
 

STAFF REPORT DEV040-20 
December 7, 2020 

 Page: 1  
File: D00 
Pending #: 
P20/18, P2/19 
 
 
 

 
TO: GENERAL COMMITTEE 

SUBJECT: BARRIE MARKET PRECINCT INITIAL SITE ANALYSIS AND 
CONSIDERATIONS 

WARD: 2 

PREPARED BY AND KEY 
CONTACT: 

M. BANFIELD, RPP, DIRECTOR OF DEVELOPMENT SERVICES  
EXT. 5466 

SUBMITTED BY: A. MILLER, RPP, GENERAL MANAGER OF INFRASTRUCTURE AND 
GROWTH MANAGEMENT 

GENERAL MANAGER 
APPROVAL: 

A. MILLER, RPP, GENERAL MANAGER OF INFRASTRUCTURE AND 
GROWTH MANAGEMENT 

CHIEF ADMINISTRATIVE 
OFFICER APPROVAL: 

M. PROWSE, CHIEF ADMINISTRATIVE OFFICER   

  
RECOMMENDED MOTION 

1. That the Report of the Barrie Market Precinct Initial Site Analysis and Considerations – September 
2020 attached as Appendix “A” to Staff Report DEV040-20 be approved in principle. 

2. That staff in the Development Services Department, with input from the Economic and Creative 
Development and Corporate Facilities Departments report back to General Committee in spring 
2021 with a Business Case for a Permanent Market and an outline for a Precinct Plan under the 
Planning Act. 

PURPOSE & BACKGROUND 

Purpose 

3. The purpose of this Staff Report is to report back to Council, with details of the Barrie Market 
Precinct Initial Site Analysis and Considerations Report dated September 2020, and to obtain 
approval, in principle, for the transformation of the existing Barrie Transit Terminal to a permanent 
market, and the evolution of the broader study area to a Market Precinct. 

4. The Staff Report also presents the rationale for a further report back on two action items from the 
Barrie Market Precinct Initial Site Analysis and Considerations.  

5. Action 5.1 Understand a Business Case for the Permanent Market in order to help analyze and 
evaluate the potential return on investment associated with the creation of a permanent market.  

6. Action 5.2 Prepare a Precinct Plan for the Market Precinct that builds on the directions of the Site 
Analysis and outlines the required policy and process amendments required under the Planning 
Act in order to achieve the desired transformation of the area. 
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Background 

7. The City of Barrie’s downtown is evolving. New mixed-use and residential projects are bringing new 
residents to the downtown, while planned and recently completed City-led investments are creating 
a network of vibrant and attractive public spaces. 

8. Barrie’s farmers’ market has operated on a continuous basis since 1846, and yet has never had a 
permanent facility. While this possibility has been studied and evaluated by Council and City staff 
for some time now, interest has broadened from evaluating the possibility of a permanent market 
to create a Market Precinct that would function as a key destination in Barrie’s downtown as the 
area continues to evolve.  

9. Creating not just a permanent downtown market, but a Market Precinct (a.k.a. neighbourhood), 
would not only provide greater stability for a permanent market, but would help with downtown 
revitalization, intensification and tourism efforts, and encourage greater pedestrian use and 
business development. 

10. As per Staff Report FCT004-18, through the 2018 Capital Plan, the project FC1129 Year Round 
Downtown Market New Development had been approved for $2.9 million in design and 
construction, and an additional $3.9 million in construction funding approved in advance for 2019 
(totalling $6.8 million). However, the project was put on hold pending confirmation of PTIF funding 
for the relocation of the Transit Terminal and completion of an updated Market Business Plan.  That 
approved funding has since been cancelled and removed from the current capital plan.  
 

11. PTIF funding has now been confirmed and the process to relocate the Transit Terminal is 
underway. 

12. There are no currently approved dollars, and no requested funds in the proposed 2021 capital plan 
for the Downtown Market New Development project. Future dollars to be allocated to this project 
would be considered at the time of the annual budget.  
 

Previous Steps 

13. On December 16, 2013, Council passed motion 13-G-323, which authorized staff to conduct a 
Downtown Market Feasibility Study for a self-sustainable year-round market in the downtown area. 

14. On June 8, 2015, Council passed motion 15-G-131 Year-Round Public Market – Report on the 
Feasibility Study, which recommended that a working group be formed with a mandate to develop 
a business plan for site selection, construction, operation and programming of a year-round 
downtown market. 

