
                                                                                    Agenda Item #      Page #  
 

 

 

 

  
File: Z-8374 

Planner: Mike Davis 

1 
 

  TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

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

 SUBJECT: APPLICATION BY: YORK DEVELOPMENT GROUP MAI INC.  
598, 600, 604 & 608 SPRINGBANK DRIVE 
PUBLIC PARTICIPATION MEETING ON 

OCTOBER 5, 2015 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to the application of York Development Group MAI Inc. relating to 
the properties located at 598, 600, 604 and 608 Springbank Drive: 
 
(a) The proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the 

Municipal Council meeting on October 13th, 2015 to amend Zoning By-law No. Z.-1, in 
conformity with the Official Plan, to change the zoning of the subject property FROM a 
Residential R5/Residential R7/Residential R9/Restricted Office (R5-
6/R7●D150●H16/R9-7●H16/RO2)  Zone, TO a Holding Residential R9 Special Provision 
(h-5●h(_)●R9-7(_)●H44) Zone;  

 
(b) The Site Plan Approval Authority BE REQUESTED to ensure, through the Site Plan 

approval process, that the development of the subject property be consistent with the 
Site Plan, Renderings, Elevation Drawings and Section Drawings attached hereto as 
Appendix “B” to this report as well as consider, where possible:  

i) Increasing the height of the podium to a minimum of two (2) storeys in order to 
be more proportional with the height of the building and to provide a stronger 
enclosure of the adjacent pedestrian realm; 

ii) Revising the design of the corner of the podium located at the intersection of 
Springbank Drive and Wonderland Road to include special architectural 
treatment which pronounces the corner; 

iii) Relocating the primary entrance at or near the northeast corner of the building to 
allow for convenient pedestrian way-finding and site circulation and to further 
activate the pedestrian realm at the intersection; 

iv) Screening parking from the public right-of-way with a combination of low masonry 
walls and vegetation/landscaping; 

v) Implementing a landscape treatment along Springbank Drive and Wonderland 
Road which is urban in nature and provides opportunities for seating, hardscape 
areas, planting and seamless integration with public sidewalks; 

vi) Creating a shaded urban plaza which reinforces pedestrian walking patterns 
along the tower’s abutting frontage at the intersection of Springbank Drive and 
Wonderland Road; 

vii) The provision of privacy fencing, shade trees and other desirable buffering 
features along the westerly property line where the site abuts an existing single 
detached dwelling, to ensure the greatest protection of privacy. 

 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
None 
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PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of the recommended Zoning By-law amendment is to allow for the 
development of a 13-storey (44m tall) apartment building.  The concept plan submitted with the 
application proposes 101 residential units.  The recommended Zoning By-law contains a 
Holding (h-5) Provision to ensure a public site plan review is conducted as part of the site plan 
approval process.  The recommendations to the Site Plan Approval Authority are intended to 
guide the ultimate built form by requesting the site plan approval authority to consider and 
implement a series of design matters through the site plan approval process.  The Holding (h-5) 
Provision in conjunction with the design direction recommended to the Site Plan approval 
Authority is intended to ensure that the ultimate development of the site is generally consistent 
with the concept that has been advanced and vetted publically by the applicant to date.   

 

 RATIONALE 

 
i) The recommended amendment is supported by the objectives of the Provincial 

Policy Statement (PPS), 2014, which promote intensification, redevelopment and 
compact form at appropriate locations in order to minimize land consumption and 
servicing costs and provide for a range of housing types and densities in order to 
meet projected requirements of current and future residents; 

 
ii) The recommended amendment serves to implement Official Plan objectives for lands 

designated Multi-Family, High Density Residential by facilitating the development of 
an apartment building that represents an efficient use of land and services; 

 
iii) The recommended amendment will provide for a built form that complements its 

spatial context by directing height toward the major intersection at Springbank Drive 
and Wonderland Road while allowing for greater landscaping and buffering 
opportunities adjacent to existing low and mid-rise development south and west of 
the site;   

 
iv) The recommended Zoning By-law amendment does not seek to amend the existing 

zoning permission related to density that is currently applicable to the subject lands 
and, as such, will not increase the intensity of the eventual development beyond 
what is already permissible and will not introduce new impacts which have not been 
planned for as it relates to traffic or other hard or soft servicing; 

 
v) The recommended Zoning By-law amendment includes an h-5 holding provision in 

order to provide the public and Municipal Council further opportunity for consultation 
and input during the more refined site plan approval process.   
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 BACKGROUND 

 

Date Application Accepted: June 18, 2014 

Date Placed “On-Hold”: August 20, 2014 

Revised Application Received: May 11, 2015 

Agent: MHBC Planning Inc. 

