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1.0 INTRODUCTION
On behalf of the current owners, William Norman and Maureen Norman, and the purchaser of the
lands, Ras Can Ind. Ltd., we are pleased to provide this Planning Justification Report to examine
the planning merits of applications for Plan of Subdivision and a supporting Zoning By-law
Amendment application for lands located south of Gervais Street in the Town of Midland.
The purpose of each application is detailed as follows:
1. Plan of Subdivision: This application proposes the extension of Gervais Street to
accommodate 18 residential units within 8 single detached dwellings and 5 semi-detached
dwellings.
2. Zoning By-law Amendment: This application proposes to rezone the lands from the
Residential Hold (R1-H) zone to the Residential (R3) zone and Residential Exception (R3xx) zone with special provisions to permit reduced standards for certain lots relative to lot
area, frontage, front yard and rear yard setbacks. The application will also rezone the
stormwater management pond to the Open Space Exception (OS-xx) zone with a special
provision to permit a reduced lot area.
This Planning Report examines the subject lands, site context, land use policies, and the form
and design of development that is proposed. This Report concludes that the application
represents orderly and proper land use planning that is consistent with the Provincial Policy
Statement, and conforms to the Growth Plan, the County of Simcoe Official Plan, and the Town
of Midland Official Plan.

2.0 PROPERTY LOCATION AND SITE DESCRIPTION
The lands are located in the Town of Midland and have not yet been assigned a municipal address
(refer to Figures 1 and 2). The lands are described as being Part of Lot 106, Concession 1, East
of Penetanguishene Road, in the Town of Midland, County of Simcoe.
Figure 1: Location Plan

SUBJECT
LANDS.
Source: Maps.Simcoe.ca
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Figure 2: Aerial Photograph
3

4

5

6

Source: Maps.Simcoe.ca

The property is located at the southern extent of Gervais Street and north of Yonge Street and
west of Norene Street. The lands subject to the applications are square in shape and comprise
approximately 1.29 hectares (3.19 acres). The subject lands have approximately 20 metres of
frontage on Gervais Street.
The lands subject to the applications are treed and vacant of buildings and structures. The lands
are located in an area surrounded by existing residential, institutional and commercial uses as
described below:
•

North: Single detached dwellings and Midland Secondary School (Figure 3).

•

East: Single detached dwellings (Figure 4) and a vacant Place of Worship.

•

West: Residential apartment buildings including Champlain Heights Non-Profit Housing
(Figure 5 )

•

South: Commercial uses such as Restaurants (Minji’s) and Retail (Norman’s Garden
Gallery and Rental City) (Figure 6)
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Figure 3: Midland Secondary School

Source: Google.ca/maps

Figure 4: Existing Single Detached Dwellings on Norene Street

Source: Google.ca/maps

Figure 5: Existing Residential Uses on Hartman Drive

Source: Google.ca/maps
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Figure 6: Garden Gallery on Yonge Street

Source: Google.ca/maps
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3.0 PROPOSED DEVELOPMENT CONCEPT
The following development applications are proposed for this property:
1. Plan of Subdivision: This application proposes the extension of Gervais Street to
accommodate 18 residential units within 8 single detached dwellings and 5 semi-detached
dwellings. A stormwater management pond is also proposed. Figure 7 contains the
proposed Plan of Subdivision which includes eight, 12.0 metre single detached lots and
five, 21.0 metre semi-detached lots.
Gervais Street is proposed to be extended into a cul-de-sac to provide access to the lots
within the subdivision. Sidewalks will be installed in accordance with Town standards.
Public transit stops are located south of the subject lands at Hartman Drive and Yonge
Street and north of the subject lands at Dominion Avenue and Cavana Street. Full
municipal services are available to service the subdivision, including water and sewer
services. If approved, the proposal will result in the development of vacant lands within
the built up area in the Midland Settlement Area, with existing service capacity. The
proposed subdivision density is 14 units per hectare.
2. Zoning By-law Amendment: This application proposes to rezone the lands from the
Residential Hold (R1-H) zone to the Residential (R3) zone and Residential Exception (R3xx) zone with special provisions to permit reduced standards for certain lots relative to lot
area, frontage, front yard and rear yard setbacks. The application will also rezone the
stormwater management pond to the Open Space Exception (OS-xx) zone with a special
provision to permit a reduced lot area.
The following table summarizes the requested special provisions
PROPOSED
Lot Area (Single)
Lot Area (Semi)

Lot Frontage (Single)
Front Yard Setback
Rear Yard Setback

Lot Area

R3
REQUIREMENT

SPECIAL PROVISION
REQUESTED BY LOT

460 m2

Lots 5, 12, and 13

320 m2

Lots 1 & 2

15 m

Lots 3,4 and 5

6.0 m
7.6 m

Lots 7, 12, and 13
Lots 7, 12, and 13

PROPOSED

OS
REQUIREMENT

SPECIAL PROVISION
REQUESTED BY BLOCK

0.1 ha

1.0 ha

Block 14
(Stormwater Management)

408 m2
(smallest single)
296m2
(smallest semi-detached
dwelling unit)
12.1 m
(smallest single)
3.0 m
6.0m

The subject lands are currently designated Residential District in the Town of Midland Official
Plan, and zoned Residential Hold (R1-H) in the Town Zoning By-law 2004-90. A Zoning
Amendment is required to permit the lot sizes and types as proposed. The rezoning application
is discussed in further detail in Section 4.6 of this report.
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Figure 7: Proposed Plan of Subdivision
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4.0 PLANNING ACT AND POLICY ANALYSIS
The following subsections summarize land use planning policies established by the Province of
Ontario, County of Simcoe and the Town of Midland.

