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RECOMMENDED MOTION

1.

2.

That this Report be received.

That staff consult with stakeholders within Allandale to seek input with regard to:

a)

Proposed official plan amendments to address consideration of the Historic
Neighbourhood character in the Historic Neighbourhood Strategy (HNS) Areas, including
Allandale specific policies.

Potential area specific zoning and changes for areas 2, 3, and 4 identified on the Map in
Appendix “A” attached, to address measures such as height, setbacks, coverage,
location and size of accessory buildings and parking area in the front yard as referred to
in greater detail in Appendix “B” attached.

Implementing amendments to the Site Plan Control By-law to include all areas within the
Urban Growth Centre within the Allandale Neighbourhood which are not currently
covered by site plan control;

and report back to Development Services Committee in Q1 of 2015, providing the results of the
Allandale stakeholder consultations.

PURPOSE & BACKGROUND

3.

Motion 14-G-037 INVESTIGATION — PROTECTION OF THE ALLANDALE NEIGHBOURHOQOD
HERITAGE CHARACTER directed staff in the Planning Services Department to investigate
alternative tools to protect the heritage character within the Allandale area, including but not
limited to finer grained zoning/rezoning of specific blocks and specific zoning policies and report
back to Development Services Committee (13-G-262)(File D-000).

This motion resulted from correspondence from Mr. Bill Scott on behalf of the Allandale
Neighbourhood Association (ANA) requesting that the City consider interim and longer term
measures to protect the unique character of Historic Neighbourhoods, in particular Allandale,
which is within the Urban Growth Centre (UGC) and in the opinion of the ANA is facing
development pressures which are at odds with protecting Allandale’s historic character.
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10.

11.

The changes suggested in Mr. Scoit's correspondence included a request for designation of a
Heritage Conservation District (HCD) and proposed zoning controls.

The purpose of this report is to report back to Development Services Committee on the tools
available to protect the heritage character of Allandale Neighbourhood and recommend an
aliernative.

Policy Context

Much of the Allandale Historic Neighbourhood Area is within or adjacent to the (UGC) (Appendix
“A") which is identified by the Provincial Growth Plan as a key intensification area with the highest
density targets in the City. This area is also the location of the Historic Allandale Train Station
which is currently functioning as a secondary GO station and considered to be one of two Major
Transit Station Areas in the City, based on the definition of Major Transit Station in the Places to
Grow Plan. Major Transit Station areas are also intended to be key intensification areas
according to the Growth Plan.

The challenge with the protection of the heritage character of the Allandale Neighbourhood is that
it can be at odds with the broader provincial policy and provincial growth plan objectives, which
call for intensification with significantly higher density targets than existing densities, particularly in
the Urban Growth Centre and adjacent to Major Transit Station nodes. The Planning Act requires
that municipal decisions on planning matters are consistent with provincial policy, and conform to
provincial plans. Any measures aimed at protecting the heritage character of Allandale,
particularly those which may reduce development potential, must also be consistent with
provincial policy and the provincial growth plan.

The challenge is further exacerbated by the fact that the “heritage character” of Allandale is not
an easily definable trait in the absence of actual heritage designations or inclusion of buildings or
features on a municipal heritage register, or specific official plan policies.

The Intensification Area Urban Design Guidelines prepared by Brook Mcliroy for intensification
areas, provides some guidance with regard to balancing the need for protection of the heritage
character of the Allandale Historic Neighbourhood area and the broader {provincial) planning
policy framework requiring intensification. These guidelines were informed by Provincial and
local policy; the existing built form; the Historic Neighbourhood Strategy and stakeholder
feedback. They constitute a good building block for consideration of potential tools for heritage
protection, and provide a basis and guidance for reconciling potentially conflicting provincial and
local interests. Refer to Appendix “C" attached for Intensification typologies from the
intensification Area Urban Design Guidelines, in relation to the Allandale Neighbourhcod area
from the HNS,

The Intensification Area Urban Design Guidelines recognize that the densities of the UGC should
be achieved in aggregate over the entire area. The guidelines identify several typologies with
public and private realm recommendations applicable to each typology. More intensive mixed
use typologies, such as Mixed Use Residential Avenues, Mixed Use Main Streets, and Major
Transit Station typologies: and the less intensive Affandale Established Residential Streets
typology apply to parts of the Allandale Historic Neighbourhood area. This does not mean that the
guidelines envisage no intensification within the Allandale Established Residential Streets
typology. It simply sets some guidelines as to how more intensive low and medium density type
developments should occur in order to be sympathetic to the established neighbourhood
character.
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12.

13,

i4.

15.

Intensification is also permitted outside of key intensification areas and is guided through Official
Plan policy and criteria including protection of neighbourhood character. An important
consideration for intensification outside of the primary intensification areas in the Official Plan is
that the scale and physical character of the proposed development is compatible with and can be
integrated into the neighbourhood. Similarly the Cultural Heritage Policies of the Plan state that
all new development in older established areas shall be encouraged to be in keeping with the
overall character of these areas.

The commercially designated areas within the UGC and the intensification areas outside of the
UGC, are anticipated to develop through further planning applications, which would frigger the
applicable Intensification Area Urban Design guidelines. If and when developed at anficipated
densities in accordance with the guidelines set out in the Intensification Area Urban Design
Guidelines, these areas are expected to add to the quality of life of the nearby residential
neighbourhoods including Allandale.

Currently, development pressures within the Allandale Neighbourhood appear to consist of small
scale developments, additions and conversion of uses in the residential areas. Larger scale
development such as the high density residential developments currently proposed along
Bradford Street and Lakeshore Drive have not yet encroached into Allandale but as land
becomes more scarce and use of the Allandale Station increases, staff anticipate that these
development pressures will soon be felt in Allandale.

Since guidelines are in place for the commercially designated areas and intensification corridars,
and there are currently not many potential heritage resources identified in these areas, no new
tools are being recommended for these areas at this time. Rather, the focus of this repert is on
analyzing appropriate tools for protection of the histeric character only in relation to the immediate
pressures of small scale development evidenced in the established residential areas within the
Historic Neighbourhood identified as areas 2,3,and 4 shown on the Map in Appendix "A” of this
report.

ANALYSIS

16.

17.

Available Tools to Protect Heritage

Staff undertook a review of the tools available under the Heritage Act and the Planning Act to
protect cultural heritage features. This review is summarised in a table which provides a brief
description of the tool, effect, process to implement, application to the City of Barrie and other
municipalities and a summary of the advantages and disadvantages of each, which is attached as
Appendix “D” to this report.