REQUESTED ACTION: Change Zoning By-law Z.-1 FROM a Residential R5/Residential 
R7/Residential R9/Restricted Office (R5-6/R7•D150•H16/R9-7•H16/RO2) Zone which permits 
townhouses, special needs housing and apartment buildings with a maximum density of 150 
units per hectare and maximum height of 16 metres, and clinics, medical/dental offices and 
laboratories, and offices TO a Residential R9 Special Provision (R9-7(_)•H44) Zone which 
permits an apartment building up to a maximum height of 44 metres (13-storeys). Special 
zoning provisions are proposed to permit reduced front and exterior side yard depths 
adjacent to Springbank Drive and Wonderland Road. 

 

 SITE CHARACTERISTICS: 

 Current Land Use – Vacant and Single Detached Dwellings 

 Frontage – 54 metres  

 Depth – 98 metres  

 Area – 5,404m2  

 Shape – Irregular  

 

  SURROUNDING LAND USES: 

 North – Springbank Park 

 South – Cluster townhouses  

 East – Four (4) storey apartment buildings 

 West – Single detached dwelling and Six (6) storey apartment buildings  

 

OFFICIAL PLAN DESIGNATION: (refer to Official Plan Map on page 5) 

 Multi-Family, High Density Residential 

EXISTING ZONING: (refer to Zoning Map on page 6) 

 Residential R5/Residential R7/Residential R9/Restricted Office (R5-6/R7•D150•H16/R9-
7•H16/RO2) Zone 

 
 
 
 
 
 
 
 
 
 
 



                                                                                    Agenda Item #      Page #  
 

 

 

 

  
File: Z-8374 

Planner: Mike Davis 

4 
 

 



                                                                                    Agenda Item #      Page #  
 

 

 

 

  
File: Z-8374 

Planner: Mike Davis 

5 
 



                                                                                    Agenda Item #      Page #  
 

 

 

 

  
File: Z-8374 

Planner: Mike Davis 

6 
  



                                                                                    Agenda Item #      Page #  
 

 

 

 

  
File: Z-8374 

Planner: Mike Davis 

7 
 

 PLANNING HISTORY 

 
Original Proposal: 
 
The City first accepted a complete Zoning By-law amendment application for the subject lands 
from York Developments on June 18, 2014.  The original proposal contemplated the 
development of an 18-storey apartment building containing 133 units (264 units per hectare), 
with ten (10) attached two-storey townhouses flanking Springbank Drive and Wonderland Road 
extending from the base of the building.  The original proposal, as described above, included a 
mix of at-grade and below-grade parking.  The original proposal along with a chart showing 
required changes to the Zoning By-law are depicted by the figures below.   

 
Chart 1: Original Zoning By-law Amendment details 

Regulation Existing (R9-7●H16) Proposed (R9-7(_)●H69) 

Density – Units Per 
Hectare Max. 

150 264 

Height – Max. 16m (5-storeys) 69m (18-storeys) 

Front and Exterior Side 
Yard Depth – Min. 

8m plus 1.0 metres per 10.0 
metres of main building height 
or fraction thereof above the 
first 3.0 metres 

Front yard depth (Springbank) 
– 3.0m 
Exterior yard depth 
(Wonderland) – 1.0m 

 

Figure 1: Elevations of original development proposal.  
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Figure 2: Original development proposal depicting footprint of 133 unit apt. building and 10 two-
storey townhouses. 

 

N
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Public Consultation: 
 
Notice of the original proposal was published and circulated by the City in July of 2014.  
Subsequent to the City’s formal notification of the original development proposal to the 
Community, York Developments hosted a public information meeting on August 24th, 2014.  City 
Staff also attended the meeting to assist in addressing questions from members of the public.  
Approximately 110 members of the public were in attendance.  A summary of the feedback 
received through the consultation process is found on page 11 in the following section of this 
report.  Written responses have been appended to the back of this report. 
 

Revised Proposal: 
 
In view of the significant feedback received through the public consultation process, York 
Developments requested that City Staff put the application “on-hold” to allow them to consider a 
revised proposal which they formalized upon the submission of a revised Zoning By-law 
amendment application to the City in May of 2015.  Details of the revised proposal are outlined 
in the “Nature of Application” section contained in pages 13-14 of this report below.   

 

 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 

 
Wastewater and Drainage Engineering:  

The municipal sanitary sewer system on Springbank Drive has the capacity for the proposed 
revised development according to City of London Plan #13,481. The outlet for the subject lands 
is the 450mm municipal sanitary sewer on Springbank Drive which outlets to the Berkshire 
sanitary pumping station located on the west side of Wonderland Road South. The pumping 
station bypasses to the river during intense rainfall events. 
 
Transportation Planning & Design:  

 A road widening dedication will be required on Springbank Dr. measured 18m from centre 
line. 

