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INTRODUCTION




Innovative Planning Solutions has been retained by Crown (Bradford)  This Report addresses various items of urban design, including:
Developments Inc. to complete an Urban Design Report relative
to an application for a Zoning By-law Amendment (ZBA) for lands , _ y
located at 126-140 Bradford Street, City of Barrie (hereby referred " urban builtform, housing types, and densities;

to as the subject lands). See Figure 1. *  building placement;

* land use;

*  high quality design and materials;
This Urban Design Report will address the various guidelines and

policies to guide urban design within the City of Barrie. The City’s
Urban Design Guidelines and policies have been reviewed relativeto *  edestrian scale and walkability.
the proposed development concept to demonstrate consistency with
the intent and objectives of the City’s direction for Urban Design.

*  streetscape and landscaping; and

¥
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The proposed Zoning By-law Amendments (BA) seek a change in
zoning from ‘General Commercial (C4)' to Central Area Commercial
- 2 with Special Provisions (C1-2)(SP-XX). This zone is intended to
facilitate the proposed development of a mixed use residential
building with commercial uses at-grade.

%
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This Urban Design Report will review the Urban Design Guidelines
of the Official Plan as well as the Intensification Area Urban Design
Guidelines relative to the proposed development of the subject lands.

The design and scale of the proposed development will align the
Loning By-Law with the vision of the Official Plan for Intensification
Corridors. The proposed will contribute to the diversity of housing
options within the surrounding area and will increase the stock
of housing units within the area. The development presents
opportunities to increase the modal share of active and public
transportation users within the community based on its connections
to current transit and pedestrian networks.

This report is intended to be read in conjunction with the Planning
Justification Report provided by Innovative Planning Solutions dated === SUBJECT SITE

October 2023 P el

Figure 1. Subject Site
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LOCATION & CONTEXT




2.1 Subject Site

The subject lands are located within the Built-up Area of the City
of Barrie, and along an Intensification Corridor and within the
Urban Growth Centre. The shoreline of Lake Simcoe is located
approximately 360 metres east of the site. The subject lands have
an approximate area of 0.39 hectares with 89.9 metres of frontage
along Bradford Street.

The subject lands currently hold three (3) commercial buildings
currently used as a foot clinic, massage therapy, and an auto care
centre. The subject lands are completely paved to accommodate for
parking, with trees and vegetation located along the west property
line. The topography of the site is generally flat.

The subject lands are subject to a 2-metre easement along the
north property line. This easement is a vehicular and pedestrian
access easement over the lands described as Parts 1 and 2 in Plan
51R-40544 (Figure 3). The existence of this easement means no
buildings or structures can be built within this portion of lands that
would affect the property to the north. Additionally, the subject
lands benefit from an easement over Parts 3-6 of the above-noted
reference plan located on the northern property.

Bradford Street is considered an arterial road (Map 4B of the City
Official Plan) and is an Intensification Corridor (Map 1). As identified
on Map 4A of the City of Barrie Official Plan, Bradford Street is
planned to be provided with a cycling route, connecting to the City’s
Cycling Network. Bradford Street has a range of transit routes (Route
1A/B, 3A/B, 4A/B, TA/B, 8A-south, and 8B-north) providing direct
access to the Barrie Transit Terminal, the Allendale GO Station, and
the future Allandale Transit Mobility Hub.

Figure 2. Aerial View of Subject Site
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The subject lands are currently designated as High Density on Map
2 - Land Use of the City of Barrie Official Plan (Figure 4) and are
located within the Urban Growth Centre and an Intensification
Corridor on Map 1 (Figure 5). The subject lands are currently zoned
‘General Commercial (C4)' in the City of Barrie Zoning by-law (Figure
).

As per the City of Barrie Official Plan, the Urban Growth Centre is
the premiere hub for business, residences, and visitors. The area is
intended to provide for a range of uses and will be the major focus of
economic growth, civic identity, and celebration. The Urban Growth
Centre is further planned to be a complete community and will have
a concentration of the highest densities and widest mix of uses in
the (ity.

Similarly to the Urban Growth Centre, Intensification Corridors
are identified by the City of Barrie Official Plan as being a key
intensification area. Intensification Corridors are identified as
a Strategic Growth Area, within the Official Plan, where higher
densities and taller built forms are encouraged (2.3.3.h). As stated
within the Official Plan, Intensification Corridors are intended to
support transit-oriented development, providing for development
that encourages public transit use and can support current and
future investment into planned transit systems. Furthermore,
intensification along Intensification Corridors will vary and depend
on the applicable land use designation, ensuring high density
developments are located within the High Density designation,
such as the proposed. As per the City of Barrie Official Plan, policy
contemplates that intensification will take place on both sides of the
Intensification Corridor (Bradford Street).
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Surrounding land uses are depicted in Figure 7 and are as follows:

North: Directly north of the subject lands, along Bradford
Street, are commercial uses including the Barrie By the
Bay Commercial Centre. Two development applications
appoximately 400m to the north along both sides of
Bradford Street have recently been approved to permit
the development of high-rise buildings that offer heights
of 25 to 46 storeys (additional details provided in following
sections). Further north, approximately 730 metres away
is the Downtown Barrie Bus Terminal.
South: Directly south, along Bradford Street, are commercial uses
in the form of offices, restaurants, and personal services.
Approximately 760 metres south is the GO Transit Allandale
Yard and future Allandale Transit Mobility Hub.
East:  East of the subject lands are commercial uses, along
Bradford Street and Lakeshore Drive. Existing high-rise
residential buildings are also located along Lakeshore
Dr and provide heights of 16 storeys. Approximately 370
metres east is Lake Simcoe and the Barrie Waterfront,
providing recreational and open space opportunities, and
access to the lake.
West:  Residential properties in the form of single-detached
dwellings are located directly west; although these lands
have been designated Medium Density in the new City of
Barrie Official Plan and are expected to be developed with
higher density built forms in the future. Further west are
industrial land uses.

L4AN O0B7
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2.2 Transit

The Subject Lands are within T kilometre of two transit station areas
and located along a transit route, providing direct access to each
station area. The Downtown Barrie Bus Terminal is approximately
130 metres north and the future Allandale Transit Mobility Hub
and Allandale GO Station is approximately 760 metres south of the
subject lands.

The Allandale Waterfront station has weekday train service, consisting
of 7 trains southbound to Union Station in the morning and 7 trains
returning northbound from Union Station in the afternoon. At other
times, GO bus route 68 operates hourly to Aurora GO Station where
passengers can transfer to the all-day train service to Toronto.

Weekend train service consists of 5 trains in each direction
throughout the day. GO bus route 68 also operates hourly to Aurora

%
GO station or East Gwillimbury GO station, where passengers can G R \ o
connect to the hourly weekend train service to Toronto. W (s
%
.
, . : : - s %
The current Barrie Transit System Map is shown on Figure 8. Existing 3
routes located along Bradford Street are Routes 1A/B, 3A/B, 4A/B, e)

TA/B, 8A-south, and 8B-north.
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Allandale Transit Mobility Hub
The Allandale Transit Mobility Hub will be located on Essa Road ~ *  support the City’s Official Plan by building within one of

between Tiffin Street and Gowan Street, approximately 760 metres the City’s identified intensification and urban growth
away from the subject lands, and is positioned to centrally locate centre areas to promote growth as well as transit-centric
a modern inter-regional transit hub with adjacency to the existing developments.
rail corridor. The hub is proposed to host seamless transit services = achieve Leadership in Energy and Environmental Design
and connections between Simcoe County, Muskoka, and the Greater (LEED) Silver certification.
Toronto Area (GTA). The City of Barrie Allandale Transit Mobility Hub ~~ *  provide an extremely efficient building by targeting Net-
project website describes the project benefits as the following: Zero design, which will reduce ongoing operating costs
over the life of the building.
“There are many anticipated benefits from building a new *  create an aesthetically pleasing and fully accessible facility
Transit Mobility Hub within Barrie’s Allandale area. The project that is consistent with the Allandale Historic Train Station
will: to augment the heritage of the area.
*  provide backup emergency power necessary to maintain
*  support Barrie Transit growth to best meet the needs and uninterrupted transit services during power outages.”

goals of today, and tomorrow.

* increase transit access to the Allandale GO station to
provide a more sustainable travel choice and address
parking constraints.

*  provide seamless connections for Transit Riders between
GO Trains/Buses and Ontario Northland for integrated
transit access to Simcoe County, Muskoka and the GTA.

*  provide a geographically centralized hub within the city.

*  provide a safer transit site by encouraging safe circulation
and linkages between bus, vehicular, and pedestrian
traffic.

*  provide express bus stops with a lay by on Essa to improve
transit travel time.

*  support increased ridership and the City’s Transportation
Master Plan with targets to increase transit modal shares.

*  support increased bicycle ridership with covered bike
shelters and parking.

*  provide easier access to tourism with multiple modes of
transportation.

FiEure 9. Allandale Hub Rendering (City of Barrie Public Information Centre Preseation)

12 E INNOVATIVE PLANNING SOLUTIONS

PLANNERS » PROJECT MANAGERS « LAND DEVELOPMENT




2.3 Adjacent Developments

Figure 10 shows surrounding development applications. Taller
buildings and higher densities are proposed, and in some cases have
been approved, in the surrounding area. Located in the UGC, along
an Intensification Corridor, and within the High Density designation,
this area serves as the focal point for higher-density growth and
intensification in Barrie. Below provides additional details to
surrounding development applications.

5175 BRADFORD STREET & 20 CHECKLEY STREET

Status: Approved

Located approximately 360 metres north of the subject site, an
Official Plan Amendment, Zoning By-law Amendment, and Site Plan
Control application was recently approved to develop a mixed use
project on the property, consisting of 4 towers ranging in height
from 25 to 46 storeys.

34-50 BRADFORD STREET AND PART OF 125 DUNLOP STREET WEST
Status: Approved

Located approximately 400 metres north of the subject site,
an application for Zoning By-law Amendment was approved on
December 14, 2022 to permit two residential apartments buildings
with a shared 6-storey podium and towers at a height of 29 and 25
storeys, providing a total of 623 residential units.

