
Application for Zoning By-law Amendment
& Site Plan Approval 
276 Ste. Marie Street
Town of Collingwood, County of Simcoe

PLANNING OPINION

Prepared by:

October 2018
AMENDED March 2019



ZONING BY-LAW AMENDMENT & SITE PLAN APPROVAL- 276 STE. MARIE STREET MARCH 2019 
 

 

 

Contents 

EXECUTIVE SUMMARY ............................................................................................................ I 

1.0 INTRODUCTION .......................................................................................................... 1 

2.0 LIST OF SUPPORTING DOCUMENTS ............................................................................. 4 

3.0 PROPERTY CONTEXT AND SITE CHARACTERISTICS ....................................................... 4 

3.1  LOCATION ............................................................................................................................... 4 

3.2 SURROUNDING LAND USES ........................................................................................................ 6 

4.0 DEVELOPMENT PROPOSAL ......................................................................................... 7 

4.1 ACCESS ................................................................................................................................. 10 

4.2 HERITAGE IMPACT ASSESSMENT ................................................................................................. 10 

4.3 FUNCTIONAL SERVICING & STORMWATER MANAGEMENT ............................................................... 11 

4.4 LANDSCAPE PLAN .................................................................................................................... 12 

5.0 POLICY FRAMEWORK & PROVINCIAL PLANS .............................................................. 13 

5.1 PROVINCIAL POLICY STATEMENT 2014 ........................................................................................ 13 

5.2 GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE 2017.......................................................... 16 

6.0 CURRENT LAND USE DESIGNATIONS & ZONING ........................................................ 18 

6.1 COUNTY OF SIMCOE OFFICIAL PLAN ............................................................................................. 18 

6.2 TOWN OF COLLINGWOOD OFFICIAL PLAN ..................................................................................... 20 

6.4 PROPOSED AMENDMENT TO THE TOWN OF COLLINGWOOD ZONING BY-LAW 2010-040 .................... 22 

7.0 PLANNING OPINION ................................................................................................. 29 

 

 

 

file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567835
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567835
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567836
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567836
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567838
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567838
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567838
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567838
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567839
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567839
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567840
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567840
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567841
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567842
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567843
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567842
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567842
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567846
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567847
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567848
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567848
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567849
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567850
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567851
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567853
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567854
file:///C:/Users/admin/Documents/Shelley/Strandholt/Submission/Draft%20Planning%20Opinion%20-%2009-28-2018.docx%23_Toc485567854


ZONING BY-LAW AMENDMENT & SITE PLAN APPROVAL- 276 STE. MARIE STREET MARCH 2019 
 

 

 

LIST OF FIGURES 

Figure 1: Location – Aerial View 
Figure 2: Ownership 
Figure 3: Location – Community Context 
Figure 4: Survey 
Figure 5: Existing Conditions 
Figure 6: Photo – 276 Ste. Marie Street 
Figure 7: Surrounding Land Uses 
Figure 8: Site Plan 
Figure 9: East & West Elevations 
Figure 10: North & South Elevations 
Figure 11: Schedule 5.1 to County of Simcoe Official Plan 
Figure 12: Schedule 5.1.2 to County of Simcoe Official Plan 
Figure 13: Schedule “A” to Town of Collingwood Official Plan 
Figure 14: Current Zoning – Town of Collingwood Zoning By-law 2010-040 
Figure 15: Existing Building Envelopes C1-4 Zone 
Figure 16: Reduce Rear Yard Setback 
Figure 17: Increase Building Height  
Figure 18: Proposed Zoning Schedule 
 

TABLES 
 
Table 1: List of Submitted Supporting Documents 
Table 2: C1 Zone & General Provisions Conformity 
Table 3: Parking Conformity 
 
APPENDICES 
 

Appendix “A” Town of Collingwood Pre-consultation Notes & Checklist  
Appendix “B” Site Plan 
Appendix “C” Proposed Development Renderings 
Appendix “D” Proposed Zoning By-law Amendment 

  



ZONING BY-LAW AMENDMENT & SITE PLAN APPROVAL- 276 STE. MARIE STREET MARCH 2019 
 

 

 

EXECUTIVE SUMMARY 

Cynthia and Scott Strandholt are the owners of a 597 m2 parcel of land located on the north-east 

quadrant of Ste. Marie and Fourth Streets.  The lands are described as Part of Lot 10, West of Ste. 

Marie Street, Registered Plan 144, Town of Collingwood, County of Simcoe and are known 

municipally as 276 Ste. Marie Street.   The site contains an existing 2 storey mixed-use building; 

a commercial use on the main floor and an apartment unit on the second floor, with parking at 

the rear of the building. The site topography is flat and there are no environmental constraints 

on the subject lands.  The lands are outside of the Nottawasaga Valley Conservation Authority 

(NVCA) Regulated Area. 

