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April 8th, 2022         JDE Project 19144 
               
Rockap Holdings Inc. 
1947 Pagehurst Crt 
Mississauga, ON, L4X 1Y8 
 
RE: Parking Study Addendum 

136 Bayfield Street, City of Barrie 
 
This addendum letter was prepared by JD Northcote Engineering Inc. [JD Engineering] for the account of 
Rockap Holdings Inc. [Client]. 
 
PARKING STUDY 
 
1.0 BACKGROUND 

The subject site is located at the northwest corner of the intersection of Bayfield Street / Sophia 
Street West. The existing site includes a four-storey office building and a separate two-storey office 
building. 
 
The proposed redevelopment includes the construction of the following: 

• 282 condominium units: 
o 4 bachelor; 
o 112 one-bedroom;  
o 102 one-bedroom + den; 
o 34 two-bedroom; 
o 11 two-bedroom + den; 
o 19 three-bedroom; 

• 8 townhouse units; 

• 10 dedicated live/work units; and 

• 477m2 (5,134ft2) GFA ground floor commercial space. 
 

The proposed development will include 258 parking spaces. 
 

This Parking Study has been prepared as addendum to the 136 Bayfield Street Traffic Impact Study 
(dated May 1st, 2020) and the Parking Study and Vehicle Swept Path Analysis (dated June 10th, 
2021).  
 

2.0 STUDY OBJECTIVE 
The purpose of this review is to estimate the parking supply required to adequately service the 
updated unit count for the proposed development (attached in the Appendix).  
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2.1 STUDY AREA PARKING INFRASTRUCTURE 
On-street parking is generally prohibited along all streets within the study area.  On-street 
parking, where available, is subject to the City’s Overnight Parking By-law (2007-209) which 
limits on-street parking to 3 hours all year long and prohibits on-street parking between 00:01 to 
07:00, from December 1st each year until March 31st in the following year. 
 
There are a number of private commercial and residential surface parking lots located within the 
study area.   

 
Figure 1 illustrates the location of the above-noted existing parking in the study area. 

 
Figure 1 – Proposed Site Location and Study Area Parking Infrastructure 
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2.2 CITY OF BARRIE BY-LAW 
The City’s Zoning By-law 2009-141 [Zoning By-law] provides parking requirements for a variety 
of building types and land uses. The proposed development is currently zoned for C2-1 
‘Transition Centre-1’, in the Zoning By-law.  Table 1 illustrates the parking requirement for the 
proposed development uses, according to the Zoning By-law. 
 

Table 1 – City Zoning By-Law Requirement 

Category Requirements 
Units /  

GFA (m2) 
Parking Required 

(spaces) 

Resident  1.5 spaces per unit 300 units 450 

Commercial 1 space per 24m2 GFA 477 m2 20 

Total 470 

Accessible 1 space plus 3% of required parking 14 

Bike Parking - 300 units - 

 
The Zoning By-law requirement for the Central Area Commercial Zone, which applies to lots on 
the south side of Worsley Street (approximately 90 metres south of the subject site), includes 
reduced parking requirements.  If the subject site was included in the Central Area Commercial 
Zone, the parking requirement would be as illustrated in Table 2. 
 

Table 2 – City Zoning By-Law Requirement (Urban Growth Centre) 

Category Requirements 
Units /  

GFA (m2) 
Parking Required 

(spaces) 

Resident  1.0 spaces per unit 300 units 300 

Commercial 0 spaces 477 m2 0 

Total 300 

 
2.3 OTHER SIMILAR MUNICIPALITIES  
A review of parking standards required by other similar municipalities for apartment land uses 
was undertaken. A summary is provided in Table 3. 
 

Table 3 – Similar Municipalities Parking Requirements 

Municipality By-Law Section 

Parking Requirement 

Resident Visitor Total 

City of Cambridge ZBL 150-85 2.2.1 1.0 01 to 0.25 1.0 to 1.25 

City of Kitchener 
ZBL 2019-051 

(Urban Growth Centre) 
Table 5-3 1.0 0 1.0 

Town of Newmarket 
ZBL 2019-06 

(Urban Centre) 
5.3.1.1 0.7 to 1.2 0.15 0.85 to 1.40 

City of North Bay 
ZBL 2015-30 

(Commercial Core) 
4.14.1 0.5 - 0.5 

City of Orillia 
ZBL 2014-44 

(Downtown Zone) 
6.2.2.1 0.75 - 0.75 

1Vistor parking is not required in Special Policy Areas 
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As shown, the parking requirements for an apartment land use range from 0.75 to 1.2 spaces 
per unit for resident parking and 0 to 0.25 spaces per unit for visitor parking. 
 