220 BRADFORD STREET

Status: Approved

Located approximately 480 metres south of the subject site of is an
application for Site Plan Control which received approval in 2020
for the construction of a 14-storey apartment building with ground
floor commercial uses.
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41 & 43 ESSARD AND 259 & 273 INNISFIL ST

Status: Under Review

Located approximately 770 metres south of the subject site, an
application for Zoning By-law Amendment is currently under review
at the (ity to permit the development of 4 towers at 20, 29, 35,
and 37 storeys, with two shared podiums consisting of parking and
commercial uses at-grade.

272 INNISFIL STREET

Status: Approved

Approximately 825 metres south from the subject site is an
application for Zoning By-law Amendment and Site Plan Control.
This application received approval to permit the development of
a 11-storey residential building with a townhouse podium that
provides for a total of 333 residential units.

17 JACOBS TERRACE

Status: Approved

Approximately 870 metres south of the subject site is an application
for Zoning By-law Amendment that has recently received approval
to permit the development of a residential building consisting of two
towers providing an overall building height of 19 and 23 storeys.

175 & 199 ESSA ROAD AND 50 WOOD STREET

Status: Under Review

Located approximately 1.25 kilometres southwest of the subject
site is an Official Plan Amendment and Zoning By-law Amendment
application currently under review with the City to permit the
development of townhouse units and 9 towers ranging in height
from 12 storeys to 35 storeys.

L4AN O0B7

Table 1 and Figure 10 depict the proposed and approved
developments on surrounding lands, demonstrating their permitted
heights. As demonstrated within Table 1, building heights of up
to 46 storeys were permitted on surrounding lands through an
Official Plan Amendment to the previous City of Barrie Official Plan.
Although the subject application for Zoning By-law Amendment
is submitted under the New City of Barrie Official Plan, the New
Official Plan continues to recognize high density development and
intensification on the subject lands, within the Urban Growth Centre
and Intensification Corridor.



ADDRESS
5175 Bradford $t. & 20 Checkley Street

BUILDING HEIGHT

Tower 1:
Tower 2:
Tower 3:
Tower 4:

25 storeys
39 storeys
46 storeys
36 storeys

APPROVAL STATUS
OLDOP  NEWOP

34-50 Bradford Street and Part Of 125 Dunlop
Street West

Tower 1:
Tower 2:

19 storeys
25 storeys

220 Bradford Street

Tower 1:

14 storeys

41 &43 Essa Rd and 259 & 273 Innisfil $t

Tower 1:
Tower 2:
Tower 3:
Tower 4:

10 storeys
19 storeys
35 storeys
37 storeys

Under Review

272 Innisfil Street

Tower 1:

17 storeys

17 Jacobs Terrace

Tower 1:
Tower 2:

19 storeys
13 storeys

175 & 199 Essa Road and 50 Wood Street

Tower 1:
Tower 1:
Tower 3:
Tower 4:
Tower 5:
Tower 6:
Tower T:
Tower 8:
Tower 9:

12 storeys
10 storeys
15 storeys
30 storeys
30 storeys
35 storeys
30 storeys
15 storeys
18 storeys

Under Review

Table . Surrounding Development Applications
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DESCRIPTION OF THE PROPOSAL




3.1

Theintent of this applicationis to obtain approval for aZoning By-Law
Amendment to rezone the subject lands from “General Commercial
(C4)' to ‘Central Area Commercial - 2 with Special Provisions (C1-
2)(SP-XX)'. The proposal represents an opportunity to provide for
redevelopment and intensification along an Intensification Corridor
and within the Urban Growth Centre, on lands designated as High
Density. The proposed Site Plan is included as Appendix 1.

The Proposal

The proposal includes one (1) mixed-use building with two residential
towers, each forty-five (45) storeys in height and a shared six (6)
storey podium with commercial at-grade. As a whole, the proposal
will result in a total gross floor area (GFA) of approximately 51,383
m?, comprised of 51,049 m* of residential GFA and 333 m? of retail/
commercial GFA. The proposal will also provide approximately 1,509
m? of indoor amenity space and 14,810 m? of outdoor amenity space
(including private balconies). In total, the proposed development
offers 912 residential units, in the form of 1-bedroom and 2-bedroom
options. The proposed development seeks to provide 15% of units,
for a total of 136 units, as affordable housing units. The proposed
development offers a total of 364 parking spaces, located within
the podium structure (a parking ratio of 0.469 parking spaces per
unit, excluding affordable housing units); and 912 bicycle parking
spaces (a ratio of 1space per unit). The proposal is anticipated to be
a phased development, with phases to be determined as the project
progresses.

The 6-storey shared podium provides an opportunity for vehicle
parking, bicycle parking, building services, and mechanical
equipment to be located internally and screened from the street.
The podium level further activates the streetscape by providing at-
grade retail spaces fronting onto Bradford Street. The podium makes
efficient use of the land by providing outdoor amenity space for the
building residents on the 7th floor, above the podium, and between
the two towers.
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Located above the shared podium are two towers providing an
additional 39 storeys in height. Tower A and Tower B are nearly
identical providing slim floor plates of approximately 705 mZ A
tower separation distance of 25 metres is provided and each tower
is set back from the side property lines by 12.5 metres and setback
from the rear by 5 metres. Tower A and Tower B each provide a total
of 456 residential units, each made up of 304 one-bedroom units
and 152 two-bedroom units.

A total of 2,989 m? of amenity space is provided above the podium
on the Tth floor. The indoor amenity space (1,509 m?) takes up the
entirety of the 7th floor for both Tower A and Tower B and overlooks
the outdoor amenity space (1,480 m’) located adjacent and
providing direct connection between amenity spaces. The outdoor
amenity space provides for a range of programing including outdoor
dining, lounge area, shaded seating, and aswimming pool. Individual
amenity space is further provided through individual balconies and/
or terraces provided to each residential unit, consisting of a total
combined area of 13,330.4 m.

Vehicle access is provided through one single entry/exit off
Bradford Street; located centrally to the site and providing direct
and convenient access to residents of both Tower A and Tower B.
Main pedestrian access to retail space and residential lobbies are
provided off Bradford Street. Pedestrian access is also provided to
the residential towers through each level of the parking podium,
ensuring safe pedestrian connections.

The proposed development considers surrounding land uses and
designations to provide for a development that compliments the
area. The overall building height is similar to that of approved
developments in the area while the 6-storey podium contributes
towards a pedestrian-scaled streetscape while providing for
transition to the Medium Density designation located west adjacent.

L4AN O0B7

The adjacent lands designated as Medium Density are expected
to be developed at increased densities and heights in the future;
the 6-storey podium will contribute towards a transition to these
expected developments. Additionally, the proposed development
is within the 45-degree angular plane, measured from the
Neighbourhood Area lands to the east. The proposed development
will enhance the City of Barrie skyline and utilizes architectural
techniques to provide for a well designed building.

The proposed density facilitates a development that is transit-
supportive and encourages active transportation along the Bradford
Intensification Corridor. Located adjacent to numerous City Bus
Routes and within 1 kilometre of the Downtown Bus Terminal,
Allandale GO transit station, and the future Allandale Transit Mobility
Hub, the proposed development is easily accessible to a range of
transit options, reducing auto-dependency. Bradford Street has also
been identified as part of the City’s cycling network, and sidewalks
are located on both sides of the street, providing for a development
that is conveniently located to encourage active transportation.
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Figure 15.  East Elevation
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3.2 Architectural Design Intent

The design of the proposed development has been influenced by
the surrounding natural features of Lake Simcoe. The waves of
Lake Simcoe have inspired the design of this proposal, reflected
in the curves of the balcony profiles, and woven into the podium’s
architectural fabric. The curvilinear design pays homage to the
adjacent lake, and creates a sense of fluidity and movement
throughout the structure.
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At the lower tower levels, the balconies sweep its form outward
(similar to that of waves) to provide transition and to create a
connection to the podium.

The inspiration of the waves of Lake Simcoe are further reflected
throughout the choice and use of materials. The podium boasts
an elevated material palette, carefully curated to connect design
details to the tower above. This strategic use of materials serves to
accentuate access points and pedestrian entrances, creating focal

PLANNERS » PROJECT MANAGERS -
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points of architectural moments that guide residents and visitors
into the development.

Residents will enjoy an extensive amenity program that is
thoughtfully integrated into the tower and podium. An expansive
green roof, amenity and landscape program is providing residents
with views to the lake, areas for leisure and respite, and designed to
promote sustainability through LID measures.
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3.3 Landscape Design Intent

The proposed landscape design includes the use of plantings at
ground level and a rooftop amenity space, located above the podium
level.

At ground level, a variety of trees and shrubs are located at the south
and west sides of the building, offering screening from adjacent
properties and softening the property boundaries.

The roof terrace offers a number of amenities, providing a total
amenity area of 1,480 m?. Amenities located on the rooftop include
swimming pool, wading pool and associated outdoor lounge areas.
The lounge areas accommodate for outdoor BBQ and dining areas,
overhead trellis features with additional dining areas, outdoor sofas
for gathering, and study areas. Each amenity type is set and defined
through the use of landscaped planters.

The overall landscape design provides for a well thought out and
efficient use of space.
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URBAN DESIGN POLICY




This section analyses the City of Barrie Official Plan, with regards to
the Urban Design policies, the City of Barrie Urban Design Manual,
and the City of Barrie Intensification Area Urban Design Guidelines
to determine alignment of the proposed development. This section
demonstrates that the proposed development implements the
necessary and appropriate urban design guidelines.

