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SECTION 1 

Introduction 

Zelinka Priamo Ltd, on behalf of Make Space Inc., has prepared this Urban Design Brief in support 

of a Site Plan Approval application to permit the development of a self-storage establishment, 

with a total GFA of approximately 2,272.5m2 (24,461ft2) and a total of 3 parking spaces on the 

south portion of land at 212 Raglan Street (the “subject lands”).  

The purpose of the following Urban Design Brief is to provide contextual design details of the 

proposed development, and to evaluate the proposed design within the context of urban design 

policies of the County of Simcoe Official Plan and the Town of Collingwood Official Plan. 

 

Subject Lands 

The subject lands are a portion of the property at 212 Raglan Street, as only a portion of the 

property is subject to Site Plan Approval. The property is located at the southwest corner of Hume 

Street and Raglan Street. The portion of the property subject to Site Plan Approval has a frontage 

of approximately 82.6m (271 ft) along Raglan Street, and a net area of approximately 8,501.8m2 

(91,512.6ft2) (Figure 1).  

Figure 1 – Aerial View of Subject Lands  
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The subject lands currently contain small temporary storage for the existing self-storage 

establishment on 212 Raglan Street. These storage containers would be removed in order to 

support the proposed development. 

The subject lands abut the Pretty River to the west, which is a watercourse protected by the 

Nottawasaga Valley Conservation Authority. 

 

Proposed Development 

The subject lands are proposed to be developed for three (3) small self-storage buildings 

(280.6m2 footprint/building), and one (1) larger self-storage building, with a footprint of 

approximately 1,430.7m2 (15,400 ft2) (Figure 2).  

Figure 2 – Conceptual Site Plan 

 

 

The requisite facets of a functional development are illustrated on the above conceptual site plan, 

including: 

• Adequate areas identified for snow storage; 

• Dedicated loading spaces along all side of the building for easy access; and, 
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• Standard and barrier free parking as well as bicycle parking 

Vehicular access to the subject lands is provided by one, full-turn driveway from Raglan Street. A 

total of 3 parking spaces, including 1 barrier-free space is also provided.  

The location and orientation of the proposed storage buildings will make efficient use of the 

subject lands while providing for appropriate building separation and fire routes. Further, the 

proposed site design ensures appropriate levels of separation between the proposed 

development and the abutting uses to the south and remains compatible with the existing 

structures and development on the north portion of 212 Raglan Street. The surface parking area, 

combined with the use of appropriate landscaping, fencing, and tree plantings, will enhance the 

aesthetic quality of the subject lands post-development.   

A detailed analysis of the conceptual building and site design follows in the “Conceptual Design” 

section of this report. In general terms, the proposed buildings are entirely metal with no framing 

and are a standard design for self-storage buildings, the rendering shown in Figure 3 conceptually 

highlights a similar building that the owners have constructed in another Municipality, but 

highlights the overall colour scheme and design of the building proposed on the subject lands.   

Figure 3 – Conceptual Rendering of a similar project 
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Figure 4 – Floor Plan 

 

Design Goals and Objectives 

Overarching principles, guidelines, and policies that inform the proposed development are 

outlined in various respects throughout the: 

▪ County of Simcoe Official Plan;  

▪ Town of Collingwood Official Plan; and, 

▪ Town of Collingwood Urban Design Manual 

These documents provide the benchmarks from which this report is prepared.  

The proposed development intends to develop and make better use of the underutilized property 

at 212 Raglan Street in a manner that is consistent with the planning goals and objectives of the 

County, as well as enhance existing conditions along Raglan Street through landscaping and 

more prominent and permanent building locations. With respect to the contextual setting: the 

proposed development intends to offer a design that is compatible with the surrounding uses and 

complementary to this industrial area in the Town of Collingwood. 

More specifically: 

▪ Make efficient use of the subject lands to provide an opportunity for a desirable industrial 

use expansion; 

▪ Create a high-quality built form with a design that is consistent within the context of the 

surrounding industrial neighbourhood;  

▪ Provide a site and building designs that are consistent with the goals and objectives of the 

County of Simcoe and Town of Collingwood Official Plan; 
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▪ Appropriately integrate the proposed buildings into the existing context, specifically in 

terms of urban design; 

▪ Ensure the maintenance, and enhancement where possible, of privacy between the 

subject lands and abutting properties;  

▪ Protect the function and viability of the abutting Pretty River and,  

▪ Mitigate any adverse impacts from adjacent uses.  

