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EXECUTIVE SUMMARY

This Heritage Impact Assessment (HIA) is intended to assess the impact of
a proposed development directly to the north of The Armoury building at 36
Mulcaster Street. It has been prepared in accordance with the City of Barrie's
Guide to preparing a Heritage Impact Assessment and Cultural Heritage
Conservation Plan, dated 07/11/2016. (Appendix 1)

The proposed development is a 59 metre tower with 3 levels of underground
parking. The main tower is set back from Collier and Mulcaster Street with a
1-2 storey podium at the northwest corner fronting Collier Street. The total
gross floor area is 14,404 sq.m. on a site with an area of 1,084.8 sq.m.

The development is partially located on the property currently occupied by
the Mulcaster Armoury. The Armoury is a designated heritage property under
Part IV of the Ontario Heritage Act. The proposed development is proposing
to relocate the Armoury to the northeast corner of the property at the main
entrance to the development, with the Armoury fronting Collier Street.
The Armoury will be on the historic Fire Hall site and anchoring the historic
market square corner, while strengthening its relationship to the City Hall and
MacLaren Art Centre (former Carnegie Library).

Based on our assessment, the proposed development represents a suitable
integration of a heritage property into a development project. It responds to
the City's plans and policies for intensification of the downtown, while still
conserving the heritage resource.
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1 - INTRODUCTION

1.1 Property Description

1.3 Location Plan

The property fronts on to Mulcaster Street adjacent to an active parking lot. The
parking lot is the location of the proposed development. The property contains
a 1.5 storey red brick building known as the Armoury.

1.2 Present Owner & Contact Information

Armoury Building Development Property
City of Barrie EDEV Inc.

City Hall 120 Adelaide Street West
70 Collier Street Suite 803, PO. Box 27
Box 400 Toronto, ON

Barrie, ON L4M 4T5 M5H 1T1
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4 Figure 1.1 - Close up of 36 Mulcaster Site,
Google Maps, 2016
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2.1 Evolution of the Property

No maps/plans were located for the context of the block prior to the construction
of the Mulcaster Armoury. The earliest map located was from 1888 (revised in
1900). The Armoury was completedin late 1888 or 1889 so it would likely not have
appeared on the original 1888 Goads Fire Insurance plan. An overlay was added
sometime before or during the 1900 revision. The plan describes the building
as a 1-1/2 storey brick building of Armoury and Gymnasium use. It indicates
windows along the rear at the upper level, front parapet walls, wood cornices on
the north, south and west and a wood shingle roof, which is a good description
of the building today. In addition to the Armoury, the property included a variety
of woodsheds to the north and east.

ey

4  Figure 2.1 - Plan 1888 (Rev. 1900)

5 Giaimo & RHA
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BACKGROUND RESEARCH

The 1907 insurance plan annotates the armoury as solely an armoury and the
roof is indicated as metal. New sheds have been constructed in place of the
sheds illustrated in the 1888 (1900 revision) plan.

The evolution of the site consisted of changes in use and the demolition and

4 Figure 2.2 - Plan 1907 (Rev. 1917)

construction of various sheds to the north and west of the Armoury. In 1923,
when the armoury was used for the Board of Works, a 1-storey concrete auto
and drive shed was constructed in a L-plan, along the south and west property
lines, with the south leg connecting to the armoury.
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4 Figure 2.3 - Plan 1923

By 1971 all auxiliary sheds were removed from the property and the armoury
was indicated as a market building. The plan indicates that the centre roof is a
non-combustible material covering a wood frame (likely the metal roof previously
noted on the 1907 plan) and the north and south wing roofs are patent or tar and
gravel on wood.

The armoury and fire hall/police court buildings remain on site up to 1971.

6 Giaimo & RHA
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4 Figure 2.4 - Plan 1971

The Fire hall was demolished in 1978-79, and the site has sat vacant since.
Currently, the site of the Former Fire Hall is a parking lot with perimeter
landscaping and the Fire Fighters' Memorial on the northeast corner.

The context of the block to the south of the Armoury has remained similar from
1888 to present. This is demonstrated in the maps dating from 1888 (rev. 1900)
to 1971 and the street scape photographs recently taken.
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4 Figure 2.4 - Barrie Post Card, 1910

2.2 History of the Property

The 35th Battalion Simcoe Foresters originated in 1866 during the Fenian raids.
The Military General Order amalgamated the No 1. Company and six independent
militia rifle and infantry companies to form the 35th Battalion Infantry. It was
renamed the 35th Battalion Simcoe Foresters a year later.

