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Planning & Development Applications Activity 
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Area Context Photographs 
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Area Context Photographs 
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Transit-Oriented Development 
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Policy Context 
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Banff Trail Area Improvements Project 

24 AV NW Improvements 

Integrated improvements for safety and accessibility for 

people walking, cycling, using e-scooters, and driving. 

Spring 2020: Construction begins 
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Banff Trail Area Improvements Project 
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Area Context Summary 
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Stakeholder Outreach 

® PROJECT WEBSITE & FEEDBACK FORM 

® PROJECT VOICE-MAIL & EMAIL ADDRESS 

@ E-NEWSLETTER 

@ ON-SITE SIGNAGE 

@ COMMUNITY ASSOCIATION MEETING 

@ ACTIVE APPLICATIONS DEVELOPER MEETING 

@ TWO (2) CANADA POST MAILER CAMPAIGNS 

® TWO (2) INFORMATION SESSIONS 
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LOC2019-0080 - Site Context 
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LOC2019-0080 - Planning & Development Application 
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LOC2019-0080 - Key Visuals 
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LOC2019-0080 • Key Visuals 
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LOC2019-0080 • Supplemental Information 

2019 2020 
ftB I MAR I APR MA Y JUN J U L ~ AUG I SEP I OCT I NO V ' ll[l 
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JAN f lB MAR 

I 

• LAND USE CHANGE+ ARP AMENDMENT • DEVELOPMENT PERMIT 
... .. ....................... ............................................. .................................. ...... ..... .. . ............ ......................... ....................... -.................................................................................. ............ ............... ........................................... .. ... ......... .. ...... , .. ........................................ , .. ......... ....... .. ... ► 

I I DEVELOPMENTPERMIT I 
PRE·APPUCATION MEETING APPLICATION SUBMISSION CITY COUNCIL PUBLIC HEARING 

PROJECT INITIATION 

■ STAKEHOLDER OUTREACH 

LAND USE REDESIGNATION 
APPLICATION SUBMISSION 

CALGARY PLANNING COMMISSION 

···················•··········•····················································· .. ···············•···· .. ······· ....................................................................................................................................... l ............................................................................ ....... .................. .. ...................................................... ............. ..... ► 

I PRE-APPLICATION MEETING I INFORMATION SESSION 11 I WHAT WE HEARD REPORT I CITY COUNCIL PUBLIC HEARING 
Meet with City to discuss outreach strategies Scheduled drop•in event June 11, 2019 Released Members of the public can attend and speak to the item 

DEVELOPER MEETING INFORMATION SESSION #2 
Outreach coordination with other 24 AV NW corridor applicants Scheduled drop·in event October 24, 2019 

PRE·APPLICATION OUTREACH STAKEHOLDER OUTREACH 
Initial d1scuss1ons with Community Association & Ward Councillor On•s1te s1gnage, Canada Post mail drops, dedicated proJect website, email address, e·newsletter 

ONGOING COMMUNICATION WITH CITY ADMINISTRATION 
Coordination and support for the application development, subm1ss1on, and rev iew process 

ONGOING COMMUNICATION WITH STAKEHOLDERS 
Appl1cat1on progress milestones 
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LOC2019-0080 - Supplemental Information 

1 

ENVELOPE BUILDING MASS AS 
PER BYLAW ENVELOPE 

4 

SlEP BACK FOURTH FLOOR TO 
PROVIDE SCALAR TRANSITION 

2 

RECESS COMMERCIAL FLOOR TO 
EMPHASIZE PUBLIC REALM 

5 

ARTICULAlE BUILDING TO HELP 
FRAME THE STREET AND CREAlE 
VISUAL INTEREST 

3 

SET BACK SHARED PROPERTY LINE 
TO ALLOW ACCESS TO LIVE/WORK 
RESIDENTIAL ENTRY 

6 

ACTIVATE OPEN SPACE AND 
EMPHASIZE GROUND-LEVEL 
CONNECTIONS 
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LOC2019-0080 - Supplemental Information 

SITE AREA ¥ BUILDING HEIGHT ¥ BUILDING INTENSITY 

l,115m2 0.11 ha 15.5m 4 2.9 
12,001 ft2 0.28 ac Maximum Height Storeys Maximum Floor Area Ratio 

