas. As set out in policy 3.5.3, mixed use development is encouraged within settlement areas to create strong and
vibrant central places. In addition, policy 3.5.2 promotes the development of compact urban form and the efficient use of land and
provision of water, sewer, transportation, and other services. Policy 3.5.4 further promotes forms of development that minimize land
consumption and servicing costs. Table 1 – Projections by Municipality for the Year 2031, sets forth an employment target of 13,800
by the year 2031 for the Town of Midland.
Section 2.4 identifies tourism and recreation as a large and growing economic sector in the County, including attraction-oriented travel
and seasonal residence activity. Policy 3.1.4 encourages a wider range of employment within settlement areas to better withstand the
economic changes and cycles regularly encountered. Further, policy 3.1.4 states that such employment opportunities arise from the
resource base of the County, and from a service sector which provides a wide range of services to the residents of the County and
tourists.
The subject lands are located outside of the Oak Ridges Moraine Conservation Plan Area. As per schedule 5.2.4 – Wellhead
Protection areas and Surface Water Intake Protection Zones, the subject lands are located within the Wellhead Protection Area that is
designated as WHPA-Q1 (Figure 6). Schedule 5.2.5 – Highly Vulnerable Areas, shows that the subject lands are also located within a
Surface Water Intake Protection Zone and a Highly Vulnerable Aquifer Zone (Figure 7). Policy 3.11.34 directs local municipalities to
provide the appropriate mapping and policies in their official plans to prohibit uses in the area of high aquifer vulnerability.
Policy 4.4.6 states that mineral aggregate operations shall minimize impacts to adjacent or nearby uses, such as dust, noise effects on
the water table and other effects from mining activities or the transportation of aggregates.
For the reasons set out in Section 4 of this report, it is our opinion that the proposed development is in conformity to the County of
Simcoe Official Plan.
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Subject lands

Figure 4: Excerpt from Schedule 5.1 – Land Use Designations, Simcoe County Official Plan.

Subject lands

Figure 5: Excerpt from Schedule 5.5.1 – County Transportation Systems.

Subject lands

Figure 6: Excerpt from Schedule 5.2.4 – Wellhead Protection Areas and Surface Water Intake Protection Zones, Simcoe County
Official Plan.
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Subject lands

Figure 7: Excerpt from Schedule 5.2.5 – Highly Vulnerable Aquifers, Simcoe County Official Plan.

3.4 TOWN OF MIDLAND OFFICIAL PLAN, 2003
The Town of Midland Official Plan, 2002 (January 2017 Office Consolidation) was approved by the County of Simcoe on June 24 th,
2003 with modifications. The Town of Midland Official Plan provides direction for future growth and development in the Town to the
year 2021.
The subject lands are currently designated as “Employment Areas”, as per Schedule A – Land Use (Figure 8). The Town of Midland
Official Plan that is currently in force does not define a delineated Built Boundary on Schedule A – Land Use. As per section 3.1, the
Employment Areas designation is intended to provide for business and commerce, industry and compatible community and
institutional uses. Section 3.1 also states that the intent and purpose of the Town of Midland Official Plan is to support and encourage
appropriate business growth and to foster market place changes and acceptable land use mixes which will occur over the life of the
Plan. Policy 3.1.3(b) provides the permitted commercial uses include within the Employment Areas designation, which includes
tourism accommodation, business and professional offices, eating establishments, day care centres, recreation and tourism, and other
business uses.
Section 3.1.5 provides development policies for the Employment Areas designation. The relevant policies include:
•

Building design, location, and treatment should be complementary to surrounding uses. Buildings located adjacent to major
transportation routes are expected to present a best face forward design approach, including landscaping, to heighten the
aesthetic appeal of the location and the surrounding area (3.1.5(a)).

•

Adequate parking and loading facilities will be provided on site. Shared access and parking for adjacent developments is
encouraged, together with shared internal roadways, to reduce the need to use local streets (3.1.5(b)).

