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1.0

INTRODUCTION

Innovative Planning Solutions has been retained by Amy Ruston to prepare a
Planning Justification Report relative to applications for a Zoning By -law
Amendment and Severance, for lands legally known as Part of Lot 112,
Concession 2 East of Penetanguishene Road, and municipally known as 743
Midland Point Road in the Town of Midland.
The subject lands are located approximately 150 metres west of the intersection
of Midland Point Road and Glenbrook Drive. The subject lands have a total area
of 3.1 ha (7.6 acres) with 163.2 metres of frontage onto Midland Point Road and
20 metres of frontage onto Portage Park Lane, resulting in a total frontage of 183.2
metres. Figure 1 shows the location of the subject lands.
The subject lands are designated ‘Settlement’ in the County Official Plan,
‘Residential District’ and ‘Environmental Protection’ in the Town’s Official Plan,
and zoned ‘Rural Holding’ and ‘Environmental Protection’ in the Town’s Zoning
By-law.
The purpose of these applications is to obtain approval for the rezoning and
severance of the subject lands in order to facilitate the creation of three (3) new
lots and one (1) retained lot for low-density residential development, while
acknowledging an exception to the ‘Residential’ (R5) Zone for lot frontage on one
(1) lot. This report will review the applicable policies found within the documents
noted below to demonstrate consistency with good planning principles:
•

Provincial Policy Statement, 2014

•

A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019

•

Official Plan of the County of Simcoe, 2016

•

Town of Midland Official Plan, 2017 Consolidation

•

Town of Midland Zoning By-law 2004-90

743 Midland Point Road
IPS File No. 19-883

Midland
Page 1

PLANNING JUSTIFICATION REPORT
ZONING BYLAW AMENDMENT AND SEVERANCE APPLICATIONS

743 Midland Point Road
IPS File No. 19-883

Midland
Page 2

PLANNING JUSTIFICATION REPORT
ZONING BYLAW AMENDMENT AND SEVERANCE APPLICATIONS

2.0

SITE DESCRIPTION AND SURROUNDING LAND USES

The subject lands are located approximately 150 metres west of the intersection
of Midland Point Road and Glenbrook Drive, and approximately 160 metres north
of the Georgian Bay shoreline. The subject lands have a total area of 3.1 hectares
(7.6 acres), with 163.2 metres of frontage on Midland Point Road and 20 metres
of frontage on Portage Park Lane.
The subject lands are currently vacant of any buildings or structures. Tree and
shrub coverage can be found on the perimeter of the site, while the central portion
of the subject lands have been previously disturbed. A stream connecting to
Georgian Bay can be found adjacent to the east, with a small portion of the stream
crossing the south-eastern corner of the subject lands. Small pockets of local
wetland can be found on the eastern and western portions of the subject lands.
The lands are relatively flat with slight slope toward the stream to the east, and
Georgian Bay to the south. The lands currently possess one existing driveway
from Midland Point Road, while the Portage Park Lane frontage also possesses
one existing driveway servicing the adjacent house at 752 Portage Pa rk Lane.
The subject lands are bound from the south and west by low-density, residential
uses. Further south of the subject lands exists the shoreline of Georgian Bay.
Approximately 2 kilometres southwest lies downtown Midland. The subject lands
are bound from the north by low-density, residential uses and woodlands. Further
north of the subject lands exists extensive woodlands. The subject lands are
bound to the east by an unopened road allowance, environmental protection lands
and open space lands. Further east exists low-density residential uses. All
surrounding residential uses noted above are situated within the Town of Midland.
The subject land and surrounding uses are outlined in Figure 2 and summarized
below:
North:
South:
East:
West:

Single detached dwellings, extensive woodlands
Single detached dwellings, Georgian Bay, downtown Midland
Unopened road allowance, Environmental Protection, Open Space,
Single-detached dwellings
Single detached dwellings
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3.0

DESCRIPTION OF DEVELOPMENT

The proposed development will result in the rezoning and severance of the subject
lands in order to facilitate the creation of three (3) new lots for low-density
residential development, resulting in a total for four (4) lots on the subject lands,
while also acknowledging an exception to the ‘Residential’ (R5) Zone for lot
frontage on one (1) lot. The proposed development will also result in greater
protection of the environmental features found on-site. Please see the proposed
Zoning By-law Schedule and proposed severance sketch in Appendix 1 and
Appendix 2, respectively.