The applicant is proposing to construct a four-storey addition at the rear of the existing building 

and modify the existing structure to accommodate a total of seven dwelling units, one ground 

floor office space and a ground level parking area.  The development will be serviced with 

municipal water and sewer.     

The County of Simcoe Official Plan identifies the subject lands as Primary Settlement Area within 

the Built Boundary for the Town of Collingwood. The Settlement Area designation is to be the 

focus of population and employment growth, provide compact urban form and efficient use of 

land and promote development forms and patterns that minimize land consumption and 

servicing cost. 

The lands are designated ‘‘Downtown Core Exception 3 (DC-3)” in the Town of Collingwood’s 

Official Plan.  The Downtown Core permits the fullest and most diverse range of commercial uses, 

including high density residential uses. 

The property is also subject to the policies of the Town of Collingwood’s Downtown Heritage 

Conservation District Plan.  Golder Associates Ltd. was retained to complete a Heritage Impact 

Assessment (HIA) for the site and proposed development.  The HIA concluded that the proposed 

development is compatible with the surrounding area and will allow for intensification, while 

maintaining the integrity of the existing heritage structure and its original architectural features. 

For development to proceed, a Zoning By-law Amendment is required to re-zone the lands from 

the Downtown Core Commercial-Exception 4 (C1-4) Zone to the Downtown Core Commercial 

Zone, with exceptions for rear yard setback and building height.  In addition, the existing front 

yard setback and entrance width are legal non-conforming uses, as they do not meet the 

provisions of the C1 Zone.  The proposed Zoning By-law Amendment will recognize these existing 

conditions and bring the property into conformity through the site-specific exception.  

I 
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The proposed development conforms to and implements the policies of the Growth Plan and is 

consistent with the Provincial Policy Statement.  It will provide for the development of an 

underutilized parcel of land in an efficient manner, while ensuring conformity with the County 

and Town Official Plans.  

It is our opinion that the Zoning By-law Amendment application is consistent with, complies with 

and conforms to the applicable Provincial, County and Municipal planning policies.  

The proposed development represents good planning. 
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1.0 INTRODUCTION 

The subject site is located on the north-west quadrant of Ste. Marie and Fourth Streets and is 

within the Town’s Downtown Heritage Conservation District.  The lands are legally described as Part 

of Lot 10, West of Ste. Marie Street, Registered Plan 144, Town of Collingwood and are known 

municipally as 276 Ste. Marie Street.  The property has frontage of 15.72 m, depth of 38.0 m and 

an area of 597.36 m2. 

The site contains an existing 2 storey mixed-use building; a commercial use on the main floor 

(doctor’s office) and an apartment unit on the second floor.   

Figure 1: Location-Aerial View 
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The owners, Cynthia and Scott Strandholt, have applied for a Zoning By-law Amendment and Site 

Plan Approval to allow the expansion of the existing mixed-use commercial building to add an 

additional six, 2-bedroom dwelling units to the rear of the building. 

From approximately 2006 to 2016, the subject site was incorporated as part of the Admiral’s 

Village development.   On August 26th, 2016, consent application D101016 was approved allowing 

the site to be severed, as the Admiral development was not going to proceed as planned. 

Figure 2: Ownership 

 

The subject lands are designated Downtown Commercial Core Exception 3 (DC-3) and are zoned 

Downtown Core Commercial-Exception 4 (C1-4). 

There are no natural heritage environmental features on the site.  The subject lands are outside 

of the NVCA Regulated Area. 
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2.0 LIST OF SUPPORTING DOCUMENTS 

The Town of Collingwood Official Plan policies require that a complete application be submitted 
for consideration and circulation to commenting agencies.  A pre-consultation meeting was held 
with the Town regarding the proposed development on February 8th, 2018 to discuss the 
applications and submission requirements (see Appendix “A”).  

Table 1 identifies the items required and submitted in support of the proposed development.   

 

Table 1: List of Submitted Supporting Documents 

 

# Required Documents Author DATE 

1.  

Planning Justification Plan Wells Associates 

November 2018 

Amended March 

2019 

2.  Functional Servicing & Stormwater 

Management Report C.C. Tatham & Associates Ltd. February 2019 

3.  Heritage Impact Assessment Golder Associates Ltd. September 2018 

4.  Landscape Plan Hensel Design Group March 2019 
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3.0 PROPERTY CONTEXT AND SITE CHARACTERISTICS 

3.1  Location 

The subject lands are within the Heritage District in the downtown core of the Town of 

Collingwood.  The lands are known municipally as 276 Ste. Marie Street.    

Figure 3: Location – Community Context 
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Figure 4: Survey 

 

The site has 15.72 metres of frontage onto Ste. Marie Street, a depth of 38 metres and an area 

of 597.36 m2.   A 4.53-metre-wide maintenance easement, in favour of 276 Ste. Marie Street, 

abuts the subject property to the south.  This maintenance easement is owned by Stonebrook 

Developments (Monaco).  No buildings or structures may be placed on this easement. 

