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1.0

September 23, 2019

Introduction
Skelton Brumwell & Associates Inc. (SBA) was retained by Dave Templeton to complete a
Planning Justification Report (PJR) for the above noted property, 611 Midland Point Road, a
2.66‐hectare property within the Town of Midland. The location of the property is shown in
Figure 1.
Our client’s objective is to sever his property in order to create two new lots and retain the
existing dwelling and accessory structures. A rezoning of the two new lots from “Rural (RU)” to
“Residential (R5)” is needed to allow for the development of future dwellings.
Our client’s goal is to:
1.

Sever the property into a total of three lots through a Consent Application;

2.

Rezone two of the three severed parcels from “Rural (RU)” to “Residential (R5)” through
a Zoning By‐Law Amendment; and

3.

Rezone the southern portion of the retained property from “Rural (RU)” to
“Environmental Protection (EP)” through a Zoning By‐Law Amendment.

A Concept Severance Sketch is shown in Appendix A.
This PJR provides a summary of our planning analysis and opinion in support of the Zoning by‐
law Amendment and Application for Consent to Sever (submitted with this Report).
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Figure 1: Aerial of subject property and surrounding land uses

2.0

Site Location and Physical Context

2.1

Property Location
The subject property is located in the Town of Midland within the County of Simcoe. Presently
the subject property has access from Midland Point Road, north‐east of County Road
93. The property is legally described as 611 Midland Point Road, Lot 95 Concession 3, Town
of Midland.

2.2

Existing Land Use
The subject property has a total area of 2.66 hectares with a frontage of 138.1 metres, and a
depth of 171.01 metres.
The property is currently developed with a single‐detached residential dwelling, detached
garage and accessory structure.
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Surrounding land uses to the property are similar with the following:


North of the subject property, across from Midland Point Road, contains Rural
residential properties and agricultural activities;



East of the property there is Residential development;



West of the property there is Residential development; and



South of the property there is a large forested area, before Residential development.

The subject property has an area of approximately 26,600m2 (2.66ha / 6.57ac) with a lot with
frontage of 138.1 metres (453ft) on Midland Point Road. The property has a depth of
approximately 171.7 metres (561ft).
The subject property’s topography is relatively flat across its entirety. The property is dominated
by forested cover and some grassland.

2.3

Severance Opinion
The proposed severance option is shown as Appendix A. Final lot dimensions will be completed
by an Ontario Land Surveyor (OLS), as part of the Consent application.
A Concept Severance Sketch in support of the consent application is included as Appendix A.

3.0

Preliminary Consultation
Preliminary consultation was held at the Town of Midland in October 2018 with Wes Crown,
Director of Planning, and our client (Mr. Templeton). During this consultation, it was
determined that a Zoning By‐law Amendment and Consent applications would be required to
support the proposal. In addition, a Planning Report, EIS, and survey would be required as part
of the applications.

4.0

Planning Context

4.1

Provincial Policy Statement, 2014
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest
related to land use planning and development and sets the policy foundation for regulating the
development and use of land. It supports the provincial goal to enhance the quality of life for all
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Ontarians, provides for appropriate development while protecting resources of provincial
interest, public health and safety, and the quality of the natural and built environment.
Section 1.1.1 of the PPS – Building Strong Healthy Communities, outlines where and how growth
should be directed and managed to achieve efficient and resilient development and healthy
communities. The proposed severance would be keeping in line with this section by directing
development to a residential area that can be adequately accommodated as well as minimizing
land consumption. In addition, the proposed severance will have no anticipated impact to
surrounding natural features as a result of future development.
As outlined in Section 1.1.3 in PPS, the subject property is located within a “Settlement Area”
where growth and development is largely directed so the vitality and regeneration of the Town
be promoted. The proposed severance is occurring within a settlement area, targeted for
development and growth. The proposed severance also promotes opportunities for
intensification by effectively using the current development patterns. Rezoning the severed
properties from “Rural” to “Residential” direct residential development to an area where it can
be adequately accommodated and serviced and would ensure compatibility with the
surrounding land use patterns. Maximizing land use is a key aspect for settlement areas; this
application is an example of modest intensification/infill, while recognizing the diverse built and
natural form in the Town of Midland.
Section 2.1.1 of the PPS states that “Natural Areas shall be protected for the long term.” The
proposed severance has taken Section 2.1.1 of the PPS into consideration by conducting an
Environmental Impact Study (EIS) which concluded that there are no significant Natural Heritage
Features on the property, and by implementing the recommendations outlined in the EIS to
ensure no adverse impacts to any other natural features or their ecological functions will occur.
The EIS can be seen in Appendix B.
The location of the proposed severed properties would also provide an opportunity for a
suitable approach to managing growth without compromising the integrity of the natural
heritage features by minimizing the lot dimensions and restricting site alteration on the
premises.
The proposed severance is consistent with the Provincial Policy Statement, 2014.

