
 

October 7, 2024 
 
Andy Warzin, MCIP, RPP 
Senior Planner, Community & Growth 
Town of Midland 
575 Dominion Avenue 
Midland, ON L4R 1R2 
 
Dear Mr. Warzin: 
 
RE: Site Plan Application Planning Justification Brief  

120 Pillsbury Drive, Town of Midland, County of Simcoe 
 OUR FILE 2372A 

 
1.0 INTRODUCTION 
 
MHBC Planning has been retained by 1793925 Ontario Inc. (c/o Eric Vant Spyker) (the “Owner”) to 
review the planning merits of a proposed Site Plan application for the property municipally addressed 
as 120 Pillsbury Drive in the Town of Midland (the “Subject Lands”). The Subject Lands are legally 
described as Part of the West Half of Lot 18, Concession 3, Geographic Township of Tay, Town of 
Midland, County of Simcoe. The Site Plan application proposes to develop an industrial building for 
enclosed warehouse and storage and professional office uses with associated parking and loading 
areas.  
 
This Site Plan application follows a pre-consultation meeting which was held with Town staff on April 
2nd, 2024. As noted in the letter submitted by MHBC on June 26, 2024, while the pre-consultation 
record states that the proposal includes a showroom use, there are no showroom uses proposed and 
it is not the intent of the applicant to include a mock set up of any kitchens or bathrooms within the 
building. 
 
A Minor Variance application will be required to obtain relief from Section 4.1.10.1 a) of the Town of 
Midland Zoning By-law 2004-90, as amended, to permit a reduced minimum length of a loading space 
and to permit it within the front yard for the proposed industrial building. It is anticipated that the 
Minor Variance application will be submitted once the first round of Site Plan application comments 
have been received.  
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2.0 PURPOSE AND BACKGROUND 
 
The Subject Lands are located at 120 Pillsbury Drive in the Town of Midland, County of Simcoe as 
shown on Figure 1. The Subject Lands are currently vacant, sloped and heavily treed on the western 
portion of the site. The Subject Lands have approximately 106 metres of lot frontage along Pillsbury 
Drive and are 6,745m2 in size. There are a variety of land uses abutting the site, including open space 
to the north, industrial uses to the east and south, and residential uses and open space to the west. 
 

Figure 1: Location Map 

 
 
 
3.0 PROPOSED DEVELOPMENT 
 
The Subject Lands are proposed to be developed with a new industrial building for enclosed 
warehouse and storage and professional office uses (the “Proposed Development”). The building 
would feature a total GFA of 535m2, of which 275.7m2 is allocated to warehouse/storage and 259.6m2 
is allocated to professional office space. Twelve (12) regular parking spaces and one (1) barrier free 
parking space are proposed, including one loading space for the loading and unloading of retail 
materials. Vehicular access to the site is provided with a driveway from Pillsbury Drive and a loading 
space is provided at the front of the warehouse. The building has been sited and the Site Plan 
designed to keep development outside of the wooded areas on the west side of the property. A copy 
of the Site Plan is provided as Attachment 1 to this Letter. 
 
The following sections of this letter provide our review of applicable planning policies relative to the 
Proposed Development.  



 3 

4.0 PLANNING ANALYSIS 
 

4.1 Provincial Planning Statement (2024) 

The 2020 Provincial Policy Statement (“PPS”) and 2020 Growth Plan for the Greater Golden Horseshoe 
(“Growth Plan”) outlined the Province’s policies on land use planning and development. The Ontario 
Government has since released a new policy document titled the ‘Provincial Planning Statement’ 
(“New PPS”) which will replace both the Provincial Policy Statement and the Growth Plan, with a focus 
on streamlining Ontario’s land use planning framework. Land use planning decisions must be 
consistent with the New PPS, which will come into effect on October 20th, 2024. 

The vision statement of the New PPS identifies that one of the Province’s primary directives is to 
support a strong and competitive economy that is investment-ready and recognized for its innovation 
and diversity. The New PPS envisions that Ontario’s economy will continue to mature into a centre of 
industry and commerce of global significance.  

Section 2.8 of the New PPS provides the Employment policies, with Section 2.8.1.1 requiring that 
planning authorities promote economic development and competitiveness by: 

• Providing for an appropriate mix and range of employment, institutional, and broader mixed 
uses to meet long-term needs; 

• 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; 

• Encouraging intensification of employment uses and compatible, compact, mixed-use 
development to support the achievement of complete communities; and 

• Addressing land use compatibility adjacent to employment areas by providing an appropriate 
transition to sensitive land uses. 

In accordance with the above, the Proposed Development would be located on lands zoned to permit 
the use, adjacent to the existing built boundary and an existing employment area with industrial uses. 
The proposal will promote economic investment and meet the needs of a local business by providing 
the necessary warehouse, storage and office space. Additionally, the development is designed to be 
compact by keeping the building and site alteration on the front half of the site and outside of the 
treed area. While Section 2.8.1.2 identifies small-scale warehousing as uses that could be located 
adjacent to sensitive land uses without adverse effects, the design of the site and retained vegetation 
provide sizeable buffers to the residential neighbourhoods to the west.  