 

County of Simcoe Official Plan  

The subject lands are identified within the “Settlement” land use designations in the Haldimand 

County Official Plan (Figure 4).  

Figure 4 – Schedule “5.1” – County of Simcoe Land Use Plan 

 

The County Official Plan does not have any specific design principles for the subject lands; 

however, the County Official Plan does support the proposed land use and supports growth and 

economic development in the “Settlement” land use designation. The proposed self-storage 

establishment business expansion is permitted in the County of Simcoe Official Plan.  
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Town of Collingwood Official Plan 

The Town of Collingwood Official Plan has designated the subject lands “Business Park” within 

the Industrial Fringe on Schedule ‘A’ Land Use Plan (Figure 5). 

Figure 5 – Schedule ‘A’ Land Use Plan Town of Collingwood Official Plan 

 

The proposed self-storage establishment expansion is permitted within the Town of Collingwood 

Official Plan. The Official Plan provides more detailed guidance for Design Standards within the 

“Business Park” land use designation. As per Section 4.5.3.7.4, “Business Park” uses will be 

subject to high development standards including extensive and well-designed landscaping 

treatment.  The uses permitted shall be encouraged to develop in a nodal or campus-design 

format consisting of one or more individual buildings or multiple tenancy buildings having shared 

parking, loading and access facilities.   Business Park uses will be subject to site plan control and 

will generally be built to full urban standard. The proposed development is well designed and 

contains multiple buildings using shared facilities and infrastructure with enhanced landscaping 

along the Pretty River. 

The Town of Collingwood Official Plan also sets out Urban Design Standards in Section 3.8. 

Below are the relevant policies in Section 3.8 (in italics) and how the proposed development 

addresses each policy:  
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3.8.1 Goals  

1. To ensure the development of high-quality urban form and public open spaces in 

keeping with the direction of the Places to Grow, Growth Plan for the Golden 

Horseshoe.  

 

The proposed development supports an improved high-quality form of self-storage 

facility. 

  

2. To direct new development to fulfill the community’s vision (as expressed in this 

Official Plan and other Plans and initiatives, Council policies, and past community 

participation and visioning processes) and build upon its existing assets including 

primarily the waterfront and the downtown core.  

 

The proposed self-storage facility is an expansion and improvement to what currently 

exists at 212 Raglan Street, and although it is not along the waterfront or in the 

downtown core, it is on an underutilized lot planned for industrial uses. 

 

3. To ensure that new development adds to the community’s health, livability and 

function by requiring that specific characteristics and performance standards are met.  

 

The proposed development supports the economic viability of the property while also 

providing for a need within the Town. The owners of the property are experienced in 

the self-storage establishments and will create a facility which meets all performance 

standards for a well-functioning facility. 

 

4. To ensure that new development incorporates barrier-free design to facilitate 

accessibility for persons with disabilities and the elderly.  

The proposed developments support a barrier free design within the 1-storey 

buildings, and incorporates a barrier free parking space. 

5. To protect the health of the natural environment by reducing the environmental 

impacts associated with new development and making enhancements where feasible. 

 

The environmental impacts on the subject lands as a result of the proposed 

development are minimal as the appropriate setbacks from the Pretty River have been 

incorporated on the Site Plan and enhanced landscaping will be provided along the 

Pretty River corridor on the subject lands. 
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6. To improve community engagement, understanding of regulations, and streamline the 

development application review process, by creating design standards that effectively 

and efficiently communicate the requirements to stakeholders.  

 

The applicable design standards within the Town of Collingwood Urban Design 

Manual have been reviewed and applied to this development, a review of the 

applicable guidelines is noted later in this report. 

3.8.2 Objectives  

1. Maintenance of existing topography, vegetation and grades shall be encouraged within 

the constraints of sound engineering practice. Additional landscaping shall generally be 

required to ensure an appropriate percentage of tree canopy. 

 

Sound engineering practice has been applied to the proposed development and existing 

topography, vegetation and grades are maintained where possible. Additional landscaping 

is proposed, and a conceptual landscape plan and tree preservation assessment shall be 

provided through the Site Plan Application process.  