During the period of the Volunteers it was acknowledged that drill sheds were
required to support the Volunteers of Simcoe. They would require a Battalion
headquarters and eight company sheds. The government made up about one-
half the cost.

By June 1867 construction of the battalion and drill sheds were underway in
various parts of the county and consisted of:

J A Battalion in Barrie
. Two company sheds in Collingwood
o One in Cookstown, Orillia, Oro, Bowmore, (Duntroon), Bradford, Bond

7 Giaimo & RHA
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head and Rosemount.

Lieutenant-Colonel Dennis of the federal Ministry of Militia visited Barrie
to decide on the site for a county battalion drill shed. Initially, he selected St.
Vincent's Square but instead a wood drill shed was erected in 1868 in Queen's
Park. It was said to be one of the finest in the Province.

The original drill shed burned down in 1886 and a new building was constructed
on the Mulcaster site in 1888-1889.

The Mulcaster building cost $1500: $500 was a contribution from the Town of
Barrie, with the remainder $1000 contributed by the dominion government.

The Armoury was erected to serve as a drill hall, company armoury, orderly room,
quartermaster’s stores, and band room.

In September 1888 the following article was published in the Advance.

“The Armoury on Mulcaster street is now far enough advanced to
develop its architectural peculiarities. Considering that it is the joint
production of the Militia department, the County Council and the town
of fathers, it is a remarkable structure. It is a small cramped up affair for
a battalion building, and if the whole battalion should ever want to get
inside of it at once it will strongly remind the men of the historic black
hole of Calcutta, so far as size is concerned. The thing has the look of
an unwise cheeseparing economy.”

4 Figure 2.5
36 Mulcaster, Cir. 2003, Beautiful Barrie, 2005
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Inthe early 1900s, the Mulcaster Armoury was used as the 35th Regiment band'’s
rehearsal hall.

Leading up to WW1, the Armoury became inadequate for the army's use and so
construction began on a new Queen'’s Park Armoury, which is still standing today.
In 1914, the Mulcaster Armoury became an auxiliary drill hall to the Queen'’s Park
Armoury.

After the war, the Town of Barrie took possession of the building to house the
Board of Works, which lead to extensive renovations being completed in 1947,
converting half of the building into a farmers’ market.

Later, when the Board of Works moved out, the building underwent another
renovation. In an Examiner article discussing the move of the Board of Works
and the full use of the building for the farmers’ market it was noted, “..the re-
plastered and re-painted interior, with its modern counters and fine insulation
little resembles the old drill hall of the 35th.”

8 Giaimo & RHA
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HERITAGE STATUS

3 -

The Armoury is designated under Part IV of the Ontario Heritage Act, By-law
No. 95-157. It is recognized for its historical background and architectural
significance. The designation description can be found in Appendix 2.

a Figure 3.1 ‘-"_ﬁeritage Plaques, 2016 "
*  Chimneys and windows
* Red brick south fagade

*  Centre door opening on east

e Parapet walls of east facade

Although noted as exhibiting
a Classical Revival styling it is
a standard-issue design. The
program requirements for group
assembly and storage of arms
dictated the design. The purpose of
the designation was to protect the
existing original heritage attributes
and allow for the reconstruction
of the original exterior and interior
appearance.

The following existing heritage
attributes were noted in the
designation:

e Formand massing

Wood soffit mouldings

Roof cladding (wood shingle)

* Interior finishes: tongue and groove board floors, painted tongue and
groove ceiling, masonry walls defining the division of space and

function, stove chimneys

9 Giaimo & RHA

4  Figure 3.3 - Current Image of 36 Mulcaster, 2016
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4.1 Building Condition

Giaimo and Robyn Huether Architect conducted an assessment of the condition
of the subject property on September 1, 2016, which makes up part of this HIA.
The review was a non-destructive visual review from grade and ladder access to
all accessible spaces of the building. Exterior review was conducted from grade
only. Interior reviews included the crawlspace and three (3) attics.

In general, the building was found in sound condition and well maintained. Over
the years, restoration and upgrade projects have been completed.

