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EXECUTIVE SUMMARY

This application was submitted by Riddell Kurczaba Architecture on 2019 April 30 on behalf of
the developer, Ocgrow Group of Companies. The application proposes to change the
designation of the subject properties frorm Commercial — Corridor 2 f2.8h16 (C-COR2 f2.8h16)
District to a DC Direct Control District based on the Mixed Use — Active Frontage (MU-2) District
to allow for:

e mixed-use buildings (e.g. ground floor commercial/retail with apartments above);

e a maximum building height of 26 metres (an increase from the current maximum of 16
metres);

e a maximum building floor area of approximately 10,450 square metres based on a
building floor to parcel area ratio (FAR) of 5.0; and

e the uses listed in the proposed DC(MU-2) District.

The proposal allows for a land use with a density and height that are compatible with
surrounding development and in alignment with the applicable policies of the Municipal
Development Plan. Amendments to the Hillhurst/Sunnyside Area Redevelopment Plan (ARP)
are required to accommodate the proposed land use redesignation.

No development permit application has been submitted at this time.

ADMINISTRATION RECOMMENDATION:
That Calgary Planning Commission recommend that Council hold a Public Hearing; and

1. ADOPT, by bylaw, the proposed amendments to the Hillhurst/Sunnyside Area
Redevelopment Plan (Attachment 4); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw the proposed redesignation of 0.21 hectares * (0.52 acres ) located
at 211, 217, 219 and 221 — 14 Street NW (Plan 6219L, Block 3, Lots 4 to10) from
Commercial — Corridor 2 f2.8h16 (C-COR2 f2.8h16) District to DC Direct Control District
to accommodate mixed use development with density bonus; and

4. Give three readings to the proposed bylaw.

PREVIOUS COUNCIL DIRECTION / POLICY

None.

Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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BACKGROUND
Riddell Kurczaba Architecture, on behalf of the developer Ocgrow Group of Companies,

submitted the subject application to The City on 2019 April 30 and provided a summary of their
proposal in the Applicant’s Submission (Attachment 1).

Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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Site Context

The subject parcel is located on the west side of 14 Street NW in the community of Hillhurst.
The walking distance from the subiject site to the Sunnyside LRT Station is 1.1 kilometres and
the site is also within walking distance of downtown.

The site is currently occupied by a one storey auto-oriented use with an associated vehicle
storage yard. The existing building on the site was constructed in 1958.

The site is surrounded by low density residential uses across the lane to the west, two storey
commercial and retail uses immediately north and south of the site, one storey eating
establishments, a one storey auto oriented use and an eight storey mixed use building across
14 Street NWV to the east. Existing development on the block to the north of the subject site
includes a nine storey multi-unit residential building and a seven storey multi-unit residential
building.

As identified in Figure 1, the community of Hillhurst has seen population decline over the last
several years after reaching its population peak in 2015.

Figure 1: Communily Peak Population

Hillhurst

Peak Population Year 2015
Peak Population 8,737
2018 Current Population 6,616
Difference in Population (Number) -121
Difference in Population (Percent) 2%

Source: The City of Calgary 2018 Census

Additional demographic and socio-economic information may be obtained online on the Hillhurst
community profile.

INVESTIGATION: ALTERNATIVES AND ANALYSIS

The proposal allows for a range of building types that have the ability to be compatible with the
established building form of the existing neighbourhood. The proposal generally meets the
objectives of applicable policies as discussed in the Strategic Alignment section of this report.

Planning Considerations

The following sections highlight the scope of technical planning analysis conducted by
Administration.

Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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Land Use

The current land use district for the site is Commercial — Corridor 2 f2.8h168 (C-COR2f2.8h18)
District. This would allow for a mixed-use building on the site of approximately five storeys. The
proposed land use district is a DC Direct Control District based on the Mixed Use — Active
Frontage (MU-2) District of Land Use Bylaw 1P2007 (Attachment 2). Section 20 of the Land Use
Bylaw indicates that DC Direct Control Districts must only be used for developments that, due to
their unique characteristics, innovative ideas or unusual site constraints, require specific
regulation unavailable in other land use districts. A DC Direct Control District has been used for
this application to allow for specific density bonus provisions in the Hillhurst/Sunnyside Area
Redevelopment Plan. In addition to allowing for medium density mid-rise mixed-use
developments, the key components of the proposed DC Direct Control District include:

¢ allows for a maximum height of 26.0 metres and a maximum density of 5.0 FAR;

e requires that building height above 26.0 metres is for a common indoor amenity space,
up to a maximum height of 30.0 metres;

¢ requires that the building step back from the rear property line at a height of 20 metres to
reduce shadow impacts upon the low-density residential area to the west;

¢ allows for additional permitted uses to provide more certainty of main floor active uses
that could be approved through change of use development permit applications; and

e allows for the implementation of the density bonus provisions outlined in the
Hiflhurst/'Sunnyside Area Redevelopment Plan.

Development and Site Design

This is application is not tied to plans. The applicant has indicated the intent to pursue a
development permit application for a new mixed-use building on this site. The overall size of the
building, mix of uses, required parking and any other site planning consideration will be
evaluated at the development permit stage subject to Council’s decision on this land use
redesignation application.

Environmental

A Phase 3 Environmental Site Assessment was provided with this application stating that an
underground storage tank was removed and the remedial activities were successful.

Transportation

The subject site is located adjacent to Transit bus service on 14 Street NV, including Route 65
(Market Mall / Downtown West) and Route 414 (14 Street Crosstown). In addition to this, the
site is located approximately 1.1 kilometre walking distance from the Sunnyside LRT Station,
Route 201 (Somerset / Tuscany). Vehicular access to the site will be available from the rear
lane. A Transportation Impact Assessment was provided in support of the proposal; which was
reviewed and accepted by Transportation Planning.

Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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Utilities and Servicing

Water, sanitary sewer and storm sewer mains are available to service the subject site. Any
potential upgrades, and appropriate storm water management will be determined at the
development permit stage.

Stakeholder Engagement, Research and Communication

In keeping with Administration’s standard practices, this application was circulated to
stakeholders and a notice was posted on-site. Notification letters were sent to adjacent land
owners and the application was advertised online.

The applicant held a public open house for the project in 2019 April. Approximately 15

people attended the open house. The applicant indicated that the feedback provided was
primarily positive. The applicant also conducted a follow-up information session after the open
house and participated in three working sessions with the Hillhurst/Sunnyside Community
Association Planning Committee.

Numerous methods were utilized by the applicant to provide information regarding this
application, including: direct mail, signage, project website and through the community
association newsletter, website and social media.