DWELLING UNITS • ON-SITE PARKING RETAIL SPACE 

±45 ±12 ±3 ±47 ±0 228m2 

Total Units 1 Bed Units Live-Work Units Total Stalls At-grade Stalls Net Commercial Floor Area (2,453 ft2) 

±3 ±27 47 
Studio Units 2 Bed Units Underground Parkade Stalls 
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LOC2019-0080 - Supplemental Information 
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LOC2019-0080 - Supplemental Information 
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LOC2019-0080 - Supplemental Information 

Great Streets 

Leading urban design best practice suggests great scale it is a matter of proportion, with a sense of enclosure ultimately giving us a well-defined street. Most comfortable and attractive 

streets have a ratio (vertical to horizontal) ranging between 1 :1 and 1 :2. The City of Calgary Municipal Development Plan (MOP) public realm policies encourages a 1 :1 building height to 

right-of-way ratio along Main Streets. 
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LOC2019-0080 - Supplemental Information 

Great Streets 

Leading urban design best practice suggests great scale it is a matter of proportion, with a sense of enclosure ultimately giving us a well-defined street. Most comfortable and attractive 

streets have a ratio (vertical to horizontal) ranging between 1 :1 and 1 :2. The City of Calgary Municipal Development Plan (MDP) public realm policies encourages a 1 :1 building height to 

right-of-way ratio along Main Streets. 
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LOC2019-0080 - Supplemental Information 

MARCH 21 & SEPTEMBER 21 
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SHADOWS - PROPOSED BUILDING 

SHADOWS -EXISTING CONTEXT 

ta~~ ltl 

NOTE: Sections, times of day and year have been selected to demonstrate impacts to key edge relationships. Sun shadow studies and diagrams a re created using industry-standard modeling practices to help illustrate how the sun moves across a study area, and estimate the potential shadows that could be cast by a proposed development upon the existing surrounding context. The results 
of sun shadow studies are conceptual in nature and represent an interpretation of the proposed architectural design, surrounding built form and natural features Study areas without significant topography ( <5% grade change across the site) assume a flat at-grade model surface. Si mu lated dates and ti mes are based on established City of Calgary requirements. 
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LOC2019-0080 - Supplemental Information 
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NOTE: Sections, times of day and year have been selected to demonstrate impacts to key edge relationships Sun shadow studies and diagrams are created using industry-standard modeling practices to help illustrate how the sun moves across a study area, and estimate the potential shadows that could be cast by a proposed development upon the existing surrounding context. The results 
of sun shadow studies are conceptual in nature and represent an interpretation of the proposed architectural design, surrounding built form and natural features Study areas without significant topography I <5% grade change across the site) assume a flat at-grade model surface Simulated dates and times are based on established City of Calgary requirements, 
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LOC2019-0081 - Site Context 
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LOC2019-0081 - Planning & Development Application 

BANFFTRAIL ARP lAND USE POLICY (AMENDED 2016) 

. . ·-

••••••••.•.................. ~ 

(D 
llffl 

■ 
■ 
■ 
■ 

LRT STATION 

LRT LINE 

ARP BOUNDARY 

PARK, COMMUNITY FACILITY OR SCHOOL 

LOW DENSITY RESIDENTIAL 

LOW DENSITY ROW HOUSE 

MEDIUM DENSITY LOW RISE (3-4 STOREYS) 

MEDIUM DENSITY MID RISE (5-6 STOREYS) 

LOCAL COMMERCIAL 

GENERAL COMMERCIAL 

24 AV NW 

I 
1 •<> 

R<2 lt.£2 

z 
:e 

"' Hl •-(2 R.C2 

EXISTING LAND USE: RESIDENTIAL- CONTEXTUAL ONE/ TWO DWELLING 

24 AV NW 

"' Hl 00 "' MU-1 

z 
~ :e 

,a w "' "' "" R<l "" RC2 R-<2 "' 

PROPOSED LAND USE: MIXED USE-GENERAL(MU-1F2.9H16) 