4.2

A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019
A Place to Grow: Growth Plan for the Greater Golden Horseshoe (GGH), (2019), is a framework
for implementing Ontario's vision for building stronger, prosperous communities by better
managing growth in this region. The Growth Plan provides population and employment
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forecasts, guidelines to creating complete communities, promoting transit oriented and active
transportation, and protecting natural resources and the environment.
The Town of Midland is additionally included in the Simcoe Sub‐Area and identified as a Primary
Settlement Area on Schedule 8 “Simcoe Sub‐Area” that is anticipating continued growth and
development in the community. The subject property is located within the settlement boundary
within the Simcoe Sub‐Area in the Town of Midland. The subject property is also located within
the Primary Urban Settlement Area and Delineated Built‐Up Area where growth is to be
focused. The applications are directing development and growth to a settlement area, which is
encouraged in the GGH by Section 2.2.1.2, as it can be supported.
Strategic growth areas, as per the GGH, designate settlement areas as accommodating
intensification and high‐density mixed use in a more compact built form. The proposed
severance and rezoning would encourage an opportunity for infill and development. The subject
property is additionally located on a collector road that is also meant to accommodate
growth. In addition, the proposed severance and rezoning would provide for different
approaches to manage growth and recognize the diversity of communities.
The site is not currently within the GGH Natural Heritage System.
Based on this review, the proposed severance is consistent with the direction provided in the
Growth Plan for the Greater Golden Horseshoe, 2019.

4.3

County of Simcoe Official Plan, 2016
The County of Simcoe Official Plan, 2016, provides a policy context for land use planning and is
designed to assist in growth management for a County that is projected to experience strong
growth in population and urban development over the next twenty years.
The County of Simcoe Official Plan designates the subject property as “Settlements” in Schedule
5.1 of the County of Simcoe Official Plan (2016) (see Figure 2).
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Subject Property

Figure 2: Location of subject property on the County of Simcoe Schedule 5.1

The County’s settlement objectives are to:


Focus population and employment growth and development within settlement areas
(3.5.1);



Develop a compact urban form that promotes the efficient use of land and provisions of
water sewer, transportation, and other services (3.5.2);



Develop mixed use settlements as strong and vibrant central places and to create
healthy settlements and communities that are sustainable (3.5.3); and



Promote development forms and patterns which minimize land consumption and
servicing costs (3.5.4).

The proposed severances would be keeping in line with the County objectives by increasing
intensification/infill opportunities in a current settlement area and maximising the use of land
for development by also protecting natural heritage resources.
Public water is currently provided to the subject property. Sewage disposal will be provided to
the severed properties in the form of private sewage systems.
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The property is located in close proximity to many parks, active transportation corridors,
waterfront and the downtown core.
No major traffic will be generated from this site.
Based on this review, the proposed severance is consistent with the direction provided in the
County of Simcoe Official Plan, 2016.

4.4

Town of Midland Official Plan, 2017
The Town of Midland Official Plan, updated January 2017, sets out policies and
recommendations to provide direction for future growth and development. The Plan will assist
to manage and direct physical change and its efforts on the social, economic and natural
environment in the Town over the next twenty years.
The Midland Official Plan designates the subject property as within the “Residential District” in
Schedule A – Land use Designations (See Figure 3). The “Residential District” is intended to allow
a variety of housing types and densities together with appropriately located neighbourhood
commercial and institutional uses.

Subject Property

Figure 3: Town of Midland Official Plan – Schedule A Land Use

The objectives of the “Residential District” of the Town of Midland Official Plan include:


“To create, maintain and enhance residential areas, which foster a sense of
neighbourhood, character and belonging and to protect these areas from inappropriate
development”. (3.3.1.a)
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“To encourage a high standard of community design in existing and future residential
development such that the overall image of the community is enhanced and that
residential areas present a harmonious integration of housing types. New subdivision
and condominium developments are encouraged to incorporate traditional
neighbourhood design elements that would respect and reflect the character of the
existing community. (CM #1)” (3.3.1.b)



“To encourage innovative development, re‐development and intensification, particularly
in older established neighbourhoods, to satisfy market requirements.” (3.3.1.d)



“To foster and encourage the development of residential uses where appropriate
community and commercial facilities can be provided.” (3.3.1.e)

The proposed amendments support the objectives of the “Residential District” outlined in the
Town of Midland Official Plan. By allowing the proposed severance and rezoning applications, it
will maintain and encourage the resilience of residential areas by promoting appropriate
development and the existing character of the community.


“Uses permitted within the Residential District include all forms of housing together with
appropriate institutional uses such as schools, parks, cemeteries and community
recreational uses and limited private institutional uses such as group homes, day care
centers and places of worship. There will be no need for site specific Official Plan
Amendments to introduce higher density uses into neighbourhoods. Furthermore,
neighbourhood‐oriented commercial uses such as local convenience stores, personal
service uses, home occupations and bed and breakfast establishments may be permitted
subject to the policies of this section. Mobile home park developments are to be located
in residential areas and shall be subject to the appropriate controls and regulations
established by Council and may also be subject to an Official Plan Amendment.” (3.3.2)

The proposed amendments are consistent with the permitted uses within the “Residential
District” designation.


“Within this area there are limited opportunities for the creation of new residential lots.
Any new residential lot created by consent may be permitted, provided that the lot
fronts on an existing public road‐maintained year‐round by the Town, does not cause a
traffic hazard and can be serviced with an appropriate water supply and authorized
means of sewage disposal. To preserve the integrity of the shoreline and the area’s tree
cover, new lots shall be subject to a Site Plan Control Agreement and are hereby deemed
designated for this purpose. Any agreement generally will address the location of the
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building envelope, driveway and access to the shoreline. The majority of the existing tree
cover on new shoreline lots should be preserved.” (3.3.7.7)
The proposed consent application would be created on an existing public road that is
maintained year‐round by the Town and will not cause any traffic hazards. The proposed
consent can be serviced with an appropriate water supply and authorized means of sewage
disposal. The subject property is not located within the waterfront designation and is therefore
not subject to Site Plan Control or tree cover preservation.
Additional consent policies included in the Town of Midland Official Plan include:


The following provides policies for the Committee of Adjustment who shall be guided by
the general intent and specific policies of this Plan and the regulations of the Zoning By‐
law in considering applications for the severance of land. Consents should only be
considered where a plan of subdivision is deemed to be unnecessary and where the
application conforms with the policies of this Plan.
b)
c)
d)

e)

Lots shall not be created which would access onto a road where a traffic
hazard would be created due to limited sight lines.
Strip development shall generally be prohibited although infilling in existing
built up areas may be permitted.
Lots with direct access from Provincial Highways or County Roads will only be
permitted where the appropriate authority advises that an entrance permit
will be issued.
Road widenings, improvements or extensions to existing rights‐of‐way may
be required as a condition of severance approval. (8.14.2 b‐e)

The subject property and applications are in line with the consent policies of the Official Plan.
According to Schedule “B” Green Map of the Town of Midland Official Plan, the subject property
is partly designated as woodlot (See Figure 4).
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Subject Property

Figure 4: Town of Midland Official Plan Schedule B – Green Map

Woodlot Policies identified in the Town of Midland Official Plan Include;


“Where a land development proposal involves an identified woodlot, Council, as part of
the development review process may require an evaluation of the woodlot, including a
tree preservation plan. The analysis shall be undertaken by a qualified professional who
should identify trees or areas that should be undisturbed, trees to be
removed, preservable habitat linkages and techniques to minimize the negative impacts
of the development.” (4.9.19.3)

The subject property owner retained SBA to conduct an EIS. This report concluded that there
are no significant natural heritage features within or adjacent to the proposed severed area.
There will be no negative impact to the subject land and woodlot.
To ensure that there will be no negative impact on the woodlot on the subject property in the
future, it is also an objective of our client to rezone the southern portion of the property to
“Environmental Protection” to restrict and development in the woodland in the future.
Although the woodland is deemed not significant as per the EIS, we want to ensure future
linkages and habitat for future species at risk are protected for the long term.
As of Schedule “C ‐ Road Classification Map”, the subject property is located on a Collector
Road. As per section 3.3.6 and 3.3.7, medium to high density residential development should
have access to arterial or collector roads or be located in the immediate vicinity of such roads.
The location of the subject property is considered to be in a medium to high density area, the
proposed severance would support policies 3.3.6 and 3.3.7.
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Based on this review, the proposed severance is consistent with the direction provided in
the Town of Midland Official Plan, 2017.

4.5

Town of Midland Zoning By‐law 2004‐90
The Town of Midland Zoning By‐law 2004‐90 implements the land use objectives and policies of
the Official Plan. The current zoning classification of the property is “Rural (RU)” (See Figure 5).
Subject Property

Figure 5 – Town of Midland Zoning By‐law Schedule A

By rezoning the severed properties from “Rural” to “Residential (R5)” this will allow future
development of a single dethatched dwelling on each severed property with the minimum
zoning provisions.
The “Residential (R5)” zone permits:







Accessory Building
Boat Dock
Boat House
Boat Slip
Detached Dwelling Unit
Home Occupation
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Public Use
Secondary Suite

Table 1 lists the zoning provisions for a “Residential (R5)” zone:
Table 1: Zoning Provisions for Residential (R5)
Zoning Provisions for Residential (R5)
Zone Compliance
Public
Private
Proposed Severed Proposed Severed
Zone Requirements Water: Private Water: Private
Lot 1
Lot 2
Septic
Septic
Minimum lot area
1,500 m2
2,000m2
1,750m2
1,750m2
Minimum lot frontage
25.0m
30.0m
35m
35m
Minimum lot coverage
35%
35%
Will comply
Will comply
Minimum Front Yard
8.0m
8.0m
Will comply
Will comply
Minimum Rear Yard
11.0m
11.0m
Will comply
Will comply
Minimum Interior Side
3.0m
3.0m
Will comply
Will comply
Yard
Minimum Exterior
8.0m
8.0m
Will comply
Will comply
Side Yard
Maximum Building
11.0m
11.0m
Will comply
Will comply
Height

Based on the existing parameters of the subject property, the zoning provisions and
the severance sketch the severed lots will conform to the zoning provisions of a “Residential
(R5)” Zone during the development stage.
Based on this review, the lot sizes for the proposed severed lot and retained lot conform to the
provisions and direction provided in the Town of Midland Zoning By‐law 2004‐90.
Additionally, as part of the Rezoning application submitted with this report, we plan to rezone
the southern portion of the retained parcel to “Environmental Protection” which would ensure
the protection of the remaining woodland and protect it from any future development.

5.0

Environmental Impact Study, August 2019
SBA conducted field investigations and produced an EIS report to determine the significance of
the woodlot on the property.
This investigation began with consultation with Severn Sound Environmental Agency (SSEA), the
Town of Midland and to the requirements of the SSEA, the Ministry of Natural Resources and
Forestry. Each provided comments on the Terms of Reference that are reflected in the EIS
report (See Appendix B).
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Field investigations were conducted November 2nd, 2018 and June 14th, 2019 occurred on the
subject lands and adjacent lands using visual observations from property lines and air
photography. Details of the field investigation can be seen in the EIS report in Appendix B.
The EIS concluded that within the developable area there are no natural heritage features or
significant ecological functions. The recommendations of the EIS can be seen in Appendix B.