 A road widening dedication will be required on Wonderland Rd measured 21m from centre 
line. 

 Transportation is not in support of any access on Wonderland Road. The access will not 
function as a restricted access to Right-in/Right-out as suggested since the existing raised 
centre median cannot be extended 25m due to an existing full access on the east side of 
Wonderland Rd. 

 A back to back left turn lane will not be supported due to the close proximity of the 
Springbank access to the signalized intersection. 

 These and other Transportation improvements/design parameters will be discussed in more 
details through the site plan review process. 

 
Stormwater Management: 

No objection. 
 
Upper Thames River Conservation Authority:  

No objection. 
 
Urban Design Peer Review Panel (Comments provided on original proposal): 

The Panel offers the following observations and comments as part of the proposed project’s 
Zoning By-law amendment application:  

1.  Consider relocation of the underground parking vehicular ramp to mitigate impact on 
westerly abutting property;  
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2.  Provide a landscaped buffer to the westerly abutting property;  

3.  Where the parking garage elevated slab allows for sufficient planting depth, ‘green’ the 
surface parking area by adding landscaped islands complete with deciduous shade trees 
and/or shrubbery;  

4.  Provide a landscaped buffer between the rear elevation of the townhouses and the parking 
area;  

5.  Rework the layout of the tower’s abutting frontage at the intersection of Springbank Drive 
and Wonderland Road to create a shaded urban plaza which reinforces pedestrian walking 
patterns;  

6.  Develop the west and south elevations of the townhouses via selective wall articulation, 
material change and fenestration;  

7.  Enhance the height of the townhouse ‘podium’ by adding a habitable third floor and/or 
accessible roof terrace;  

8.  The Planning Consultant and Architect are commended on the inclusion of the development 
sketches within the Urban Design Brief. The Architect is encouraged to express the clarity of 
the concept sketches in the tower elevations and tower entrance during the design 
development phase; and  

9.  The Architect is commended on the conceptual drawings developed for the project to date 
and encouraged to further develop the project’s architectural design based on the cladding 
materials discussed to date. 

 
Urban Design: 

Urban design staff have reviewed the revised Zoning Application for the above noted address 
and provide the following urban design principles consistent with the Official Plan, applicable by-
laws, and guidelines: 

This application was reviewed by the Urban Design Peer Review Panel (UDPRP) on July 23rd, 
2014. The developer has addressed a number of concerns of the by removing many of the 
surface parking spaces.  The revised development plans (submitted May 11, 2015) include the 
following changes from the initial plans submitted in 2014: 

 Decrease in height and density. 

 Removal of the street-facing townhouses along Wonderland Road. 

 Reduction of the podium height to 1 storey. 

 Removal of a large portion of surface parking and locating the majority of required parking 
spaces underground. 

Urban design staff have the following outstanding concerns: 

 The podium should be a minimum of 2-storeys in height to be proportional to the height of 
the building and enclose the pedestrian streetscape environment. 

 The corner of the podium should include special architectural treatment in order to 
pronounce the building to the intersection. 

 A primary entrance should be provided at or near the corner to allow for safe and 
convenient pedestrian way-finding and circulation. 

 Parking is to be screened from the public right-of-way with a combination of low masonry 
walls and plant material. 

 The landscape treatment along Springbank Drive and Wonderland Road South should be 
urban in nature and provide opportunities for seating, formal planting and seamless 
integration with the public sidewalks. 
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PUBLIC 
LIAISON: 

On July 2, 2014, the original Notice of Application was sent 
to 42 property owners in the surrounding area and 
published in The Londoner.  Following significant 
community consultation and revisions to the proposal, on 
July 14, 2015, a Notice of Revised Application was sent to 
110 property owners in the surrounding area.  Notice of the 
Revised Application was also published in the Public 
Notices and Bidding Opportunities section of The Londoner 
on July 16, 2015. A “Possible Land Use Change” sign was 
also posted on the site. 
 

Twenty-two (22) 
replies were 
received to the 
original Notice 
of Application. 

Five (5) replies 
were received to 
the Revised 
Notice of 
Application 

Nature of Liaison: The purpose and effect of the requested revised Zoning By-law 
amendment is to permit the construction of an apartment building consisting of a 13-storey 
building with 101 units.  This represents an amendment to the previous request circulated on 
July 2, 2014, for 140 units in an 18-storey apartment building with a townhouse base. 