In order to permit the proposed development, a Zoning By-law Amendment and
three (3) Severances are requested. The following sections further outline the
details for these applications.

3.1

ZONING BYLAW AMENDMENT APPLICATION

The subject lands are presently designated ‘Residential District’ and
‘Environmental Protection’ in the Town of Midland’s Official Plan, Schedule ‘A’, as
seen in Figure 3. The proposed development fully conforms to this existing land
use designation. The subject lands are currently zoned ‘Rural Holding’ (RU-H) and
‘Environmental Protection’ (EP) in the Town of Midland’s Zoning By -law 2004-90,
Map 12, as seen in Figure 4.

The intent of this application is to permit the creation of three (3) new lots, resulting
in a total of four (4) lots, for low-density residential development, while protecting
for the environmental features on-site. It is proposed that three (3) of the lots be
rezoned ‘Residential’ (R5), accommodating an area of 1.0 ha (2.47 acres). It is
proposed that one of the lots be rezoned ‘Residential’ (Exception R5-XX) in order
to acknowledge an existing deficiency for lot frontage, accommodating an area of
0.4 ha (0.98 acres). The balance of the lands are proposed to be rezoned to
‘Environmental Protection’ as seen in Figure 5.

The ‘Residential’ (R5) zone will ensure compatibility with the surrounding
residential uses to the north, south, and west (Figure 4), while the ‘Residential’
743 Midland Point Road
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(Exception R5-XX) zone will acknowledge an existing deficiency for lot frontage
on the subject lands. Section 5.5.2 of the Town’s Zoning By-law outlines detached
dwelling units as a permitted use within the R5 zone as proposed through these
applications.
Through the completion of an Environmental Impact Study, the remaining portions
of the subject lands have been identified as inappropriate for development. It is
proposed that these portions be rezoned to ‘Environmental Protection’ (EP),
thereby expanding the ‘Environmental Protection’ zone on-site. As a result, the
total area of the ‘Environmental Protection’ zone on-site will be 1.75 ha (4.32
acres).

The proposed Zoning By-law Amendment will facilitate greater alignment between
the Town’s Official Plan and Zoning By-law. The proposed Zoning By-law
Amendment will also support Provincial, County and Municipal planning goals
through the provision of efficient residential growth and rigorous environmental
protection, which seamlessly integrates into the surrounding community. The draft
Zoning By-law Schedule can be reviewed in Figure 5, while the respective draft
Zoning By-law Amendment text can be reviewed in Appendix 1.
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Figure 5:

743 Midland Point Road
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3.2

APPLICATION FOR CONSENT

Three (3) applications for consent are required to facilitate the creation of three
(3) new lots, resulting in a total of four (4) lots on the subject lands.

Through the proposed development, three (3) of the lots would be subject to the
zone standards for the ‘Residential’ (R5) zone as outlined in Section 5.5.3 in the
Town’s Zoning By-law, and as summarized in Table 1. One (1) of the lots would
be subject to the zone standards for the ‘Residential’ (Exception R5 -XX) as
established by the Zoning By-law Amendment, and as summarized in Table 2. A
concept plan demonstrating conceptual dwellings, septic systems and driveway
locations is available in Appendix 3 to illustrate how the proposed development
can maintain appropriate zone standards.

