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  TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: APPLICATION BY: RAND DEVELOPMENTS INC.  
250, 268, 270 & 272 SPRINGBANK DRIVE 

MEETING ON 
AUGUST 24, 2015 

 

 RECOMMENDATION 
 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to the decision of the Ontario Municipal Board relating to an 
appeal by Rand Developments Inc. on an Official Plan and Zoning By-law amendment 
application pertaining to the properties located at 250, 268, 270 & 272 Springbank Drive: 
 
(a) The following report BE RECEIVED for information; 
 
(b) The Site Plan Approval Authority BE REQUESTED to consider the following design 

issues through the site plan process:  
 

i) The proposed 45 degree angle of the tower portion of the development does not 
appropriately orient the buildings to Springbank Drive or the context of the site.  The 
following design elements should be addressed: 

a. Taking into account the site context, revise the site design to include a mid-rise 
podium form (4-6 storeys) that aligns parallel to both Springbank Drive and west 
bank of The Coves integrating a taller (up to 14-storey) point tower at the 
northern/northeastern corner of the site.  Providing a single point tower that is 
aligned with Springbank Drive will allow the extension of the podium to be sited 
along the street edge and improve the building’s street orientation and 
contribution to the public realm.   

b. Ensure the floor-plate of the tower portion of the building is no greater than 
1,000m2 in order to provide for an appropriate scale relationship with Springbank 
Drive, The Coves and the surrounding neighbourhood and to reduce shadowing 
impacts, bird strikes and the overall visual impact of the massing of the tower; 

ii) Ensure the massing of the tower form responds to the topography of the site to 
reduce the visual impact on the Coves ESA by including building step-backs on the 
tower portion of the development at floors 12, 13 & 14 and by integrating the 
mechanical penthouse into the overall architectural design of the top of the building; 

iii) The massing, floor levels and unit/building entrances of the mid-rise podium (4-6 
storeys) is to respond to the grades of the site in an effort to ensure an active street 
frontage along Springbank Drive; 

iv) Ensure the overall massing of the podium façade is broken up with varying materials 
and recesses and projections to prevent a long, flat, monolithic building face along 
the street; 

v) Blank facades without windows or other openings are to be avoided along the 
Springbank Drive frontage, the building face along the edge of the Coves ESA and 
the side building face as the site is approached from the west/southwest. These 
facades should include transparent windows and a variation in massing and 
materials that serve to reduce the overall visual bulk of the development; 
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vi) Ensure a high quality design which includes a variety of complimentary materials 
(masonry, glass, metal and concrete) distinguishing the base, middle, and top of the 
building(s);  

vii) To break up the massing and ensure a lighter design quality of building at the Coves, 
concrete and similar building materials should not constitute the majority (more than 
50%) of the overall exterior of the building; 

viii) To improve the overall street orientation, the following design features are to be 
incorporated: 

a.  Locate active ground floor uses such as, lobbies, common rooms, or individual 
unit entrances with urban courtyards on the ground floor along the portions of the 
building directly adjacent to Springbank Drive;   

b.  Incorporate an urban treatment between the built form and the City sidewalk. 
This can be achieved by landscaped tiered planters and staircases where 
changes in grades exist along the street. This should also include forms of public 
art along this street frontage, recognising the significant bonus zone that has 
been provided; 

c.  Avoid dark tinted vision glass in favour of clear vision glass to animate the street. 
 

ix) The following elements should be incorporated to improve greening of the site: 

a. Ensure an integrated transition treatment between the identified top-of-slope and 
the built-form/parking areas.  Include a comprehensive landscaping strategy in 
order to screen the parking area from the Coves; 

b. Recognizing the significant bonus zone that has been provided, eliminate all 
surface parking with the exception of the minimum required for retail uses on the 
ground floor and a small amount for visitor parking, to provide greater areas for 
landscaping and tree planting.  No parking should be located between the 
building and the Springbank Drive public right-of-way and the building and the 
Coves ESA; 

c. A Leadership in Energy & Environmental Design (LEED) Gold certification should 
be obtained; 

d. Alternatives to impervious pavement should be considered for the surface 
parking area; 

e. Incorporate a green roof on top of all buildings. 

x) Provide documentation that identifies the elements to be incorporated into the design 
of the building(s) that will assist in the LEED Gold certification; 

xi) All underground parking is required to be located fully underground with no above 
ground exposure.  An underground parking plan will be required with submitted 
elevations. 