The Hillhurst Sunnyside Planning Committee (HSPC) was circulated as part of this application.
A letter was submitted by the HSPC (Attachment 3). While the HSPC is excited about the
prospect of the new development that will bring additional residents, businesses and offices into
the area. A number of concerns regarding the potential new development were also provided. A
summary of the topics include:

e general concern about the proposed building height and floor area ratio that exceed the
limits envisioned in the Hilthurst/Sunnyside Area Redevelopment Plan (ARP);

e arequest that a concurrent development permit application be submitted to better
evaluate the architectural and urban design quality of the proposed development;

¢ on-street and on-site parking considerations; and

e interest in public community amenities that could be provided with the new development.

There were 17 letters received from the surrounding residents. One letter of support, one letter
is neutral and 15 letters of opposition. A summary of the opposition comments as follows:

shadow, noise and privacy impacts upon adjacent residential to the west;

that the height and density maximums of the ARP should be adhered to;

sets a precedent for other development proposals above the ARP maximum height;
traffic and parking impacts on 15 Street NWW and the lane;

water and sewer servicing impacts;

community benefits for bonus density not adequate; and

development permit application details regarding the development are desired.
Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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Administration considered the relevant planning issues raised by the letters of opposition and
the applicant-led engagement, and has determined the proposal to be appropriate. The design
compatibility of discretionary uses with respect to, the adjacent neighbours, the surrounding
neighbourhood, and parking requirements will be reviewed at the development permit stage.

Following Calgary Planning Commission, notifications for Public Hearing of Council will be
posted on-site and mailed out to adjacent land owners. In addition, Commission’s
recommendation and the date of the Public Hearing will be advertised.

Strategic Alignment
South Saskatchewan Regional Plan (2014)

The site is located within the City, Town area as identified on Schedule C: South Saskatchewan
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). \While the SSRP makes
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns.

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the /nfterim Growth Plan. The proposed
land use amendment builds on the principles of the /nterim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

Municipal Development Plan (Statutory — 2009)

The subject site is identified on Map 1: Urban Structure Map of the Municipal Development Plan
as being within the Neighbourhood Main Street Area. Neighbourhood Main Streets are typically
located along Primary Transit Network within the Inner City and have a strong historical
connection to the communities they abut. They are the “main streets” for one or more
communities, providing a strong social function and typically support a mix of uses within a
pedestrian-friendly environment. The application is in alignment with the main street planning
direction as it provides for increased population and jobs near transit.

Hillhurst/Sunnyside Area Redevelopment Plan (Statutory — 1988)

The subject site falls within the Transit Oriented Development Area of the Hillhurst/Sunnyside
Area Redevelopment Plan (ARP), approved by Council in 2009 February. The subject site is
situated in the area identified as Regional Mixed-Use on the Land Use Policy Area Map of the
ARP. New mixed-use development in a multi-storey format with residential uses above the
street level is strongly encouraged.

Amendments to the ARP Map 3.2, Map 3.3 and a text amendment to Section 3.2.2 Mixed Use
Areas are included with the application (Attachment 4). The density and height maps will require
amendments as they indicate a maximum floor area ratio of 4.0 and a maximum building height

Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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of 20.0 metres at the subject site. The proposed direct control district includes a maximum floor
area ratio of 5.0 and a maximum building height of 26.0 metres. The building will step back at a
height above 20.0 metres to lessen shadow impacts upon the residential area to the west. The
proposed floor area ratio and building height match the ARP Density Area A, 5.0 and Building
Height Area B, 26 metres.

The proposed text amendment to Section 3.2.2, Mixed Use Areas, allows for a common indoor
amenity space and associated patio on the rooftop of the mixed-use building. The indoor
common amenity area will be set back from the front and rear building facades to limit the visual
and shadow impacts of this rooftop structure. The proposed maximum building height is 26.0
metres with a possible height increase up to 30.0 metres when the additional 4.0 metre building
height is to accommodate common amenity space — indoors.

Redevelopment envisioned in the ARP for properties along 14 Street NV has not taken place
since the comprehensive update to the ARP in 2009. The ARP states that the expected life of
the ARP is ten to fifteen years. Reconsideration of the height and floor area ratio maximums at
the site is reasonable given the length of time that has passed since the existing maximums
were introduced and the lack of redevelopment activity on 14 Street NV in Hillhurst.

In 2012 November, Council approved an amendment to the ARP to include density bonus
provisions, which allow for a density increase up to the maximum floor area ratio specified in the
ARP. The density increase is subject to a contribution to the community amenity fund or
provision of additional urban design improvements in the community. The density bonus
provisions have been established as a means of gaining public amenities in exchange for a
level of density that surpasses the allowable base density under the provisions of the land use
district.

Social, Environmental, Economic (External)

The recommended land use allows for greater density, including more housing and job
opportunities within a walkable community close to transit, and as such, the proposed change
may add to the vibrancy of the Neighbourhood Main Street and active street environment.
Financial Capacity

Current and Future Operating Budget

There are no other known impacts to the current and future operating budgets at this time.

Current and Future Capital Budget

The proposed amendment does not trigger capital infrastructure investment and therefore there
are no growth management concerns at this time.

Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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Risk Assessment

There are no significant risks associated with this proposal.

REASON(S) FOR RECOMMENDATION(S):

The proposal is in keeping with the applicable policies of the Municipal Development Plan and
the vision of the Hiffhurst/Sunnyside Area Redevelopment Plan. Given that 14 Street NW is
identified as a Neighbourhood Main Street, the proposed district allows for the opportunity to
utilize an under-developed parcel in the inner city for a higher use while still respecting the low
density context adjacent to the site.

ATTACHMENT(S)

1. Applicant Submission

2. Proposed DC Direct Control Guidelines

3. Community Association Letter

4. Proposed Amendments to the Hillhurst/Sunnyside Area Redevelopment Plan

Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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May 14, 2019

The intent for this Land Use application is to redesignate the property at 211-221 14 St NW from
the current land use of C-Cor2 f2.8 h 16 to a DC Land Use District using MU-2. We are
proposing a DC land use because the development will require an amendment to the
Hillhurst/Sunnyside ARP to accommodate increased density. We are proposing a density of 5
FAR and a height of 26m. Below is our rationale detailing the policies and factors which we
believe support our proposed application. A majority of the rationale is based upon the
Municipal Design Plan for The City of Calgary.

MU-2 5 h26m Land Use Rationale

The definition of an Urban Main Street in the MDP and CTP is a road in an area with 200
residents/employees per hectare - which clearly should apply to 14th Street NW from Memorial
Drive northward to 5th Avenue. As an Urban Main Street, then, 14th Street is a suitable location
for higher densities and building heights.

We have reviewed the local ARP, the Municipal Development Plan (MDP) as well as the
Calgary Transportation Plan (CTP) and we consider the site to share many characteristics with
other areas in the community where 5 FAR and building heights of 26m are acceptable. This
site on 14th Street is similar to the areas of Hillhurst/Sunnyside where 5 FAR and 26m are
typical (10th St NW and 14th ST NW at Kensington Road).