Table 1. Residential (R5) Zone Provisions
Required
Min. Lot Area

Lot 1

Lot 2

Lot 3

1500 m²

6982 m²

3264 m²

5371 m²

Min. Lot Frontage

25 m

82 m

31.3 m

49.9 m

Max. Lot
Coverage

35 %

< 35%

< 35%

< 35%

Min. Yard
Setbacks

8.0 m

> 8.0 m

> 8.0 m

> 8.0 m

(b) Rear

11.0 m

> 11.0 m

> 11.0 m

> 11.0 m

(c) Interior
Side

3.0 m

> 3.0 m

> 3.0 m

> 3.0 m

(d) Exterior
Side

8.0 m

> 8.0 m

> 8.0 m

> 8.0 m

11.0 m

< 11.0 m

< 11.0 m

< 11.0 m

(a) Front

Max. Building
Height

743 Midland Point Road
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Table 2. Residential (Exception R5-XX)
Zone Provisions
Required
Min. Lot Area

Lot 4

1500 m²

15,546 m²

Min. Lot Frontage

20 m

20 m

Max. Lot
Coverage

35 %

< 35%

Min. Yard
Setbacks

8.0 m

> 8.0 m

(b) Rear

11.0 m

> 11.0 m

(c) Interior
Side

3.0 m

> 3.0 m

(d) Exterior
Side

8.0 m

> 8.0 m

11.0 m

< 11.0 m

(a) Front

Max. Building
Height

Through the proposed Zoning By-law Amendment, Lot 4 will be subject to the zone
standards for the ‘Residential (Exception R5-XX) Zone. Implementation of the
proposed Zoning By-law Amendment will result in no deficiencies for the subject
lands.
3.3

TECHNICAL REPORTS

A series of technical reports have been completed to ensure the following proposal
is feasible. Reports that are included with the following application are as follows:
•

Archeological Study

•
•

Environmental Site Assessment
Environmental Impact Assessment

•
•

Preliminary Servicing Assessment
Stormwater Management Brief

743 Midland Point Road
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•

Functional Servicing Report

•

Soil Condition Report

4.0

PLANNING POLICY AND ANALYSIS

This section will outline the applicable planning and development policies
impacting this application. Each section will contain planning rationale on how the
proposed development demonstrates to be consistent with and/or conforms to the
applicable planning policies and development principles.

4.1

PROVINCIAL POLICY STATEMENT, 2014

The Provincial Policy Statement (PPS) has been reviewed relative to this
application. The PPS is a guiding land-use planning document that outlines
overarching goals and visions related to the development and use of land within
Ontario. Applicable policies for this application are outlined below.

Section 1.1 Managing and directing land use to achieve efficient and
resilient development and land use patterns
The PPS provides general policies related to the efficient and resilient
development of land and land-uses. Policy 1.1.1(a) states that promoting
efficient development and land use patterns which sustain the financial wellbeing of the Province and municipalities over the long term is key in
sustaining healthy, liveable, and safe communities. Policy 1.1.1(c) outlines
the importance of avoiding development and land use patterns which may
cause environmental or public health and safety concerns. Policy 1.1.1(e)
outlines the importance of promoting cost-effective development patterns
and standards to minimize land consumption and servicing costs.
Regarding environmental conservation, Policy 1.1.1(h) notes the
importance of promoting development and land use patterns that conserve
biodiversity and consider the impacts of a changing climate.

The proposed development remains consistent with important general policies
within the PPS that relate to the efficient and resilient development of the land.
The proposed development provides an opportunity to accommodate for growth
743 Midland Point Road
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through appropriate integration with the surrounding residential community. The
proposed development will connect to existing public water infrastructure in order
to support cost-effective development patterns and minimize servicing costs. The
proposed rezoning also seeks to conserve biodiversity, as it proposes to not only
maintain but also expand the environmental protection zone currently on -site.
Additionally, no environmental, public health, or safety concerns will result from
the proposed development.