Figure 5: Existing Conditions 

  

Access to the site is via an existing driveway on the north side of the building, with parking at the 

rear. 
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Figure 6: 276 Ste. Marie Street

 

3.2 Surrounding Land Uses 

Surrounding lands uses consist mainly of a mixture of commercial and residential uses. 

Varied commercial uses comprised of retail stores, restaurants, professional offices, personal 

service, health & wellness facilities and financial institutions are located along Hurontario, Fourth 

and Hume Streets.  Abutting the subject property to the south and east is the Monaco site to be 

developed as a mixed commercial/residential development.  Directly north of the site is a 

chiropractic clinic and a Gospel Hall.  The Scotiabank is located at the corner of Hurontario & 

Fourth Streets.  Two single dwellings are located on the south side of Forth Street, to the east of 

the Scotiabank.  Across the road, on the east side of Ste, Marie Street is a mix of commercial uses 

and single-family dwellings.  Surrounding this commercial core are single detached dwellings. 
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Figure 7: Surrounding Land Uses

 

 

4.0 DEVELOPMENT PROPOSAL 

 

The applicant is proposing to construct a four-storey addition and modify the existing structure 

to accommodate a total of seven dwelling units, one ground floor office space and a ground level 

parking area.  The proposed addition will be 18.75 m in depth, with a width of 8.85 m.  A red brick 

clad transitional passage-way, connecting the existing dwelling and the proposed addition will 

provide a visual separation between the two structures.  A walkway on the south side of the 

existing building will provide pedestrian access from Ste. Marie to the passage-way, the ground 

level parking area and the stairwell located in the passage-way. 
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An elevator, a second stairwell and garbage/recycling room are located at the west end of the 

proposed addition.  A bicycle rack is provided on the north-side of the elevator and six private 

storage areas are located within the ground level parking area.   

The existing 9.5 m2 wood frame addition at the rear of the building and existing rear deck will be 

demolished to allow for the addition to be built. 

Figure 8: Site Plan 

 

Floors 2 to 4 will each contain two 2-bedroom apartments.  The flat roof will house the 

mechanical equipment and an amenity roof-top garden space is also proposed.  As an 

architectural feature, a parapet is proposed along the rear of the addition (west side).  
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Figure 9:  East & West Elevations 

  

 

Figure 10:  North & South Elevations 
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A complete set of renderings for the proposed development can be found in Appendix “C” to 
this report. 

4.1 Access 

Access to the property will be from Ste Marie Street, which is a local public road, maintained 

year-round.  The existing driveway access has a width of 3.2 metres.  Under the proposed 

development conditions, the driveway will be widened to 3.6 metres and provide access to the 

ground level parking area.  Due to the location of the existing building, there is no ability to 

increase the width to the required 7.5 metres under the C1 Zone.  Town Planning Staff have 

indicated that a traffic study is not warranted for these additional six dwelling units. 

4.2 Heritage Impact Assessment 

276 Ste. Marie Street is located within the Downtown Heritage Conservation District of the Town 

of Collingwood, designated under Part V of the Ontario Heritage Act.  Development on the 

property must conform to the Town of Collingwood’s Downtown Heritage Conservation District 

Plan. 

Golder Associates Ltd. was retained to complete a Heritage Impact Assessment (HIA) for the site 

and proposed development.  The HIA evaluated any “direct” and “indirect” impacts that the 

proposed development may have on the surrounding heritage district and the existing heritage 

building on the site. 

Direct impacts refer to the destruction of any or part of any significant attributes or features 

and/or alteration that is not sympathetic or is incompatible with the historic fabric and 

appearance. 

Included as potential indirect impacts are shadows created that could change the viability of a 

natural feature such a garden; isolation if a heritage attribute from its existing context; 

obstruction of significant views; and a change in land use. 

The HIA concluded the following: 

• The existing heritage structure and its original architectural features will be retained; 

• The rear wood-frame addition will be demolished, as it is not an identified heritage 

attribute of the structure; 
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• The proposed addition will be located at the rear of the existing heritage building, 

thereby ensuring it retains its prominence; 

• The proposed development is compatible in terms of form, alignment, height, 

massing, architectural features, colour schemes and materials; 

• The proposed development will foster renewed economic vitality and introduces new 

residential units to the area; 

• The proposed development will not impact adjacent properties, as the adjacent property to 

the west will be developed at six stories and the property to the south will be developed at 

four and five storeys; 

• There will be no shadow impacts or isolation of heritage attributes; and 

• The proposed development will allow for intensification, while maintaining the existing 

heritage structure and integrity of the heritage area. 

The HIA recommended that: 

• Development proceed as proposed; incorporate the heritage building into the new 

construction and rehabilitate it for compatible uses; and 

• That a heritage structure maintenance plan be completed. 