These tools can be placed on a spectrum ranging from a high degree of control or regulation over
private property to a lower degree of control and increased landowner flexibility. The table below
summarizes the available tools in order of the greatest degree of protection but the least flexibility
for property owners to less protection of heritage features but greater flexibility for property
oWners.
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18.

19.

20.

21.

22.

HERITAGE ACT TOOLS PLANNING ACT TOOLS

¢ Zoning By-law, including area specific or block
by block zoning.
« Development Permit System.

o Heritage Conservation District Designation.

« Heritage Designation of individual properties.
(Note: Additicnal tools under the Heritage Act, » Site Plan Control and conditions of

can apply to designated properties, including development in conjunction with specific
Property Maintenance By-laws and Municipal heritage urban design guidelines and zoning by-
and Provincial Tax Rebates for restoration or law provisions.

renovation of designated properties.)
» Official Plan Policy.

+ Heritage listing on municipal register. « Community Improvement Plan Incentives.

« Other: Opportunities through the development
process to negotiate, persuade, encourage, or
provide awards and recognition.

« Cther: Opportunities through Heritage
Committee Initiatives: Education, Qutreach,
awareness building, awards and recognition.

Higher tevels of control provide greater certainty with regards to protection of heritage resources,
while lesser control including voluntary measures are only effective to the extent that an individual
property owner has an interest in protecting heritage resources.

Heritage Act Tools

Tools that entail a higher degree of control under the Ontario Heritage Act, such as Heritage
Conservation District and property designation are often met with resistance as they are
perceived to reduce private property permissions, limit future development potential, add to costs
and cause delays to building improvements, and negatively impact property values.

The preparation of a Heritage Conservation District Plan is a prerequisite for designation of a
Heritage Conservation District, and typically Heritage Conservation Plans rely heavily on a suite
of Planning Tools in conjunction with Heritage Act tools to achieve heritage objectives, In this
respect they require a high degree of consultation and research to implement requiring
considerable resources and time and can have a significant impact on property rights. Staff have
previously addressed the potential of this tool as a mechanism for protection of heritage
resources in Allandale in the mermorandum to Development Services Committee dated February
11, 2014,

Other tools under the Heritage Act which provide more flexibility and less impact on individual
property owners are in effect in Allandale with one designated and one listed property, however
these tools are less effective without other measures also in place. Listing on the Municipal
Heritage Register and Designation of individual properties within an area can add weight to
heritage protection objectives and policies, particularly if referenced in the official plan to enable
evaluation of impacts of development proposals (planning applications) on or adjacent to listed
and designated properties.

Planning Act Tools

Many of the tools available under the Planning Act work in combination with each other. Policies
and guidelines are limited to the extent that they can only support and augment regulatory tools
or incentives. The Official Plan (OP) currently includes some basic policy provisions for use of all
of the foregoing Planning Act tools, with the exception of the Development Permit System (DPS},
which would need additional policy development in the Official Plan, if this tool were to be applied.

4
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23.

24,

25.

26.

27.

28.

The DPS combines zoning, site plan control and minor variance processes under one system.
Generally it is well suited to capturing a number of objectives and criteria such as sustainable
development, environmental objectives, built form and exterior architectural form, and exterior
architectural control for heritage. it has been used in the Town of Cariton Place where if is
primarily focused on preserving the small town architectura! character, and within a Heritage
Conservation District in Brampton,

The intensification Area Urban Design Guidelines references the use of the development permit
system as a potential effective tool for implementation of these guidelines. [f this option is
selected, the Official Plan would need to be amended to allow for this tool to be developed. In
addition the development of this tool will take considerable time and resources and will require
the establishment of a long term vision for the Allandale area.

The process to develop a DPS will require a great deal of public consuliation and the preparation
of a detailed by-law, which once approved, will replace zoning, site plan and minor variance
processes. As such, the DPS is a tool designed to facilitate development and streamline the
process by allowing compliant applications to proceed directly to the building permit stage with no
further Council or public input. This process will not address development pressure in the short
term nor can it be used to prevent the demolition of heritage resources.

While this tool has good application for the purpose of protecting heritage character, it is not
considered suitable to address the immediate development pressures occurring in the residential
areas of the Allandale Neighbourhood at this time. The merits of using this tool within certain
areas of the City, in particular the Urban Growth Centre is currently under review, and should this
be considered an appropriate tool to be utilized in areas of the City in the future, inclusion of
Heritage protection criteria and provisions could be considered in addition fo the other matters
covered by the DPS.

Zoning Provisions and Site Plan control are considered appropriate measures that can facilitate
protection of heritage resources in Allandale at this time. These are reviewed in greater detail as
follows:

Zoning Provisions

A zoning by-law is a legal document that governs use and location and size and scale of buildings
through standards and provisions for established zones.

Advantages:

a) The legislative provisions of a zoning by-law are clear cut and leave very little room for
interpretation and therefore would be the most effective tool in protecting the heritage
character of Allandale outside of actual heritage designations on the individual properties.

b) Zoning provisions can be effective for controlling scale, bulk, size and intensity of
development through restricting height, coverage, setbacks, floor space ratio, location or
placement of buildings (including accessory buildings).

) The same principles can apply to block by block zoning, which can be more refined
based on the specific context.
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29.

Disadvantages:

a)

c)

d)

Zoning has limited ability to deal with external architectural design elements. Thus use of
materials such as brick, siding or stucco cannot be dealt with through zoning whereas
there is some opportunity to require this through the development permit system and the
site plan control process.

Implementation of area specific zoning changes, particularly more refined finer grained
zoning, can take time needing more detailed review and consuitation and will place
additional demands on in house resources to implement.

Zoning changes which reduce development rights or impact intensification opportunities
may be subject to appeals and would be difficult to defend in the absence of any heritage
designations or at least area specific Official Plan policies recognizing the heritage
character of Allandale.

Once zoning provisions are in place, they may be changed. The Planning Act allows for
applications to be made to amend the Zoning By-law. Council decisions in regard to
such applications, which must be consistent with the Provincial Policy and must conform
to the Provincial Places to Grow Plan, are subject to appeal to the Ontario Municipal
Board.

Application to Barrie Allandale HNS context:

a)

d)

The applicable zone standards in the Allandale residential areas include multi residential
RM1 and RM2 zones predominantly in Area 2 and 4 and R2 and R3 zones predominantly
in Area 3, in the Map shown in Appendix “A" attached.

