
 

Town of Collingwood - Planning Services March 5th 

Dimensions and setbacks for all aspects of the development plan and densities for components of the plan

will need to be confirmed. Additionally and as noted below, zoning compliance will be reviewed and

commented in greater depth at the time of first submission. Applicants are required to identify all instances of

non-compliance and provide rationale for requested exceptions.   

noted and dimensions and setbacks are shown on the site plan and 

denisities for components of the plan are discussed in the Planning 

Justification Report

 The purpose of the block in the northwest corner of the revised development concept should be confirmed
this block is not owned by the applicate however, it is envisioned that it 

will be developed in the future with townhouse units

It is noted that the existing Draft Plan Approval applicable to 580/590 Sixth Street lapses in November 2022 noted

Required Planning Applications

 •Official Plan Amendment 

 •Zoning By-law Amendment

 •Draft Plan of Subdivision

noted

Future Planning Applications may include 

 •Site Plan Approval

 •Draft Plan of Condominium

 •Condominium Exemption

noted

Required Plans/Studies/Reports

 •Response Matrix for comments received as a result of the entire preconsultation process, as appropriate – including 

previous comments not updated with second preconsultation submission. 

 •Planning Justification Report (PJR), which needs to address the required applications and the planning merits of the 

development proposal within the context of the site and the surrounding area, including consideration of Provincial, County 

and Municipal planning and urban design policies, provisions and standards as well as the content of other applicable 

Council approved Town documents (e.g., Community-Based Strategic Plan, Parks Recreation and Culture Master Plan, 

etc.).

 •Draft Official Plan Amendment

 •Draft Zoning By-law Amendment

 •Draft Plan of Subdivision

 •Sufficient Site Plan detail to effectively address urban design considerations which need to be captured in any official 

plan policies associated with the official plan amendment and in the implementing zoning by-law amendment 

 •Environmental Impact Study*

 •Urban Design Report**

 •Architectural Control Guidelines

 •Building Elevations (front, sides, rear) – should illustrate the interrelationship of the site with neighbouring properties based 

on finished grade (i.e. reflective of fill requirements)

 •Tree Preservation Plan

 •Photometric/Illumination Study (at time of site plan application)

 •Shadow Analysis 

 •Phase 1/Phase 2 Environmental Site Assessment 

 •Archaeological Assessment 

 •Traffic Impact Study***

 •Geotechnical Investigation & Groundwater Monitoring

 •Stormwater Management Report

 •Functional Servicing Report                                                                                                                                                                                                          

On-street parking (including consideration of snow storage and landscaping)  

noted

Sixth Street Development - Comment Response Matrix July 2022

Comment # Comment (Pre-Consultation) Response/Action

Planning Services March 31, 2021 & October 27, 2021 (in red)



 

Sixth Street Development - Comment Response Matrix July 2022

Comment # Comment (Pre-Consultation) Response/Action

7

*A Terms of Reference outlining the required scope of the EIS, as appropriate and in consideration of the work

previously approved for 580/590 Sixth Street specific draft approval will need to be discussed and provided, as

appropriate, prior to finalizing preconsultation to the satisfaction of the Town and NVCA

zoning review will be part of submission

**Please refer to the following hyperlink for the Urban Design Report Terms of Reference:

https://www.collingwood.ca/sites/default/files/devcomattachments/afarrtown_of_collingwood_-

_urban_design_submissions_tor_nov_3_2020.pdf

noted and reviewed

A Terms of Reference outlining the required scope of the TIS to be provided prior to finalizing preconsultation to 

the satisfaction of the Town

Terms of Reference were provided by JD Engineering and reviewed by 

Stuart West.

1

 An Official Plan Amendment is needed for the new high density designation area adjacent to Sixth Street and, 

for simplicity, the modification to the existing high density designated area.  It is noted that the density ranges 

for the Medium Density designated portions of the proposal are 20 – 55 units per hectare and 55 to 120 units 

per hectare for High Density designation areas.  Densities for the various components of the development 

proposal will need to be confirmed.  It would appear that the medium density (townhouse) areas on the 

revised concept may be able to achieve the minimum 20 units per hectare minimum density.     

Denisty calcuations are provided in the Planning Justifcation Report

2

Official Plan policies reflective and supportive of the ultimate development and urban design intent, in relation 

to the site and in consideration of the context of the surrounding area, may need to be included in the 

associated amendment.   