  

3. Community design shall emphasize public access, safety and health.  

Public access is provided to the proposed development through the existing gravel 

driveway. The property is not manned by an employee, and therefore the entryway will 

have restricted access to customers only. 

4. Building orientation is to emphasize pedestrian access and accessibility for transit services 

and on-site parking lots shall generally be screened from surrounding roads and property. 

 

The proposed development is more auto-oriented due to the nature of a self-storage 

facility being the storage of larger items. On site parking and bike storage is located to the 

rear of the subject lands, screened from Raglan Street. 

  

5. Landscape details on individual lots or sites shall blend with other surrounding properties 

and with the character of the area as a whole. The use of building materials and building 

designs that blend in with the landscape and with each other shall be encouraged.  

 

The proposed conceptual landscaping shall blend with other surrounding properties. 

Landscaping will be provided abutting the Pretty River and shall be provided on Raglan 

Street to provide for additional screening.  

 

6. The scale of buildings and structures shall be appropriate to their surroundings.  

 

The scale of the buildings fit within the industrial neighbourhood. 
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Section 3.9.3 outlines a policy for development abutting the Pretty River. The proposed buildings 

on the subject lands are set back 30 metres from the stable top of the bank of the Pretty River as 

shown on the provided Site Plan. 

The subject lands are also in the Industrial Fringe area on Schedule ‘A’ in the Town of Collingwood 

Official Plan, as such, policy 4.5.3.9.4 – Industrial Fringe (OPA#11) also applies to the proposed 

development: 

4.5.3.9.4 Appearance  

In order that new uses within the Special Policy – Industrial Fringe complement the Town a high 

quality of development respecting location, building design, and building materials shall be 

encouraged in accordance with the Town’s Urban Design and Architectural Standards. 

The proposed development is designed to a high standard for self-storage buildings and the 

building locations allow for appropriate setbacks and a street facing design along Raglan Street. 

The proposed development is generally in line with the urban design standards of the Town of 

Collingwood Official Plan.  

 

Town of Collingwood Urban Design Manual 
The below analysis highlights guidelines within the Town of Collingwood Urban Design Manual 

and how the proposed development for a self-storage establishment incorporates the relevant 

design guidelines as it relates to an industrial built form. 

6 - Site Layout 

A. Streetscape 

 

 

 

 

The proposed development and buildings on site are arranged in a way which addresses Raglan 

Street, however, due to the nature of the use, being auto-oriented, there is limited opportunity for 

active uses and public spaces, however the frontage of the property is intended to be screened 

with landscaping for a greener pedestrian public sidewalk. 
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The proposed use is not considered an active use, and the industrial nature of a self-storage 

facility prevents the ability to have direct access to the proposed development from the streets 

without being a customer and having a unit. The entrance to the proposed development will be 

gated and not supervised by an employee.  

 
The proposed self-storage establishment will not contain seating areas, waiting rooms, offices or 

lobbies, and does not contain any windows for security and privacy reasons. 

 

The three (3) small self-storage buildings are parallel to Raglan Street and the larger building is 

perpendicular due to its size. The site layout avoids large blank walls facing the street but rather 

breaks up the buildings. 

 

The existing development on the north side of the property at 212 Raglan Street as outdoor 

storage and permanent structures close to the street but screened through landscaping. The 

property to the south at 300 Raglan Street has a large industrial building close to the street with 

parking on both sides. The subject lands and the proposed development close the gap in the 

street wall between both developments and enhances the existing condition. 
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B. Parking 

 

The minimal parking required for the property is located to the rear of the property behind the 

proposed buildings. 

 

There is a small gravel laneway in front of the building due to the nature of a self-storage building 

needing to be accessed from all side by a vehicle due to the location of the storage units. Barrier 

free parking is also provided. 

 

The subject lands have one vehicular entrance provided for the proposed buildings. Two 

additional entrances are provided at 212 Raglan Street, however due to the length of the frontage, 

the proposed entrances are permitted. 

 

The proposed parking area is located in close proximity to the large proposed building for easy 

access. 
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The proposed gravel/paved areas are necessary to provide access to all sides of each of the 

proposed buildings, the remaining portion of the property is to be landscaped. 

 

The proposed development and industrial use do not generate a lot of traffic all at one time and 

would therefore note create traffic queuing on Raglan Street. 

E. Relationship of Uses 

 

Fencing and landscaping will be used to mitigate possible impacts to neighboring uses to the 

south. 