4.1  (ity of Barrie Official Plan

The City of Barrie has recently updated their Official Plan, which
was approved by the Ministry of Municipal Affairs and Housing, with
modifications, on April 11, 2023. On October 23, 2023, the new
Minister of Municipal Affairs and Housing announced that he would
be reviewing the changes made to the Official Plan by the previous
minister. On December 6, 2023, Bill 150, Planning Statue Law
Amendment Act, 2023 received royal assent, reversing the Provincial
modifications to the City of Barrie’s Official Plan and bringing into
effect the Official Plan adopted by Council on March 7, 2022. On the
same date (December 6, 2023), Mayor Nuttall submitted the City
of Barrie’s recommendations on the Official Plan to the Minister of
Municipal Affairs and Housing. The recommendations submitted by
Mayor Nuttall, that represent Council’s intent, are not yet reflected
in the current Official Plan. An Official Plan Amendment is required
to permit the proposed development and seeks to reflect the
recommendations of Council.

The City of Barrie Official Plan provides guidance for the consideration
of land use, the provision of public works, actions of local boards,
municipal initiatives, and the actions of private enterprises. The
Official plan provides direction and guidelines to control growth and
to not exceed the City's capacity to provide a healthy community
environment. Growth and development within the City of Barrie is
guided by the Provincial Planning Instruments, which identify the
City of Barrie as a Primary Settlement Area within the Simcoe Sub-
Area.

P : 705 « 812 « 3281 F:705 e 812 ¢ 3438
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The Official Plan designates the subject land as:

*  ‘Urban Growth Centre’ & ‘Intensification Corridor’ - Map
1: Community Structure

* 'High Density’ - Map 2: Land Use Designations

*  Bradford Street is considered a Major Road and forms part
of a Cycling Network on Map 4a: Mobility Network

*  Bradford Street is considered an Arterial Road on Map 4b:
Mobility Network

*  Bradford Street has a planned right-of-way width of 34m
on Map 5: Right-of-Way Widths

* ‘Brock Park Historic Neighbourhood Boundary & ‘Treaty
18,1818’ - Map 8: Cultural City Features

The Official Plan includes policy provisions related to Urban Design
in Section 3. The policies are to be applied, where applicable, to
development proposals throughout the City. The relevant policies
are outlined below and are reviewed in reference to the proposed
development concept.

4.1.1  General Urban Design Guidelines

The City of Barrie has developed General Urban Design Guidelines,
which are found in Section 3.2 of the Official Plan. The general urban
design guidelines provide the following key themes: Human Scale
Design, Complete Neighbourhood Design, Sustainable and Resilient
Design, Public Realm Design, and Heritage Conservation. The Urban
Design Guidelines are meant to guide development to achieve the
City’s objectives of becoming an attractive city, ensure proper
transitions between different types of development, and achieve
design excellence.

The following policies are relevant to the development applications.

321 HUMAN SCALE DESIGN

a) To create human scale neighbourhoods that accommodate
the City's anticipated intensification and growth, development

L4AN O0B7

City of Barrie
Official Plan 2051

“One C ne Vision, One Plan”
Adopte 3

J, e

applications, where appropriate, shall demonstrate the
following:

ii) A context-appropriate continuous built form and street
frontage which engages with and animates adjacent streets
and open spaces;

iii) Architectural design that contributes to a rich pedestrian
environment and experience through the location of
building entrances along public streets and open spaces,
the use of high-quality materials, increased glazing and
transparency at the ground level, and pedestrian protection
from the elements;

v) Appropriate transitions between the private and public
realm. This shall be achieved using setbacks, landscaping
and materials, signage, lighting and/or other design
techniques that create visual and physical transition
between public and private spaces, as identified in the City-
Wide Urban Design Guidelines.
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b) Attention must be paid to appropriate transition between
existing and planned land uses and built form. While
still conforming with the development standards of the
appropriate land use designation, this may result in lower
heights and densities than proposed based on or responding
to site characteristics, building and site performance, and
neighbourhood context.

¢) Height and density are built form characteristics that are
interrelated. Given this, proposed developments must seek a
balance between height and density that is context sensitive.

The proposed development is context-appropriate as it is located
within the ‘High Density’ designation and provides for high-rise
development in proximity to other approved high-rise developments.
The proposal incorporates a 6-storey podium that provides for a
continuous street wall and accommodates at-grade commercial
uses along Bradford Street, which contributes towards an active
streetscape and a rich pedestrian environment. The podium provides
for a pedestrian scale that seeks to limit the overall impact of height
on the pedestrian realm and adjacent lands. The at-grade uses
will provide for glazing and building entrances to commercial and
residential lobby space along the public street. Adjacent lands are
expected to be developed in a similar way in the future, providing
for a high density built form with active commercial spaces at-grade
along Bradford Street. Transitions to adjacent lands are provided for
through the implementation of podium levels, tower setbacks, and
through the use of landscape buffers.

The lands to the north and south are also designated High Density
and are expected to be developed with high-rise buildings in the
future. Lands directly adjacent to the west are designated as
Medium Density; these lands are expected to be redeveloped with
increased heights. This will provide appropriate transition between
the proposed high-rise development and adjacent neighbourood
area (approximately 200 metres away).

322 (OMPLETE NEIGHBOUHOOD DESIGN

a) To ensure the development of complete neighbourhoods,
development applications outside of Employment Areas,
where appropriate, shall generally be designed to contribute
to:

i) The diversity of land uses in the neighbourhood;

i) The diversity of housing types and options in the
neighbourhood;

iii) The diversity of, and connectivity between, different open
space types in the neighbourhood;

iv) Connectivity to transit facilities and active transportation
networks in the neighbourhood;

v) Connectivity to community facilities, amenities, parks, and
open space in the neighbourhood;

vi) Activation of public streets and open spaces through the
co-ordination of adjacent land uses and design of the built
form;

vii) For development with residential land uses, an appropriate
range and mix of land uses, to support providing residents’
daily and essential needs (e.g., food items) within a
10-minute walking distance;

The proposed development provides for a mixed-use development of
aresidential condo building with commercial uses located at-grade.
The residential use of the proposed development provides for a range
of housing options in the form of 1-bedroom and 2-bedroom options,
offering new housing options to the area through a built form with
more attainable options. Additionally, the proposed development
offers 15% of the total units as affordable housing options,
addressing the market needs for affordable and attainable housing.
The proposed development is conveniently located in proximity to
open spaces, the Barrie Waterfront, and to public transit and active
transportation networks. A variety of Bus Routes are located along
Bradford Street, with direct connections to the Barrie Bus Terminal
and the Allandale GO Station, as well as cycling routes located along

18 INNOVATIVE PLANNING SOLUTIONS
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Bradford Street. Additionally, the proposed development activates
the public street through the inclusion of at-grade commercial uses
and is located within the Urban Growth Centre, where a mix of uses
is encouraged and provided.

3.2.3  SUSTAINABLE AND RESILIENT DESIGN

a) To support the City's sustainable design priorities, all
development applications shall demonstrate how the City’s
sustainable and resilient design priorities are being addressed,
including through:

i) Optimization of passive and renewable energy design
strategies;

ii) Minimization of non-renewable energy consumption, as
well as waste;

iii) Use of environmentally-friendly products;

iv) Protection and conservation of water;

v)  Enhancement of the natural environment;

vi) Mitigation of climate change and major weather events,
including through the use of design elements and durable

materials;

vii) Adaptation to Barrie’s seasonal changes; and,

viii)Resource  conservation  through  operational ~ and
maintenance practices.

The proposed development considers the sustainable design priorities
and their importance. The proposed compact built form provides
for an efficient use of land and resources and provides for transit-
supportive densities that will limit auto-dependency. The building
design will consider using sustainable development measures and
will respond to emerging trends ensuring sustainable and resilient
design priorities can be met. Additional details, including the
consideration of materials, products, and architectural features will
be provided for at Site Plan.



324 PUBLICREALM DESIGN

3.2.4.5 Access, Circulation, Loading and Storage

a) Shared driveways are encouraged for employment,
commercial, and mixed-use sites to reduce access points and
reduce conflicts with pedestrians.

d) Well-articulated and distinct pedestrian walkways should be
placed along a building street frontage and linked to public
boulevards, public sidewalks, transit stops, trail systems and
other pedestrian systems, as well as to Greenspace.

e) Loading bays, waste service areas and building utilities/
mechanical equipment should be located within a building.
If permitted outside a building, they shall not be located
immediately adjacent to an intersection, and will be directed
away from a public street, park, river, public open space or
residential area. If this is not possible, they will be adequately
screened.

Both the residential and commercial uses are provided vehicle
access through one shared access point located central to the site.
Pedestrian access is provided off Bradford Street directly linked to
the municipal sidewalk system with access to transit stops along
Bradford Street. The loading bays, waster services, building utilities,
mechanical equipment, and parking are all located internally, within
the 6-storey podium, and will be screened from the street.

3.2.4.6 Semi-Public Spaces and Amenity Areas

a) Amenity areas are strongly encouraged to be consolidated and
centrally located, and indoor/outdoor amenity areas should
be co-located wherever possible.

b) Tree planting is strongly encouraged as trees are considered an
essential part of the neighbourhood fabric.

¢) Where required, buffer strips shall consist of plant material
that, at maturity, will form a visual barrier, in combination
with other strategies such as fencing.

647 Welham Road,
P :705 ¢ 812 « 3281

Unit 9 A,

F:705 e 812 ¢ 3438

Barrie, ON
www.ipsconsultinginc.com

Amenity space for the residents of the proposed development is
consolidated on the 7th floor and consists of indoor amenity space,
located within each tower, and outdoor amenity space, located
above the podium structure. Landscape buffers are provided along
the side and rear yards of the building, providing for a visual barrier
and providing new tree plantings to the site that do not currently
exist.