Due south on the same block of 14th Street, 5 FAR and 26m height is permitted. Our
understanding is that the ARP limited the FAR further north on Kensington to 4 FAR because of
the low density residential across the lane from the subject site. The land use adjacent to the 5
FAR/26m height on 14th Street south of Kensington Road is the same as the land use across
the lane from our site (R-C2). We do not understand why there is any difference between the
two adjacent sites on 14", It is also interesting to note that 3 buildings just north of the site from
the 1900’s are also of similar height making this proposal consistent with the existing context.

The Site has several challenging setbacks, due to the ARP and the road widening ROW, which
limit the flexibility we might have had to accommodate a 5 FAR development in a lower built
form. The road-widening setback on 14th St NV is in excess of 5m while the rear setback
(adjacent to the low density residential) varies from 5m to 11m depending on the relation to
grade. These substantial setbacks have resulted in a narrow built form requiring a 26m tall
building to achieve 5 FAR while providing set-backs to the building as a means to step down to
the low density residential nearby.

Residential density and ground floor retail is the surest method to create vitality and economic
growth in a community. To date, 14th St NVV has seen little development and suffers from a lack
of pedestrian activity on the street unlike other nearby corridors such as 10th St NWW and
Kensington Road NWV. Within the MDP and ARP are several policies which support the type of
development we are proposing:

CPC2019-1293 - Attach 1 Page 1 0of 3
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2.1.1 Create an Attractive City

The existing development on the site is auto oriented. The proposed mixed use development is
pedestrian oriented (retail at grade, 140 secure bike stalls for visitors, shoppers, staff and
residents) which will ‘provide a safe and healthy community.’ \We are proposing a dense
development with modest sized units to create varied ‘housing choices that can be served by
transit .’ The site falls within the TOD boundary as defined in the Hillhurst Sunnyside ARP.

2.2.1 Compact Urban Form

This location on 14th St NW is ideal to achieve the following objectives:
a) Higher density of residences outside the Centre City
b) Local opportunity for employment and daily retail uses
c) Walkable destinations

Policies that support this proposal:
a) Direct a greafer share of new growth to Main Streets - Concentrate peaople and jobs

in areas well served by primary transit service;

b) Pfan the development of Main Streets appropriate to the locaf context by: - Locating
tallest buildings and higher densities closest to transit stops; stepping down heights
and densities away from these sites.

2.2.4 Complete Communities

a) Support the development of complete communities to ensure a compact and well-
designed urban form

b) Communities should be planned according to the following criteria: A range of housing
choices, covering a mix of built forms and ownership tenures, at densities that support
transit viability, local commercial and other services; Diversified employment
opportunities that are integrated into the community or easily accessible by a number of
modes of travel; Neighbourhood stores, services and public facilities that meet day-to-
day needs, within walking distance for most residents; A connected street and mobility
network that promotes comfortable, safe and universally accessible travel; A healthy
natural environment with street trees and greenery, connections fo the city’s open space
system: Public infrastructure and services that are... provided over the long term by
stable community populations.

c) Promote a greater balance of residential and empioyment within communities and
across the city by:- Increasing residential housing opportunities in areas close fto existing
employment concentrations; Increasing employment opportunities in areas close fo
existing residential concentrations;

2.2.5 Strong Residential Neighbourhoods
Reinforce the stability of Calgary’s neighbourhoods and ensure housing quality and vitality of its
residential areas.
a) Support development and redevelopment to help stabilize population declines and
support the demographic needs of communities.
b) Encourage higher residential densities in areas of the community that are more
extensively served by existing infrastructure.

CPC2019-1293 - Attach 1 Page 2 of 3
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2.4 Urban Design

This proposal is an urban building on an Urban Main Street and supports Objective 2.4.3 by-
enhancing the public realm and promoting pedestrian use. The development calls for retail
along the entire block face with the exception of the residential entrance. The development is
located within the boundary of the Sunnyside TOD will attract cyclists due to the ample bicycle
parking proposed. The street design will buffer pedestrian activity from the 4 lanes of traffic on
14th St NV with short term parking bays on the street to encourage retail use; the parking and
retail activity along 14th St NV will slow down traffic and make the urban environment more
conducive to pedestrian uses; pedestrians will have a safer space to walk, shop and linger
which will enhance the urban environment. This position is supported by the Hillhurst Sunnyside
ARP: See Mobility 3.4.1 Street Network #11: “On-sfreet parking bays should be created where
possible fo serve commercial and residential development. Parked vehicles can also act as a
buffer between the pedestrians and the roadway.”

2.5.3 Complete Streets.

The proposed streetscape supports Objective 2.5.3 by ‘increasing the attractiveness,
convenience and safety of alf modes of transportation by creating a new selection of multi-
modal streets that emphasize the different modes of transportation and incorporate elements of
green infrastructure.” We see this objective as an opportunity to shift the importance of the
urban street back to the pedestrian. The Right of Way along 14th St NVV (ostensibly for road
widening) should be considered as space that the land owners, the community and the City
should be able to enhance as it is crucial urban space for pedestrians and alternate modes of
transportation. VWWe maintain that on-street parking and a robust landscape design will make the
pedestrian realm safer and more frequently used and therefore more animated.

3.4 Main Streets, 3.4.1 General Main Street Policies

Recognizing that the Main Street is pedestrian and transit oriented, large format retail should
support a good pedestrian frontage along the transit street and public sidewalk by: Bylaw
19P2017: Locating buildings close to the transit street and sidewalk; and, Creating active
building frontages by incorporating smaller retail units, public accesses and display areas visible
to the sidewalk.

Mobility Policies: The impact on surrounding residential areas should be limited by providing a
mix of short-stay and longer-stay parking for different users, bicycle parking and on-street
parking; pedestrians and cyclists should be given the highest priority in the planning, design,
operation and maintenance of transportation infrastructure in Main Streets; Create a human-
scale environment along the Main Street by generally encouraging a maximum of a 1:1 building
height to right-of-way width ratio. (The right-of-way width at this location on 14th St NW is
approximately 31m,; the proposed height of 26m is well below this recommendation.)

Our intent is to provide density, services and employment to support the modernization and
enhancement of the public realm on this vital section of 14" street consistent with the cities
visions statements to transform a forgotten urban corridor into a vital urban environment.

Thank you,

Erin Shilliday, Architect, AAA, RHFAC Professional - Riddell Kurczaba Architecture
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Proposed Direct Control District Guidelines

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule "A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule "A”.
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DIRECT CONTROL DISTRICT
Purpose
1 This Direct Control District Bylaw is intended to:
(a) provide for medium density mid-rise urban infill development taking into
account the policies of the Hillhurst/Sunnyside Area Redevelopment Plan;
(b) require active commercial uses at grade to promote activity at the street
level;
(c) promote developments with storefronts along a continuous block face on
the commercial street;
CPC2019-1293 - Attach 2 Page 1 of 6
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accommodate a mix of commercial and residential uses in the same
building;

respond to local area context by establishing maximum building height for
individual parcels; and

implement the density bonus provisions of the Hillhurst/Sunnyside Area
Redevelopment Plan.

