














2.8 Employment
2.8.1 Supporting a Modern Economy
1. Planning authorities shall promote economic development and competitiveness by:
a) providing for an appropriate mix and range of employment, institutional, and broader
mixed uses to meet long-term needs;
b) providing opportunities for a diversified economic base, including maintaining a range
and choice of suitable sites for employment uses which support a wide range of economic
activities and ancillary uses, and take into account the needs of existing and future
businesses;
c) identifying strategic sites for investment, monitoring the availability and suitability of
employment sites, including market-ready sites, and seeking to address potential barriers to
investment;
d) encouraging intensification of employment uses and compatible, compact, mixed-use
development to support the achievement of complete communities, and

2.9 Energy Conservation, Air Quality and Climate Change
1. Planning authorities shall plan to reduce greenhouse gas emissions and prepare for the
impacts of a changing climate through approaches that:
a) support the achievement of compact, transit-supportive, and complete communities;

3.2 Transportation Systems
1. Transportation systems should be provided which are safe, energy efficient, facilitate the
movement of people and goods, are appropriate to address projected needs, and support the
use of zero- and low- emission vehicles.

2. Efficient use should be made of existing and planned infrastructure, including through the
use of transportation demand management strategies, where feasible.

3.6 Sewage, Water and Stormwater
1. Planning for sewage and water services shall:
a) accommodate forecasted growth in a timely manner that promotes the efficient use and
optimization of existing municipal sewage services and municipal water services
b) ensure that these services are provided in a manner that:
1. can be sustained by the water resources upon which such services rely;
2. is feasible and financially viable over their life cycle;
3. protects human health and safety, and the natural environment, including the
quality and quantity of water, and
4. aligns with comprehensive municipal planning for these services, where
applicable.
c) promote water and energy conservation and efficiency;
d) integrate servicing and land use considerations at all stages of the planning process;
e) consider opportunities to allocate, and re-allocate, if necessary, the unused system
capacity of municipal water services and municipal sewage services to support efficient use
of these services

8. Planning for stormwater management shall:

a) be integrated with planning for sewage and water services and ensure that systems are
optimized, retrofitted as appropriate, feasible and financially viable over their full life cycle;
b) minimize, or, where possible, prevent or reduce increases in stormwater volumes and



contaminant loads;

c) minimize erosion and changes in water balance including through the use of green
infrastructure;

d) mitigate risks to human health, safety, property and the environment;

e) maximize the extent and function of vegetative and pervious surfaces;

f) promote best practices, including stormwater attenuation and re-use, water conservation
and efficiency, and low impact development; and

g) align with any comprehensive municipal plans for stormwater management that consider
cumulative impacts of stormwater from development on a watershed scale.

8: Definitions

Complete communities:

means places such as mixed-use neighbourhoods or other areas within cities, towns, and settlement
areas that offer and support opportunities for equitable access to many necessities for daily living
for people of all ages and abilities, including an appropriate mix of jobs, a full range of housing,
transportation options, public service facilities, local stores and services. Complete communities are
inclusive and may take different shapes and forms appropriate to their contexts to meet the diverse
needs of their populations.

Settlement areas:

means urban areas and rural settlement areas within municipalities (such as cities, towns, villages
and hamlets). Ontario’s settlement areas vary significantly in terms of size, density, population,
economic activity, diversity and intensity of land uses, service levels, and types of infrastructure
available.

Settlement areas are:
a) built-up areas where development is concentrated and which have a mix of land uses; and b)
lands which have been designated in an official plan for development over the long term.

Strategic growth areas: means within settlement areas, nodes, corridors, and other areas that have
been identified by municipalities to be the focus for accommodating intensification and higher
density mixed uses in a more compact built form. Strategic growth areas include major transit
station areas, existing and emerging downtowns, lands in close proximity to publicly-assisted post
secondary institutions and other areas where growth or development will be focused, that may
include infill, redevelopment (e.g., underutilized shopping malls and plazas), brownfield sites, the
expansion or conversion of existing buildings, or greyfields. Lands along major roads, arterials, or
other areas with existing or planned frequent transit service or higher order transit corridors may
also be identified as strategic growth areas

Section 16: Official plan:

An official plan shall contain,

(a) goals, objectives and policies established primarily to manage and direct physical change and
the effects on the social, economic, built and natural environment of the municipality or part of it, or
an area that is without municipal organization;

County of Simcoe Official Plan, Adopted November 25, 2008, amended January 22, 2013:
The County of Simcoe has a large area which encompasses The southerly shores of Georgian Bay to
the north and the boundary of the Regional Municipality of York to the south.