Change Zoning By-law Z.-1 FROM a Residential R5/Residential R7/Residential R9/Restricted 
Office (R5-6/R7•D150•H16/R9-7•H16/RO2) Zone which permits townhouses, special needs 
housing, apartment buildings with a maximum density of 150 units per hectare and maximum 
height of 16 metres, and clinics, medical/dental offices and laboratories, and offices TO a 
Residential R9 Special Provision (R9-7(_)•H44) Zone to permit an apartment building with a 
maximum density of 150 units per hectare and a maximum height of 44 metres (13 storeys) 
as the base zone.  The applicant also proposes to use the as-of-right bonus provision in the 
Residential R9 (R9-7) Zone to permit up to a maximum density of 187 units per hectare (101 
units) in return for more on-site landscaped open space than the Zoning By-law 
requires.  Special provisions are proposed to permit a minimum front yard depth from 
Springbank Drive of 1.1 metres in place of 11 metres and an exterior side yard depth from 
Wonderland Road South of 3.8 metres in place of 11 metres. 

Public Responses Summary  

Original Proposal (18-storeys, 264 UPH, large surface parking area): 

Support Concern 

 N/A  18-storeys considerably higher than 
anything else in the area. 

 Increase of traffic resulting from increase 
in density is unacceptable at this location.  
Already major traffic problems. 

 Concern about loss of mature vegetation, 
particularly in lieu of surface parking. 

 Building is too close to the busy 
intersection 

 Visual obstruction. 

 Shadowing concerns. 

 Development would leave a single 
property stranded between two apartment 
buildings. 

Revised Proposal (13-storeys, 150 UPH, reduced surface parking area): 

Support Concern 
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 Reduced building height along with 
reduced surface parking area and 
additional landscaped open space is an 
improvement. 

 Existing traffic in this area remains 
problematic – City needs to find a 
solution. 

 Developer has still not acquired 614 
Springbank Drive. 

 Prefer greater setbacks from Springbank 
Drive and Wonderland Road. 

 
 

 ANALYSIS 

 
Subject Site: 
 
The subject site includes four (4) properties municipally known as 598, 600, 604 and 608 
Springbank Drive.  The lands are located at the southwest corner of the intersection of 
Wonderland Road and Springbank Drive, approximately 3.5km west of the downtown (see 
location map below).  The eastern portion of the site including 598 and 600 Springbank Drive is 
currently vacant and undeveloped while the western portion including 604 and 608 Springbank 
Drive currently accommodates two (2) single detached dwellings.   
 
The subject site is irregular in shape and includes approximately 54 metres of frontage along 
Springbank Drive, spans a depth of approximately 100 metres along Wonderland Road and 
includes 0.54 hectares (1.33 ac.) of developable land.  The site is surrounded by a mix of 
housing forms including 6-storey apartment buildings to the west, a cluster of 4-storey 
apartment buildings to the east and cluster townhouses to the south.  Springbank Park is 
located directly adjacent to the subject site to the north, across Springbank Drive.  Further, a 14-
storey apartment building exists approximately 200 metres northeast of the subject site.   
 

Figure 3: Location Map 

 
Note: Location of numbered icons corresponds to vantage point of street level views below. 

1 

2 

3 
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Street View: Looking southwest toward site at Springbank Drive and Wonderland Road 

 
 
Street View: Looking north toward Springbank Drive on Wonderland Road 

 
 
Street View: Looking east toward Wonderland Road on Springbank Drive  

1 

2 

3 
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Nature of Application: 
 
The proposed amendment is intended to facilitate the development of a 13-storey apartment 
building that may, in accordance with the concept plan submitted by York Developments, 
contain up to 101 residential units.   
 
The amendment would replace the existing Residential R5/Residential R7/Residential 
R9/Restricted Office (R5-6/R7•D150•H16/R9-7•H16/RO2) Zone which permits townhouses and 
apartment buildings up to a maximum density of 150 units per hectare and maximum height of 
16 metres, as well as a range of secondary uses including clinics, medical/dental offices, 
laboratories, and offices with a Holding Residential R9 Special Provision (h-5●h(_)●R9-
7(_)●H44) Zone that permits apartment buildings up to a maximum density of 150 units per 
hectare, has a height limit of 44 metres (13-storeys) and includes reduced front and exterior 
side yard setbacks.    The recommended holding provisions are intended to ensure that a public 
site plan review is conducted and that the owner of the lands enters into an agreement with the 
City to ensure that any future redevelopment of the adjacent property to the west is permitted to 
have a shared access arrangement.  The nature of the proposed zoning regulation changes is 
summarized by the chart below.  All other regulations not noted in the chart below will remain 
the same.   

 
Chart 2: Zoning Changes 

Regulation Existing (R9-7●H16) Recommended (h-5●h-(_)●R9-
7(_)●H44) 

Density – Units Per 
Hectare Max. 

150 150 

Height – Max. 16m 44m 

Front and Exterior Side 
Yard Depth – Min. 