C. Town of Collingwood Zoning By-law

Schedule “A” of the Zoning By-law zones the subject lands as Holding Twelve Residential Fourth Density (H12) R4 

and Holding Twelve Residential Third Density Exception Fifty-Seven (H12) R3-57, Deferred Residential (DR) and 

Recreation (REC).  

noted

3

 A Zoning By-law Amendment will be required to rezone the subject property from its currently applicable 

zoning to address the various densities and uses proposed.  For the proposed residential lands the Residential 

Third Density (R3) and Residential Fourth Density (R4) Zones are appropriate as starting points for the proposed 

densities and dwelling types.  

noted - details will be included in the Planning Justification Report

3.1
 Dimensions and setbacks for all aspects of the development plan and densities for components of the plan 

will need to be confirmed.  

site plan shows setback and details related to density are in the Planning 

Justification Report

4

 Notwithstanding comments below in regards to substandard townhouse lots and the need for further 

consideration of dwelling types and lot characteristics, a site-specific zoning exception (R3-X) would be 

required to permit reductions to both the minimum lot area of 225 m2 and the minimum lot frontage of 7.5 m 

for street townhouses.  As noted above a portion of the subject lands are already zoned to permit townhouses 

with reduced frontages and areas.  In light of comments below (#12) the townhouse lots need to be 

reconsidered within the context of the larger development proposal and the emerging challenges with lot 

functionality, streetscape and other urban design issues.

The revised concept shows townhouse lots which appear to meet minimum 7.5 metre lot frontage and 

minimum 225 square metre lot area provisions that are the default standard on the Town’s Zoning By-law.  

Planning Services is not averse to the introduction of some townhouse lots with between 6 metres and 7.5 

metres of frontage with associated reductions in lot area, in some cases, down to 180 square metres.  Planning 

Services note that a greater variety and mixing of townhouse lots may assist with meeting density minimums 

and achieving urban design objectives, (e.g., attractive streetscape, reducing perception of density and 

creating greater visual interest).  Supporting information and studies, such as an on-street parking plan 

including consideration of snow storage and landscaping are needed to help address these matters and basic 

functionality. 

The proposed plan has been amended to include variation on lot 

frontage for the townhouse units.

5
Depending on the grade differential between existing residential uses and streets and the proposed 

development, consideration of site-specific height restrictions may be required.  

noted



 

Sixth Street Development - Comment Response Matrix July 2022

Comment # Comment (Pre-Consultation) Response/Action

6

Reduced yard setbacks for the proposed apartment building block(s) are problematic for a number of 

reasons, including appropriate streetscapes.  No changes appear to have been made to the apartment 

component of the development concept with the exception of the total number of apartment units in the 

buildings.  The typical minimum yard setbacks for apartments, depending on tenure range from 6 to 7.5 

metres.  The original and revised concepts continue to show minimum yards adjacent to Sixth Street of 

approximately 4 to 4.5 metres which Planning Services staff would be challenged to support given a variety of 

variables, including urban design (e.g., streetscape, height and massing, landscaping, grading differentials, 

etc.)   

The setbacks from Sixth Street have been revised to conform with the 

zoning provisions

7

It is premature to determine if any other site-specific zoning exceptions would be necessary to support the 

proposed development including provisions addressing urban design.  Considerably more subdivision/site 

review will be required to advance appropriate zoning provisions.  Zoning compliance will be reviewed and 

commented in greater depth at the time of first submission.  Applicants are required to identify all instances of 

non-compliance and provide rationale for requested exceptions. 

Requested amendments to the zoning provisions are noted in the 

Planning Justification Report and include  site-specific provisions for lot 

frontage, lot area and exterior side yard setbacks.

7.1

 Material submitted after the second submission indicates a building height of 21 metres which is a new aspect 

to the proposal and is in excess of the maximum building height of 18 metres permitted in the R4 Zone.  Given 

the height and massing proposed (i.e. partial underground parking and pushing of fill and landscaping 

adjacent to the structures will need to be examined closely for appropriateness relative to other aspects of the 

development including streetscape impacts.

R4  zoning provisions will be conformed to

8

 A Holding “H” provision will be required to reflect current water and wastewater capacity and allocation 

constraints and any other matters as deemed appropriate by the Town of Collingwood. (e.g., potential site 

remediation to address any soil contamination, site plan approval for higher density dwelling units);

noted

9

The development proposal is required to conform to the Town’s Urban Design Manual (UDM) to ensure it is 

appropriately configured and designed to achieve a high quality design and be integrated and compatible 

with the surrounding area, including buffering. The UDM can be accessed via the following link: 

https://www.collingwood.ca/sites/default/files/docs/town-services/collingwood-urban-design-manual.pdf

An Architectural and Urban Design Brief has been prepared and 

submitted

10

UDM Sections dealing with Site Character & Context (1), Blocks (2), Streets (3), Subdivisions (4), Lots (5), Site 

Layout (6), Buildings (7), Active Transportation (8) and Landscaping and Public Spaces (10) are especially 

important in addressing the overall design of the site.