Section 1.3: The applicable goals of the of the County is to:

] To implement effective municipal servicing, development and land use;

I To further community economic development which promotes economic sustainability in
Simcoe County communities, providing employment and business opportunities;

Ul To positively influence the creation of built environments within the County for people of
all ages and abilities, which serve to establish complete healthy communities and enhance
the quality of life for our residents; and

'l To promote, protect and enhance public health and safety.

3.5.24 The compact development of settlements as stated in Section 3.5.2 shall be based on specific
density targets for local municipalities in Simcoe County. Accordingly, it is a policy of

this Plan that development on designated Greenfield areas will be planned to achieve a

minimum density target of residents and jobs combined per hectare as follows:

Local Municipality Density Target (residents and jobs/ha)

Town of Midland 50

The Subject Lands is located in the ‘Settlements’ area of the County [Sch. 5.1]. The applicable
policy of the County is that:

4.10.1 Local municipal official plans shall establish planning strategies and policies for the
local municipality which are consistent with all applicable provincial policies, conform to all
applicable provincial plans, and which implement and are in conformity with this Plan.
Local municipal official plans may include policies which are more restrictive to
development than the policies in this Plan, but may not be more permissive than the policy
direction established in this Plan. New local municipal official plans approved subsequent to
the adoption of this Plan may refine the designations and mapped information contained
within this Plan subject to documentation approved as satisfactory to the County and
appropriate agencies based on scale of mapping using more detailed information.

4.10.3 Local municipalities in the County in which the strategic settlement employment areas
and the economic employment districts are located will delineate the areas and districts in
their official plans and will develop official plan policies to implement the matters
determined by the Minister of Infrastructure.

5.10.2 Settlement boundaries shall be mapped in local municipal official plans to be
consistent with the County’s Plan.

Appendix I, County of Simcoe OP Maps

Town of Midland Official Plan OP:

The Property is designated:
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Within Strategic Growth Areas I [Schedule ‘A’ Growth Areas];

As Mixed-Use Districts [Schedule ‘B; Urban Structure];

As Commercial Corridor [Schedule ‘C’ Land Use];

With King Street as an Arterial Road and Heritage as Provincial Highway [Schedule ‘E’
Roads]

Within the “Urban Service Area” [Schedule ‘F’ Infrastructure]

Within the WHPA-Q1 area [Schedule ‘G’ Source Protection]

It should be noted that in Schedule ‘D’ [Active Transportation], there is a proposed Multi-Use Trails



along the south side of Heritage Road and along King Street portion which is south of Heritage.

It is the intention of the OP that:
a) Mixed-Use Districts are to accommodate, a mixture of retail, service commercial, office, and
institutional uses.
b) The Mixed-Use Districts within the Delineated Built-up Area are infensification

opportunities.

c) It is anticipated that a substantial portion of new jobs ... will be accommodated on these
lands.

d) New development on full urban services is required for growth in the Mixed-Use Districts.
expected.

e) The WHPA QI - in according to the Drinking Water Source Protection’s Key Terms, the
WHPA-Q1 designation is associated with an area that has a water quantity threat and that
the WHPA-QI is mapped as the combined area of the cone of influence of the well and the
whole of the cones of influence of all other wells.

3.3 Economic Development

3.3.1b) The objectives of the Plan are to:

ii. Promote and strengthen the Mixed-Use Districts as significant locations for commercial retail
uses, commercial office space, administration, business, services, hotel and convention facilities,
and plan for these areas to be well connected to a multi-modal transportation network, including
access to transit;

iii. Support the retail sector by promoting compact built form and intensification and the integration
of these uses with other land uses to support the achievement of complete communities;

iv. Provide strategically located highway commercial facilities within the Mixed-Use Districts based
on the need for expansive land requirements and optimum business exposure. These areas can also
be considered as strategic locations for large footprint retail development

