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COMMENT SHEET

Zoning By-law Amendment Proposal 

	RE: 1131 Teron Road
	ILE: D02-02-12-0041 


Comments:

X
I DO WANT to be notified of any public meeting(s) that may be held where this proposal will be discussed.

X
I DO WANT to be notified of the decision regarding this application. 
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Comment Sheet Completed By:

Name:  Neil Thomson  Signature: 
Organization/Affiliation:  Director, Planning KBCA  Date: July 19, 2012
Address:  (Street number & name) 

92 Pentland Place

(City) Kanata (Postal Code) K2K 1V8
E-mail:  neiljthomson@rogers.com
Phone:  613.220.9929
By submitting comments (including supporting documentation), and your name, address, telephone number and e-mail address, you are giving permission for the City of Ottawa to use and reproduce this information for the sole purposes of processing the above noted development application(s), submitted under provisions of the Planning Act, R.S.O. 1990, c. P.13, as amended, and in accordance with the City of Ottawa Council approved Public Notification and Consultation Policy for Development Applications.  Your submission will be considered by City staff and City Council and may form part of a public document and/or to create a mailing list for distribution of further information on this matter.  City staff may provide your name, mailing address, telephone number and postal code to the Ontario Municipal Board (OMB) to provide notification of an opportunity to obtain standing in an OMB appeal.  Your personal information will not be shared with third parties or other City departments/program areas.  Questions about this collection may be directed by mail to the Strategic Support Coordinator, Planning and Infrastructure, 100 Laurier Avenue West, Ottawa, K1P 1J1, or by phone at (613) 580-2424, ext. 27915.
RE: 1131 Teron Road Developer Proposal File: D02-02-12-0041

Thursday, July 19, 2012
Marc,

Note: This is an updated version of my submission on 1131 Teron. There are two key changes.

· The addition of a density measurement for 1131 Teron to cover the actual density with respect to the land area for the overall parcel of land that can actually be developed. Most of the land cannot be developed as it is either part of the Hydro easement or within the minimum setback from the power lines. This is 0.408 ha vs. 1.48 ha for the entire property.
· Adding setback ratios in terms of both setback from the curb (physical edge of the roadway) and from the lot line. Lot line setbacks were determined either from developers proposals or from the building footprints vs. lot lines on the eMaps applications.

Recommendation
That the Planning Committee refuse an amendment to the Zoning By-law to change the zoning of the two parcels of land associated with the 1131 Teron Road proposal to allow a number of townhomes plus a separate apartment building consisting of various elevations from 10 to 15 stories.

The proposal fails on two major areas (and related sub-sections) with respect to the Official Plan

· Managing Growth

· Managing Growth within the Urban Area (Section 2.2.2)

· Community Compatibility
· Section 2.5.1 Urban Design and Compatibility

· Section 3.6.1 General Urban Area

· Section 4.11 Urban Design and Compatibility
Managing Growth

The location designed for this development: The Official Plan specifies a specific area for both intensification and medium to high rise residential within Kanata - the “Town Center” - which is adjacent to Beaverbrook, zoned explicitly for buildings of this height, mass, scale, visual impact and density.

The developer has not provided justification how locating this development at its proposed location is “good planning” vs. locating it within the Town Center.

Proximity to Transit – The developer cites the location of a transit station as justification for intensification. The OP allows for intensification for:
Lands within 600 metres of future or existing rapid-transit stations with potential to develop as compact, mixed-use and pedestrian-friendly cores;
However, recently updated plans related to the proposed Bus Rapid Transit station on March Road reveal a transit way consisting of a center median bus route with bus stops, which is not a “compact, mixed-use and pedestrian-friendly core”. So the proposal fails on transit proximity.

The Official Plan for Housing Balance - The Official Plan calls for targets for housing mix for communities with CDPs outside the greenbelt (OP Section 2.2.2, Policy 17) as illustrated in the chart and table, below. 
Note that the OP targets are 45% to 55% single for single family homes, 35% to 45% for row houses and 10% for apartments (as noted by the lines on the chart).

Based on the 2006 data from the “Ottawa Neighborhood Study – 2006” vs. the above mentioned Official Plan targets, Beaverbrook has 17% apartments, which already exceeds the target percentage of apartments (10%) for comparable communities with CDP’s outside the greenbelt.
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Using the same housing mix comparison, adding developments like 2 The Parkway and 1131 Teron Road (shown below with the incremental additions of +2 The Parkway and +1131 Teron) , we increasingly distort the housing mix for Beaverbrook to more resemble Westboro and Alta Vista. While Alta Vista is not a intensification target, Westboro is and both are inside the greenbelt. 
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Link to data for housing mix:

http://www.neighbourhoodstudy.ca/pmwiki/pmwiki.php?n=Main.Beaverbrook
Community Compatibility

The development fails on a number of points from a perspective of community compatibility (sections 2.51., 3.6.1, 4.11). 

In summary, this is a Westboro style high rise building, directly on the curb (3 meter setback from the lot line, 10 meters from the curb), which impacts the community adversely in several ways:

· It dominates the skyline and surrounding residences. It is as out of character for this low rise, outside-the-greenbelt community as a hog farm would be at the proposed Landsdowne Park.
· Beaverbrook’s character includes generous allowances for public space and screening of public and private buildings through trees, shrubs and height to setback ratio. This building fails to provide any of these characteristics making this an out of place and imposing building on the neighborhood.