Some of the key characteristics of older buildings that exist in groupings within the
residential areas of Allandale are to some extent already captured within the existing
zoning standards.

There are examples elsewhere in older areas of the city where small scale upgrades
have occurred to buildings in areas that call for similar intensity to Allandale, where such
changes have been in keeping with the heritage characteristics, without need for an
added layer of regulation. For example Collier Street, Worsley Street in the City Centre
Planning Area, Owen Street north of MacDonald Street, Puget Street. However,
compliance with the zoning by-law does not guarantee that the scale and nature of the
changes will be in keeping with the surrounding character.

More refined area-specific or block by block zoning may better serve to protect heritage
features. The type and nature of these area specific zone standards can include but are
not restricted to: density; height, setback reguirements; coverage; location, size and
height of accessory buildings; parking (including the percentage of parking in the front
yard) and avoidance of blank walls facing the street.

Site Plan Control in combination with Urban Design Guidelines:

Site Plan Control functions as a detailed layer of development approval which enables, site
design to address landscaping, access, parking, stormwater management, urban design
objectives and exterior building controls.
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Advantages

a) Provides detailed review at the site level, including exterior building design.

b) Is an effective tool to address guidelines inciuding urban design guidelines. Exterior
building treatments (architectural controls) can also be addressed where more detailed
guidelines have been developed in this respect.

c) Provides the opportunity to address softer Official Plan policies such as “encouraging
development to be in keeping with the scale and character of existing development.”

d) Provides some opportunity for negotiation and trade off against other priorities to address
overall site design.

e) Can include conditions of development, securities and a site plan agreement.

1) Enables considerable oversight and conirol over the end product within the parameters of
minimum standards of the zoning by-law.

a) The review process can be cost recovered through an application fee.

h) Implementation can be put into effect in a short time frame by amending the Site Plan

Control By-law with minimal resource requirements.

Disadvantages

a)

b)

c)

g)

Site plan is not an effective tool for controlling land use.

It is a tool that can be used to influence the final site design of a project; however the
minimum standards of the zoning by-law will ultimately dictate the development
permission on the site.

As long as the sfructure complies with zoning provisions there is little opportunity to
negotiate changes that may reduce those permissions.

There is no opportunity for public appeal to site plan approval.

Not all development is covered by site plan control. Small scale development that does
not have the effect of “substantially changing the use or size" is not subject to Site Plan
control under the Planning Act.

Site Plan Control is not typically applied to low density residential development, and
therefore there would be additional cost and time added fo the process for property
owners where they need to go through site plan control. This could be a deterrent to
encouraging ongoing improvement of individual properties.

Additional areas subject to site plan control will increase demands on resources to a
variety of City departments.

Application to Barrie Allandale HNS context

a)

The Site Plan Control By-law would need to be amended to include those iow density
residential areas within the Allandale area that are currenily not covered by site plan

7
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30.

31.

control. Even then, the site plan review process would only apply to applications which
constitute “development” under the provisions of the Planning Act. Minor additions and
alterations would not fall under this definition.

b) The Intensification Area Urban Design Guidelines recommend that all areas within the
Intensification Areas should be designated for site plan control to ensure that
development is consistent with these guidelines.

c) The Intensification Area Urban Design Guidelines for the Allandale Established
Residential Streets typology provide some guidance with regard to architectural controls,
however there is no guidance for external building design in the residential areas within
Allandale, but outside of the UGC. For this tool to be effective in protecting the heritage
character of residential areas in Allandale that are outside of the UGC, new design
guidelines would have to be specifically developed, or existing guidelines extended to
these areas where applicable.

d) The added cost and time associated with the site plan review process to individual
property owners may have the effect of inhibiting improvements to buildings.

e) This tool can be used in conjunction with existing guidelines in place under the
Intensification Area Urban Design Guidelines for areas covered by the Affandale
Established Residential Streets typology.

f) This tool is suitable in low density residential zones in the UGC, within Allandale and
could be put in effect with consultation prior to development of area specific zoning
provisions, or once a more detailed assessment of zoning parameters relative to heritage
context have been developed.

a) Further guidelines focusing on exterior architectural design would augment urban design
guidelines for maintaining consistency with heritage characteristics.

h) For low density residential zones outside of the UGC, application of Site Plan Control with
area specific urban design guidelines is an option, however staff are not recommending
this tool for the residential areas ouiside of the Urban Growth Centre at this time, as this
is not a key intensification area, and there are fewer potential heritage resources
identified in these areas.

Existing Allandale Neighbourhood Context

The HNS was developed through a grassroots consultation strategy which engaged residents
from historic neighbourhoods in and around the UGC in identifying what they valued within the
respective neighbourhoods. The strategy includes short term action items and longer term
directions to address issues and concerns identified through the process. These directions are
not enshrined in any planning policy documents at this time. The Provincial Places to Grow Plan
was approved in June 2008, and the Official Plan updates to include the Places to Grow Plan was
approved by the Ministry of Municipal Affairs in April 2010, however the HNS which was finalized
and received in June 2010 does not take the Places to Grow Plan into account

The HNS, amongst other things describes the character and growth expectations for each
Neighbourhoods for 3 categories of streets; Red, Yellow and Green. The Map and description of
“What residents envision for future development” of Allandale in HNS is included in Appendix “E"
attached.
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32.

33,

34.

35,

36.

The character and growth expectations for Red, Yellow and Green Streets in Allandale are
summarizes as follows:

Red Streets are primarily residential areas with growth expected to occur mainly through smalll
scale residential infill and renovations/additions to existing housing stock.

Red streets cover most of ihe local residential streets in Allandale, including some streets in the
UGcC.

Yellow Streets are an area in transition with a growing mix of housing forms and range of
services. Growth is expected to constitute medium scale infil complementary to the
neighbourhood following good urban design standards.

Yellow streets cover Essa Road, part of Tiffin Street near Bradford Street, Bradiord Street,
Gowan Street and Lakeshore Drive. Yellow Streets are within the UGC and the southern part  of
Essa Road is ouiside of the UGC which is a primary intensification corridor.

Green Streets are an area experiencing significant transition and in many parts in need of
significant investment to offset decline. Growth is expected to be in the form of medium to higher
scale development complementary to the neighbourhood and subject to good urban design
standards.