Additional consideration has been given to the City of Vaughan parking review entitled Review 
of Parking Standard Contained within the City of Vaughan’s Comprehensive Zoning By-law Final 
Report (IBI Group, March 2010). The report provides a comprehensive review of the City’s 
existing parking requirements to provide a broader understanding of the role of parking 
standards in order to promote more sustainable forms of development. The report provides 
parking supply recommendations for various unit types based on a per-bedroom rate. The 
review further considered the characteristics of the development area, providing rates based on 
urban categories. 
 
Table 4 summarizes the recommendations for multi-unit residential dwellings provided in the 
review. 
 

Table 4 – City of Vaughan Parking Standard Review (Exhibit 4-2) 

Description 

Parking Requirement 

Base 
High-Order  

Transit Hubs 
Local Centres 

Primary Intensification 
Corridors 

Min Min  Max Min  Max Min  Max 

Bachelor / 1-Bed 0.9 0.7 1 0.8 1 0.85 1.2 

2-Bed 1.1 0.9 1.3 1 1.3 0.95 1.4 

3+ Bed 1.2 1.0 1.5 1.1 1.5 1.15 1.7 

Visitors 0.2 0.15 0.15 0.2 0.15 0.2 0.2 

 
As indicated, the minimum resident park rates range from 0.7 spaces per unit for a bachelor/1-
bed unit in a high-order transport hub to 1.15 spaces per unit for the base 3+ bedroom unit in a 
primary intensification corridor.  
 
When including visitor parking, the total parking requirement is 0.85 spaces per unit for a 
bachelor/1-bed unit in a high-order transport hub to 1.35 spaces per unit for the base 3+ 
bedroom unit in a primary intensification corridor. 

 
2.4 ITE PARKING RATES 
Parking data provided in the Institute of Transportation Engineers [ITE] Parking Generation 
Manual (5th Edition) [ITE Parking Generation Manual] has been reviewed and summarized in 
Table 5. The following ITE land use were reviewed: 

 

• ITE land use 222 (Multifamily Housing (High-Rise)) – Centre City Core Setting. 
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Table 5 – ITE Parking Generation  

ITE Land Use 
Average 

Parking Supply 
Average Parking 

Demand  
Peak Parking 

Demand Range 
Parking Demand 

Formula 
Units 

Estimated Parking 
Demand 

Multifamily 
Housing (High-Rise) 
ITE Land Use: 222 

0.7 spaces / unit 0.46 0.25 to 0.67 Ln(P) = 0.94Ln(X) – 0.47 300 211 

 
As shown, the ITE parking data indicates an average parking demand of 0.46 spaces per unit 
with a peak parking demand range between 0.25 to 0.67.  Based on the ITE parking demand 
formula, the estimated resident parking demand for the the proposed development is of 211 
spaces. 

 
2.5 PARKING PROXY SURVEYS 
In order to establish the expected parking demand for the proposed development, parking surveys 
were conducted at four proxy sites within the City of Barrie on Saturday May 15th and Tuesday May 
18th, 2021 from 23:00 to 04:00.  The sites were identified through correspondence with City staff, 
chosen to reflect similar building and transportation characteristics as the proposed development.  
 
The timing of the surveys was chosen to capture the highest parking demand for the residential 
units (i.e. overnight).  Weekday counts were conducted 3 times over the 5-hour period. Weekend 
counts were conducted once, in recognition of the minimal fluctuations exhibited during the 
weekday counts. A summary of the parking survey data is provided in Table 6.  Full parking survey 
data is provided in the Appendix.   
 

Table 6 – Parking Proxy Surveys  

Property 
Weekday Count Weekend Count 

23:00 – 00:20 00:30 – 01:35 01:45 – 02:50 23:00 – 04:00 

37 Johnson St 
Units: 192 

Parking Supply: 288 

Parking Demand 155 155 157 165 

Parking Demand 
Per Unit 

0.81 0.81 0.82 0.86 

15 Maple 
Units: 159 

Parking Supply: 245 

Parking Demand 156 159 159 142 

Parking Demand 
Per Unit 

0.98 1.0 1.0 0.89 

101 Kozlov St 
Units: 129 

Parking Supply: 202 

Parking Demand 81 82 79 85 

Parking Demand 
Per Unit 

0.63 0.64 0.61 0.66 

262 Rose St 
Units: 84 

Parking Supply: 105 

Parking Demand 77 79 79 77 

Parking Demand 
Per Unit 

0.92 0.94 0.94 0.92 

 
As shown, the peak parking demand for the proxy sites ranges from 0.61 to 1.0 spaces per unit. 
 
