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1.0 Introduction
This Urban Design Brief has been prepared in support of a Site Plan Application by Cantwell Development Corporation. The application seeks site plan approval for a new
development located on 222 Hurontario Street, Town of Collingwood, that would replace a single Storey building, fully demolished due to the damages caused by the fire occurred
in January 2020. For 18 years the pre-existing building hosted the same tenant – Sporting Life, a retail store that has become a prominent part of the town community, its business
network and urban fabric.
The site is located within the boundaries of all Heritage, Downtown Commercial and BIA Districts. It occupies a total area of 2,451 sq.m. Historical use of the site was by a single
tenant commercial building and functional off-street parking lot. Further context analysis can be found in Section 3.0
The new development proposes a rebuild of the building of the same gross floor area, generally compliant with the Official Plan, Urban Design Manual and Zoning By-Law. The list of
minor variances and non-conforming conditions are described in Section 4.0 of this document.
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2.0 Design Vision, Guiding Principles, and Objectives
Located in the heart of downtown Collingwood, the Sporting Life store, the center of the ski loving community has always been a crucial commercial component to the winter life
of the town and its visitors. The new development aims to build upon that history and identity to create a viable and attractive project that would enhance the urban streetscape,
pedestrian character and commercial vibrancy of Hurontario street.
The objectives for the new development are:
•

To generally adhere to Collingwood’s identity and origin as a thriving, 19th century Ontario, waterfront town.

•

Maintain the long-term economic vitality of the community. - Create a sense of place and destination through a distinct identity.

•

Provide an accessible amenity.

•

Extend the pedestrian and bicycle network.

•

Define the southernmost limit of the Downtown Heritage Commercial District

The design principles for the new building aim to fit into the long-term changes of the Hurontario street, being homogenized commercial front and favouring pedestrian flow.
The architectural character of the new building will improve upon that by adhering to the Collingwood Downtown Heritage Conservation District Plan and Zoning By-Law, bringing
the building closer to the property line and offering a continuity of the commercial frontage of Hurontario street. It also raises the height of the building to 6m to conform to the
heights of the adjacent historically significant buildings to the north.
Site plan and landscape improvements include a new wooden privacy fence, amenity space in the back, planters along the walkway.
Pedestrian and bicycle paths are extended by introducing a weather protected walkway along the south of the building in place of the current vehicular entrance and lane off
Hurontario. Additional bicycle parking accommodated in proximity to the parking entrance off Fourth Street.
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3.0 Context Analysis
Location:
The site is located north of the North-West corner of the intersection between Hurontario street and Fourth street. The building occupied a site on the west side of
Hurontario street – the main street and pedestrian artery of the town – connecting the heritage harbourfront to newer developed districts of the town. Fourth street serves as
the vehicular entrance. The property has approximately 27m frontage on Hurontario street and 33m frontage on Fourth street.
222 Hurontario Street, Collingwood, ON

Hurontario street – view towards north at the intersection of Hurontario and Fourth Streets
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3.0 Context Analysis
Neighbouring Conditions
The corner property is occupied by a Gas Station and a small Commercial building associated with it.

The site is bound by residential single home properties in the West and Commercial property on the North.
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3.0 Context Analysis
Transportation
The site is directly served by the Collingwood Crosstown Route and Collingwood Wasaga Beach Link. It is within the walking distance from multiple pedestrian routes
connecting the Downtown Core.