4.1

Planning Act (R.S.O. 1990, c. P.13)

The Planning Act is a comprehensive legislative framework that provides the enabling authority
for land use planning and development within Ontario. The following subsections assess how the
application has regard to matters of provincial interest and those related to Zoning By-laws and
subdivision criteria.

4.1.1 Matters of Provincial Interest (Section 2)
Section 2 of the Planning Act contains the following matters of provincial interest that approval
authorities must have regard to in carrying out their responsibilities under the Act, including
considering applications for Zoning By-law Amendments and plans of subdivision.
The matters of provincial interest have been listed below, along with an explanation of how the
proposed application has regard to those matters.
(a) the protection of ecological systems, including natural areas, features and functions;
According to Azimuth Environmental Consultants, the subject lands contain woodlands that
are isolated within an urban matrix and not candidate for identification as significant. The
lands are currently designated and zoned for residential uses, and prior to any site alteration,
a Species at Risk Assessment will be completed.
(b) the protection of the agricultural resources of the Province;
The applications propose a residential subdivision on lands designated and zoned for
residential uses, and surrounded by a range and mix of urban land uses. The subject lands
do not contain any agricultural resources.
(c) the conservation and management of natural resources and the mineral resource base;
No mineral resources have been identified on the lands, and natural heritage resources are
protected as outlined in point a) above.
(d) the conservation of features of significant architectural, cultural, historical, archaeological or
scientific interest;
A Phase 1 & 2 Archaeological Assessment was undertaken for the subject lands and no
archaeological resources were identified.
(e) the supply, efficient use and conservation of energy and water;
The subject lands will be connected to existing municipal services. New dwelling units will
comply with the Ontario Building Code requirements.
(f) the adequate provision and efficient use of communication, transportation, sewage and
water services and waste management systems;
The subject lands will be accessed from Gervais Street, which is an existing municipal road
maintained year round. The lands will be connected to municipal services, and will utilize
the Town’s waste management services.
(g) the minimization of waste;
The subdivision will utilize the existing waste management program and the operations
currently in place within the Town.
(h) the orderly development of safe and healthy communities;
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(h.1)

(i)

(j)

(k)

(l)

(m)
(n)

(o)

(p)

(q)

(r)

The subdivision is proposed within an established area comprising existing commercial,
institutional, and residential uses. The subdivision has been designed in accordance with
the Town Engineering Standards and will be developed with public sidewalks.
the accessibility for persons with disabilities to all facilities, services and matters to which
this Act applies;
Implementing specific requirements such as the location of curb cuts and tactile warning
surfaces in accordance with the Ontario Provincial Standards (OPSD) occurs at the detailed
design stage prior to construction.
the adequate provision and distribution of educational, health, social, cultural and
recreational facilities;
The subject lands are located in proximity to institutional and recreational facilities, trails and
open space. Midland Secondary School abuts the subject lands to the northwest.
the adequate provision of a full range of housing, including affordable housing;
The applications propose to facilitate 18 residential units within single and semi-detached
dwellings which will contribute to the supply of housing in the Town.
the adequate provision of employment opportunities;
Employment opportunities are provided in proximity to the subject lands and home based
businesses could be established within the proposed houses.
the protection of the financial and economic well-being of the Province and its municipalities;
The Town’s financial and economic well-being will not be negatively impacted by the
proposal for the subject lands.
the co-ordination of planning activities of public bodies;
Coordination with the required public bodies will be undertaken as part of this application.
the resolution of planning conflicts involving public and private interests;
The application will be considered at a statutory Public Meeting which will provide the public
the opportunity to comment on the proposal. The comments provided will be reviewed by
the applicant and Town staff to identify if the application is acceptable, and if any revisions
are required. During circulation of the application by the Municipality various agencies and
departments are also provided the opportunity to comment on the proposed development.
the protection of public health and safety;
The subdivision has been designed in accordance with the Town Engineering Standards
and will be developed with public sidewalks. In addition, the Town Building department and
emergency services (Fire, Police) will receive a copy of the proposed applications for
comment.
the appropriate location of growth and development;
The applications propose 18 residential units within an established urban area of residential,
commercial, and institutional land uses where existing municipal services are available. The
applications will facilitate smaller lot sizes and frontages than the R1 zone, as well as the
development of semi-detached dwellings which are not a permitted use in the R1 zone.
the promotion of development that is designed to be sustainable, to support public transit
and to be oriented to pedestrians;
The rezoning application requests provisions to more efficiently using land by varying some
of the Town’s zoning standards relating to matters such as lot area, frontage and yard
setbacks. Public transit stops are located south of the subject lands at Hartman Drive and
Yonge Street and north of the subject lands at Dominion Avenue and Cavana Street within
300 metres.
the promotion of built form that,
(i) is well-designed,
(ii) encourages a sense of place, and
(iii) provides for public spaces that are of high quality, safe, accessible, attractive and
vibrant;
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The site has been designed to act as a density transition from the high density
development to the west, to the low density development to the east. In addition the
plan extends existing services (road and services).