28/ 53 



LOC2019-0081 - Key Visuals 
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LOC2019-0081 - Key Visuals 
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LOC2019-0081 - Supplemental Information 

2019 2020 
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I I I 

• LAND USE CHANGE+ ARP AMENDMENT • DEVELOPMENT PERMIT 
......................... ... ... ......................... .. ................................ ........................ .. .. ... ......... ............................. ................................................................. .......... .. ................. .................. ..................... . ................................................. .. ...... .. ............................................... ... ... ..................... ► 

I I DEVELOPMENT PERMIT I 
PRE·APPLICATION MEETING APPLICATION SUBMISSION CITY COUNCIL PUBLIC HEARING 

PROJECT INITIATION 

■ STAKEHOLDER OUTREACH 

LAND USE REDESIGNATION 
APPLICATION SUBMISSION 

CALGARY PLANNING COMMISSION 

............................... ........................................... ...................... ..... . .................................. ............................................................... .. ................. .. ............................... ·••·• •· .. ·· ................................................................................ ........ ................................................. ........................... ► 

I PRE·APPLICATION MEETING I INFORMATION SESSION , , I WHAT WE HEARD REPORT I CITY COUNCIL PUBLIC HEARING 
Meet with City to discuss outreach strategies Scheduled drop·in eventJune 11, 2019 Released Members of the public can attend and speak to the item 

DEVELOPER MEETING 
Outreach coordination with other 24 AV NW corridor applicants 

PRE·APPLICATION OUTREACH STAKEHOLDER OUTREACH 
Initial d1scuss1ons with Community Assoc1at1on & Ward Councillor On•s1te s1gnage, Canada Post mail drops, dedicated project website, email address, e·newsletter 

ONGOING COMMUNICATION WITH CITY ADMINISTRATION 
Coordination and support for the app l1 cat1on development. subm1ss1on , and review process 

INFORMATION SESSION #2 
Scheduled drop•in event October 24, 2019 

ONGOING COMMUNICATION WITH STAKEHOLDERS 
Appl1cat1on progress milestones 
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LOC2019-0081 - Supplemental Information 

( 

1 

PARTITION THE BUILDING 
MASS VIA MAIN STREET 
PUBLIC REALM AND CONTEXT 
SENSITIVE RESIDENTIAL 

4 

RECESS MAIN FLOOR TO 
ACCENTUATE THE PUBLIC 
REALM AND INCREASE PEDES
TRIAN GATHERING SPACE 

\.. 

2 

STEP BACK THE BUILDING ON 
UPPER FLOORS TO REDUCE 
VISIBLE MASS 

5 

CREATE A HIGHLY VISIBLE 
PUBLIC REALM BY 
EMPHASIZING PRIMARY 

,, COMMERCIAL CORNER 

,,. 

3 

CARVE OUT LIGHTWELL TO 
ALLOW MORE NATURAL LIGHT 
AND AIR INTO INTERIOR SPACES 

CONNECT PRIMARY 
RESIDENTIAL ENTRY TO 
LIGHTWELLAND SECONDARY 
RESIDENTIAL ENTRANCES 

6 

ARTICULATE BUILDING TO HELP 
FRAME THE STREET AND CREATE 
VISUAL INTEREST 
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LOC2019-0081 - Supplemental Information 

SITE AREA BUILDING HEIGHT ¥ BUILDING INTENSITY 

l,620m2 0.16 ha 16.5m 4 2.9 
12,001 ft2 0.40 ac Maximum Height Storeys Maximum Floor Area Ratio 

DWELLING UNITS • ON-SITE PARKING RETAIL SPACE 

±62 ±53 ±62 ±62 318m2 

Total Units 1 and 2 Bedroom Units Total Stalls Underground Parkade Stalls Net Commercial Floor Area (3,421 ft2) 

±9 ±0 
Live-Work Units At-grade Stalls 
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LOC2019-0081 - Supplemental Information 
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LOC2019-0081 - Supplemental Information 
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LOC2019-0081 - Supplemental Information 