8m plus 1.0 metres per 10.0 
metres of main building height 
or fraction thereof above the 
first 3.0 metres 

Front yard depth (Springbank) 
– 1.1m 
Exterior yard depth 
(Wonderland) – 3.8m  

h-5 N/A The h-5 will not be lifted until a 
public site plan review has 
occurred and a satisfactory 
development agreement is 
entered into with the City of 
London. 

h-(_) N/A The h-(_) will not be lifted until 
the owner has entered into an 
agreement to allow for shared 
access with the property to the 
west in the event of future 
redevelopment. 
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Figure 4: Conceptual Site Plan depicting the revised development proposal. 

 
 
 

 

 

 

N
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Figure 5: Conceptual Building Elevations depicting revised development proposal. 

 
 
 
Use: 
 
As noted previously throughout this report, the York Developments Zoning By-law amendment 
application is intended to facilitate the development of a 13-storey residential apartment 
building.  In this regard, Section 1.4 of the Provincial Policy Statement, 2014 (PPS) requires 
municipalities “to provide for an appropriate range and mix of housing types and densities 
required to meet projected requirements of current and future residents of the regional market 
area.”  
 
The City’s Official Plan implements this provincial policy directive by designating lands within the 
City to be developed for various forms of housing.  The subject lands are currently designated 
“Multi-Family, High Density Residential” by the City of London Official Plan.  Section 3.4.1 of the 
City’s Official Plan states that “primary permitted uses in the Multi-Family, High Density 
Residential designation shall include low-rise and high-rise apartment buildings [emphasis 
added]; apartment hotels; multiple-attached dwellings; emergency care facilities; nursing 
homes; rest homes; homes for the aged; and rooming and boarding houses.”   
 
In accordance with Section 3.4.1 of the Official Plan, outlined above, high-rise apartment 
buildings are expressly permitted within the Multi-Family, High Density Residential designation.  
Further, the existing zoning on the subject lands serves to implement these policies by 
permitting a range of high density housing forms including apartment buildings.  It should be 
noted that the recommended amendment does not introduce any new uses on the site that are 
currently not permitted.  The amendment seeks to modify regulations relating to maximum 
height, front yard depth and exterior side yard depth.  The apartment building use proposed 
through the Zoning By-law amendment is already a  permitted use within the existing 
Residential R5/Residential R7/Residential R9/Restricted Office (R5-6/R7•D150•H16/R9-
7•H16/RO2) Zone applied to the site.  In view of the foregoing, the recommended amendment to 
facilitate the development of an apartment building on the subject site is appropriate.   
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Intensity: 
 
Density: 
 
The Provincial Policy Statement, 2014 provides the overarching guidance for land use and 
development in Ontario.  Of specific relevance to the York Developments proposal, Section 
1.1.1 of the PPS provides that “healthy, liveable and safe communities are sustained by: a) 
promoting efficient development and land uses patterns which sustain the financial well-being of 
the Province and municipalities over the long term; promoting cost-effective development 
patterns and standards to minimize land consumption and servicing costs.”  Further Section 
1.1.3.2 of the PPS directs that “land use patterns within settlement areas shall be based on: a) 
densities and mix of land uses which: efficiently use land and resources and b) a range of uses 
and opportunities for intensification and redevelopment”. 
 
In general, the above noted objectives of the PPS encourage municipalities to provide for a 
range of housing types within municipalities and encourage development standards which 
minimize land consumption and servicing costs.  In this regard, the City of London Official Plan 
implements the direction provided by the PPS by designating lands for a wide range of 
residential uses and intensities.  The subject site falls within a large area designated for Multi-
Family, High Density Residential uses centering around the intersection of Springbank Drive 
and Wonderland Road.  Outside of the Downtown Area, lands designated Multi-Family, High 
Density Residential are intended to accommodate the highest intensity residential uses within 
the City.     
 
Section 3.4.3 of the City’s Official Plan contains policies intended to guide the scale of 
development on lands designated Multi-Family, High Density Residential.  In general, net 
densities within the High Density Residential Designation vary by location and gradually 
decrease with the highest densities focused towards the city’s core.  In areas outside of Central 
London, including the subject site, densities are normally 150 units per hectare or less. The 
existing zoning on the subject lands permits a density of 150 units per hectare.  The 
recommended zoning is intended to permit an increase in height , allowing the development to 
achieve a reduced floor-plate with the building mass concentrated at the northeast corner of the 
site to allow for greater landscaped open space.  As such, the recommended amendment will 
not result in an increase to the permissible residential density on the site and will continue to 
provide for a level of intensity that represents an efficient use of land and services, as is the 
intent for lands designated Multi-Family, High Density Residential.   
 