4.2 General Building Description

The buildingis a 1-1/2 storey centre hall with two 1-storey wings to the south and
north of the centre hall. The building is of masonry and wood frame construction.

The foundations are fieldstone with parging on the exterior. A crawlspace is
located under the south wing. The centre hall and north wing are built on grade.

The exterior and interior supporting walls are of multi-wythe brick construction.

The centre hall floor was originally wood frame - wood joist with tongue and
groove wood deck and finished floor. It is now a slab-on-grade, the exact
thickness is undetermined. The north and south wing floors are still the original
wood frame construction.

The large windows on the east (front) and west (back) elevations are six (6) over six
(6) double hung painted wood windows. The small windows on these elevations
are fixed painted wood windows with six (6) pane divisions. The windows on the
north and south elevations (sides) are single framed painted wood windows
with three (3) fixed wood sashes with three (3) divisions in the centre and two (2)
vertical divisions on the sides.

Both the front and back doors are not original to the building. The front door is an

aluminum frame glazed sidelight and door system and the back door is a stained
wood double arched door from the Queen's Park Military building.

10 Giaimo & RHA
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BUILDING CONDITION ASSESSMENT

The roof is of wood frame construction with plywood sub-roof and BC cedar
shingles.

The interior finishes are:

i. Floors - VCT in the centre hall and wood tongue and groove in the
wings,

ii. Ceilings - original tongue and groove wood ceiling painted white,

iii. Walls are a combination of plaster on lathe, exposed painted brick
and wood paneling, and

iv. Trim and casings are painted wood.
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4 Figure 4.5
Interior main space
(looking east)

4 Figure 4.7
South wing space
(looking southeast)

4.3 Building Condition History

4 Figure 4.6
Interior main space

(looking west) The Armoury has undergone several adaptive reuse, restoration and upgrade

projects since being built in 1888-1889. The more recent work included
restoration of the exterior and selective interior, rebuilding of the accessible
ramp and entrance and the addition of a washroom. The work is discussed below.

4.3.1 Exterior Restoration

a. Removal of the stucco cladding and rebuilding the north, east and
west masonry walls. Note, the extent of rebuild is undetermined for the
number of wythes that were rebuilt. Review of the main attic suggests
that only the outer wythe was rebuilt. However, a volunteer patron
suggested both wythes were rebuilt;

b. Installation of BC cedar shingles on the roof;

c. Reconstruction of the missing brick chimneys at the roof level. Stove
chimneys remained in the interior;

d. Installation of new reconstructed painted wood windows to match the
original on all elevations except the two (2) lower windows on the front
elevation (east);

12 Giaimo & RHA
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e. Installation of metal flashing at all fascia, soffits and parapet caps;

Installation of a new arched wood double door on the west elevation.
The door was relocated from the Queen's Park Military building. From
review of original building photographs the original door was not an
arched door; and

g. Installation of concrete parging on the exterior side of the foundation,
where exposed.

4.3.2 Exterior —Upgrade

a. Installation of new glazed aluminum framed doors and sidelights at the
main entrance while maintaining the arch transom above; and

b. Installation of an accessible ramp.

Interior — Restoration

a. Infill of supporting walls on the north and south sides of the centre hall.
These had been opened up when the building was used as a market;

b. Installation of a concrete floor in the crawlspace;

c. Removal of deteriorated wood floor joists, sub-floor and finished floor in
the centre hall. Installation of a slab-on-grade and VCT; and

d. Installation of new interior painted wood paneled doors sourced from
the United States.
4.3.4 Interior - Upgrade

a. Installation of a new washroom in the southwest corner of the south
wing; and

b. Installation of vertical wood paneling which was likely an addition to the
original building.

The above description of the work carried out on the building suggests that
approximately 50% of the building has been reconstructed. With the upgrades
and the restoration work the building remains a good representation of the
original Armoury.

13 Giaimo & RHA
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4.4 Description of Building Condition

As previously noted the building is in sound condition and has been well
maintained.

The review of the crawlspace showed no signs of serious water infiltration. Some
efflorescence was noted on the south wall, but did not appear to be of concern
or arecentissue.

The south wing floor joists appeared in sound condition with no visible
deterioration. In some areas the joists have been shimmed to level out the floor
above.

All of the mechanical units and ductwork are located in the crawlspace.