Great Streets 

Leading urban design best practice suggests great scale it is a matter of proportion, with a sense of enclosure ultimately giving us a well-defined street. Most comfortable and attractive 

streets have a ratio (vertical to horizontal) ranging between 1:1 and 1:2. The City of Calgary Municipal Development Plan (MDP) public realm policies encourages a 1:1 building height to 

right-of-way ratio along Main Streets. 
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LOC2019-0081 - Supplemental Information 

Great Streets 

Leading urban design best practice suggests great scale it is a matter of proportion, with a sense of enclosure ultimately giving us a well-defined street. Most comfortable and attractive 

streets have a ratio (vertical to horizontal) ranging between 1 :1 and 1:2. The City of Calgary Municipal Development Plan (MOP) public realm policies encourages a 1:1 building height to 

right-of-way ratio along Main Streets. 
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LOC2019-0081 - Supplemental Information 

MARCH 21 & SEPTEMBER 21 

24AVNW 
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24AVNW 

4PM 

24AVNW 

SHADOWS - PROPOSED BUILDING 

SHADOWS· EXISTING CONTEXT 

NOTE: Sections, times of day and year have been selected to demonstrate impacts to key edge relationships. Sun shadow studies and diagrams are created using industry-standard modeling practices to help illustrate how the sun moves across a study area, and estimate the potential shadows that could be cast by a proposed development upon the existing surrou nding context. The results 
of sun shadow studies a re conceptual in nature and represent an interpretation of the proposed architectural design, surrounding built form and natural features . Study areas without significant topography ( <5% grade change across the site) assume a flat at-grade model surface. Simulated dates and times are based on established City of Calgary requirements. 
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LOC2019-0081 - Supplemental Information 
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SHADOWS -PROPOSED BUILDING 

SHADOWS -EXISTING CONTEXT 

NOTE: Sections, times of day and year have been selected to demonstrate impacts to key edge relationships Sun shadow studies and diagrams are created using industry-standard modeling practices to help illustrate how the sun moves across a study area, and estimate the potential shadows that could be cast by a proposed development upon the existing surrounding context. The results 
of sun shadow studies are conceptual in nature and represent an interpretation of the proposed architectural design, surrounding built form and natural features. Study areas without significa nttopography ( <5% grade change across the site) assume a flat at-grade model surlace. Simulated dates and times are based on established City of Calgary requirements. 
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LOC2019-0079 - Site Context 
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LOC2019-0079 - Planning & Development Application 
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LOC2019-0079 - Key Visuals 
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LOC2019-0079 - Key Visuals 
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LOC2019-0079 - Key Visuals 
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LOC2019-0079 - Supplemental Information 
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■ LAND USE CHANGE + ARP AMENDMENT • DEVELOPMENT PERMIT 
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I I DEVELOPMENT PERMIT I 

PRE-APPLICATION MEETING APPLICATION SUBMISSION CITY COUNCIL PUBLIC HEARING 

PROJECT INITIATION 

• STAKEHOLDER OUTREACH 

LAND USE REDESIGNATION 
APPLICATION SUBMISSION 

CALGARY PLANNING COMMISSION 

.............................. •···································· ·································· . ............. ..................... .................................................................. .. ....... .. ·····································• ····• ·············· ········· ······· ··········· ............................. ................ ........................ ............................... ........ ............... ...... ► 

I PRE-APPLICATION MEETING I INFORMATION SESSION #1 I WHAT WE HEARD REPORT I CITY COUNCIL PUBLIC HEARING 
Meet with City to discuss outreach strategies Scheduled drop•in event June 11, 2019 Released Members of the public can attend and speak to the item 

DEVELOPER MEETING 
Outreach coordination with other 24 AV NW corridor applicants 

PRE·APPLICATION OUTREACH STAKEHOLDER OUTREACH 
ln1t1al d1scuss1ons wrth Community Assoc1at1on & Ward Councillor On·s1te s1gnage, Canada Post mail drops, dedicated project website, email address, e·newsletter 

ONGOING COMMUNICATION WITH CITY ADMINISTRATION 
Coordination and support for the appl1cat1on development, subm1ss1on, and review process 

INFORMATION SESSION #2 
Scheduled drop•in event October 24, 2019 

ONGOING COMMUNICATION WITH STAKEHOLDERS 
Appl1cat1on progress milestones 
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PARTITION THE BUILDING 
MASS VIA MAIN STREET 
PUBLIC REALM AND CONTEXT 
SENSITIVE RESIDENTIAL 

4 

RECESS MAIN FLOOR TO 
ACCENTUATE THE PUBLIC 
REALM AND INTRODUCE 
FINER GRAIN TRANSITION TO 
RESIDENTIAL 

.-'!""'-;:--.. 