4.1.2 Subdivision Criteria (Section 51)
Section 51(24) of the Planning Act requires a number of subdivision criteria to be regarded in
order to protect the health, safety, convenience, accessibility for persons with disabilities and
welfare of the present and future inhabitants of the municipality.
The subdivision criteria have been listed below, along with an explanation how the proposed
applications have regard to those matters.
a) effect of development of the proposed subdivision on matters of provincial interest as
referred to in section 2;
Refer to Section 4.1.1 of this Report.
b) whether the proposed subdivision is premature or in the public interest;
The subject lands are currently vacant and surrounded by developed urban lands within the
Town’s built boundary. The lands are designated and zoned for residential development.
c) whether the plan conforms to the official plan and adjacent plans of subdivision, if any;
The proposed subdivision conforms to the Town’s Official Plan as discussed in Section 4.5
of this Report.
d) the suitability of the land for the purposes for which it is to be subdivided;
The subject lands are currently designated and zoned for residential uses. The current
zoning permits single detached dwellings, however, a rezoning is proposed to permit semidetached dwellings within the proposed subdivision and reduced standards for certain
lots/blocks. The lands are surrounded by existing residential dwellings and the proposed
subdivision is compatible with the neighbourhood built form and character in terms of
dwelling size and building setbacks.
e) if any affordable housing units are being proposed, the suitability of the proposed units for
affordable housing;
There is potential for the dwellings to be designed to accommodate second suites which
would offer potential affordable rental units.
f)

the number, width, location and proposed grades and elevations of highways, and the
adequacy of them, and the highways linking the highways in the proposed subdivision with
the established highway system in the vicinity and the adequacy of them;
Detailed engineering design drawings will be prepared prior to final approval.

g) the dimensions and shapes of the proposed lots;
The draft plan of subdivision proposes a variety of single and semi-detached units.
h) the restrictions or proposed restrictions, if any, on the land proposed to be subdivided or the
buildings and structures proposed to be erected on it and the restrictions, if any, on adjoining
land;
An application for Zoning By-law Amendment seeks to rezone the lands with special
exceptions to reduced performance standards for several lots. All other development
standards of the applicable zones will be respected.
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i)

conservation of natural resources and flood control;
The lands do not contain significant natural heritage resources and are not within a flood
plain area.

j)

the adequacy of utilities and municipal services;
A detailed engineering design package will be submitted and accepted by Town
Engineering prior to Final Approval being granted.

k) the adequacy of school sites;
Midland Secondary School abuts the subject lands to the northwest and Bayview Public
School is located further north on Ottawa Street within 800 metres of the site.
l)

the area of land, if any, within the proposed subdivision that, exclusive of highways, is to be
conveyed or dedicated for public purposes;
The Stormwater Management block will be conveyed to the Town of Midland, in addition to
the extension of Gervais Street.

m) the extent to which the plan’s design optimizes the available supply, means of supplying,
efficient use and conservation of energy; and
The proposed development utilizes existing infrastructure (roads, utilities, services) and the
proposed rezoning would permit a more efficient use of land than the current zoning permits.
Building construction will adhere to the energy conservation requirements of the Ontario
Building Code.
n) the interrelationship between the design of the proposed plan of subdivision and site plan
control matters relating to any development on the land, if the land is also located within a
site plan control area designated under subsection 41 (2) of this Act.
The proposed subdivision is not subject to site plan control.
In our professional planning opinion, the proposed applications have regard to the Matters of
Provincial Interest Section 51, Subdivision Criteria, of the Planning Act (R.S.O. 1990, c. P.13).
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4.2 A Place to Grow (APTG): Growth Plan for the Greater Golden
Horseshoe, 2019
The Places to Grow Act was established in 2005, and authorized the issuance of the Growth Plan
for the Greater Golden Horseshoe. The current Growth Plan for the Greater Golden Horseshoe,
A Place to Grow, came into effect on May 16, 2019. The Growth Plan provides a policy framework
to build stronger, more prosperous communities by better managing growth. The Growth Plan
focuses on building complete communities with access to transit networks, protected employment
zones and an increase in the amount and variety of housing available.
The six principal parts of the A Place to Grow (APTG) Plan include (i) Where and How to Grow,
(ii) Infrastructure to Support Growth, (iii) Protecting What is Valuable, (iv) Implementation, and (v)
the Simcoe Sub-area. The following sub-sections assess the applications conformity with the
APTG Plan.