Compliance with Bylaw 1P2007
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw
1P2007 apply to this Direct Control District Bylaw.

Reference to Bylaw 1P2007
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is
deemed to be a reference to the section as amended from time to time.

Permitted Uses

4 (1) The following uses are permitted uses in this Direct Control District:
(a) Accessory Residential Building;
(b) Home Based Child Care — Class 1;
(c) Home Occupation — Class 1;
(d) Park;
(8) Sign - Class A;
0] Sign - Class B;
(@ Sign — Class D; and
(h) Utilities.

(2) The following uses are permitted uses in this Direct Control District if they
are located within existing approved buildings:

(a)
(b)
(c)
@
G
®

@
(h)
(i

@
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Accessory Food Service,
Accessory Liquor Service;
Amusement Arcade;

Billiard Parlour;

Brewery Winery and Distillery;
Child Care Service;

Computer Games Facility;
Convenience Food Store;
Drinking Establishment — Medium;

Drinking Establishment — Small;

Page 2 of 6
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Proposed Direct Control District Guidelines

k) Fitness Centre;
) Information and Service Provider;
(m) Library;

(n) Liquor Store;

(0) Market;

(p) Outdoor Café;

(a) Pet Care Service;

(r Power Generation Facility — Small;

(s) Print Centre;

() Protective and Emergency Service;

(u) Radio and Television Studio;

) Restaurant: Food Service Only — Small;
(w) Restaurant: Food Service Only — Medium;
(x) Restaurant: Licensed — Medium;

) Restaurant: Licensed — Small;

() Restaurant: Neighbourhood;

(aa) Retail and Consumer Service;

(bb) Seasonal Sales Area;

(cc) Specialty Food Store;

(dd) Supermarket; and

(ee) Take Out Food Service.

(3) The following uses are permitted uses in this Direct Control District if they are
located within an existing approved building and are not located on the ground

floor:

(a) Artist’s Studio;
(b) Catering Service — Minor,

(c) Counselling Service;

(d) Dwelling Unit;

(e Financial Institution;

H Health Services Laboratory — With Clients;
(@ Instructional Facility;

{(h) Medical Clinic;

{i) Office;
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Service Organization;
Social Organization; and

Veterinary Clinic.

5 The following uses are discretionary uses in this Direct Control District:

(a)
(b)
(c)
(d)
(e)
4]
(@)
(h)
@
a0
(k)
0
(m)
(n)
()
(2
(@
n
(s)
)
(w
v
w)
)
v)
(2)
(aa)
{bb)
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Addiction Treatment;

Assisted Living;

Cannabis Counselling;
Cannabis Store;

Cinema;

Community Recreation Facility;
Conference and Event Facility,
Custodial Care;

Dinner Theatre;

Food Production;

Home Occupation — Class 2;
Hotel;

Indoor Recreation Facility;
Kennel,

Live Work Unit;

Museum;

Parking Lot — Structure;

Pawn Shop,

Payday Loan;

Performing Arts Centre;

Place of Worship — Medium;
Place of Worship - Small;
Post-secondary Learning Institution;
Residential Care;

Signs — Class C;

Signs — Class E;

Special Function — Class 2;
Urban Agriculture;
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(cc)  Utility Building;
(dd) Vehicle Rental — Minor; and
(ee) Vehicle Sales — Minor.

Bylaw 1P2007 District Rules
6 Unless otherwise specified, the rules of the Mixed Use - Active Frontage District (MU-2)
district of Bylaw 1P2007 apply in this Direct Control District.

Floor Area Ratio
7 (1) Unless otherwise referenced in subsection (2), the maximum floor area ratio is
2.8.

(2) The floor area ratio may be increased to 5.0 in accordance with the density
bonus provisions contained in section 8 of this Direct Control District Bylaw.

Density Bonus

8 {1) For the purpose of this section: "Cash Contribution Rate” means: $18.14 per
square metre for the year 2019. The Cash Contribution Rate will be adjusted
annually on January 1 by the Development Authority, based on the Statistics
Canada Consumer Price Index for Calgary.

{2) A density bonus may be earned by a contribution to the Hillhurst/Sunnyside
Community Amenity Fund, such that:

Cash Contribution Amount = Cash Contribution Rate x Total floor area in square
metres above the base floor area ratio of 2.8.

(3) A density bonus may be earned by the provision of an urban design
improvement in accordance with Part I, section 3.1.5.4 of the Hillhurst/Sunnyside
Area Redevelopment Plan, where the allowable bonus floor area in square
metres is equal to the cost of construction of the off-site improvement divided by
the Cash Contribution Rate, such that:

Allowable bonus floor area = Total construction cost of the improvement / Cash
Contribution Rate.

Total Construction cost will not include any construction costs necessary to fulfill
the infrastructure requirements of a development permit for a development
equal to or less than a floor area ratio of 2.8. Details of the construction cost will
be determined through the development permit process.

Building Height
9 (1) Unless otherwise referenced in subsection (2), the maximum building
heightis 26.0 metres.

(2) Where the parcel shares a property line with a lane that separates the parcel
from a parcel designated as a low density residential district or M-CG District
the maximum building height.

CPC2019-1293 - Attach 2 Page 50of 6
ISC: UNRESTRICTED

CPC2019-1495 - Attach 1 Page 17 of 64
ISC: UNRESTRICTED



CPC2019-1495
Attachment 1

Original Report (CPC2019-1239)

CPC2019-1293
Revised Attachment 2

Proposed Direct Control District Guidelines

(a) is 12.0 metres measured from grade at a distance of 5.0 metres from
the property line shared with the lane;

(b) increases to 20.0 metres measured from grade at a distance greater
than 8.0 metres from the property line shared with the lane;

(d) increases at a 45 degree angle at a distance greater than 8.0 metres
from the property line shared with the lane to a maximum building
height of 26.0 metres; and

(e) may increase to a maximum of 30.0 metres when the additional 4.0
metre building height is to accommodate common amenity space
— indoors.
Setback Area
10 1) Where the parcel shares a property line with a lane that separates the parce/
from a parcel designated as low density residential district or M-CG District
the rear setback area must have a minimum depth of 5.0 metres.

lllustration 1: Building Height in this Direct Control District

COMMON AMENITY
SPACE - INDOORS

£ 5m 3m_6m _4m_ \
E ! ] T T -
| RAILING SETBACK—. L
/
5 g
v

a ngo '/
] &/
< Y2 BUILDING

| ENVELOP

| £

I = % CITY OF CALGARY

i ] b
T £ 'y RECEIVED
I g IN COUNCH. CHAMBER
e | ULt 17 2019
< Tem. Z-2.1 cPc2ol9-'293
l D6t bedi 0N
LANE I CITY CLERK'S DEPAR 14ENT
CPC2019-1293 - Attach 2 Page 6 of 6
ISC: UNRESTRICTED
CPC2019-1495 - Attach 1 Page 18 of 64