These sections of the UDM have been addressed in the overall design 

and noted in the Architectural and Urban Design Brief

11

A satisfactory urban design and architectural control methodology is required that coordinates the proposed 

Official Plan and Zoning Bylaw Amendments with the Subdivision design such that there is a clear expectation 

of the end product to be constructed at building permit stage. In general there is a need to identify an 

appropriate architectural theme, ensure visual interest, reduce perception of density and achieve appropriate 

streetscapes (e.g. through articulation, differentiation, variation of setbacks, mix of lot widths/sizing of lots, 

limitations on garage widths, appropriate grading transitions, height and massing, colour, materials, etc.).  As 

noted above, the Urban Design component is an essential part of review.  Major design elements will need to 

be captured within the details of Zoning By-law Amendment. **It is noted that additional materials submitted 

October 25, 2021 included highly repetitive townhouse elevations and renderings which would be problematic 

given urban design considerations.

An Architectural and Urban Design Brief has been prepared and 

submitted

11.1

 Blocks of townhouses backing onto other townhouses should achieve greater differentiation, articulation and 

potentially rear yard setback variations to improve privacy and aesthetics (I.e., avoid a ‘bowling alley’ effect).  

As noted below the issue of rear yard access will need to be explored. 

noted and the site plan has been amended to show variations in the 

setbacks

11.2

 Townhouses fronting on Holden Street need to be staggered in terms of their front yard setbacks (i.e. for units 

within blocks – especially the northern two blocks) to create a more appropriate streetscape and address rear 

yard setback deficiencies which appear to be present ion the revised concept.  **It is noted that additional 

materials submitted October 25, 2021 appear to have addressed some of these concerns.

noted and the site plan has been amended to show variations in the 

setbacks



 

Sixth Street Development - Comment Response Matrix July 2022

Comment # Comment (Pre-Consultation) Response/Action

12

The concentration of lots with substandard 6m lot frontages (Zoning By-law 2010-040 has a minimum 7.5 m 

width and 225 m2 minimum lot area requirements) which was a cornerstone of the first preconsultation 

submission has been changed to reflect townhouse lots with a minimum frontage of 7.5 metres. Although there 

have been significant changes to the townhouse lot characteristics proposed with the revised concept plan, 

consideration of the design and functionality challenges previously identified with the first preconsultation 

materials will continue form part of the review of any future submissions.  

The previously identified technical and urban design matters include but are not limited to:  

 oThere should be sufficient space for enclosed garbage storage that meets the County’s forthcoming 

receptacle standards 

 oThrough access (not through a habitable space) shall be provided to each individual rear yard.  Easement 

access around the perimeter is awkward for a variety of reasons.

 oOn street parking and snow storage is aggravated by the narrower units (An on-street parking plan is 

required to demonstrate how it will function including parking, snow storage and landscaping component)

 oThere is a greater perception of density resulting from the aforementioned issues and front facades 

dominated by driveways and parked cars.

noted

13
In order to meet density requirements and address urban design issues an exploration of alternative building 

typologies and/or unit mixes/frontages may still be needed.

noted

14

Consideration of lot alignment with adjacent existing single detached housing lots should be factored into any 

new lot layout, especially where ‘new’ dwelling units are being proposed.  Planning Services staff note that the 

rear yards of townhouses backing onto existing single detached dwellings in the Creekside/Black Ash Creek 

subdivision appear to be at least 12 metres which could be viewed as an enhanced setback for transitional 

purposes.  

noted

15
Heights in this area shall also be transitional to achieve compatibility and where required height restrictions 

may need to be imposed through the implementing zoning bylaw. 

noted

16
 Side yard setbacks at end units may need to be increased to reduce perception of density and create some 

relief in the built form to increase compatibility and promote more effective transitions.

noted

17
A rationale will be needed in a PJR for the increased density adjacent to Sixth Street. The proposed Offcial Plan amendment request and the Planning 

Justification Report speak to the density.

18

Integration of development within future development context will be required – flexibility for future adjacent 

properties, protection of multiple access opportunities and relationships.  It is noted that a road stub to the east 

has been provided.

