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TO: 
 

MEMBERS OF COUNCIL  
 

FROM: MAYOR, J. LEHMAN 
 

RE: 
 

WEST END REVITALIZATON 

DATE: 
  

SEPTEMBER 25, 2017 

 
We are currently faced with decisions surrounding several strategic projects in the west end of Downtown 
Barrie, specifically the Market, Dunlop Street sidewalk expansion, and Fisher Auditorium and Event Centre.  
I wanted to provide some context for our decision making.   
 
There are many arguments in favour of investing in core areas, however, I wanted to focus on WHY public 
investment is made, and put an economic lens on the decisions in front of Council.  This memo outlines 
five things I feel we should take into consideration regarding these projects: 
 
1. Downtown revitalization has been successful, but unevenly, and the West End is where 

investment is now needed; 

2. Public investment is needed to catalyze private investment; 

3. Each investment should support others; 

4. Leveraging investment and existing buildings maximizes value and has become a successful 

model 

5. Our strategy for Downtown revitalization is now about supporting several different sectors of 

the economy, and that needs to continue. 

In addition to these points, I have a few thoughts on next steps for the City’s downtown revitalization 
strategy. 
   
1. Downtown revitalization has been successful, but unevenly, and the West End is now where 

investment is needed 

Our key tool for revitalization has been the community improvement plans (CIPs), and a new CIP came into 
effect last year.  The previous CIP for Downtown Barrie, the Next Wave, established a series of programs 
to promote revitalization.  Over the past ten years, considerable progress has been made, however, this 
progress has been unevenly felt within the City core.   
 
Staff report annually on the progress on the CIP’s.  The 2016 report included some cumulative statistics 
from 2005-2016 on the last page, which I’ve appended to this memo. It notes among other things (on page 
14): 

- The total amount spent on grants between 2005-2016 was $1.6M 

- The total assessment increase on projects receiving Tax Increment Grants alone was about 

$16.7M, producing $292,000 in additional taxes.   

This is about a 6 year payback or an ROI of just over 18% - an excellent investment under any criteria. 
 
However, it’s interesting to note that while this is a considerable ROI on our investments, the cumulative 
increases are not extensive – about $1.3M of additional assessment per year producing about $24,000 in 
additional tax revenue.  So a well performing investment, but one with only a modest impact.   
 
I also asked for assessment data from City staff to look at the relative growth of assessment in the 
Downtown core by type of property, and then geographically by looking at the BIA area east of the 
downtown core and west of the downtown core. 
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The data is fascinating.  Again, it shows that Downtown revitalization has been successful in terms of raising 
property values.   
 

- 2007 total assessed value of properties in the Downtown BIA:  $266.3M 

- 2017 total assessed value of properties in the Downtown BIA:  $432.2M 

The total assessed value of properties actually increased more West of Bayfield than East of Bayfield over 
this period.  However, the increase in assessed value West of Bayfield was largely due to one high-rise 
residential project (15 Maple).  When we look at the change in assessed value from 2007-2017 for 
commercial and office properties, the disparity between east and west is noticeable. 
 

- Downtown west of Bayfield:  $18.7M 

- Downtown east of Bayfield:  $46.2M  

Today there’s about twice as much commercial assessment east of Bayfield as west of Bayfield: 
 

- 2017 assessed value of commercial+office properties west of Bayfield:  $56.0M 

- 2017 assessed value of commercial+office properties east of Bayfield:  $95.7M 

In terms of tax revenue, again, the numbers are very interesting.   
 

- 2007, total municipal axes paid (annually) in the Downtown BIA:  $3.0M 

- 2017, total municipal axes paid (annually) in the Downtown BIA:  $5.2M 

And again while the total taxes paid are slightly higher in the west end, this is due to the number of 
residential towers.  The change in taxes paid from 2007-2017 for commercial and office properties again 
shows the disparity between west end and east end. 
 