4 Figure 4.8
Crawlspace looking
east
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4 Figure 4.9
Crawlspace
efflorescence

4 Figure 4.11
South side parging

New brick and mortar located on the east, north and west elevations are in good
condition. The original brick and mortar on the south elevation is in fair condition.

4 Figure 4.10 . .
g There are some spalled or scraped bricks along the elevation.

Crawlspace joists and
wall at north wall

4 Figure 4.12

Brick spall at south
east corner where new
and old brick meet

Exterior review of the foundation noted the parging on the exterior is cracking
or delaminating in a few locations.

14 Giaimo & RHA
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4 Figure 4.13
Typical window

L

The windows and doors are in good condition. Paint and putty appeared sound.

The metal flashings appear sound. The original wood fascia and soffits may
be located under the flashings; in some locations you can see sections of the
painted wood.

4 Figure 4.14
Flashing at parapet and
fascia

15 | Giaimo & RHA
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4 Figure 4.15
North Chimney

The chimneys appear sound. A close inspection was not conducted.

The interior finishes appear in good condition. No plaster cracks or peeling paint
were noted.

The review of the ceiling joists and roof rafters in all attics revealed evidence of
water infiltration. The water infiltration was likely addressed when the metal roof
was replaced with the new BC cedar shingle roof. Insulation appeared dry in the
attic spaces.

4 Figure 4.16
Main Attic
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4 Figure 4.17
South Attic
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5 - ASSESSMENT OF PROPOSED DEVELOPMENT

5.1 Proposed Development Description

The HIA considers the property at 36 Mulcaster Street for a proposed
development of an apartment with commercial at grade. The proposed design
is a 59 metre development with 3 levels of underground parking at the corner
of Collier and Mulcaster Streets. The main tower is setback from Collier and
Mulcaster with a 1-2 storey podium. The development proposes to incorporate
the Armoury Building at the main entrance of the development, at the corner
of Collier and Mulcaster Streets. The Developer will maintain the existing 3
meter easement around the Armoury. This integration will require relocating the
Armoury building from its current location.

4 Figure 5.1 - Proposed Development of 36 Mulcaster Site, 2016

17 Giaimo & RHA
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4 Figure 5.3
North East Corner

5.2 Proposed Development Assessment

Currently, the property adjacent to the Armoury is a parking lot with landscaping
at the top of the lot. The Fire Fighters' memorial by Marlene Hilton Moore sits at
the northeast corner. This southwest corner makes up one of the corners of the
historic Market Square. The Fire Hall used to exist at this corner.

The following images depict the current condition of the historic market square.

4 Figure 5.2
Fire Fighters’ Memorial

4 Figure 5.4
South West Corner

18 Giaimo & RHA
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4 Figure 5.5 4 Figure 5.7
South West Corner Historic City Hall Arch
(north west view)
4 Figure 5.6 4 Figure 5.8
North west corner South East Corner
(City Hall Plaza) (MacLaren Art Centre)

19 Giaimo & RHA
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The historic City Hall has been replaced with a new City Hall and a street arch
commemorating the historic City Hall. The MacLaren Art Centre is located at the
south east corner. The Centre was once the location of the historic Carnegie
Library and incorporates the heritage building into its programming.

5.3 Heritage Impacts

In assessing the proposed development the following massing studies were
reviewed.

The following text outlines the various options reviewed when developing the

proposal for the proposed new development. These options are reviewed for
heritage impact.

Option 1 - Retaining The Existing Location

The first massing study examines retaining the Armoury building in its existing
location. The new development would be constructed adjacent to the property
and would respect the existing 3 meter easement on the north and west sides
of the Armoury.

The assessment of the possible effects of the proposed development on the
heritage property is defined below.

a. Destruction of any, or part of any, significant heritage attributes or
features - Building would remain in place. During construction to
minimize the potential risk to the building, vibration monitors would
be required. A full risk assessment should also be undertaken.

b. Alteration that is not sympathetic, or is incompatible — The building
would not be altered. Additional restoration work may be required
after construction is complete.

c. Shadows created that alter the appearance of a heritage attribute
or change the viability of an associated natural feature or plantings,
such as a garden with the historic fabric and appearance. — Shadows
appear to be concentrated to the back of the building and do not

