
LAND USE PLANNING CASE 





Provincial Policy Statements 
2014 

• The application is consistent with the PPS 

• Promote brownfield site remediation 

• Compact urban form 

• Intensification 

• Transit oriented 

• Efficient use of infrastructure 

• Mix of use and density 



PPS 2014 

• Minimize vehicle trip number and length 

• Promotes active transportation 

• Improve mix of employment and housing uses to shorten 
commute journeys and decrease congestion: walk (2.4 km to 
downtown), bicycle and park, transit 2 lines 

• Brownfield remediation to level of no adverse impacts 

 

 



City Official Plan 

• Objectives for all residential designations 

– Support choice and location of housing types 

– Range of densities throughout municipality 

– Encourage infill where existing uses not adversely impacted 

– Minimize potential for land use compatibility 

– Promote development that makes efficient use of land and services 



City Official Plan 

• Multi-family Objectives 

– Locations which enhance character, arterial streets, public transit, 
shopping, public open space, with adequate municipal services (note 
minor sanitary sewer upgrade will also result is existing system 
improvements) 

– Adjacent to major open space. Aside from Greenway park system 
proposal will provide a public link to an existing landlocked woodlot 



City Official Plan 

• Compatibility with surrounding land uses: note site is adjacent 
to Coves on the east, city woodlot on the south, auto 
dealership on the west and Springbank Drive to the north. 
North side of Springbank is designated Commercial.  Closest 
residential building on Greenwood is 86M from property line 

• Municipal services are available and can be upgraded to fix 
existing difficulties in area and allow gravity flows from site. 



City Official Plan 

• Traffic not to have significant impact on stable residential 
areas.  Access and egress to and from Springbank only. Traffic 
has no concerns 

• Given inherent site buffers (coves, woodlot, commercial and 
arterial road) buffering is not an issue 

• Convenience commercial is located approximately 500 m west 
of site 



City Official Plan 

• Site is served by 2 transit routes, is approximately 2.4 kms from 
Dundas and Richmond (walking and biking distance) 

• Public open space is extensive in the area with Greenway Park 
connecting to centre city and Springbank Park to the west. 

• Lands adjacent to the Coves are proposed to be conveyed to 
the city to be naturalized to connect the city woodlot 



City Official Plan 

• The transition in scale is adequately addressed with onsite 
buffers and adjacent uses 

• Activity nodes are the existing Springbank Corridor 

• Any exposed parking structure face will be architecturally 
treated through treatments such as stamped tinted concrete 
such as Medway River bridge, Armour stone retaining walls 
etc. this is a site plan detail. No massive parking structure wall 
will be visible.  



City Official Plan 

• Higher density criteria 

– Arterial road served by public transit 

– High standard design features, green roof, public open space 
conveyance, multi-use 

– Parking fully underground 

– Agreement to be enacted with the city on bonus which would 
address brownfield, public open space conveyance, urban design and 
green roof 



City Official Plan 

• Site Specific Height 

– Sanitary sewer in need of upgrade for gravity flow 

– Brownfield condition to be removed 

– Two transit routes at the door, access to open space, and onsite 
underground parking 

– Existing situation of pavement adjacent to coves bank to be re-
naturalized 

– No sunlight / shadowing impacts see shadow study 
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250 – 272 Springbank 
Business Case 



Current taxes 

• Until 2014 Property taxes were $43,000.00 pa 

• 2014 appeal resulted in a reduction to +/- $32,000.00 per annum 

• 240 apartment units @ $2,000 = tax revenue of $480,000.00 pa 

• 1794 Sq. M.  (19,310 sq. ft.) (demolition credit for approx. 1,000 
sq.m.) 

•  At 2012 commercial mill rate= $43,640 

• Total projected property taxes = $523,640 

 



Development Charges 

• TOTAL project = $3,965,280 

• Commercial 
• Net increased area 930 sq.m.= $163,680 

• 240 apartment units = $3,801,600 
• 60% 2 bedroom = $2,544,480 

• 40% 1 bedroom = $1,257,120 

 

 



SUMMARY 

• TOTAL DC REVENUE = 3,965,280 

 

• TOTAL TAXES = $523,640  

• TOTAL INCENTIVES = $1,850,000 

• NET DEVELOPMENT CHARGES = $2,165,280 

• NET ANNUAL TAXES = $523,640 



Brownfield Incentives 

• Cost of excavation est. $1,500,000.00 

• 50% DC refund to cost 

• If shortfall, up to 25% tax rebate in first 3 years post development 

• Sanitary sewer upgrade Wildwood $350,000 
• Cost to be determined 