Section 2.4 of the Town of Midland Official Plan provides overall objectives to guide Community Design and produce built
environments that evoke a desirable image and sense of place. Policy 2.4.4.4 encourages the design of road patterns, buildings, and
spaces which provide easy access and efficient flow of pedestrians and vehicles. Policy 2.4.4.8 encourages developments that can be
used for a variety of purposes and which can adapt over time to changing circumstances and opportunities. Policy 4.6.1 encourages
appropriate buffering where there may be negative impact on the enjoyment of adjacent uses.
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Policies 7.3.3.1 and 7.3.4.1 state that no development can take place in Wellhead Protection Areas or Aquifer Re-charge Areas until a
comprehensive analysis and groundwater protection strategy has been undertaken to ensure that groundwater quality and quantity is
maintained or enhanced.
For reasons set out in Section 4 of this report, it is our opinion that the proposed development conforms with the Town of Midland
Official Plan.

Subject lands

Figure 8: Excerpt from Schedule A – Official Plan Land Use, Town of Midland Official Plan.

3.5 TOWN OF MIDLAND OFFICIAL PLAN REVIEW
The Town of Midland is currently undertaking an Official Plan Review (OPR). Under the Planning Act, municipalities are required to
review their Official Plan every five years. The Official Plan document that is currently in effect was approved by Council in 2003.
The OPR process was initiated by the Town in December 2015, and a Draft Official Plan was released to the public over the summer
of 2018. The review was put on hold during the municipal election that took place on October 22, 2018. At this time the Official Plan
Review is anticipated to be presented to Council for approval in Spring 2019.
The Draft Official Plan delineates the Town’s Built Boundary, and on Schedule A – Growth Areas, the subject lands are designated as
“Lands for Urban Uses” for lands outside of the Built Boundary (Figure 9). The target for all lands for Urban Uses outside the Built
Boundary is 50 persons per jobs combined per hectare. Section 2.2.4 identifies four key elements within the Settlement
Area/Municipal Boundary respect to Growth Management - Greenlands, the Built Boundary, Lands for Urban Uses, and Lands Not
for Urban Uses. Policy 2.2.4(c) states that Lands for Urban Uses that are outside of the Built Boundary have been identified as
appropriate for the accommodation of new urban growth within the time horizon of this Plan. All development on lands identified as
Lands for Urban Uses outside of the Built Boundary is considered under the definition of greenfield development (2.2.4(c)).
The subject lands are designated as an “Intensification District” in the proposed Schedule B – Urban Structure (Figure 11). Policy
2.2.7(c) defines Intensification Districts as areas that shall accommodate, and are planned to accommodate, a mixture of retail, service
commercial, office, institutional and, in some cases, higher density residential land uses. Specific policies for Intensification Districts
include:
•

Intensification Districts will be the focus of the Town’s intensification strategy, and will provide the justification for
enhanced transit and active transportation investment over time (2.2.7(c)).

•

Intensification Districts are located both within the Built Boundary (intensification opportunities) and outside the Built
Boundary (greenfield opportunities), and it is anticipated that a substantial portion of the new jobs, and new residents will be
accommodated on these lands (2.2.7(c)).
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•

New development on full urban services is required for growth in the Intensification Districts (2.2.7(c)).

•

The Intensification Districts have the potential to accommodate significant growth, in an intensified built form, with mid-rise
and high-rise residential buildings and population related employment uses, including community or regionally scaled
commercial, office, and institutional uses (4.4.1(a)).

•

Intensification Districts also play a crucial role in defining the planned urban structure of the Town, in accommodating
growth through intensification and in supporting a successful transit system (4.4.1(a)).

•

An appropriate mix and range of commercial, retail, office, institutional and residential uses at different scales and intensities
will be encouraged and supported within the various Intensification Districts (4.4.1(b)).