 

The proposed buildings are clustered and will function as one self-storage facility operated by one 

company. 

F. Site Character 
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While the proposed development has a gross floor area greater than 1,500m2, the above noted 

features are not appropriate for the type of use as the use will be secure and not conductive to 

public loitering. Landscaping will be provided for the purpose of enhancing and buffering the Pretty 

River and providing privacy between adjacent uses.  

J. Open Areas 

 

The proposed landscaping along the Pretty River is a significant portion of the property in order 

to generate a higher impact open space. 

 

For the safety and security of the customers of the self-storage establishment, there will not be 

public access through the site to the Pretty River. 
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K. Outdoor Amenity Space 

 

The proposed development is auto-oriented, there is minimal human scale outdoor amenity space 

as the buildings are for loading and unloading into each unit. 

 

The proposed landscaping on the subject lands is intended to enhance the Pretty River at the 

rear and screen the development along Raglan Street and the south property line. The landscape 

design shall be well-designed for this function.  

L. Building Service Uses  

 

There is not garbage or recycling required on site for the proposed use, and for security reasons, 

only on entrance will be required for all vehicular traffic. Unit doors for the proposed use surround 

each of the buildings as per the provided conceptual rendering, there is sufficient maneuvering 

space for the proposed use. Car and van loading will be most common. 
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N. Utilities 

 

All required utilities will be interior to the building where possible, or away from public view through 

fencing and landscape screening. 

 

Once a confirmed location has been determined for an electrical transformer by the Town of 

Collingwood’s electrical provider, it will be readily accessible. 

O. Lighting 

 

A lighting plan will be provided to the Town of Collingwood for approval which provides lighting 

for safety and security. 
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R. Snow Storage/Melt 

 

The proposed snow storage location is denoted on the provided site plan and is located to the 

rear of all buildings. 

7 - Buildings 

A. Building Placement and Orientation 

 

The proposed buildings do not have a primary façade, as all faces of each of the buildings will 

look the same. 
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The front setback line (Raglan Street) will be lined with existing and proposed street trees, there 

is a proposed laneway between the buildings and the front lot line, however that is to provide 

access to the unit doors on each side of the building. 

 

Raglan Street is lined with street trees and though the proposed development, the owner is 

looking to enhance that feature and maintain that street wall. 

 

The proposed buildings do not have a lot of architectural significance or fenestration and therefore 

the building wall along the street is broken up through building orientation. 
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The proposed break in the street wall is to accommodate vehicular entry, the existing vehicular 

entry on the property is proposed to remain. The frontage will be enhance by additional 

landscaping. 

 

No parking is required within the front yard setback however self-storage unit doors will be facing 

the street and therefore unit loading and unloading will occur in the front yard setback of the 

subject lands. Landscaping is proposed to avoid visual impacts. 
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D. Building Groupings 

 

The proposed buildings are centrally located on the subject lands and will not cause any shadow 

impacts. There is ample space for sunlight exposure and a compatible relationship between the 

proposed buildings and the Pretty River. 

 

The proposed colours for the buildings are to be white, teal and matte black metal materials. The 

surrounding buildings are white, red, and blue, and the building to the south has a large blank 

wall and fenestration further south on the building. All of these industrial buildings have similar 

accent colours and are primarily white or grey. The proposed building scheme will be compatible 

with abutting industrial buildings. 
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E. Context 

 

The proposed self-storage buildings are industrial in design and will relate to the surrounding 

industrial context, while also having visually interesting colours which are similar to the 

surrounding area. 

G. Building Façade  

 

Industrial buildings are exempt from this requirement. 

 

The proposed development does not have a pedestrian oriented design and there is no public 

sidewalk along this portion of Raglan Street. 

 

All sides of the proposed self-storage buildings are architecturally the same, but there is regard 

for a consistent and visually appealing colour scheme. 
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H. Articulation 

 

The proposed building design is unified across the site and around the façade of each building as 

per the provided conceptual rendering. 

I. Entrances 

 

The subject lands do not have access to a public side walk as this industrial fringe area is auto-

oriented development. 

K. Blank Walls 

 

 

 

 

 

The proposed development required loading and unloading spaces and requires large walls with 

no fenestration for security reasons. 
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O. Façade Material 

 

The proposed buildings are to have metal siding around the entirety of each building. 