6.0

Recommendations and Conclusion
It is our opinion of the proposed severance and rezoning of the subject property that:


The proposed Consent and Rezoning application to allow the severance of two
additional properties for future development of residential dwellings on the severed
parcels is in conformity with the: PPS, Growth Plan for the Greater Golden Horseshoe,
and the objectives and policies of the County of Simcoe, and Town of Midland Official
Plan;



The proposed applications comply with the provisions of the Town of Midland
Comprehensive Zoning By‐law 2004‐90;



It is identified in the Environmental Impact Study that the entire lot contains no
significant Natural Heritage Features;



The applications are anticipated to have no negative impacts to the woodlot;



Rezoning the southern portion of the retained lot from “Rural” to “Environmental
Protection” represents good planning; and



The applications will facilitate development which maximises land use, and minimizes
land consumption and servicing costs.
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All of which is respectfully submitted,
SKELTON, BRUMWELL & ASSOCIATES INC.
per:

per:

Kristen Sullivan BS.c

Charles Burgess, MCIP RPP

Planner

Senior Planner
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Appendix A
Concept Severance Sketch

Concept Severance Sketch

Severed Parcels

Retained Parcel
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1.0

August 1, 2019

Introduction
Skelton Brumwell & Associates Inc was retained by Dave Templeton to prepare an
Environmental Impact Study (EIS). The EIS was prepared in support of a Consent and Rezoning
applications at 611 Midland Point Road in the Town of Midland.

1.1

Location
The property is described at Lot 95, Concession 3 Town of Midland, Geographic Township of
Tay. The subject property is municipally known as 611 Midland Point Road. The location of the
property is shown below. The property is approximately 3.4 hectares in size.

Figure 1: 611 Midland Point Road
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1.2

Proposed Development
Through the Town of Midland’s Official Plan, the subject property is designated “Residential
District” on Schedule A. Based on this Residential land use designation and the established
principle for development, a lot severance to accommodate additional residential densities is
proposed for the property. Below is an excerpt from Schedule A that shows the existing land
use designation.

Subject Property

Figure 2: Schedule A
Through the Town of Midland’s Official Plan, a portion of the subject property is designated
“Woodlot” according to Schedule B. Based on this Green Map land use designation there is the
potential for significant woodland. Below is an excerpt from Schedule B that shows the existing
land use designation.

Subject Property

Figure 3: Schedule B
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1.3

Applications and Approvals
To implement the Residential land use designation on the Official Plan, a Consent application
and Zoning application will be submitted to the approval authority (Town of Midland). The EIS is
required given the presence of unevaluated woodland features on site and to meet the relevant
policy requirements.
In addition to fulfilling the requirements under the Planning Act, approval may be required
under the following legislation:




2.0

Endangered Species Act;
Municipal Act; and
Migratory Birds Convention Act.

Planning Context
Table 1 shows the policy context for Ontario’s land use planning system and the applicability to
these applications.
Table 1: Provincial Policy Context

Policy Statement / Plan

Version

Applicability

Provincial Policy Statement

2014



Growth Plan for the Greater Golden Horseshoe

2019



Niagara Escarpment Plan

2017

X

Oak Ridges Moraine Conservation Plan

2017

X

Greenbelt Plan

2017

X

Lake Simcoe Protection Plan

2009

X

This EIS has been prepared in conformity with the Growth Plan and is consistent with the PPS. In
addition, this EIS has been prepared in conformity with the Town of Midland’s Official Plan and
the regional Official Plan (County of Simcoe).
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2.1

Terms of Reference
The Terms of Reference for any study including a Natural Heritage Evaluations are typically
established with the approval authority or the local conservation authority through a ratified
Memorandum of Understanding (MOU). In this case, the following Terms of the EIS were
established with the Severn Sound Environmental Association (SSEA) and Town of Midland (see
Table 2).
Table 2: Terms of Reference actions and commentary.
Number
1.

2.

3.

4.

5.

6.
7.

Action

Commentary

Desktop review for any known natural heritage Completed using various sources
features on or adjacent (120metres) to the including Simcoe County
proposed building envelope.
Interactive Mapping, MNRF NHIC
Mapping.
A Species at Risk desktop review of known
Completed using various sources
species and habitat present on site.
including MNRF NHIC Mapping,
Ontario Nature Reptile and
Amphibian Atlas.
Vascular Plant Inventory.
Completed during field surveys on
November 2, 2018 & June 14,
2019.
Based on Lee et la. 1998 Ecological
Ecological Land Classification with was
th
Land Classification for Southern
completed June 15 , 2019.
Ontario: First Approximation and
its applications. SCC Field Guide
FG‐02.
Completed during field surveys
Mapping of natural heritage features,
vegetation communities, and other
on November 2, 2018 & June 14,
environmental features (ex. watercourses,
2019.
wetlands, areas of groundwater discharge,
wildlife habitat).
Ensure compliance with applicable planning Completed as part of this EIS
policies and other legislation.
submission.
Provide an Environmental Impact Study with Completed as part of this EIS
recommendations for mitigation measures to submission.
ensure no negative impacts to natural heritage
features or their related ecological functions.

It should be noted that the Terms of Reference for the EIS was established with the SSEA on
December 17, 2018.
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3.0

Methods
Preparation of this study involves review of background documentation, field investigations,
consultation with government officials and analysis.

3.1

Consultation

3.1.1

Severn Sound Environmental Association and Town of Midland
The SSEA and Town of Midland were consulted and provided with a Terms of Reference to
scope the requirements for the EIS and provide any initial comments or information on the
proposed development. The SSEA provided comments on the Terms of Reference which are
reflected in this report (see Table 2). The Terms of Reference and SSEA correspondence is
included in Appendix A.