15. Under the direction of the market working group, consulting team Three Sixty Collective was 
retained in March 2016 to undertake a business plan. The business plan recommended a Market 
Precinct layout for the site that included the renovation of the Transit Terminal to house year-round 
market vendors and a second building to be built, that would house the farmers’ market on 
Saturdays. 

16. The business plan was finalized in March 2016 and presented to General Committee on          
January 23, 2017 as part of the Year-Round Downtown Market Public Staff Report (FCT001-17). 
The Staff Report recommended that the Barrie Permanent Public Market Project be advanced 
through the procurement of a consultant team (Lett Architects Inc. was the successful respondent) 
to complete a financial and technical validation of the business plan. 
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17. Staff reported back to General Committee on December 11, 2017 (FCT006-17) with the 

conceptualization study for the financial and technical aspects of the Downtown Barrie Permanent 
Public Market Project. In the report, staff presented a recommended path forward involving a 
phased approach to the proposed Market Precinct, beginning with the completion of a Multi-Modal 
Transit Hub Study and seeking to create a mobility hub near the Allandale GO Station. 

18. In a Staff Report (FCT004-18) presented to General Committee on June 11, 2018, staff 
recommended that current approved funding for the permanent market not be spent until staff have 
received and reviewed the funding requirements and restrictions of the Provincial PTIF grant, which 
would be made available through the Allandale Transit Hub Project.  

19. Following on this direction, now that PTIF funding has been confirmed and the process to relocate 
the Transit Terminal is underway, City staff have returned to the Downtown Barrie Permanent 
Public Market Project, working with Fotenn Planning + Design to produce the Barrie Market Precinct 
Initial Site Analysis and Considerations Report.  

Summary of Initial Site Analysis and Considerations Report 

20. The site and study area for the Market Precinct is located within the Urban Growth Centre and 
bounded to the north by the properties along the north side of Dunlop Street, to the east of Bayfield 
Street, to the south of Simcoe Street, and to the west by Bradford Street. The downtown Transit 
Terminal is located within this area and serves as the focal point for the permanent market. 
 

21. The study area is positioned as a hub for creative, cultural and community enterprises that can 
offer a vibrant sense of place and an area for collaboration as the City’s downtown continues to 
evolve through intensification.  
 

22. The report, which in part grew from consultation with key stakeholders, identifies five (5) big moves 
for informing the implementation of the Market Precinct, as well as sixteen (16) next steps or 
actions. 
 

23. In considering the transformation of the existing Barrie Transit Terminal for a permanent market, 
and the evolution of the broader study area to a Market Precinct, discussions were held with a 
scoped number of stakeholders that have a vested interest in the downtown and/or a potential 
Market Precinct. 
 

24. Various people and stakeholder groups were contacted to participate in this process. While some 
were unavailable or opted to not provide input, a significant amount of information was gathered 
from the following groups: Mayor Lehman and Deputy Mayor Ward (Ward 4); City Staff (CAO, 
Development Services, Transit and Parking, Business Services, Corporate Facilities, Economic 
Development, Planning and Urban Design); The Downtown Barrie Business Association; Land 
Developers/Real Estate (34-50 Bradford Street, Uptown Theatre Block); Downtown Institutions 
(Georgian College); Advisory Groups/Committees (Heritage Barrie, Barrie Public Art Committee); 
Downtown Businesses (Farmer’s Market, Lazy Tulip); and Community Groups (e.g., Urban Pantry). 
 

25. The ten (10) key themes that arose from stakeholder discussions were: 
 

3.1.  A Local and Regional Destination 
3.2.  A Vibrant Mix of Uses 
3.3.  A Continuous Experience 
3.4.  A Unique Visitor Experience 
3.5.  Support for and Promotion of Local Entrepreneurs 
3.6.  An Inclusive Destination 



 

STAFF REPORT DEV040-20 
December 7, 2020 

 Page: 4  
File: D00 
Pending #: 
P20/18, P2/19 
 
 
 

 
3.7.  An All-Day/All-Season Destination 
3.8.  Waterfront Connectivity 
3.9.  An Organic Character 
3.10.  City Leadership 

26. Key opportunities are outlined in Section 1.1 of the Report and range from the downtown location, 
to increasing residential development in the area to the fact that the City owns properties in the 
area and has the potential to influence long-term development in the area. 

27. Key constraints are outlined in Section 1.2 of the Report and range from a lack of frontage on 
Dunlop Street to parking constraints to the fact that large residential buildings on Maple Avenue 
and Bayfield Street create a physical and visual barrier to the potential permanent market site. 