A connection from Holden Street has been included as well as a future 

connection to the property to the east of the proposed development

19

Overall a minimum of two road connections points appear to be needed for vehicular connectivity and in 

particular from a fire and emergency services perspective.  It is noted that connections to Sixth Street and 

Holden Street have been provided and the potential exists for an additional connection via the 

aforementioned road stub. 

Two Road connections are provided

20

Parkland in the amount of 5% of the subject lands needs to be provided in a more centrally located area to 

serve as a focal point for the development.  Planning Services acknowledge that the location of the parkland 

on the revised concept is more central to the development but will need to be considered further in terms of 

its configuration.  

The parkland area is located internal to the proposed development

21

Vehicular and active transportation links and general pedestrian connectivity within the subdivision and with 

adjacent areas are important structuring elements for subdivisions.  Appropriate connectivity along Sixth Street 

to High Street, to the Black Ash Trail and along Sixth Street in general is required.  Specific policy guidance and 

direction may need to be incorporated into the OPA, ZBA and Conditions of Draft Plan Approval to address 

structuring elements, especially with respect to the future development of the high density block(s).  

Active transporation and general pedestrian connectivity has been 

provided with the subdibision. Sidewalks are provided within the 

subdivision and connections to external trails and sidewalks are 

provided. 



 

Sixth Street Development - Comment Response Matrix July 2022

Comment # Comment (Pre-Consultation) Response/Action

22

The High Density lands require a substantial amount of additional thought to ensure a higher degree of 

certainty for future site plan submission(s).  It is understood from discussions with the Planning Consultant that 

the intent with the preconsultation submission was to demonstrate general characteristics including massing 

and configuration.  An attractive, functional and human-scaled streetscape along Sixth Street is required and 

will need to be considered in terms of the aforementioned vehicular and active transportation links.  The 

current proposal contains buildings which are lacking in visual interest, including largely blank north and south 

facades.  The proposed grade differentials, heights, reduced setbacks for the buildings and other 

characteristics would appear to exacerbate issues in terms of creating aesthetically pleasing, functional and 

appropriate human-scaled streetscapes.  

The high density lands have been redesigned based on comments from 

the pre-consultation process.

23

Section 7 of the UDM needs to be consulted in its entirety for further guidance and direction with respect to 

buildings – generally and in terms of specific direction provided for townhouse dwelling units and multi-unit 

residential (apartment) dwellings.  While many of these matters will be addressed through future site plan 

approval processes, key aspects of urban design will need to be captured in implementing planning policies 

and zone provisions to create an appropriate level of advanced guidance and certainty.   

Section 7 of the UDM is addressed in the submitted Architectural and 

Urban Design Brief

24

The configuration of the internal driveway and semi-underground parking areas would appear to present a 

variety of challenges to the large open space amenity area.  The Urban Design Manual contains guidance 

and direction with respect to amenities and open space areas, including provision of children’s play areas.  

This configuration was not pursued as per Town's comments.  A more 

standard underground parking with complimentary surface parking has 

been submitted with the High Density block design as per the Town 

comments.

25
 The Town’s Environmental Site Assessment process will need to be followed – A Phase 1 ESA, and if necessary 

Phase 2 ESA, will be needed.

Phase 1 and Phase 2 ESA's have been completed for the entire property 

26
Sixth Street is identified on Schedule E as an Arterial – Typically arterial roads require right of way widths of 26 to 

36 metres.  A road widening may be required and will need to be confirmed with Engineering Services.  

A widening from the 560 Sixth Street property will be given to match the 

580 & 590 street lines for Sixth Street.

27
The Applicant is responsible to provide written clearance from external agencies that all concerns and issues 

have been cleared.

noted

28
The applicant is responsible to pay any additional costs and expenses regarding this application that shall be 

determined by Town staff.

noted

1

Building Code and Related Standards. A full review for compliance with the Ontario Building Code, related 

standards and applicable law will be completed at the time of the application for a building permit with same 

being processed within the prescribed timeframes as required by the Building Code Act.

noted

2

Applicable Laws & Building Permits Approvals from other agencies are required in many instances before a 

building permit can be processed and issued. These approvals are not administered by Building Services. The 

fastest way to obtain a building permit is to ensure all of these other approvals are completed (or do not 

apply) before applying for a building permit. Building Services is required by law to prioritize applications that 

are fully complete in terms of applicable law approvals and document submissions. Building permit 

documents must be consistent with applicable law approvals. Please refer to our Applicable Law Checklist for 

more information.