Based on the above analysis, the proposed development is consistent with the new 2024 
Provincial Planning Statement and the provincial interests outlined therein.  

 
4.2 County of Simcoe Official Plan 
 
The County of Simcoe Official Plan (the “County OP”) is the upper tier planning document that guides 
planning policy and development on a regional basis. At a broad level, the goals of the County OP 
including protecting, conserving and enhancing the County’s natural and cultural heritage, 
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implementing growth management strategies, achieving coordinated land use planning, providing 
employment and business opportunities, and promoting, protecting and enhancing public health and 
safety. Land Use Schedule 5.1 of the County’s Official Plan designates the Subject Lands as 
“Settlements” and confirms they are located within the Primary Settlement Area of Midland. 
 
The County OP identifies four Growth Management Strategies based on different themes. The theme 
of most relevance to this proposal is as follows: 
 

• Direction of a significant portion of growth and development to settlements where it can be 
effectively serviced, with a particular emphasis on primary settlement areas. 

 
In accordance with the direction of the County of Simcoe Official Plan, the proposal supports local 
business investment and would direct development to an appropriate location within a settlement 
area, where it can be effectively serviced and where it will not pose risks to human health and safety 
or the natural environment.  
 
Based on the above analysis, the proposed development conforms to the County of 
Simcoe Official Plan. 
 
4.3  Town of Midland Official Plan 
 
As illustrated on Schedule A of the Town of Midland Official Plan (“Town OP”), the Subject Lands are 
within the Midland settlement area and are located outside of but directly abut the Delineated Built 
Boundary (See Figure 2). Per Schedule B, the Subject Lands are identified as Greenlands within the 
Town’s urban structure (See Figure 3). Per Land Use Schedule C, the Subject Lands are designated 
‘Natural Heritage’ and directly abut employment area lands (See Figure 4). 
 

Figure 2: Schedule A – Growth Areas 
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Figure 3: Schedule B – Urban Structure 

 
Figure 4: Schedule C – Land Use 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
It is the intent of the Natural Heritage designation to protect significant natural heritage features and 
maintain ecosystem biodiversity through the enhancement and restoration of the Natural Heritage 
System. Currently, industrial buildings for warehouse and storage space are not listed as a permitted 
use within this designation, however Section 4.5.3.5. b) of the Official Plan recognizes existing 
development rights on lands within the Natural Heritage designation and states that they are 
“permitted to expand in accordance with the applicable zoning”. Furthermore, Section 4.5.4.1 (a) of 
the Official Plan identifies that existing vacant lots of record are permitted the development rights 
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established by the existing zoning applicable to the subject property, as of the date of the approval 
of the Official Plan. 
 
The Subject Lands are zoned Industrial M1, in the Town’s Zoning By-law 2004-90, a zone which 
permits the proposed industrial (warehouse and office) uses. Zoning By-law 2004-90 preceded the 
current Official Plan, and the Subject Lands were an existing lot of record at the time the Official Plan 
was adopted. The Natural Heritage designation is identified as a Site Plan Control Area by the Town, 
and therefore, the Official Plan permits the proposed uses as of right, subject to Site Plan Approval, 
before obtaining a building permit. While Section 2.2(d)(i),(ii) of the Town OP indicates that the 
Town’s Greenlands are “generally not available for urban development at this time”, the Proposed 
Development is permitted under current zoning and is appropriate as it would be located on an 
existing lot of record, directly abutting the Built Boundary and an existing employment area.  
 
On November 4th, 2022, a site visit was conducted by members of the Severn Sound Environmental 
Association (SSEA) to confirm whether an Environmental Impact Study (EIS) was required to support 
the proposed use. During the initial pre-consultation meeting held on February 10th, 2023, the SSEA 
concluded that no formal EIS would be required in support of the Proposed Development.  
 
Section 4.5.3(k) of the Town OP advises that all development and/or site alteration in the Town must 
be evaluated in the context of the Endangered Species Act (ESA), and that a Species at Risk 
Screening/Evaluation may be required as part of any development application. As recommended by 
the SSEA at time of pre-consultation, a Species at Risk Screening evaluation has been prepared by 
GEI Consultants and is included with the Site Plan Application under separate cover.  
 
The Subject Lands are located within a Significant Groundwater Recharge Area on Schedule G of the 
Town OP (See Figure 5). Based on our review of the Drinking Water Source Protection policies in 
Section 6.3.2, the Proposed Development and its uses are permitted.  
 

Figure 5: Schedule G – Source Protection 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 7 

The Proposed Development is subject to Site Plan Control under Section 7.4 of the Town’s Official 
Plan. The intent of Site Plan Control is to achieve high quality site and building design in order to 
achieve a successful community. Section 7.4.1(b)vi.(c) requires that as a condition of development, 
the Owner enter into a Site Plan Agreement with the Municipality. Such an agreement may stipulate, 
through the text and/or the use of plans and drawings, the location of buildings and structures and 
show or describe the location of all works and facilities to be provided. Accordingly, an application for 
Site Plan Control has been submitted in support of the Proposed Development, and if approved, the 
Owner will enter into a Site Plan Agreement with the Town.  
 