4.3 Functional Servicing & Stormwater Management 

C.C. Tatham & Associates Ltd. was retained to complete a Functional Servicing & Stormwater 

Management Report for the proposed building addition.  The report addresses stormwater 

management, potable water supply, sanitary sewage collection and conveyance. 

The report concluded that the site has adequate services available to support the proposed 

development.  The existing sanitary service will be removed and relocated to the driveway and 

connected to the existing building and building addition. 

Currently, the existing building is connected to a water service at the front.  This service will be 

removed and a new water service, connected to the previously installed 150 mm watermain at 

the driveway location will be utilized for domestic use and fire flow. 

The report determined that the proposed development will meet the established criteria for 

stormwater management, without negatively impacting the existing infrastructure.  Runoff form 
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the site will be collected on site and piped directly to the Ste. Marie Street storm sewer.  A 600 

mm diameter storm sewer will be used for runoff storage.  Low flow orifices will restrict post 

development peak flows to less than pre-development levels.  Water quality control will be 

provided by installing a Brentwood Stormtank Shield in the catch basins.  

4.4 Landscape Plan 

Hensel Design Group Inc. was retained to prepare a landscape plan for this infill development.  The site 

currently exhibits minimal landscaping features; a wooden board fence along the northern lot line 

boundary, two perennial gardens consisting of shrubs and ground cover at the base of the existing front 

porch, a mature maple tree in the sodded front yard and two cedars at the south-east corner of the 

existing building.  The rear yard consists of a gravel/dirt parking area.  A chain link fence runs partially 

along the western and southern lot lines.  

The landscape plan proposes to retain the maple tree in the front yard and the board fence along the 

northern lot line boundary.  A new chain link fence is proposed along the southern edge of the proposed 

parking stalls and the rear lot line.  Inside the length of the chain link fence, dwarf fountain grass is 

proposed to be planted.  The front gardens on either side of the walkway leading up to the front porch 

will be re-planted with shrubs (yews & japanese roses), trees (silky dogwood) and lilies. 

All proposed lighting on the site will be dark sky compliant.  The lighting will be affixed to the building and 

mounted within the soffit overhang in a downward direction.  The existing small coach light at the front 

door will remain. 
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5.0 POLICY FRAMEWORK AND PROVINCIAL PLANS 

5.1 Provincial Policy Statement – 2014 

The Provincial Policy Statement (PPS) provides long-term guidelines for 

the development of livable and healthy communities. The PPS provides 

direction for establishing strong urban settlement areas through the 

promotion of a mix of land uses with sufficient densities to allow for an 

efficient use of infrastructure and services.  All planning decisions “shall 

be consistent with” the policies of the PPS. 

According to the PPS, healthy, livable and safe communities are 

sustained by promoting efficient development and land use patterns and 

by accommodating an appropriate range and mix of uses. The PPS promotes cost-effective 

development patterns to minimize land consumption and servicing costs. 

The proposed development is consistent with the goals and intent of the Settlement Area policies 

of the PPS, as it proposes an infill development on an under-utilized lot and economically uses 

existing municipal services. The proposal helps achieve the Housing Policies set out in Section 1.4 

by promoting densities for new housing which efficiently uses land, resources, infrastructure and 

public service facilities and supports the use of active transportation and transit in areas where 

it exists.  

1.1 Settlement Areas 

1.1.3.1 Settlement areas shall be the focus of growth and development and their vitality 

and regeneration shall be promoted. 

1.1.3.3  Planning authorities shall identify appropriate locations and promote 

opportunities for intensification and redevelopment where this can be 

accommodated taking into account existing building stock or areas, including 

brownfield sites, and the availability of suitable existing or planned infrastructure 

and public service facilities required to accommodate projected needs. 

Intensification and redevelopment shall be directed in accordance with the policies 

of Section 2: Wise Use and Management of Resources and Section 3: Protecting 

Public Health and Safety. 
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1.1.3.4  Appropriate development standards should be promoted which facilitate 

intensification, redevelopment and compact form, while avoiding or mitigating 

risks to public health and safety. 

The PPS defines “Intensification” as the development of a property, site or area at a higher 

density than currently exists through re-development, development of underutilized lots and the 

expansion or conversion of existing buildings. 

 

Re-development is defined as the creation of new units, uses or lots on previously developed 

land in existing communities. 

 

Consistency: 

▪ The proposed development is within a Settlement area. 

▪ The proposed development will efficiently utilize an under developed site within the Built 

Boundary.  

▪ The proposed expansion of the existing building will provide much needed additional 

inventory to the rental needs within the Town.   

▪ The development efficiently uses existing infrastructure and public service facilities. 

▪ The development supports active transportation through the development’s proximity to the 

downtown core and trails system.   

▪ The development provides transit supportive densities within walking distance of Colltrans 

Transit.  

▪ The development provides growth through intensification in context with appropriate 

development standards to ensure compatibility with existing development and supports the 

Town’s achievement of its minimum intensification target. 