2 

CARVE OUT COURTYARD 
AMENITY SPACE FOR 
BUILDING RESIDENTS 

5 

VISUALLY TRANSITION FROM 
6-STOREYS TO 3-STOREYS 
AND EMPHASIZE PRIMARY 
COMMERCIAL CORNERS 

3 

REDUCETHE BUILDING MASS 
IN RESPONSE TO EXISTING 
RESIDENTIAL CONTEXT 

6 

ACTIVATE THE PUBLIC REALM 
WITH GROUND-LEVEL 
ENTRIES AND STREET-FACING 
WINDOWS 
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SITE AREA ¥ BUILDING HEIGHT BUILDING INTENSITY 

1,718m2 0.17 ha 23m 6 3.9 
18,492 ft2 0.42 ac Maximum Height Storeys Maximum Floor Area Ratio 

DWELLING UNITS • ON-SITE PARKING RETAIL SPACE 

±96 ±33 ±72 ±4 490m2 

Total Units 2 Bed Units Total Stalls At-grade Stalls Net Commercial Floor Area (5,272 ft2) 

±29 ±7 ±68 
Studio Units Live-Work Units Underground Parkade Stalls 

±27 
1 Bed Units 
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2460, 2464, 2468 -23 ST NW 

SITE ACCESS MAIN FLOOR PlAN 

PEOESTRIAH ACCESS 
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SECOND TO FIFTH FLOOR PlAN 
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Great Streets 

Leading urban design best practice suggests great scale it is a matter of proportion, with a sense of enclosure ultimately giving us a well-defined street. Most comfortable and attractive 

streets have a ratio (vertical to horizontal) ranging between 1 :1 and 1 :2. The City of Calgary Municipal Development Plan (MDP) public realm policies encourages a 1 :1 building height to 

right-of-way ratio along Main Streets. 
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NORTH-SOUTH SECTION 

ARP POLICY MAX. HEIGHT 20m 

EXISTING PlACE OF WORSHIP 24AVNW 
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ARP POLICY MAX. HEIGHT 12m ! 
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EXISTING RESIDENTIAL 
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MARCH 21 & SEPTEMBER 21 

m ra 
24AVNW 

10AM 1PM 

24AVNW 

4PM 

SHADOWS - PROPOSED BUILDING 

SHADOWS -EXISTING CONTEXT 

24AVNW 

NOTE: Sections, times of day and year have been selected to demonstrate impacts to key edge relationships. Sun shadow studies and diagrams are created using industry-standard modeling practices to help illustrate how the sun moves across a study area, and estimate the potential shadows that could be cast by a proposed development upon the existing surrounding context. The results 
of sun shadow studies are conceptual in nature and represent an interpretation of the proposed architectural design, surrounding built form and natural features, Study areas without significant topography ( <5% grade change across the site)assume a flat at-grade model surtace. Simulated dates and times are based on established City of Calgary requirements 
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JUNE 21 

24AVNW 

10AM 1PM 

24AVNW 

4PM 

SHADOWS - PROPOSED BUILDING 

SHADOWS -EXISTING CONTI:XT 

24AVNW 

NOTE: Sections, times of day and year have been selected to demonstrate impacts to key edge relationships. Sun shadow studies and diagrams are created using industry-standard modeling practices to help illustrate how the sun moves across a study area, and estimate the potential shadows that could be cast by a proposed development upon the existing surrounding context. The results 
of sun shadow studies are conceptual in nature and represent an interpretation of the proposed architectural design, surrounding built form and natural features. Study areas without significant topography( <5% grade change across the site) assume a flat at-grade model surface. Simulated dates and times are based on established City of Calgary requirements. 
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