The Draft Official Plan currently designates the subject lands as “Commercial Corridor” in Schedule C – Land Use (Figure 10). The
relevant policies for this designation include:
•

Permitted uses include convention/conference facilities, hotels, and motels (4.4.4(c)).

•

Buildings and sites throughout the Commercial Corridor designation may develop as comprehensively planned commercial
centres, consisting of individual buildings or multi-unit buildings. New development is encouraged to accommodate an array
of uses (4.4.4(c)).

•

Lands within the Commercial Corridor designation are considered to be key routes for an enhanced transit system (4.4.4(a)).

•

Within the Commercial Corridor designation, the minimum building height should be 2 storeys, or 8 metres, whichever is
greater. The maximum building height shall be 4 storeys, or 16 metres, whichever is less (4.4.4(g)).

•

Notwithstanding the identified maximum building height limit, additional building height may be considered by the Town on
a site by site basis, subject to the height bonus provisions of this Plan and where community benefits have been secured in
exchange for additional height… More specifically, the Town may consider taller buildings within the Commercial Corridor
designation subject to the following policies:
(i)

High-rise buildings shall not exceed a height of 12.0 storeys or 42.0 metres, whichever is less.

•

Development within the Commercial Corridor designation will have regard for an adjacent land use or area, with respect to
existing built form, building mass, height, setbacks, scale, orientation, landscaping, and visual impact (4.4.4(k)).

•

Adequate parking, loading, and garbage collection/storage facilities for all permitted land uses shall be provided on site. To
promote high quality appearance, these facilities, except for a limited amount of visitor parking, generally shall not be located
between the building(s) and the Provincial Highway, County Road or Arterial Road network. Shared access and parking
among various properties is encouraged (4.4.4(l)).

The subject lands are identified in Schedule G – Source Protection as a Wellhead Protection Area (WHPA-A on the north side, and
WHPA-B on the south side of the site) and Highly Vulnerable Aquifer. Figure 12 shows a well and water treatment plant located to
the north-east of the subject lands.

Subject lands

Figure 9: Excerpt from Schedule A – Growth Areas, Town of Midland Draft Official Plan.
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Subject lands

Figure 10: Excerpt from Schedule C – Land Use, Town of Midland Draft Official Plan.

Subject lands

Figure 11: Excerpt from Schedule B- Urban Structure, Town of Midland Draft Official Plan.
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Subject lands

Figure 12: Excerpt from Schedule G – Source Protection, Town of Midland Draft Official Plan.

3.6 TOWN OF MIDLAND ZONING BY-LAW 2004-90
The Town of Midland Zoning By-Law 2004-90 (2016 Office Consolidation) was adopted by Council in 2004. The subject lands are
currently zoned as Industrial Zone (M1-H), with a holding symbol “H” on the lands (Figure 13). Section 7.1.2 provides that the
permitted uses within this zone include a conference centre, banquet hall, eating establishment, and professional office. Section 7.1.3
provides the current zoning requirements as shown in Table 2 below.
Policy 3.36 states that where lands are zoned with a holding symbol, the use of the lands shall be limited to existing uses, a permitted
temporary use and conservation or forestry uses until the removal of the holding symbol.

Table 2: The current Industrial Zone (M1) zoning provisions and compliance table.
Zoning Provision

Required

Compliance (after severance)

Minimum Lot Area

4000 m2

Yes - 19,579.71 (4.82 ac)

Minimum Lot Frontage

30 m

Yes - 98 m

Maximum Lot Coverage

60%

Yes - 18.42%

Minimum Front Yard Setback

7.5 m

Yes - 23 m

Minimum Rear Yard Setback

8.8 m

Yes - 47 m

Minimum Interior Side Yard Setback

6.0 m

Yes - 17 m

Minimum Exterior Side Yard Setback

7.5 m

N/A

Maximum Building Height

11 m

No - 19 m (5-storeys)
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Required Parking