Section 1.1.3 Settlement areas & Section 1.4 Housing
The PPS provides further policies related to the development of lands of
urban areas or rural settlement areas where built-up areas exists and where
development is concentrated. Policy 1.1.3.1 notes that settlement areas
shall be the focus of growth and development, and their vitality and
regeneration shall be promoted. Policy 1.1.3.3 further emphasizes the
importance of appropriately locating growth by noting that planning
authorities shall identify appropriate locations and promote opportunities for
intensification and redevelopment where this can be accommodated taking
into account existing building stock or areas, including brownfield sites, and
the availability of suitable existing or planned infrastructure and public
service facilities required to accommodate projected needs. Policy 1.4.3(c)
provides specific guidance on residential development by stating that when
considering how to provide for housing, development shall be directed
towards locations where appropriate levels of infrastructure and public
service facilities are or will be available to support current and projected
needs.

The proposed development is consistent with important policies within the PPS as
they relate to the development of settlement areas and residential development.
The proposed development situates growth on lands that have been designated
for residential development within the local Official Plan and lie within the Midland
Settlement area as identified by the County, yet remain vacant and underutilized.
Furthermore, the proposed development provides an appropriate location for
growth as it makes efficient use of the existing infrastructure and public service
facilities within the area.

743 Midland Point Road
IPS File No. 19-883
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Section 1.5 Public spaces, recreation, parks, trails and open space &
Section 2.1 Natural Heritage
The PPS provides policies that relate to the protection and maintenance of
natural heritage areas. Policy 1.5.1(d) states the importance of recognizing
provincial parks, conservation reserves, and other protected areas, and
minimizing negative impacts on these areas. Policy 2.1.1 further states that
natural features and areas shall be protected for the long term. Regarding
water features, Policy 2.2.2 notes that development and site alteration shall
be restricted in or near sensitive surface water features and sensitive
ground water features such that these features and their related hydrologic
functions will be protected, improved or restored.

The proposed development intends to not only maintain, but also expand the
environmental protection zoning currently on-site, protecting the environmental
features over the long-term horizon. A number of technical studies have been
conducted for this application in order to determine ways to ensure that the
integrity of the environmental protection area is respected and maintained through
the development.

Section 1.6 Infrastructure and public service facilities
The PPS provides policies to guide the development of infrastructure and
public service facilities. Policy 1.6.6.1 states that growth or development
should promote the efficient use and optimization of existing municipal
water services. Policy 1.6.6.4 states that individual on-site sewage services
may be used provided that site conditions are suitable for the long -term
provision of such services with no negative impacts. Policy 1.6.6.5 builds of
this by stating that partial services are permitted within settlement areas to
allow for infilling and minor rounding out of existing development.

The proposed development is consistent with policies guiding the planning and
provision of infrastructure and public service facilities. The proposed development
leverages existing municipal water service where it is available. As municipal
sewage services are not provided, the development proposes private individual
sanitary systems which have been demonstrated to be suitable based on the
743 Midland Point Road
IPS File No. 19-883
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reports submitted with these applications. Residential development on partial
services are permitted and supported for infilling and minor rounding out of
existing development, as is proposed by the subject applications.

Based on a review of applicable policies noted above, the proposed rezoning and
consent demonstrate to be consistent with the intent and policies of the PPS.

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 (herein referred
to as ‘the Growth Plan’) is a provincial plan that looks to guide growth and
development within the fast-growing Greater Golden Horseshoe (GGH) region.
The goal of the Growth Plan is to support economic prosperity, environmental
protection, and a high quality of life for GGH communities.
According to the Growth Plan, the subject lands are located within a Primary
Settlement Area (Midland) within the Simcoe Sub-area.

Section 2.2.1 Managing Growth
Policy 2.2.1.2(a)(i) and 2.2.1.2(a)(ii) advise that within the Greater Golden
Horseshoe, the vast majority of growth will be directed to settlement areas
that have a delineated built boundary and have existing or planned
municipal water and wastewater systems. Policy 2.2.1.2(c)(i) builds off this
and states that within settlement areas, growth will be focused in delineated
built-up areas and areas with existing or planned public service facilities .
The proposed development demonstrates conformity to the policies within the
Growth Plan as it relates to growth management. The proposed rezoning will
provide for residential development within a primary settlement area, in an area
where there is access to existing public water infrastructure and existing roads.
The proposed development also lies approximately 2 kilometres away from
downtown Midland and its’ public service facilities.