Green Streets cover Innisfil Street, Jacobs Terrace and Tiffin Street west of Innisfil Street. Innisfil
Street and Jacobs Terrace are within the UGC.,

Based on site visits and a preliminary assessment of the Allandale Historic Neighbourhood area,
staff have identified four distinct areas which contain some common qualities; calling for different
measures and combinations of Planning tools that may be used for each area. These areas are
shown on a map, and described in greater detail in Appendix “A" attached. A summary
description of these areas with recommendations in comparison to the HNS growth expectations
is as follows:

Mixed Use Commercial Area 1 (Orange on the Map in Appendix "A”)

This area essentially includes all of the lands designated City Centre Commercial in the OP and
lands on either side of the Essa Road being the Essa Road intensification corridor in the OP.

Much of Area 1 consists of commercial or mixed commercial uses. Some of the more recently
developed properties consist of one or two storey commercial buildings set back from the street
with parking in front of them. In other cases older houses have been converted to commercial
uses or ground related commercial with residential use above. These older converted uses
provide rear yard parking and may use on street parking. There are a handful of potential
heritage resources interspersed in this area, including a church on Essa Road and buildings at
the intersection of Essa Road and Bradford Street, near the Allandale Train Station site which is
the only designated heritage property in the entire Allandale Historic Neighbourhood Area,

While there is not much development activity in evidence in this area at present, development
pressures for more intensive higher rise development is anticipated in accordance with the City
Centre designation in the Official Plan and UGC and Essa Road Intensification Corridor policies.
The scale and type of development envisaged by these policy documents will need planning
applications, which will be guided by the relevant official pian policies and will trigger the
application of the applicable Intensification Area Urban Design Guidelines. The Mixed Use and
Residential Avenues, Mixed Use Main Streets, and Major Transit Stafion typologies covering this
area, place considerable emphasis on achieving pedestrian friendly design and scale as

9
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37.

38.

experienced at the street level, for both private and public realms. While these are guidelines the
implementing zoning provisions will be more regulatory in nature.

Recommendation Area 1:

No changes are recommended for Area 1 at this time. Larger scale development in this area
would require planning applications and mid to high rise mixed use development guided by the
Mixed Use Main Streets, Mixed Use and Residential Avenues and Major Transit Station
typologies in the Intensification Areas Urban Design Guidelines would be encouraged.

Area 1 includes Yellow and Green Streets in the Historic Neighbourhood Strategy for Allandale.
In addition, the following sections of Red Streets are also included in this area:

a) Part of a Cumberland Street and Burton Avenue between Essa Road
and William Street.

b) Part of Burton Avenue between Essa Road and William Street.
c) The West Side of William Street.

d) Both sides of Essa Road to Innisfil Street.

e) Tiffin Street from Essa Road to Innisfil Street.

f) The north side of Caroline Street and West of Anne Street.

The map below shows the Green Yellow and Red Streets from the HNS that fall within Area 1
outlined in blue.

10
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40.

41,

42,

43.

44,

45,

46.

47.

Residential Areas 2, 3, and 4 (Pink, Green and Yellow Areas respectively on the Map in
Appendix "A" attached.)

The residential areas within the Allandale Historic Neighbourhood are generally stable low density
residential uses with clusters of houses with similar scale and architectural features. There are
some medium density and two unit houses mixed in with predominantly single detached housing.

These areas appears to be subject to ongoing improvement and minor intensification through
small scale renovations, additions, conversion to two unit dwellings or severance applications for
the purposes of infilling. This is considered to be a sign of heaith and stability. Any tools applied
to protect the heritage character should take into account the potential impact of inhibiting
ongoing improvements of this nature.

Area 2 has more vacant and underdeveloped, lots with some boarded up buildings in comparison
to Areas 3 and 4. If these sites are developed through planning applications, they would be
subject to the Intensification Area Urban Design Guidelines.

Area 2 has the greatest diversity in terms of age, condition and housing type, with more medium
density blocks interspersed among the low density single and semi-detached houses.

Areas 2 and 3 contain the greatest number of potential heritage resources within Allandale. (As
identified on the Allandale Walking Tour and the Heritage Barrie Inventory of Heritage
Resources.) Area 3 has certain streets containing distinctive small detached houses which
appear to date to the 1930's to 1940's.

All areas (2, 3, and 4) contain clusters of houses with similar front fagade treatments and which
include verandas, balconies, porches or defined front enfrances.

Most of Area 2 and some of Area 3 are within the UGC. Where planning applications occur in
these areas, the Allandale Established Residential Streets typology in the Intensification Area
Urban Design Guidelines would provide some guidance.

Area 4 is outside of the UGC and Intensification Corridors and where planning applications oceur,
development is guided by policies in the Official Plan for intensification outside of the primary
intensification areas. The standard city wide urban design guidelines would also guide the design
of developments in these areas.

A summary of the built form in residential areas 2, 3, and 4 relative to current zoning standards,
and characteristic features is provided as follows:

a) The predominant housing form is single detached one and two storey houses, in all
areas, though areas 2 and 4 are predominantly zoned for two or more unit houses (RM1
and RM2 zone) and area 3 being predominantly zoned for single detached houses (R2
and R3 zones).

b) By-law 2009-141 which came into effect in August 2009, requires a minimum and
maximum density for multi-unit zones such as the RM1 and RM2 zones, and recognizes
existing uses that do not meet the minimum density. However new buildings in multi-unit
zones are required to meet the minimum density in these zones. This was a change from
the former Comprehensive Zoning by-law 85-95, which only established a maximum
density. As a result, there are several properties in the RM1 and RM2 zones that
although they are recognized as single detached in Areas 2 and 4 have potential to
increase density to 2 units in the RM1 zone and more than 2 units in the RM2 zone. Staff
are of the view that this policy is consistent with the Provincial Places to Grow Plan and in

11
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48.

48.

50,

keeping with iniensification objectives of the Urban Growth Centre and other primary
intensification areas in the Official Plan. However, staff are proposing to investigate this
policy further particularly as it applies to areas outside of the Urban Growth Centre and
primary intensification areas.