Banquet Hall: 1 parking space for
each 4 persons that can be
accommodated at any one time in
a dining room, licenced beverage
room, or a banquet room

Yes - 329 parking spaces
proposed (surplus of 87 spaces)

Hotel: 1.25 stalls per guest room

Figure 13: Excerpt from the Town of Midland Zoning By-Law 2004-90 online zoning map.
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4 PLANNING ANALYSIS
The proposed development concept represents the appropriate development of the subject lands. The proposed development of the site
for a conference centre and hotel use is supportive of the policy directions articulated in the Provincial Policy Statement, the Growth
Plan for the Greater Golden Horseshoe, the County of Simcoe Official Plan, the Town of Midland Official Plan, and Draft Town of
Midland Official Plan that is currently under review.
The Town of Midland is identified in the Growth Plan as a vital Primary Settlement Area, which is identified by the PPS, Growth
Plan, and County of Simcoe Official Plan as an appropriate area where the majority of growth and development shall be directed. All
levels of policy support the creation of a range of employment opportunities on lands that are serviced by existing municipal
infrastructure for water, wastewater, stormwater, and transportation. The Growth Plan assigns the Township of Midland an
employment target of 13,800 jobs to be achieved by the year 2031, as set out in Table 1 – Projections by Municipality for the Year
2031. The proposed development introduces high-density employment uses that support the Town’s long-term economic well-being,
contributes to the achievement of employment targets, and makes efficient use of Employment lands that are currently vacant and
underutilized. The subject lands are an ideal candidate for development within the Midland Settlement Area as the lands are already
located on full municipal services. The Functional Servicing Report and Transportation Impact Study that have been submitted in
support of this application demonstrate that there is water, sewer, and road capacity for the proposed development.
The proposed addition of a hotel use on the subject lands conforms with the Town’s long-range growth strategy. The Town of
Midland Draft Official Plan prioritizes the intensification and development of the commercial corridor along Highway 12, and it is the
intent of the Draft Official Plan to support land uses that provide future justification for an enhanced transit route along Highway 12 as
the municipality grows. The proposal provides employment uses and tourist accommodation uses that are complementary to the
existing residential, commercial, and hotel uses that have recently been developed along this corridor. The County of Simcoe Official
Plan, Town of Midland Official Plan, and Draft Town of Midland Official Plan recognize that recreational uses and related
development that are oriented to seasonal tourists are a key element of the future economic growth and land development of the
County. The proposed conference centre will support existing business uses and help attract future business investments to the area.
The introduction of a hotel use will support the growing tourism and recreation industry, and will complement the development
tourism activities that are promoted in the County Official Plan.
In regards to the land use, the proposed development seeks to permit the additional use of a hotel, which is already a permitted use in
the Town of Midland Official Plan policy 3.1.3(b) in relation to the Employment Area designation. Further, the proposed Commercial
Corridor designation in the Draft Town of Midland Official Plan permits hotel, motels, and convention and conference facilities.
The Commercial Corridor designation permits development up to 4 storeys, with case by case consideration for additional building
height up to 12 storeys. The proposed 5 storey hotel will be setback from Highway 12 with the future development for Phase 2 and 3
providing an appropriate and desirable transition of building massing towards the proposed development. Currently there are no
immediate residential areas and the nearest one is the future Seasons on the Lake subdivision north of Highway 12. The width of
Highway 12 roadway is 22.5m and the right of way, approximately 50m. Due to the limited residential in the immediate vicinity and
the ROW width of Highway 12, there will be no negative impacts from the increased height of 5 storeys (19 m).
With the growth forecasted for the Town of Midland, the proposed 5 storey hotel is appropriate given the anticipated growth in the
recreation and tourism industry. The proposed addition of a hotel use aligns with the overall intent of the current Official Plan
designation, and conforms with the proposed designation in the Draft Town of Midland Official Plan.
According to the County of Simcoe Official Plan, the subject lands are located within a Wellhead Protection Area (WHPA-Q1) and
within a Surface Water Intake Protection Zone, and Highly Vulnerable Aquifer Zone. The Stormwater Management Report included
in this proposal has accounted for these policies in the water balance section. The details of the stormwater management design will
be further refined during the Site Plan Approval process.
Through correspondence from the Town of Midland in December 2018, it was confirmed the County would not consider the proposed
addition of a hotel as a permitted use a conversion of an employment area. As such, the County will not object to the proposed Zoning
By-Law Amendment on this basis. Further, the proposal would not introduce a new use to the existing area since there is a hotel
development located on the Employment lands to the east of the subject lands, and two existing hotel and motel developments along
Highway 12.
Regarding land use compatibility with adjacent uses, we have undertaken preliminary discussions with Noise and Environmental
experts to identify potential adverse impacts that the Beamish aggregate operation to the south may have on the proposed
development. As discussed in section 4.2.1 of this report, both experts have advised that adverse effects such as noise, dust, and odour
may be mitigated through a land use compatibility assessment in accordance with MOE standards prior to Site Plan Approval.
From a site design perspective, the two proposed buildings are oriented to face Highway 12 in anticipation of the future development
of the Phase 2 and 3 lands that will introduce retail commercial uses and office uses along the street edge of Highway 12. The
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proposal adequately addresses the policy 3.1.5 in the Town of Midland Official Plan, which sets out the development policies for the
Employment Areas designation. Specifically, the proposed development:
•

