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TO: PLANNING COMMITTEE 

SUBJECT: SITE PLAN CONTROL REQUIREMENTS FOR PROCESSING FOR 10, 
14, 18, 20, 22 AND 24 GROVE STREET WEST 

WARD: 2 

PREPARED BY AND KEY 
CONTACT: 

J. LAMBIE, SENIOR URBAN DESIGN PLANNER, EXT. 4324 

SUBMITTED BY: M. BANFIELD, RPP, DIRECTOR OF DEVELOPMENT SERVICES 
 

GENERAL MANAGER 
APPROVAL: 

B. ARANIYASUNDARAN, P.ENG., PMP, GENERAL MANAGER OF 
INFRASTRUCTURE AND GROWTH MANAGEMENT 
 

CHIEF ADMINISTRATIVE 
OFFICER APPROVAL: 

M. PROWSE, CHIEF ADMINISTRATIVE OFFICER   

  
RECOMMENDED MOTION  

1. That the Site Plan Control Application submitted by MHBC Planning, on behalf of Grove Street 
Developments Inc. for development on lands known municipally as 10, 14, 18, 20, 22 and 24 Grove 
Street West, be approved in principle per the Site Plan Control Requirements for Processing 
outlined in Appendix “A” to Staff Report DEV033-22. 

2. That staff maintain the delegated responsibility for final clearance of the Site Plan Control 
Requirements for Processing that culminate in the preparation and registration of a Site Plan 
Agreement for the project. 

PURPOSE & BACKGROUND 

3. The purpose of this report is to facilitate the release of Site Plan Control Requirements for 
Processing for the development proposed on the lands known as 10 Grove Street West.  The draft 
requirements are included as Appendix “A” to Staff Report DEV033-22.  As part of Council Adoption 
of Direction 17-G-253 on October 23, 2017, regarding Official Plan Amendment and the site-
specific Zoning By-law Amendment (By-law 2018-031) for this property, there was a requirement 
for Site Plan Control to be “bumped up” to Council for approval. 

4. The development includes: 

• A total of 928 units and 1084 parking spaces, at a rate of 1.2 spaces per unit. 
 
i) Building 1 (798 units) (Phases 1 and 2): consisting of three residential towers at 

23 storeys (68 metre), 25 storeys (74 metre), and 27 storeys (80 metre) in height, 
sharing a 5 storey parking podium with rooftop amenity space; 

 
ii) Building 2 (130 units) (Phase 3): consisting of a 3 storey ‘townhouse’ podium 

along Grove Street connected to a 9 storey (28.5m) tower by a parking structure 
with rooftop amenity space. 

 

• A central plaza amenity, a playground area, and rooftop amenity areas. 
 

• A pedestrian pathway between Toronto Street and Bayfield Street. 
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• A privately owned laneway, with an easement in favour of the City of Barrie, along the 

eastern property line of the site.  
 

5. Staff and partner agencies have reviewed the Site Plan Application (D11-021-2021) in accordance 
with current legislative requirements, standards, and design guidelines, and have determined that 
the latest submission is acceptable to move forward with finalizing the infrastructure and design 
details.  

Site and Location 

6. The lands subject to the application include the properties known municipally as 10, 14, 18, 20, 22 
and 24 Grove Street West.  The site is approximately 2.5 hectares in size with frontage on Grove 
Street and Toronto Street.   

 
North: Highway 400, Sunnidale Natural 

Area/Park, and commercial 
uses along Bayfield Street 

 
East: Bayfield Street and wider 

Wellington neighbourhood with 
commercial and residential uses 

 
South: Grove Street and Queen’s Park 

neighbourhood with residential 
uses and Hillcrest Public School 

 
West: Toronto Street, Highway 400 

 
 
ANALYSIS 
 
Zoning  

7. Staff have confirmed that the site plan, as proposed, meets the standards set out in the site-specific 
by-law for the site (SP-553), as well the standards of Comprehensive Zoning By-law 2009-141, as 
applicable.  The Zoning Matrix is attached as Appendix “C” to Staff Report DEV033-22. 

8. The current zone includes a Hold provision (H-136).  The Hold identifies that the following items 
must be completed to the satisfaction of the Director of Development Services: 

a) A land appraisal and determination of Community Benefit.  

 

b) A parking study illustrating that a parking ratio of 1 parking stall per 1 residential unit can be 

accommodated internally to the site without creating spill over impacts on adjacent streets.  