4.1.2  Built Form Types and Development Criteria

Section 3.3 of the City of Barrie Official Plan provides guidelines
on Built Form Types and Development Criteria. Section 3.3.4 of the
Official Plan applies to high-rise buildings, stating high-rise buildings
as being over 12 storeys. Applicable policies are provided below.

a) High-rise buildings shall be designed with the following
elements:

i) Podium, being the base of a building that frames the
public realm to help make the building human scale. It
helps enhance the overall building design/ architectural
interest and is programmed to provide an active pedestrian
streetscape. It should generally be between three and a
maximum of six storeys in height.

a. For a podium on lands in the Urban Growth Centre
(on Map 1) across the street from lands designated
Neighbourhood or Medium Density on Map 2, the
podium shall incorporate specific design treatments
so that it effectively integrates with the development
on the other side of the street to create a harmonious
streetscape;

A 6-storey podium is provided within the proposed development that
provides for a street wall along Bradford Street, contributing towards
a human scaled building with ground floor activation through the
implementation of at-grade commercial uses. Across the street are

L4AN O0B7

additional lands designated High Density, which are expected to be
developed to a similar manner in the future; providing for active uses
along Bradford Street and providing for a harmonious streetscape.

ii) Tower, being the upper portion of a building above the
permitted podium height, it is slender in shape to reduce
visual and microclimatic impacts of the tower and allows
the podium to be the primary element of the public realm.
The tower meets the following criteria:

a. Provide appropriate privacy and daylight conditions
for people living and/or working within the building;

b. Minimize shadow impacts and should contribute to
urban design excellence in Barrie;

¢. Unless further direction is provided in the City-Wide
Urban Design Guidelines and/or Zoning By-law, the
tower will be setback a minimum of 12.5 metres from:
(1) the side property line; (2) the rear property line,
and; (3) the centre line of an abutting right-of-way.
When a lot is adjacent to a natural area, a highway or
another use where it may be appropriate to have the
building closer to the ot line, an appropriate reduction
of the setback may be considered to the satisfaction of
the City;

d. As further directed by the Zoning By-law and Urban
Design Guidelines, all parts of a tower, including its
balconies, shall be setback from the podium and
all public street frontages to ensure an appropriate
human scaled pedestrian environment and mitigate
wind impacts at street level:e. Towers should be sited
and oriented to maximize building energy performance,
natural ventilation, view corridors, and daylighting;

f.~ Where more than one high-rise building is located on
the same lot, the distance between the towers at the
twelfth storey and above shall be at least 30.0 metres;
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g. In order to provide appropriate transition, towers will
generally be setback 70.0 metres from lower-scale
neighbourhoods and buildings or, as further described
in the City-Wide Urban Design Guidelines, contained
within an angular plane;

h.The first storey shall generally be taller in height to
accommodate a range of non-residential uses; and,

I Where multiple towers are proposed on the same
site, tower heights should generally be staggered by a
minimum of five storeys to create visual interest within
the skyline, mitigate wind impacts, and improve access
to sunlight and sky view;

Two towers sit above the 6-storey podium and provide for slim
floorplates and a 25 metre tower separation distance, meeting
the urban design guidelines; this allows for views to the sky to be
maintained and minimizes the shadow impact on adjacent lands.
Residential units are located entirely within the towers, starting at
the 7th storey, ensuring privacy to residents from the street.

As stated above, and detailed in the Planning Justification Report, an
Official Plan Amendment is required to address sections 3.3.4(a) (i)
(c) and 3.3.4(a)(ii)(f). The proposed Official Plan Amendment seeks
to better align the Official Plan with Council’s intent, as detailed
through Mayor Nuttall's letter to the Ministry of Municipal Affairs and
Housing, dated December 6, 2023. The proposed development does
not meet the required 12.5 metre tower rear yard setback (3.3.4(a)
(ii)(c)) and it does not meet the required 30 metre tower separation
distance (3.3.4(a)(ii)(f)). These policies restrict site development
and while the proposed development does not comply with these
policies, it provides consideration for an appropriate rear yard tower
setback and tower separation distance. Due to the size of the lot, a
12.5 metre rear yard tower setback and a tower separation of 30
meres does not support an efficient built form and would require
smaller floor plates which would provide for a costly development.
The proposed development considers these setbacks and offers a

reduced rear yard tower setback of 5 metres, which provides for an
adequate setback to adjacent lands. The reduced tower separation
distance of 25 metres is considered minor and appropriate to
accommodate the proposed development.

Additionally, an application for Zoning By-law Amendment is
proposed which would permit a minimum tower setback of 5 metres
from the rear yard, 12.5 metres from the side yards and from the
centre line of Bradford Street, and a tower separation distance of
25 metres. The towers are setback from the podium 3 metres from
the rear, 9.5 metres from the sides, and 2 metres from the front,
providing for appropriate transition and limiting the impact of
height.

iii) Tower top, being the thoughtful architectural design of the
rooftop, which provides appropriate expression to the top
of the building, and which meets the following criteria:

a. The tower top shall be designed to be of architectural
interest and contribute to an interesting skyline and
cityscape, amenity space, and/or environmental
sustainability - features, screening any  building
mechanical or telecommunications equipment from
view; and,

b. Amenity space and signage, if provided at the rooftop,
shall be integrated into the design and massing of the
tower top.

b) Building heights may be evaluated on a site-by-site basis, as
determined by the capacity of each site, and in consideration
with the policies of Section 3.2 of this Plan and the City-Wide
Urban Design Guidelines

¢) Tall buildings will be sited to preserve and define any vistas
terminating at Kempenfelt Bay, specifically the view corridors
down Bayfield Street, Mulcaster Street, and Berczy Street.
These vistas will only be considered when viewed from publicly
accessible areas such as streets and parks. No policy in this
Plan is intended to imply that views from private property will
be protected.
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The proposed development will be designed to provide for a
thoughtful architectural rooftop. The rooftop of the podium will
be used as outdoor amenity space, incorporating appropriate
vegetation. The roof top of the towers will consist of a mechanical
penthouse, ensuring such services are screened. As demonstrated
through the review of Section 3.2 of the Official Plan, and through
the rationale provided within the Planning Justification Report,
the proposed high-rise building is appropriately located within an
Intensification Corridor and aligns with the Urban Design Guidelines,
as demonstrated. Additionally, the subject lands are not located
along a view corridor, therefore the view of Kempenfelt Bay is
maintained.

4.1.3  Parking Design

Section 3.4 of the City of Barrie Official Plan provides guidelines on
Parking Design for Developments of All Types and Areas, providing
the following:

a) Parking areas supporting new development in the Urban
Growth Centre, Strategic Growth Areas, Major Transit Station
Areas, or Intensification Corridors should be encouraged to be
located underground and/or in structured parking to reduce
or eliminate the need for surface parking.

b) Above-grade parking structures should be screened from view
by development or otherwise designed to provide facades of
high architectural quality facing streets. Street related uses on
the ground level of the parking structure should be provided
where appropriate to contribute to an active pedestrian realm
and screen the parking structure.

d) Walkways should be provided directly from parking lots and
municipal sidewalks to the main entrance(s) of the building(s).
Walkways should be well articulated, safe, accessible, and
integrated with the overall network of pedestrian linkages
in the area to create a comfortable walking environment.



Landscaping should enhance the walkway.

g) Bicycle parking should be provided and conveniently located
near building entrances. Sheltered bicycle parking should be
integrated into built form.

The proposed development locates parking areas within the podium,
with the first floor of the podium consisting largely of commercial
and lobby uses. This activates the street while ensuring parking
areas are screened from the street. Walkways are located within the
podium, providing safe and direct pedestrian access from the parking
to main building entrances and to Bradford Street. Bicycle parking is
provided along the side of the building as well as through sheltered
parking located within the podium levels of the development.
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4.2  City of Barrie Urban Design Manual

The City of Barrie’s Urban Design Manual (UDM) was revised in
2014 and provides direction for design elements within urban
developments. The UDM has been established to implement the
urban design policies contained within the Official Plan (2018) to
provide a framework for establishing Barrie’s future urban form, and
to ensure that new development is consistent with the City’s vision
for urban design.

The City is in the process of drafting new Urban Design Guidelines,
however these guidelines are currently only in draft format and
have not yet been presented to Council. Therefore, the Urban Design
Manual (2014) has been utilized.

The proposed concept incorporates many of the design directives
found within the UDM. Particular emphasis is put on those directives
related to; the physical environment and building siting; pedestrian
and vehicular circulation; site servicing; architectural design; and
public transit accessibility.

PHYSICAL ENVIRONMENT AND BUILDING SITING

The proposed structure and associated density is considered
appropriate for the subject lands as they have been planned for in
a manner that aligns with the land use designation and considers
future development of surrounding lands. The subject lands are
located within an Intensification Corridor and on lands designated
as High Density. Surrounding lands along Bradford Street are
expected to be developed with taller building heights and increased
densities in the future.

The proposed building fronts Bradford Street and provides for a
pedestrian scaled podium, which incorporates landscaped features
on the roof, parking within the structure, and at-grade commercial
uses. This provides for visual interest from the street, screens parking

L4AN O0B7
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areas from the public, and encourages pedestrian activity and
interaction between internal spaces and the public realm.

The site is located within the Urban Growth Centre where a range
of uses are provided, including commercial, retail, restaurants,
open and amenity spaces. The site is positioned with direct access
to existing and planned transit routes along Bradford Street and to
regional transit options through direct connection to the Allandale
GO Station.

The built form of the proposed development is considered
appropriate for the subject lands, given that they are located within
the Intensification Corridor and designated High Density where such
density is possible and encouraged.
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SITE CIRCULATION

Pedestrian access has been incorporated into the design in order
to provide safe and convenient access to and from all building
entrances. Pedestrian walkways are provided from the parking to the
residential / lobby entrance, as well as direct pedestrian connections
to Bradford Street are provided.

Primary building entrances are located along Bradford Street,
providing access to the residential lobby and commercial units.
Access to the residential lobby is also provided through the parking
area.

Vehicle access to the site is provided through one single entry/exit,
ensuring pedestrian and vehicle crossings are limited. The single
access minimizes turning traffic on Bradford Street. An adequate
number of parking has been provided on site, including Barrier-Free
parking spaces, all located within the podium structure. The Barrier-
Free parking spaces are located in close proximity to the accessible
barrier free building entrances. All required safety features will be
provided in the podium parking with stairwells and elevators located
in high visible areas.