1.4 Housing 

“1.4.3  Planning authorities shall provide for an appropriate range and mix of housing types and 

densities to meet projected requirements of current and future residents of the regional 

market area by: 

a) establishing and implementing minimum targets for the provision of housing which is 

affordable to low and moderate-income households. However, where planning is 

conducted by an upper-tier municipality, the upper-tier municipality in consultation with 
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the lower-tier municipalities may identify a higher target(s) which shall represent the 

minimum target(s) for these lower-tier municipalities; 

b) permitting and facilitating: 

i. all forms of housing required to meet the social, health and well-being requirements 

of current and future residents, including special needs requirements; and 

ii. all forms of residential intensification, including second units, and redevelopment in 

accordance with policy 1.1.3.3; 

c) directing the development of new housing towards locations where appropriate levels of 

infrastructure and public service facilities are or will be available to support current and 

projected needs; 

d) promoting densities for new housing which efficiently use land, resources, infrastructure 

and public service facilities, and support the use of active transportation and transit in 

areas where it exists or is to be developed; and 

e) establishing development standards for residential intensification, redevelopment and 

new residential development which minimize the cost of housing and facilitate compact 

form, while maintaining appropriate levels of public health and safety.” 

Consistency: 

▪ The property can be fully serviced through the municipal water and sanitary sewage systems, 

which have the capacity for the proposed additional residential units.   

▪ The proposed development provides much needed rental accommodation within the Town. 

▪ The proposed density on the lands will efficiently use infrastructure and public services 

provided and will promote and support active transportation and transit in the area. 

The proposed development is consistent with the policies of the Provincial Policy Statement.  
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5.2 Growth Plan for the Greater Golden Horseshoe - 2017 

A revised Growth Plan for the Greater Golden Horseshoe came 

into full force and effect on July 1, 2017. The Growth Plan 

provides growth and intensification targets and establishes the 

built boundary for settlement areas within the Greater Golden 

Horseshoe. The Growth Plan emphasizes intensification in 

urban areas and encourages cities and towns to develop as 

complete communities with a diverse mix of land uses, and a 

range and mix of employment and housing types. 

Section 1.2.2 of the Growth Plan outlines six guiding principles 

that support the growth management vision for the Greater Golden Horseshoe (GGH): 

• “Build compact, vibrant and complete communities; 

• Plan and manage growth to support a strong and competitive economy; 

• Protect, conserve, enhance and wisely use the value natural resources of land, air and 
water for current and future generations; 

• Optimize the use of existing and new infrastructure to support growth in a compact, 
efficient form; 

• Provide for different approaches to managing growth that recognize the diversity of 
communities in the GGH; and, 

• Promote collaboration among all sections – government, private and non-profit – and 
residents to achieve the vision.” 

 

Consistency: 

The vision and guiding principles indicate the overall intent of the Growth Plan is to minimize 

sprawl by directing growth to existing built-up areas (intensification), limit settlement area 

expansions, create compact and complete communities and optimize the use of existing services 

(infrastructure and transit).  

The proposed development is within the built boundary of the urban settlement area of the Town 

of Collingwood, is considered intensification under the Growth Plan and implements the policies 

of this Plan through an appropriate form of infill development.  Therefore, the development is 

suited to the urban settlement context and is in line with the vision and guiding principles. The 

proposed development specifically conforms to the Growth Plan with respect to the following 

policies of Section 1.2.2 by providing: 
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▪ Contributing to a compact, vibrant and complete community; 

▪ Wise use of underutilized land; 

▪ An optimal use of existing infrastructure to support growth in a compact and efficient 

form; 

▪ Managing growth that recognizes the diversity of the community through the proposed 

apartment dwelling units; and 

▪ Collaboration between government and private sectors.  

The proposed development is consistent with the goals and objectives of the Growth Plan, 2017.  
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6.0 CURRENT LAND USE DESIGNATIONS AND ZONING  

6.1 County of Simcoe Official Plan 

The County of Simcoe Official Plan includes the subject lands within its Settlement Area 

designation and within the Built Boundary for the Town of Collingwood.  Settlement Areas are to 

be the focus of population and employment growth.  These areas are to implement compact 

urban form and efficient use of land and development forms and patterns that minimize land 

consumption and servicing cost.  Residential, commercial, industrial, institutional and 

recreational land uses shall be developed within Settlement Area boundaries on land 

appropriately designated in local official plans for the use.   