noted

3
 E-Permits. All building permit applications, drawings and supporting document shall conform to the e-Permit 

Document Guidelines and be submitted through the Town’s Public Portal 

noted

4
 Pre-Consult. We encourage a pre-consultation meeting with Building Services prior to the submission of your 

building permit application to ensure the application is complete as possible to avoid processing delays.

noted

5  Civic addressing will be assigned by Building Services in accordance with By-law No. 2013-046 noted

6
Signs. All signage shall comply with the Town of Collingwood’s Sign By-law No. 2012- 110 and sign permit(s) shall 

be obtained from the Chief Building Official where applicable.

noted

Building Service
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Comment # Comment (Pre-Consultation) Response/Action

7
Fees and Charges. All building permit fees and applicable development charges shall be paid prior to 

issuance of a building permit.

noted

1

The subject property has a 150mm diameter stub located off Holden Street, as shown in the figure below. The 

size of the stub should be verified by the developer.  The existing stub can be used for the converted use, 

provided the service size meets water demand needs (including fire) and the water department is in 

agreement the stub is suitable for re-use.  The proponent should confirm the size and condition of the stub prior 

to planning for re-use.  If the stub is deemed not suitable for reuse, the Water Department will disconnect the 

stub at the main, at the owner’s cost, and a new stub will need to be installed, at the owner’s cost. A 300mm 

dia. watermain is located on Sixth Street as shown in the figure below. The new water main should loop though 

the development making connection to the watermains on Sixth Street and Holden Street. 

Acknowledged.  Investigation of the condition of the existing 150mm 

watermain stub on Holden will be determined at the detailed 

engineering design stage and appropriate adjustments made on the 

engineering plans.

2

 There are currently servicing capacity constraints in Collingwood.  Confirmation of water and wastewater 

servicing capacity and allocation from the Town is required. The Town requires a holding “H” to be applied to 

the property with respect to available water treatment plant capacity and any other matters deemed 

appropriate by the Town of Collingwood.

noted

3

 3.A Functional Servicing Report shall be completed detailing the required water demand calculations and 

speak to fire protection requirements for the development.  A site servicing plan shall be submitted showing 

the water servicing plan.  Fire and domestic service must be separated at the property line with isolation 

valves. Please provide a drawing demonstrating 45m hydrant spacing radiuses. 

A Functional Servicing Report has been submitted

4

The proposed water demands will need to be added to the Town water model to ensure adequate water flow 

and pressure for all demands including fire. In order to do this the Town Water Department will require 

proposed water demands and digital plans (AutoCAD) showing the watermain layout and topographic 

information. This information will be forwarded to our consultants for modeling. This work is to be carried out at 

the developer’s cost. This work shall be completed at the Site Plan approval stage.

Acknowledged. 

5
A completed Form 1 and appendix signed and stamped by a Professional Engineer will need to be submitted 

to Town Water for approval all at the developer’s cost.

To be completed at detailed engineering design stage.

6

As a general principal each property shall have one service and one meter.  Additional meters can be added 

internally to measure the water use if required.  However, the municipality will have one meter, connected to 

one water bill.  This note should be added to the engineered drawings and included on the “site 

plan”/development” agreement.

noted

7
It should be noted that all Town water mains and services are to be constructed in accordance with the Town 

Water Department standards. That is ductile iron water mains and copper services.

noted

8 As a general principle, the Town discourages watermain system dead ends. noted

9
A construction water fee in accordance with the current fees and charges Bylaw is due when a building permit 

is obtained

noted

10
Any connections to the Town water system are to be installed by the Town of Collingwood Water department 

by live tap, at the Developer’s expense.

noted

11

Any proposed irrigation system connections must be identified on the design drawings.  Irrigation water 

demands are to be included in the functional servicing report.  Service to the irrigation system may be 

separate with dedicated meter and backflow device

noted

Environmental Services March 12, 2021
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12

The proposed facilities will require premise protection backflow prevention devices as per CSA B64.10-

11/B64.10.1-11, OBC and the Towns Backflow Prevention By-law 2017-056. Required backflow prevention 

devices for dedicated fire lines will be determined by the premises hazard classification, and will be equal to 

the level of protection required for the domestic service.  It should be noted that the device will require annual 

testing, with all associated costs the responsibility of the owner. A site survey will be required to be submitted to 

the backflow prevention officer at the time when a building permit application is applied for. The site survey 

will determine the sites hazard classification and type of premises protection required to be installed. More 

information, as well as a list of Qualified Contractors can be found at  https://www.collingwood.ca/town-

services/water-sewer-services/backflow-prevention-program.  

