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Urban Design Brief - Balmoral Village, Collingwood

INTRODUCTION
This Urban Design Brief has been prepared in support of a Site Plan Application by Collingwood Seniors GP Ltd.
The application seeks site plan approval for a new development located on the south side of Harbour Street
West comprising 127 Retirement Residence Suites, 49 Seniors Rental Apartments, and a Club House on a site of
1.82 hectares or 4.50 acres.
This site forms part of the larger mixed-use area of the proposed Balmoral Village, a master planned, adult
lifestyle mixed-use community that provides a range of housing options and commercial and personal service
opportunities. Balmoral Village occupies a total area of 9.50 hectares comprised of both low and medium
density housing, a retirement home and clubhouse, retail and office commercial uses, stormwater management
facilities and an Environmental Protection area. This Urban Design Brief addresses the entire mixed-use area of
Balmoral Village which is comprised of Blocks 2, 3 and 4, and also examines the interface between the mixeduse blocks and the low density development in Block 1. An addendum to this Urban Design Brief will be required
prior to the development of Blocks 2 and 3.
This design brief consists of two distinct sections. Section 1 describes the physical and policy context of the site.
Section 2 describes the proposal's specific design responses.

SECTION 1: SITE CHARACTERISTICS AND POLICY FRAMEWORK
Section 1a)

Site Characteristics

Location and Site Attributes
Balmoral Village is located within the existing built-up area of Collingwood and northwest of the Town's
Regional Commercial Centre. The site is located within walking distance of the Town's major shopping areas,
including the Town Centre and other services.

Key Plan
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The property has approximately 325 metres of street frontage on the south side of Harbour Street and
approximately 195 metres of frontage on the Georgian Trail, which is located adjacent to the south boundary of
the property. The topography of the site is relatively flat with a grade that generally falls from west to east. A
treed area occupies the southern portion of the property. The southeast property boundary abuts the Black Ash
Creek corridor, which includes the channelized creek and walking trails.
The property was used as a golf driving range, which included two buildings, two parking areas and tee areas
located on the western and eastern portions of the property.

Location

Existing Site
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Previous Driving Range Use

Existing Conditions
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Neighbouring Conditions
North
To the north of the subject lands lie Harbor Street West and Cranberry Village. Cranberry Village is a medium
density residential and resort residential community developed in the 1980's comprised primarily of one and
two level town homes and apartment style units.
South
Georgian Trail, Black Ash Trail and Black Ash Creek are located immediately south of the subject lands. Vacant
industrial lands and Collingwood's Regional Commercial Centre are located further to the south. The Regional
Commercial Centre serves as Collingwood's largest retail shopping node and includes the Town's only major
shopping centre and several large format retail stores.
East
Vacant resort commercial lands are located immediately east of the subject lands.
West
The works yard for the Atoka Golf is located immediately west of the site. Atoka Golf Course, located northwest
of the subject lands, is a public 18-hole course.

Surrounding Uses
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Transportation
The site is served by the Crosstown Route of Collingwood's public transit system. Harbour Street West is
identified as a collector road and is expected to be extended from the Georgian Trail west to the 10th Line by
2028.
Natural Heritage
The southern portion of the site is forested and identified as environmentally sensitive in the Town of
Collingwood Official Plan. An Environmental Impact Study, prepared in support of the development proposal,
found that a wetland community occurs within a portion of the treed area and the retained wetland area was
designated and zoned Environmental Protection.