ISC: UNRESTRICTED



CPC2019-1495
Attachment 1

Original Report (CPC2019-1239)

CPC2019-1293
Attachment 3

Community Association Letter

HSCA

Planning Committee

June 17, 2019

Emailed to: matt.rockley@calgary.ca

RE:

LOC2019-0058 | 211-221 14 Street NW | “National Transmission Site” Land Use Redesignation and Area
Redevelopment Plan Amendment

Dear Mr. Matt Rockley,

The Hillhurst Sunnyside Planning Committee (HSPC) would like to thank you for the opportunity to comment on

the

above application. We appreciate the developer’s aspiration to bring some of livability and vibrancy that has

developed along 10" Street to less integrated portions of 14'" Street. However, the community has raised concerns
around certain aspects of the development which we would like to share for consideration. We look forward to
working with City Administration and the applicant on this application as it progresses.

1)

CPC2019-1293 - Attach 3

Proposed Amendment to the Hillhurst Sunnyside Area Redevelopment Plan (ARP)

Community residents and the HSPC are excited about the prospect of getting a positive development on 14
Street that will add more residents, businesses, and offices to the community. That said, the community does
not understand why these objectives cannot be achieved within the existing ARP. This site is allocated a max
height of 20 metres and a max 4.0 Floor Area Ratio (FAR), which residents would like to see respected. The
proposed height exceeds the ARP maximum entitlement by 30% and FAR by 25%.

In response to the applicant’s submission, the community does not agree that this is a “gateway” location as
it is mid-block and therefore has been excluded from 26m and 5.0 FAR. Corner parcels such as 5 Avenue/12,
11, 11A Streets have a greater height and lands at 14 Street/ Kensington Road and the west side of 9A Street
by Sunnyside Station have both greater height FAR for that reason. Whereas a recent condo project, Victoria
on the Park was not challenged by the community because it is within the ARP as a midblock site.

It is important to note that even the ARP’s maximum density and height are not guaranteed entitlements:

“In arder to achieve these maximums, projects will need to meet high standards of architectural and urban
design quality that will ensure projects make positive contributions to the public realm” (Section 3.1.5; 3.2).

The applicant has provided a conceptual massing model but has not provided a development permit which
allow for review of building design, materials, and integration into the community. Given that the developer
has requested height and density above the ARP, it is hard for the community to fully understand (or
comment) on the true impact envisioned for this development without also being able to review the
development permit. The community acknowledges that the ARP is a living document. But, as part of allowing
for dialogue on particular sites where exceptions are requested the community believes that a more fulsome
understanding of the development is warranted.

To this end, we request that a Concurrent Submission of Land Use Amendment and Development Permit be
provided. We believe that a final design that includes articulation, step backs, building materials, and
measures to decrease massing and other impacts must be considered at the same time as a Land Use
Redesignation.
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2) Lay-by along 14* Street

e We are in support of the City exploring the proposed parking lane lay-by that the developer has proposed on
14 Street. Part of the challenge is that 14 Street is a critical city collector road used by commuters out to the
far northwest and will remain this way for the foreseeable future. With this traffic volume, it has created a
hard stop within our community that can be dangerous for pedestrians to cross. This hurts accessibility and
liveability within our community. We believe that traffic softening measures would be very positive for
residents, especially seniors and children in the community.

e The transportation effects need to be studied and understood. In our view, the transportation effects cannot
be a simple formula of cars per hour, but what is a safer flow of traffic within a neighbourhood that allows for
a more liveable environment where people want to spend time.

e Residents along 15" Street have noted that such a lay-by may impede commuters on 14 Street and tempt
some commuters to detour on 15" Street or the 14/15 Street lane/alley, increasing traffic and speeding
through the neighbourhood. Residents have suggested speedbumps and laneway improvements, noting that
the laneway is already quite narrow.

3) Parking

e The developer has proposed 103 stalls for 12,600 SF of commercial space and 140 residential units. The
applicant has indicated an interest for a 7,500 SF commercial bay for grocery uses. The community wishes to
ensure the site is not under-parked. In our view, it is outside the range for a typical TOD reduced-parking
consideration.

e This site is located 1100 metres from the Sunnyside C Train station, which we believe limits the number of
commuters willing to walk that distance which includes getting across a very busy, rush-hour 14" Street.
Conventional walkable distance is closer to 400 metres, and beyond that distance, people are much more
likely to drive. Existing pedestrian / cycling accessibility at this site is also limited which limits the alternative
transportation methods that are likely to be used.

4) Public Benefits

e We request the new Direct Control bylaw to include wording to enact the density bonusing provisions as per
the ARP. The Hillhurst Sunnyside Community Amenity Fund contribution is set at a rate of $17.85, which was
recognized in the City report to be lower than other areas experiencing significant redevelopment. Existing
successful projects have made the CAF contribution and public realm improvements around the site.

e The ARP allows for offsite improvements, and we request that the applicant make other improvements to the
general area, such as to the laneway, the adjoining public realm, and the Urban Design Initiative planned for
the 14 Street and 2 Avenue intersection (Section 3.3.2).

e The ARP encourages laneway improvements as development happens. We would like to see greater
integration of the building into the low-rise area across the laneway with perhaps some laneway residential
units and patios, as was done with the Bucci building on 10 Street and the Lido building on 9A Street.

e As with any development, the interface of the proposed building on the laneway needs more attention to
improve its “aesthetics, safety and public function” (Section 2.2.5).

5) Community Engagement

The applicant presented to the HSPC at our May and June Committee meetings. We appreciate being informed
early in the process and hearing the developer’s vision for the site prior to finalization of any plans and so we may
inform residents and encourage neighbours to get involved in the planning process. Please keep us informed as
this important application progresses. The HSCA wants to be involved in the review of this project. Please contact
the undersigned should there be any questions.
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Sincerely,

Matt Crowley
Chair, Hillhurst Sunnyside Planning Committee
Hillhurst Sunnyside Community Association

cc: Adam Martineau, Bill Latimer, Decker Butzner, Kathleen Kenney, Liz Wong, Patrick Mahaffey, Robert
McKercher, Victor Shiu, Project Review Subcommittee
Lisa Chong, Community Planning & Engagement Coordinator, Hillhurst Sunnyside Community Association
Annie Maclnnis, Executive Director, Kensington BRZ/BIA
Erin Shilliday, Applicant and Developer’s Representative
Dale Calkins, Senior Policy & Planning Advisor, Ward 7 Councillor's Office
City of Calgary Circulation Control
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Proposed Amendment to the Hillhurst/Sunnyside Area Redevelopment Plan

1. The Hillhurst/Sunnyside Area Redevelopment Plan attached to and forming part of
Bylaw 19P87, as amended, is hereby further amended as follows:

(a) Amend Map 3.2 entitled ‘Maximum Densities’, by changing 0.21 hectares + (0.52
acres t) located at 211, 217, 219 and 221 — 14 Street NW (Plan 6219L, Block 3,
Lots 4-10) from ‘Density Area B, 4.0 Maximum FAR’ to ‘Density Area A, 5.0
Maximum FAR'’ as generally illustrated in the sketch below:
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(b) Amend Map 3.3 entitled ‘Building Heights’, by changing 0.21 hectares + (0.52
acres t) located at 211, 217, 219 and 221 - 14 Street NW (Plan 6219L, Block 3,
Lots 4-10) from 'Area C, 20 metres Building Height' to ‘Area B, 26 metres
Building Height’ as generally illustrated in the sketch below:

Map 3.3 Building Heights
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(c) Under Part Il, Section 3.2.2 Mixed Use Areas, after policy 16., insert the following
and renumber accordingly:

“17. At the discretion of the Approving Authority, the maximum building height allowed
at 211 to 221 - 14 Street NW may be increased from 26 metres to 30 metres to
create an indoor common amenity area with associated rooftop patio. The indoor
common amenity area and other rooftop improvements such as mechanical
penthouse shall be set back from the front and rear building facades.”

CITY OF CALGARY

RECEIVED
IN COUNCIL CHAMBER

OCT 17 2019

ITEM. £ 2.0 CX2%/9-1293
Bistel botion
CITY CLERK'S DEPARTMENT
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HSCA

Planning Committee

October 15, 2019

Calgary Planning Commission Matt Rockley, File Manager
Emailed to: cpc@calgary.ca Emailed to: matt.rockley@calgary.ca

RE: CPC2019-1293 | HSCA Request re: LOC2019-0058 (211-221 14' Street NW)

Dear Calgary Planning Commission Members:

The Hillhurst Sunnyside Planning Committee (HSPC) would like to submit an additional letter for the
public record, in supplement to our original June 17, 2019 letter. HSPC wishes to provide our
recommendations for your consideration ahead of the October 17, 2019 Planning Commission hearing.

Building Height and Floor Area Ratio

We first re-iterate our interest and appeal in activating 14" Street NW, creating a safer and vibrant
urban Main Street, in line with the overall vision to enhance this corridor. We would also like to highlight
our excellent relationship with City of Calgary Administration and the presentations and discussions
between HSPC, neighbours and the applicants.

That said, we strongly re-emphasize our support for Hillhurst Sunnyside Area Redevelopment Plan
principles with its maximum height of 20m and 4.0 FAR and the extensive engagement that went into
crafting our ARP. Since Council’s approval of the Transit Oriented Development policy approval in 2009,
we have welcomed an addition of ~1,800 people into Hillhurst and Sunnyside and will continue to
densify and welcome more residents into our mixed-demographic community.

Through this application, an increase of 26 metres and 5.0 FAR has been rationalized due to the lack of
redevelopment on 14 Street in the last ten years (CPC2019-1293 p.8) or since the 2006 mixed-use
buildings on the southeast corner of 14" Street and 5" Avenue. Given Administration’s recommendation
for the increased height and density, it appears that this single application has effectively triggered an
up-zoning for the entire area without larger community consultation and ahead of the multi-community,
district planning engagement for our area.

In addition, the application seeks a 30m final height above the requested 26m to provide direction on
the future indoor building amenity space. We understand that the rooftop mechanical structure is
exempt from overall building height calculations and appreciate efforts to finalize the final height at the
outset of the application. However, we feel the additional 4m ask - essentially another floor - is beyond
our comfort zone. We believe that the building amenity space should be accommodated within the final
height at Council’s approval.
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Exemplary Design

As this is a standalone application at the Land Use and ARP Amendment stage, we have not been
provided the plans for the eventua! building design. The ARP states that the height and density
maximums are not guaranteed entitlements and “In order to achieve these maximums, projects will
need to meet high standards of architectural and urban design quality that will ensure projects make
positive contributions to the public realm” (ARP Sections 3.1.5 & 3.2).

We have a strong preference for a staggered or concurrent Land Use and Development Permit
application. As the applicant has stated, this is a catalyst redevelopment for 14" Street and it is
important precedent-wise as to provide the community with the certainty that the applicant is
successful in taking the Land Use through to the development stage.

Community Amenity (Bonusing Discussions)

It is particularly challenging for the community association to formulate and present a position on
community benefit. The HSPC does not have full information on what City Administration will allow in
terms of community benefit in terms of the applicant’s proposed enhancements.

We note that the applicant had initially indicated that they are providing over $200,000 in bonusing
items. However, upon City review, it was determined that only $45,000 of the itemized list qualified as
bonus density items. This is creating confusion as the minimum bonus density amount is approximately
$83,420.89. We feel that the City has a role in assisting with the vetting process.

HSPC feels that the applicant should provide more than the base minimum contribution rate of
$18.14/m? especially if the proposed land use application is approved with the additional 1.0 FAR over
the ARP. The ARP provides guidance for a plaza along 14" Street (ARP Map 3.4: Urban Design Initiatives,
#6). Through this development, there is opportunity to ensure that the ARP objectives can be achieved.

We understand that the community amenities discussion will continue into the Development Permit
stage and seek further assistance from City Administration to guide these discussions. As a community
association, we are not equipped to navigate and negotiate with individual development applicants.

We have provided a request for Administration to help facilitate on a values exercise and embark on a
co-design process on the future of 14" Street public realm and onsite/offsite amenities. For example: we
believe that some adjacent residents, HSPC and applicant would support the 14" Street layby parking,
speed humps on the laneway and a more walkable 14 Street.

A facilitated exercise will not only help determine shared aims through this proposed development but
help us understand what City Administration deems feasible and what is not feasible on any proposed
community amenities.

Our Recommendations

1. That City Council provide direction to City Administration to facilitate a co-design exercise
with the community and applicants on the community amenity/public realm discussions

2. That City Council go through First Reading of the proposed bylaw and withhold final approval
(Second and Third Readings of the proposed bylaw) until the finalization of community
amenities and that “exemplary building design” is demonstrated to the satisfaction of Calgary
Planning Commission at Development Permit stage.
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Please contact the undersigned should there be any questions or clarification.
Thank you,
Hillhurst Sunnyside Planning Committee

cc: Matt Crowley, Chair Hillhurst Sunnyside Planning Committee
Adam Martineau, Bill Latimer, Decker Butzner, Kathleen Kenney, Liz Wong, Patrick Mahaffey,
Rick MacDonald, Rebert McKercher, Victor Shiu, Project Review Group
Lisa Chong, Community Planning & Engagement Coordinator, HSCA
Erin Shilliday, Architect, Riddell Kurczaba Architecture, Applicants’ Representative
Matt Rockley, File Manager/Planner, Community Planning North, City of Calgary
Dale Calkins, Communications & Community Liaison, Ward 7 Councillor’s Office
Ward 7 City Councillor Druh Farrell