It is MHBC’s opinion that the Proposed Development conforms to the Town of Midland Official Plan 
and is in the public interest because: 
 

• The Subject Lands are located in the primary settlement area of the Town of Midland, which 
is to be the focus of growth and development.  

• The proposed use is a permitted use under the Official Plan and Zoning By-law. 
• The Proposed Development will promote the efficient use of land and facilitates the protection 

of vegetation by placing the industrial building closer to the road. 
• The Proposed Development would be located on a lot adjacent to the Built Boundary and an 

existing employment area. 
• The Proposed Development will maintain the character of the surrounding area and will provide 

an opportunity to intensify this industrial corridor within the Town.  
 
Based on the above analysis, the proposed development is in conformity with the Town 
of Midland Official Plan. 
 
 
4.4 Town of Midland Zoning By-law 
 
The Subject Lands are zoned “Industrial” (M1) in the Town of Midland Zoning By-law 2004-90, as 
amended (the “Town ZBL”). A mix of uses are permitted in this zone, including enclosed warehouses 
and storage and professional offices. Table 1 below provides a zoning review of the Proposed 
Development relative to the requirements of the M1 zone and Midland’s Zoning By-law 2004-90.  
 
A Minor Variance application will be submitted once first round of Site Plan application comments 
have been received, but is anticipated that relief will be required for a reduced loading space length 
and to permit its location in the front yard. It is anticipated that the Proposed Development will comply 
with all other requirements of the M1 Zone and Zoning By-law 2004-90. 
 
Table 1: Zoning By-law Review 

Industrial (M1) Zone 
Provision  Required Proposed  
Permitted Uses  
 

Enclosed Warehouse and 
Storage, Professional Office, etc. 

Enclosed Warehouse and 
Storage, Professional Office 

Min. Lot Area 4,000m2 6,745m2 
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Min. Lot Frontage 30m 106m  
Max. Lot Coverage 60% 6.1% 
Min. Front Yard 7.5m 17.3m 
Min. Rear Yard 8.8m 12.5m 
Min. Interior Side Yard 6.0m 8.95m 
Min. Exterior Side Yard 7.5m N/A 
Max. Building Height  11m <11m 
Loading Spaces 1 loading space required  

Min. 4m x 21m 
1 loading space provided 
4m x 12m  

Loading Space Location  Not permitted within any 
required yards. 

2.1m encroachment within 
required front yard. 

Min. Parking 12 spaces  
(275.7m2 / 100 = 3 spaces  
259.6 / 30 = 9 spaces) 

13 spaces  
 

B.F. Parking 1 B.F. space required  
Min. 3.4m x 5.8m 

1 B.F. space provided  
3.4m x 5.8m 

 
Section 4.1.10 in the Town of Midland Zoning By-law outlines loading space provisions for all new 
development within a commercial or industrial zone. Subsection 4.1.10.1 a) imposes a minimum 
loading space length of 21 metres, while Subsection 4.1.10.1 c) does not permit loading spaces within 
any required yard. Relief from these provisions is proposed through a future Minor Variance 
application to reduce the minimum loading space length to 12 metres and to permit the loading space 
to be located within the front yard, as shown in Figure 6 below.  
 

Figure 6: Proposed Loading Space 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The proposed 
use of the subject land does not require a 21-metre loading space, and a reduction in length is 
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proposed in order to make efficient use of the land by placing the warehouse closer to the road which 
will serve to preserve more trees and leave more natural soils undisturbed. 
 
The Applicant anticipates that the delivery truck that will be used for the purposes of this development 
will have a maximum overall length of 11.1 metres (36.4 feet) when the trailer is attached. Delivery 
schedules are also anticipated to be limited, at a frequency of once a week. As Figure 6 demonstrates, 
the entire truck including cab and trailer would fit appropriately within the dimensions of the proposed 
12-metre-long loading space. With 5.43 metres between the front of the loading space and the front 
property line, there would be plenty of room remaining for safe access and egress to the property by 
other vehicles.   
 
It is our opinion that based on the sizes of the trucks anticipated for the site, and the limited amount 
of shipping/receiving, the site can operate efficiently when loading and unloading activities are 
occurring, and that the intent of the Zoning By-law is met.  
 
Based on the above analysis, the proposed development complies to the Town of Midland 
Zoning By-law 2004-90, with the exception of meeting the minimum loading space 
requirement, which is to be addressed through a minor variance.  
 
 
5.0 CONCLUSION 
Based on a review of all relevant and applicable provincial and local planning documents, as well as 
consideration of the unique aspects of the property including the location, existing conditions, and 
surrounding uses, it is concluded that the proposed industrial use and associated Site Plan application 
represents proper and orderly development and is good planning in the public interest. 

Yours truly, 
MHBC 

 
  

 
 

 
Jamie Robinson, BES, MCIP, RPP    Tyler Kawall, BES 
Partner       Intermediate Planner 
 
 
cc. E. Vant Spyker  
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Attachment 1:  
Site Plan Drawing 
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