743 Midland Point Road
IPS File No. 19-883
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Section 4.2 Policies for Protecting What is Valuable
The Growth Plan provides a number of policies that relate to environmental
protection and maintenance. Policy 4.2.1.2 states that water resource
systems will be identified to provide for the long-term protection of key
hydrologic features, key hydrologic areas, and their functions. Policy
4.2.2.6(a) specifically relates to the areas within settlement areas and
states that beyond the Natural Heritage System for the Growth Plan,
including within settlement areas, the municipality will continue to protect
any other natural heritage features and areas in a manner that is consistent
with the PPS.

The proposed development demonstrates conformity to the policies within the
Growth Plan as it relates to the protection of water resources and natural heritage
features. A number of technical studies have been conducted in support of this
application in order to ensure that the areas identified on-site as having
environmental significance are provided the appropriate buffers to the proposed
residential zones. The proposed rezoning respects the ‘Environmental Protection’
zone provided by the Township and offers to appropriately expand this zone to
other areas of the site.
Section 6.0 Simcoe Sub-area
The purpose of this section is to outline policies that will help effectively
direct growth within the Simcoe Sub-area. This section outlines the
importance of directing growth to primary settlement areas. Furthermore,
this section encourages residential growth to make effective use of existing
infrastructure, in order to ensure that growth is managed in an effective and
sustainable manner. This section highlights that through effective growth
management, the natural environment of the Simcoe Sub-area is protected.
The proposed development conforms to the goals for effective growth
management within the Simcoe Sub-area. The proposed development
directs growth to a primary settlement area, makes effective use of existing
infrastructure, and demonstrates rigorous environmental protection.
Based on a review of applicable policies noted above, the proposed development
demonstrates conformity to the intent and policies of the Growth Plan. In both
743 Midland Point Road
IPS File No. 19-883

Midland
Page 16

PLANNING JUSTIFICATION REPORT
ZONING BYLAW AMENDMENT AND SEVERANCE APPLICATIONS

contributing to the management of appropriate and effective growth, partially
utilizing existing municipal water services, while supporting the protection of
environmental features, the proposed development demonstrates conformity with
the Growth Plan within a primary settlement area.

4.3

OFFICIAL PLAN OF THE COUNTY OF SIMCOE, 2016

The Official Plan of the County of Simcoe is the broad policy document guiding
land-use planning and growth management within the County, with the goal of
providing cohesive action between provincial, regional, and municipal plans.
Within the Official Plan, the subject land is designated as ‘Settlements’, according
to Schedule 5.1 – Land Use Designations.

Section 3.1 Growth Management Strategy
Regarding growth management, Section 3.1.1 states the importance of
directing a significant portion of growth and development to settlements
where it can be effectively serviced, with a particular emphases on primary
settlement areas. Section 3.1.2 notes the important relationship between
efficient growth patterns and conservation strategies for natural heritage
resources. Section 3.1.4 highlights the need to provide a diverse range of
housing types and costs, that can support population/employment targets.

This section provides an overarching growth management strategy to guide
development within the County. The proposed development aligns with this
strategy as it accommodates for appropriate growth within a primary settlement
area, in a manner that is well-integrated into the existing community and lot fabric.
Where the existing community is characterized by low-density residential
development, the proposed development demonstrates a similar balance between
the need for growth and the appropriate conservation of natural heritage
resources. The proposed development will provide for a housing type that allows
for efficient and compatible growth that is appropriate to the surrounding natural
heritage features.