While we have made tremendous progress in many areas, there remains work to do in parts of the west 
end.  My office has heard from employers, as recently as this week, asking about what the City is doing to 
strengthen the business climate in this area.  We need to respond to these concerns by ensuring there is a 
positive business climate in all areas of the downtown.   
 
That said, we are now seeing companies within the creative economy sector choosing the core as their 
business location of choice.  Investment in the west end of downtown at this time can strengthen the 
environment for existing businesses and help grow this cluster.   
 
The upshot:  CIP investments are prudent and effective but modest in impact, and while overall revitalization 
has been successful, the east end has seen much stronger results than the west end. 
 
2. Public investment is needed to catalyze private investment. 

The strategic projects in front of Council this fall all have several things in common.  They are all designed 
to bring more tourists and residents to Downtown Barrie; they all create an improved public space or facility; 
they support the development of the emerging creative economy, and they all create spin-off economic 
benefit.  Residents and visitors attending a concert, film, or conference will go out to a restaurant; people 
visiting a market will visit other shops and services in the area.  And by creating an improved public space, 
we attract crowds that make our streets safer (busy streets are safe streets) and provide a new feature for 
our residents.    
  



 

 

 

- 3 - 

 
One of the central ideas of CPTED (Crime Prevention Through Environmental Design) is “more eyes on 
the street”.  The simple fact of having more people in public spaces reduces the likelihood of a number of 
crimes and creates “safety in numbers”.  The return on this investment is both social and financial:  streets 
get safer, which is priceless, but also has a real impact on police and other emergency service costs. 
 
These benefits are all tangible and to some extent measureable.  What is both less tangible and less 
measurable, but far more significant, is the degree to which public investment spurs development activity.   
It’s very difficult to attribute the decision by a private developer to pursue a redevelopment project to a 
certain public investment.  However, there are major projects proposed at this time at several sites within 
the core.  Public investment can help spur this private investment.  While it is impossible to know what 
would proceed and what would not without the public investment, it is clear that substantial redevelopment 
is at the planning stage at this time.    
 
3. Each investment should support others and have an cumulative impact 

Multiple investments can have a multiplier effect, and these projects are no exception.  One facility builds 
audience for the next.  The investment in the Fisher Auditorium and Event Centre will bring business groups 
and performing arts audiences to downtown, who will in turn use the Market, Five Points Theatre, Meridian 
Place, the Maclaren, and of course the shops and restaurants of the downtown.  The broader impact into 
the business community will be to create increased focus for the west end as a business location. With the 
current theatre at Georgian College at risk, the opportunity exists today to shift the location of all of the 
current activity to an area of the city where spin-off economic impacts will be more substantial. 
 
Combined with Georgian College’s new Design and Digital Media Centre at Bayfield/Ross, Fisher and the 
Sandbox are key facilities to support the growth of the digital media cluster in Downtown Barrie.  Hosting 
events and incubating start-ups is a way that the City can support the growth of this sector.   
 
To that extent, these investments are comparable to building trucking routes or supporting facilities for 
skilled trades and industrial engineering education at Georgian College:  they are investments in support 
of a key sector of our economy.  A conference facility located in the west end could be a major catalyst to 
this cluster – it’s our opportunity to support the development of a sector of the economy that has strong 
growth potential and can provide underlying strength to revitalization of the west end. 
 
Further, this type of public investment provides a higher quality of life for our residents.  There is a reason 
that when the Physician Recruitment Task Force, when seeking to attract doctors to Barrie, tour them 
around the waterfront, sports facilities, and through places such as the MacLaren Art Centre – these 
facilities are what make us competitive in terms of attracting skilled workers and professionals to our 
community. The cumulative effect is to create a positive business environment. 
 
The upshot: these investments are not just about tourism or culture, when we do these projects we are 
building our economy and creating jobs.  These investments support new economic engines for the 
downtown. 
 