Section 1b)

Policy Framework

Collingwood's Urban Design policies and guidelines are found in a number of the Town's documents, including
the Town's Official Plan and Town's Urban Design Manual. Balmoral Village was approved through the adoption
by the Town and approval by the County of Official Plan Amendment No. 20. OPA No. 20 also contains policies
related to urban design and sets out a list of items to be addressed in the Urban Design Brief.
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 he Plan serve as a guide to the municipality in preparing criteria and assessing
development applications including site plan control and plans of subdivision/condominium.
Section 4.3.2.2 states that:
"New development's design should provide for progressively higher density gradation of residential uses as
the distance to major road decreases. Access to higher density uses should be possible without the necessity if
passing through areas of lower residential density.
In order to facilitate a coordinated urban design and ensure compatibility between residential densities and
housing types, planning for major development within residential areas shall be encouraged on a comprehensive
scale."
Section 3.8 of the Official Plan sets out the goals and objectives related to urban design standards. A number of
the goals are applicable to Balmoral and include the goals that new development add to the community's
health, livability and function, and that new development incorporate barrier-free design to facilitate
accessibility for persons with disabilities and the elderly.
Section 3.8 also requires that community design emphasize public access, safety and health, and that buildings
be oriented to emphasize pedestrian access and accessibility for transit services., In addition the scale of
buildings and structures should be appropriate to their surroundings.
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Schedule D of the Official Plan identifies Harbour Street West as a Future Collector Road and Schedule D1
identifies the various public trails that will serve the residents of Balmorals Village, including the Georgian Trail
located along the western boundary and the Black Ask Trail located along southern boundary.
Official Plan Amendment No. 20
Official Plan Amendment No. 20 was adopted by the Council for the Town of Collingwood in September 2010
and approved by the County of Simcoe in February 2011.
OPA No. 20 redesignates the subject lands from “Industrial” to “Residential”, “Residential Mixed-Use” and
“Environmental Protection” which permits the development a range of housing options and may include a wide
range of medical care facilities, personal support services and local commercial convenience uses.
OPA No. 20 requires that an Urban Design Brief be prepared for the Mixed-Use Block. The Mixed-Use Block is
comprised of Blocks 2, 3, and 4 on Plan 51M-1049 and includes a seniors rental apartment building, two seniors
condominium apartment buildings, a retirement home, a Clubhouse, a Village Centre and a retail commercial
and office building.

Mixed-Use Blocks
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In particular, the Urban Design Brief shall identify that:
a. the uses are physically integrated both vertically and horizontally across the site;
b. the design of common areas is adequately refined to make them pedestrian oriented and human scaled;
c. there is a diversity of activities including residential, commercial, and public or recreational uses defined
and provided with particular attention to those adjacent to and defining the central public space;
d. there are sufficient and effective connections to existing neighbourhoods and residential areas;
e. there are high quality connections for pedestrian use;
f. the needs for a definable user population in the mix of uses or urban design has been clearly defined;
g. there is a clear community driver or central activating purpose for the mixed-use area of the
development;
h. there are uses planned to enliven and activate outdoor amenity areas particularly the central public
space;
i. there is long term management control over the mix of uses that ensures the area will remain vibrant
and supports activity; and
j. the project activities are centrally programmed to be compatible and mutually supportive.
Town of Collingwood Urban Design Manual (UDM)
In 2010 Council passed By-law 2010-083 being a by-law to adopt the Town Collingwood's Urban Design Manual.
The stated purpose of the UDM is:
"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 Residential Standards that identify the benefits of applying the manual in a residential
setting, including:
•
•
•

Create highly livable residential developments with access to open space, recreation and neighboring
uses;
Create aesthetically pleasing residential neighborhoods with streetscapes and buildings that are well
suited to the community; and
Provide access to various high-quality private and public spaces associated with residences.

The UDM provisions that apply to non-residential projects are intended to direct new development to:
•
•
•
•
•
•

•
•

Achieve the desire 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;
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 peoples activities; and
Support active transportation with appropriate amenities and options for transportation modes.
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Section 5B sets out guidelines for priority sites which based on their location have a heightened potential to add
to the visual and functional form of the community. The following guidelines are applicable to Balmoral Village:
•