3.1.2

Ministry of Natural Resources and Forestry
Further to requirements of the SSEA, the Ministry of Natural Resources and Forestry (MNRF)
was contacted to provide a screening for Species at Risk as it relates to the property. The MNRF
provided a list of potential species in the area, which is included in Appendix A.

3.2

Background Research
Background research was completed to identify previously identified natural heritage features
and functions on/or adjacent to the lot severance. The documents/sources listed below along
with consultation with provincial agencies, provided additional resources for this study:




3.3

Ministry of Natural Resources (MNR) Natural Heritage Information Centre (NHIC);
The Town of Midland Official Plan and Comprehensive Zoning By‐law; and
County of Simcoe Official Plan and interactive mapping.

Field Investigations
Field investigations occurred only on the subject lands. Adjacent lands of 120 metres were
investigated using roadside observations (i.e. visual observations from property lines, air
photos, etc.).
Field investigations were scoped with the SSEA, and included the following:



Vascular Plant Survey; and
Ecological Land Classification.
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A site visit was conducted on November 2, 2018 and June 14th 2019 to complete the required field
investigations.
Communication with the MNRF resulted in a list of potential Species at Risk for the area. This list
was then cross referenced with the current habitat found on site. This resulted in the conclusion
that no further species at risk surveys would need to be completed.

3.4

Flora

3.4.1

Vascular Plants
A vascular plant survey was completed using a roving transect through all habitats and areas
planned for development. Particular attention was paid during field investigations for rare
species and Species at Risk listed in the Ontario Endangered Species Act, 2007.
The significance of vascular plants sampled was assessed based on the NHIC rankings (Srank) for
provincial rarity.

3.4.2

Vegetation Communities
Vegetation communities were identified using the Ecological Land Classification (ELC) for
Southern Ontario, First Approximation (Lee et al., 1998). Polygons were delineated using aerial
photography, field sampled and classified into the most appropriate vegetation type. The
polygons were identified based on vegetative cover, soils and landscape features.
The significance of the vegetation communities was assessed based on the NHIC rankings where
applicable.

3.5

Fauna

3.5.1

Bat Maternity Roost Surveys
An adapted bat cavity/snag survey was completed during the initial site visit on November 2,
2018. This survey was only completed in the area of proposed development. After this survey
was completed it was determined that there was a lack of available habitat for the four Species
at Risk bats within Ontario.
This survey followed protocols in the document “Technical Note: Species at Risk (SAR) Bats”
(MNRF June 2015). This survey provided information to determine habitat suitability for
maternity roosting species at risk bat species on the property, with emphasis in the area
proposed for development.
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3.5.2

Other Wildlife
Incidental observations were also made for mammals and herptiles (amphibians and reptiles)
during field investigations through observations of physical evidence (scats, tracks) and for
shelter, feeding and breeding sites (e.g. vernal pools, beneath logs, rocks, etc.).
During the site visits, observations were made for potential vernal pools or flooded wetland
areas which could support breeding amphibian species. No vernal pools or flooded wetlands
were found which would be suitable for breeding activity.

3.5.3

Aquatic/Wetland Features
The background review indicated no MNRF evaluated or unevaluated wetland or watercourses
on the property.

4.0

Existing Conditions

4.1

Background Documentation

4.1.1

Ministry of Natural Resources and Forestry
A search of the MNRF NHIC database was performed for occurrence square 17NK8858.
There were five records species at risk noted, being the Lake Sturgeon – Acipenser fulvescens,
Snapping Turtle – Chelydra serpentine, Eastern Musk Turtle – Sternotherus odoratus,
Massasauga – Sistrurus catenatus and theGiant Lacewing – Polystoechotes punctate.
No other features (i.e. ANSI’s) were identified on or adjacent to the subject property.

4.1.2

Town of Midland Official Plan
The Town of Midland Official Plan identifies part of the subject property as “Woodlot”.

4.1.3

County of Simcoe Interactive Mapping
A search was completed using the County of Simcoe Interactive Mapping geographic tool. This
search identified Forested Area/ Woodland part of the subject property.
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4.2

Vegetation

4.2.1

Vegetation Communities
Vegetation communities were identified within the study area using ELC to the Vegetation Type
shown on Figure 4 and Photo Page 1. Detailed descriptions of communities are included below.
CUP3‐9: Norway Spruce Plantation Type
This community is a plantation largely dominated by Norway Spruce (Picea abies). Associates
White Spruce (Picea glauca), White Ash (Fraxinus Americana), Sugar Maple (Acer saccharum)
and Red Oak (Quercus rubra). Ground cover consists of Common Wood Sedge (Carex blanda),
Red Clover (Trifolium pratense), Canada Golden Rod (Solidago canadensis), Kentucky Bluegrass
(Poa pratensis), Common Dandelion (Taraxacum officinale) and Club Moss sp (Lycopodiopsida)
FOM2: Dry – Fresh White Pine – Maple – Oak Mixed Forest Ecosite
Young forest dominated by Eastern White Pine (Pinus strobus), Sugar Maple and Red Oak.
Associates included American Beech (Fagus grandifolia). Ground Cover consists of primarily club
moss sp. and Marginal Wood Fern (Dryopteris marginalis)
FOD2‐4: Dry – Fresh Oak – Hardwood Deciduous Forest Type
This community is largely dominated by Red Oak. Associate species of Sugar Maple, White Birch
(Betula papyrifera), Black Cherry (Prunus serotina) and American Beech. Ground cover consists
of Marginal Wood Fern, Club Moss sp., and a heavy duff layer.