4. Leveraging investment and existing buildings maximizes value and has become a successful 

model 

The Fisher project, the Sandbox, and the Market at the Bus Terminal are projects that repurpose existing 
buildings.  By using existing space, through renovations, rather than building new buildings, we are making 
better use of existing assets and accomplishing projects that would otherwise cost literally tens of millions 
more to construct.  Adaptive re-use of existing space is also seen as a positive aspect in many infrastructure 
or capital funding grant processes. 
 
Further, for several years now, Barrie has successfully used a financial partnership model to fund strategic 
projects.  Typically, this partnership has been based in community fundraising, and sometimes can involve 
additional groups and/or other levels of government. 
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The Painswick Library included a significant fundraising component, and the results of the capital campaign 
exceeded the goal. The Five Points Theatre received Cultural Spaces Funding from the Federal 
Government, and also had a successful fundraising component.  Most recently, the Meridian Place project 
was funded roughly one-third by the City, one-third by the Downtown Barrie BIA, and one-third through 
fundraising – which was again successful. 
 
Our major institutions also use this model.  RVH of course received the lion’s share of their funding for the 
hospital expansion and Cancer Care Centre from the Province of Ontario, but received very large funding 
commitments from Barrie, the County of Simcoe, and of course a massive fundraising campaign.  Georgian 
College received funding from all four levels of government for its Advanced Research Centre, and 
fundraises for capital projects.  RVH consistently credits the local government support with helping to 
leverage Provincial funding and community fundraising.  In the same way, our ask for federal and/or 
provincial funding for these downtown revitalization projects will be strengthened by community support 
and the City’s commitment. 
 
The strategic projects in front of Council now include the same leveraging strategy – the Market will be 
funded in part by Downtown Barrie in addition to the City, and Fisher is proposed to be funded in part by 
grants and by community fundraising. By leveraging outside investment and involving the community 
through fundraising, the City maximizes benefit to the taxpayer while building broader involvement and 
support in the project. 
 
The upshot:  this is how we’ve got things done in Barrie!  Repurposing and renovating existing buildings 
will save millions compared to building new, and leveraging outside funds maximizes value for the City’s 
investment.    
 
5. Our strategy for Downtown revitalization is now about supporting several different sectors of 

the economy and that needs to continue. 

Downtown revitalization has been a goal of City Council and the broader community since at least the 
1980s.  With new retail formats creating economic challenges for traditional downtowns there was a slow 
erosion of the commercial core of most Ontario cities beginning in the 1960s which has required downtowns 
to reinvent themselves.   
 
Barrie has responded with various plans, initiatives and projects over the years, including the Façade and 
Streetscape Study in the mid-1980s, which lead to the “big dig” on Dunlop Street and public realm 
improvements such as the cobblestone sidewalks and vintage street furniture.  From its first days, the 
Downtown Merchants Association (now Downtown Barrie BIA) was focussed on helping its members 
compete, by creating a brand and an attractive public realm that could compete with other forms of 
commercial development. 
 
However, these revitalization efforts had as a primary focus one economic idea – that Downtown was a 
retail district that should compete with other retail areas…and ideally attract tourists, who represent net new 
investment to the community.  That said – let’s be frank – there weren’t a lot of tourists coming to Downtown 
Barrie in the 1990s and even the 2000s. 
 
This philosophy began to shift with the Xenos Plan and the Next Wave (2004) which began to consider a 
broader mix of uses, as well as the commercial masterplanning element.  The shift in thinking picked up 
pace with the Plan for Culture (2007) and the Intensification Strategy (2009) which laid out a role for 
culturally-led revitalization and a mixed-use (commercial AND residential) strategy for the core.  Work done 
by Roger Brooks for the BIA during this time also emphasized Downtown’s unique offerings, such as 
independently owned stores and restaurants, leading to the branding of the core as “indie” – playing on the 
unique businesses, events, experiences, and public spaces. 
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And although there wasn’t a specific plan involved, the growth and improvement of the food and drink scene 
in Downtown Barrie (which at one time was seen as problematic) was fostered by the BIA, Council, and the 
community through initiatives such as the patio program, and events such as Barrielicious.  This has been 
extremely successful – there were 32 restaurants, coffee shops, and pubs that had patios this year, with 
the majority (23) being cafes or restaurants. 
 