•

Priority sites shall integrate design elements and features into their site arrangement, landscape design
and architectural design, that highlight and/or enhance their visual and physical prominence and their
ability to act as orientation points within the urban fabric of the community.
The following shall be considered priority sites for the purpose of the UDM:
o Lots located at the terminus of a street that runs the length of 2 or more block frontages;
o Lots located at the intersection of collector streets and arterial streets and intersections of pairs
of arterial streets;
o Lots created as a central/focal points of a larger arrangement t of lots based on the pattern of
the entire group

Although Balmoral Village will be developed on private roads, the principles that support the priority site
guidelines are applicable in a private community setting as well.
Section 6 of the UDM provides guidelines regarding site layout and address ,matters such as streetscapes,
parking, relationship of uses, site character, patios, open areas and outdoor amenity space; lighting, and
stormwater management. These guidelines are intended to "facilitate designs that are contextually appropriate
and highly livable, through the successful arrangement and integration of uses; transportation facilities,
landscape, public spaces, and buildings."
Section 10 of UDM addresses landscaping and public spaces. The guidelines cover a large range of areas, but in
general terms are intended to add visual interest, define public and private areas, contribute to the health of the
community and provide environmental benefits. The guidelines also recognize the importance of public spaces
and how their design and interconnectivity impacts the community.
The UDM also requires that the design of individual residential buildings meet one of three architectural themes
listed below:
1. Local Heritage Style;
2. Lakeshore and Mountainside Recreation; and,
3. Contemporary New Urbanism.
Balmoral Village will be developed using the Local Heritage Style. This architectural theme has a historic
character and includes Victorian, Gothic, Revival, Italianate, French Empire and Queen Anne "substyles".
Zoning
Zoning By- Law 2012-22 was passed on December 3, 2012 and implements OPA No. 20. The Zoning By-law zones
Balmoral Village Residential Third Density (R3), Residential Fourth Density Exception 3 (R4-3), Residential Fourth
Density Exception 4 (R4-4), Residential Fourth Density Exception Five (R4-5), and Environmental Protection (EP).
Residential uses permitted in the R4 zone include an Apartment, Group or Cluster, Senior Citizen Housing,
Retirement Home, and Nursing Facility.
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Current Zoning
It should be noted that Exception 3 on Block 3 also permits a range of retail commercial, restaurant, personal
service and office uses.
Blocks 2, 3 and 4 are also subject to a Holding Zone (H18). The completion and acceptance of an Urban Design
Brief is one of the conditions for the removal of the Hold zone.

SECTION 2: DESIGN PROPOSAL
The proposed site design has evolved since the initial concepts were prepared in support of the application to
redesignate the subject lands from the former Industrial designation to the current Mixed-Use Residential,
Residential and Environmental Protection designations. The Balmoral Concept Plan design is a product of
numerous revisions and consultation with the Town and the public and additional inputs provided through the
process of obtaining zoning and plan of subdivision approvals.
Although this design brief focuses primarily on the mixed-use blocks of the development, consideration has also
been given to the how the mixed-use blocks integrate with the lower density residential portion (Block 1) of the
Balmoral Village development.
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Section 2A Concept Plan
The Concept Plan and individual Site Plans have been configured to achieve the following design goals:
•
•
•
•
•
•

an adult community that provides a well integrated and diverse range of housing options and
commercial and personal service opportunities;
a transition of residential densities that generally decrease from northeast to southwest;
attractive and varied building facades including elevations that face Harbour Street West;
a pedestrian oriented community with strong connections within the community and the surrounding
area;
provision of facilities that encourage an active and healthy lifestyle;
provision of a Village Centre that:
• will serve as a central meeting and community activity space;
• is located within easy walking distance of all Balmoral residents;
• is directly connected to the community Clubhouse;
• can be programmed to accommodate a range of potential uses and activities;
• is oriented to minimize the impacts of shadows;
• is oriented to allow sunlight penetration to maximize sunlight exposure during cooler months;
and
• is protected from prevailing winds.