4.4 Mixed Use Districts

4.4.1 Introduction

General Discussion
a) The Mixed-Use Districts have the potential to accommodate significant growth, in an
intensified built form, with mid-rise and high-rise residential buildings and population
related employment uses, including community or regionally scaled retail commercial, office
and institutional facilities. The Mixed-Use Districts also play a crucial role in defining the
planned urban structure of the Town, in accommodating growth through intensification and
in supporting a successful transit system.
b) The Mixed-Use Districts are intended to be flexible and responsive to land use pattern
changes and demands, and permit a broad range of uses at different scales and intensities
depending on the location within the Town’s urban structure. An appropriate mix and range
of commercial, retail, office, institutional and residential uses at different scales and
intensities will be encouraged and supported within the various Mixed-Use Districts.

Objectives
c) With respect to the Mixed-Use Districts identified on Schedule B — Urban Structure, the
objectives of the Town are to:

i Promote the accommodation of substantial anticipated growth in medium and higher
density built forms;
ii. Ensure a significant and diverse supply of designated lands that provide



opportunities for a diversified economic base, taking into account the needs of
existing and future residents and businesses;

iii. Ensure that the necessary infrastructure is available to support current and
projected growth and development,; and,
iv. Require that all development within the Mixed-Use Districts is transit- supportive

and incorporates high-quality design to support active transportation and a strong
public realm, including built form, architectural details, landscaping and signage.

4.4.4 Commercial Corridor Designation
Intent

a) Lands designated Commercial Corridor on Schedule C - Land Use are intended to serve
the commercial/retail needs of the Town. They are characterized as major corridors for
retail activity in the Town that, in addition to commercial uses, allow for higher density
forms of housing, and a full range of institutional, community and service commercial land
uses. Lands within the Commercial Corridor designation are considered to be key routes for
an enhanced transit system.

b) The lands within the Commercial Corridor designation are intended to represent a key
commercial component of the Urban Structure, and will be designed as focal points for retail
and other associated commercial development. It is the intent of this Plan to allow the
ongoing evolution of the retail sector throughout the Town to occur with a minimum of
policy interventions with respect to the amount and type of space/facilities. This Plan focuses
on broadening the mixture of land uses within the Commercial Corridor designation, and
promoting good urban design and high quality architecture and landscapes.

c) Buildings and sites throughout the Commercial Corridor designation may develop as
comprehensively planned commercial centres, consisting of in dividual buildings or multi-
unit buildings. New development is encouraged to accommodate an array of uses. This
mixture of uses is encouraged not just within the designation in general, but also on
individual development sites, and within individual buildings. Uses within stand-alone
buildings are also permitted, unless specified otherwise within the policies of this Plan or the
implementing Zoning Bylaw.

Permitted Uses
d) Permitted uses on lands designated as Commercial Corridor, as identified on Schedule C — Land
Use, may include:
i. Land uses lawfully existing on the date of the approval of this Plan;
ii. Retail, service commercial uses and restaurants of all types and scales,
iii. Office uses of all types and scales;
vi. Hotels and motels, including ancillary uses;
vii. Convention/conference facilities;
xiii. Parking facilities at-grade and/or in structure;

e) Notwithstanding the list of permitted uses, nothing in this Plan requires that every permitted use
be permitted on every site. The implementing Zoning By-law shall establish the appropriate range of
permitted uses on a site specific or area wide basis. Further, the full range of permitted uses may not
be permitted in instances where the location is subject to area specific policies contained in this
Plan.
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Development Policies are:

f) Development in the Commercial Corridor designation shall generally be part of a retail
commercial centre, where a group of retail, service commercial or other shopping facilities function
with some common parking and/or loading facilities and shared ingress and egress. Freestanding
buildings are also permitted on individual sites, provided they do not adversely affect access or
traffic circulation within the broader Commercial Corridor designation.

h) Within the Commercial Corridor designation, the minimum building height for new development
or redevelopment should be 2 storeys, or 8 metres, whichever is greater. The maximum building
height shall be 4 storeys, or 16 metres, whichever is less

k) Development or redevelopment within the Commercial Corridor designation will have regard for
an adjacent land use or area, with respect to existing built form, building mass, height, setbacks,
scale, orientation, landscaping, and visual impact. As such, where a development in the Commercial
Corridor designation abuts a residential use, or lands within the Neighbourhood Residential
designation, the Town shall moderate the height of new development through the application of an
angular plane, setbacks, step backs and/or landscape buffer requirements.