SITE SERVICES

Service vehicle areas (loading bays, recycling areas, and garbage
storage facilities) are all located internally to the podium, ensuring
appropriate screening from the street. On-site circulation has been
designed to direct such vehicles in a logical and orderly fashion.
Furthermore, loading bays have been placed separate from building
entrances to limit conflict between service/loading areas and
vehicle/pedestrian routes. Locating service vehicle areas within the
podium eliminates reversing and maneuvering on Bradford Street.
All required vehicle movements will be conducted internal to the site,
with one entry/exit access point proposed off Bradford Street. All
utilities are proposed to be located underground or in the interior;
placement to be confirmed during detailed design.

ARCHITECTURAL DESIGN

The proposed development is compatible with the developing
character of the area as the surrounding lands are expected to be
developed at higher densities as per the High Density and Medium
Density designations. The proposed height aligns with those of
approved developments along Bradford Street (approximately 400
metres north). The 6-storey podium provides for a pedestrian scaled
podium and will provide for transition with future developments to
the west, within the Medium Density designation.

The buildings have been situated to provide for at-grade commercial
uses along Bradford Street that are oriented towards the street
with large windows providing active storefronts and breaking up
the building mass. The main entrances for the commercial uses are
prominent along Bradford Street, providing direct and identifiable
pedestrian access.

The proposed buildings use a high degree of architectural quality,
providing for a cohesive visual relationship between the two towers
through similar design elements and the mix and use of materials.
Balconies and terraces will be designed to ensure usable private
amenity space is provided. Parking is located entirely within the
podium levels. Barrier-free accessibility standards have been
adhered to. Mechanical equipment will be hidden from all municipal
right-of-ways. Further details will be provided during the Site Plan
Application stage.

Further details regarding the architectural plans can be found in
Section 3 of this report.
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LANDSCAPE DESIGN

The subject lands currently have no vegetation or landscape features
present. The proposed landscape design provides for an attractive
landscape treatment of the site through landscape buffers and
amenity landscaping features. The proposed landscape design
softens the visual impact, improves the visual character of the
proposed development, and delineates the site boundaries. The
amenity space is located above the podium level, efficiently using
the site and ensuring that the amenity space is centrally located for
all residents.

Further details regarding the landscape plans can be found in section
3 of this report.

TRANSIT

The site is located in an ideal location for access to regional and local
transit options. Bradford Street provides access to a variety of public
transit routes and is located within 730 metres of the Downtown
Barrie Bus Terminal and 760 metres from the future Allandale
Transit Mobility Hub / current Allandale GO Station. The proposed
development will also be linked to the municipal sidewalk network
and Bradford Street cycling network with direct connections to
the Barrie Waterfront Multi-Use Trail, further promoting active
transportation.



4.3  C(ity of Barrie Intensification Area
Urban Design Guidelines

The Intensification Area Urban Design Guidelines direct new
development within the Intensification Nodes and Corridors, Urban
Growth Centre, and Major Transit Station Areas identified in the City
of Barrie Official Plan. It is noted that these Guidelines align with
the previous City of Barrie Official Plan (2018). However new Urban
Design Guidelines have not yet been presented to Council, therefore
these Guidelines have been reviewed.

The Guidelines present a vision and a set of priority directions, to
ensure that new development is compatible with the existing built
fabric, creates an attractive and safe pedestrian realm, supports
alternative modes of transportation (i.e. walking, cycling and
transit), and is environmentally sustainable.

As the subject lands are located within an Intensification Corridor
of Bradford Street, the urban design guidelines apply to the subject
lands. The guidelines identify the intensification typology as a Mixed-
Use Main Street. Key opportunities for Mixed-Use Main Streets include
additions and renovations to existing buildings; the redevelopment
of vacant or underutilized sites (i.e. single-storey buildings); and
the development of vacant parcels. Developments within Mixed-Use
Main Streets should contribute towards active pedestrian-supportive
streetscapes; should provide mixed-use buildings with retail at-grade
and residential and/or office above; should allow for residents to live,
work , and play within the Urban Growth Centre; should create “eyes
on the street”; and should enhance safety and activity at all hours.

The proposed development is reflective of the Mixed-Use Main Street
as the design is pedestrian-supportive, provides for a mixed-use
development that activates the streetscape with retail at-grade,
contributes towards a live, work, play environment within the
UGC, and provides for “eyes on the street” with residential above,
enhancing safety.
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Section 2.5.2 describes the priority directions that will guide all new
development within the Mixed-Use Main Streets. These include:

*  Ensure a consistent, high-quality urban frontage along
the waterfront and Downtown main streets.

*  New buildings, open space and street design will build on
the unique character of the Downtown (i.e. @ humanscaled
building base, street trees, active at-grade uses, waterfront
views, etc.), adjacent neighbourhoods and the waterfront
setting by being context specific, appropriately scaled,
and containing an appropriate mix of uses.

*  Inthe Mixed-Use Main Street areas, Taller buildings above
8-storeys may be appropriate on sites where lot size, set-
backs, step-backs and building transitions (i.e. step-backs)
can be made to respect the neighbouring properties. Taller
building sites are anticipated adjacent to the waterfront
where existing tall buildings are located, and at primary
street intersections.

e Ensure building mass and height, and street and open
space design, contributes to compatible development
within the existing downtown and waterfront. Additional
studies are recommended to ensure new buildings do
not limit sunlight access to waterfront parks, or views to
Kempenfelt Bay

L4AN O0B7

43.1

Public Realm Urban Design Guidelines

Section 3.2 provides direction on streets and streetscapes. It states
that streets within the intensification areas should be pedestrian-
supportive, include landscaping, wide boulevards, and accommodate
opportunities for active uses; implementing tree plantings, street
furniture and wide boulevards that encourage active transportation.

The proposed development incorporates wide boulevards to allow
for tree plantings and street furniture (benches, bike racks, etc.).
The building is proposed to be built on the street edge with at-grade
commercial uses that seek to create an active pedestrian supportive
streetscape with interactive at-grade uses.
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4.3.2  Private Realm Urban Design Guidelines

Section 4.0 provides urban design guidelines for the private realm,
including community structure, transit supportive design, parking
considerations, building orientation, and site layout. The proposed
development is transit-supportive as it provides for higher densities
in proximity to public transit, along an Intensification Corridor, along
the Waterfront, and within the Urban Growth Centre, where a mix of
uses is provided (4.1.3). Additionally, the proposed development is
located along existing public transit routes and within 760 metres
of the Downtown Bus Terminal, the Allandale GO Station, and the
future Allandale Transit Mobility Hub. Secure bicycle parking is also
provided within the proposed development.

Section 4.2 encourages the use of parking structures, screening
parking from the public realm and reducing the amount of land
area required. In alignment with the urban design guidelines for
structured parking, the proposed development provides for active
at-grade uses fronting Bradford Street that screens the parking from
the sidewalk and maintains a minimum of 50% of the ground floor
to be occupied by non-parking uses. The structured podium parking
further provides for a mix of uses, incorporating parking, retail,
and residential amenities (i.e. lobby, mail room, etc.). Servicing and
loading areas are also screened from the public realm and located
within the podium parking structure (4.2.4).

Section 4.3 speaks to General Building Guidelines, including
building orientation, site layout, and building height. The
proposed development is appropriately located to frame the
street, maintaining a streetwall presence along Bradford Street and
providing direct connections to main building entrances from public
sidewalks; contributing to an active public realm with at-grade uses
(43.).

Section 4.3.2 provides guidelines on building heights seeking to
ensure proposed developments fit within the existing context of

F\gu& 20. Intnsiﬁcat pologies - Intensification Area Urban De
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the surrounding lands. The proposed development provides for a
building height that is taller than the suggested 8-storeys. However
an increased building height is considered appropriate due to the
location of the subject lands; located within the Urban Growth
Centre, along an Intensification Corridor, in proximity to approved
developments of similar heights, nearby two Barrie transit stations
and GO station, and in an area that can capitalize on views of the
lake. The proposed development further provides for additional
sethacks from the podium level to the tower levels, to provide for
a transition in height and limit the impact of height on the public
realm.

Section 4.3.7 provides direction for transition to neighbourhoods
to provide “transition in height from mid-rise buildings to low
residential homes to reduce the shadow impacts on the residential
properties, as well as the perception of height”. The Intensification
Area Urban Design Guidelines were created in 2012 and therefore
do not represent the current City of Barrie Official Plan (2023) or
the City’s objectives for future planning considerations. Based
on this, the proposed development provides for a built form that
is considerate of the Official Plan’s objectives and surrounding
land uses. The subject lands, and lands fronting onto Bradford
Street are designated under the new Official Plan as ‘High Density’
while adjacent lands to the west are designated ‘Medium Density’,
demonstrating that the surrounding lands are expected to
provide for significant redevelopment in the future. The podium
structure provides for transition in height to the existing low-rise
residential buildings to the west, while maintaining a similar height
to expected future development of the same lands. The proposed
development implements building step-backs above the podium
level and maintains a 45-degree angular plane to lands designated
‘Neighbourhood Area’ located to the west. Additionally, a Shadow
Impact Study has been prepared by Kirkor Architects and submitted
in support of this application. The study demonstrates shadowing
impact on the neighbouring properties. Additional details on the
Shadow Study can be find in Section 6 of this Urban Design Report.
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4.3.3  Mixed-Use Main Street Guidelines

Section 5.2 sets out policies relating to the Mixed-Use Main Street
typology. The guidelines identify Bradford Street as an Intensification
Area within the Urban Growth Centre, stating these streets are
to transition into “downtown commercial streets with active,
pedestrian-supportive streetscapes”.

Section 5.2.5 provides a demonstration plan for Bradford Street
between John St and Victoria St, where the subject lands are located.
This demonstration plan recognizes and encourages intensification
and the use of at-grade commercial uses, as provided through the
proposed development. The demonstration plan for this area further
states that intensification should generally provide for a mid-rise
built form. As mentioned, the Intensification Area Urban Design
Guidelines were created in 2012 and are therefore not representative
of the current Official Plan which designates the lands as ‘High
Density’ and encourages a high-rise built form. Although providing
for an increased height, the proposed development considers all
other guidelines for the Mixed-Use Main Street typology by providing
for a compatible built form, as detailed above.