4.2.1 Where and How to Grow (Section 2.0)
Section 2.0 of the Growth Plan contains policies applicable to the proposed applications including:
Managing Growth (Section 2.2.1) and Housing (Section 2.2.6). The subject applications conform
to the Growth Plan as outlined below:
1. The subject lands are located in a Settlement Area within the delineated built boundary.
The Plan of Subdivision proposes a mix of compact lotting and unit types that will
contribute to the existing range of housing types in the area and support active
transportation. The development will contribute to the Town’s intensification target. The
subdivision will be connected to municipal services and public transit services are located
within 300 metres of the subject lands (S. 2.2.1.2a, S. 2.2.1.2c, 2.2.1.4 a, c, & d, and S.
2.2.2.2).
2. The lands are currently designated and zoned for residential uses. The applications for
Plan of Subdivision and Zoning By-law Amendment will permit single and semi-detached
dwellings on compact lots. The proposed development will contribute to the range and mix
of housing options in the Town to meet the projected needs of current and future residents.
The Zoning By-law Amendment application will facilitate smaller lots than currently
permitted (S. 2.2.6.1).

4.2.2 Infrastructure to Support Growth (Section 3.0)
Section 3.0 of the Growth Plan contains policies applicable to the proposed applications including:
Transportation – General (3.2.2) and Stormwater Management (3.2.7). The subject applications
conform to the Growth Plan as outlined below:
1. The proposed Gervais Street extension will be reviewed by the Town and constructed to
their satisfaction (S. 3.2.2.1).
2. The subject lands have approximately 20 metres of frontage on Gervais Street, which will
be extended into the proposed subdivision. Sidewalks will be incorporated into the
development to ensure safety and promote active and multi-modal transportation (S.
3.2.2.2) and (S. 3.2.2.3).
3. Stormwater Management will be accommodated on the subject lands, will be based on
best-practices, and will protect the quality and quantity of water. A Stormwater
Management Report has been prepared in support of the proposed development (S.
3.2.7.1 & S. 3.2.7.2).
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4.2.3 Protecting What is Valuable (Section 4.0)
Section 4.0 of the Growth Plan contains policies related to: Water Resource Systems (4.2.1),
Natural Heritage System (4.2.2), Lands Adjacent to Key Hydrologic Features and Key Natural
Heritage Features (4.2.4), and Cultural Heritage Resources (4.2.7). The subject applications
conform to the Growth Plan as outlined below:
1. The subject lands are located within a Settlement Area and are not identified within the
Provincial Natural Heritage System. Further, the lands do not contain any natural heritage
features and/or areas according to the EIS that was prepared, and there is no impact on
cultural heritage resources (S. 4.2.2.1); (S. 4.2.2.3); (S. 4.2.2.6); (S. 4.2.3); (S. 4.2.4); and,
(S. 4.2.7).

4.2.4 Simcoe Sub-Area (Section 6.0)
Section 6.0 of the A Place to Grow Plan is comprised of policy direction for the County of Simcoe
and the Cities of Barrie and Orillia. The policies in Section 6 recognize and support the vitality of
urban and rural communities in the Simcoe Sub-area. It is the intent that by 2031 development
for all the municipalities within Simcoe County will not exceed the overall population and
employment forecasts contained in Schedule 7. The subject applications conform to the Growth
Plan as outlined below:
The applications proposing to create 18 new residential units will not result in the Town exceeding
the identified population and growth forecast.
In summary, it is our professional planning opinion that the applications for Plan of Subdivision
and Zoning By-law Amendment conform to the policies of the A Place to Grow Growth Plan.
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4.3

Provincial Policy Statement (PPS), 2014

The Provincial Policy Statement (PPS) was revised in April of 2014 bringing policies more current
with changes to the PTG Plan with a heavier emphasis on protecting the natural environment. A
new updated PPS is proposed and the comment period is active until October 20, 2019. Planning
decisions must be consistent with the PPS, and the approval authority must consider all the
components of the PPS and how they interrelate.
The PPS places considerable focus on promoting opportunities for intensification, development
in compact form and the establishment of a mix of uses and densities to allow for the efficient use
of land. Specific to housing, the PPS requires that municipalities provide for a range of housing
types and densities that are affordable to low and moderate income households. The
development of new housing is directed toward locations where appropriate levels of
infrastructure, public services facilities, and public transit exist. Provincial Plans, such as the PPS,
and municipal official plans provide a framework for comprehensive, integrated, place-based and
long-term planning that supports and integrates the principles of strong communities, a clean and
healthy environment and economic growth, for the long term.
The three principal parts of the PPS include (i) Building Strong Communities, (ii) Wise Use and
Management of Resources and (iii) Protecting Public Health and Safety. The development of the
subject lands is consistent with the PPS in the following ways.

