Neil Thomson Public Comments on 1131 Teron Road
Draft Public Submission – V1.2
To: Louise Sweet-Lindsay
Planning and Growth Management Department
RE: Zoning Bylaw Amendment Application – 1131 Teron
This is a draft commentary to the revised proposal for 1131 Teron as resubmitted and posted on DevApps as of Nov 22, 2013. 
Summary

This development is too high and too close 

· To the street

· To adjacent homes on Bethune Court

· To homes across the street on Jackson Court and Varley Lane

Arguments Opposed

Having been intimately involved in the community input on 2 The Parkway, our input (as the Kanata Beaverbrook Community Association) will be similar on the 1131 Teron Road proposal and in keeping with previous input on earlier proposals on 1131 Teron Road.

We have forwarded the new proposal to our professional planner (Dennis Jacobs) for comments and will provide a detailed point by point, section by section OP based response in the near future.
A quick scan of the updated development proposal documents (using file comparison software) is that the rationale is unchanged other than the specifics of substituting a 9 story vs. 15 story main building and a 3 story condo/apt building vs. 3 story town homes.

We maintain the same objections as to earlier proposals:

· This a building appropriate to Westboro or down town or the Kanata Town Centre - proposed in a low rise, suburban neighborhood not targeted for intensification
This is not in keeping with the character of the community. While it may meet some of the “General Urban Area” guidelines for set-backs from the street and surrounding residential units, this is not compatible with “as built” structures in Beaverbrook, including existing and approved mid-rise buildings (2 the Parkway).
Beaverbrook is a low rise community where homes, existing mid rise apartments and even the approved 2 the Parkway development have substantial setbacks and extensive use of natural screening. The development proposal for 1131 is for a mere 3 meter set back from the lot line, which is less than 10 meters from Teron road. 

The only buildings in the Kanata area with this “street prescence” are the 10 story towers on Maritime drive in the Kanata Town Centre, which is a designated mid to high rise zone covered by a Secondary Plan.
To further emphasize the “out of character” nature of the proposal, accompanying this document is a presentation we’ll be making to the City on a project to upgrade the green space along Teron Road, which provides ample evidence of what constitutes the character of Teron road – a well forested parkway where larger buildings are significantly set back (e.g. 100 Varley 8 storey apts which are 100 meters from Teron Road. It’s easy to recognise in the presentation – it’s the apt buildings screened by massive willow trees). 
The developers proposal compares his proposal to “The Atriums” (photos of which are included in the Teron Road Renovation presentation) which has 24 meter set back from the lot line (28m from Teron) and was designed in conjunction with Colchester Square (across the street) to minimize privacy concerns and visual impact – claims which can’t be made in the case of the 1131 Teron proposal. 
· Possible BRT Transit post 2031 does not justify a mid-rise rapid transit proximity exception to the neighborhood in 2013 

Claims that the height and density are justified as the location is within a 600 M/walking distance of proposed Bus Rapid Transit BRT are speculation not fact. The proposed revised Transportation Master Plan puts this BRT for no earlier than post-2031.
In the interim, the property will have to be developed with additional parking and commensurate traffic generated for at least the next 20 years due to lack of transit.
Also note that the traffic studies (which were not re-evaluated for the resubmission) do not take into account other developments in the community, such as the now approved 2 the Parkway and the ODCSB approved intermediate school which will built adjacent to the Earl of March High School.

· The proposal fails existing OP guidelines on Community Compatibility 

The proposal is opposed by a violation of the City’s policies in sections related to Community Compatibility, which we will provide point by point comment in a subsequent submission:
· Section 2.2.2 Managing Growth Within the Urban Area

· Section 2.5.1 Urban Design and Compatibility

· Section 3.6.1 General Urban Area

· Section 4.11 Urban Design and Compatibility and in particular section 4.11.2.d with regards to outdoor amenities and privacy
· It’s not at the “outskirts/edge of the Community” if it fails City guidelines for setback/height guidelines with respect to “as built” homes

Claims that this is “at the edge of the community” are opposed by the fact that this proposal violates the City’s guidelines for transition from existing structures of a 1:2 ratio from the closest “as-built” homes – in this case Bethune Court and Jackson Court. As this height transition guideline was upheld in the decision to support the 7 story vs. higher proposals for 2 the Parkway and is indication that the City views this guideline is an important element of “good planning” in this community.
This scale drawing emphasizes the closeness of both the 9 storey condo and 2 storey condos to 6 units in Bethune Court and from the 9 storey condo to the homes on Jackson Court. Also note that the setback from Teron road is 3 meters from the lot line and 10 meters from the curb, in contrast to The Atriums which is 19.5 meters from the lot line and 28 meters from the curb. 
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The following diagram illustrates the proposed placement of the 30M/9 story condo 15 meters from as-built 6M/2 story town homes with respect to a 1:2 plane. This suggests that a 3 story (vs. 9 story) building would be appropriate, or at least aggressive stepping back of the building starting above the 2nd or 3rd floor.
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For the 3 story condo, which is only 10 meters from the back of homes on Bethune Court, the story is similar, suggesting strongly that the appropriate height is that of a the current 1 storey home on the 1131 Teron property. 

In addition, the balconies (and windows) for the 2nd and 3rd floor on two sides of the proposed 3 story structure violate privacy guidelines (OP section 4.11.2.d) as they overlook the back yards of 6 homes/units (in two strips of Town Homes) on Bethune court. 
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In looking across the street from the proposed development, it also fails to meet the 1:2 criteria for homes on Jackson Court.
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Street Impact

The proposed development is in stark contrast to other multi-storey apartments and condominiums in Beaverbrook with respect to its impact from the street.

· 100 Varley lane is 100 meters set back from Teron Road and Varley Crescent and is screened by large willows and other trees

· The Atriums (which the developer claims is a justification for 1131’s height and density) is 28 meters setback from Teron Road, which provides for sufficient space for screening

· 2 The Parkway, which was recently approved by the City, was modified from earlier proposals where it was 10 meters setback from Teron Road and The Parkway (as is the current 1131 Teron proposal) to (need figures on approved plan) where it is not only substantially set back from both streets, along with a commitment to preserve existing large trees and a commitment to additional screening.
1131 Teron only provides a mere 10 meters from Teron Road and 3 meters from the lot line, which will include adding a sidewalk. This leaves scant room for screening of any kind and certainly does not afford space for the type of substantial trees which could attain sufficient width and height to provide screening consistent with character of the rest of Teron Road or Beaverbrook in general.

Indeed the only comparable developments in the area are on Maritime drive in the Kanata Town Centre, which were designed for a more urban/Westboro and for which such developments are a core part of its Secondary Plan.
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The two images above contrast the street impact and feasibility for screening between 1131 Teron and The Atriums. 

· The 1131 Teron mock up, which was prepared for an earlier 15 storey proposal, is included to primarily illustrate the impact of a multi-storey (3 or 9) with a 10 m setback from Teron. It was constructed to be as much to scale as possible from a height and setback perspective. While the height is will be 60% (9 vs 15) of what is shown here, the 10 meter setback from Teron Road hasn’t changed.
 Note that 10 meters is a very small area, which will also have a 2 meter grass verge between the road and the sidewalk, plus a 1 meter sidewalk. That only leaves 7 meters for any form of screening. 
· The Atriums has sufficient setback to afford space for screening at road’s edge (between sidewalk and parking lot) and directly in front of the building.
Certainly the developer’s artists renderings show that 20 foot/6 meter trees have little screening impact when taken from vantage points well back from the opposite side of Teron Road.
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