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1.0 Introduction 

Quantum Engineering Inc. (Quantum) has been retained by Eric Vant Spyker and Lindsay Schultz (1793925 

Ontario Inc.) to provide engineering services related to the proposed Vant Spyker + Schultz warehouse and 

professional office development. The proposed development is to be located at 120 Pillsbury Drive in the Town 

of Midland and consists of a private business facility complete with one-storey warehouse areas and a two-

storey professional office area within a single building.  

 

This Functional Servicing Report (FSR) will review and summarize the impact of the proposed development on 

the existing applicable infrastructure. This FSR has been prepared in support of an application for Site Plan 

Approval from the Town of Midland for the proposed Vant Spyker + Schultz development at 120 Pillsbury Drive 

and is submitted for Town approval of the proposed development on the subject property.  

 

2.0 Project Description 

The proposed development is to consist of a private business facility complete with a one-storey approximately 

1,964 ft² warehouse area with a height of 18 feet; a one-storey approximately 1,004 ft² warehouse area 

complete with powder room and mechanical room at a height of 15 feet; and a two-storey approximately 2,794 

ft² professional office area.  

 

As per the applicable Zoning By-law, thirteen parking spaces including one barrier free space will be provided 

on the subject property.   

 

There will be one two-way traffic driveway from Pillsbury Drive to provide access to the parking area. The 

proposed site plan is shown on Drawing C1.  

 

3.0 Site Description 

The subject lands occupy a 0.68 ha "L" shaped parcel located on the west side of Pillsbury Drive, approximately 

280 m north of the intersection with William Street. The site is currently undeveloped and is mostly forested. The 

site exhibits a steep topography with a total site relief of approximately 15m to 18m. The proposed development 

is to be located within the lower, relatively moderate sloped, eastern half of the site.  

 

Site location can be seen below in Figure 1. 
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Figure 1: Site Location 

4.0 Building Height 

The proposed building will have a height of approximately 9.5m. The proposed building height meets the 

requirement for maximum building height of 11.0m as noted in the Town of Midland Zoning By-Law for the 

subject property.  

 

5.0 Transportation and Traffic 

There is an existing road system located adjacent to and in close vicinity to the proposed development. Traffic 

volumes for this specific site development have not been determined; however, it is anticipated that the 

additional traffic from this proposed development will be minimal and not significantly change the existing traffic 

volumes currently generated on Pillsbury Drive. As such, it is expected that the existing road system will be 

sufficient to accommodate the proposed development. 
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6.0 On-Site Parking 

According to the Town of Midland Zoning By-law, the parking requirement for a warehouse is one parking space 

per 100 m² of area. The total warehouse area for the proposed development is approximately 2,968 ft² (275.7 

m²), which equates to a requirement for three parking spaces. The parking requirement for an office is one 

parking space per 30 m² of area. The total office area for the proposed development is approximately 2794 ft² 

(259.6 m²), which equates to a requirement for nine parking spaces. Additionally, one barrier free parking space 

and one loading space is required as per the Town of Midland Zoning By-law. It should be noted that the 

dimensions for the proposed loading space do not conform with the requirements of the Town of Midland 

Zoning By-law. As per pre-consultation with the Town of Midland Engineering department, a minor variance 

application will be submitted to request a deviation in the overall loading space dimensions for this property.  

 

A total of twelve parking spaces have been provided along with one barrier free space and one loading space 

(reduced size). This quantity of parking spaces meets the requirement for minimum parking spaces as noted in 

the Town of Midland Zoning By-Law for the subject property.  

 

7.0 Municipal Servicing 

.1 Existing Services 

Services for the proposed development will require connection to the existing municipal systems located 

adjacent to and within Pillsbury Drive.  It is anticipated the municipal systems, including sanitary sewers and 

watermains as well as Town ditches, have sufficient capacity to service the needs of the project.  