 

The proposed metal siding is colored in a way to compliment the surrounding industrial buildings. 
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10 - Landscaping and Public Spaces 

A. General Design 

 

A landscape architect has been retained for this project; a future conceptual landscape plan will 

show how the proposed landscaping on site will function. 

 

The existing vehicular entrance is surrounded by street trees and will be further enhanced through 

additional entrance features such as a gate and additional landscaping. 

 

The street frontage along Raglan Street is to contain a combination of fencing and landscaping. 
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C. Street Trees 

 

Street trees exist along the west side of Raglan Street and will be further enhanced if deemed 

necessary by the consulting landscape architect. 

D. Frontage Plantings 

 

The front yard of the subject lands is to contain landscaping to accent the proposed buildings and 

support the proposed stormwater management and overall screening of the property. 
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E. Perimeter Plantings  

 

Due to the location of the Pretty River at the rear of this property, there is more than a 2m buffer 

at the rear of the property and it is design in a way to enhance the watercourse function. The 

south lot line also has more than a 2m buffer to provide screening from the industrial use to the 

south. 

I. Screening 

 

While all surrounding uses are primarily industrial in nature and the proposed development does 

not generate noise aside from traffic noise, screening is to be provided in the form of fencing and 

landscaping along the rear, east and south property lines. 
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J. Outdoor Amenity Spaces 

 

The provided outdoor landscaped area along the rear of the property abutting the Pretty River is 

not to be used as a functional amenity area but rather is a passive landscaped are to enhance 

the Pretty River corridor. 

Based on the above analysis of relevant guidelines in the Town of Collingwood Urban Design 

Manual, the proposed development on the subject lands incorporates the above noted design 

policies to generate a development which is consistent with the surrounding neighbourhood and 

has a visually interesting form. 

SECTION 2 

Conceptual Design 

The orientation of the proposed buildings vary across the subject lands to provide for visual variety 

through differing massing interfaces with Raglan Street:   

▪ Three (3) small self-storage buildings are oriented north-south.  

▪ One (1) large self-storage building oriented east-west. 

The proposed buildings establish desirable setbacks along each side yard, positioning the 

buildings as close to the street as possible while also maintain an appropriate setback to the 

abutting Pretty River. At this location, the buildings and enhanced landscaping will strengthen the 

street edge and provide a more defined condition between public and private realms.  

The proposed buildings feature contemporary styling with a mix of bright and light coloured metal 

paneling that will enhance the contextual aesthetics in the area. The self-storage buildings will 

adhere to self-storage design standards, providing a variation of metal in different colours to 

provide a breakup of the storage doors and the rest of the building.  

 

Public Realm 

The proposed self-storage establishment on the property is not generally a pedestrian supportive 

land use. The proposed use is auto-oriented considering the large storage format.  
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The proposed development does provide for bicycle parking and all drive-aisle are wide enough 

to ensure safe two-way access for vehicles and cyclists. Parking, drop-off, and drive aisles are all 

located internal to the subject lands, screened by buildings and landscaping, away from primary 

public view.  

Implementation 

A conceptual rendering and preliminary floor plan have been provided through the Site Plan 

Approval Application; these are subject to change through the SPA process. All final approved 

materials which have been reviewed and approved by the Town of Collingwood, will make up the 

final Development Agreement and be implemented through the building process for the proposed 

development.  

 

Conclusion 

The proposed development will result in a better utilized, more economically viable condition for 

the subject lands, which will strengthen the streetscape and generate a form which is compatible 

with the adjacent land uses. The design is consistent with the goals and objectives of the County 

of Simcoe Official Plan, Town of Collingwood Official Plan and Town of Collingwood Urban Design 

Manual. 

The scale and massing of the proposed buildings are appropriate and desirable for the subject 

lands, will establish a more consistent and prominent streetscape along Raglan Street, and will 

transition well with the surrounding built form. The development will provide a positive example of 

an industrial expansion. 

The proposed development responds to the physical context by addressing the surroundings 

through scale, setbacks, and orientation. The proposed development considers, addresses and 

responds sensitively to the adjacent Pretty River and maintains landscaping and building setbacks 

along the river scape.  

The proposed design makes use of quality materials in an aesthetic that will enhance the existing 

context. The use of variety and harmony in the design language will provide visual interest to the 

development and provide a strong, visually appealing presence of the buildings on the subject 

lands.  