The Balmoral Village Concept Plan proposes the following:
•
•
•
•
•
•

Block 1: 96 semi-detached and townhome residential units
Block 2: 140 senior residential condominium apartments
Block 3: 2800 square metre 2 storey retail, medical services, and office commercial building
Block 4: 49 unit senior rental apartments, 127 suite retirement residence, Clubhouse and outdoor
Village Center amenity area accessible to all Balmoral Village residents
Block 5: Stormwater Management
Block 6: Environmental Protection Area

Applications for site plan approval have been submitted for Block 4 in the mixed-use area and for Block 1.
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Balmoral Village Concept Plan
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Section 2B Pedestrian and Bicycle Network
In order to help promote an active and healthy lifestyle, Balmoral Village will include an extensive pedestrian
and bicycle path network within the community.

Internal and External Active Transportation Network
This network comprises over 1,750 metres of pedestrian and bicycle walkways and trails. This network will also
include an additional 235 metres of trail to be constructed within the Harbour Street road allowance. All
walkways within the mixed-use area will have a minimum width of 1.2 metres and a minimum width of 2.0
metres adjacent to Kari Crescent and Kimberly Lane. The network provides many opportunities for looped walks
of varying length, and convenient access to all areas within the Balmoral Village community.
The network will also provide several connections to the Town's extensive trail network. This includes 5
connections to the proposed trial along Harbour Street West and a direct connection to Black Ash Trail, which
connects to Georgian Trail and to Collingwood's Downtown.
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Section 2C Transit and Vehicular Circulation
The Crosstown Transit Route passes along Harbor Street West and past three pedestrian connection points
along the Harbour Street West walkway. It is recommend that transit stop be established in the vicinity of the
Harbour Street and Kimberly Lane/Dawson Road intersection.

Public Transit Connections

Section 2D The Village Centre

The process of planning Balmoral Village recognized the need for a central meeting place or Village Centre. As
discussed previously, a number of design goals were considered in locating and designing the Village Centre.
Balmoral Village will include a Clubhouse connected to the retirement home, but accessible to all residents of
Balmoral Village. The Clubhouse will include an indoor swimming pool, fitness centre, and several meeting and
general purpose rooms.
Given the focus on promoting an active and healthy lifestyle, it is important that the Village Centre also serve as
an extension of the Clubhouse where, for example, programs can be taken outdoors, when weather permits.
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The programming of activities in the Village Centre will be organized/or coordinated by the residents through
the Balmoral Village Clubhouse. The space has been designed to provide flexibility so residents can use the
space for activities suited to their interests.
It is intended that the Clubhouse together with the Village Centre will be the heart of the community where
Balmoral Village residents gather. As the community’s hub, it will provide space for community social events and
recreation programming, both indoor and outdoor. The area will be welcoming, summer and winter, beautifully
landscaped, and connected by trails to all parts of the wider community.

Balmoral Village Clubhouse Floor Plan
In order to encourage use of the Village Centre, it was important that it be located in an area which is generally
unaffected by shadows. It was also important that it be sheltered from prevailing winds. This suggested a
location on the south side of the Retirement Residence.
It was also important to locate the Village Centre within walking distance of all Balmoral residences and within a
short walking distance for the majority of residents. The proposed location south of the Clubhouse satisfies
these objectives. Virtually everything in the mixed-use blocks is within a 2 minute walk of the Village Centre.
The balance of Balmoral Village is located within a 3 to 4 minute walk.
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Walking Distances to Village Centre
The Village Centre has a total area of approximately 2,521 square metres (approximately 0.62 acres), is designed
to accommodate both formal events, and informal, passive, non-structured recreational and social activities. It
will incorporate both a hard surfaced component and a green treed area for social interaction, relaxation, social
activity and visual relief. A portion of the square will be weather protected in the form of a gazebo and a
covered patio.
The programmed space will be finished in coloured concrete with portable planters and pots which can be
moved/relocated to accommodate performances, farmers markets, arts and craft shows, and community events
and celebrations. For those seeking a more quiet experience, a retreat/passive area is provided to the west away
from the programmed area.
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Village Centre

17

Urban Design Brief - Balmoral Village, Collingwood
Section 2E Open Space Network
Balmoral Village will have an extensive open space network comprised of both public and private
facilities and areas.
The most significant of these is the Village Centre and associated clubhouse, which will be available to
all residents of Balmoral Village. As discussed, it will serve as the community's central meeting place
and will provide both indoor and outdoor space for community social events and recreation programming.