.2 Water Service 

Based on GIS data provided by the Town of Midland, it is our understanding that there is an existing 250mm 

diameter Ductile Iron watermain located on Pillsbury Drive. For the proposed development, we anticipate 

connecting into the existing water stub with a 25mm diameter water service to supply water to the proposed 

warehouse / office building.  

 

The Town of Midland Engineering Design Standard recommends the following daily design flows: 

• Commercial = 2.5 L/day/m² of floor area 

• School = 100 L/day/student 

• Light Industrial = 35.0 m³/day/ha 

 

Our office has assumed the average design flow for a commercial facility for the entire proposed 

development of 5,762 ft² (535.3 m²) resulting in a water servicing average design flow of approximately 

1,338 L/day and a peak design flow of 6,021 L/day. The minimum required water service size of 25mm 
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diameter is anticipated to be adequate to accommodate the demand noted above. 

 

Details related to the proposed water service have been provided on Drawing C1 of the Site Plan Approval 

Drawing Set, dated September 25, 2024.  

 

.3 Sanitary Service 

Based on GIS data provided by the Town of Midland, it is our understanding that there is an existing 450mm 

diameter Asbestos Cement (AC) sanitary sewer pipe on Pillsbury Drive. For the proposed development, we 

anticipate connecting into the existing sanitary maintenance hole on Pillsbury Drive via a 150mm diameter 

sanitary lateral, which in turn connects to a proposed 1200mm diameter sanitary maintenance hole located 

at the property line that is connected to the proposed building through a 150mm diameter sanitary lateral.    

 

Similar to the water service design flow requirements, the Town of Midland Engineering Design Standard 

recommends the following daily design flows: 

• Commercial = 2.5 L/day/m² of floor area 

• School = 100 L/day/student 

• Light Industrial = 35.0 m³/day/ha 

 

Based on these design assumptions, it is anticipated that a 150mm sanitary service is more than adequate 

to accommodate the proposed development.  

 

Details related to the proposed sanitary service have been provided on Drawing C1 of the Site Plan 

Approval Drawing Set, dated September 25, 2024.  

 

8.0 Stormwater Management 

In general, the stormwater management approach utilized for this site is to design stormwater facilities through 

the implementation of LID. It is proposed that the peak flow rates for up to the 100-year storm event will be 

contained and infiltrate through several on-site infiltration facilities. Stormwater overflow pipes connecting the on-

site infiltration facilities to the Town’s storm sewer system is proposed to be provided as an additional precaution 

for quantity control of stormwater run-off. 

 

Complete details on the stormwater management design can be found in the Stormwater Management Report, 

prepared by our office in conjunction with this FSR.  
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9.0 Utilities  

Based on existing development surrounding the proposed development site, it is anticipated that the applicable 

Enbridge Gas, Rogers Cable, and Bell Canada services will be available at/on Pillsbury Drive for connection of 

the proposed development.  

 

It is also anticipated that the proposed development will be serviced via an overhead electrical service similar to 

the existing surrounding developments. It should be noted that an existing utility pole will be required to be 

relocated due to the proposed location of the driveway entrance. Consultation and coordination with 

Newmarket-Tay Power Distribution Ltd. is still to be completed for this property and will be conducted as part of 

the detailed design phase for the building. 

 

Consultation with all the applicable above-noted utility companies will need to be updated and confirmed as part 

of our detailed design of the proposed development. 

 

10.0 Conclusions 

Based on our analysis completed as part of this FSR, it is our understanding that the proposed development of 

the proposed Vant Spyker + Schultz warehouse and office development, located at 120 Pillsbury Drive in the 

Town of Midland, is feasible and can be accommodated by the existing surrounding infrastructure.  

 

It is requested that the Town of Midland confirm the existing watermains, sanitary sewers, storm sewers, traffic, 

and treatment systems have adequate capacity to service the proposed development.  

  

We trust this FSR meets the requirements of the Town of Midland. Should you have any questions, feel free to 

contact our office. 
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Appendix A – Drawings 

 

C1 – Site Plan 

 

 