It is also easily accessible by car with street and off-street parking available on Hurontario Street and on site.
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4.0 Policy Context
Collingwood’s Urban Design policies and guidelines are found in several Town’s
documents.
The side is located within the boundaries of the Town of Collingwood Heritage District,
Heritage district and BIA. This design brief is based on the guidelines and regulations
outlined in the Town’s Official Plan, Town Zoning By-Law, Collingwood Downtown
Heritage Conservation District Plan and Town’s Urban Design Manual.
Town of Collingwood Official Plan
The Official Plan establishes goals, objectives, and policies to direct the physical
growth of the Town of Collingwood. It is intended that the Plan serve as a guide to the
municipality in preparing criteria and assessing development applications including
site plan control and plans of subdivision/condominium.
Schedule “A” Land Use Plan designates the subject property as Downtown Core
Commercial;
Schedule “D” Transportation Plan identifies the subject property is located on an
Arterial Road
(Hurontario Road) with access off Collector Road (Fourth Street West);
Schedule “E” Municipal Service Areas identifies the subject property is located within
Municipal
Service Area 1;
Schedule “F” Urban Structure identifies the subject property as Inside Built Boundary
(Designated/Available Lands) and within the Collingwood Intensification Area – Mixed
Use Intensification Areas C) Downtown Core Commercial; Surrounding land uses
include Downtown Core Commercial and Low Density Residential (single detached
dwellings) to the west (rear of proposed development)
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4.0 Policy Context
4.4.4 Downtown Core (OPA#12)
The Downtown Core along Hurontario Street from the waterfront to Fifth Street is Collingwood’s historical centre. It is intended to be the primary location of cultural and civic
uses and a major commercial focus for the Town of Collingwood. Retail is planned to continue as a major commercial use in the Downtown Core. The stores will serve the
day-to-day needs of local and seasonal residents. The Core is expected to function as an attractive regional destination for tourists and the traveling public and will function
to provide comparison and specialty shopping. The retail functions of the Core, combined with the planning role of the Western Commercial Node will enhance Collingwood’s
role as a centre for regional shopping.
The proposed building (as its predecessor) will have an active part of the Commercial focus of the Town. As a store, it supports active life activities such as athletics, running,
golf, hiking, skiing, snowboarding, biking, that attract both local community and tourists, creating volume of pedestrian foot traffic through the Downtown Core.
4.4.4.1 Permitted Uses
The fullest and most diverse range of commercial activities is permitted in the Downtown Core. Permitted uses include all forms of retail and service commercial facilities,
including retail commercial establishments, food supermarkets, general merchandise stores, banks and financial institutions, business and professional offices, hotels, private
clubs, places of recreation and entertainment, personal and business services, and other commercial activities. Additional permitted uses are governmental facilities, parking
facilities, cultural facilities, parks, community facilities, residential uses subject to the provisions of Section 4.4.4.2, and public and private institutions subject to the provisions
of Section 4.4.4.3. (OPA#21)
The Downtown Core shall be the only location for retail outlets for the sale of alcoholic beverages and the location of all financial institutions with the exception of one
deposit-taking institution. (OPA#10) . Adult entertainment establishments, motor vehicle sales, motor vehicle gas stations and car washes are not permitted in the Downtown
Core. (OPA#12)
A new store intended for a permitted use of Retail Commercial establishment.
4.4.4.4 Built Form (OPA#12)
Within the Downtown Core area designation there is an approved Heritage Conservation District. Development and re-development within the Heritage Conservation
District shall only take place in accordance with the requirements of the District Plan and a Heritage Impact Assessment may be required by Council. A Heritage Impact
Assessment may also be required prior to the approval of development or re-development of properties adjacent to the District. No additional driveways shall be permitted
onto Hurontario Street between the waterfront and Fourth Street, and parking lots abutting Hurontario Street shall only be permitted behind buildings to minimize the loss
of street and sidewalk frontage for retail purposes and to avoid disruption to the continuity of shopping interest for pedestrians. Development that is not within or adjacent to
the District shall be consistent with Collingwood’s Urban Design Standards.
To address the Built form in the Heritage Conservation District, it is proposed to eliminate existing non-conformant lane onto Hurontario street, that would allow the Town to
regain street and sidewalk frontage for retail purposes and to avoid disruption to the continuity of shopping interest for pedestrians.
Even though the 222 Hurontario original building was not considered a significant heritage building by the Collingwood Downtown Heritage Conservation District Plan, the
site itself is located within the district. The new built form will further address the approach to maintain the Heritage character in the Historical Impact Assessment, submitted
as a part of this Site Plan Control application.
Off-street parking is to be continued to be accommodated behind the building and adjacent corner lot off Fourth Street.
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4.0 Policy Context
4.4.4.5 Appearance
Council shall encourage the visual improvement of the Downtown Core. This may include:
1. the coordination of signage, fascia’s, lighting, landscaping and general maintenance;
2. the acquisition of centralized communal parking areas in the Core and the suitable landscaping and maintenance of such facilities;
3. the effort of the Town to use small spaces for amenities such as benches, planters, street lighting, street furniture or public art; and
4. the completion of specific design criteria in the Town’s Urban Design Guidelines.
Appearance of the proposed building and site comply with the general materials typical of the Downtown Heritage theme – earthy red-brown tone brick colours to
compliment the colours of the existing buildings with Heritage significance. Continuation of the traditional horizontal lines of the Heritage building further North, associated
with the two storey structures. A further detailed analysis can be found in the Heritage Impact Assessment Report included in the SPA submission.
A line of planters is added at the pedestrian walkway, demarcating the southern site boundary adjacent to the Gas Station and is well visible from both north and south side of
Hurontario Street.
A full- height wooden privacy fence at the west property boundary is created as a landscape feature to create a visible separation from the residential lots to the west.
4.4.4.6 Off-Street Parking
Within the Downtown Core designation, all development shall provide adequate off-street parking in accordance with existing Zoning By-law standards. On-site parking
requirements for specific non-residential development/redevelopment proposals in the Downtown Core may be satisfied through communal, municipal, or privately owned
parking areas located elsewhere in the Core. Provision of cash-in-lieu parking may be required in accordance with the Planning Act.
The proposed 30 parking spaces on the lot satisfy the Zoning By-Law requirement. Further breakdown can be found on page A102-Site Statistics. In addition to vehicular
parking, 8 bike parking spaces are located at the Fourth Street side to promote an environmentally friendly and active lifestyle for the employees and patrons of the future
development.
4.4.4.7 Open Storage
No open storage of goods or materials shall be permitted in the Downtown Core.
No open storage is proposed.
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4.0 Policy Context
Town of Collingwood Urban Design Manual (UDM)
On July 19, 2010 Council enacted and passed By-law Nos. 2010-082 and 2010-083 to give effect the Town’s Urban Design Manual. The intent of the urban design manual is to
ensure that the application for site plan control is designed to meet or exceed a minimum standard of urban development form, and to “encourage the design of a complete,
effective and sustainable built environment consistent with Collingwood’s character and vision for the future”.
The UDM presents provisions that identify the benefits of applying the manual in a non-residential setting, including:
•