FOD3‐1: Dry – Fresh Poplar Deciduous Forest Type
This community is largely dominated by Trembling Aspen (Populus tremuloides) and Largetooth
Aspen (Populus grandidentata). The ground cover was dominated by Poison Ivy (Toxicodendron
radicans) and a heavy duff layer.
4.2.2

Vascular Flora
There were 28 plant species identified within the property. All species observed on the
property are found to be common to similar habitats found in Ontario.
A list of vascular plants and their status in Ontario is included in Appendix B.
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4.3

Wildlife

4.3.1

Wildlife
Incidental wildlife observations made during site visits including Red Squirrel (Tamiasciurus
hudsonicus) and Eastern Gray Squirrel (Sciurus carolinensis). These observations are included in
Appendix B.

4.4

Aquatic Features
No aquatic features were found on the property.

5.0

Analysis of Natural Heritage Features
Policy documents were utilized to analyse the presence of natural heritage features and
ecological functions on the subject property and adjacent lands. These included the Provincial
Policy Statement, Endangered Species Act, and Significant Wildlife Habitat Criteria for Ecoregion
6E (MNRF 2015).
The following provides an analysis of whether any natural heritage features are found on or
adjacent to the subject property. The identification of these features is the result of background
research, fieldwork and analysis.

5.1

Significant Habitat of Endangered or Threatened Species
MNRF NHIC database listed Massasauga and Lake Sturgeon within and around the subject site.
While on site specific attention was paid to looking for potential habitat for these species.
No watercourses or waterbodies are present on site; therefore, the Lake Sturgeon was
determined to be absent from the site.
The Massasauga is primarily found within edge habitats, open habitats and near wetlands. The
dark, cool habitat found under the dense Norway Spruce plantation which makes up most of the
proposed developable area does not suit the habitat characteristic of this species. The small
clearing within the plantation receives large amounts of shade during the day and is also to
small to represent significant habitat for this species.
After field investigation, it was determined that habitat for both these threatened species is
absent within the proposed building area.
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5.2

Significant Woodlands
The subject lands are identified as being located within a “Woodlot” as identified in the current
Town of Midland Official Plan. The woodlot covers large portions of the site including the east
half of the property and the south portion of the property (as shown on Figure 3). The
proposed severed parcel is almost entirely situated within the woodland with the exception of
the western edge of the proposed severed parcel (as shown on Figure 4, an enlargement of the
proposed lots). However, the woodlands on the site are a combination of 'natural' deciduous
woodland (FOD2‐4, FOD 3‐1 and FOD2‐4) as well as a coniferous plantation (CUP3‐9). A small
patch of immature mixed forest growth also occurs on the edge of the woodland. It is noted
that the proposed severed parcels are entirely contained within the coniferous plantation which
consists predominantly of Norway Spruce a non‐native species.
The current Official Plan permits development within woodlands subject to the completion of
an EIS and determination of no significant impact to natural heritage features and function of
the woodland.
As indicated in this report, other than the presence of woodlands, there are no significant
natural heritage features or functions on the property. The tests associated with the
acceptability of the proposed lots are therefore focussed on the implication of the woodlands
and their functions.
As indicated, the proposed severed parcels are largely confined to a coniferous plantation
dominated by non‐native species. Tree clearing would be limited to the coniferous plantation
areas and the very small immature mixed forest. While this tree cover provides some limited
function in connectivity of tree canopy, the presence of non‐native tree species and field
investigations on this site indicate that there is no natural heritage function performed relative
to wildlife habitat, presence of significant species or other factors related to a need to maintain
forested habitat. The tree cover also provides marginal linkage functions to adjacent woodlands
due to the presence of roads (Midland Point Road) and surrounding residential
development. Connectivity is greater to the west and east of the subject lands due to larger
woodland blocks associated with wetlands and a riparian corridor.
A Natural Heritage System Review prepared by the SSEA (May, 2009) indicated the following
with respect to the woodlands on the subject property:




The woodlands on site are a component of identified woodland cover in the Town and
retaining forest cover as a component of review of proposed removal is a
recommendation of the report;
Woodland patch is scored low at 1 out a possible score of 10;
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The woodlands are identified as significant being greater than 2ha in size within
the settlement area and it is recommended that significant woodlands be retained;
Interior forest habitat is rated high at a value of 8 out of 10 however this is contradicted
by site conditions and by further mapping in the report which indicates that no interior
habitat is present (at both the 100m and 200m buffer analysis);
Woodland riparian scoring is high at 8 out of a possible 10;
Wetland, natural watercourse, and wildlife habitat area all score 0;
The slope score is low at 5;
The low slope with water scoring is also low at 2;
The combined natural heritage features combined score is low at 20.1‐30; and
The woodlands are identified as areas of special consideration.