Servicing: 
 
An important consideration in determining the appropriateness of a given site to accommodate 
the requested level of intensity is the availability of municipal services.  As noted previously in 
this report, the subject lands are currently zoned to permit an apartment building with a density 
of 150 units per hectare.  The recommended Zoning By-law amendment contains the same 
maximum density.  As such, the recommended amendment will not result in an increase in 
anticipated traffic or place additional demand on City services beyond what is already permitted 
by the existing zoning.  The specific design details of traffic management and hard servicing are 
addressed through the Site Plan approval process as prescribed by Section 41 of the Planning 
Act.   
 
Form: 
 
Height: 
 
The major point of departure between the requested Zoning By-law amendment and the existing 
zoning permissions, is the maximum height.  As noted, the existing zoning allows for a 
maximum height of 16 metres (5-storeys) whereas the recommended amendment would allow 
for a 44 metre (13-storey) apartment building.  The existing 16 metre height regulation was 
intended to implement a comprehensive proposal for the development of senior’s housing that 
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included a large block of lands along Springbank Drive including 630-598 Springbank Drive. 
This proposal dates back to 1989 preceding the existing Z.-1 Zoning By-law which came into 
force in 1993.  Subsequently, a variance was granted in 1993 to allow for a maximum height of 
17.4 metres on 620 and 630 Springbank Drive.  These properties were then developed for the 
6-stoprey apartment buildings that exist on the lands today.  The properties at 598-608 have 
remained as single-family residential and/or undeveloped.   
 
The City’s Official Plan does not provide explicit limits on building height within the Multi-Family, 
High Density Residential designation but does provide general policies for the consideration of 
maximum height limits which are to be specified in the Zoning By-law.  In this regard, Section 
3.4.3 of the City’s Official Plan provides the following guidance: 
 
Outside of the Downtown and Central London areas it is Council's intention that a mixing of 
housing types, building heights and densities shall be required in large designated Multi-Family, 
High Density Residential areas. Such areas, which will normally exceed 3 hectares (7.4 acres) 
in size, will be guided by the following criteria:  
 

(a) a transition in scale shall be encouraged, where appropriate, to avoid extremes in 
building height and bulk between the new development and the existing built fabric of 
adjacent properties;  

 
(b)  all areas shall include a diversity of housing forms such as midrise and low-rise 

apartments and multiple attached dwellings, in order to minimize the overwhelming 
effect of large high-rise developments;  

 
(c)  high-rise structures shall be oriented, where possible, closest to activity nodes 

(shopping and employment centres) and points of high accessibility (arterial roads, 
transit service) with densities and building heights decreasing as the distance from an 
activity node increases;  

 
(d)  massive, at-grade or above-grade parking areas shall not dominate the site. 

Pedestrian circulation and access to transit services should be facilitated through site 
design and building orientation; and  

 
(e)  conformity with this policy and the urban design principles in Section 11.1, shall be 

demonstrated through the preparation of an secondary plan or a concept plan of the site, 
and the final approval of zoning may be withheld pending a public participation meeting 
on the site plan, and the enactment of a satisfactory agreement with the City. 

 
With regard to the foregoing policies of the City’s Official Plan, it is important to note that the 
subject site is situated within a large designated Multi-Family, High Density Residential area that 
surrounds the intersection of Springbank Drive and Wonderland Road.  This large designated 
area contains a range and mix of existing built forms ranging from low-rise multiple attached 
dwellings to the south of the site, mid-rise (4-8 storey) apartment buildings east and west of the 
site, to a high-rise (14-storey) apartment building north of the site.  Given the mix of housing 
forms in the area, the introduction of a 13-storey tower at the intersection of Springbank and 
Wonderland will not create an effect that is overwhelming to its context, or inconsistent with the 
planned function of this designation. 
 
The building has been oriented as close as possible to the intersection so as to maximize 
buffering, landscaping and separation between adjacent development and provide a transition in 
scale between the new development and the existing built fabric of the adjacent properties.  The 
intersection of Springbank Drive and Wonderland Road represents the activity node, referred to 
in subsection (c) above, and as such, represents an appropriate location for a high-rise building 
in the context of this large designated High Density Residential area.  The utilization of a taller, 
more slender tower form (as opposed to a mid-rise building with greater lot coverage) allows for 
the greatest provision of greenspace.  The concept plan presented by York Developments and 
the special zoning regulations will ensure that the majority of the parking is provided below 
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grade, and not visible from the pedestrian/public realm.   
 
Reduced Front and Exterior Yard Setbacks: 
 
In addition to the proposed change to the maximum height which is discussed in detail above, 
the requested Zoning By-law amendment proposes reductions to the front and exterior side yard 
setbacks along Springbank Drive and Wonderland Road.  The impact of the proposed yard 
setback reductions are generally demonstrated by the graphic below.   
 