28. Building on the key themes identified throughout the process, as well as broader analysis, Section  
4 of the Report identifies the following big moves that are critical to the success of a Market Precinct: 
 

4.1.  People in the Market Precinct: new development proposals, City-led initiatives 
and attraction of new employment uses should ensure a significant amount of 
people frequent the area. 

4.2.  Catalytic Uses: the City should explore all opportunities to create and support
 catalytic public realm projects that help enhance the downtown. 
4.3.  Distinct Character and Unique Experience: a distinct character should 

permeate the public realm, open spaces and the design of new buildings; while the 
mix of businesses, institutions and programming will help celebrate Barrie’s local 
business and cultural community.  

4.4  An Integrated Precinct: integration with the broader downtown will help direct 
visitors to the precinct area, and vice-versa.  

4.5.  Synergies and Local Partnerships: economic development and business vitality 
will be strengthened through synergies between Market Precinct businesses, 
along with other businesses in the City and across the region. 

 
29. To achieve the above outlined big moves, Section 5 of the Report highlights sixteen (16) key 

actions, which range from new studies and businesses cases, to urban-planning approaches and 
policy alignments, to recommended engagement strategies and associated programming. 
   

30. The recommended actions from the report, in approximate order of advised implementation, are: 
 

5.1.  Undertake a Business Case 
5.2. Prepare a Precinct Plan 
5.3. Prepare a Streetscape Master Plan 
5.4. Amend the Official Plan and Zoning Bylaw 
5.5. Review and Update the Community Improvement Plan (CIP) 
5.6. Undertake a Marketing and Recruitment Strategy 
5.7. Prepare a Pop-Up Shop Program 
5.8. Collaborate with Local Developers 
5.9. Secure Letters of Intent 
5.10.  Prepare Detailed Designs for the Permanent Market Building 
5.11. Identify and Implement Market Operations 
5.12. Construction the Permanent Market Building 
5.13. Prepare a Market Precinct Programming Strategy 
5.14. Expand on the Emerging Musicians Program 
5.15. Prepare a City-Wide Signage and Wayfinding Strategy 
5.16. Create a Public Art Policy Sub-Committee 
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ANALYSIS 

Feasibility and Needed Support 
 
31. A permanent market is a space where buyers and sellers can convene for the sale of goods at all 

times of the day, week and year. Most often, permanent markets are located indoors, with ancillary 
outdoor space, to be able to function during all types of weather. A permanent market can host a 
range of different vendor types, such as food and drink, arts and clothing. St. Lawrence Market in 
Toronto and the ByWard Market in Ottawa are successful examples of market precincts that are 
built around a centrally located, permanent market building. 

32. Strategic and coordinated planning efforts will be required to ensure the long-term success of the 
permanent market and surrounding area. Pursuing a more detailed planning approach (secondary 
plan/precinct plan) to proactively leverage the redevelopment of the Barrie Transit Terminal site to 
create a Market Precinct would require an approach that extends well beyond the terminal. Area 
development must be coordinated to achieve: a mix of land uses; a clear area character and design 
vision; improved transportation and pedestrian circulation and connectivity to the waterfront; and, 
guided strategic investment and partnership decisions by the City. 

33. For a Market Precinct to be successful in the City of Barrie, the following additional key needs have 
been identified: 

i) The need for a strong foundation of economic development opportunities that 
attract and appeal to local businesses and residents, while also drawing tourists.  

ii) The need for mixed-use development that is vibrant at various times throughout 
the day and year and that provides homes for many new residents, as well as 
commercial and service uses to meet daily needs (i.e., groceries, pharmacy, 
daycare, etc.) within walking distance.  

iii) The need for a unique visitor experience that draws people from the waterfront and 
the greater downtown, as well as channeling visitors to these locations. 

iv) The reflection of a consistent and unified character reinforced through 
complementary uses and consistent design cues throughout the public realm.  

v) The leadership of the City in public realm projects on City-owned lands, as well as 
amendments to existing planning policies and processes to support development. 