Our opinion is that the scoring done at a high level should be refined to reflect a more in‐depth
investigation of the subject site. In regard to interior habitat, it is our opinion that there is no
interior habitat function in the area confined by Midland Point Road, Puddicombe Road,
Morningview Lane and Glenbrooke Drive. A combination of roads, lot clearing, development
and the configuration of the parcel eliminate potential for interior habitat. In regard to the
woodland riparian scoring we note that there are no riparian features in the woodland. While
the limited connectivity which occurs across Midland Point Road likely results in this scoring on
the basis of riparian features in the larger woodland to the west of the site, there is no
functional riparian connection to the woodland patch located south of Midland Point
Road. These woodlands are separated from the riparian area by roads and development and
the woodlands on the subject lands provide no beneficial function or natural heritage linkage to
the riparian areas. It is therefore our opinion that the total score for the woodlands should
actually be lower than that indicated in the Natural heritage System Review.
The culmination of the analysis in the Natural Heritage Review is that the subject lands are
identified as an area of special consideration. Although the woodland on the subject site rates a
low score with respect to natural heritage features, it is identified as an area of special
consideration on basis that interior habitat and riparian scores were rated as high. Given the
more detailed considerations regarding those scores, which we are of the opinion do not
accurately reflect functionality of this woodland patch, we believe that the woodland patch
does not merit consideration as an area of special consideration. Regardless, the
recommendation regarding such areas does not negate development. Instead it suggests
careful consideration, limitations or mitigation.
It is our opinion that the proposed area of potential development:



does not represent a significant woodland area with respect to natural heritage
functions;
consists predominantly of a plantation of non‐native species;
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does not provide a significant linkage or buffer to more critical woodland features or
functions;
would not be detrimentally impacted by tree removal associated with development of
the proposed lots.

We would recommend, however, that the maximization of tree retention occur within the
proposed lots and that development should be contingent upon the submission of a tree
preservation plan. The tree preservation plan should:





identify acceptable tree removal areas with the intent being to minimize tree removal
to the extent required for placement of structures and services and a limited amenity
area;
not allow any tree removal in the area identified as FOD2‐4 in the ELC mapping in this
report; and,
identify tree protection methods to be utilized during clearing and construction.

The Town is in the process of updating its Official Plan. The most recent version of the Official
Plan Update (Second Draft) proposes to designate the “woodlands” on the site as “Natural
Heritage”. Based on our analysis we believe it would be appropriate to remove the lands
identified as CUP3‐9 and FOM2 in our ELC mapping from this designation based upon
the absence of natural heritage functions and the fact that these consist predominantly on non‐
native plantation. In the alternative, we would recommend that the proposed development of
a portion of the site be considered as Minor Development as set out in proposed policy 4.5.3.m)
and that the proposed restriction on the subdivision of lands as set out in proposed policy
4.5.3.n) not apply to the current land division application.
Again, it is our opinion that the absence of natural heritage features and functions, and the
nature of tree cover in the proposed development area, does not warrant a restriction on
modest development and that the proposed tree preservation plan deals appropriately with
the retention of more generalized objective of tree canopy cover retention.

5.3

Significant Valleylands
There are no Significant Valleylands identified on the subject property or within 120 metres.

5.4

Significant Wildlife Habitat
The MNRF has produced ‘Significant Wildlife Habitat Criteria Schedules for Ecoregion 6E’ (MNRF
2015). Based on background information collected and field investigations, an analysis of the
criteria was completed to identify any candidate Significant Wildlife Habitat.
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MNRF NHIC database listed three species of Special Concern in the area, being the Eastern Musk
Turtle, Snapping Turtle and Giant Lacewing. Habitat on site would not be suitable for any of
these species.
No other potential Significant Wildlife Habitat was observed on the property.
Although no significant wildlife habitat was observed on site, it is therefore recommended that
any clearing for the proposed developments avoid the migratory bird season of April 1 – August
31st, to ensure no harm to nesting birds or their nests, which are protected under the Migratory
Bird Convention Act.

5.5

Significant Areas of Natural and Scientific Interest (ANSI)
A desktop review of the MNRF NHIC database and County of Simcoe interactive mapping found
no ANSI’s within the study area.

6.0

Conclusions and Recommendations
Skelton Brumwell & Associates Inc. was retained by Dave Templeton to prepare an
Environmental Impact Study (EIS) relative to consideration for a small portion of the property
being severed into and rezoned from Rural to Residential where a single dethatched dwelling(s)
can be built in the future. Figure 5 shows the land suitable for severing.
It is recommended:
1.

That a Forest Management Plan that includes an Edge Management Plan (refer to policy
4.9.19.2 in the current Official Plan) to satisfy the Town of Midland requirements;

2.

That any clearing for the proposed developments avoid the migratory bird season of April
1 – August 31st, to ensure no harm to nesting birds or their nests, which are protected
under the Migratory Bird Convention Act.;

3.

That the removal of trees on‐site will occur in a sustainable manner that will involve the
re‐use of wood and limbs such as the creation of mulching products;

4.

That Tree and/or native vegetation planting will take place in the southern most area of
the retained parcel to account for the loss of woodland from the severed parcel;
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5.

That the site plan for development indicate a non‐disturbance limit at the edge of the
potential development area, which is to be staked in the field prior to any clearing or
grading activity on the lands. This should be delineated by temporary fencing which
should remain on‐site until all development is completed.

6.

That a Grading and Drainage plan to provide no hydrogeologic impact, and to maintain
the forest ecosystem

All of which is respectfully submitted,
SKELTON, BRUMWELL & ASSOCIATES INC.
per:

per

Taylor Wynia, Hon BSc
Ecologist/Herpetologist

Michael Wynia, MCIP, RPP
Partner, Senior Ecologist & Planner
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Appendix A
Terms of Reference Severn Sound Environmental Agency
& Town of Midland

93 Bell Farm Road
Suite 107
Barrie Ontario
L4M 5G1
Telephone:
(705) 726‐1141
(877) 726‐1141

November 27, 2018

Severn Sound Environmental Association
67 Fourth Street
Midland, ON L4R 3S9
Attention:

Fax:
(705) 726‐0331
mail@skeltonbrumwell.ca
www.skeltonbrumwell.ca

Michelle Hudolin
Wetlands & Habitat Biologist

Dear Michelle:
Re:

Environmental Impact Study Terms of Reference
611 Midland Point Drive
Town of Midland
Our File: P/N 18‐3197

The following is provided as a Terms of Reference for the Environmental Impact Study (EIS) for a
proposed severance and creation of a building envelope at the property noted above.
A building envelope is being proposed for an area measuring approximately 46 m x 61m (0.3ha) as
shown on Figure 1 and 2.