Additional proxy sites were reviewed, including some existing condominium buildings near 
Lakeshore Boulevard; however, those buildings were constructed with a different vision for parking 
and resident clientele.  The historic and current sale of those units and the associated parking is 
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managed in order to maximize value for what was constructed.  Consequently, parking demand at 
these locations do not provide an accurate representation of the residential clientele targeted for 
the subject site. 
 

2.6 PROXY SURVEYS FROM OTHER STUDIES 
Further consideration has been given to parking data collected as part of parking studies completed 
for similar developments in the City. A summary of the additional parking survey data is provided in 
Table 7. 

Table 7 – Parking Proxy Surveys (Other Studies) 

Property 
Weekday Count Weekend Count 

Count 1 Count 2 Count 3 Count 1 Count 2 Count 3 

135/139 Wellington Place1  
Units: 85 

Parking Supply: 76 

Parking Demand 65 59 57 77 59 59 

Parking Demand 
Per Unit 

0.76 0.69 0.67 0.67 0.69 0.69 

35 Blake Street1  
Units: 52 

Parking Supply: 55 

Parking Demand 44 44 44 45 47 47 

Parking Demand 
Per Unit 

0.85 0.85 0.85 0.87 0.90 0.90 

1As provided in the Bayside Street Apartments Parking Study (Tatham Engineering Limited, January 12, 2021)  

 
As shown, the peak parking demand for the proxy sites range from 0.67 to 0.90 spaces per unit. 
 
It is noted that Bayside Street Apartment Parking Study provided justification for a parking supply of 
0.82 spaces per unit.  
 

3.0 PARKING ANALYSIS 
 

3.1 LOCAL AREA 
The subject site is well-suited for a car-free lifestyle.  The subject site is located within typical 
walking distance (500m) of existing commercial and employment land uses and is well serviced by 
public transit.   
 
In review of the City’s Parking Strategy Update (IBI Group, March 19, 2020), the Maple Avenue / 
Ross Street Lots (two zones closest to the subject site) are projected to operate below capacity at 
81% and 82% through the 2041 horizon year. The off-street parking available on Worsley Street (at 
Bayfield Street) is projected to operate between 88% and 92% through the 2041 horizon year. The 
off-street parking available on Bayfield Street (at Collier Street) is projected to operate at 9% to 36% 
through the 2041 horizon year.  
 
The above parking capacities indicate that the residential visitors and commercial staff / clients of 
the proposed development will have access to municipal pay-and-display parking (both on-street 
and within larger lots) within the vicinity of the subject site, if additional parking is required. 
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3.2 TRANSPORTATION DEMAND MANAGEMENT 
The resident parking spaces for the subject site will be sold separately from the units, which will 
provide a disincentive to private vehicle ownership and a basic level of Transportation Demand 
Management.  
 
Perspective residents will be made aware that additional residential parking is not available at this 
site. The majority of the proposed development is not intended to service residents that require or 
are expected to require multiple parking spaces per unit.   
 
In order to facilitate the reduced dependence on private vehicle travel, the following additional 
measures are recommended: 
 

• Unbundled parking stalls from unit rentals (as noted above); 

• Bicycle parking supply (61 resident parking spaces and 16 visitor parking spaces); 

• Pre-loaded transit passes are to be included with the sale of each unit (six-month pass, or 
equivalent value, per unit); 

• Dedicate a car share space (subject to obtaining agreement with car share company); 

• Distribution of information packages to new residents, including transit and cycling maps; 
and 

• Provision of an information display board in the lobby of the building to share updated 
transportation information.  The information board shall display travel information such as 
bicycle maps, local transit map/schedule, Smart Commute and other relevant information.  

 
In summary, the majority of the units in this development are intended to service individuals or 
families that have one or fewer vehicles and businesses that have a limited parking demand.   
 
3.3 SHARED PARKING 
When communicated and monitored correctly, shared parking is way to increase land-use 
efficiency. Residential visitor parking generally peaks on weekday evenings and weekend 
afternoons / evenings and is relatively low between 09:00 and 17:00 on weekdays.  Conversely, 
there are many commercial businesses that have their highest parking demand between 09:00 and 
17:00 on weekdays and relatively low parking demand on weekday evenings and on weekends. 
 
The commercial and live / work component of this building will appeal to businesses with limited 
parking demand or businesses with the majority of their client interactions occurring between 
09:00 and 17:00, when residential visitor parking demand within the subject site is low.   