The extensive trail system will also be available to all Balmoral Village residents and provides pedestrian and
bicycle access throughout the community and connections to the Town's Trail System. The walkways located
adjacent to Kimberly Lane, east along Kari Crescent and south of the stormwater management pond are subject
to an easement in favour of the Town of Collingwood and will provide the general public access through
Balmoral Village from Harbour Street to Black Ash Trail.
Other open space area available to all the residents include the Environmental Protection area and the
stormwater management pond located to the south. The stormwater management pond will be naturalized and
is expected to provide a habitat for a multitude of species.
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Balmoral will also include several private open space amenities. These include the yards of the semi-detached
and townhouse units and balconies and patios at the apartment building. The retirement residence provides two
outdoor amenity areas for its residents. The first are second floor balconies located at the northeast and
southwest corners of the facility.

The second are upper and lower level patios located on the east side of the retirement residence. The lower
level patio also serves to provide natural light to the common rooms located in the lower level of the retirement
residence and forms part of clubhouse accessible to all residents of Balmoral Village.

Section 2F Priority Lot Plan
Section 5B of the UDM sets out guidelines for priority sites which based on their location have a heightened
potential to add to the visual and functional form of the community.
Given the location of Blocks 2, 3 and 4, and the height and mass of the buildings proposed in these blocks, they
are by their nature prominent sites and the UDM guidelines should be applied. The plans to develop Block 4
have taken this into consideration by proposing a high level of architectural design for all buildings elevations
and extensive landscaping throughout the block, which is in keeping with the goals and objectives of Section 5B.
The same standards and level of detail should be incorporated in the development of Blocks 2 and 3 as well.
Priority sites have been identified in Block 1 based o their location. These include end units that due to their
location will be highly visible to the public. Units 45 and 75 have also been identified. they are located on either
side of a view corridor that provides a view into the form Kimberly Lane. More detailed information related to
the treatment of these priority sites is provided in the Balmorals Architectural Design Guidelines.
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Priority Sites
Although Balmoral Village will be developed on private roads, the principles that support the priority site
guidelines are applicable in a private community setting as well.

Section 2G Harbour Street West Interface
The primary entrances to all the buildings within the mixed-use area, including the retirement home, clubhouse
and senior apartments, will be located inside the Balmoral Village development and the "front" of the buildings
will face inwards rather than towards Harbour Street West. This is consistent with the policies of OPA No. 20
that require that uses within the mixed-use blocks be well integrated.
Although the integration policies of OPA No. 20 are intended primarily to address development within Balmoral
Village, special attention is necessary to ensure that the interface between the uses in the mixed-use area and
the public roadway is attractive and the building facades facing the public roadway be designed to compliment
the aesthetic and architectual characteristics of the building and streetscape.
Architectural Style
This section is not intended to address detailed architectural design guidelines. Those guidelines are addressed
in a separate Architectural Guideline document for Balmoral Village. As noted the buildings in Balmoral Village
will meet the "Local Heritage Style" theme as described in Collingwood's UDM.
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The Concept Plan shows three buildings within the mixed-use block with elevations that face or abut Harbour
Street West. The proposed seniors condominium apartment building in Block 2 and the retail commercial and
office building in Block 3 have not yet been designed and there are no immediate plans for their development.
However, it is recommended that the commercial building in Block 2 include a pedestrian link to Harbour Street
to help integrate this facility with the existing residential community to the north. The retirement home, located
on Block 4 is subject to a current site plan application and urban design principles consistent with those
employed for the retirement home will be employed in the design of the other two proposed buildings, and the
approval of an addendum to the Urban Design Brief is required prior to the development of Blocks 2 and 3.
Height and Mass
The Town of Collingwood UDM requries that buildings over 10m in height incorporate design elements that
reduce their apparent mass along the street. These elements include stepping back the building at the fourth
storey a minimum of 3m from the front facade and/or setting the building back so that it does not project into a
45 degree angular plane from the street centre line.
The design of the retirement residence does not lend itself easily to stepping back the fourth storey. However,
given the minimum 7.5 m front yard setback, the proposed retirement residence does not project into the 45
degree angular plane. In addition, design elements have been incorporated to reduce the dominance of the
building's mass. These include the use of articulation to vary the plane of the building elevations, a chanage in
colours and finishing materials to differentiate floors and projections, changes in roof height, and the symetrical
placement of windows.