 

c) That the owner provide/grant an easement to the benefit/in favour of the property owners 

having frontage on Bayfield Street, adjacent to the subject lands, that provides above and 

below grade vehicular access and use to the properties fronting onto Bayfield Street, to be 

constructed by the owner of the subject lands, where such access to the lands under easement 

shall have access from a municipal right of way.  

 

9. Staff can confirm that progress has been made to satisfy the Hold provisions as follows:   
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a) A land appraisal was submitted and accepted by the City of Barrie and the Community Benefit 

determined. This condition of the Hold has been satisfied and was cleared by By-law 2018-
116.  
 

b) Ownership of the site changed following the approval of the zoning amendment. The new 
owner brought forward a different development concept proposing a parking ratio greater than 
the minimum 1 space per unit that was contemplated through the zoning amendment. 
Transportation Planning Staff have reviewed the Transportation Impact Study and Parking 
Study provided and support the proposed 1.2 spaces per unit  and are satisfied there will be 
no spillover impacts on adjacent streets.  

 
c) The owner/applicant cannot compel adjacent individual private property owners to accept 

easements in their favour. As such, an easement in favour of the City will be established over 
the proposed laneway prior to registration of a site plan agreement.  

 
10. Official Plan policy 3.3.2.2(a) targets a minimum of 10% of all new housing units to be affordable. 

Further, within the staff report regarding the Official Plan Amendment and Zoning By-law 
Amendment approvals, the Council motion included the following condition:  

“That the applicant agrees to provide 10% of the proposed rental housing units as affordable rental 
housing units in accordance with City of Barrie Official Plan Affordable Housing policies as 
contained in Section 3.3.2.2 Affordable Housing Policies of the Official Plan subject to appropriate 
government subsidies.” 

The Owner applied for City of Barrie CIP subsidies during the Spring 2022 intake to help offset the 
costs of delivering affordable rental apartments. However, the Owner was unsuccessful in obtaining 
the subsidies and will continue the development with market rental apartments as planned. The 
owner is engaged in continued discussion with the City of Barrie and other levels of government 
for future subsidy opportunities. 

11. The Hold will be lifted by the Director of Development Services when the conditions of the hold 
have been satisfied. The removal of holds has been delegated to the Director of Development 
Services through By-law 2022-042 approved in May 2022 (DEV008-22). The removal of the hold 
will need to be completed prior to the execution of the site plan agreement. 

Site Plan Review 

12. Key attributes of Site Plan Control that have been investigated in detail by staff including: 
 

• Planning and Urban Design related to site circulation and structure and building location, 
orientation, and design. 

• Municipal Infrastructure connections and site service design including water, sewer, and 
stormwater management. 

• Transportation related to traffic (including required street improvements and construction 
timing), accesses, emergency vehicle routes, internal automotive and pedestrian 
circulation, and parking. 

• Source Water Protection and Environmental Compliance requirements for Wellhead 
Protection Area - D (25-year capture area) and foundation depths as it pertains to 
protecting the municipal supply aquifer. 

• Landscaping for the site and streetscapes. 
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Next Steps 

13. The release of the Requirements for Processing provides the opportunity to have the comments 
and conditions of staff more formally acknowledged by all parties and provides direction for the 
remaining steps of the Site Plan Control process.  Next steps would include finalizing the site and 
building design, confirming site servicing, foundation depth, landscaping, road access and widening 
dedications, calculation of fees and securities, and registration of a Site Plan Agreement.  

ENVIRONMENTAL AND CLIMATE CHANGE IMPACT MATTERS 

14. The site location and proposed development contribute to a more walkable and transit-supportive 
neighbourhood. The proposed massing has been designed to mitigate shadow impacts, maximize 
sky views and reduce wind impacts. The proposed landscape design utilizes native and drought-
tolerant species and will integrate energy efficient and water conservation features. Site 
landscaping and cool roof features also reduce urban heat island effects. The proposed 
development will provide access to sustainable transportation methods and contribute to curbing 
auto dependency. 

ALTERNATIVES 

15. The following alternative is available for consideration by Planning Committee: 

Alternative #1 Planning Committee could refer the proposed Site Plan Control 
Requirements for Processing back to staff for additional consultation with 
the owner/applicant and the commenting team. 

This alternative is not recommended as staff and partner agencies have 
been working cooperatively with the owner and consultant team to address 
the comments and technical considerations for the ultimate design of this 
development.  As noted previously, the release of the Requirements for 
Processing provides the opportunity to have the comments and conditions 
of staff more formally acknowledged by all parties and provides direction to 
formally complete the remaining steps of the Site Plan Control process.    