Figure 11: Land Use Designations – Schedule 5.1 to County of Simcoe Official Plan 

 

 

Schedule 5.1.2 to the County of Simcoe Official Plan identifies the Town of Collingwood as a 

‘Primary Settlement Area’.  Primary Settlement Areas are larger settlements suitable for high 

intensification targets.  Lands in Primary Settlement Areas will be developed on full municipal 

services and will develop as complete communities that support walking and cycling and are 

transit-supportive. 
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Figure 12: Simcoe Sub Area – Schedule 5.1.2 to County of Simcoe Official Plan 

 

The proposed development constitutes intensification of an underutilized parcel of land.  The 

proposed development will be serviced with municipal water and a municipal sanitary sewage 

system.  The subject site is in the downtown core, within walking distance to shopping, 

restaurants, banks, the waterfront, community services and the Collingwood trails system.  Three 

bus stops for Colltrans are located within a short walking distance from the site.  The proposed 

development is consistent with the Primary Settlement Area policies of the County of Simcoe 

Official Plan. 
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6.2 Town of Collingwood Official Plan 

Schedule “A” – Land Use Plan to the Town of Collingwood Official Plan designates the subject 

lands ‘Downtown Core Exception 3 (DC-3).  The property is also subject to the policies of the 

Town’s Heritage District Plan. 

The Downtown Core permits the fullest and most diverse range of commercial uses.  Residential 

uses, primarily apartments, are also permitted and encouraged in this designation.  High density 

residential development is permitted. 

The DC-3 designation applies to the subject lands and the abutting former Admiral‘s Village lands. 

Figure 13: Schedule “A” - Land Use Plan to Town of Collingwood Official Plan

 

Special Development Policy 3 

“Within the Downtown Core designation for those lands located at the northwest intersection of 

Ste. Marie Street and Hume Street, also known as the “Admiral’s Village” the following special 

development policies shall also apply: 



ZONING BY-LAW AMENDMENT & SITE PLAN APPROVAL- 276 STE. MARIE STREET MARCH 2019 
 

21 | P a g e  

 

1. Development policies: 

a) High Density Residential uses, including a retirement home use, shall be permitted in 

accordance with the policies of Section 4.3.2.7 of this Official Plan. 

b) Despite the policies of Section 4.3.2.7 of this Official Plan, the maximum permitted residential 

density shall be 70 dwelling units. 

c) Despite the policies of Section 4.4.4.2 of this Official Plan a maximum of 7 dwelling units may 

be permitted on the ground floor of the building. 

d) The building height shall not exceed a maximum of 4 storeys plus an additional storey for 

mechanical penthouses and amenity spaces. 

e) The design of the façade of the building shall be consistent with the design and architecture of 

the buildings in the Downtown Core.”    

Apartment buildings are high density residential uses.  The proposed development consists of 

seven residential apartment units and a commercial component.  The current special policy 

permits a maximum of 70 residential units combined on the subject site and the adjacent Phase 

2 Monaco lands (former Admiral’s Village lands).  The proposed development consists of total of 

seven dwelling units.  No dwelling units are proposed on the ground floor.  A maximum height of 

4 storeys (14 m) is proposed, with a roof-top garden amenity space.  The design and façade of 

the building addition is consistent with the design and architecture of the surrounding buildings 

and is in compliance with the Collingwood Downtown Heritage Conservation District Plan. 

The proposed development is consistent with and conforms to the Town of Collingwood Official 

Plan. 
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6.3 Proposed Amendment to Town of Collingwood Zoning By-law 

2010-040 

The subject lands are zoned Downtown Core Commercial-Exception 4 (C1-4) within the Town of 

Collingwood’s Zoning By-law 2010-040. 

Figure 14: Current Zoning - Town of Collingwood Zoning By-law 2010-040

 

 

Exception 4 states: 

“For the purposes of determining zoning conformity, lands within this zone shall be considered to 
be one contiguous lot with those lands immediately abutting to the west. 

For the purposes of determining zoning conformity, a zone boundary that divides these lands from 
those lands immediately abutting to the west shall not be considered a lot line.  

Only mechanical penthouses and equipment, amenity spaces and stairwells are permitted on the 
rooftop of the building. 
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The building shall be located within the building envelope as depicted on the illustration 7.  The 
maximum height of the building shall be as depicted on the aforesaid illustration 7.  

The maximum width of entrances shall be 8.0m. 

The following parking provision shall apply: 

All non-residential uses:   1 space per 31 metes square of GFA.”   

Figure 15: Illustration 7 – Existing Building Envelopes in the C1-4 Zone

 

The site specific C1-4 Zone was placed on the subject lands in conjunction with the abutting lands to the 

south, to facilitate the Admiral’s Village development.  As previously noted, this development did not 

proceed, and the applicant severed his lands 2016.  The current C1-4 zoning is not relevant to the stand- 

alone site and an amendment to the Town of Collingwood Zoning By-law 2010-40 is required to allow the 

proposed development to proceed.  
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It is proposed to re-zone the subject lands to the Downtown Core Commercial Zone, with exceptions 

for rear yard setback and building height. 

Reduce Rear Yard Setback 

It is proposed to reduce the rear yard setback from 7.5 m to 0.6 m.  Generally, parking for commercial 

uses are located at the rear of the building.  The development plan proposes to locate covered parking on 

the ground level within the building addition.  The rear of the proposed building addition will face the 

proposed outdoor parking for Phase 1 of the Monaco development.  The general orientation of the 

balconies within the proposed building addition will face north and south, with windows in the westerly 

stairwell facing the Monaco outdoor parking lot.  Reducing the rear yard setback will have no negative 

impacts to the neighbouring properties or the future residents of 276 Ste. Marie Street. 