For the reasons stated above, the proposed development satisfies

the guidelines set forth in the Intensification Area Urban Design
Guidelines.

L4AN O0B7

4.4 Cty of Barrie New Urban Design
Guidelines

As stated above, the City of Barrie is in the process of drafting new
Urban Design Guidelines, however these guidelines have not yet been
presented to Council. As a result, the current Urban Design Manual
and Intensification Area Urban Design Guidelines were reviewed in
support of the subject application.

Although currently not in effect, the proposed development aligns
with the new Draft Urban Design Guidelines.
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BLOCK PLAN




A Block Plan was prepared by Innovative Planning Solutions for the
proposed development. This report demonstrates how the proposed
development contributes to the streetscape and is consistent with
both the planned and existing character of the neighbourhood. An
inventory, assessment, and understanding of the physical features of
the existing site context is included within this report.

The Block Plan demonstrates how the planned context (including
land use designations, zoning envelopments and other relevant
planned context from site specific/city-wide guidelines) could evolve.
The plan shows the development proposal in context and includes
potential future massings, site circulation, open spaces, and site/
block access; demonstrating how the proposed has consideration for
transition to adjacent sites, as well as any potential impacts to the
development feasibility of the site and its adjacencies.

The intent of the plan is to show how the proposed development
fits in with the existing land fabric, current and potential land
uses, potential sites for redevelopment, and identify various design
improvements that could occur.

The Block Plan is shown in Figure 21 and attached as Appendix 3.
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FUTURE MASSING

The subject lands are designated as ‘High Density’ and are within the
Urban Growth Centre intensification area, as per the City of Barrie
Official Plan. The lands adjacent to the west are designated ‘Medium
Density”. Developments consisting of high-rise developments are
encouraged to be located within the “High Density’ lands within
the Urban Growth Centre; these lands, and the adjacent ‘Medium
Density’ lands are expected to accommodate for a large amount of
growth in the future. Surrounding and adjacent lands are therefore
expected to develop at increased densities to what currently exist,
in order to support the City of Barrie’s Official Plan. The Block Plan
demonstrates potential future massing of the surrounding lands
and are considered appropriate for the area based on current land
use designations, policy directives, and angular plane provisions
measured from lands designated ‘Neighbourhood Area’. Figure 24
demonstrates an appropriate transition from the ‘Neighbourhood
Area’ designation to the increased densities expected along the
Bradford Street Intensification Corridor, demonstrating how the
proposed development fits within the potential future context. The
towers fit below the 45° angular plane, measured from the nearest
‘Neighbouhood Area’ designation.

BUILDING MASSING

The massing of the proposed built form of the subject lands provides
for an increased density while accommodating for appropriate
transitions between surrounding areas and land uses. The podium
level provides for a lower building height along the street,
contributing towards a comfortable public realm, while further
providing for transitions to the adjacent ‘Medium Density” lands
and expected developments. Additional transition is provided to
the nearby lands designated ‘Neighbourhood Area’ through the

provision of a 45° angular plane.

The towers provide for an increased density that is consistent with
recently approved developments of surrounding lands. The tower
separation distances have been implemented for the towers on site
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and the proposed towers provide for slim floor plates less than 800
mZ. Overall, the slim floorplates and tower separation distances
provide for sky views, preserve views towards the lake, and seek to
reduce the shadow impact on surrounding lands. The proposed built
form is appropriate for the site and does not limit the development
potential of adjacent sites.
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Figure 22. Block Plan - View Looking South West

L4AN O0B7

www.ipsconsultinginc.com

/
N

ne

nii

\

/
\

High Density

CIRCULATION

Vehicle access is consolidated to one entrance/exit along Bradford
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Figure 23. Block Plan - Neighbourhood Area Angular Plane
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SHADOW STUDY




A Shadow Study was completed by Kirkor Architects for the
proposed development. This study demonstrates the shadows cast
by the proposed development during several times throughout the
year, including April, June, September, and December. The Study
determines whether shadows generated will impact adjacent
properties, streets and public spaces, and to what extent.

The Shadow Study demonstrates that, with the exception of the
morning sun, the shadows fall on lands designated “high Density’
and ‘Medium Density” and onto Bradford Street. Minimal impact is
seen to lands designated * Neighbourhood Area’, which is reserved to
early morning throughout the year. ltis our opinion that the shadows
cast by the proposed development are limited and acceptable for the
surrounding uses.

The Shadow Study is shown in Figure 24 to 27.
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The proposed Zoning By-law Amendment seeks a change in zoning from
‘General Commercial (C4)" to ‘Central Area Commercial - 2 with Special
Provisions (C1-2)(SP-XX). This zone is intended to facilitate the future
development of a residential mixed-use development with commercial at-
grade, that provides for a total height of 45 storeys.

This Urban Design Report addresses the various guidelines and policies
developed to guide urban design within the City of Barrie, relative to the
proposed development. The City of Barrie Urban Design Guidelines have been
reviewed against the proposed development to demonstrate consistency
with the objectives of the City’s design directives.

Thesiteis considered appropriate for intensification and s in accordance with
the established locational criteria. A strong urban streetscape, pedestrian
supportive design, and high quality site design creates a development that
aligns with the vision of the Bradford Street Intensification Corridor.

The relevant guidelines and policies have been reviewed against the
proposed development concept to demonstrate that the proposed built
form is consistent with the intent and objectives of the City’s direction for
Urban Design.

It is our professional planning opinion that the Zoning By-law Amendment
application, and development in general, adequately satisfy the City’s urban
design guidelines and goals.