Figure 6: Proposed Yard Reductions 

 
 
In general, Section 1.1.3.4 of the PPS, 2014 promotes development standards which facilitate 
compact urban form.  In considering the requested reductions, Section 11 – Urban Design, of 
the City’s Official Plan and Section 3.7 – Planning Impact Analysis provide relevant direction.    
With respect to the design guidance provided in Section 11 and 3.7 of the City’s Official Plan, 
the reductions to the standard setback requirements will achieve the following: 
 

 Allow for maximum retention of existing mature vegetation where the site abuts existing low 
and mid-rise development to the south and west; 

 

 Allow for maximum separation between the proposed new building and existing 
development located south and west of the subject site, thereby increasing opportunities for 
new landscaping, vegetation and buffering, and minimizing concerns with privacy and view-
shed obstruction, and shadowing; 

 

 Allow for all surface parking to be effectively screened from the public realm by the 
proposed building; 

 

 Provide for a desirable urban design solution wherein the building is sited in a manner that 
pronounces the intersection of Wonderland and Springbank and encloses the pedestrian 
realm to provide for a more comfortable walking experience along this portion of 
Wonderland Road and Springbank Drive; 

11.0m 

11.0m 

1.1m 

3.8m 

N > 
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 Facilitate the development of a street-oriented built form that includes opportunities for 
protective awnings, canopies, benches, lighting and other pedestrian friendly features 
adjacent to the public realm. 

 
Holding (h-5) Provision and Recommended Site Plan Considerations: 
 
In general, the current design concept supports the Urban Design principles contained in 
Section 11 of the Official Plan.  These design considerations including the character, 
architecture, appearance, materials and other exterior design features of the proposed building 
and site landscaping primarily fall within the scope of the Site Plan approval process which is 
regulated under Section 41 of the Planning Act and are generally not specifically addressed or 
regulated by the Zoning By-law.  The recommended Zoning By-law does, however, include an 
h-5 holding provision which requires a public site plan review prior to site plan approval.  This 
will give City Council and members of the public an opportunity for input and a measure of 
control over the ultimate form of development.   
 
In addition to the h-5 holding provision, clause (b) of the recommendation noted on the opening 
page of this report, contains design guidance for the Site Plan approval authority and the 
applicant to implement through the future site plan approval process.  The recommendations in 
clause (b) are supported by the Urban Design objectives outlined in Section 11 of the Official 
Plan and have been prepared based on feedback from the City’s Urban Design Peer Review 
Panel, Planning Services Staff and also take into account feedback from surrounding property 
owners.   
 
Holding h-(_) Provision: 
 
The proposed redevelopment will result in the build-out of a large portion of remaining 
underdeveloped land at the intersection of Springbank Drive and Wonderland Road.  However, 
the applicant was unable to acquire the remaining property located at 614 Springbank Drive.  In 
order to facilitate the future comprehensive redevelopment of 614 Springbank Drive, in a 
manner which ensures that the future development is orderly and minimizes impact on the 
adjacent road network, an h-(_) has been recommended which will require that the subject site 
provides for shared access to 614 Springbank Drive in the event of its future redevelopment.   
 
 

 CONCLUSION 

 
The recommendation for approval of the proposed Zoning By-law amendment has been 
supported by the foregoing planning analysis.  The existing Multi-Family, High Density 
Residential designation applied to the subject lands serves to implement the objectives of the 
Provincial Policy Statement, 2014 which promote intensification, redevelopment and compact 
form at appropriate locations in order to minimize land consumption and servicing costs and 
provide for a range of housing types and densities to meet projected requirements of current 
and future residents.  The recommended Zoning By-law does not propose to increase the 
maximum density permitted by the existing zoning (150 units per hectare) which is within the 
threshold identified in the City’s Official Plan for the Multi-Family, High Density Residential 
designation.  The recommended amendment will not result in an increased demand for City 
services beyond what is already permitted through the existing zoning and will provide for a built 
form that maximizes the potential for landscaping and green space, maximizes separation 
between adjacent properties and focuses the building massing toward the intersection of 
Springbank Drive and Wonderland, the major activity node within this large designated high 
density area.  The proposed development concept implements the Urban Design objectives 
outlined in Section 11 of the City’s Official Plan.  An h-5 holding provision has been applied to 
the recommended zoning to ensure that a public site plan review is conducted and that the 
ultimate form of development is generally consistent with the design which has been vetted 
publically through this process.  Given the foregoing, the recommended amendment represents 
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sound land use planning.   
 