20 Giaimo & RHA
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appear to impact the front facade.

d. Isolation of a heritage attribute from its surrounding environment,
context or a significant relationship — The relationship to Collier
would be lost due to the scale of new development. Historically, the
relationship to Collier was part of a larger streetscape. The Fire Hall
existed at the corner of Mulcaster and Collier. The relationship to
Mulcaster would be maintained.

e. Direct or indirect obstruction of significant views or vistas within,
from or of built and natural features — View from top of Mulcaster
would be obstructed.

f. A change in land use (such as rezoning a church to a multi-unit
residence) where the change in use negates the property’s cultural
heritage value - NONE

g. Land disturbances such as a change in grade that alters soils and
drainage patterns - NONE

Option 2 - Relocating The Armoury

The next massing study completed was the relocation of the heritage property
to the southwest corner of the intersection of Collier and Mulcaster Streets. This
proposal maintains the heritage properties current orientation to Mulcaster and
the 3-meter easement on the north and west sides of the Armoury.

a. Destruction of any, or part of any, significant heritage attributes
or features — Relocation would require moving of the building in its
entirety. As previously described in Section 4.6, the building has
been partially reconstructed.

b. Alteration that is not sympathetic, or is incompatible — Relationship
to Mulcaster St is not fully maintained. The building's front elevation
is setback from the sidewalk. Additional restoration work may be
required after relocation.
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Shadows created that alter the appearance of a heritage attribute
or change the viability of an associated natural feature or plantings,
such as a garden with the historic fabric and appearance — Some
shadowing will likely occur but will not alter the appearance of the
building.

Isolation of a heritage attribute from its surrounding environment,
context or a significant relationship — The move could revitalize
Market Square, create a stronger relationship to the MacLaren Art
Centre and strengthens the consistency of the Collier streetscape.
The scale on Collier would complement the scale of the Armoury
and a stronger relationship to the Fire Fighters' Memorial would be
created.

Direct or indirect obstruction of significant views or vistas within,
from or of built and natural features — View from bottom of Mulcaster
Street would be obstructed.

A change in land use (such as rezoning a church to a multi-unit
residence) where the change in use negates the property’s cultural
heritage value - NONE

Land disturbances such as a change in grade that alters soils and
drainage patterns - NONE

Option 3 - Relocating The Armoury

Option 3 involves relocating the heritage property to the southwest corner of
the intersection of Collier and Mulcaster Streets, and re-orienting its east (front)
elevation to front Collier Street while maintaining the existing 3-metre easement
around the building.

a.

21

Destruction of any, or part of any, significant heritage attributes
or features - Relocation would require moving of the building in its
entirety. As previously described in Section 4.6, the building has
been partially reconstructed.

Giaimo & RHA
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b. Alteration that is not sympathetic, or is incompatible — A new

f.

relationship to both streets is created. The move could revitalize
Market Square, create a stronger relationship to the MaclLaren Art
Centre . The street and streetscape of Collier remains consistent,
complementing the scale of the Armoury and a stronger relationship
to the Fire Fighter's memorial would be created. Additional
restoration work may be required after relocation.

Shadows created that alter the appearance of a heritage attribute
or change the viability of an associated natural feature or plantings,
such as a garden with the historic fabric and appearance — Some
shadowing will likely occur but will not alter the appearance of the
building.

Isolation of a heritage attribute from its surrounding environment,
context or a significant relationship — The relocation puts the
building into a more prominent location. The relationship of entry
off Mulcaster would be lost as a result of the orientation and
setback from the street. A new relationship and public space
would be created as a result of the relocation of the Fire Fighters’
Memorial and its adjacency to the Armoury building. The memorial
and the building's current south wall will frame this public space,
bringing added public exposure to the only remaining original wall
of the building. The relocation could revitalize Market Square, and
create a stronger relationship to the MacLaren Art Centre . The
streetscape along Collier remains consistent, complementing the
scale of the Armoury. An increased visibility from Collier will produce
more pedestrian traffic, a result of the new relationship to the front
entrance of the proposed development.

Direct or indirect obstruction of significant views or vistas within,
from or of built and natural features — Front entry from Mulcaster
lost.

A change in land use (such as rezoning a church to a multi-unit
residence) where the change in use negates the property’s cultural
heritage value - NONE
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g. Land disturbances such as a change in grade that alters soils and

drainage patterns - NONE

Option 4 - Relocating The Armoury Off Site

The final massing study completed was to illustrate the impact of relocating the
heritage property to a new site.