743 Midland Point Road
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Section 3.3 General Development Policies
The County Official Plan provides a number of policies guiding lot creation.
A number of these policies have the intent of ensuring that lot creation is
provided within appropriate areas that can accommodate for growth and
increased density. For example, Policy 3.3.2 states that subdivision of land
by plan of subdivision or consent, or plans of condominium, are permitted
only for the land uses permitted in the designation or that maintain the intent
of the Plan's objectives and policies. With the intent of ensuring that lots
created through lot creation have appropriate access to public roads, Policy
3.3.4 states that lots may be created only where they have access to and
frontage on a public highway and where an access permit to that highway
can be obtained in accordance with the policies of this Plan and the County
of Simcoe, the Province of Ontario, or local municipalities.

The proposed consents are appropriate to the area, as they demonstrates growth
that is well-integrated with the surrounding community and lot fabric, and offer an
opportunity to efficiently utilize currently underutilized lands. Furthermore, the
proposed development seeks to create lots for single detached residential
dwellings, which are a permitted use within the ‘Residential’ designation, and
therefore subdivision by consent is permitted in accordance with the County
Official Plan. Each of the resulting four (4) residential lots created by consent will
possess frontage on, and access to, public roads. Three (3) of these lots will have
frontage and access onto Midland Point Road, while one (1) lot will have frontage
and access onto Portage Park Lane. Where Lot 4 has frontage and access onto
Portage Park Lane, a driveway related to the dwelling at 752 Portage Park Lane
exists. Correspondence with the residents of 752 Portage Park Lane has
illustrated a willingness to share the existing driveway through a legal agreement,
while sharing costs.

Regarding lot creation on properties where there are environmental
constraints or buffer areas, Policy 3.3.17 states that subject to the findings
and recommendations of an EIS, satisfactory to the appropriate authorities,
the County encourages an area of environmental constraint and buffer
areas to be maintained as single ownership, where appropriate.
743 Midland Point Road
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Notwithstanding this policy, local municipalities may utilize alternative
implementation measures to ensure the integrity of the environmental
features and its buffers.

An Environmental Impact Assessment has been prepared in support of this
application. The study has outlined areas that are appropriate for development as
well as areas that are necessary to be maintained as environmental protection
areas in order to ensure the integrity of the environmental features. The proposed
rezoning provides an opportunity to leverage this detailed environmental work by
directing development to appropriate areas on-site while protecting the integrity of
the environmental features.

Natural Heritage
The County Official Plan offers policies to guide development in relation to
natural heritage features and systems. An EIS has been prepared in support of
these applications, which specifically address these policies.

Section 3.5 Settlements
The policies within this section aim to ensure that the form, type, and
patterns of development within Settlement areas are efficient, sustainable,
and supportive of vibrant and healthy communities. Regarding the
appropriate use of land within Settlement areas, Policy 3.5.7 identifies
residential uses as appropriate for development within settlement areas, on
lands that are appropriately designated in a local official plan for the use .
Regarding the logical progression of development, this section outlines infill
and intensification proposals that utilize existing infrastructure and public
service facilities as priority developments.

The proposed rezoning would facilitate residential development within a primary
settlement area. The subject development proposes appropriate residential uses
on a lot that is designated residential and currently underutilized, taking advantage
of existing municipal infrastructure and public service facilities.

743 Midland Point Road
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Based on a review of applicable policies noted above, the proposed rezoning and
consent demonstrate conformity to the intent and policies of the County of Simcoe
Official Plan.

4.4

OFFICIAL PLAN FOR THE TOWN OF MIDLAND, 2017

The Official Plan of the Town of Midland provides the vision of the municipality
and the policies that are required to implement this vision.
Within the Official Plan, the subject land contains two land use designations. The
majority of the subject land is designated as ‘Residential District,’ while a small
portion in the south-east corner is designated as ‘Environmental Protection,’ as
per Schedule ‘A’, as seen in Figure 3.
Section 2.0 General Development Policies
Policy 2.3.1 states that it is a goal of this Plan to provide for residential land
development, which will offer a wide variety and choice of accommodation .
Policy 2.3.2 further states that it is important to maintain and improve the
existing housing stock and to allow for the appropriate intensification of new
and innovative housing. Regarding community design, Policy 2.4.1 states
that the Town recognizes the value of having the highest quality of built and
natural environments. Building off this, Policy 2.4.4.2 states that it is the
objective of the Town when considering development and redevelopment
to encourage, through the design process, the need to preserve, protect
and enhance the natural environment of the land and adjacent bodies of
water. Similarly, Policy 2.4.4.7 states that it is the Town’s objective to
encourage the creation and preservation of landmarks and other distinctive
elements including buildings, open spaces, landscapes and natural
features.