Figure 16: Reduce Rear Yard Setback
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Increase Building Addition Height 

The C1-4 Zone permits building heights of 4 storeys (14.0 m) and 5 storeys (18.5 m) on the abutting Phase 

2 Monaco development.  Monaco’s Phase 1 of development is proceeding at a height of 6 storeys.  The 

existing building on the subject site has a height of 9.78 m to the peak of the roof ridge.  The proposed 

building addition will have a flat roof, to a height of 13.26 metres.  The C1 Zone permits a maximum height 

of 12.0 m.  The Heritage Impact Assessment (HIA) concluded that the proposed height is minor by 

comparison to the adjacent Monaco Phase 1 and future Phase 2 developments and that the proposed 

building addition represents an appropriate transition from the commercial Hurontario Street to the more 

residential portion of Ste. Marie Street.  The proposed minor increase of 1.26 m (4 ft) is minimal and will 

not adversely affect neighbouring properties.  It is proposed to increase the maximum permitted height 

to 14.0 m; the same as is permitted for a future building immediately south of the subject site on the 

Monaco Phase 2 lands. 

Figure 17: Increase Building Height 
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Legal Non-conforming Uses 

The existing front yard setback and driveway entrance width are legal non-conforming uses, as they do 

not meet the provisions of the C1 Zone. 

 
Section 5.3.2.2 to By-law 2010-040 requires that an entrance width be a minimum of 7.5 m. within the C1 

Zone.  The proposed entrance width to the property will be 3.6 m., due to the siting of the existing building.   

Section 7.4.1.9 to By-law 2010-040 allows a maximum front yard setback of 3.0 m.  The existing front yard 

setback is 4.5 m. to the existing building and 3.84 m. to the existing front porch.    

The proposed Zoning By-law Amendment will recognize these existing conditions and bring the property 

into conformity through the site-specific exception. 

The table below illustrates conformity to the C1 Zone and general provisions of the Town of Collingwood 

Zoning By-law 2010-040. 

Table 2: C1 Zone & General Provisions Conformity 

 

Parking 

276 Ste Marie Street is listed as a significant heritage building.  The parking space ratio for any residential 

use in a significant heritage building or any additional dwelling unit thereto is .25 spaces per unit.  The 

proposed development will provide a total of 7 residential units, which equates to 2 required parking 

spaces.    The site is providing 3 spaces for residential use. 

The parking space ratio for the commercial component on the site is 1.5 spaces per 100 m2 GFA.  The 

commercial component has a GFA of 114 m2, which equates to 2 required parking spaces.  The site is 

providing 2 spaces for commercial use, one of which is an accessible space. 
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The required accessible parking is based on overall parking requirements.  If the overall parking space 

requirement is 1 – 25 spaces, then 1 accessible parking space is required.  The overall parking space 

requirement for the site is 4, which equates to 1 accessible parking space.  The site is providing 1 space 

for accessible parking. 

The table below illustrates parking conformity. 

Table31: Parking Conformity 

 

 

 

Delivery Space 

Section 5.9 to the Town’s By-law requires one delivery space be provided for a main building in a 

commercial zone where the GFA is between 460 m2 and 2,500 m2.  The commercial component of the 

subject site has a GFA of 114 m2 and therefore, no delivery space is required.  This was confirmed by Town 

Planning Staff at the pre-consultation meeting on February 8th, 2018. 
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Figure 18: Proposed Zoning Schedule 

 

 

 

The complete proposed Zoning By-law Amendment is found in Appendix ‘D’ to this report. 
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7.0 PLANNING OPINION 

It is our opinion that the proposed development is consistent with the Provincial Policy Statement and 

conforms to the policies of the Growth Plan for the Greater Golden Horseshoe, County of Simcoe Official 

Plan and the Town of Collingwood Official Plan.  The subject site is an appropriate location for 

intensification, as it is within the built boundary of a settlement area adjacent to existing commercial and 

residential development.  The proposed development achieves the pervading policy intent of these plans 

to develop sites of this nature for compatible intensification development.  

The Downtown Core designation permits and promotes high-density residential development.  The 

location of the site provides easy access to commercial, recreational & community services, public transit 

and the trails system.  

The proposed development is compatible with the surrounding area and will allow for intensification, 

while maintaining the integrity of the existing heritage structure and its original architectural features. 

The proposed development will assist the County and Town in meeting their respective intensification 

targets and provide the Town with much needed rental accommodation.  

It is our opinion that the proposed zoning by-law has merit and constitutes good planning. 