Provides one access point from Beamish Road.

•

Maintains a potential future vehicle connection to the adjacent lands to the north that will reduce the need for traffic to use
local streets and arterial roads.

•

Provides adequate parking spaces, as well as barrier-free parking spaces on site that are located at the front entrance to the
buildings. Parking can be shared with the adjacent developments contemplated for Phases 2 and 3 to the north of the subject
lands.

•

Provides adequate and discrete loading facilities that are located to the rear of the buildings, and that are screened from view
of Beamish Road or Highway 12.

•

Provides enhanced stormwater management measures to increase site infiltration and groundwater recharge.

•

Utilizes existing municipal servicing for water, stormwater, and sewer.

4.1 TECHNICAL STUDIES
In support of our rezoning application the following reports were identified at the pre-consultation meeting on and have been prepared
including a Traffic Impact Study, Environmental Impact Study and Functional Servicing Report. A preliminary discussion regarding
Land Use Compatibility has been provided and the approach has been discussed below.

4.1.1 LAND USE COMPATABILITY
A preliminary assessment was undertaken by WSP to evaluate the land use compatibility of the proposed development with the
existing surrounding land uses. WSP has had discussions with two Noise and Environmental Experts to identify any potential impacts
that the Beamish aggregate operation to the south may have on the proposed development. Bill Hoogeveen (P.Eng, Senior Project
Manager, Noise and Vibration, WSP), and Paul Orchard (Director, Environment, WSP) indicate that concerns regarding dust, noise, or
odour that may be produced by the aggregate operation will need to be addressed through a Land Use Compatibility Assessment in
accordance with Ministry of Environment standards prior to Site Plan Approval.

4.1.2 NATURAL HERITAGE
An Environmental Impact study was prepared by WSP as part of the Rezoning Application. The potential impacts of the proposed
development on Natural Heritage Features (NHF) is discussed and relevant mitigation measures are provided to ensure that the
functions and linkages between NHF are preserved. The report identifies habitat protection under the Endangered Species Act for five
of the Species at Risk (SAR) assessed as potentially occurring on the site. This includes some SAR bats and Monarch butterflies. The
mitigation measures are outlined in the report which identifies timeframes for site disturbance, recommendations for re-vegetation
plantings and general procedures should wildlife be encountered. The report concludes that the proposed development will not
adversely affect the ecological integrity of the area and is feasible with the implementation of the recommendations in the report.