21

Urban Design Brief - Balmoral Village, Collingwood

22

Urban Design Brief - Balmoral Village, Collingwood
Three cross sections have been prepared to demonstrate how the various elements that comprise Balmoral
Village interface with each other and the surrounding community. Sections AA and CC demonstrates how
Balmoral Village will interface with Harbour Street West and Cranberry Village located to the north. Section BB
demonstrates how the develeopment in Block 4 will interface with the low density devleeopment in Block 1.
Although the buildings in the mixed-use blocks are relatively large, the cross sections show that no single
element dominates the streetscape and and all of the elements integrate well with each other and with the
public roadway and existing develeopment.

Building Facade
The UDM also contains a number of urban design elements related to building facades. These include a
requirement that building facades be visually interesting through a combination of windows, entrances,
architectural details, projections and recesses. These elements have been used where approrpriate on all the
elevations of the buildings in Block 4, inlcuding the elevation facing Harbour Street West.
The UDM speaks to matters related to changes in building materials and colours, the use of articulation and
fenestration to make large buildings appear more interesting and less massive. Coloured Renderings have been
prepared that demonstrate the urban design elements that have been employed to make the proposed
retirement home more interesting and less massive, particlarly when viewed from Habour Street West.
The following design elements have been incorporated:
•

Projections and recesses in the facade that align with individual roof structures that serve to break the
plane of the building face and provide visual interest through detailing, cast shadows and highlights.

North and East Elevations (Viewed from Harbour Street West)
23

Urban Design Brief - Balmoral Village, Collingwood
•
•
•

Use of parapet walls and individual roof structures to break the horizontal plane on the upper portion of
the building and modulate the roof line.
USe of cresting at building projections and raised parapets to further articulate the roof line.
Use of cornices, mouldings and corbels consistent with the Local Heritage Style of the building.

Parapet Walls, Cornicea and Decorative Railings

East Elevation of Retirement Residence
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•
•
•

Use of building materials that are unified in appearance with complimentary colours.
Use of a single vertical colour on the building projections to help break up the length of the building.
Introdution of porches and balconies, which add variety and interest. This includes a porch/balcony at
the northeast corner adjacent to the Harbour Street West, as well as the southwest corner overlooking
the Village Centre and each of the seniors apartment units..

North Elevation of Apartment Building
•
•

Windows that are symetrically placed across the facade and align with windows on floors above and
below.
Larger windows provided at the ground floor and lower levels to provide more natural light.

West Elevation of Retirement Residence
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•
•
•
•

The use of stone, and siding together with horizontal banding to differentiate floor plates and define the
base, middle and top of the building.
The upper floors are differentiated from the ground floor through a change in materials, colour, and
window size.
The use of vertical trim at corners to provide additional articulation of the facades.
Use of a covered drop-off and building entrances that are distinguisable from other facade elements.

Covered Entrance to Retirement Residence

Covered Entrance to Apartment Building
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•
•

Windows that are proportioned to the size of the wall with sufficient space in between them to set them
apart.
Recessed windows that are well defined within the facade through the use of decorative trim, projecting
sills and lintels.

