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General Committee of City Council 
City of Barrie 
70 Collier Street, City Hall 
Barrie, ON. L4M 1G8 

Dear Members of General Committee: 

Re:   Essa Corridor Study – Zoning By-law Amendment 

175 & 199 Essa Road 

We are writing on behalf of Osmington Inc., owner of the lands municipally addressed as 175 and 
199 Essa Road (the “subject lands”) which is the site of the former Barrie Fairgrounds).   

The subject lands are included within the City-initiated Zoning By-law Amendment for the Essa 
Road Corridor, which proposes to rezone certain properties along the Essa Road Corridor to 
permit mixed use development.  The subject lands are proposed to be rezoned from C4 (General 
Commercial) to MU2-H (Mixed Use Corridor). 

Osmington generally supports the City’s initiative to permit mixed use development on the subject 
lands and applauds the City’s efforts to proactively rezone lands that have the potential to fulfil 
the ultimate development vision for Essa Road.  Mixed use development, particularly along the 
Essa Road portion of the subject lands, is in line with Osmington’s vision of contributing to the 
creation of a complete community.   

Osmington is currently working towards the submission of development proposal on the subject 
lands to permit a mixed use, complete community, generally in line with the City’s zoning 
standards for Mixed Use Corridors. 

The proposal, as shown on Attachment 1 to this letter, is for a mixed-use development that will 
incorporate a range of uses, including residential uses in a variety of building types, a senior’s 
residence, at-grade retail, office, and the existing curling club.  The site will be well-connected to 
neighbouring areas through a rich network of vehicular and active transportation connections 
including sidewalks as well as a multi-use path and trails that connect through the subject lands 
providing opportunities for walking and cycling.  At the foot of the multi-use path, adjacent to Essa 
Road, the proposal contemplates a multi-functional space between the curling club and Essa 
Road.  During the warmer seasons, when the parking lot of the curling club is not being utilized 
for the purposes of parking vehicles, the space will function as a public square, able to host a 
variety of outdoor community events oriented to pedestrians.  At the north end of the subject 
lands, stormwater management facilities are proposed to address stormwater runoff from the 
subject lands, as well as stormwater runoff from Highway 400 (as required by the Ministry of 
Transportation).  As such, the extent of the developable area on the subject lands has been 
reduced.  The proposed development incorporates these stormwater management facilities, not 
only as an essential infrastructure tool to manage stormwater, but also as important community 
features providing for passive recreation opportunities and trails.   
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To manage stormwater and existing downstream flooding, Osmington’s engineering consultant, 
Counterpoint Engineering, has recommended a strategy of multiple stormwater management 
facilities and Low Impact Development (LID) measures, including rain gardens, bio-swales, 
permeable pavers and pipe exfiltration systems to ensure the sustainable development of the 
subject lands.  This strategy includes a new naturalized creek and stormwater management 
facility for the City to reduce  downstream flooding associated with Hotchkiss Creek. 
  
To manage traffic, Osmington’s transportation consultant, BA Group, has recommended a road 
and trail network that will distribute traffic efficiently and limit traffic impacts on existing streets.  
The roads in the proposed development will accommodate forecast traffic volumes and provide 
for a balanced transportation network to accommodate all modes of transportation. 
 
The proposed development has been designed to strike a balance between respecting the 
existing neighbourhood character and the City’s need to accommodate intensification. 
The proposal puts forward a complete and connected mixed-use neighbourhood by following the 
below guiding principles: 

• Foster an attractive neighbourhood and a sense of place; 
• Create a walkable neighbourhood; 
• Provide a variety of transportation choices; 
• Promote compact built form and efficient use of land; 
• Create high quality public realm; and 
• Include sustainable neighbourhood elements. 

 
The attached master plan demonstrates the vision for the property.  Along Essa Road, it includes 
a 6-storey office building close to Highway 400, the existing curling club with a public square in 
front and an 8-storey mixed use building.  In the interior of the block, the densities transition down 
with stacked townhouses and back-to-back townhouses close to Essa Road transitioning to 2-
storey street townhouses along the edge of the site.  A central park is proposed along the main 
entrance spine and a seniors complex is proposed north of the office building. 
 