FINANCIAL 

16. All costs associated with the approval and development of the site would be the applicant’s 
responsibility.  The applicant would be responsible for all capital costs for any new infrastructure 
required within the development limits and any of the frontage costs associated with upsizing to 
municipal water and sewer mains already installed, if required. 

17. The current municipal tax revenue from the property known municipally as 10, 14, 18, 20, 22 and 
24 Grove Street West is $491,751.23.  The proposed Grove Street West multi-residential 
development results in an estimated total assessment of $258,500,000. Applying the total Multi-
Residential Full tax rate results in a total tax levy of $3,243,714.87 ($2,848,209.87 – Municipal and 
$395,505.00 – Education). 

18. An estimate of the Development Charges for this development is provided in the chart below: 
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19. Additional Development Charges Information: 
 
Frozen Development Charges: The Development charge rates have been frozen with interest 
at a rate of 3.84% per annum for a maximum of two years from the date of Site Plan Application 
being September 21, 2021, at the rates provided in the estimate above. The frozen rates will expire 
on September 23, 2023. If the building permit is issued after the expiry date the current rates in 
effect will become applicable to this development.  
 
Re-Development Credits: A credit will be provided against development charges owing for 
properties where there is a redevelopment of the property.  The eligibility of the credit is restricted 
to redevelopments that receive replacement building permits within 60 months of the demolition 
permit being issued. Current credits are set to expire May 13, 2026. 

 
Deferral of Development Charge Payments: For Rental Housing that is Not Non-Profit 
Housing (minimum 4 units - all of which are intended for Rental use): DCs will be due in 6 
equal annual payments plus interest commencing on the earlier of the date of the issuance of an 
occupancy permit or the date the building is first occupied. The person required to pay development 
charges is required to notify the City within 5 business days of the building first being 
occupied.  Failure to notify the City will result in the development charge, including any interest 
payable becoming due and payable immediately. 
 
Please note that Interest is determined using the City’s 5 year moving average cost of capital 
(WACC).  WACC is unique to each organization and considers both internal and external factors 
to evaluate the cost of delaying the receipt of funds.  The City typically updates its WACC semi-
annually or may do so at any other time should conditions so warrant. The current rate in effect is 
5.15%. The applicable WACC rate will ultimately be the rate in effect at the time of complete 
application. 
 
The total deferred Development Charges will be finalized and calculated at the rate in effect on the 
day that the 1st building permit is issued. If Development Charges were crystallized the crystalized 
rates will be indexed from the date of Site Plan Application or Zoning By-Law Amendment 
Application at the WACC rate in effect on date of application. 
 



 

STAFF REPORT DEV033-22 
November 29, 2022 

Page: 6  
File:  
D11-021-2021 
Pending #:  
 
 

 
Installment dates and the interest rate applicable to the total deferred Development Charges 
(outlined above) will be established at the time of occupancy. 
 
The deferral of Development Charge payments does not apply to Education Levies, Cash in Lieu 
of Parkland, non-residential development charges, or the Finance Administration Fees.  

 
20. Building permit application fees as an average are estimated to be in the order of $2,041,012.79 

(2022 rate, subject to an annual inflation adjustment on January 1st of each year). 
 

LINKAGE TO 2018–2022 STRATEGIC PLAN 

21. The recommendation(s) included in this Staff Report support the following goals identified in the 
2018-2022 Strategic Plan: 

 Fostering a Safe and Healthy City  

• Build a greener Barrie while mitigating and adapting to climate change 

 Building Strong Neighbourhoods 

• Build walkable, diverse neighbourhoods that encourage community connections 
 

 Improving the Ability to Get Around 

• Increase transportation options, including active transportation modes 

• Make connections 
 

 
22. In accordance with Council’s goals, the proposed development would provide for a high density 

built form with rental residential units that will utilize and/or improve existing services and 
infrastructure. The proposed development promotes and facilitates walkability and community 
connections to the surrounding commercial districts and supports active transportation and public 
transit.  

Attachments: Appendix “A” – Draft Site Plan Control Requirements for Processing  
 Appendix “B” – Proposed Site Plan 
 Appendix “C” – Zoning Matrix 
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APPENDIX “A” 

Draft Site Plan Control Requirements for Processing  
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APPENDIX “B-1”   

Proposed Site Plan 
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APPENDIX “B-2”   

Proposed 3D Perspectives 
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APPENDIX “B-3”   

Proposed 3D Perspectives 
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APPENDIX “B-4”   

Proposed 3D Perspectives 
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APPENDIX “B-5”   

1st Site Plan Submission 
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APPENDIX “B-6”   
Zoning By-Law Amendment Concept Plan 
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APPENDIX “C” 
Zoning Matrix 

 