€c: Matthias Tita, Director of Calgary Growth Strategies, Administration Member, CPC
Ryan Vanderputten, Director of Transportation Planning, Administration Member, CPC
Ward 5 Councillor George Chahal, Calgary Planning Commission
Ward 8 Councillor Evan Wooley, Calgary Planning Commission
Andrew Palmiere, Citizen Member, Calgary Planning Commission
James Scott, Citizen Member, Calgary Planning Commission
Kelly Schmalz, Citizen Member, Calgary Planning Commission
Lourdes Juan, Citizen Member, Calgary Planning Commission
Melvin Foht, Citizen Member, Calgary Planning Commission
Paul Gedye, Citizen Member, Calgary Planning Commission
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wapw.riddzllca | www.rkvisualca | infoariddell.ca

October 16, 2019

Calgary Planning Commission
The City of Calgary

Dear Members of the Calgary Planning Commission:

October 17, 2019 Agenda
Planning Item 7.2.1 Policy Amendment and Land Use Amendment in Hillhurst (Ward
7) at multiple properties, LOC2019-0058, CPC2019-1293

This letter is in response to the late letter dated October 15, 2019 forwarded by the Hillhurst
Sunnyside Community Association ("HSCA™} planning committee regarding the Ccgrow
Kensington submission. The following comments help clarify the context of the concerns raised.
We are providing this response document late in the process additional to administration’s
measured and appropriate review. We have added the "What We Heard” report prepared in
April 2019 as a context document.

Process. The application has carefully followed the prescribed process for amending the ARP
and the zoning for the site. The scope has been deliberately limited to the specific site. This
proposal is a risk with the goal of being catalytic, but even as a standalone proposal it will greatly
improve 14th Street. Due to these risks, a protracted process has been selected that firsts seeks
assurances of density and height prior to DP submission. A broader study of 14th Street would
be welcomed and could benefit future proposals, but the restrictive and out-of-date ARP on 14th
Street has been preventing development. It is hoped that this proposal will set the stage for
other improvements to be forthcoming on this important street. The applicant has been
proactive in being early to engage the HSCA, prior to open houses and plan submissions. The
community has expressed how much they appreciated being their first point of contact. This has
resulted in the community being involved in deliberations for the past nine months starting with
communication in February 2019 leading to a first presentation on March 14, 2019. This was
followed up with the HSCA-recommended process of numerous engagement steps starting with
the open house and numerous other working sessions with concerted efforts to listen and
respond. The listening to community concerns has resulted in the applicant making numerous
revisions including significant reductions in density/ heights, and additional reductions due to
significant stepping to reduce shadowing to the 20m height. Attached is the “What We Heard”
report where 44 out of 46 responses are positive demonstrating overwhelmingly positive support.

The Community Benefit Package. The applicant has had numerous meetings on this topic
alone over the past five months with the community on the process and content of the
community benefit package. Numerous options have been discussed and presented with concept
drawings and renderings backed up with cost estimates. These were submitted to City
administration and guidance was formally provided by The City on items that The City can
support. These items include, in addition to public realm enhancements contiguous to the site,
enhancements to other adjacent areas on 14th Street with sculpture, paving, benches, lighting,
trees and planters, crosswalk enhancements, layby parking, and bus shelters, to name a few.
The community has been an integral part of this consultation. The community has not yet
responded to the options presented since The City provided guidance in July 2019. The applicant
has proposed to further consult with the community on the details of the final amenity package
for inclusion in the DP submission. The reference to a plaza on 14™ Street has been discussed,
but as this parcel of land across the street is privately held by a different owner, the logistics and

riddell kurczaha architecture sngineering interior design Itd,
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costs to achieve such an objective are very complicated, unless The City purchases the land
which could then be enhanced by the applicant.

30 Metres. The ask to allow amenity space as part of the mechanical penthouse adds people to
an otherwise lifeless structure making it easier for the design of the top of building to be
attractive. Given the unfortunate roofscapes on most buildings, this approach—where public
amenity enhances the top (versus mechanical only—should be encouraged instead of
discouraged). The proposed by-law defines the appropriate restraints needed to mitigate any
potential impacts. The reality is that the size of the mechanical penthouse equipment will be
much the same with or without the added public space. This requested variance of the existing
mechanical penthouse rule fosters the opportunity to create a beautiful form at the top that
reflects life and vitality rather than the norm of arbitrary geometric shapes created to shroud
mechanical space—without increasing the real building height.

We appreciate the attention and time you have given to this application.
Yours truly,

Riddell Kurczaba
Architecture Engineering Interior Design Ltd.

;-

Brook Melchin, Architect, AAA, MRAIC
Senior Architect

CITY OF CALGARY
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October 10, 2019

Victor Shiu
216 15 Street NW, Calgary

To: Members of the Calgary Planning Commission {CPC)
Re: Ocgrow Kensington ~ Land Use Amendment Number: LOC2019-0058 (Application)

Dear Members of the CPC,

On behalf of my family of four including myself, my wife Liz, and my parents Isabella & Joseph, | am writing to
express that we are not in favour of the Application as-is in front of the CPC.

We are affected residents living adjacent to the subject property, as our family home is on 15t Street NW directly
behind the lane of the proposed development. We have been involved with the Hiflhurst Sunnyside Community
Association (HSCA) on this Application since it was first brought to residents’ attention in March 2019. Throughout
the “engagement” process, we have repeatedly provided comments/suggestions and corresponding rationale to
the Applicant. However, | feel that our concerns of density, shadowing, lane congestion, traffic impact, amongst
others have been largely dismissed {albeit indirectly/passively) by the Applicant. To-date, the Applicant has never
reached out to us to directly discuss our comments and concerns.

From our perspective, this Application provides the means for the Applicant to increase the land value of the
subject property by roughly 79% (2.8 FAR to 5 FAR). Assuming a nominal value of $25 psf gross huildable, the
Applicant is poised to gain ~$1.23 million on land value with the approval of this Application. In return as
compensation for the negative impacts on the community and adjacent low-density residential, the Applicant has
offered nothing maore than stepping of the building at the top, partial paving of the lane {northern portion to 2™
Avenue NW), and a cash contribution of $83,420 (assuming the Applicant receives 5 FAR) to the community
amenity fund.

in order to ensure our concerns are heard, | initially attempted to setup a meeting with Ward 7 Councillor Druh
Farrell in June 2019. It was my hope that in addition to written comments, my family could verbally communicate
and better convey the day-to-day concerns we have from an adjacent resident perspective. | was advised that due
to resource capacity her office is unable to meet with individual residents on land use matters. Her office has
offered the option to meeting with individuals from the community association planning committee. Since August
2019, myself and other residents involved in the HSCA, have asked for the Hilihurst Sunnyside Planning Committee
(HSPC) to request a meeting with the Ward office to have a discussion on this file.