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

Appendix J, Town of Midland OP Maps

Zoning Bylaw:

Parking:

Hotel and Motel: 1.25 per guest room plus 1 for each 4 persons that can be accommodated at any
one time in a dining room, licensed beverage room, banquet room

Eating Establishment: 1 per every 4 persons seating Capacity

Business or Professional Office: 1 per 30 m2 GFA

Bank or Financial Institution: 1 per 30 m2 GFA

Retail store, personal service establishment, service shop, studio: 5 per 90 m2 GFA
Commercial uses not specifically listed in this Section: 1 for each 20 m2 of GFA

Table 4.3 Handicap Parking

Capacity of Parking Area, No. Spaces No. of parking Spaces Required

1-10:0

11-100: 1

101 —200: 2

201 - 300: 3

301 —400: 4

4.1.10 Loading Provisions

4.1.10.1 Where any new development occurs in a commercial or industrial zone, save and except for
the DC Zone, or when any existing use is changed, enlarged or increased in capacity, off-street
vehicular loading spaces shall be provided and maintained in accordance with the following:
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(a) The minimum width of an off-street loading space shall be 4.0 m and the minimum length 21.0
metres with a minimum clear height of 4.5 metres.

(b) Loading spaces must be located either within or abutting the building containing the use.

(c) No loading spaces may be provided within any required yards.

Table 4.4

Floor Area of Building Minimum Number of Loading Spaces
Non-Residential

500 m2 or less: 0

501 m2 up to and including 2000m2: 1

2001 m2 and greater: 1 space for each 2000 m2 of gross floor area

Drive-Through Facility Minimum Required Ingress Spaces Minimum Required Egress Spaces
Drive-Through facility associated with a financial institution: 3 with 1 egress spaces
Drive-Through Restaurant: 10 with 2 egress spaces

Drive-Through facility associated with convenience retail and service kiosk: 5 with 1 egress spaces

4.1.11.4 Queuing lanes and all order boxes using voice communication to order shall be located no
closer than 7.5 metres from any street line or any Residential Zone.

Zoning HC:
The Lands are zoned HC, under the Town’s current zoning Bylaw 2004-90, Section 6.2 Highway
Commercial. The bylaw permitted uses includes, but not limiting to the following:

Section 6.2.2.

Adult Learning Centre
Animal Hospital
Childcare Centre
Commercial Entertainment Establishment
Commercial School
Eating Establishment
Financial Institution
Hotel or Motel
Laundromat

Liquor or Beer Store
Medical Laboratory
Medical Practitioner
Microbrewery

Mobile Fast-Food Facility
Personal Service Establishment
Pharmacist

Professional Office
Public Hall

Public Use

Rent-all Shop

Retail Store

Service Shop

6.2.3 Zone Requirements
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6.2.3.1 Minimum Lot Area: 3000.0 m2
6.2.3.2 Minimum Lot Frontage: 30.0 m
6.2.3.3 Maximum Lot Coverage: 50 %
6.2.3.4 Minimum Yard Setbacks

(a) Front 7.5 m

(b) Rear 3.3 m

(¢) Interior side 0.0 m

(d) Exterior side 4.5 m
6.2.3.5 Maximum Building Height 11.0 m

Appendix K, Town of Midland Zoning Bylaw Maps

6.0 Assessment:

In brief, this is a non-residential intensification project on a parcel of underutilized land within a
Settlement Area, as contemplated in the Provincial Policy Statements, The Growth Plan, and
County’s and Town’s Official Plans.

Being proposed are two stand-alone buildings with drive-throughs for commercial/retail use. These
uses being contemplated in the Town’s OP and are permitted as Zoning Bylaw 2004-90. It is the
Town’s ZBL’s parking rate.

The two proposed drive throughs of 64 seats each. They will require an additional 16 parking spaces
each. Based on the current Bylaw, the required parking will be 345 spaces, 4 barrier free spaces, 6
loading spaces and 20 stack spaces. What is available is 232 parking spaces + 23 queuing spaces + 1
loading space. Of the 232 spaces, 92 are MTO Buffer Spaces, 58 are tandem spaces, and 3 barrier
free spaces.