Respectfully submitted,
Innovative Planning Solutions

%X_% (N /‘m
Kyle Galvin, MCIP, RPP Kevin Bechard, BES, M.Sc., RPP

Senior Planner Senior Associate
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5500 NOTES "STORAGE GARAGE CONFORMANCE REQUIREMENTS" ON DWG A8-XX
- 2- ELEVATOR:
gy
5 ! SR U] A. ELEVATOR SHAFT DIMENSIONS PROVIDED BY THE ELEVATOR CONSULTANT.
® -~ - A COPY OF THIS REPORT CAN BE OBTAINED FROM THE OWNER. COORDINATE
SHAFT SIZE AND REQUIREMENTS WITH REVIEWED ELEVATOR SHOP DRAWINGS.
§ 6400 B. ELEVATOR PITS SHALL BE CO-ORDINATED WITH ELEVATOR SUPPLIER.
N
C. ELEVATOR SHAFT WALLS TO BE CONSTRUCTED TO ACHIEVE A MIN. FIRE
< | RESISTANCE RATING OF 90 MIN.
i _
5 = — D. AN APPROVED FIRE STOP MATERIAL IS TO BE USED TO SEAL INTERSECTION TOP
2 Ox— OF CONCRETE BLOCK AT FLOOR SLABS.
u 1m Side
Obstruction E. ELEVATOR PIT LADDERS TO BE GALVANIZED STEEL AND EXTEND 1200mm ABOVE
Clearance Marker SILL. LADDERS TO BE SUPPLIED & INSTALLED BY GENERAL CONTRACTOR.
; i _ i\ 3- REFER TO INTERIOR DESIGN DRAWINGS FOR VESTIBULES, ELEVATOR LOBBIES, INTERIOR
Barrier Free Parklng Space Type A FINISHES AND SPECIFICATIONS.
< 5500 4- ALL AIR SHAFTS SLABS SHOULD HAVE 2% SLOPE TOWARDS DRAIN.
E o All Drawings, Specifications, and Related Documents are the
o TR % 8 O — > ELEVATOR PIT SHOULD HAVE 2% SLOPE TOWARDS DRAIN. Copyright of the Architect. The Architect retains all rights to control
: VI_TOE.'PF;%% & ~ -~ 6- PROVIDE 20X20MM CHAMFER TO ALL CORNERS OF COLUMNS AND CONCRETE WALLS. ﬂ;ﬂiﬁgﬂg}ﬁe ‘?::r’gjﬂg;‘r’]r;?fhgzngﬁgl;;se“rﬁzcx‘:ﬁgﬁs
; permission from the Architect, is strictly prohibited. The Authorities
S 6400 & ALL SUMP PITS TO BE PRECAST WITH AIR TIGHT FRAME AND COVER. Having Jurisdiction are permitted to use, distribute, and reproduce
< these drawings for the intended issuance as noted and dated below,
“ 8- FOR SAW CUT PATTERN, REFER TO STRUCTURAL DRAWINGS. however the extended permission to the Authorities Having
Jurisdiction in no way debases or limits the Copyright of the
“ . - 9- FOR UNDER FLOOR DRAINAGE SEE MECHANICAL DRAWINGS. Architect, or control of use of these documents by the Architect.
. —
-~ 10- UNLESS OTHERWISE NOTED, ALL PARKING SPACES ARE 2.6M X 5.6M :
Q =~ DRIVEWAY ISLES 6.0M AND ALL BARRIER-FREE SPACES ARE 3.65M X 5.6M Do not scale the drawings.
o
£ 3 \ 11- PROVIDE INSULATED HEATED PLENUM TO UNDERSIDE OF GROUND FLOOR AS DENOTED BY B The Archigy 1 0 Be Used For Construction Unfll Signed
z 2 1m Side SHADED AREA. '
® Obstruction Date:
Clearance Marker 12- PROVIDE SEMI-RIGID NON-COMBUSTIBLE INSULATION TO U/S OF NON-RESIDENTIAL HEATED
AREAS AS DENOTED BY SHADED AREA.
H H ' '
Barrier Free Parking Space - Type 'B 13- PROVIDE TRAFFIC TOPPING ON LEVELS P1, P2, P3, AND P4 AS SPECIFIED. ADJUST
CONCRETE TO SATISFY TRAFFIC TOPPING SYSTEM - AT ALL DOORS FROM PARKING
5500 GARAGE TO COMMON AREAS (LOCKER ROOMS, LOBBIES AND VESTIBULES), PROVIDE
< ALUMINUM THRESHOLD TO ACCOMMODATE TRANSITION FROM TRAFFIC TOPPING TO
e o INTERIOR FINISH AT DOORS TO MECHANICAL ROOMS. FEATHER TRAFFIC TOPPING AS
S5
Z® REQUIRED.
w O — = 1
@ B 14- FOR EXHAUST AND INTAKE LOUVER SIZE AND LOCATION IN MECHANICAL, ELECTRICAL AND
LOCKER ROOMS REFER TO MECHANICAL AND ELECTRICAL DRAWINGS.
o
6400
g 15- FOR SHORING AND CAISSON WALL LOCATION AND DETAILS REFER TO DRAWINGS
PREPARED BY ISHERWOOD ASSOCIATES.
- 16-  PROVIDE PAINTED BLUE 600mm WIDE BAND, 900mm A F.F., AT ALL COLUMN LOCATIONS SEAL MUST BE SIGNED TO BE VALID
- = D WHICH HAVE A SECURITY PANIC ALARM STATION. REFER TO ELECTRICAL DRAWINGS FOR
o~ LOCATIONS. ARCHITECT AND ENGINEER TO APPROVE COLOUR
0]
WS 17- LOCKER ROOM NOTES:
2 g ) ALL LOCKER AISLES WIDTH TO BE 1100mm (TYP.). LOCKERS TO BE CONSTRUCTED WITH
W m Slde_ 6"x6" WIRE MESH PARTITIONS MINIMUM 2100mm HIGH. PROVIDE WIRE MESH DOOR AND
« Obstruction CEILING. ALL WIRE MESH CEILINGS TO BE 450mm BELOW SPRINKLER DEFLECTOR
Clearance Marker THROUGHOUT.
NOTES: REVIEW LOCKER ROOM LAYOUT PREPARED BY ARCHITECT AND INSTALLER TO PROVIDE
A. PROVIDE AN ADDITIONAL 300mm FOR PARKING SPACE WIDTH WHEN OBSTRUCTIONS OCCUR INSTALLION SHOP DRAWINGS FOR REVIEW BY OWNER AND ARCHITECT. A R C H IT E CTS A N D P I_A N N E R S
BETWEEN THE FRONT AND REAR 1000mm.
B. PROVIDE A 1500mm WALKWAY ON AT LEAST ONE SIDE OF AN ACCESSIBLE PARKING STALL. BICYCLE SPACE NOTES: — e
THIS WALKWAY MAY BE SHARED WITH ADJOINING ACCESSIBLE SPACE. ALL BICYCLE SPACES TO COMPLY WITH TORONTO BICYCLE BYLAW STANDARDS. 20 De Boers Drive Suite 400
HORIZONTAL RACKING 600w X 1800dp X 1900h. Toronto ON M3J OH1
VERTICAL RACKING 600w X 1200dp X 1900h. Revisi
evisions:
. . . BICYCLE LOCKER NOTES:
S Ite CO ntext Pla n 1 Typ|Ca| Pa rkl n g S pa Ce Lege n d 2 REFER TO TYPICAL BICYCLE LOCKER DETAIL ON A1 AND A2 SERIES DRAWINGS No.: Revision: Date:
dA1 01 dA1 01 18- AT ALL STAIR PRESSURIZATION SHAFT ENCLOSURES, NO SERVICES SHAL BE ALLOWED TO
NTS : NTS : PENETRATE, OR PASS THRU THIS ENCLOSURE.
19- GARAGE WALLS, COLUMNS, DOORS ECT. SHALL BE PAINTED IN ACCORDANCE WITH
TORONTO MUNICIPAL CODE PROPERTY STANDARDS.
126 Bradford St.,Barrie, ON. 20- PROVIDE ALL SIGNAGE, IDENTIFYING DEVICES AND HARDWARE AS REQUIRED BY TORONTO
:?"""- °§“;'::M”, - MUNICIPAL CODE PROPERTY STANDARDS 629-40, 629-41, 629-42 AND 629-43.
Project Statistics
November ﬁ. 2023 Project No, 23-072
1.0  [Legal Descr ] 312 Grand Total GFA (Residential + Parking + Retail) G e n e ra | Pa rki n g Leve | S N Ote S 3
PLAN OF SURVEY SHOWING TOPOGRAPHICAL INFORMATION OF Total Residantal GFA —~ Iu:g:; 5498..?.91:
ALL OF LOTS 1, 2, 2A, 3, 4, 5, 6, PRIVATE LANE AND Total Retail GFA 333.57 3,591
PART OF RESERVE (LYING ALONG WEST SIDE OF PRIVATE LANE AND LOT 6) Grand Total GFA 51,383.22 553,084 N T S d A1 0 1
REGISTERED PLAN 316 AND PART OF LOT 2, SECTION | MILITARY RESERVE .
CITY OF TORONTO 50  [Unit Count ]
2.0 Site Area ] g:?:ti:r:"ma " i :: of Levels Aﬂ‘cru‘abfaz ?BF; 2313 38!; No. of U:g;
Gm;:'\:zugmenl Area m;.r;;;; 0%9:;3? 3.9;%.::1 425.‘:';6 Tﬂl;r‘fl:l c::m o - 68 25% 1?; g 4?;
Total Gross Site Area 03920 0.9687 392014 42198 Percentage of Total Units 14.91% 51.75% 33.33% 0.00% 100.0% 6'-0" [1829]
3.0 @P"”d Gross Floor Area (GFA) I Ld:';:i?::: THRER® No of Levels 1BR 28R 3BR Mo of Units T ]1‘-6- [457]-|-1 = [45?]1-?-6" o~ sln
Levels 8 to 41 34 x 2 [ 4 a 408
Gross Floor Area (GFA) shal mean the fotal area of alf finors in a building, a na bukding, d frovm the oufside face of the exterior walls, but exclusive of any part of a bulding which s used for the sforage or parking of motor vehickes other than for the automotive purposes La'.ﬁt_s 42 1045 4% 8 4 0 48
defined in Secton 3.0 in this By-law, for storage, stairwels, o for mechanical or electnical equipment providing senvices for the entire bulding, In adaiion fo the exceplions, in calculating the gross floor area for “dwedling, apartment”, the part of the gross coridor areas wihich are in excess of the minimum eovridor Total Units Count 68 236 152 o 56
areas raquired under the provisions of the Ontano Bultling Code and the area occuped by a recreational amendy shall not be included, Percentage of Total Units 14.91% 51.75% 33.33% 0.00% 100.0%
3.1 Proposed Residential GFA - Two 41 Storey Towers TOTAL UNIT COUNT TOWER ASB
Building A 'LII‘I:&I:SN:“C , No of Levels AFFOROAB‘IZE MRP%ET]; No. of U;J\:.;
ni oun’
Fodium A — e = = Percentage of Total Units 0.0% 14.91% 85.09% 0.0% 100.0%
Level 1 1x 456.98 496.98 5,349
o e b LE B o o e |
Levels 7 1% 4549 4549 490 6.1 Proposed Parking Units Ratio Parking Spaces 84 B'-4"
Total Residential Podium A GFA 1,055.67 11,363 Residential Owners 776 5385 Junit 3630
Total Parking Proposed 364 -1'-6" [45TH
32 T A E= H
uﬁ:ﬂs 8 to 45 38 x 639.32 24,294.16 261,500 6.2 Parking Provided Bulding A Bulding A BF Buiding 8 Bulding B BE Parking Spaces = 6" [152]
Total Residential Tower A GFA 24,294.16 261,500 Tevei 1 ] 5 3 ]
raldn
Total Residential Building A GFA 25,349.83 272,863 t:ﬁi §; ; §§ ; ?; 4l-4)174" 49y
33 Building B t:ﬁg g: i gg i ;: 1 REZONING & OPA SUBMISSION NOV 28,2023
fioors sq.m. sq.m. sqft Level § 35 2 36 2 75 |
Podium B Total Parking Provided 165 9 178 12 364 |
t:g : T : : ;gg-;; ;gs :s; g-g;g Total Parking Ratio Provided 0.469 Il No.: lssued For: Date:
Level 2 o6 5x 7124 356.20 3,834 *Parking Rate is calculated using # of parking spaces | # of market units o e o
Levals 7 1x 4549 4549 490
Total Residential Podium B GFA 1,405.66 15,130 7.0 [Bicylcle Parking ] S P E C 6'-1" [1854}
= Tot‘:s 8 to 45 38 x 539.32 24,294.16 261,500 & %&nm i U;':; fos L?%?i‘_mm smﬁm e Sg;f;_; PRUDUC'I—': The Lock-up stackable bike rack - . i
Total ial Tower B GFA 24,204.16 261,500 Total Parking Required 821 91.20 912 Multiple stackable bike rack Smgle Stackable Bike Rack Section
Total Residential Building B GFA 25,699.82 276,631 B L B S il SECTIONS- 8' sections, 6' sections + Single sections
Total Residential Podium GFA 246133 26,494 7.2 Parking Provided term term term Short-ferm Parking Spaces CAPACITY- 8 bikes, 6 bikes, or 2 bikes
s T e o = T e b DATERIL 8 e
x al Residen’ ! LI s . .
Level 2 58 58 FINISHES- Hot Dipped Galvanized
36 Proposed Retail GFA Level 3 ba e SPACE USE/SETBACKS- 18" center to center
Building A LBW'; 88 sg
fioucs Eyn: s st s Client:
% X X avel 6 0 d
Lewd 73 1 15307 16307 Tan TM;I ::'rking Provided a0 [ 410 [0 [1H
Building B Parking Ratio Provided 0.90 0.10 0.90 0.10 1.00 C ROWN (BRAD FORD) D EVE LOP M E NTS
foors _sg.m. sq.m. sqfl.
Tow Tx 8050 780,50 1943 TYPICAL BICYCLE PARKING SPACE: INC.
Total Retail GFA 333.57 3,59
3.7 Proposed Indoor Amenity WALKWAY: MINIMUM 1800mm
Buiding A VERTICAL PARKING SPACE: 1200mm (L) x 600mm (W) 126 Bradford St, Barrie, ON L4N 3B3
floors. sqm. sqm. suft. HORIZONTAL PARKING SPACE: 1800mm (L) x 600mm (W) ; :
Proposed Residential Development
e A =52 A STACKED PARKING SPACE: 1930mm (L) x 460mm (W) P P
Building B
floors S0.m. s0.m. sq.0t
Leavel Fi _ 1x 75466 754 BB 8,123 Drawing Tltle
Total Indoor Amenity Building B 754.86 8,123
38 Total Indoor Amenity Building A&B 1,509.32 16,246 1 800 1 800 1 200 P roj e ct I n fo rm ati o nIS ite
39 Proposed Qutdoor Amenity
_ - . Context/Statistics
x ; ] ; (=3 _ = Tr o T —
ld 8 wis s 1540 686520 744 S - = — _HORIZONTAL S VERTICAL =
Total Outdoor Amenity Bullding A 7.571.03 81,494 — - - P — Scale:
i floors. 50.m, 54.m. sq.fl 1 : 50
Lo _3 45 3% 17540 600520 1744 1930 1800 1930 Drawn by:
Total OQutdoor Amenity Building B 7,239.49 77,925
3.10  Total Outdoor Amenity Bullding ASB 14,810.52 159,419 A' P .
Total Indoar Amenity 150932 16,246 o - == o T = - _ Checked by:
e . 8|~ = _ STACKED G| |STACKED _ — - = - R.P.
Amenity Ratio 17.89 - = — _ — Project No.:
23-072
Date:
NOV 28,2023
S /\ S /\ Drawing No.:
NTS  \gAT0Y NTS  \dA1.0 dA1 -01