4.3.1 Building Strong Communities
a) Managing and Directing Land Use to Achieve Efficient and Resilient Development and
Land Use Patterns (Section 1.1)
The subject applications are consistent with Section 1.1 of the PPS as outlined below:
1. The Plan of Subdivision and Zoning By-law Amendment applications propose a more
efficient use of land than the current zoning permits. Special zoning provisions will
facilitate additional units and a more efficient use of land and infrastructure. The subject
lands are isolated within an urban matrix of residential, commercial, and institutional uses
where public transit services are available, and the applications will contribute to the range
and mix of housing options in the Town (S. 1.1.1 and S. 1.4.3).
2. The subject lands are designated for and zoned for Residential uses. The applications
propose to establish 18 residential units within a subdivision consisting of 13 lots for single
and semi-detached dwellings. The subject lands are vacant; however, they are
surrounded by developed urban land. Development of these lands will contribute to the
Town’s housing needs. (S. 1.1.2).
3. The application proposes residential development within the Town of Midland which is
identified as a settlement by the County of Simcoe Official Plan (S. 1.1.3.1).
4. The subject lands comprise 1.28 hectares of land and have approximately 20 metres of
frontage on Gervais Street. The proposed subdivision design will efficiently use land and
existing infrastructure. The compact subdivision design and provision of sidewalks will
support active transportation, and transit services are located south of the subject lands
at Hartman Drive and Yonge Street and north of the subject lands at Dominion Avenue
and Cavana Street within 300 metres. S. 1.1.3.2).
5. The subject lands are surrounded by developed lands, are vacant, and are designated
and zoned for residential development. Development of these lands represents a practical
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and logical infill opportunity within the Town where full municipal services are provided (S.
1.1.3.3).
6. Special provisions have been requested from the Zoning By-law for deficient lot area,
frontages and front and rear yard setbacks within the R3 zone and a deficient lot area
within the OS zone for the Stormwater Management block. The requested provisions are
explained in detail in Section 4.6 of this Report. The proposed zoning will facilitate a more
compact built form and greater variety of housing types on the subject lands than permitted
by the standards of the R1, R3, or OS zones (S. 1.1.3.4).
7. The proposed development will contribute to the Town of Midland achieving the minimum
targets for intensification (S. 1.1.3.5 and S. 1.4.3).
b) Infrastructure and Public Service Facilities (Section 1.6)
The subject applications are consistent with Section 1.6 of the PPS as outlined below:
1. The proposed subdivision represents intensification within a settlement area and will be
connected to full municipal services (S. 1.6.6.2).
2. The proposed subdivision contains a block for Stormwater Management. A Stormwater
Management Report has been prepared in support of the proposed development that
addresses the criteria outlined in Section 1.6.6.4. (S. 1.1.6.7).
3. The proposed Gervais Street extension to provide access to the subdivision will be
reviewed by the Town and constructed to their satisfaction. The block will be conveyed to
the Town after final approval (S. 1.6.7.1) and (S. 1.6.7.2).

4.3.2 Wise Use and Management of Resources (Section 2.0)
The subject applications are consistent with Section 2.0 of the PPS as outlined below:
a) Natural Heritage (Section 2.1)
In regards to Policies 2.1.1 and 2.1.2 the proposed applications will not remove any significant
natural heritage features from the subject lands, impact the diversity or connectivity of natural
heritage features, or negatively impact the long-term ecological function of the natural heritage
system. The subject lands are within a Settlement Area and are not identified within the
Provincial Natural Heritage System in accordance with Section 2.1.3. Development or site
alteration is not proposed within or adjacent to any lands containing any of the natural heritage
features and/or areas identified in policies 2.1.4, 2.1.5, 2.1.6, or 2.1.7. The EIS prepared in
support of the application concludes there will be no adverse environmental impacts.
b) Water (Section 2.2)
No negative impacts to the quality and quantity of water are expected from the proposal given
that Stormwater Management will be contained on site and will be designed based on bestpractices. The latter will ensure no risks to municipal water supplies, designated vulnerable
areas, including vulnerable surface and ground water, sensitive surface and ground water
features and their hydrologic functions in accordance with Policy 2.2.1b are created. Further,
the applications for Plan of Subdivision and Zoning By-law Amendment do not propose
development or site alteration in any of the features identified in Section 2.2.2. Stormwater
Management practices will be undertaken in accordance with Policy 2.2.1h) to the satisfaction
of the Town.
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c) Cultural Heritage and Archaeology (Section 2.6)
No significant cultural heritage resources are located on the lands. An Archaeological
Assessment was undertaken and no archaeological resources were discovered on the subject
lands.