Most recently, as noted, we have seen the exciting growth of a digital media sector – anchored by 
companies such as TygerShark, Digital Giants, Renegade Digital, the Creative Space, and supported by 
the new Design and Digital Media Campus of Georgian College. 
 
All good economic strategies are diversified, and I believe we’ve now got the right philosophy – Downtown 
is a mixed neighbourhood of residential, boutique retail, commercial, cultural, and civic uses.  It has a 
financial/professional district focussed on Collier Street, and three cultural facilities – the Library, MacLaren, 
and Five Points Theatre.  We’re supporting efforts for social entrepreneurship and affordable housing, while 
also proceeding with a number of exciting residential developments at a range of market levels to grow the 
resident population of the core. 
 
Together, these elements support a central concept for Downtown as the heart of Barrie’s creative 
economy.  By helping to transform the west end of Downtown, this will strengthen the appeal of the area to 
businesses and help generate interest for residents as well. It is part of community building. Businesses 
invest but so do people; people want to come live, work and play.  We can see this process has already 
started to work in the east end. 
 
The creative economy strategy is also a tourism-oriented strategy, since its ingredients and the environment 
it generates are also significant tourism generators.  Conventions, performances at a concert hall, a 
permanent market and a farmers market, and better public spaces will help attract more visitors to our city 
centre. 
 
Often, there are concerns raised in Barrie surrounding the role of our downtown strategy in assisting our 
most vulnerable residents.  A strategy that ignores or displaces these residents and the services that 
support them would be misplaced and bound to fail.  Integrating opportunities for social entrepreneurship 
through the YMCA and Fisher; providing for affordable housing development; and supporting service 
provision by the charities and organizations such as CMHA that are part of combatting homelessness and 
poverty, should be enshrined into our plan.   
 
Last, these components of course provide new facilities and features for our own residents, both Downtown 
residents and those in the rest of the City.  Being able to come to a market regularly; being able to see 
performances, their children’s dance competition, go to an e-gaming tournament, or see a unique film; being 
able to enjoy wide sidewalks with patios and displays – these will all be things that make living in Barrie 
great.  They are the kinds of things that our residents will value. 
 
The upshot:  the City’s investment should support a diversified strategy, to help build a sustainable economy 
and community for the West End.  Looking at success stories internationally and locally, no one sector can 
do it alone. 
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APPENDIX A – ASSESSMENT AND TAX REVENUE DATA 
 

 
  

2007 TAXATION YEAR (2005 BASE YEAR FULL CVA)

ASSESSMENT 

EAST/BAYFIELD

 MUNICIPAL 

TAXES PAID 

ASSESSMENT 

WEST/BAYFIELD

 MUNICIPAL 

TAXES PAID 

TOTAL 

ASSESSMENT

 TOTAL 

MUNICIPAL 

TAXES PAID 

CFN Commercial Payment In Lieu Full PIL 2,007,385 0 2,007,385 0

CGN Commercial Payment in Lieu General PIL 0 706,000 706,000 0

CHN Commercial Payment in Lieu Shared PIL 0 315,000 315,000 0

CTN Commercial Taxable DIB TAXABLE 45,214,486 713,666 32,953,856 520,144 78,168,342 1,233,810

CXN Commercial Taxable - Excess Land DIB TAXABLE 2,264,900 25,024 1,932,000 21,346 4,196,900 46,371

DFN Office Building - Payment in Lieu Full PIL 0 0 0 0

DTN Office Building Taxable DIB TAXABLE 0 1,073,780 16,949 1,073,780 16,949

EN Exempt EXEMPT 20,175,420 N/A 6,298,945 N/A 26,474,365 N/A

ITN Industrtial Taxable - Full DIB TAXABLE 324,000 5,306 0 0 324,000 5,306

MTEP Multi - Residential, English Public School Support NO DIB TAX 1,940,715 23,057 5,807,200 68,992 7,747,915 92,049