However, as noted in the Arcadis Parking Letter, dated September 3, 2024 Appendix L, “the highest
monthly average occupancy of 76% was observed in August 2018 and “the conference rooms’
(banquet halls and conference studios/rooms) highest monthly average occupancy of 12% was seen
in October 2018”. As noted in that letter, 230 would be “deemed sufficient”.

This assessment was based on information that was provided by the owner’s franchisor, Quality Inn
& Suites, attached as Appendix M. 1t was for the period from a 2013 to 2021 which covers the
period both pre-pandemic and post-pandemic.

At no time are all the conference halls being used at the same time. It is not unusual that attendees to
the conference halls will also occupy the some of the rooms.

In addition, the Lands are located along the Midland Penetang Transit System MPTS route Appendix
N. This route service both towns, Midland and Penetang. With the MPTS app, it provides
convenient commuting for many of the staff members which reduces the need for staff parking.
Transit use is environmentally friendly and desirable.

Well Head Protection:

The Lands are located outside any of the Wellhead Protection classes, i.e. WHPA-A, WHPA-C,
WHPA-D AND WHPA-E. However, it is within the WHPA-Q1 designation, as noted in Schedule
G — Source Protection, of the Town’s Official Plan, Appendix P. is associated with an area that has
a water quantity threat and the aapproved South Georgian Bay Lake Simcoe Source Protection Plan,
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as amended May 1, 2024. The Lands primarily consists non-permeable material, namely asphalt and
building.

It is serviced with municipal sanitary sewer and water. No onsite sanitary septic system is being
proposed or a private well.

For the stormwater, it is currently being discharged to a MTO stormwater ditch. However, this
discharge is without any quality or quality controls. Post-development, the developer is proposing
quality and quantity controls. These controls will improve the post-development flows to the pre-
development levels. Please see Chisholm Fleming and Associates report.

In addition, no chemicals or salt storage are being contemplated on site. As such, there will not be
any adverse on the aquifer and/or any wells within it

MTO Buffer:
In regards to the MTO and its requirements that the parking spaces are not to be required by the

Bylaw, there are two remedies. On behalf of the owners, we have prepared a draft Bylaw with Site-
Specific provisions what reduces the required parking spaces, the barrier free spaces and the loading
spaces Appendix C.

In addition to the assessment by ARCADIS, the rationale behind our position is:
1. The Ministry expropriated the widenings of Heritage Drive and King Street in 1970, with the
Certificate of Approval on September 24, 1970. The Order -in-Council designating the
expropriated lands as the King’s Highway on May 5, 1971.

At the time of the expropriation, the Lands were owned by Jones Farm Dairy Limited. Over
the years, the residual lands were developed as the hotel and conference centre. Being a
commercial development, a Zoning Bylaw Amendment and Site Plan Approval application
would have to be made to facilitate this development.

It is through those processes, the MTO would have been circulated and as such, would have
aware that the parking spaces are being construction within those lands which is their buffer.

2. The expropriation on took lands entirely from the northside of Heritage and westside of King
Street. This ‘taking’ has provided for the 5-lane (two travel lanes + a left turn lane) and an
exceptionally wide boulevard ranging from 15.5m to 26m. This is wide enough to
accommodate two additional travel lands and still have enough land to provide for an 8.5m
boulevard.

It is not conceivable that it would be appropriate for a 7-lane highway to go through an
urbanized area of a developed community. However, if expansion of the highway and its
intersections are required, these alterations or modifications will be subject to the
Environmental Assessment Act, 1990, as amended, be it a Class or Individual. As required
by the Act, considerations which includes, ‘do nothing’ and a bypass on the outskirts has to
be one of the considerations.

3. As noted in the Town’s Official Plan Schedule ‘D’ — Active Transportation, there is a

planned “all-purpose” path being proposed along the southerly side of Heritage Road. These
paths are normally 3.0m wide. The existing boulevards should be able to accommodate it.

14



4. To date, the MTO had not provided a rationale for the insistence of a 14m buffer, especially
with the current expanded boulevard along this reach. In accordance to the Ministry of
Environment, Conservation and Parks, the existing and proposed land uses at the Subject
Lands are not considered to be ‘sensitive’.