4.3.3 Protecting Public Health and Safety (Section 3.0)
In accordance with the Policies of Section 3.1 and 3.2, development or site alteration is not
proposed within any natural hazards, natural hazard areas, or within, or adjacent to any humanmade hazards.
Based on our review of the applicable policies noted above, it is our professional planning opinion
that the proposed applications are consistent with the policies of the Provincial Policy Statement.
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4.4

County of Simcoe Official Plan

The Town of Midland is a lower-tier municipality located within the County of Simcoe.
Development in the Town is subject to the policies of the County of Simcoe Official Plan. The
County’s Official Plan contains overall growth policies and planning strategies to help provide
guidance for growth throughout the Region. The general intent of the County Official Plan is to
direct urban-type growth to the settlement areas throughout the County, while preserving prime
agricultural land and respecting the environment. The subject lands are designated as Settlement
in the County Official Plan Schedule 5.1 (Figure 8).
Figure 8: County of Simcoe Official Plan Land Use Designation

Subject Lands

a) General Development Policies (Section 3.3)
In accordance with Sections 3.3.2 and 3.3.4, the subdivision is proposed on lands designated and
zoned for residential development with access to and frontage on Gervais Street. The subject
lands do not contain any significant natural heritage features identified within Sections 3.3.15,
3.3.16, and 3.3.17 of the Plan. In addition, development is not proposed on or adjacent to any
significant natural heritage features or areas Stormwater management for the subdivision will be
contained within an Open Space block on site, and conveyed to the Town after final approval. A
Stormwater Management Report was prepared in support of the development and concludes
there will be no negative impacts to the quantity or quality of water, as described in Section 3.3.19
of the Plan.
b) Settlement Area (Section 3.5)
Section 3.5, Settlements, states as an objective that development is to focus within existing
settlements as the location for urban uses and most non-resource related growth and
development. In accordance with Section 3.5.5, the lands are identified as being within a
settlement area. Section 3.5.7 states settlement areas shall be the focus of population and
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employment growth and their viability and generation should be promoted. Further, residential,
commercial, industrial, institutional and recreational uses shall be developed within settlement
area boundaries on land appropriately designated in a local municipal official plan for the use.
The applications propose a residential subdivision containing 18 units within the settlement
boundary of the Town of Midland. The subject lands will be developed with a compact built form
that is compatible with surrounding residential, commercial, and institutional development.
In accordance with Policy 3.5.23, the density target in the Town of Midland is 50 people and jobs
per hectare and the minimum intensification target is 40%. The proposed subdivision will generate
approximately 40 people and jobs per hectare and will contribute to the Town achieving its
intensification targets in the built boundary.
c) Cultural Heritage Conservation (Section 4.6)
No significant cultural heritage or archaeology resources are located on the lands proposed to be
developed. An Archaeological Assessment was undertaken and no resources were encountered
(S. 4.6.5).
d) Infrastructure: Sewage and Water Services (Section 4.7)
The proposed subdivision development on lands that are currently vacant will be connected to full
municipal water and sewage services, which is the preferred method of servicing settlement areas
according to Section 4.7.4 and Section 4.7.17. Development of the subject lands will promote an
efficient use of existing services in accordance with Section 4.7.9.
e) Transportation (Section 4.8)
In accordance with Sections 4.8.4 and 4.8.12 of the Plan, active transportation will be supported
by the compact built form proposed and sidewalks within the subdivision. Public transit stops are
located within 300 metres of the subject lands where a variety of commercial and employment
opportunities are located, as well as schools within walking distance. In accordance with Section
4.8.41, reserve lotting had been avoided along the local road, and higher density housing forms,
i.e. semi-detached dwerlling, which will be facilitated by the Zoning By-law Amendment
application are proposed.
In conclusion, it is our professional planning opinion that the proposed applications for Plan of
Subdivision and Zoning By-law Amendment to facilitate the development of a residential
subdivision on municipal services conforms to the policies of the County of Simcoe Official Plan.
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4.5

Town of Midland Official Plan

The Town of Midland Official Plan articulates the Town’s planning vision and objectives. The
Official Plan was first approved in 1961 and in 2002 the Town reviewed the Plan in its entirety.
An Official Plan update is currently being undertaken by the Town and a Draft Official Plan is
available for public review. As of October 16th, 2019, a staff report regarding the new Official Plan
Transition Policy is being brought forth to the Town of Midland City Council. The land use
designation and associated policies of each plan have been reviewed in the following sections,
although the draft policies are not yet in effect.

4.5.1 Current Official Plan
Within the current Town of Midland Official Plan the subject lands are designated Residential
District according to Land Use Schedule ‘A’ (Figure 9).
Figure 9: Town of Midland Official Plan Land Use Schedule ‘A’

