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Who We Are – 

Midhurst Landowners Group

• Well established developers and home 

builders

• Hundreds of Thousands of homes built 

across North America

• Committed to Springwater for the next 

decade or more to realize the vision of 

the Midhurst Secondary Plan and beyond

• Partners with the Township of 

Springwater and County of Simcoe since 

the commencement of Midhurst 

Secondary Plan in 2004
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Who We Are – Technical Team

4Daniel Steinberg, Trustee



Why We Are Here

• MLG Investment since 2004 

• Hemson Joint Lands Needs Analysis 
(December 2024) identified two options:

• Accommodate growth in neighbouring 
municipalities; or

• Change the boundaries.

• Resolution C061-2025 passed unanimously 
by Council on February 5, 2025 

• February 19, 2025 MLG correspondence to 
Council.

• MLG commitment to work with Staff to 
undertake technical studies to assess 
serviceability of the Expansion Lands

• May 15, June 2, June 6, June 19 submissions

• June 4 Twp Growth Management Update

• June 18 invitation by Council 5



A Brief History

Midhurst Secondary Plan 

• Process commenced in 2004 

• Adopted 2008

• Approved 2012 

• Class Environmental Assessment commenced in 2006 

• Phases 1 & 2 – Notice of Completion in 2009

• Phases 3 & 4 – Notice of Completion  in 2020

• Technical work extended beyond boundaries of MSP

• Master Drainage Plan

• Willow Creek Subwatershed Study

• Master Transportation Study 

• Assimilative Capacity Study
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Proposed Midhurst Expansion Lands
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2025 Technical Work for Expansion Lands

• Planning Opinion and Land Budget Analysis by Malone Given Parsons

• Economic Benefits Assessment by Keleher Planning & Economic Consulting

• Wastewater Servicing Assessment by TYLin

• Assimilative Capacity Study and Phosphorus Budget by Hutchinson Environmental Sciences 

• Water Servicing Assessment by TYLin

• Linear Servicing Assessment by SCS Consulting Group Ltd.

• Transportation Assessment by BA Consulting Group Ltd.

• Agricultural Report by Colville Consulting Inc.

• Expanding Development Opportunities in Springwater by Dr. Frank Clayton, Centre for 

Urban Research and Land Development, Toronto Metropolitan University 

***These technical reports represent initial feasibility studies that build upon the detailed 

technical studies completed through the Secondary Plan and Class EA. Detailed investigations 

and reports will be completed through the necessary approval process such as amendments 

to the Official Plan and Class EA, as required.
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Barrie, Springwater, Innisfil are part of the same regional market. 

Barrie has a shortfall of 19,000 ground related units

• can be accommodated elsewhere in the RMA

Midhurst Expansion Lands benefit from proximity to key planned infrastructure investment 

• New state of the art water and wastewater treatment facilities in Midhurst

Midhurst Expansion Lands are strategically located along the Highway 400 corridor. 

• These lands present a significant opportunity to accommodate employment growth within Springwater 

and the County of Simcoe while serving the broader regional market area. 

The expansion lands can accommodate approximately 10,400 units

• 7,200 lower density ground-oriented uses

• 3,200 higher density uses including Remington and Sadlon Council endorsed MZO lands

The inclusion of the Midhurst Expansion Lands within the MSP area is a forward-thinking solution to meet 
housing needs without costly and disruptive annexation. 

Planning Opinion and Land Budget
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New Employment Opportunities

• 22,383 jobs in the Highway 400 corridor (25 jobs/ha)

• 2,047 jobs in the community area lands

Residential and non-residential uses would generate approx.

•  $11 billion in assessment value, 

• $140.3 million per year in property taxes. 

• $716 million in Development Charges 

• $347 million/year in retail spending. 

Build out of the expansion lands would generate construction-related benefits:

• $15.5 billion in Gross Output 

• $8.2 billion in GDP

• $5 billion in income and wages

• 72,400 person-years of employment 

Synergies between Highway 400 and Simcoe Regional Airport

Economic Benefits
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Regional Development Opportunities by 

Dr. Frank Clayton

• Ground-related housing is the most in-demand form of housing in the marketplace.

• Expansion Lands would help increase the supply of ground-related housing in the 

regional market area.

• Report by C.D. Howe Institute, January 2025 calls for focus on growing smaller city 

regions to address the supply and affordability challenges in Canada.

• Incorporating sizable employment/industrial land into the proposed development is 

desirable to create complete communities and benefits clustering businesses.

Item 5.1 Watson Report on Fiscal Impacts of Boundary Adjustment, March 30, 2025

Both Dr. Clayton and Mr. Keleher, KPEC have reviewed the Watson Report and have 

raised a number of questions about the conclusions. 