Section 2H Block 1 Interface
Development within Block 1 is comprised of 96 semi-detached and townhouse units. The units are single storey
in height with relatively steep pitched roofs that can accommodate optional lofts. Generally the units located
along the west and southern border will have lookout or walkout basements.
There are two primary interfaces between Blocks 1 and Block 4. The first is the interface between the
retirement residence and clubhouse and the semi-detached residential units located across the road on the
south side of Kari Crescent. The residential unit are located no closer than approximately 27 meters from the
retirement residence and clubhouse and the uses are separated by a roadway and the Village Centre. The
potential impact of the retirement residence and clubhouse on these units is minimal given the distance
separation, the interception roadway and the fact that semi detached rear yard amenity space is located south
of the residential units.

The second primary interface is between the seniors apartment building and the townhouse units located
immediately to the south in Block 1. The nearest townhouse is located 13.67 metres form the apartment
building. The apartment building will be 4 storeys in height with a maximum height of approximately 14.6
meters.
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Section 7F of the UDM sets out guidelines with respect to height and mass of buildings and their impact on
adjacent uses. For buildings greater than three stories or 10m in height, the UDM requires that measure be
incorporated to reduce the apparent mass including stepping back the building at the 5th floor, enhanced
landscaping, setting the building so that it does not project into a 45 degree angular plane from the shared
property line, and other alternative design solutions that effectively reduce the visual impact.

South Elevation Angular Plane of Apartment Building
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The above diagram of the angular plan indicates that the proposed apartment building will project into the 45
degree angular plane. However, there are a number of mitigating factors that should be considered.
1. Both the apartment and townhouse units form part of Balmoral Village. The property line was “created”
by the applicant only to provide the opportunity to partner or sell individual components of the larger
development.
2. A 45 degree angular projection is generally achieved when measured from the townhouse (6.0 metre
setback).
3. The condition is only relevant for a small number of units;
4. The townhouses are oriented such that the townhouse flankage or oblique angles are adjacent to the
apartment building;
5. The townhouses are located south of the building which relieves them of shadow impacts;
6. Landscaping is being provided to screen overlook views that might impact privacy; and,
Increasing the setback of the apartment building in order to achieve the required angular plane will negatively
impact the development of Block 4 and result in a much less efficient design. In light of the mitigating factors,
the current location of the apartment building is considered appropriate.

Section 2I Requirements of Official Plan Amendment No. 20
OPA 20 requires that the Design Brief address 10 items.
A.

The uses are physically integrated both vertically and horizontally across the site.

The uses within the mixed-use block area, as well as the low density residential uses in Block 1, are well
integrated through an extensive internal pedestrian walkway system. The Clubhouse and Village Centre
represents the heart of the community and is accessible and within an easy walk of all Balmoral Village
residents.
It should also be noted that the Concept Plan has been designed in a comprehensive manner to ensure that the
entire development works well as a single entity, even though the various components that make up Balmoral
Village may be developed through separate ownerships.
B.

The design of common areas is adequately refined to make them pedestrian oriented and human scaled.

The common areas include the internal roads, pedestrian walkways, Clubhouse and the Village Centre.
Measures to make these area pedestrian friendly include the creation of a dedicated pedestrian walkway
adjacent to the internal streets and other walkways that weave their way throughout the community. All
walkways will be maintained through the winter and will be designed to accommodate barrier free travel. Rest
areas with benches will be incorporated into the design of the pedestrian network.
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The Village Centre and Clubhouse are intended to be the primary meeting place for residents of Balmoral Village
with the walkway system designed to provide all residents with easy and convenient pedestrian access to those
facilities.
C.

There is a diversity of activities including residential, commercial, and public or recreational uses defined
and provided with particular attention to those adjacent to and defining the central public space.