noted

1

Engineering Services has concerns with the staging of these two developments.  Theprovided plans show no 

provision for temporary turnarounds which is a problem if the twosites develop independently; however, the 

applicant has indicated that the twodevelopment sites would be serviced together – all as one.  There would 

need to be somemechanism in the draft conditions to ensure that this occurs, to ensure the municipality willnot 

be left with dead-end roads.  We may need a condition that states that the sites mustbe developed together, 

under one agreement.  One option that would need to be explored is the ability to have two draft plans 

incorporated into one subdivision agreement and registered concurrently, also ensuring that we have 

securities to complete all the roads and servicing with both draft plan of subdivisions.

The two phases have been considered as one for this submission

2

The right-of-way north of Block 11 (Street B, east of Holden Street) is to be shown as a“future” right-of-way and 

dedicated as a block to the municipality. Services are to be extended but the Town will determine at the 

subdivision agreement stage whether theroad will be terminated at the intersection.

noted and plan have been amendment

3 Holden Street (existing, south of the development) only has sidewalk on the east side of the road. noted 

4
Blocks 11-13 (east of Holden Street) lot lines should be oriented more perpendicular to the road. The angle 

presents a safety concern to residents backing out of their driveways.

amedments have been made to the site plan

5
As a general comment, reporting should be resubmitted encompassing both plans of subdivision, and based 

on the updated unit counts with the red-line draft plan revision.

noted

6

Functional servicing report will need to be resubmitted to confirm development flows and that existing and 

proposed services have adequate capacity for sanitary sewage, domestic water demand, fire flows, and 

available utilities. 

A Functional Servicing Report was completed for the entire 

development

7

Sanitary servicing and downstream capacity to be confirmed through the Town’s sanitary model. Modelling 

work will be conducted by the Town’s consultant at the developer’s expense. The engineering consultant is to 

provide notice when the Town should initiate this review prior to draft plan approval, and once the reporting is 

received.

Town should untake review based on unit count provided in FSR.

8 The traffic impact study will need to be revised based on updated unit counts. A Traffic Impact Study has been submitted

9

A Stormwater Management Report will need to be submitted on behalf of the development addressing 

quality and quantity control measures. The Creekside subdivision pond was sized to receive a portion of this 

proposed development. Confirmation that the Creekside pond has capacity from this property will need to be 

included in the SWM Report.  The possibility of modifying or improving the Creekside Pond to accept flows from 

the development should be investigated if required. The report should be submitted for both plans of 

subdivision.

Stormwater management has been addressed in the FSR.  Existing SWM 

report for Creekside pond was requested from Town but not provided.  

We were advised verbally 10 acres of lands were accounted for in the 

existing pond.  We are draining less than 10 acres to the existing pond.

10 This property is under NVCA jurisdiction and will be subject to the conservation authority’s comments. noted

11
 Individual storm service laterals will be required for all buildings at the sump pump

discharge points.

noted

Development Engineering  October 4, 2021
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12

 Town’s policy is that all buildings have a minimum 0.5m separation between the Seasonal High Groundwater 

Level and the Underside of Basement Slab.  Groundwater monitoring must be completed with at least two 

typical rainfall seasons (spring and fall). Groundwater monitoring are to be included in addition to the 

Geotechnical investigation for this development. Final groundwater monitoring report is to be provided prior to 

draft plan of subdivision approval.

noted

13
A Phase 1/ Phase 2 Environmental Site Assessment will need to be prepared/updated for the revised limits of 

the development concept. 

Phase 1 and 2 ESA's have been completed for the entire development

14
 The subject development should provide the ability to service the neighbouring properties to the east (#530 

Sixth Street), as this area could potentially be developed in the future.

A road connection has been included with the propsoed development 

to connect to the property to the east.
 The following comments are not required to be addressed during draft plan of subdivision, but will be checked 

and repeated again upon registering the subdivision and entering into a subdivision agreement with the 

municipality:

15
 There are excessive rear yard storm catchbasins on both plans of subdivision, which the municipality will not 

accept. Grading will need to be revised to reduce rear yard catchbasins where possible.  

Rear lot CB's eliminated where possible.  Further review can be 

undertaken during detailed engineering design.

16
Side yard swales and rear yard swales are not meeting the 2.0% minimum slope. Addressed and will be confirmed during detailed engineering design 

work.

17
 There are rear-yard easements within the Creekside subdivision which may accept rear yard drainage from 

the proposed subdivision. This can be further explored in the future. The Town will complete a title search of the 

existing easement.