Plot Date: 2024—03—11 4:26:47 PMFile Path: C:\Revit\2023\23072P10_126 Bradford St_RVT2023_apetitX4CMC.rvt
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PLAN OF SURVEY
SHOWING TOPOGRAPHICAL INFORMATION OF

LOTS 7, 8, 9, 10 AND

PART OF LOT 6

WEST SIDE OF BRADFORD STREET
REGISTERED PLAN 22

CITY OF BARRIE

COUNTY OF SIMCOE
SCALE  1:200
5

5 10 15 20m
7‘ KRCMAR SURVEYORS LTD. 2023

METRIC: DISTANCES AND COORDINATES SHOWN HEREON ARE IN METRES
AND CAN BE CONVERTED TO FEET BY DIVIDING BY 0.3048

BEARING

BEARINGS SHOWN HEREON ARE GRID DERIVED FROM HORIZONTAL CONTROL
MONUMENTS No. 03120080022 AND No. 03120080023 AND ARE REFERRED TO THE
6' UTM COORDINATE SYSTEM, ZONE 17, CENTRAL MERIDIAN 81700 WEST
LONGITUDE. (NAD 83 (CSRS)(2010)).

DISTANCES SHOWN HEREON ARE GROUND DISTANCES AND CAN BE
CONVERTED TO GRID DISTANCES BY MULTIPLYING BY A COMBINED SCALE
FACTOR OF 0.9997145,

INTEGRATION DATA

6° UTM ZONE 17 COORDINATES
NAD 83 (CSRS)(2010) (CENTRAL MERIDIAN 81°00° WEST LONGITUDE)
THE UTM COORDINATES LISTED BELOW ARE TO URBAN ACCURACY AND COMPLY WITH
SUBSECTION 14(2) OF ONTARIO REGULATION 216/10 FILED UNDER THE SURVEYORS ACT.

SPECIFIED CONTROL POINTS

MONUMENT ID. NORTHING EASTING
HCM 03120080022 4 915 161.212 603 B25.576
HCM 03120080023 4 914 586.622 603 B62.537

REFERENCE POINTS
POINT NORTHING EASTING
1 4 915 018.09 604 050.32
2 4 914 928.41 604 055.08

COORDINATE VALUES SHOWN ARE FOR GEOGRAPHIC INFORMATION SYSTEM INTEGRATION ONLY.
COORDINATES CANNOT, IN THEMSELVES, BE USED TO
RE—ESTABLISH CORNERS OR BOUNDARIES SHOWN ON THIS PLAN.

ELEVATION

ELEVATIONS SHOWN HEREON ARE GEODETIC AND ARE RELATED TO
HORIZONTAL CONTROL MONUMENT No. 03120080022 HAVING AN ELEVATION
OF 222.437 METRES. (VERTICAL DATUM: CGVD28:78

LEGEND

L DENOTES SURVEY MONUMENT FOUND

o DENOTES SURVEY MONUMENT PLANTED

& HCM DENOTES HORIZONTAL CONTROL MONUMENT
SiB DENOTES STANDARD IRON BAR

SsiB DENOTES SHORT STANDARD IRON BAR

B DENOTES IRON BAR

CcP DENOTES CONCRETE PIN

(M DENOTES MEASURED

(S DENOTES SET

EOU) DENOTES ORIGIN UNKNOWN
WIT) DENOTES WITNESS
(RP) DENQOTES REGISTERED PLAN 22
P1) DENOTES PLAN 51R-36314
PZg DENOTES PLAN 51R—40544
P3 DENOTES PLAN OF SURVEY BY RUDY MAK SURVEYING LTD, O.L.S.
DATED MARCH 8, 2001.
(P4) DENCTES BUILDING LOCATION SURVEY BY W. DOUGLAS SMITH LTD., O.L.S.
DATED DECEMBER 3, 1985.
P5) DENOTES PLAN S1R—40721
D) DENOTES INSTRUMENT ROB24904
738) DENOTES R.C. KIRKPATRICK, O.L.S.
513?'0; DENOTES KRCMAR SURVEYORS LTD. O.L.S.
1546 DENOTES R. MAK, O.L.S.
(1255) DENOTES RODNEY C. RAIKES SURVEYING LTD., O.L.S.
BF DENOTES BOARD FENCE
CLF DENQTES CHAIN LINK FENCE
(Te) DENOTES TOP OF CURB
EBcg DENOCTES BOTTOM OF CURB
Tw DENOTES TOP OF WALL

R DENOTES EXISTING GRADE ELEVATION
® DENOTES BELL POLE

g DENOTES CATCH BASIN

D) DENOTES DOWN GUY ANCHOR

o DENOTES HYDRO POLE
1P DENOTES LAMP POST (PRIVATE)

3( DENOTES MANHOLE
O DENOTES MONITORING WELL
MW

psN DENOTES SIGN

o DENOTES WATER VALVE

—x— DENOTES FENCE

—om— DENOTES HYDRO SERVICE (OVERHEAD)
—o/m— DENOTES BELL SERVICE (OVERHEAD)
CRW  DENOTES CONCRETE RETAINING WALL
CSW  DENOTES CONCRETE SIDEWALK

CPAD  DENOTES CONCRETE PAD

BR DENOTES BRICK

CBL DENOTES CONCRETE BLOCK

CALC  DENOTES CALCULATED

SURVEY REPORT

1. THE RE—ESTABLISHMENT OF THE SUBJECT PROPERTY BOUNDARIES IS
BASED ON INFORMATION CONTAINED IN THE RELEVANT TITLE DOCUMENTS,
REGISTERED PLANS AND ON THE EVIDENCE OF PRIOR SURVEYS FOUND
DURING THE COURSE OF PREPARING THE SUBJECT SURVEY.

2. THE TYPE AND LOCATION OF THE EXISTING BUILDINGS AND OTHER
IMPROVEMENTS, FENCES ETC., ON OR NEAR THE SUBJECT PROPERTY ARE
AS SHOWN ON THE SURVEY PLAN.

3. COMPLIANCE WITH MUNICIPAL ZONING REQUIREMENTS IS NOT CERTIFIED BY
THIS REPORT.

4. LAND COMPRISES ALL OF PIN 58796-0111(LT) AND PIN 58796-0112LT).

5. SUBJECT TO EASEMENT OVER PARTS 1 AND 2, PLAN 51R-40544 AS IN
INST. SC1353075.

6. TOGETHER WITH EASEMENT OVER PARTS 3, 4, 5 AND 6, PLAN 51R—40544
AND PARTS 1, 2 AND 3, PLAN 51R—-40721 AS IN INST. SC1353074.

7. TOGETHER WITH EASEMENT OVER PART 4, PLAN 51R—-40544 AND PART 1,
PLAN 51R—40721 AS IN INST. RO513939 AND ROB24904.

TOTAL SITE AREA = 4552.6m*

SURVEYOR’S CERTIFICATE

| CERTIFY THAT:

1. THIS SURVEY AND PLAN ARE CORRECT AND IN ACCORDANCE WITH
THE SURVEYS ACT, THE SURVEYORS ACT AND THE REGULATIONS MADE
UNDER THEM.

2. THE SURVEY WAS COMPLETED ON THE 17th DAY OF APRIL, 2023

N R £ 2020 _,%
S.N. RAMSAMOOJ

ONTARIO LAND SURVEYOR

THIS PLAN OF SURVEY RELATES TO AOLS PLAN
SUBMISSION FORM NUMBER V-47496
r@ COPYRIGHT 2023 KRCMAR SURVEYORS LTD.
This document has been issued in confidence.

Unauthorized reproduction, distribution, alteration
or use, in whole or in part, is strietly prohibited.

MUNICIPAL ADDRESS: Nos. 126, 136 AND 140 BRADFORD STREET, BARRIE

CETITEIT N ITE I NI TIRITRITAAN IR IT

FIELD: AA. | DRAWN: s.D.

\

DWG NAME: 23-0418T01 :PLDTINFO:
1137 Centre Street Thomhill ON L4J3M6 922
PLANAVAILABLE AT www.ProtectYourBoundaries.ca

KRCMAR
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