MTES Multi - Residential, English Separate School Support NO DIB TAX 61,620 732 0 0 61,620 732

NTEP New Multi Residential English Public School Support NO DIB TAX 0 0 0 0 0 0

RTEP Residential, English Public School Support NO DIB TAX 52,035,699 573,105 81,725,863 900,103 133,761,562 1,473,208

RTES Residential, English Separate School Support NO DIB TAX 4,183,875 46,080 6,345,931 69,892 10,529,806 115,972

RTFP Residential, French Public School Support NO DIB TAX 172,000 1,894 0 0 172,000 1,894

RTFS Residential, French Separate School Support NO DIB TAX 415,500 4,576 22,500 248 438,000 4,824

STN Shopping Centre  Taxable DIB TAXABLE 0 316,425 4,898 316,425 4,898

XTN Commercial New Construction Taxable DIB TAXABLE 0 0 0 0

XUN Commercail New Construction Excess Land Taxable DIB TAXABLE 0 0 0 0

$128,795,600 $1,393,441 $137,497,500 $1,602,572 $266,293,100 $2,996,013

2017 TAXATION YEAR year 1 phase in  (2016 BASE YEAR FULL CVA)

ASSESSMENT 

EAST/BAYFIELD

 MUNICIPAL 

TAXES PAID 

ASSESSMENT 

WEST/BAYFIELD

 MUNICIPAL 

TAXES PAID 

TOTAL 

ASSESSMENT

 TOTAL 

MUNICIPAL 

TAXES PAID 

CFN Commercial Payment In Lieu Full PIL 3,709,225 0 3,709,225 0

CGN Commercial Payment in Lieu General PIL 0 846,000 846,000 0

CHN Commercial Payment in Lieu Shared PIL 0 460,750 460,750 0

CTN Commercial Taxable DIB TAXABLE 81,283,125 1,321,174 46,225,187 751,343 127,508,312 2,072,518

CXN Commercial Taxable - Excess Land DIB TAXABLE 4,742,550 53,960 2,904,900 33,051 7,647,450 87,011

DFN Office Building - Payment in Lieu Full PIL 1,233,500 0 0 1,233,500 0

DTN Office Building Taxable DIB TAXABLE 2,278,050 37,027 1,784,748 29,009 4,062,798 66,037

EN Exempt EXEMPT 27,850,325 N/A 12,714,925 N/A 40,565,250 N/A

ITN Industrtial Taxable - Full DIB TAXABLE 424,450 7,300 0 0 424,450 7,300

MTEP Multi - Residential, English Public School Support NO DIB TAX 4,316,825 48,960 10,670,300 121,019 14,987,125 169,978

MTES Multi - Residential, English Separate School Support NO DIB TAX 0 0 0 0 0 0

NTEP New Multi Residential English Public School Support NO DIB TAX 0 0 44,468,425 504,344 44,468,425 504,344

RTEP Residential, English Public School Support NO DIB TAX 69,338,279 786,409 110,075,202 1,248,432 179,413,481 2,034,841

RTES Residential, English Separate School Support NO DIB TAX 5,445,205 61,758 4,609,832 52,283 10,055,037 114,041

RTFP Residential, French Public School Support NO DIB TAX 0 0 0 0 0 0

RTFS Residential, French Separate School Support NO DIB TAX 1,128,750 12,802 0 0 1,128,750 12,802

STN Shopping Centre  Taxable DIB TAXABLE 0 2,305,050 37,466 2,305,050 37,466

XTN Commercial New Construction Taxable DIB TAXABLE 1,591,300 25,865 1,492,075 24,252 3,083,375 50,117

XUN Commercail New Construction Excess Land Taxable DIB TAXABLE 810,500 9,222 0 0 810,500 9,222

0

$204,152,084 $2,364,476 $238,557,394 $2,801,200 $442,709,478 $5,165,676
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APPENDIX B – EXCERPTS FROM 2016 CIP PROGRESS REPORT 
 

 
 

 