· It fails visually as a “gateway” or complimentary contribution to the community. On entering from the Teron/March road intersection it will be directly behind the adjacent hydro lines and towers.

· The as-built existing buildings of the Bethune Condominium, Varley Lane and Jackson Court were not designed to provide for privacy which factors in a 15 story building as close as this development, having an adverse impact on those communities.
· The developer cites 1131 Teron at the north end of Teron as a “balance” to the Atriums (12 story apt at the south end of Teron). This ignores significant differences in the building/site/community relationship and the history of the Atriums. The Atriums itself does not respect community character and would be opposed by the community if it were proposed today.

The following quantifiable metrics put the developer’s proposal in perspective:

Density

The area of land claimed is 1.48 hectares. And in calculating density, normally the units/ha based on the total land area would be used. However, in this case there is only a narrow triangle that can be developed on for residential buildings due to the hydro corridor and set backs.

The full land area vs. area available for development is as follows:
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The actual area available for development is the following:
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This leads to the following analysis on density for 1131 vs. as-built and proposed development:
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	building
	units
	hectares
	density

	Varley apts
	88
	3.69
	26

	Atriums
	194
	3.1
	64

	1131 Teron (full land)
	179
	1.48
	121

	2 The Parkway
	122
	0.49
	249

	1131 Teron (dev land)
	179
	0.41
	439


On the basis of total land, 1131 Teron is 5 times the density of the Varley Apts and 2 times the density of the Atriums (which is not considered compatible with Beaverbrook). 

When considering only the land available for development this factor jumps to 17 times the density of the Varley Apts and 7 times the density of the Atriums.
Visual Impact

Considering set back from two perspectives – from the lot line (generally recognized measurement from a planning perspective) and from curb (a more layman’s approach) vs. height, the visual impact for the 1131 Teron proposal can be seen in the height to setback ratio with respect to as-built and other proposed developments
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	Building (storeys)
	Height
	Height:Setback (curb)
	Height:Setback (lot line)

	Varley  Apts (8)
	24
	0.24
	0.27

	7300 Campeau (15)
	60
	0.71
	0.71

	Atriums (12)
	33
	0.89
	1.14

	2 The Parkway (10)
	30
	2.31
	5.00

	1131 Teron (10/15)
	54
	5.38
	17.93


Based on the curb height:setback ratio, 1131 Teron has 22 times the visual impact of the Varley Apts and 8 times the impact of the 7300 Campeau apts in the Town Center which are 15 stories, yet setback 90 meters from the curb. 1131 Teron is 15 stories, set back only 3 meters from the lot line and 10 meters from the curb.
Those figures get multiplied when looking at the more officially recognized “setback”, which is from the lot line.

The following are two illustrations of the impact of this proposal. The following is a mock-up of the visual impact in perspective
.  
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The following shows the view from the Teron/March intersection. The 10/15 story tower will be directly behind the electrical tower in the foreground and within 5 meters of the hydro lines. This is hardly a visually inviting “gateway” to Beaverbrook. 
It will look like precisely what it is – an overly large building squeezed onto a marginal lot/location, closer to the hydro lines than possibly any other residential high-rise in the Ottawa area.
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1131 Teron vs. the Atriums

The Atriums was original planned to be an 8  to 10 story building and is located on what was the “Town Center” at the time of initial approval in the mid 70’s, which was planned for medium to high rise residential and mixed use. 
It was adjacent to vacant land to the south (Campeau drive had not been built), the Earl of March Secondary School to the west, the Institutional Land (the current post office building @ 2 The Parkway) to the north and across the street (to the east) from a jointly planned low-rise development – Salter Square.
The Atriums is well set back on all sides from adjacent buildings (100 meters+), including less than ideal (28 meters) set back from Teron road, but with extensive screening on both in front of the Atriums and in front of the town homes of Salter Square.

In the interim, the “Town Center” has moved to the west end of Campeau Drive. This is the land currently defined in the OP for both intensification and medium to high rise residential.
The 1131 Teron proposal stating that it provides balance to the Atriums fails on the following points:
· It presumes upon precedence where the OP does not provide for such arguments

· Further, it presumes on citing precedence on a building (the Atriums) that was not approved under the existing OP.

· If proposed today, The Atriums  would receive the same level of rejection from the community as 1131 and 2 The Parkway, and for the same reasons. It fails the compliance with the OP on sections pertaining to Managing Growth and Community Compatibility.
· The site for 1131 Teron not in a designated intensification area under the current OP, nor is it in a Town Center type location planned for medium to high rise residential.

· 1131 provides minimal setbacks (3 m) on Teron road and with respect to the Bethune Condominium compared to the Atriums relationship with surrounding residential buildings. This has substantial privacy consequences for Bethune, Varley Lane and Jackson Court that can’t be rectified:

· It’s height and proximity to Teron road (and the minimal area for planting trees of significant height) and the Bethune Condominium do not provide for other than minimal screening.

· The visual impact of 1131 Teron for transition for the main building is without precedence in Beaverbrook. A transition from existing 2 story townhomes to a 10/15 story apartment neither meets the intent, nor definition of appropriate transition in the OP.
� This perspective is strictly a visual mock-up, but attention has been paid to the relative size of the 1131 main building vs. adjacent buildings and the setback. Note that Teron is approx 10 meters wide, which is the curb to building set back distance proposed by the developer
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