These general development policies offer guidance in respect to the Town’s
objectives and overall approach for housing and community design. In alignment
with these policies, the proposed development provides infill residential
development that is appropriate to and compatible with the surrounding
community. It also offers an opportunity to round out existing residential
development in the area. Furthermore, the proposed development offers a
743 Midland Point Road
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balanced design through significant consideration of the natural environment and
through setbacks and buffers from environmentally significant areas as
determined through an Environmental Impact Assessment.

Section 3.3 Residential District
Majority of the subject land is designated as ‘Residential District’. As
outlined in Section 3.3.1, objectives of this designation are to create
residential areas that foster a sense of neighbourhood through maintained
neighbourhood character, that encourage a high standard of community
design, and that encourage innovative development, re-development and
intensification. Section 3.3.2 outlines permitted uses for ‘Residential
District’s’, noting that all forms of housing are permitted within this
designation. Section 3.3.4 offers guidance for low-density residential
development, stating that single detached dwellings are a permitted use
and that it is encouraged for low-density residential development to front
local roads rather than collector or arterial roads. As per Schedule ‘A’, the
proposed development is also subject to shoreline residential policies within
Section 3.3.7. This section states that permanent residential uses are
permitted within this area, and that residential lots created by consent are
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. Furthermore, this section emphasizes the importance of
protecting the low-density character of the shoreline area.

The resulting four (4) lots for low-density residential development support the
objectives of the ‘Residential District’. The surrounding neighbourhood
demonstrates a low-density built form that demonstrates compatibility with the
natural environment and surrounding shoreline community. The proposed
development will match the low-density built form of the neighbourhood and
maintain compatibility with surrounding land uses and lot fabric. The proposed
development demonstrates adherence to the policies of Section 3.3.7, as the
resulting four (4) lots will have frontage onto public roads, will not cause a traffic
hazard, and can be serviced by appropriate and authorized means of water supply
and sewage disposal.
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Section 3.5 Environmental Protection
A portion on the south-east edge of the subject land is designated as
‘Environmental Protection,’ as per Schedule ‘A’ of this Plan. As per Section
3.5.1, objectives of this designation are to protect natural heritage and
ecological features and systems through land-use planning that considers
compatibility with such areas. Policy 3.5.3 notes that the boundaries of the
Environmental Protection designation are considered to be approximate
and that the Town will amend the schedules of the Official Plan and Zon ing
By-law if and when more detailed mapping becomes available through
appropriate and approved studies. (CM #2).
Regarding development restrictions, Policy 3.5.4 states that natural
heritage features and areas will be protected from incompatible
development. Development and site alteration will not be permitted in
significant wetlands and significant portions of the habitat of endangered
and threatened species. Development and site alteration may be permitted
in fish habitat areas, significant woodlands, significant valley lands,
significant wildlife habitat and significant areas of natural and scientific
interest only where it has been demonstrated that there will be no negative
impacts on the natural features or on the ecological functions for which the
area is identified.
An Environmental Impact Assessment has been prepared in support of this
application. This study outlines where development is appropriate on the subject
lands, which formed the basis for the proposed development design and lot
configuration. The proposed development will protect and maintain the
environmental features on-site, such that no development will occur on those
lands. In alignment with the EIA, through the proposed zoning, this development
will significantly increase the ‘Environmental Protection’ zone on the subject lands.

Section 8.14 Consent Policies
The proposed development is subject to applicable consent policies as
follows:
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Policy 8.14.2(a) states that all lots (CM#22) must have frontage on and have
direct access to an open, improved public road which is maintained on a
year round basis and is of a reasonable standard of construction. A consent
should not be granted if the result is to land lock adjacent properties so that
the property will no longer have frontage on a public road.