The intent of the Mixed Use Corridor zoning is to provide for an appropriate mix of higher density 
uses along the “corridor”, which is Essa Road itself.  It is important to note that while the entirety 
of the subject lands currently front onto Essa Road, the subject lands are quite large in size, and 
the ultimate development of these lands will be composed of a range of uses, dwelling types and 
densities.  We agree that it is appropriate to rezone the entirety of the subject lands as Mixed Use 
Corridor, contributing to the concept of a complete community.  However, the zone standards 
should appropriately allow for higher residential densities and a mix of uses on the portion of the 
subject lands directly adjacent to Essa Road, transitioning to lower densities and primarily 
residential development in the interior of the subject lands, adjacent to the established low-density 
neighbourhood.  
 
The current Mixed Use Corridor zone standards will not permit the full range of housing types 
envisioned in the master plan, including back-to-back townhouses and street townhouses.  These 
housing forms are important elements of residential built form, particularly when transitioning 
between denser, mixed use development to low-density established neighbourhoods. 
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With respect to height, the Mixed Use Corridor zone standards currently permit a minimum height 
of 7.5 metres and a maximum height of 16.5 metres, increasing to a maximum height of 25.5 
metres for buildings that have commercial or institutional uses on the ground floor.  While this 
provision allows for an 8-storey mixed commercial and residential building, which is generally in 
line with what Osmington is proposing for the Essa Road corridor on the subject lands, flexibility 
to provide for additional height of 8 to 10 storeys, as appropriate, should be provided in the by-
law.  Further, the provisions in the proposed Mixed Use Corridor zoning would restrict an office 
building to a maximum height of 4 storeys.  It is important to recognize that stand-alone office 
buildings form an appropriate component of mixed use areas, and the flexibility to provide for such 
office buildings that are taller than 4 storeys should be provided in the by-law.   
 
Osmington respectfully asks for the following site-specific additions to be included for the Mixed 
Use Corridor zone standards for the subject lands: 

• The addition of “Townhouse, Back to Back” and Townhouse Development, Street” as 
permitted residential uses;  

• An increase of the maximum permitted height of buildings with ground floor retail to 32 
metres;  

• An additional provision added to permit stand-alone office buildings to have a maximum 
height of 32 metres; and 

• Permission from the City to apply for a Zoning By-law Amendment or Minor Variance within 
2 years of the passing of the City’s Zoning Amendment to recognize and apply specific 
zone standards for proposed uses, including the lifting of the Hold (H) on the subject lands. 

 
Yours very truly, 
SGL PLANNING & DESIGN INC. 

 

 

___________________________  ___________________________ 
Paul Lowes, RPP, MCIP    David Riley, RPP, MCIP 
Principal      Principal 
 
 
 
 
___________________________ 
Catherine Jay, RPP, MCIP 
Head of Urban Design 
 
cc:  Christian Kieller, Osmington Inc. 
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Area Context
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Proposed Development

Fosters an attractive neighbourhood 
and a sense of place

Creates a walkable neighbourhood

Promotes compact built form and 
efficient use of land

Provides for a variety of housing 
choices

Provides for appropriate transition of 
built form to existing residential

Creates high quality public realm
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Conclusion
Osmington respectfully asks for the following site-specific additions to be included for the Mixed Use 
Corridor zone standards for the subject lands:

1. The addition of “Townhouse, Back to Back” and “Townhouse Development, Street” as 
permitted residential uses;

2. An increase of the maximum permitted height of buildings with ground floor retail to 32 

metres;

3. An additional provision added to permit stand-alone office buildings to have a maximum 

height of 32 metres; and

4. Permission from the City to apply for a Zoning By-law Amendment or Minor Variance within 2 

years of the passing of the City’s Zoning Amendment to recognize and apply specific zone 

standards for proposed uses, including the lifting of the Hold (H) on the subject lands.