Achieve the desires of the community as expressed in the Official Plan and other policy documents;

•

Create development patterns that are fitting with the community in terms of streets, blocks, scale, and orientation;

•

Create active and highly useable business areas;

•

Support and improve the aesthetics and function of Collingwood’s public realm;

•

Ensure that they are contextually appropriate to Collingwood;

•

Create sites that are compatible and connected to neighbouring uses;

•
Achieve the desire of the community as expressed in the Collingwood Sustainable Community Plan, by reducing the environmental impact of development with reduced
stormwater impacts, improved urban forest, and more efficient development patterns and buildings;
•

Improve access and safety with infrastructure and amenities that support people’s activities; and,

•

Support active transportation with appropriate amenities and options for transportation modes.

In addition to the specific requirements of the UDM, the design of non-residential buildings shall meet the architectural theme of a Traditional Small Town Heritage Style;
Given the characteristics of the Proposal (location, use, adjacent buildings) the following UDM Sections apply most directly to the proposed development:

9

Reich&Petch Design International | Urban Design Brief for the Proposed Commercial Development at Collingwood

5.0 Site Layout
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5.0 Site Layout
According to the Urban Design Manual, part 6-Site layout, section B - Parking, the development is proposing to limit the parking entrance to the Fourth street and reinforce
the pedestrian character of Hurontario throughout its street frontage.
According to Urban Design Manual, part 6-Site layout, section k - Outdoor Amenity Space, the property is exempt from providing the amenity space as a commercial building
inside the Heritage District (6.K.1). However, the configuration of the site presents the opportunity to establish one in the back of the property for the benefit of employees of
the store.
According to the Urban Design Manual, part 6-Site layout, section p - Trash & Recycling, the Outdoor trash and recycling enclosure proposed is designed:
•

Not to be visible from the main street frontage.

•

To be located such that they are not visually prominent from activity nodes and public areas such as outdoor amenity spaces, gathering areas, parks, and trail entrances.

•

Shall be built to house sufficiently sized bins for the intended use and shall be designed with a wall height that is sufficient to completely conceal bins.

•

Shall include covered tops and sealed bottoms to keep contents dry and pests out.

•

Shall be constructed to be compatible with the project architecture and materials.

•

Enclosure gates shall be constructed of durable materials that screen the view into the trash enclosure. No chain links.

•

Trash and recycling enclosures shall include a 3m X 3m concrete pad in front of the enclosure to reduce pavement damage from disposal trucks.
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6.0 Buildings
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6.0 Buildings
According to the UDM, part 7-Building, section e - Context, the proposed building and additions shall be designed to:
•

Improve the overall streetscape, and public realm.

•

Generally, relate in scale, materials, and design features to the surrounding buildings.

•

Express traditions of Collingwood and the region in the design, materials, and colour.

•

Building design shall respond to the local climate with features such as pedestrian weather protection, overhangs for sloped roofs, facilitating access to direct sunlight,
and choice of façade materials.

•

Building design shall incorporate similar, or complementary patterns from existing developments within the neighbourhood, or along the adjacent streetscape where such
buildings represent the character and architecture of Collingwood’s history – more information included in the Heritage assessment Impact report.