All lots created through the proposed development have frontage onto an opened,
public road which is maintained year-round and is of a reasonable standard of
construction. Where Lot 4 has frontage and access onto Portage Park Lane, a
driveway related to the dwelling at 752 Portage Park Lane exists. Correspondence
with the residents of 752 Portage Park Lane has illustrated a willingness to share
the maintenance / cost of the existing driveway to service both dwellings.

Policy 8.14.2(b) states that lots shall not be created which would access
onto a road where a traffic hazard would be created due to limited sight
lines.

The proposed development will not result in traffic hazards due to limited sight
lines. Road access is further described in the Functional Servicing Report
prepared in support of this application.

Policy 8.14.2(c) states that strip development shall generally be prohibited
although infilling in existing built up areas may be permitted.

The proposed development represents infilling in an existing built up area that is
designated for residential development and is therefore permitted in accordance
with Policy 8.14.2(c).

Policy 8.14.2(d) states that 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.
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The proposed development will not have direct access to Provincial Highways or
County Roads.

Policy 8.14.2(e) states that road widenings, improvements or extensions to
existing rights-of-way may be required as a condition of severance
approval.

This is acknowledged.

Policy 8.14.3 states that the lot area and frontage of all lots (CM#23) must
be adequate and must comply with the provisions of the Zoning By-law.
Where it is not possible to meet the Zoning By-law standards, Council if in
agreement, may amend the By-law as a condition of approval.

All lots created through the proposed consent meet the provisions for the
‘Residential’ (R5) Zone, with the exception of Lot 4, which has a deficient lot
frontage of 20 metres, where the minimum lot frontage provision is 25 metres. Lot
4 therefore requires an exception to the ‘Residential’ (R5) Zone to acknowledge
the deficiency for lot frontage, which can be implemented by the accompanying
Zoning Bylaw Amendment.

Based on a review of applicable policies noted above, the proposed rezoning and
consents demonstrate conformity to the intent and policies of the Town of Midland
Official Plan.

4.4

TOWN OF MIDLAND ZONING BY-LAW 2004-90

The subject lands are currently zoned ‘Rural Holding’ (RU-H) and ‘Environmental
Protection’ (EP), as per Schedule ‘A’, Map 12. To accommodate the proposed
development which aligns with the ‘Residential District’ land-use designation of
the subject lands, a Zoning By-law Amendment is required to rezone a portion of
the subject lands to ‘Residential’ (R5), ‘Residential’ (Exception R5-XX), and
‘Environmental Protection’ (EP), as seen in Figure 5.
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The proposed ZBA, and resulting lots created through consent, demonstrate
alignment with applicable planning policies and objectives as outlined in this
report.

5.0

CONCLUSION

The purpose of these applications is to obtain approval for the rezoning and
severance of the subject lands in order to facilitate the creation of three (3) new
lots and one (1) retained lot for low-density residential development. The approval
of these applications will facilitate alignment between the Town’s Official Plan and
Zoning By-law.

The development leverages existing infrastructure and services in order to provide
efficient development within the Town of Midland settlement area that reflects
provincial growth policies. The development also demonstrates rigorous
environmental protection, offering development that maintains the integrity of the
surrounding natural heritage features.

The requested Zoning By-law Amendment and corresponding Consent
applications demonstrate consistency with and conformity to applicable Provincial,
County, and Municipal planning policies and principles. It is my professional
opinion that the proposed development represents good planning.

Respectfully submitted,
Innovative Planning Solutions

Cameron Sellers, B.B.A.

Karla Tamayo, M.Pl.

Associate

Planner
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APPENDIX 1:
ZONING BY-LAW AMENDMENT TEXT & SCHEDULE
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APPENDIX 2:
PROPOSED SEVERANCE SCHEDULE
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APPENDIX 3:
CONCEPT PLAN
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