¢) The maximum height in all these zones is 10m (3 storeys).and the majority of existing
buildings fall within this height limit.

d) All areas contain rows/runs of buildings with similar front yard setbacks within their
respective group. Some of the older houses built in the late 18" Century and early 20™
Century are noticeably closer to the street, whereas those built later are set back further,
in some cases more than the minimum standard 4.5 metres from the front lot line. (R2,
R3, and RM1 zones).

e) The majority of properties are not built to the maximum permitted coverage of 45% in
their applicable zones. Thus there is potential to accommodate larger buildings /
additions particuiarly in the rear of the properties.

fy  Corner lots are able to accommodate additions and severances, which may affect the
streetscape, because there is additional road frontage providing opportunity for
severance, and additional space for second units or additions.

g) In all areas the majority of older homes do not have attached garages. Where garages do
exist, in most cases, they are not visually prominent in the front yard. Many are small
one storey detached buildings set back closer to or in the rear yard. Other accessory
buildings, where they exist, are generally small and located in the rear yard. The Zoning
By-law stipulates a maximum height of 4m for accessory buildings and that accessory
buildings shall not occupy the front yard, and shall be set back 7m from the front lot fine
in all residential zones. A coverage limitation of 10% or 50m? (whichever is the lesser)
applies for accessory buildings. (In addition to 45% coverage restriction set out in the
table of standards.)

h) There are several properties on certain streets particularly in Area 3, where there is
considerable opportunity for significant expansion between the minimum rear and front
yard setbacks and through added height from one storey to 3 storeys.

i) Staff have not undertaken a review of parking provided or used in these areas, however
the Zoning By-law stipulates a maximum of 50% in the front yard in the R2 and R3 zones,
and 60% in the RM1 and RM2 zones.

Recommendation Residential Areas 2, 3 and 4:

For the all of the residential areas 2, 3, and 4 staff recommend area specific zoning changes be
developed that would have the effect of placing some limitation beyond existing standards that
would capture small scale additions or alterations, and minor developments. The zoning changes
may vary within each area and between areas based on more detailed understanding of the area
context.

In addition, staff recommend parts of these areas which are within the Urban Growth Centre (that
is all of Area 2 and part of Area 3 on Granville Street) that are currently not covered by site plan
control be subject to site plan control. Site Plan control is not recommended for Area 4 at this
time.

Areas 2, 3 and 4 include most of the Red streets within the HNS for Allandale, except for Burton
Avenue west of Milburn Sireet in Area 2, which is a Yellow Street.

12
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51,

52.

53.

54.

55.

56.

57.

Summary:

The HNS, The Allandale Walking Tour and the Heritage Barrie Inventory of Heritage Resources
do not have any policy status to support planning decisions for special heritage considerations in
Aliandale.

Heritage Act Tools such as Listing on the Municipal Heritage Register and Designation of known
heritage resources, will lend support to characterizing Allandale, as having heritage character
worthy of special policy consideration. Heritage Barrie provides ongoing recommendations in this
regard. The Municipal Heritage Register and designated properties can be referenced in OP
policies, to add support to these Heritage Act tools to enable consideration of impacts of
development on or adjacent to specific listed and designated properties.

Official Plan policy amendmenis are recommended to support the treatment of the Historic
Neighbourhoods and more specifically Allandale as having some special heritage considerations.
This will enable these considerations to be taken into account through review of planning
applications, and will augment and add some support for application of other planning tools such
as area specific zoning provisions and site plan control aimed at addressing heritage character
considerations in these neighbourhoods. However, it should be understood that Official Plan
policy is not regulatory, and at most provides guidance which needs to be balanced and carefully
considered in the context of the broader policy interests of the Growth Plan and Official Plan
intensification policies.

There are existing general policies and guidelines in place to address consideration of
neighbourhood character which would be triggered in the event of a planning application within
the Allandale Historic Neighbourhood. However, these policies and guidelines may be improved
and strengthened to achieve the goal of protection of heritage character for the HNS areas and
Allandale, but these policies must be balanced against other policies encouraging intensification
within the portion of the Allandale Neighbourhood inside the UGC boundary. Furthermore, these
policies are not triggered by development that does not require approvais under the Planning Act
{i.e. building permits).

Zoning changes for the commercially designated area and the Essa Road Intensification corridor
are not recommended at this time. Appropriate zoning would occur in the future on a site by site
basis through the development process, and through implementation of the zoning
recommendations of the Intensification Area Urban Design Guidelines for the Mixed Use Main
Streets and Avenues typologies.

Although somewhat limited in dealing with architectural controls, area specific zoning
amendments can be used to achieve greater consistency in terms of scale, height, bulk size and
location of buildings, and to establish certain requirements suited to the context. Therefore staff
recommend area specific zoning be considered in 3 distinct residential areas, with zoning
provisions to be tailored to the specific areas and groupings of buildings within these areas. This
will entail some reduction of existing permissions which may be met with resistance by property
owners, as down-zoning. The justification of such zoning amendments in the face of broader
provincial and municipal growth management interests compared with more localised heritage
considerations, will present some challenges.

Site Plan Control is recommended to be applied to all low density residential zones areas within
the UGC, where the Allandale Established Residential Streetfs guidelines from the Intensification
Area Urban Design Guidelines will, on a limited basis guide developments that are subject to site
plan control. This will impact individual property owners by adding costs and processing time for
improvements that would be subject to site plan control with this change.
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68.

58.

B60.

61.

62.

There are no urban design guidelines currently in effect for low density residential zones outside
of the Urban Growth Centre, thus application of site plan control is not recommended for these
areas at this time. HMowever this option may be considered at some future date, or the option of
extending the guidelines from the Intensification Area Urban Design Guidelines for Affandale
Established Residential Streets to these areas, subject to further review of their application in this
context.

The development of exterior building guidelines within specified areas to achieve consistent
characteristics architectural controls would augment urban design guidelines implemented
through site plan control. Staff are not recommending this measure be developed at this time,
given the resources needed to develop such guidelines, but this may be considered at a future
date.

Use of any of the foregoing tools should not preclude the continued promotion and use of other
available heritage tools which may be initiated through Heritage Barrie, the Allandale
Neighbourhood Association or Allandale residents. These measures include:

a) Listing of properties: once listed can be used to support review of planning applications,;
and
b) Encourage heritage designation or placement of heritage easements on individual

properties: subject to further study and recommendation by Heritage Barrie, is an option
available to individua! owners.

At this time the tocls recommended are tailored to the type of development activity and pressures
currently experienced in the residential areas of Allandale. As the area evolves with more
intensive developments there may be a need to revisit and amend the tools, guidelines and
standards, or apply new tocls. For example, the DPS including heritage provisions may be
appropriate to replace zoning and site plan control in the UGC, in the future.