Unfortunately, as of the date of this letter the HSPC has remained non-committal and advised they are in
discussion about the request for a meeting. As a result, my family and | have not yet been provided with the
opportunity to meet with Councillor Farrell and discuss our concerns. For clarity, we are not in objection to all
development on the subject property. We are specifically not in favour of the development as proposed in this
Application. | would like to further note that City Administration has documented that of the 17 letters received
from surrounding residents, 15 of them were letters of opposition.

( We would truly appreciate it if the CPC could please take into consideration our concerns and impose at a
minimum the following requirements/conditions on the Application.
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1. Reduce the proposed maximum FAR and building height to respect the existing ARP maximum of 4 FAR and

20 metres.

Rationale:

The proposed DC land use is for a 5 FAR (79% higher than Base FAR, 25% higher than ARP max), with an
effective building height including indoor common amenity space of 30 metres (88% higher than Base Height,
50% higher than ARP max). The 30 metre height is a surprise to us as the Applicant has consistently presented
their ask to be for a maximum height of 26 metres. We only discovered this upon reviewing the materials
prepared for the CPC provided by City Administration.

The Applicant claims that nsity FAR urce
they must achieve the

proposed FAR and building | Max FAR (Area B) 4.0FAR ARP (page-65)
height for their project to be | _Proposed OC Land Use S.0FAR LOC2019-0058
financially feasible.

Regardless of whether that | BulldingHeigh Metres. _Source

claim is true, the Applicant

as a private enterprise chose Tallest Existing Bidg (same block) 17.0m Applicant Package (page-1!
to pursue the subject nMax Heiiht (Area C) 20.0m ARP (page-67)
property while fully aware of ;' = g x "L:": Use (Base) 26:0m LOC2019-0058
its existing land use and o - us,e e 30.0m LOC2019-0058
(incl. y space - s)

potential maximum per the
in-place ARP.

In 2017, my wife and | relied on the ARP as one of the factors in making our decision to purchase and live
where we do. Then in 2018, my aging parents also made the decision to downsize and move in with us at our
family home. Just as the Applicant chose to make an investment, my family and | made an investment on our
property. We made the decision while considering that any redevelopment which might occur would be in
accordance with the current land use, or at most up-zoned to within the ARP limits. It is unfair for us (and
other adjacent residents along 15" Street NW) to have our quality of life unduly impacted negatively, just
because the Applicant (a private business) potentially paid too much for the subject property at their own
discretion. All property owners {(whether individual homeowners or business enterprises) should be required
to adhere to the same rules and treat each other fairly.

The Applicant claims that the mid-block position of
the subject property is equivalent in context to
higher profile parcels at the intersections of 14 3
Street NW & Kensington Road NW. This is factually
false even if the Applicant dismisses the
community’s position as merely “semantic” in their
DTR response. Although unconfirmed, it has come
up in discussions that the Applicant has additional
ownership interests in other parcels along the 14t
Street NW corridor. If this Application is approved, it
is clear that the Applicant (and other property
owners along the corridor) would rely on this as a
precedent for increased density/building height for
the whole block along 14" Street NW.

1BSTMN
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2. Requirement as a condition precedent for the completion of a study/proposal from relevant experts on
how the lane can be improved from a day-to-day perspective focused on traffic/speed, safety, usability,
and aesthetic. The completion of all lane improvements shall also be made a condition subsequent as part
of the Application.

a. The study/proposal shall be fully funded by the Applicant but administered through the City/HSCA
to ensure objectivity.

b. The results outlining possible improvement options shall be made available for review between the
Applicant, City, HSCA, and directly affected residents behind the lane.

c. All agreed to lane improvements shall be fully funded by the Applicant.

d. Scope of the study/proposal and lane improvements shall be for the full length of the lane spanning
from Kensington Road NW to 2" Avenue NW.

Rationale:
To-date, the Applicant has not confirmed any
meaningful site improvements in order to mitigate
the expected negative impacts to the lane. The only
two suggestions by the Applicant so far have been
paving of the northern portion of the lane from the
subject property, and installation of speed bumps.
However, it is my understanding that City
( Administration has expressed they would not
support speed bumps along the lane.

Effectively, the Applicant has offered no realistic
site improvements in relation to the lane. Please do
note that with Hillhurst being an older
neighbourhood, the effective width of the lane in
discussion is severely undersized at approximately
14 feet considering the utility poles.

m
=

ensington Rd NW Exit ~15 ft

-
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3. Requirement of a concurrent DP submission with this Application, or alternately for land use to be

contingent/subject to future DP approval.

Rationale:

As evident through the engagement process, DTR comments and other discussions it has become clear many
considerations and bonus density trade-offs can only be clearly illustrated/reviewed with a concurrent DP
application. These include specifics such as the intended site layout of garbage/recycling/compost
receptacles, building envelope stepping, appropriate retail uses and operating hours while being immediately
adjacent to low-density residential, amongst many others.

The Applicant has noted that they do not want to incur the costs associated with a DP application without first
receiving land use. It is my opinion that the costs associated with a DP application is simply a cost of business
at the Applicant’s choice, when they decided to pursue above-ARP maximum density and height. It is only fair
that they provide the necessary information for proper evaluation and review by all relevant parties (City
Administration, CPC, Council, HSCA, adjacent residents) since the Applicant is the party initiating the land use
process and the party that would reap the benefits from the subject property.

In consideration of your time, | have tried to summarize only our most pressing concerns in this letter. We have
also included with this letter attachments of additional comments, suggestions, and support materials previously
sent to City Administration, Ward 7 office, HSCA, and the Applicant in the last 6-months. Thank you in advance for
your time and consideration. | would be more than happy to provide any further information or discuss any of our
concerns regarding this Application.

Sincerely,

i,

DA

Victor Shiu, on behalf of my family including Liz Wong, Isabella Fung, and Joseph Shiu
216 15 Street NW, Calgary
403-390-8890

vkshiu@gmail.com

Sent by e-mail

€c:

Matt Rockley, Planning & Development, The City of Calgary
Dale Calkins, Senior Policy & Planning Advisors, Ward 7 Councilor’s Office
Lisa Chong, Community Planning Coordinator, HSCA

Attachments

1. Initial Letter to City June 4*, 2019

2. Comments to City on TIA June 6, 2019

3. Additional Comments to City June 9%, 2019

4. Comments to City after Applicant Presentation June 12%, 2019

5. RK Letter to HSCA after Applicant Presentation June 13%, 2019

6. Response to RK Letter June 17", 2019

7. Comments to City on DTR July 10*, 2019

8. Comments to City on Proposed Streetscape Improvements August 22M, 2019

9. Comments to City on RK Response to DTR September 18, 2019
10. Comments to City on Precedents of Key Architectural Components September 18", 2019
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