11



Agricultural Report

The Midhurst Expansion Lands are partially located within the Prime Agricultural Area as 

designated in the Township of Springwater and County of Simcoe Official Plans, with the 

balance designated Rural and Greenlands/Open Space. 

The Midhurst Expansion Lands support agricultural infrastructure associated with 18 

agricultural operations and contain small areas of tile drainage. MDS I setbacks were 

calculated through a desktop review, which identified 12 livestock operations that 

generate MDS I-related development constraints for future development. 
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Status of Existing Servicing
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Ainley Group Peer Review - Extracts
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Ainley Group Peer Review - Extracts

15

Wastewater MLG Response

• We agree, detailed investigations and reports will be 

completed through the necessary approval process such as 

amendments to the Official Plan and Class EA, as required.

• Flow assumptions for the employment lands will be 

determined in consultation with the Township and MECP

• ACS modeling indicates that Willow Creek can receive 

additional treated sewage effluent from the Expansion 

Lands. If additional treatment technology is required, we 

believe this can be achieved through practical solutions 

such as diffuser modifications without the need for RO. 



Ainley Group Peer Review - Extracts
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Water

Linear Infrastructure

MLG Response

• Flow assumptions for the employment lands will be 

determined in consultation with the Township and MECP

• We agree. Additional upgrades to linear infrastructure and 

the existing local sewer collection systems may be required 

and will be determined through the detailed design process



Ainley Group Peer Review - Extracts
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Future Growth MLG Response

• The Phase 2 Expansion has been designed to accommodate 

3,400-4,000 units and will be phased in as required with 

tertiary treatment modules, subject to approvals by Ainley, 

the Township and County

• The Phase 2 Expansion contract is funded and has been 

awarded to Kenaidan Contracting with construction 

scheduled to commence in September 2025

• The MLG will continue to monitor sanitary flows. Similar to 

the Phase 1 WWTP, we believe the flow monitoring data 

will support a lower design flow assumption, subject to 

Township and MECP approval. 



Ainley Group Peer Review - Extracts
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Future Growth MLG Response

• The Phase 1 (existing 1,529 units) WWTP will remain for 

use by the Township and County. The MLG will deliver the 

WWTP required by the Class EA.

• We agree. The $15MM estimates are for the extension of 

linear infrastructure only. In the absence of detailed 

engineering design information and potential employment 

uses along Highway 400 it is difficult to determine the 

required infrastructure and associated costs.

• We agree. The $15MM estimate is for the extension of 

linear infrastructure only. As envisioned in the 2021 

Bayfield Street Corridor Study, the Class EA contemplated 

services along the Bayfield Street corridor, however these 

did not include the Remington and Sadlon MZO lands. In 

the absence of detailed engineering design information and 

uses along the Bayfield Corridor including Remington and 

Sadlon lands, it is difficult to determine the required 

infrastructure and associated costs.



Wastewater Treatment Infrastructure

Existing WWTP servicing first phases of 
development:

• 1,128 units in Carson neighbourhood

• 401 units in Doran neighbourhood

• TOTAL = 1,529 units

50acre Utility Campus - 20acres for WWTP/WTP

Existing WWTP includes the following 
components:

• Raw Wastewatwer Pumping Station

• Headworks Screening System

• Equalization Tank

• Biological Nutrient Removal System

• Membrane Bioreactor

• Effluent Main to Willow Creek

19



Wastewater Treatment Infrastructure

The proposed expansion lands can be 

serviced through expansion and/or 

improvement to the existing Midhurst 

WWTP and associated infrastructure. 

Future expansions of the WWTP will be 

designed to accommodate the required 

residential and employment land uses 

and will be subject to the required 

approval processes.

Expansions can be phased in a cost 

effective and timely manner in 

accordance with growth needs, 

consistent with section 9.2 of the MSP 

and the 2020 Class EA. 20



Water Treatment Infrastructure

Two existing treatment facilities.

The proposed expansion area can be serviced through expansion 
and/or improvement to the existing water treatment facilities 
and infrastructure. 

Expansions can be phased in a cost effective and timely manner 
in accordance with growth needs, consistent with section 9.2 of 
the MSP and the 2020 Class EA. 
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Wastewater and Water Treatment Infrastructure
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September 7, 2023 – Site Tour



• Flow and water quality have been monitored in Willow Creek by Hutchinson 

Environmental Sciences Ltd. (HESL) since 2013 

• Significant data base established since 2009

• 2025 analysis by HESL demonstrates that Willow Creek can receive additional treated 

sewage effluent from  the Expansion Lands in addition to Midhurst Secondary Plan 

Area

• In accordance with MECP policies and guidelines for sewage effluent discharge in the 

Province of Ontario. 