•

Extending horizontal lines of fenestration and façade plane breaks.

According to the UDM, part 7-Building, section k - Blank Walls, the new development proposes to break the blank wall on the south elevation with partial fenestration in the
upper portion of the building and continuation of the projecting brickwork piers, expressing the structural bays and interior column grid.
According to the UDM, part 7-Building, section h - Articulation, the new development proposes recesses, change in brick colour, introduction of the horizontal band with upper
level windows and corbelled cornice, to articulate the façade and create a more dynamic elevation with multiple materials and points of interest (lights, signage etc.).
According to the UDM, part 7-Building, section g – Building Façade, the new development is taking steps to incorporate some elements of the Traditional Small Town Heritage
Style. The elements include the brick masonry and detailing, building massing that reflect those of heritage buildings within the community, similar fenestration proportions
and details.
According to the UDM, part 7-Building, section I – Entrances, the main entrance of the store to have a distinctive volume, pedestrian weather protection and access from the
Hurontario.
According to the UDM, part 7-Building, section m - Retail Façades, the display windows are the most transparent element on the facade, that has a base and a sign band
above.
According to the UDM, part 7-Building, section p – Colour, the building colour palette is selected to compliment the local historic context of Collingwood’s architecture.
The immediate neighbour on the North (220 Hurontario) has painted over the original material. The store sign is the only element of colour, used as a highlight above the
entrance.
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7.0 Active Transportation
The site is in the busy Downcore centre with an established pedestrian infrastructure. Applying the guidelines of UDM, part 8 – Active transportation, section a - Pedestrian
Circulation, the proposal aims to build upon and improve on the pre-existing condition. Closure of the lane and continuation of the pedestrian walkway along Hurontario street
is one of the main street scape and urban design changes that is implemented to promote the image of the Town of Collingwood as a pedestrian friendly, active and lively
community.

Pre-existing traffic diagram

Proposed traffic diagram
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7.0 Active Transportation
To address the UDM, part 8 – Active transportation, section c - Pedestrian Amenities, the following site improvements are proposed:
•

Enhanced landscaping in the back and planters at the south side, Hard surface pavement at the entrance, low intensity security lighting.

•

South side canopy to provide weather protection over the pedestrian accessway.

UDM, part 8 – Active transportation, section e - Parking Areas. The new proposed parking lot is designed within a number of pre-existing challenges/opportunities to
create a well functioning amenity meeting the zoning By-Law provision for the new and future developments (hydro poles, entrance, irregular lot configuration, etc.). As an
improvement, the design suggests an accessible pedestrian walkway connected to the accessible parking stalls and provides a pathway minimizing the crossings within the
lot and locating all parking to be within maximum of 24m from a pedestrian walkway.

To encourage the use of bicycle transportation, as per UDM, part 8, section g – bicycle circulation, installation of the bike racks to provide the 8 parking spaces is proposed in
proximity to the Forth street entrance, but is also easily accessible from the pedestrian walkway on the south of the building.
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8.0 Landscape & Public Spaces
General Design of the parking lot takes in consideration that the character of the location is an intensified dense urban fabric of Downtown Core in Collingwood with a number
of pre-existing site-imposed conditions. The landscape improvements are proposed considering the potential impact on the number of parking spaces required by Zoning ByLaw, hence some relief from the UDM – part 10, Landscape and public spaces is required.
The requirement of the UDM – part 10, e - Perimeter Plantings suggests a minimum 2m landscaped perimeter may be required along rear lot lines. As illustrated on the plan,
anything above 800mm width would require the elimination of 11 parking stalls (making a total 19), which is below the required (see Zoning By-Law). The Minor Variance is
submitted to address the rear lot landscape buffer. As an alternative mitigating measure, a new wood privacy fence is proposed along the West lot boundary.
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8.0 Landscape and Public Spaces
The requirement of UDM, part 10, g - Tree Canopy states the objective to provide sufficient tree cover to create tree canopy shade over at minimum of 30% of the site area,
with particular attention to hard surface areas. Due to a particular layout and orientation of the site, there are limited opportunities for planting any trees, to effectively provide
shading from the south. The south portion of the parking lot is the only space to utilise for a conforming and functional parking layout and provide access to larger vehicles.
The requirement is not achievable without a significant loss in parking and loss of maneuverability of the delivery and service vehicles.
Our team is seeking dispensation to relieve the development of this requirement, considering the above mentioned constraints and landscape improvements proposed for the
site.
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8.0 Landscape & Public Spaces
The requirement of UDM, part 10, j - Parking Lot Landscaping states that a 3m-wide perimeter planter bed for screening & trees shall be required. As explained in the above
paragraph, the 3m landscape strip along the Fourth street is unfeasible for the development. However, the parking lot is well screened by its distance and the new building
structure from the Hurontario street (primary street) and is non-compliant only for the stretch on the south and the west lot lines, which is a pre-existing functional nonconforming arrangement.
A variance through Committee of Adjustment to relieve the development of this requirement is being sought, considering the mentioned above constraints and landscape
improvements proposed for the site.
Design of the outdoor amenity area is outlined in the UDM part 10, section l - Outdoor Amenity Spaces. As mentioned above (UDM part 6-Site layout, section k - Outdoor
Amenity Space), the proposed development is a private establishment in the Heritage District, that is providing a public amenity area introducing the paving at the entrance,
canopy and landscape planters. In addition, we propose to design the area on the north of the site to accommodate a seasonal seating for the employees at a paved
accessible area. The area will accommodate a picnic table for weather-permitting conditions.
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8.0 Landscape and Public Spaces
Zoning By-law
By-law 2010-040, The Collingwood Zoning By-law.
In accordance with Collingwood Zoning By-Law Schedule ‘A’ - Map 21, Property is located alongside the Hurontario Street and designated C1 commercial zone.