Acknowledged.

18
Layout of storm, sanitary, and watermain is to follow Town of Collingwood typical

standards, this does not appear to have been provided.

Servicing has been updated to match town standards.

19

The entrances to the underground parking garages (high-density blocks) are to be relocated onto private 

property. There are queuing, grading, and pedestrian accessibility challenges with how the layout is currently 

presented. A preliminary grading plan could be provided for the red-line revision application to show how the 

entrances are intended to be constructed.

Parking layout has been re-configured based on Town comments.

20

The cul-de-sac on the Draft Plan approved (west) site should be re-drawn as it will be an issue to plow snow. 

The width of road at the entrance to the cul-de-sac is too wide. Refer to Town of Collingwood standard 

drawing 221 in the Development Standards document.

The Type ‘B’ cul-de-sac layout is to be implemented. If the right-of-way width is too narrow, a reduced cul-de-

sac radius may be considered. However, the current preliminary layout of the permanent cul-de-sac will not 

be accepted at subdivision registration.

Cul-de-sac layout follows Town standards.

Studies required to be submitted for Draft Plan of Subdivision:

- Functional Servicing Report;

- Stormwater Management Report;

- Traffic Impact Study;

- Geotechnical Investigation and groundwater monitoring;

- Phase 1/ Phase 2 Environmental Site Assessment;

All studies have been provided with submission.

3-Apr-21
Current understanding is that cash-in-lieu has previously been agreed upon in the draft plan for the west 

parcel.  The east parcel will have dedicated parkland.

That is correct

 On the west block staff request the concrete sidewalk on the south side of Street ‘A’ be extended to meet 

with the Black Ash Creek Trail.

The sidewalk on the south side of Street A has been extended to meet 

with the Black Ash Creek Trail
The park block should be located more central in this development. The Block has been located to be central to the development

Parks, Recreation & Culture Department - April 3, 2021 & August 24, 2021
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Pedestrian access to the High Street trail is important for active transportation.  Town staff will consider the 

construction of sidewalk along Sixth Street as it is listed in the Town’s DC study.

Sidewalks are provided to the south side of Sixth Street and there is a 

connection from the development to the Black Ash Creek Trail that 

connects to the High Street Trail on the North Side 
Future homeowners shall be notified in their purchase sale that there is an OFSC snowmobile trail along the 

Black Ash Creek Trail and homeowners shall expect snowmobile traffic along this trail during the winter months.

noted

24-Aug-21

 Staff request the concrete sidewalk on the north side of Street ‘B’ be extended to meet with the Black Ash 

Creek Trail.

There is only 150m between cul-de-sac and Sixth Street which both 

provide access to trail system.  Maximum distance required to access 

the trail is therefore only 75m so third access is not required.  From the 

north side of Street B it is only 60m south to cul-de-sac access.
Staff request a concrete sidewalk be constructed at the end of the cul-de-sac at Street ‘A’ to meet with the 

Black Ash Trail

The sidewalk on the south side of Street A has been extended to meet 

with the Black Ash Creek Trail
Staff are in agreement with the location of the park block. noted

Staff request a combination of cash-in-lieu and 5% parkland for the entire development as per the original 

comment below.

noted

County of Simcoe March 25, 2021
County staff have no comments as it relates the proposed redline plan of subdivision on the adjacent lands 

(580 and 590 Sixth Street) in addition to those previously provided.

noted

The County of Simcoe is responsible for providing curbside waste collection services to all residential lots and 

units with frontage on a publically owned and maintained road.  All municipal roads must be designed to 

accommodate County waste collection vehicles per the County’s Waste Design Policy and Design Standards.

noted

The County does not provide waste collection services to multi-unit developments, meaning a building or 

property, used mainly for residential purposes, containing six (6) or more dwelling units. As such, the County 

would not provide waste collection services to the 158 units to be located on Block 1. It will be the responsibility 

of the owner/operator of these apartment buildings to arrange and pay for waste collection services. A waste 

collection subsidy may be applied for, if eligible, to subsidize basic waste collection services provided by a 

private operator for these units. 

Acknowledged.

the County is the approval authority for local official plan amendments with an associated fee of $3,000.00 

(privately initiated) to be paid when the adoption package is submitted to the County.

noted

EPCOR  March 30, 2021

1
 Electrically engineered and stamped site servicing drawings using the most recent USF standards and non-

linear analysis need to be supplied to EPCOR for approval prior to any construction.

Noted

2
 Electrical engineered drawings must include required transformation based on developer’s estimate of 

building loads.