Assimilative Capacity Study and Phosphorus Budget
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Linear Infrastructure

Existing linear infrastructure within proximity to Expansion Areas

• At south end within 2km

• At east end within 2km

It is feasible to extend the existing linear water infrastructure and sanitary sewer infrastructure to the 
Expansion Areas

• Cost to extend to the south is estimated at $15MM to $20MM (based on $7,000/metre, excl. costs for 
pumping stations, boosters and treatment facility upgrades) 

• Same cost to extend pipes to the east

Additional upgrades to linear infrastructure and the existing local sewer collection systems may be 
required and will be determined through the detailed design process

 

24



Significant transportation improvements are already planned for the MSP area and adjacent 

areas within the Township to Barrie limits. These works are captured in cost sharing 

obligations within MLG and will benefit the Expansion Lands. 

Traffic volumes associated with additional development beyond MSP will be somewhat 

accommodated by the existing and planned area road network – particularly given roadway 

widenings and new roadways planned within the Township, such as the Craig Road extension. 

A mix and density of land uses within the MSP area, particularly in the introduction of more 

employment and commercial or community uses, provides opportunities to internalize trips 

within the Township thereby reducing average vehicle travel kilometres and traffic impacts to 

road networks outside of the Township. 

Transportation Assessment
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Extract of April 16, 2025 Springwater Staff Report

Township Midhurst WWTP Status Update
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Midhurst WWTP Status Update

2025

Phase 1

1,529 units

Phase 1B Expansion will be 

commissioned in 2025 @225 

L/c/d

Community Hub allocation 

CONFIRMED

2028
2030 or 

sooner

As 

Needed

Phase 2

5,529 units

3,400-4,000 units @315 

L/c/d will be phased in as 

required with tertiary 

treatment modules, subject 

to approvals

Capacity can be made 

available for Non-

Participating parties

Phase 2 – Rerating

7,129 units

Flows monitored 

throughout Phase 1&2 

occupancies

Rerating to 225 L/c/d 

expected similar to 

Phase 1, subject to 

Township approval

Phase 3

10,000+

Future plant expansions 

will be required and be 

completed to 

accommodate the 

necessary housing and 

employment demand, as 

required
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Redevelopment of Bayfield Street Corridor

Township vision set out in Bayfield Street 

Corridor Study completed by WSP in June 2021 

• Builds on policies and vision set out in 

Midhurst Secondary Plan

• Main Street Uses – mix of retail shops and 

medium density housing

• Smaller more affordable housing 

Council support in 2023 for MZO requests by 

Remington & Sadlon

Servicing Remington/Sadlon lands via Midhurst 

through Bayfield Street helps Township to 

realize its vision for the corridor
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Extract 2021 Bayfield Street Corridor Study by WSP

Market analysis conducted by 

Watson & Associates Economists 

Inc. identified potential 

opportunities for the Bayfield 

Street Corridor. Their analysis 

focused on retail and commercial 

supply and needs in the Township 

of Springwater, identifying the 

Corridor as a possible central 

gathering place for Midhurst. 

….. there’s an opportunity to 

establish the Corridor as a 

community hub and to focus 

mixed use development. The 

future hub could accommodate a 

higher density with office and 

retail uses, similar to the Royal 

Courtyards in Bolton, ON, 

pictured... 
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Extract 2021 Bayfield Street Corridor Study by WSP
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Extract 2021 Bayfield Street Corridor Study by WSP
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Bayfield Street Corridor
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MLG Commitment to Springwater & Simcoe County

• $100’s of Millions in Land Investment

• $100MM in External Infrastructure 
Constructed (ie. WWTP, WTP, forcemains, 
roadworks)

• Phase 2 WWTP contract award of ~$80MM 
with $35MM HEWS funding received

• $175MM in Internal Infrastructure 
Constructed (ie. local sewers, SWM ponds, 
parks)

• Committed to Springwater and Simcoe 
County 
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Conclusion
 Partnership with Township, County 

and Province dates back to 2004

 Significant shortfall of ground-
related housing in regional market 
area

 Highway 400 Employment Lands 
presents a solution to the shortage 
in North Simcoe and will benefit 
the entire RMA including Barrie

 Synergies between Highway 
400 Corridor and Simcoe 
Regional Airport

 Springwater poised to 
accommodate significant portion 
of shortfall 

 MLG is committed to working with 
the Township of Springwater, 
County of Simcoe and Province of 
Ontario to accommodate needed 
housing and employment uses for 
the benefit of the region
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