22

a.

Destruction of any, or part of any, significant heritage attributes
or features - Relocation would require moving of the building in its
entirety. As previously described in Section 4.6, the building has
been partially reconstructed.

Alteration that is not sympathetic, or is incompatible — The relocation
would remove the relationship to Mulcaster. The new location would
need to be carefully selected for relevance to the Armoury Building's
history. The context of the building would be lost. Additional
restoration work may be required after relocation.

Shadows created that alter the appearance of a heritage attribute
or change the viability of an associated natural feature or plantings,
such as a garden with the historic fabric and appearance — Could be
controlled by selection of location.

Isolation of a heritage attribute from its surrounding environment,
context or a significant relationship — Removed from original location.

Direct or indirect obstruction of significant views or vistas within,
from or of built and natural features — New views and vistas could be
created to emphasis original intent of building.

A change in land use (such as rezoning a church to a multi-unit

residence) where the change in use negates the property’s cultural
heritage value - NONE

Giaimo & RHA
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g. Land disturbances such as a change in grade that alters soils and
drainage patterns — NONE - Could be controlled by selection of
location.

In all options to protect the heritage property, the Armoury would need
to be monitored. An initial assessment for moving the building has been
completed. Further and more detailed analysis is required to determine the
viability of this approach. It is recommended that the assessment for moving
the building be presented in a subsequent report.
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Option 1 - Retaining The Existing Location

4 Figure 5. 11 - View of site looking southeast

4 Figure 5. 10 - View of site looking southwest

23 | Giaimo & RHA
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Option 2 - Relocating the Armoury

4 Figure 5. 14 - View of site looking southeast

4 Figure 5. 13 - View of site looking southwest
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Option 3 - Relocating the Armoury

4 Figure 5. 16 - View of site looking southwest

25
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Option 4 - Relocating the Armoury Off Site

4 Figure 5. 18 - View of site looking northwest 4 Figure 5. 20 - View of site looking southeast

4  Figure 5. 19 - View of site looking southeast
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For mitigating change to the heritage property, the following mitigation measures
are recommended for conservation of the heritage property and surrounding
area, and constitute next steps in the process for conservation.

6.1 Site Recording

Prior to any work being completed, the property would be recorded through
drawings (plans, elevations, selective details and sections), if none exist, and
photographs. The drawings would identify the heritage attributes.

Photographs would be completed to record the interior and exterior condition of
the building prior to construction starting. The photographs would be provided
as a set of TIFF images (stable) at high density permitting reproduction of large
images. These would be bound into a submittal book and include a CD which
would also include electronic files of the drawings. Similar photographs would be
prepared at the conclusion of the restoration work.

6.2 Archaeological Assessment

Consideration towards an archaeological assessment of the Armoury and
previous Fire Hall site would be recommended. A previous archaeological
assessment was completed at the base of the Armoury’s crawlspace access
during the major restoration project. Artifacts were found at that time.

6.3 Plaque

At the original location of the Armoury a commemorative plaque should be
erected, as either a freestanding or wall-mounted plaque, to describe the
Armoury's historical significance.

6.4 lllustrated Panels

lllustrated panels will be installed at an appropriate location to commemorate

the original location of the Armoury building, and Market Square and direct
pedestrians to the new Armoury location.

27 Giaimo & RHA
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CONSERVATION STRATEGY

6.5 Art Installation

The re-conceptualizing of the Fire Fighters’ Memorial could incorporate the
historical significance of the Armoury and possibly guide pedestrians to
the Armoury. The artist Marlene Hilton Moore could provide direction on the
opportunities.

6.6 Pedestrian Access

A pedestrian link from Mulcaster to the Armoury building is recommended to
strengthen the new relationship between the building and Mulcaster Street.
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/ - CONCLUSION

71 Summary and Recommendation

Based on our assessment, Option 3 for the proposed development represents
a suitable integration of a heritage property. It responds to the City's plans and
policies for intensification of the downtown while still conserving the heritage
resource. The podium on the northwest portion of the property is scaled to
match the heritage building's massing and continues the historical streetscape
of Collier Street. Maintaining the 3-metre easement allows the heritage resource
to be appreciated and engaged on all its sides.
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DESIGNATION DESCRIPTION
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