Noted

3
 Where possible all electrical distribution within the proposed site will be of an “Underground” design / 

construction

Noted

4
Developer needs to coordinate with EPCOR ASAP the scope works that EPCOR will be providing and any 

associated fees required.

Noted

5
All electrical site servicing must comply with the most recent and approved version of EPCOR Conditions of 

Service and Electrical Safety Authority (ESA) regulations before system is energized.

Noted

6
 All electrical site servicing must comply with the minimum clearances as specified in the most recent USF 

standards. The USF standards can be obtained from EPCOR through a non-disclosure agreement.

Noted

7
Developer is required to provide an access agreement for operation and maintenance of the electrical 

distribution infrastructure to the satisfaction of EPCOR prior to the system being energized.

Noted

8
 Early consultation with EPCOR metering department regarding possible sub metering is a must to avoid delays 

and installation issues. I.e. provide access key for metering room, demand load, number of suites/units.

Noted

9 Note that currently there is a minimum lead time of 18 to 24 weeks for transformers from suppliers Noted
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10

Once the facilities are energized and all payments for such have been completed by the Developer EPCOR 

will assume full ownership and responsibility for the electrical distribution system up to:

-The secondary load side of any residential meter base (Max 200amp)

 -The secondary connection on the distribution transformer (Above 200amp)

- The primary disconnect ahead of any “Customer” owned 44kV substation        Note: As background, the 

Economic Expansion calculation is made to determine the amount of investment in any expansion project that 

may be applicable to EPCOR.

Noted

11

In most cases there will be a requirement to complete an Economic Evaluation of the Electrical portion of the 

project to insure compliance with the Ontario Energy Board Expansion Guidelines. In order to meet this 

requirement a developer must provide during the coordination process the following:

 oThe estimated cost of the required electrical site servicing work to expand the current primary electrical 

system to service the proposed development for any expansion over (5) five years after electrical service has 

been energized.

 oThe estimated number of connections to the expanded system in each of the (5) five years after electrical 

service has been energized.

 oThe type of connection (residential, commercial or Industrial) and the expected amount electrical load use 

on an annual basis if applicable.

Noted

 

Simcoe County District School Board March 26, 2021

26-Mar-21

That the owner(s) agree in the Subdivision Agreement to include in all Offers of Purchase and Sale a statement 

advising prospective purchasers that accommodation within a public school in the community is not 

guaranteed and students may be accommodated in  temporary facilities; including but not limited to 

accommodation in a portable classroom, a “holding school”, or in an alternate school within or outside of the 

community.

noted 

That the owner(s) agree in the Subdivision Agreement to include in all Offers of Purchase and Sale a statement 

advising prospective purchasers that if school buses are required within the Subdivision in accordance with 

Board Transportation policies, as may be amended from time to time, school bus pick up points will generally 

be located on the through street at a location as determined by the Simcoe County Student Transportation

Consortium.

noted 

NVCA November 2, 2021
Natural Hazard - Regulatory Comments 

1 NVCA staff has no natural hazard comments at this time with the proposed development. noted

Natural Heritage and Ecology - Advisory Comments

2 An unevaluated wetland feature is located on the south west corner of the property. NVCA’s Planning and 

Regulations Guidelines stipulate a 30m setback to wetlands from development activities.

An EIS has been completed and discusses the unevalutated wetland 

feature.
3  Staff note an EIS was produced for the adjacent property which was accepted by the NVCA which helped 

facilitate the subdivision draft plan approval on that site. The results of that EIS advised that the wetland was 

not present and therefore our wetland and wetland buffer regulation would not applicable on 560, 580 and 

590 Sixth Street. 

noted

Stormwater Management:

4 A stormwater management report and associated plans will be required to current standards. More 

information can be found in the NVCA engineering guidelines available on our website at nvca.on.ca.

A Functional Servicing and Stormwater Management Report was 

prepared and submitted to support the proposal
Hydrogeology 

5 The applicant is encouraged to complete the Hydrogeological Assessment check List intended to support 

development applications, Found on Table 1 (page 6 and 7) of the document entitled “Hydrogeological 

Assessment Submissions, Conservation Authority Guidelines for Development Applications” June 2013 which is 

attached for reference.

Golder was retained for geotechnical and groundwater assessment.  

Report submitted with application.
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Land Use Planning

6 Please provide copies of all draft by-law documents, including schedules for NVCA to review and provide 

comment. 

noted

7 NVCA staff request that all submissions materials be provided in digital format only. noted