There are limitations to the foregoing recommendations which should be understooed:

a) Changes to the by-law will create legal non-conforming situations which will need to be
recognized.
b) Zoning changes are limited to addressing matters of “neighbourhood character” to the

extent that regulatory provisions such as minimum and maximum height, setbacks, lot
sizes, garage placement parking provisions, can apply to a particular zone. This does
not capture other more intangible elements that contribute to a sense of "neighbourhood
character”.

) Urban Design Measures implemented through site plan contro! are limited in addressing
matters of neighbourhood “character”, as they are guidelines that work within the
minimum zaning standards which would continue to dictate the form of development.

d) Minor alterations or additions which are not defined as “development” under the Planning
Act would not necessarily be captured by Applications under the Planning Act.

e) There will be additional cost and time added to the process for property owners, where
they need to go through site plan control.

f) Although site plan control is covered under fees for cost recovery, the additional
coverage may impact existing resources by adding processing that was not previously
anticipated.
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o)) Additional resources will be needed to implement zoning changes, and amend the site
plan control by-law, with neighbourhood consultation.
ENVIRONMENTAL MATTERS
63. There are no environmental matters related to the recommendation.
ALTERNATIVES
64, There are two alternatives available for consideration by Community Services Committee:

Alternative #1

Alternative #2

FINANGIAL

Development Services Committee could do nothing.

With this alternative the development within Allandale will unfold in
accordance with the planned growth for the area. Official plan policies and
urban design guidelines will guide the paitern of development, However
this may not prevent improvements which meet the zoning standards, and
do not require any planning applications which may not be in keeping with
historic neighbourhood character.

While this is an option and has been successful in other areas of the City it
will not address the concerns raised by the Allandale Neighbourhood
Association.

Development Services Committee could apply site plan control to all
properties within the residential neighbourhood, including low density
housing forms.

This would mean all improvements other than minor additions or
alterations which are not defined as “development” under the Planning Act
would fall within the scope of site plan approval, and trigger review in terms
of Cultural Heritage and other applicable Official Plan polices and
intensification area urban design guidelines (within applicable areas).
Since these constitute “policies” and “guidelines” they are somewhat
imited to the extent that they operate within the regulatory zoning
provisions.

This option can be implemented with some consultation. However this will
result in added costs and delays fo all owners including those where
properties are outside of the UGC. This alternative has limited effect and
lower probability of achieving the desired outcome which in stafi's view
does not warrant the added cost and resources required to process these
applications.

65, The additional workload to consult with the residents and review potential area specific zoning
changes is not within the 2014 Work plan. Other projects would need to be deferred if there is an
expectation to commence this project this year.
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66.

67,

68.

69.

70.

71.

Staff anticipate approximately 280 hours of staff time and approximately 12 to 14 weeks would be
needed to undertake this project based on the following steps:

o Draft Official Plan and Zoning By-law amendments for each of the 3 areas.

o Prepare and hold 4 Open houses, to present proposed OP Zoning-By-law and Site Plan
Contro!l changes. One for each of the affected residential areas (2,3,and 4 identified in
Appendix A and one general meeting for other stakeholders such as ANA and
Developers.

« Review and address comments and make any changes as appropriate

o Report back to Development Services Committee.

The 2014 Workplan for Planning Services includes a project deliverable in Q4 for the Allandale
Community Improvement Plan Action Item Implementation. This project proposes a review and
development of Official Plan and zoning changes recommended in the Allandale CIP. A total of
183 hours has been allocated to this project.

If the recommendations of this report are to be commenced this year, staff suggest it may be
appropriate to defer the Allandale Action ltem Implementation Project to 2015, in favour of
commencing with the recommendations of this report in @3 and Q4 of 2014 and carrying over the
remaining 100 hours estimated to address these recommendations into 2015. The report is
therefore recommending that staff report back to Development Services in Q1, 2015.

Should the Committee wish to commence with the recommendations sooner than Q4, timing and
deferral of other projects and allocation of additional hours would need to be considered.

LINKAGE TO COUNCIL STRATEGIC PRIORITIES

Manage Growih and Protect the Environment. The recommendation will provide greater clarity to
application of intensification objectives and will enhance implementation in accordance with the
[ntensification Area Urban Design Guidelines recently prepared.

Improve and expand community involverment and City interactions by providing opportunities for
input and feedback from affected residents in determining defining characteristics and assessing
whether suitable area specific zoning changes can assist in maintaining these.

Attachments - Appendix “A" - Current Development Activity

Appendix “B" — Zoning Parameters in for Consideration in Areas 2, 3, and 4

Appendix "C" — Intensification Typologies

Appendix "D — Tools Available for Heritage Conservation

Appendix “E” — Historic Neighbourhood Strategy Where Residents Envision Future
Development Allandale
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APPENDIX A CONTINUED

DESCRIPTION OF AREAS 1,2,3,4 ON MAP A

Area 1: City Centre Commercially Designated Lands and Intensification Corridor on Either

Side of Essa Road (Orange)

a)

Area 1 consists of commercial or mixed commercial uses. Some of the properties consist
of one or two storey commercial buildings set back from the street with parking in front of
them. In other cases older houses, have been converted to commercial uses or ground
related commercial with residential use above, with rear yard parking or on-street parking
provided.

Several of the properiies are larger parcels and there are some adjacent properties with
common ownership making for potential land consolidation.

Some of the underdeveloped and unoccupied sites may be brownfield sites.

There are a handful of potential heritage resources interspersed in this area, including a
church on Essa Road, and a church and school on Burton Avenue, buildings at the
intersection of Essa Road and Bradford Street, near the Allandale Train Station site,
which is the only designated property in the entire Allandale Historic Neighbourhood
Area.

Zoning and Development Pressures

a)

While there is not much development activity in evidence in this area at present,
development pressures for more intensive higher rise development is anticipated. |If
developed will be in accordance with the City Cenire designation in the Official Plan,
UGC and Essa Road Intensification Corridor policies.

The scale and type of development envisaged here wiil need planning applications, which
will be guided by the relevant Official Plan policies and will trigger the application of the
applicable Intensification Area Urban Design Guidelines. The Mixed Use and Residential
Avenues, Mixed Use Main Streels, and Major Transit Station typologies covering this
area, place considerable emphasis on achieving pedestrian friendly design and scale as
experienced ai the street level, for both privaie and public realms.

Zoning consists of a variety of zones including City Centre C1 and C1-1 zoning, General
Commercial C4 zoning, General industrial EM4, and Residential Multi Unit Second
Density RM2.