4.1.3 FUNCTIONAL SERVICING
A Functional Servicing Report was prepared by WSP to assess the servicing requirements relating to the proposed development. The
site will be serviced by the existing 300mm diameter watermain on Beamish Road. The results from the hydrant flow test shows that
there is sufficient flow and pressure to service the proposed development. The site will be serviced by the existing 300mm diameter
sanitary sewer connection from the existing 375mm diameter sanitary sewer on Beamish Road. There is an existing roadside ditch in
front of the site which will be incorporated into the overall stormwater design. Also within the Functional Servicing Report is the
Stormwater Management (SWM) plan that outlines the quality and quantity controls proposed for the site.
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4.1.4 TRANSPORTATION IMPACT STUDY
WSP Canada (WSP) was retained by Coland Development Corp. to prepare a Transportation Impact Study for the proposed hotel
development and conference centre.
Intersection operations were analyzed on the basis of the roadway weekday a.m. and p.m. peak hours. Under 2018 existing conditions,
all the intersections are operating within capacity. There were no transit improvements included in the 2024 or 2029 horizons. Under
both the 2024 and 2029 background conditions, all the intersections are expected to operate within capacity and at an acceptable LOS
‘D’ or better during the weekday a.m. and p.m. peak hours.
The proposed development is expected to generate 26 inbound auto trips and 18 outbound auto trips during the a.m. peak hour, and 28
inbound auto trips and 27 outbound auto trips during the p.m. peak hour. With the proposed development in place under the 2024 and
2029 future total conditions, all of the intersections are expected to continue operating within capacity during the weekday a.m. and
p.m. peak hours (with no further optimization of signal timings and mitigation measures). The future total intersection LOS are similar
to the future (2024) background conditions. Therefore, the subject site is expected to have a minimal impact on the surrounding traffic
network.
The proposed site plan was reviewed to ensure adequate maneuverability throughout the site. The assessment confirms that the
anticipated loading maneuvers (waste collection and deliveries) as well as fire truck and automobile circulation can be readily
accommodated on the proposed site plan. The required parking for the hotel and conference centre can be accommodated on site with
in a total of 329 spaces proposed, resulting in a surplus of 87 spaces.
A Transportation Demand Management (TDM) Plan has been developed for the site, to contribute to the overall transportation system
efficiency by managing the demand for travel. The recommended TDM strategies discourage single-occupant vehicle travel and
encourage more efficient modes such as walking, cycling, ridesharing and public transit.
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5 CONCLUSIONS
The Phase 1 development is supportive of the Provincial Policy Statement, Growth Plan and Official Plan policies that encourage
development of sites serviced by existing municipal infrastructure and provides new employment opportunities. The proposal will
contribute to achieving the Town’s employment targets outlined in the Growth Plan. The hotel use will implement the existing
Official Plan policies which already permit a hotel use. The proposal will contribute to range of employment uses encouraged in the
existing Town of Midland Official Plan and draft Midland Official Plan. The increased density is in line with the draft Midland
Official Plan policies for Commercial Corridor designation which supports increased density along Highway 12. The proposal will be
complementary to future uses proposed in the immediate vicinity including the residential subdivision located north of Highway 12,
future commercial uses contemplated in Phase 2 and 3 on this site as well as existing and new developments proposed along Highway
12 corridor and beyond. In regard to the proposed height of 5 stories, the future commercial and retail uses immediately to the north
will act as a transition to the hotel from the street. There are no negative impacts anticipated from the development onto nearby uses
and residential uses north of Highway 12. The development will contribute to the long-term evolution of Highway 12 as a commercial
corridor and ultimately support future transit lines contemplated in the Midland Official Plan. For the foregoing reasons, it is our
opinion that the proposed amendment is appropriate and desirable and represents good planning.
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APPENDIX

A

DRAFT ZONING
BY-LAW

APPENDIX A
THE CORPORATION OF THE TOWN OF MIDLAND
BY-LAW 2019-xx
A By-law to amend Zoning By-Law 2001-90, as amended, respecting 16928 Highway 12.

