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In early 1950’s the Canadian Government commissioned Jacques Greber to prepare a long term plan for the development of the National Capital Region. The final plan, which was approved and implemented, created a Greenbelt to define the inner city area with planned satellite communities outside the Greenbelt. 

Kanata was the first comprehensive satellite community outside the Greenbelt that was designed to house 60,000 residents and 60,000 high tech workers. 

Kanata’s long term plan provided areas with various densities and specific purposes to accommodate future growth and the evolution of its citizens, including a high density residential area within a central commercial downtown area, a high tech area to provide employment opportunities, and numerous low density, family-oriented communities with emphasis on providing attractive family liveability with multiple educational and recreational facilities.
In keeping with the marketplace at the time, we began with Kanata’s first low density, family-oriented community of Beaverbrook, following Ebenezer Howard’s garden city planning concepts.  Garden city concepts have been extremely successful in the United Kingdom and in Scandinavia.  The most successful garden city concept in the world is in Paris where intensification restricts building heights to the height of trees.
Beaverbrook’s garden city concept uses nature as the predominant architectural planning feature creating community naturalness and peacefulness. It is well known that nature has an important impact on human beings.  Nature humanizes people as well as humanizing cities.  Beaverbrook’s continuous parks, walks, generous setbacks, natural soft-edged streets within individual neighborhoods, and green sound barriers create a garden city natural environment that enhances the quality of life and property values.  
Beaverbrook turned out to be an award winning Canadian garden city example having won the only total community design awarded by the Canadian Housing Design Council.
To help create greater community naturalness and peacefulness and safety we created limited access parkways between neighborhoods to avoid traffic going through neighborhoods.  The Parkway, Beaverbrook Road and Teron Road were designed to accommodate internal automobile traffic.  To avoid external and higher traffic, we diverted traffic from what is now Teron Road to land donated by us to create a bypass road which became March Road.  We built, at our expense, large natural earth berms with a continuous row of major trees to protect the safety and peacefulness of Beaverbrook.
Turning the Teron Road limited access parkway into a busy urban arterial to serve new high density development will destroy the quality of life and the value of adjacent low density properties.  Running through the middle of Beaverbrook, it will destroy the character and tranquility of the total community.

For 50 years the citizens of Beaverbrook have maintained the integrity of this garden city concept.  The City has agreed to have a study undertaken to designate Beaverbrook for heritage conservation.  No decision should be taken on this re-zoning application until that study determines the important community aspects that must be preserved.
There are proper bylaws in place to protect neighborhoods from being negatively affected.  The public has a legal right to rely on these bylaws to protect their quality of life and the value of their property. 
City’s Official Plan rules on infill:
The City will support infill development within the General Urban Area, subject to the following properties:

a)
Recognize the importance of new development relating to existing community character so that it enhances and builds upon desirable established patterns and built form [3.6.1.3.a] 

b) 
Apply policies of Section 2.5.1 and Section 4.11 [3.6.1.3.b]

c) 
Consider its contribution to the maintenance and achievement of a balance of housing types and tenure to provide a full range of housing for a variety of demographic profiles throughout the General Urban Area [3.6.1.3.c]

d)
Assess ground-oriented multiple housing forms such as duplex, triplex and fourplex, as one means of intensifying within established low-rise residential communities [3.6.1.3.d].

Development applications in the General Urban Area will be evaluated according to the criteria of Section 2.5.1 Compatibility and Community Design and Section 4.11 Compatibility.  In addition to applying those policies, proposals for intensification and infill are required to relate to the existing community character to enhance desirable established patterns and built form.

Section 2.5.1 - Compatibility and Community Design

According to the definition provided in the Official Plan, ‘compatible development’ is development that is not necessarily the same as or similar to existing buildings but that enhances and coexists with existing development without undue adverse impacts. It is development that ‘fits well’ and ‘works well’ with its surroundings.

Within this section, various Design Objectives are outlined to guide development including:

· Recognizing every building as being part of a greater whole that contributes to the overall coherency of the urban fabric

· Address the relationship between building and between buildings and street

· Reflect a thorough and sensitive understanding of place, context and setting

Official Plan Amendment No. 76

All intensification is intended to occur in accordance with the provisions of Section 2.5.1, Urban Design and Compatibility, and 4.11 Urban Design and Compatibility.

Policy 14 notes that the interior portions of stable, low-rise residential neighbourhoods will continue to be characterized by low-rise buildings. The City supports intensification in the General Urban Area where it will enhance and complement its desirable characteristics and long-term renewal.  Generally, new development, including redevelopment, proposed within the interior of established neighbourhoods will be designed to complement the area's pattern of built form and open spaces.
Section 4.11 of the Official Plan (Urban Design and Compatibility) sets out criteria on the basis of which compatibility of proposed developments is evaluated. Criteria used to evaluate compatibility includes: traffic, vehicular access, parking, height and massing, pattern of surrounding community, outdoor amenity area, loading, service and outdoor storage areas, lighting, noise and air quality, sunlight, microclimate and supporting neighbourhood services. Not all of these are applicable to every development.

Policy 15 of Section 4.11 specifically addresses intensification inside stable, low-rise neighbourhoods.  In considering a Zoning By-law Amendment of additional height, the City will seek to protect and enhance existing patterns of development, built form and open spaces.  The City will specifically assess Zoning By-law Amendment applications in terms of:
· building height, massing and scale, rear and side yard setbacks and landscaped open space permitted by the zoning of adjacent residential properties as well as the prevailing patterns established in the immediate area;
· the need to provide a transition between areas of different development intensity and scale;
· the provision of adequate privacy, sunlight and sky views for residents of new and existing buildings, through the use of such means as distance and separation between building walls and using landscaping, planting and fencing to enhance privacy where needed; and 
· the mitigation of resulting traffic and parking impacts on adjacent neighbourhood streets so as not to diminish the residential amenity.

1131 Teron Road Proposal

The current proposal for 1131 Teron Road is an extreme example that contradicts the City’s official plan and bylaws as set out above.
The current proposal destroys the Teron Road limited access parkway and its natural environment impact on the total community.  It turns Teron Road into a high density high traffic arterial.  The severe building height difference to the adjacent low rise neighborhood and the lack of natural setbacks similar to the rest of the community are not in character and scale of Beaverbrook.  Running through the middle of Beaverbrook, the character and scale of the buildings proposed will destroy the overall character of Beaverbrook.  
As an example, the existing apartment building in Beaverbrook located at 100 Varley Road demonstrates how an apartment building can be part of a garden city community.  It has large setbacks so that it does not tower over adjacent houses and its height, when seen from the street, is within the height of trees.  
The proposal at 1131 Teron Road has none of these features and does not relate to the existing community's character and planning principles.
If the current high rise proposal is adopted by City Council the community will have no alternative but to seek an OMB hearing.  
The community of Beaverbrook supports intensification in Kanata in the places reserved for this purpose. The community of Beaverbrook supports and encourages the developer to build his high rise apartment project within the town centre which is within walking distance of shopping and public transportation, where an abundance of vacant property is available.