Area 2: Established Allandale area within the UGC (PINK) (Generally this area corresponds

with the Allandale Residential Neighbourhood typology identified in the Iniensification Area Urban
Design Guidelines)

a)

This area consists of some of the oldest houses in Allandale, being predominantly older
single detached one and two storey brick houses many of which date to the late 19" and
early 20" century when there was no need {o accommodate cars.
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b)

Of the 3 residential areas, this area also contains the greatest number of potential
heritage resources as identified in the inventory of potential resources and Allandale
Walking four. Three of these include two churches and the former King Edward School.
Since these sites are not listed, there may be need to consider potential zoning setbacks
or height restrictions to protect view shed to these prominent buildings in the area.

There is considerable variety of age, mix architectural style size and density of housing.

Interspersed within this area, however, there are blocks and stretches along the street
with groupings of houses that are similar in terms of period/age, style, height, building
material and scale.

Many of these clder houses are in good condition, and in some instances exist in clusters
or groupings with similar architectural treatment and other features such as height, scale,
setback from the street, front fagade treatment, type of verandas, balconies or porch.
While some of these features may have been altered, in aggregate the similarities and
architectural elements remain.

Interspersed amongst these older houses are groups of smaller modest single storey
houses which were likely buiit in the early to mid 20™ Century, featuring woed or updated
vinyl or aluminium siding or stucco.

Few attached garages exist and where present, garages tend to be located to the rear of
the property in small one storey accessory bundmgs set back considerable distance from
the street frontage.

in some areas more moedern (1950 -1970) single storey single and semi detached
houses and a few multi-unit apartment blocks or townhouses exist. Some of these multi
unit apartment buildings were built in an era which presumably predates site plan control,
and show minimal attention to architectural detailing, landscaping or screening of parking
areas. These buildings do not necessarily contribute much to the overall physical heritage
character but are nevertheless of value and add to neighbourhood character in ferms of
adding variety of housing form and type which caters to diverse housing needs.

There is also an example of brick faced street townhouses built in the latter part of the
20" century which are clearly more modern, have aftached garages in the front that are
in staff's opinion are in keeping with the overall character and enhance the streetscape in
this area.

Zoning and Development Pressures:

a)

The predominant zoning in this area is Multi Unit Residential first density zone RM1
which permits two unit houses such as semi detached and duplex units. The zoning
recognizes existing single detached houses. Additions or alterations to these do not
require the minimum two unit standard tc be met.

There is some Multi Unit second density RM2 zoned land on the north side of
Cumberland Street between Bayview Drive and Milburn Street and some site specific
zoning of the south site of Cumberland Street east of Milburn Street. This zoning permits
medium density block and cluster townhouse, and walk up apariments, of which there are
a few in the area, at the east end of Cumberland Sireet.
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c)

d)

It is feasible, where lot consolidations apply and on larger parcels in the RM1 zoned
areas that properties could be zoned fo medium density forms of housing. This would
however require planning review including site plan review which would need to be in
accordance with the Allandale Established Residential Streets Intensification Area Urban
Design Guidelines.

The map attached in Appendix “A" identifies Official Plan, Rezoning, and Site Plan on
record, and severance and minor variance applications dating fo 2013. There are not
many. Any future applications of this nature can be developed in accordance with the
guidelines for the Allandale Established Residential Streets in the Iniensification Area
Urban Design Guidelines.

There are approximately 14 properties showing active building permit applications in the
area which constitutes approximately 10% of all properties in the area. Provided all
applicable law is met, the only level of planning input is confirmation that the changes
meet minimum zoning standards.

There are approximately 33 registered second suites which constitute approximately 25
% of properties within the area which is zoned for two unit dwellings. Based on a site
visit, buildings with second suites do not stand out as being out of character with the
area, in instances which larger two storey older homes, which were built in an era where
average household size was greater than today’s averages, it is quite feasible to create a
second suite with internal alterations and very little visible change on the outside.

Area 3: The residential area Outside of the UGC East of Essa Road (Green) (South of

Burten Avenue, to Baldwin Lane, east of Granville and Adelaide Streets bhetween Bayview Drive
and Robinson Street.)

a)

This area consists of a mix of predominantly single detached homes generally distributed

by similar style and era ranging from late 19" Century, to post mid 20 Century 1950s as
follows:

William Street — Some notable older two storey brick houses built in the late 19" and
early 20" Century similar in scale and style to some of the older houses identified in Area
1. A few properties on William Street have been identified in the Inventory of Heritage
Resources.

Granville Street, Adelaide Street and Holgate Street. - Granville Holgate and Adelaide
generally consist of smaller one storey brick or wood/ aluminium or vinyl-sided houses,
Although not noted as heritage resources, some of the smaller one storey houses on
these streets appear to be *Victory” houses built to house war veterans and their families
and as such may constitute potential heritage resocurces. This would require further
research to verify,

The majority of these houses are in good condition, and where garages are present they
are small detached accessory buildings set back toward the rear yard, only a few have
attached garages or car ports.

These houses tend to be set back further that the minimum front yard 4.5 metres for R2

and R3 zones, and have considerable potential for enlargements through additions in the
rear front yards and with additional height.
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d)

The area also includes some 1960's to 70's houses on Baldwin, Institutional Seniors
housing complex, on Baldwin and Bayview Street and some multi-unit medium and high
density residential developments at the east end of Holgate street, These developments
add variety of housing types and affordability and diversity of the area, by catering to
different housing needs and age groups.

Zoning and Development Pressures:

a)

The predominant zoning in the area is Single detached Residential zone R3 with some
Single detached R3 and a small amount of RM2 and RA-1 zoning at the east end of
Holgate Sireet.

Most of the houses are single detached unifs with approximately 13 properties with
registered second suites, which represent approximately 10 % of propetties in the area.

The Map in Appendix “A” shows a few planning applications applicable within this area,
which would be guided by planning policy and general site plan control and urban design
guidelines.

There are approximately nine currently active building permits identified on the portal,
which represents about 6 percent of all properties within the area, some of these
correspond with planning applications and these would be subject to site plan control
unless they are cnly minor in nature.

This area has the most potential for significant changes through building addition and
alteration as there is considerable space in the front rear and vertical within the current
zoning standards. In addition, the streets noted display more consistency in housing type
and style than in Area 2 and 3.

There is also potential to intensify larger lots and consolidate lots for medium density
housing forms subject to intensification criteria and policies for intensification outside of
primary intensification areas. Such applications would be guided by official plan policy
and general site plan and urban design guidelines.