Figure 1 (building envelope shown in yellow)

Severn Sound Environmental Association
November 27, 2018

Page 2 of 3

Figure 2 Proposed Building Envelope

Consultation is currently on going with Township Planning staff on the severance application.
Township Planning staff advised that an EIS is recommended for re‐zoning the property and new lot
from rural to residential.
Development is planned for an area that was previously disturbed (Norway Spruce Plantation). A
mature deciduous woodland (Hard Maple/Red Oak) abuts the proposed severance to the south.
Only approximately 0.02 ha of woodland habitat may be removed.
Based on the limited size of the proposed building envelope, the reduced chance of any impact to
natural heritage features and functions in the area, and planned implementation of mitigation
measures to avoid direct impacts to wildlife (i.e. restriction on clearing of vegetation between April
1 – October 31st) we propose to scope the terms of reference to the following:
1)

Desktop review for any known natural heritage features on or adjacent (120 metres) to the
proposed building envelope (Completed).

2)

A Species at Risk desktop review of known species and habitat present on site (Completed).

3)

Field Investigations:
a.

Vascular Plant Survey which was completed November 2, 2018; and

b.

Ecological Land Classification which was completed November 2, 2018.

Severn Sound Environmental Association
November 27, 2018

Page 3 of 3

4)

Mapping of natural heritage features, vegetation communities, and other environmental
features (ex. watercourses, wetlands, areas of groundwater discharge, wildlife habitat)
(Completed).

5)

Ensure compliance with applicable planning policies and other legislation.

6)

Provide an Environmental Impact Study with recommendations for mitigation measures to
ensure no negative impacts to natural heritage features or their related ecological
functions.

Detailed surveys for wildlife species, such as bats or birds, in this case would not provide any value.
The removal of 0.02 ha of edge habitat from a large woodland that will remain intact would not
constitute a negative impact to that feature. Only a detailed survey for rare plants (i.e. the Butternut
tree) is warranted due to the chance of direct impacts and harm to that individual.
All biophysical surveys undertaken in support of the EIS were completed by appropriately qualified
professional(s) with applicable training and certification(s) relevant to the required work. Field work
was conducted during appropriate season(s), weather conditions and using suitable protocols to
identify and evaluate the natural feature(s) and their ecological functions.
All field work has and will be described to the following standards:
a. Date, time, and duration of field work/survey (including start time, end time of site
investigations)
b. Sampling locations and/or area searched (i.e., identified on a map)
c. Purpose of field work and survey protocol(s) used/summary of investigation
methods
d. Personnel involved (name and qualifications)
The EIS will map vegetation communities and other natural heritage features or functions on an air
photo base at an appropriate scale. The EIS report will be provided in both hard‐copy and electronic
formats, with all text, figures and tables legible; digital reports should allow text to be copied, to
facilitate review/commenting.
We would appreciate your comments or acceptance on these Terms of Reference at your earliest
convenience.
If you have any questions, please contact us.
Yours truly,
Skelton, Brumwell & Associates Inc.
Per:

Taylor Wynia, Hon. BSc.
Terrestrial Ecologist
C‐18‐425
Attach.
cc:
Town of Midland
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Appendix B
Vascular Plant List
Incidental Wildlife Observations

Vascular Plant List
Cosewic
Status
American Beech
Fagus grandifolia
No Status
Aster sp.
Symphyotrichum ericoides No Status
Balsam Poplar
Populus balsamifera
No Status
Black Cherry
Prunus serotina
No Status
Canada Goldenrod
Solidago canadensis
No Status
Canada Mayflower
Maianthemum canadense No Status
Club Moss sp.
Lycopodiopsida
No Status
Common Dandelion
Taraxacum officinale
No Status
Common Wood Sedge Carex blanda
No Status
Flase Solomons Seal Maianthemum racemosum No Status
Kentucky Bluegrass
Poa pratensis
No Status
Marginal Wood Fern Dryopteris marginalis
No Status
Norway Spruce
Picea abies
No Status
Poison Ivy
Toxicodendron radicans
No Status
Queens Anne Lace
Daucus carota
No Status
Red Clover
Trifolium pratense
No Status
Red Oak
Quercus rubra
No Status
Red Osier Dogwood
Cornus sericea
No Status
Scots Pine
Pinus sylvestris
No Status
Staghorn Sumac
Rhus typhina
No Status
Sugar Maple
Acer saccharum
No Status
Trembling Aspen
Populus tremuloides
No Status
White Ash
Fraxinus americana
No Status
White Birch
Betula papyrifera
No Status
White Spruce
Picea glauca
No Status
White Spruce
Picea glauca
No Status
White Trillum
Trillium grandiflorum
No Status
Yellow Birch
Betula alleghaniensis
No Status
Common Name

Latin Name

Incidental Wildlife Observations
Common Name
Latin Name
Red Squirrel
Tamiasciurus hudsonicus
Eastern Gray Squirrel
Sciurus carolinensis

SARO
Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status
No Status