 
3.4 SUMMARY 
A summary of the parking review and analysis is provided below: 
 

• The City’s Zoning By-law requires a provision of 482 parking spaces (or 300 spaces in 
considering the Central Area Commercial Zone and no dedicated commercial parking). 

• Parking requirements for similar municipalities range from 0.75 to 1.2 spaces per unit for 
resident parking and 0 to 0.25 spaces per unit for visitor parking. 
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• The City of Vaughan’s Parking Standards Review provides recommendations for multi-unit 
residential dwellings based on a per-bedroom rate with consideration for local area 
characteristics. The minimum resident parking requirement ranges from 0.7 spaces per unit 
for a bachelor/1-bed unit in a high-order transport hub to 1.15 spaces per unit for a 3+ 
bedroom unit in a primary intensification corridor. 

• ITE parking data indicates an average parking demand of 0.46 spaces per unit with a peak 
parking demand range between 0.25 to 0.67.  Based on the provided ITE formula, the 
estimated residential parking demand for the proposed development is 211 spaces. 

• Parking surveys were conducted at four proxy sites within the City of Barrie on Saturday 
May 15th and Tuesday May 18th, 2021 from 23:00 to 04:00.  Peak parking demands range 
from 0.61 to 1.0 spaces per unit. 

• The Bayside Street Apartment Parking Study provided justification for a parking supply of 
0.82 spaces per unit. Parking surveys contained within the study range from 0.67 to 0.90 
spaces per unit. 

• The local area is considered well-suited for a car-free lifestyle.  The parking capacities 
projected in the City’s Parking Strategy Update indicate that the proposed development 
will have access to municipal pay-and-display parking (both on-street and within larger lots) 
within the vicinity of the subject site. 

• The proposed transportation demand management measures will facilitate the reduced 
dependence on private vehicle travel. 

• Shared residential visitor parking and commercial parking will allow for increased land-use 
efficiency and provide higher parking supply for each use. 

 
4.0 RECOMMENDATIONS 

The recommended parking supply for the subject site is illustrated in Table 8. 
 

Table 8 – Recommended Parking Summary 

Category Requirements 
Units /  

GFA (m2) 

Recommended 
Parking Supply 

(spaces) 

Provided Parking 
Supply  

(spaces) 

Residential 0.8 spaces per unit 300 units 240 247 

Commercial 1.0 space per 47.5m2 GFA 477 m2 11 11 

Total 251 258 

Accessible 1 space plus 3% of required parking 9 9 

Resident Bike Parking 0.20 spaces per unit 300 units 60 61 

Visitor Bike Parking  - 300 units / 477 m2 - 16 

 
In order to provide the above noted parking supply, the proposed development will allocate 
parking as per Table 9. Commercial and residential visitor parking will be shared to increase 
efficiency through during peak periods. 
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Table 9 – Recommended Parking Allocation 

Unit Type 
Units /  

GFA (m2) 

Recommended  
Parking Rate 

Provided Parking 
Supply (spaces) 

Live / Work 10 units 1 space / unit 10  

Townhouse 8 units 1 space / unit 8  

Condominium  
Units 

Bachelor 4 units 0.25 space / unit 1 

One-bedroom1 112 units 0.25 space / unit 28 

One-bedroom + den 102 units 1 space / unit 102 

Two-bedroom 34 units 1 space / unit 34 

Two-bedroom + den 11 units 1 space / unit 11 

Three-bedroom 19 units 2 space / unit 38  

Sub-Total 282 units  214 

Commercial (shared) 477 m2 1.0 space per 47.5m2 GFA 11 

 Residential Visitor (shared) -  15 

Total  258 
187 of the 116 bachelor and one-bedroom units (75%) will have no parking allocation. The remaining 29 units will include 1 
space per unit.  

 
CONCLUSIONS 
 
Based on this Parking Study and Vehicle Swept Path Analysis the following conclusions have been reached: 

 
1) A total of 258 parking spaces will provide the necessary capacity to accommodate the 

anticipated parking of demand for the proposed 136 Bayfield Street development; 
2) The recommended parking allocation is provided in Table 9; and 
 

We trust that you find this letter satisfies your requirements.   
 
Yours truly, 
JD Northcote Engineering Inc. 
 
 
 
John Northcote, P.Eng. 
President 
 
 
Any use which a third party makes of this report, or any reliance on or decisions to be made based on it, 
are the responsibility of such third parties.  JD Northcote Engineering Inc. accept no responsibility for 
damages, if any, suffered by any third party as a result of decisions made or actions based on this 
project.  
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