WHEREAS the Council of the Corporation of the Town of Midland passed Zoning By-law 2004-90,
known as the Zoning By-law, on the 22nd day of November, 2004, to regulate the development and
use of lands within the Town of Midland; and,
WHEREAS the Council of the Corporation of the Town of Midland has received an application to Amend
Zoning By-law 2004-90 and has approved the Application; and,
WHEREAS the Council of The Corporation of the Town of Midland now deems it expedient to amend
Zoning By-law 2004-90, pursuant to the authority given to it under Section 34 of the Planning Act,
R.S.O. 1990;
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF MIDLAND HEREBY ENACTS AS
FOLLOWS:

1.

That lands described as the Part of North Half of Lot 100, Concession 1, and being part of Part 1
Registered Plan 51R-24965 as shown on Schedule “A” attached hereto shall be the subject of this
By-law.

2.

That the lands as described above as shown on Schedule “A” attached hereto and forming part of
this By-law, shall be rezoned from the INDUSTRIAL ZONE (H) – M1-H to the INDUSTRIAL
EXCEPTION ZONE (M1-XX).

3.

That Sub-section 7.1.4.3 Zone Exceptions of the INDUSTRIAL ZONE (M1), is hereby amended
by adding the following:
“(a)The following use shall also be permitted:
(b) Maximum Building Height:

4.

Hotel
19m”

That the By-law shall come into force and effect in accordance with the provisions of Section 34
of the Planning Act, R.S.O. 1990 and the regulations thereto.

APPENDIX A
BY-LAW READ A FIRST, SECOND AND THIRD TIME AND FINALLY PASSED THIS __th DAY OF
MONTH, 2019.
THE CORPORATION OF THE TOWN OF MIDLAND

__________________________________
MAYOR

__________________________________
CLERK

APPENDIX A

APPENDIX

B

DRAFT ZONING
BY-LAW –
HOLDING
SYMBOL

APPENDIX B
THE CORPORATION OF THE TOWN OF MIDLAND
BY-LAW 2019-xx
A By-law to amend Zoning By-Law 2001-90, as amended, respecting 16928 Highway 12.

WHEREAS the Council of the Corporation of the Town of Midland passed Zoning By-law 2004-90,
known as the Zoning By-law, on the 22nd day of November, 2004, to regulate the development and
use of lands within the Town of Midland; and,
WHEREAS the Council of the Corporation of the Town of Midland has received an application to Amend
Zoning By-law 2004-90 and has approved the Application; and,
WHEREAS the Council of The Corporation of the Town of Midland now deems it expedient to amend
Zoning By-law 2004-90, pursuant to the authority given to it under Section 34 of the Planning Act,
R.S.O. 1990;
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF MIDLAND HEREBY ENACTS AS
FOLLOWS:

1.

That lands described as the Part of North Half of Lot 100, Concession 1, and being part of Part 1
Registered Plan 51R-24965 as shown on Schedule “A” attached hereto shall be the subject of this
By-law.

2.

That Sub-section 7.1.4.3 Zone Exceptions of the INDUSTRIAL ZONE (M1), is hereby amended
by adding the following:
“The Holding “H” provision be lifted for the lands at 16298 Highway 12 and as shown in the
attached Schedule A.”

3.

That the By-law shall come into force and effect in accordance with the provisions of Section 34
of the Planning Act, R.S.O. 1990 and the regulations thereto.

BY-LAW READ A FIRST, SECOND AND THIRD TIME AND FINALLY PASSED THIS __th DAY OF
MONTH, 2019.
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THE CORPORATION OF THE TOWN OF MIDLAND

__________________________________
MAYOR

__________________________________
CLERK
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