5. The MTO acknowledges and recognizes the existing signs that are located within the MTO
14m buffer.

6. The parking spaces and aisleways within the MTO buffer are existing and are not being
altered.

7. The requested the MTO, an Alternative Site Plan has been prepared and attached as
Appendix B-2. This Alterative clearly indicates how a Fire Route and the drive-throughs
would function without the 14m buffer.

Conclusion:

The proposed development is an infill development. It utilizes a large, underused parcel of land
located within an urban boundary. There are urban services to accommodate this development and
the traffic and parking analysis has indicated no internal or external adverse impact are anticipated.

This development is consistent with the Provincial Planning Statements, and is in keeping with the
intent of the County’s Official Plan and the Town’s Official Plan as follows:

Provincial Planning Statements:

1. It assist in building ‘complete communities. [2.1.6(a)]

2. This is an infill development on an underutilized parcel of land which is an efficient use of land
and services. [2.3.1.2(b)]

2. It is optimizing the servicing which is readily available on site [2.3.1.2(b)][3.1][3.6]

3. This is an intensification and redevelopment project which supports the achievement of complete
communities. [2.3.2.3;2.8.1]

4. Stormwater Management is being implemented. The post-development conditions are improved
from the existing pre-development conditions. [4.2]

County Official Plan:

1. The development is designated as ‘Settlement Area’, the County’s Official Plan [SCHEDULE 5.1]
2. It is an intensification infill project within a built-up area [3.5]

3. It is implementing Stormwater Management to control the post-development conditions to pre-
development conditions [3.12.41]

Town Official Plan:

1. The development is located within a Mixed-Use District

2. Itis an intensification infill project [2.2]

3. TItis designated as Commercial Corridor within the Mixed-Use District

4. Itis a commercial development with a proposed built form that is consist with the adjacent
built forms. The proposed on-site parking, loading and garbage collection is sufficient.
[4.4.4]

5. The proposed buildings will be 1 storey with a height of approximately 6m. In response to
the minimum number of storeys and height noted in Section 4.4.4 h), this conflicts with the
provisions of Section 4.4.4 k) which states that development/redevelopment shall have
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regard “fo existing built form, building mass, height, setbacks, scale, ... and visual impact.

The adjacent developments, including the more recent ones are single storeys with a height
of about Sm +/-.

In addition, the provisions of Section 4.4.4 h) states “should be” and not have to be. This
allows for flexibility to consider an alterative height based on the surrounding built forms as
provided in Section 4.4.4 k).

Zoning Bylaw:
1. The existing and future uses are in compliance with the Town’s Zoning Bylaw [Section 6]
2. The parking and loading provisions are deficient. [Section 4]

The variances to Zoning Bylaw are as follows:
i. Provision of Parking Space

ii. Location of queuing space

iii. Provision of Barrier Free Parking

iv. Provision of Loading Space

In closing, it is my opinion that the development’s deficiencies are minor and not material in

consideration that this development will provide the additional needed commercial space and the
employment benefits that comes with it.

November 9, 2024

Peter } Cheg, R.P.P., M.C.LP.

Appendixes:
Appendix A, 2019 Topographic Plan

Appendix B-1, Concept Plan with MTO Buffer

Appendix B-2, Concept Plan without MTO Buffer

Appendix C, Draft Bylaw

Appendix D, 202 IMTO Comments.

Appendix E, Southern Ontario Mapping, Source Google Maps

Appendix E-1, Trans-Canada Highway

Appendix F, Surrounding Aerial and Streetview Photographs, source: Google Maps.
Appendix G, Zoning Bylaw 2004-90 Excerpts S.6.2.2, 6.2.3 Commercial Zones.
Appendix H, Zoning Bylaw 2004-90 Excerpts S.4 Parking and Loading
Appendix I, County of Simcoe OP Maps

Appendix J, Town of Midland OP Maps

Appendix K, Town of Midland Zoning Bylaw Maps

Appendix L, Arcadis Parking Letter, dated September 3, 2024

Appendix M, Quality Inn & Suites Reports

Appendix N, MPTS route

Appendix O, WHPA-QI designation Map
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