Area 4 — The residential area generally west of Innisfil and Centre Street and South of

Jacobs Terrace. (Yellow)

a)

Of the three areas identified this area consists of the greatest variety in terms of age, type
condition size and architectural styles and building materials. There also appears to be
homogeneity in terms of groupings of similar buildings.

Houses on Centre Street and the south side of Campbeli Street and Caroline Street are
similar to those on Granville and Holgate Street with more variety in condition of housing.

Some Multi unit developments and considerable number of two unit dwellings are more
evident in this area.

There is also evidence of more deterioration or alterations that have been made {0 some
of the original houses to the point that some of the original features are not obvious.

There are no properties identified in the Heritage inventory as potential heritage

resources; however this may be due to the fact that none of these properties have been
researched.
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f)

Some properties appear to have had significant changes made to accessory buildings

Zoning and Development Pressures:

a)

d)

The predominant zoning in this area is Multi Unit Residential first density zone RM1
which permits two unit houses such as semi detached and duplex units. The zoning
recognizes existing single detached houses and additicns or alterations to these does not
require the minimum two unit standard to be met.

In addition there is some Multi Unit second density RM2 zoned lands on Anne Street.
This form permits medium density block and cluster townhouse, and walk up apartments.

It is feasible where lot consolidations exist on larger parcels in the RM1 zoned areas that
properties could be zoned to medium density forms of housing. This would require
planning review including site plan review which would need to be in accordance with the
Official Plan policies and general site plan control and urban design guidelines.

This area may be in somewhat of a state of transition and given the proximity to the
employment area to the North West, and in the longer term this area may potentially
evolve with more home occupation uses and low intensity mixed use businesses in
combination with residential uses. Should more intensive business occur in combination
with residential, this would need to be done through planning process based on policy
and sound planning principles.

The map attached in Appendix "A" identifies minimal planning applications in progress in
this area.

There are approximately 15 properties showing active building permit applications in the
area which constitutes approximately 9% of all properties in the area. Provided all
applicable law is met, the only level of planning input is confirmation that the changes
meet minimum zoning standards.

There are approximately 19 registered second suites which constitute approximately 12%
of properties within the area which is zoned for two unit dwellings. Based on a site visif,
semi detached houses and buildings with second suites are more visible in this area.

As with areas 1 and 2, where garages exist, they tend to be single storey detached

accessory buildings set back some distance from the front property line. (This excludes
more recently built multi units and semi detached houses).
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APPENDIX “B”

ZONING PARAMETERS IN FOR CONSIDERATION IN AREAS 2, 3, and 4

o Front yard setback
The setback requirement for the R2, R3, RM1 zone is 4.5m and in the RM2 zone 7.0m.

There are clusters of properties in all areas that are either closer to the front iot line or set back further
than the minimum front yard setback.

o Minimum and maximum height — especially in relation to height of adjacent buildings, as seen from
the street {front and exterior side yards).
The maximum height in the R2, R3, RM1 and RM2 zones is 10m, (3 storeys). Many of the houses in
the area are one and iwo storey buildings. in area 2 some four and six-plex blocks are 3 storeys.

o Height, size and location of garage or other accessory buildings.
Many of the garages in the area are detached garages set back toward the rear yard.
The maximum height for accessory buildings is 4m, accessory buildings including detached garages
cannot cccupy any part of a front yard, a maximum coverage of 10% or 50m? whichever is the lesser
applies. A minimum setback of 3m from the exterior lot line {corner lots) applies.

o Percentage of front yard devoted to parking

Driveway and parking space in the R2, and R3 zones cannot exceed 50% coverage of the front yard,
and 60% in the Rm1and RM2 zones.

o Balconies, verandas and porches

Review possibility of allowance for encroachments into yards facing streets to encourage these
structures.

o Maximum floor area, size or coverage
The maximum coverage in the R2, R3, RM1 and RM2 zones is 45 %.
Many of the properties appear {o be under this coverage.
There is no maximum floor area for the R2, R3, and RM1 zones, The maximum floor area for the RM2
zone is 60% gross floor area as a maximum coverage for the lot.

o Maximum and minimum density/use
Two Unit Dwelling Single detached dwellings that existed prior to the passing of the By-law are
permitted in the RM1 and RM2 zones. Additions io existing single detached uses are not required fo
meet the minimum standard, but new buildings are. Consider changing minimum two unit provisions

for new construction in the RM1 and RM2 zones — particularly where these zones are outside of the
UGC.

o Review minimum parking requirement for second suites
Particularly in areas within the UGC, and 500m or the Allandale station.
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APPENDIX “E”

Where residents envision future development...

Allandale residents envision their residential neighbourhood streets to remain primarily low-rise residential
that is complementary to the existing inventory of homes, as there are limited opportunities for infill on these
streets. Future growth can and should be accommodated along Essa Road and Tiffin Street as well as Innisfil
Street and Gowan Street, where appropriate.

Residents here are looking forward to the restoration of the original Train Station and the return of Go Transit,
set to open in 2011. Immediate access to the City will bring residents and visitors to this area to support,
attract and retain

services and shops

and increase tourism.

With the return of the

train station, access to

the waterfront will be

provided increasing the

appeal and desirability

of this area.

KEMPENFELT BAY

As part of the discussion
around future growth
opportunities, residents
identified where
differing scales of future
development seemed
to be most appropriate.
Using neighbourhood
maps with red, yellow
and green streets, the
following map was
created to depict the
type and location of
future development
residents expect in
Allandale.

Red Streets
Character: A primarily residential area that is expected to stay primarily residential in nature.
Growth Expectations: Significant change in the residential character of the area is not anticipated. Growth is expected to occur
primarily through small-scale residential infill (e.g., new single-detached homes) and renovations/additions to the existing housing
stock.

Yellow Streets
Character: An area that is in transition with a growing mix of housing forms and a range of services.
Growth Expectations: Some growth in the area is anticipated, primarily along minor collector roads and at smaller intersections, on
vacant lots and underutilized sites. Medium-scale infill is considered acceptable provided it adheres to good urban design standards
and is complementary to the neighbourhood, particularly development that is directly adjacent to stable residential areas.

Green Streets
Character: An area experiencing significant transition and in many parts is in need of significant investment to offset decline.

Growth Expectations: Growth in the areas is anticipated, primarily along major arterial roads and intersections, on vacant lots
and underutilized sites. Medium-to-higher-scale development is considered acceptable provided it adheres to good urban design
standards and is complementary to the neighbourhood, particularly development that is directly adjacent to stable residential areas.
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