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 

September 21, 2015 
Mike Davis 
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Responses to Public Liaison Letter and Publication in “The Londoner” 
 
Telephone 
 

Written 
 

N/A Ralph and Dianne Armstrong 
614 Springbank Drive 
London, ON.  N6K 1A1 

 Grace I Cameron 
509 Jarvis Street,  
London, ON.  N6K 1X3  

 Hamish Campbell 
58 Quinella Place 
London, ON.  N6K 4H3 

 Cathy Cucksey 
N/A 

 Gail McSpadden and Steve Dawson 
15- 40 Quinella Drive 
London, ON.  N6K 4K9 

 Ross Hodgins 
30-40 Quinella Drive 
London, ON.  N6K 4K9 

 A.F. Hutcheson 
22-40 Quinella Dr. 
London, ON. N6K 4K9 

 Ron and Cheryl Leyes 
6 - 60 Rosecliffe Crescent, 
London, ON.  N6K 4E5 

 Lynne Webb 
N/A 

 Marie Ramo Nixon 
46- 40 Quinella Drive, 
London, ON.  N6K 4K9 

 Francisco and Theresa Perera 
N/A 

 Rick and Gina Tomaszewski 
N/A 

 Thomas & Christine Puddicombe 
630 Springbank Drive, Suite 110 
London, ON. N6K 4V1 

 Mary Read 
440 Old Wonderland Rd. 
London, ON.  N6K 3R2 

 Susan Wark 
4-40 Quinella Drive 
London, ON. N6K 4K9 

 Dennis & Anne Wyllie  
18-40 Quinella Dr.  
London , Ontario N6K4K9 

 Dave Mitchell 
27 Rosecliffe Cres. 
London, ON.  N6K 3X5 
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Public Responses to Original Proposal 
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Public Responses to Revised Proposal 
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Appendix "A" 
 
 

      Bill No. (number to be inserted by Clerk's Office) 
      2015 
 
      By-law No. Z.-1-15   
 
      A by-law to amend By-law No. Z.-1 to 

rezone an area of land located at 598, 600, 
604 & 608 Springbank Drive. 

 
  WHEREAS York Development Group MAI Inc. has applied to rezone an area of 
land located at 598, 600, 604 & 608 Springbank Drive, as shown on the map attached to this by-
law, as set out below; 
 
  AND WHEREAS this rezoning conforms to the Official Plan; 
 
 
  THEREFORE the Municipal Council of The Corporation of the City of London 
enacts as follows: 
 
1) Schedule “A” to By-law No. Z.-1 is amended by changing the zoning applicable to lands 

located at 598, 600, 604 & 608 Springbank Drive, as shown on the attached map 
comprising part of Key Map No. A106, from a Residential R5/Residential R7/Residential 
R9/Restricted Office (R5-6/R7●D150●H16/R9-7●H16/RO2) Zone to a Holding Residential 
R9 Special Provision (h-5●h(_)●R9-7(_)●H44) Zone. 

 
2) Section Number 13.4 of the Residential R9 (R9-7) Zone is amended by adding the 

following Special Provision: 
 
 _) R9-7(_) 598, 600, 604 & 608 Springbank Drive  
 

a) Regulations: 
 
i) Height      44m (13-storeys) 

(Max.) 
 

ii) Front Yard Depth 1.1m  (3.6 ft.) 
(Max.) 

 
iii) Exterior Yard Depth 3.8m (12.5 ft.) 

(Max.) 
 

3) Section Number 3.8 of the Holding “h” Zones to By-law No. Z.-1 is amended by adding the 
following new holding provision: 

 
_) h(_) Purpose: The removal of the h(_) shall not occur until such time as 

the Owner, through the site plan process, enters into a 
development agreement with the City of London which includes 
the provision for a future joint access with the property to the west, 
municipally known as 614 Springbank Drive, and the joint rights-
of-way are registered on title to the satisfaction of the City 
Engineer. 

 
 
The inclusion in this By-law of imperial measure along with metric measure is for the purpose of 
convenience only and the metric measure governs in case of any discrepancy between the two 
measures.  
 
This By-law shall come into force and be deemed to come into force in accordance with Section 
34 of the Planning Act, R.S.O. 1990, c. P13, either upon the date of the passage of this by-law 
or as otherwise provided by the said section. 
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 PASSED in Open Council on October 13th, 2015. 
  
 
 
 
 
 
 
 
 
      Matt Brown 
      Mayor 
 
 
 
 
 
      Catharine Saunders 
      City Clerk 
  
 
 
 
 
 
First Reading – October 13th, 2015 
Second Reading – October 13th, 2015 
Third Reading – October 13th, 2015 
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Appendix “B” 
 

Site Plan: 
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Rendering: 
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Rendering: 
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East Elevation: 
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North Elevation: 
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South Elevation: 

 
 
 
 
 



                                                                                    Agenda Item #      Page #  
 

 

 

 

  
File: Z-8374 

Planner: Mike Davis 

56 
 

 
West Elevation: 
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Site Cross-Section (Springbank Drive): 

 
 
 