 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
June 17, 2014 Report to the Planning and Environment Committee – 250, 268, 270 and 
272 Springbank Drive (OZ-8279) – This report from the Managing Director, Planning and City 
Planner provided a recommendation to the Planning and Environment Committee regarding an 
application for an Official Plan and Zoning By-law amendment received from Rand 
Developments Inc. (2355440 Ontario Inc.).  The requested amendments were intended to 
facilitate the development of two (2) 14-storey apartment buildings and a 3-storey commercial 
building at 250-272 Springbank Drive; a property adjacent to the west bank of the “Coves” 
Environmentally Significant Area (ESA), on the south side of Springbank Drive.   
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PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose of the recommendations outlined in clauses (a) and (b) above is for Municipal 
Council to receive information regarding the outcome of an Ontario Municipal Board (OMB) 
hearing on an Official Plan and Zoning By-law amendment relating to the subject lands, and, 
further to the OMB decision for Municipal Council to provide direction on important urban design 
matters to be considered through the subsequent site plan approval process.   

 

ISSUES 
 

Chronology: 
 
On October 29, 2013 the City received a complete application for an Official Plan and Zoning 
By-law amendment from Rand Developments Inc. for the lands located at 250-272 Springbank 
Drive.  The application was intended to facilitate a high-rise, mixed-use residential development 
with a maximum height of 14 storeys and a maximum density of 286 units per hectare (approx. 
240 residential units and 2,000m2 commercial/office space).  A conceptual development plan 
depicted in figures 1 & 2 below was submitted with these applications showing two 14-storey 
apartment buildings with a 3-storey commercial building connecting the base of the two towers.   
 
Figure 1: Conceptual Site Plan 
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Figure 2: Conceptual Building Rendering 

 
 
At its meeting on June 17, 2014 the Planning and Environment Committee, on the 
recommendation of the Managing Director, City Planner, recommended that these applications 
be refused primarily because the scale of the proposed development presented an 
inappropriate relationship with the site’s spatial context, directly adjacent to the west bank of 
The Coves ESA, in an area of the City not previously designated for high density residential 
purposes and surrounded by low-rise built form.  Upon the recommendation of Planning Staff, 
the Committee recommended that a Medium Density Residential designation be supported for 
the subject lands which would have allowed for a mixed-use residential development of up to six 
storeys and density of up to 150 units per hectare subject to the inclusion of special urban 
design matters which qualify the project for bonus zoning.  This recommendation to the OMB 
was supported by Municipal Council on June 24, 2014.  Figure 3 below generally depicts the 
built form that could have been facilitated by the June 24, 2014 Council recommendation. 
 
Figure 3: Mid-rise Concept 
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OMB Hearing Outcome: 
 
A hearing was held on April 20, 2015 to consider the appeal from Rand Developments Inc.  In 
general, the OMB decision supports the Rand Developments Inc. Official Plan and Zoning By-
law amendments in terms of use and intensity by allowing for the maximum density of 286 
hectares and a maximum height of 14-storeys on the site, subject to the inclusion of a series of 
“bonusable” features in the ultimate development. In contrast, Council’s recommendation would 
have allowed a density of up to 150 units per hectare and a maximum height of up to 6-storeys 
with “bonusing”.  However, in terms of form, the OMB decision provides some direction on 
urban design matters that should be addressed through the subsequent site plan application by 
the applicant.  These items include revising the site design to provide an appropriate building 
orientation, ensuring that all of the parking structure remains fully below-grade and is not 
exposed to The Coves or Springbank Drive, that buildings include a “green roof” and that the 
development achieves LEED certification.  The OMB has also ordered that a public hearing 
should be conducted on the site plan application and that final approval of the zoning be 
withheld until a site plan has been approved and a satisfactory agreement entered into with the 
City.  The full copy of the OMB decision has been attached as Appendix ‘A’ to this report for 
further detail and reference.   
 

Next Steps: 
 
Once the City has received a complete application for Site Plan approval from Rand 
Developments Inc. a public participation meeting will be held.  In the interim, Staff, through this 
report, have recommended that Council endorse a series of urban design objectives to be 
considered through the process, as outlined above.   
 
 

PREPARED BY: SUBMITTED BY: 
 
 
 
 

 

MIKE DAVIS, B.U.R.Pl. 
PLANNER ll, CURRENT PLANNING 

MICHAEL TOMAZINCIC, MCIP, RPP 
MANAGER, CURRENT PLANNING 

RECOMMENDED BY: 
 
 
 
 
JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 
August 17, 2015 
Mike Davis 
Y:\Shared\implemen\DEVELOPMENT APPS\2013 Applications 8135 to\8279OZ - 250-272 Springbank Dr (MD)\OMB Report with 
UD Comments.docx
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Appendix “A” 
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