Subject Lands

Section 1.3 of the Official Plan articulates the Town’s visions statement as follows:
In pursuit of quality of life, Midland will proceed to become the active regional centre
for Southern Georgian Bay. Reflective of the natural beauty of the region, Midland will
remain a balanced community offering its residents and visitors economic opportunity
and prosperity while maintaining a high level of protection for the lifestyle and
environment.
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a) Land Use Designations (Section 3)
Policies for the Residential District designation are found in Section 3.3 of the Official Plan. The
Residential District designation is intended to allow a variety of housing types and densities
together with appropriately located commercial and institutional uses, and according to Section
3.3.2, all forms of housing are permitted. Section 3.3.3.b) suggests that where site and design
elements permit and are deemed suitable, an increase in density may be considered. Section
3.3.4 further classifies the housing types considered to be low, medium, and high density
residential. In accordance with Section 3.3.4.a) single and semi-detached dwellings are proposed
which constitute low density residential. The subdivision is proposed at a density of 14 units per
hectare (18 units/1.28 hectares) and does not exceed the density prescribed by Section 3.3.4.b).
The subdivision will have frontage on and be accessed by Gervais Street, which is a local road
(Section 3.3.4.c) maintained year round. The Zoning By-law application will facilitate a greater
density than is permitted, and will rezone the lands to R3, which all surrounding lots to the east
are zoned.
b) Amenity and Design (Section 4)
Policies related to Development and Subdivision Design are found in Section 4.4 of the Official
Plan. Section 4.4.1 states an objective of development and subdivision design is to ensure a
sufficiently compact form, appropriately integrated with the Town’s existing built form, and
features. Development and subdivision design should establish attractive physical settings that
support a range of activities and pedestrian environments.
In accordance with the guidelines in Section 4.4, the subdivision has been designed to establish
a safe pedestrian environment and reverse lotting has been avoided. The development of these
lands represents infill in a well-established area and the extension of Gervais Street has been
designed to incorporate a cul-de-sac in order to facilitate circulation through the subdivision.
Specific elements related to subdivision design will be reviewed in coordination with the Town.
Policies related to Woodlots are found in Section 4.9 of the Official Plan. Section 4.9.19.3 states
where a land development proposal involves an identified woodlot, Council, as part of the
development review process may require an evaluation of the woodlot. A Natural Heritage
Evaluation and Species at Risk Assessment have been prepared for the subject lands that
conclude that the lands do not contain a significant natural heritage features, nor any Species at
Risk.
c) Transportation (Section 6)
Section 6 of the Official Plan provides Transportation related policies to ensure the safe and
efficient movement of goods and people. Section 6.2 states an objective is to promote convenient
movement within the Town, promote a system which will provide for existing and future land use
patterns, promote public transportation and have regard for pedestrians, cyclists, and people with
disabilities. The proposed development will result in the extension of Gervais Street into a cul-desac. Gervais Street is categorized as a local street within the Official Plan and will therefore have
a 20 metre right-of-way width. Gervais Street will accommodate a limited volume of traffic as it
will generally only serve the residents within the subdivision.
Specific road designs will be determined at the detailed design stage. Sidewalks will be provided
along Gervais Street to accommodate pedestrian movement and in accordance with Section 6.3.7
of the Official Plan. Section 6.4 of the Official Plan states public transit use should be promoted
and safe pedestrian access should be provided. The proposed development is located in close
Planning Justification Report - Gervais Street, Town of Midland – Ras Can-Ind. Ltd.
Prepared by: The Jones Consulting Group Ltd.

22

proximity to two bus stops, one less than 300 metres (3 minute walk) from the site and the other
approximately 500 metres from the site (5 minute walk). The transit route travels to Midland
Harbour, the hospital and Public Library, it also connects to the other two bus routes in Midland
providing access to many of the Town’s amenities and attractions. The location of the proposed
development will promote public transit use by way of proximity. Section 6.5 of the Official Plan
states safe and efficient movement is a prime consideration for pedestrian and bicycle traffic and
their respective routes should form part of the public right-of-way. The cul-de-sac and compact
built form will reduce through traffic as it will generally only be used for residents within the
subdivision therefore improving safety for pedestrians, cyclists and people with disabilities.
d) Engineering Services (Section 7)
Section 7 of the Official Plan provides policies for the adequate provision of services to
accommodate present and future population growth within the Town. The policies generally state
that development within the developed portion of the Town should be serviced by municipal water,
sanitary sewers and storm water sewers. The proposed development will be serviced by
municipal services.
e) Implementation and Administration (Section 8)
In accordance with Section 8.0, Implementation and Administration, a Zoning By-law Amendment
application and a Plan of Subdivision has been submitted with the required information and
studies identified by Town Planning staff during the preliminary consultation and subsequent
discussions. Lastly, in accordance with Section 8.8 a site plan control process will be undertaken
in the future since all lands within the geographic limits of the Town of Midland are designated
within a Site Plan Control area. In addition, given that the proposed development will be designed
to have regard for persons with disabilities, the site plan control process will be fundamental to
the detailed site design process which ensures accessibility and functionality of the development.
In our professional planning opinion, the application for Zoning By-law Amendment and Plan of
Subdivision to permit 18 single detached units conforms to the policies of the Official Plan and
will contribute to the achievement of the goals and objectives for the long term planning of the
Town of Midland.
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4.5.2 Draft Official Plan
Within the Draft Town of Midland Official Plan the lands are designated Natural Heritage (Figure
10). Furthermore, Schedule A – Growth Areas and Schedule B – Urban Structure designates the
lands as Greenlands.
Figure 10: Town of Midland Draft Official Plan Schedule ‘C’ Land Use
Subject Lands

Section 4.5 Greenlands contains policies to ensure long term sustainability, protection and
enhancement of all significant wetlands, woodlands, valleylands, wildlife habitat, areas of natural
and scientific interest (ANSI), coastal wetlands, fish habitat and the habitat of endangered species
and threatened species located within the Town.
A Natural Heritage Evaluation and Species at Risk Assessment have been prepared for the
subject lands that conclude that the lands do not contain a significant natural heritage features,
nor any Species at Risk. Furthermore, the lands are an isolated insignificant woodlot that is not
and cannot be linked to any other natural heritage features because the surrounding lands are
fully developed.
In our opinion, the subject lands should remain designated and zoned residential, and that the
proposed “Natural Heritage” designation contained in the draft Official Plan is not appropriate.
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4.6

Town of Midland Zoning By-law 2004-90.