As indicated on the drawing A102-Site Statistics, the new development is generally compliant with the provision of Zoning By-Law :
Zoning-By Law 7.3.1.1 Commercial Provisions
Zoning -By-Law 5.9 Delivery Space Regulations
Zoning-By Law 5.10 Loading Space Regulations
Zoning-By-Law 5.11 Accessible Parking
Zoning-By Law 5.13 Required Number of Bicycle Spaces
The Minor Variance Application was submitted on November 09, 2020 regarding a few instances where the current non-conformant site conditions were unfeasible to change
due to the existing site-imposed hardships. Also, a minor variance application was submitted, resulting from the elimination of the vehicular entrance off Hurontario and
introduction of the pedestrian walk in its place.
1.

Zoning By Law 7.3.1.1 Commercial Provisions

•
•
•

Maximum Interior Side Yard (to increase from 0.3m to 2.3m)
Minimum Landscape strip (3m is not achievable, hence mitigation measures are proposed as a full height wooden fence)
Minimum Landscape open space (8% achievable in lieu of 10% required)
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8.0 Landscape & Public Spaces
2.

Zoning-By Law 5.3.2.2 - Non-Residential Entrance Widths (to maintain pre-existing non-conformant functional condition of 6.4m in lieu of 7.5 required)

3. Zoning-By Law 5.2.5 - General Parking Requirements - required setback to a street or highway of a minimum of 3.0 m (to maintain pre-existing non-conformant
functional condition)
4. Zoning-By Law 5.4.4 - General Parking Requirements - The required setback of a non-residential entrance abutting any Residential zone shall be a minimum of 9.0 m (to
maintain pre-existing non-conformant functional condition with 5.4m set-back I lieu of 9m required).
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9.0 Detailed Design Direction
Site Design

Rendering illustrating the closed vehicular lane and public amenity areas at the
entrance and along the south walk
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Design intent for the wooden fence
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9.0 Detailed Design Direction
Built Form
The built form component of the proposal is a one-story building of 6m height, fronting Hurontario street. The design intent is based on a historical warehouse industrial
look, attributed to the early years of the development of the town as a shipbuilding hub, with the examples found at the north part of the downtown core. For more detailed
description please see Heritage Impact Assessment submitted with this application.
The elegant simple industrial warehouse look is enhanced by more intricate and extensive fenestration, façade offsets and stone base (exact materials to be developed with
consultation with the Town of Collingwood team). This is a good compliment to the “loft -style” Sporting Life brand of natural and sustainable materials.
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10.0 Heritage
Heritage Impact Assessment is submitted along with application to support the design choices for this project in accordance with Collingwood Downtown Heritage
Conservation District Plan
The building has been moved forward to the street and provides a recessed bay in the southeast corner of the lot for the entrance on Hurontario Street. The Sporting Life
Corporate sign indicates the entrance to pedestrians and vehicular traffic. The brickwork is articulated with relief in plan and section and coursing (Corbelled brick courses
at the top express the roof line and soldier courses to express the lintels. Two types and colour of brick are proposed to emphasize the façade relief. The side canopy uses a
steel “U” channel historic motif used above the fenestration to provide a shadow detail and articulation. Metal suspension rods/struts are used reminiscent of heritage retail
walkways/promenades/arcades as shown in the cover of this report. Black metal casement type fixed windows are used to give a decorative pattern to the fenestration.
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