Balmoral Village has been planned to include integrated residential, recreational and commercial uses. It is
anticipated that the commercial uses will comprise convenience commercial retail, restaurants and/or coffee
shops, personal service establishments and offices including medical professionals. It is not anticipated that the
commercial component would replace or compete with the larger or higher order commercial uses found
elsewhere in Collingwood, including those located in the Town's Regional Commercial Area southeast of
Balmoral Village. The commercial building proposed in Block 3 adjacent to Harbour Street West will be
conveniently located and easily accessible for all residents of Balmoral Village.
It is not intended that the commercial component be the primary focus of Balmoral Village, nor that it need be
located immediately adjacent to the Village Centre. The primary focus of Balmoral Village is the creation of a
well designed community that encourages active and healthy living best achieved through a close integration of
the Village Centre and the Clubhouse. The design and location of the Village Centre will achieve this goal
through the creation of a public space that is protected, flexible, attractive and fully accessible to all residents of
Balmoral Village.
D.

There are sufficient and effective connections to existing neighbourhoods and residential areas.

Balmoral Village provides five pedestrian connections to Harbour Street West to the north and a pedestrian
connection to Black Ash Trail to the south. From the Black Ash Trail, Balmoral residents can access the Georgian
Trail and the rest of Collingwood's extensive municipal trail system.
E.

There are high quality connections for pedestrian use.

As identified above, the design provides multiple pedestrian connections for the Balmoral residents.
F.

The needs for a definable user population in the mix of uses or urban design has been clearly defined.

Balmoral Village is intended to provide a range of housing opportunities to meet the needs and desires of its
residents, recognizing that those needs and desire may be different based on age, health, and mobility. The
design of the community recognizes this by placing the community-based facilities in a location that is most
accessible to all residents of the community. In order to achieve this, the Clubhouse is located within the
Retirement Home and the Village Centre immediately adjacent to the Clubhouse. This together with the
implementation of barrier free design elements makes these facilities as accessible as possible to those
residents who may be less mobile.
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G.

There is a clear community driver or central activating purpose for the mixed-use area of the
development.

The community driver will be the Clubhouse and the Village Centre, which together will invite Balmoral Village
residents to gather, socialize and participate. As the community’s hub, it will provide space for community
social/special events and recreation programming, both indoor and outdoor.
H.

There are uses planned to enliven and activate outdoor amenity areas particularly the central public
space.

The Village Centre is designed to accommodate both formal events, and informal, passive, non-structured
recreational and social activities. It will incorporate both a hard surfaced component and a green treed area for
social interaction, relaxation, and visual relief . A portion of the square will be weather protected in the form of
a gazebo.
The programmed space will be include portable planters and pots which can be moved/relocated to
accommodate performances, farmers markets, arts and craft shows, community events and celebrations.
I.

There is long term management control over the mix of uses that ensures the area will remain vibrant
and supports activity.

The mixed-use area is comprised of three blocks, each of which are or will be under separate ownership. The
blocks that comprise Balmoral Village are subject to a "shared facilities" agreement dealing with matters related
to the operations and maintenance of all shared facilities, including the internal road system, pedestrian
walkways, parking areas, etc.
J.

The project activities are centrally programmed to be compatible and mutually supportive.

It is planned that the Village Centre will act as an extension of the Clubhouse and that all programmed activities
will be coordinated through the Clubhouse.

CONCLUSION
The proposed urban design strategies for Balmoral Village will help ensure that the site develops in a manner
that is compatible and sensitive to the surrounding neighborhood, with particular attention paid not only to
integration of the of internal uses, but also the integration of Balmoral Village with the existing residential
development along the north and the Harbour Street West interface.
The Balmoral Village design realizes the policy goals of the Town's Official Plan and site-specific Official Plan
Amendment No. 20 and the Town's Urban Design Manual. Further, it will assist in creating a complete and
vibrant pedestrian oriented community with strong connections, both within the community and with the
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surrounding areas. The design provides a range of housing options and amenities, and encourages an active and
healthy lifestyle through the provision of common facilities that are attractive, flexible, and accessible to all
residents of Balmoral Village.
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