The Town of Midland Zoning By-law 2004-90 was consolidated on July 26, 2016. According to
Map 24 the subject lands are zoned Residential Hold (R1-H) zone within the Town of Midland
Zoning By-law 2004-90 (Figure 11). An amendment to the Zoning By-law 2004-90 is required to
facilitate the proposed form of residential development, which consists of 18 units contained in
single detached and semi-detached dwellings.
Figure 11: Town of Midland Zoning By-law 2004-90 Map 24

Subject Lands

The lands are proposed to be rezoned to the Residential (R3) zone, Residential Exception (R3xx) and Open Space Exception (OS-xx) zones with special provisions to permit deficient lot area,
frontages, front and rear yard setbacks, and lot area. (Figure 12). Surrounding residential lots to
the northeast are zoned Residential (R3) and provide similar area and frontage to the lots
proposed. The Residential (R3) zone permits low density residential uses, such as single
detached dwellings and semi-detached dwellings.
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Figure 12: Proposed Zoning By-law Amendment Schedule

Planning Justification Report - Gervais Street, Town of Midland – Ras Can-Ind. Ltd.
Prepared by: The Jones Consulting Group Ltd.

26

Section 5.3.3 of By-law 2004-90 contains the zone standards for the Residential – R3 zone as
contained in Figure 14.
Figure 14: Zoning By-law Section 5.3.3

The proposed Zoning By-law Amendment contains a request for several special zoning provisions
as outlined in the table below:
PROPOSED
Lot Area (Single)
Lot Area (Semi)

Lot Frontage
(Single)
Front Yard Setback
Rear Yard Setback

Lot Area

408 m2
(smallest single)
296m2
(smallest semidetached)
12.1 m
(smallest single)
3.0 m
6.0m
PROPOSED
0.1 ha

R3
REQUIREMENT

SPECIAL PROVISION
REQUESTED BY LOT

460 m2

Lots 5, 12, and 13

320 m2

Lots 1 & 2 (left dwelling
unit only)

15 m

Lots 3,4 and 5

6.0 m
7.6 m
OS
REQUIREMENT
1.0 ha

Lots 7, 12, and 13
Lots 7, 12, and 13
SPECIAL PROVISION
REQUESTED BY BLOCK
Block 14
(Stormwater Management)

All of the R3 special zoning provisions have been requested to facilitate the proposed subdivision
layout. Specifically, the special provisions allow for additional units to be created while generally
maintaining the intent of the R3 zone. Specific to the reduced zoning setback requests made for
Lots 7, 12 and 13, a conceptual house footprint and internal layout has been prepared to illustrate
how a very wide/shallow housing product will function on the lots. In my opinion, the setbacks
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requested are consistent with other development proposals in the Town and other urban areas in
the County of Simcoe and City of Barrie.

5.0 PUBLIC CONSULTATION STRATEGY
The public consultation strategy undertaken for the proposed applications will be consistent with
the requirements of the Planning Act, as outlined in Section 4.1.2. We expect that the Town will
carry out the notice requirements as required by the Planning Act and a statutory public meeting
will be held to give residents the opportunity to learn about the proposal and provide comments
for consideration. Should additional meetings be required in the form of an Open House,
arrangements can be made to schedule same and provide the public with additional opportunities
for consultation.

6.0 CONCLUSION
This report reviewed the land use planning merits of the proposed applications for Plan of
Subdivision and Zoning By-law Amendment for lands legally described as Part of Lot 106,
Concession 1, East of Penetanguishene Road in the Town of Midland, County of Simcoe. The
proposed Plan of Subdivision and Zoning By-law Amendment applications will facilitate a
residential subdivision that consists of 18 units contained within single and semi-detached
dwellings.
In our professional planning opinion, the proposed applications for Plan of Subdivision and Zoning
By-law Amendment have regard to the Planning Act, are consistent with the Provincial Policy
Statement, conform to the Growth Plan, conform to the policies of the County and Town Official
Plans, and generally meet the intent of the Zoning By-law.
The proposed applications will contribute to the range and mix of housing in the Town and ensure
compatibility of built form. The proposed development represents good planning and will
contribute in a positive way to the Town of Midland.
Respectfully Submitted
THE JONES CONSULTING GROUP LTD.

Taylor Pratt-Dafoe, BURPl.
Planner

Ray Duhamel, M.C.P., MCIP, RPP
Partner
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