 

Respectfully submitted, 

PLAN WELLS ASSOCIATES 

 

          

Miriam Vasni, MCIP, RPP    Shelley Wells, MCIP, RPP   
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APPENDIX “D” 

 

PROPOSED ZONING BY-LAW AMENDMENT 



EXPLANATORY NOTE 
TO THE CORPORATION OF THE TOWN OF COLLINGWOOD 

BY-LAW NO. 20___-____ 

By-law No. 20___-_____ is a By-law under the provisions of Section 34 of the Planning Act, R.S.O. 1990, 

c.P.13, as amended, for prohibiting the use of land for or except for such purposes as may be set out in 

the By-law. 

The purpose and effect of the proposed Zoning By-law Amendment is to re-zone the subject lands from 

the Downtown Core Commercial-Exception 4 (C1-4) Zone to the Downtown Core Commercial-Exception 

___ (C1-__) Zone.  The effect of the proposed Zoning By-law Amendment is to permit a reduction of the 

rear yard setback from 7.5 metres to 0.6 metres; increase the height from 12.0 metres to 14.0 metres; 

increase the maximum front yard setback from 3.0 metres to 3.9 metres; and reduce the minimum 

entrance width from 7.5 metres to 3.6 metres.   The proposed Zoning By-law Amendment will permit the 

development of a four-storey addition at the rear of the existing building to accommodate a total 

of seven dwelling units, one ground floor office space and a ground level parking area.   

 

 

 
 
 
 
 



BY-LAW NO. 20__-_____ 
OF THE 

CORPORATION OF THE TOWN OF COLLINGWOOD 
 

 
BEING A BY-LAW UNDER THE PROVISION OF SECTION 34 OF THE 

PLANNING ACT, R.S.O. 1990, c.P.13, AS AMENDED 
___________________________________________________________________________________ 

 

WHEREAS Section 34 of the Planning Act, R.S.O. 1990, c.P.13, as amended, permits a Council to pass a  by-
law prohibiting the uses of land, buildings or structures within defined area or areas; 
 
AND WHEREAS Section 24(2) of the Planning Act, R.S.O. 1990, c.P.13, as amended, permits a Council to 
pass a by-law that does not conform with the Official Plan, but will conform with it when an amendment 
to the Official Plan comes into effect; 
 
AND WHEREAS Collingwood Zoning By-law No. 2010-40 is the governing By-law of the Corporation of the 
Town of Collingwood and such was finally passed by the Council of the Town of Collingwood on April 12th, 
2010; 
 
AND WHEREAS the Council of the Corporation of the Town of Collingwood has deemed it advisable to 
amend Collingwood Zoning By-law No. 2010-40 and thus implement the Official Plan of the Town of 
Collingwood; 
 
AND WHEREAS Council deems that adequate public notice of the public meeting was provided and 
adequate information regarding this Amendment was presented at the public meeting held on 
________________, _______ and that a further public meeting is not considered necessary in order to 
proceed with this Amendment. 
 
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF COLLINGWOOD ENACTS AS 
FOLLOWS: 
 

1. THAT Schedule ‘A’ – Map 21 of Collingwood Zoning By-law No. 2010-40, as amended, is hereby 
further amended as it pertains to lands shown more particularly on Schedule ‘A’, affixed hereto 
and forming part of this By-law, by re-zoning said lands from the Downtown Core Commercial-
Exception 4 (C1-4) Zone to the Downtown Core Commercial-Exception ___ (C1-__) Zone. 
 

2. THAT Section 7.5 titled Commercial Exception Zones of Collingwood Zoning By-law No. 2010-40, 
as amended, is hereby amended in part by adding the zone classification Downtown Core 
Commercial-Exception ___ (C1-__) Zone in proper sequence, as follows: 
 

“Downtown Core Commercial-Exception ___ (C1-__) Zone 
 
The following zoning exceptions shall apply: 
 
 Minimum Rear Yard Setback  0.6 metres 
 Maximum Height   14.0 metres 
 Maximum Front Yard Setback  3.9 metres 
 Minimum Entrance Width  3.6 metres” 
 



3. THAT Zoning By-law 2010-40 is hereby amended to give effect to the foregoing, but Collingwood 
Zoning By-law No. 2010-40 shall in all other respects remain of full force and effect. 

 
4. THAT this By-law shall come into full force and effect on the date it is passed by the Council of the 

Corporation of the Town of Collingwood, subject to notice hereof being circulated in accordance 
with the provisions of the Planning Act and Ontario Regulation 545/06 and if required as a result 
of such circulation, obtaining the approval from the Local Planning Appeal Tribunal. 
 

 
ENACTED AND PASSED this ____ day of _________, 20__ 
 
 
 

_______________________ 
Mayor 

 
 
 

_______________________ 
Clerk 

  



This is Schedule ‘A’ to By-law No. 20___-____ enacted and passed the ____ day of ________, 20__ . 
 

 
 
 
 

 
 
 
 
 
_____________________________    ______________________________ 
MAYOR        CLERK 
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