 
34. The advantages of the Market Precinct should also be considered according to each type of key 

stakeholder, as they vary: 

i) for downtown residents (current and future), a Market Precinct supports complete, 
sustainable community building, providing a mix of housing types and tenures, 
open spaces, and retail and entertainment facilities where people can live, work 
and play in a setting that is rooted in Barrie’s local context. 

ii) for downtown businesses, a Market Precinct provides unique but complementary 
uses that attract patrons from across the City, Simcoe County and beyond, enticing 
them to linger and explore the other businesses and facilities on offer in the 
downtown. 

iii) for the City of Barrie, a Market Precinct capitalizes on the adaptive re-use of an 
underutilized building to establish an exciting framework for the ongoing growth 
and evolution of the downtown and waterfront that reflects and promotes municipal 
plans, policies and guidelines. 
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35. Of the sixteen (16) actions outlined in the Report that the City should undertake, Staff believe that 

the first action, “Undertake a Business Case for the Permanent Market,” continues to reflect earlier 
recommendations with respect to a permanent market. There is a need to analyze and evaluate 
the potential return on investment associated with the creation of a permanent market at the Barrie 
Transit Terminal site. It should be noted that the business case must go beyond the capital 
investment in the building and include the principles of operating a Permanent Market in the context 
of a collaborative project that reinforces the principles of economic, visitor and resident experiences 
outlined in the report. 
 

36. The Business Case should establish the rationale to support the ongoing City investment identified 
as critical to success and will likely need to be augmented through initiatives identified in the more 
detailed Precinct Plan. For stakeholders and the public, the Business Case will reinforce a 
transparent decision-making process as the Permanent Market, and related City investments, are 
undertaken.  
 

37. Staff also support the second action, “Prepare a Precinct Plan”. This would build on the directions 
of the Site Analysis and Considerations Report though its scope is different in that it would be a 
legislative document providing a comprehensive Secondary Plan that would be implemented under 
the Planning Act. The Precinct Plan would provide a vision and guiding principles for the Market 
Precinct, while outlining the required built form, public realm, open space and transit and 
transportation considerations, including the incorporation of new transit facilities. 
 

38. A key part of the Precinct Plan would be the careful analysis of existing opportunity sites to identify 
the preferred use, height, density and built form and massing. The Precinct Plan would also identify, 
and provide direction related to, the design and location of gateways, public art, pedestrian 
connections, etc.; it could also provide the foundation for moving forward with a Streetscape Master 
Plan. 
 

39. An analysis of best practices, including successful markets across Ontario (ByWard Market, 
Kensington Market, St. Lawrence Market, etc.), is also recommended as part of the Precinct Plan 
to identify opportunities for innovation in both design and operational approaches.  
 

40. The Market Precinct Plan would provide the foundation for a number of policy and process 
amendments (i.e. Official Plan and Zoning Bylaw Amendments) to facilitate seamless 
implementation. 
 

41. Only once the Business Case and Market Precinct Plan have been finalized, would staff advise 
proceeding with the subsequent report actions. Regarding the report’s latter recommended actions 
– such as marketing and recruitment strategies, as well as programming and wayfinding 
opportunities – staff have identified opportunities for further alignment with the City’s Tourism 
Master Plan, partnerships with organizations such as the Sandbox and Tourism Barrie, as well as 
several key objectives and associated actions supported by the Economic & Creative Development 
department. 

 
ENVIRONMENTAL AND CLIMATE CHANGE IMPACT MATTERS 

42. The following environmental and climate change impact matters have been considered in the 
development of the recommendation: 

i) As part of the Precinct Plan, opportunities for alignment with the City of Barrie’s 
Climate Change Adaption Strategy and Implementation Plan should be evaluated. 
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ALTERNATIVES 

43. The following alternatives are available for consideration by General Committee: 

Alternative #1 General Committee could refuse to move forward with the proposed 
Business Case for the Permanent Market and Precinct Plan for the Market 
Precinct. 

This alternative is not recommended as understanding the potential return 
on investment of this project, while also undergoing a comprehensive 
evaluation of the legislated planning feasibility and direction of the Market 
Precinct, are crucial next steps if this project is to continue.  

 

Alternative #2 General Committee could agree to move forward with either the Business 
Case or Precinct Plan for the Market Precinct, but not both. 

 This alternative is not recommended, as any future decisions on the 
Market Precinct need to be based on a solid foundation of knowledge that 
considers both return on investment and legislated planning feasibility.  

FINANCIAL 

44. Future dollars to be allocated to this project would be considered at the time of the annual 
budget.  There are no currently approved dollars, and no requested funds in the proposed 2021 
capital plan. If the Site Analysis and Considerations Report is approved in principle, staff will 
prepare a workplan and budget to complete the first two actions and report back to Council.   
 

LINKAGE TO 2018–2022 STRATEGIC PLAN 

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

 Growing Our Economy 

 Fostering a Safe and Healthy City  

 Building Strong Neighbourhoods 

 Offering Innovative and Citizen Driven Services 

 Improving the Ability to Get Around Barrie 
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APPENDIX “A”  

Barrie Market Precinct Initial Site Analysis and Considerations, September 2020
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