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Development Permit in Hillhurst (Ward 7) at multiple properties, DP2020-3902

EXECUTIVE SUMMARY

This development permit application was submitted on 2020 June 25 by Riddell Kurczaba
Architecture on behalf of the developer, Ocgrow Group of Companies and landowner B-V
Automotive Ltd. This application proposes new mixed-use development consisting of:

e one 8-storey mixed-use building with indoor rooftop amenity space;

e retail and consumer service uses at-grade facing 14 Street NVV with a floor area of
746.75 square metres;

¢ 172 dwelling units,

* 88 motor vehicle parking stalls; and

¢ 233 bicycle parking stalls.

The layout, design and integration within the existing streetscape and community were carefully
considered during the review process. The proposal is in alighment with planning policy in the
Municipal Development Plan and Hillhurst/Sunnyside Area Redevelopment Plan (ARP). Urban
design improvements are proposed to achieve a density bonus as per the ARP.

ADMINISTRATION RECOMMENDATION:

That Calgary Planning Commission APPROVE the proposed Development Permit application
DP2020-3902 for New: Dwelling Units, Retail and Consumer Service (1 building), Sign — Class
B (Fascia Sign) and Sign — Class A (Address Sign) at 211, 217, 219 and 221 - 14 Street NW
(Plan 6219L, Block 3, Lots 3 to 10), with conditions (Attachment 1).

PREVIOUS COUNCIL DIRECTION / POLICY
None.
BACKGROUND

Following a Public Hearing on 2019 December 16, amendments to the Hillhurst/Sunnyside Area
Redevelopment Plan (ARP) and land use amendment to a DC Direct Control District (Bylaw
227D2019) were approved. The amended ARP and DC District allow for approval of mixed-use
development at the subject site with a maximum floor area ratio of 5.0 and maximum height of
26 metres with density bonusing.

This application was submitted on 2020 June 25 by Riddell Kurczaba Architecture on behalf of
the developer, Ocgrow Group of Companies and landowner B-V Automotive Ltd. The land use
of the site is DC Direct Control District (Bylaw 227D2019). The DC District density bonus
provisions allow for a floor area ratio increase from 2.8 to 5.0 subject to a contribution to the
Hillhurst/Sunnyside Community Amenity Fund or urban design improvements.

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 subject site to the Sunnyside LRT Station is 1.1 kilometres
(approximately 14 minute walk) and the site is 1.3 kilometres (approximately 17 minute walk) to
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 NW 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.

Approval(s): T. Goldstein concurs with this report. Author: M. Rockley
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Figure 1. Community Peak Population

Hillhurst

Peak Population Year 2015
Peak Population 8,737
2019 Current Population 6,558
Difference in Population (Number) -179
Difference in Population (Percent) -2.7%

Source: The City of Calgary 2019 Census

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

INVESTIGATION: ALTERNATIVES AND ANALYSIS

Land Use

The site is regulated by a DC Direct Control District (Bylaw 227D2019) that is based on the
Mixed Use — Active Frontage District (MU-2) District.

Administration highlights the following relaxations to the Land Use Bylaw 1P2007.
Administration has reviewed each relaxation and considers them to be acceptable for the
reasons outlined in the table below.

Land Use Bylaw Relaxations
Administration
Regulation Standard Provided Rationale Supporting
a Relaxation
Plans indicate floors 3-8 are Building within the
(2) Where the parcel | 4 g5 into the Road Right of Way| road right of way
shares a property line: setback setback are located
1385 Setback (a) with a street or LRT ' ”
. : with adequate
Areas corridor there is no -
) Plans indicate the underground clearance, 7.5 metres
requirement for a ; . A
setback area parking stru_oture is 1.25m minto | above grade and 3.0
) the Road Right of Way. metres below grade.
(2) The fagade of a - Consistent building
building located above Plans indicate the North and . setbacks at the north
South setback to the 8th floor is
23.0m from grade must 0m (-5.50m) and south property
1335 Building provide a minimum ’ ’ lines preferred over
Separation horizontal separation of: I setbacks at the eighth
Plans indicate the rooftop
(b) 5.5m from a property X : storey. Rooftop
. : staircase is 0.39m (-5.11m) to the ; .
line shared with another ; amenity level includes
South property line.
parcel setbacks.
Where the height of a Plans do not indicate a portion of | Well articulated front
building is greater than | the street facing fagade stepped | building elevation
1338 Street Wall | 23.0m measured from back 2.0m or greater. facing 14 St NW.
Stepback grade, the fagade of the
building within 6.0m of a
property line shared with
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a street must have a
horizontal separation
from the portion of the
fagade closest to grade
where: (a) the horizontal
separation has a
minimum depth of 2.0m;
and (b) the horizontal
separation occurs
between a minimum of
7.5m and a maximum of
23.0m measured from
grade.

1343 Internal
Access to Uses

The uses listed in the
Residential Group of
Schedule A to this
Bylaw, with the
exception of a Hotel,
may only share an
internal hallway with any
other use in the
Residential Group of
Schedule A to this
Bylaw, with the
exception of a hotel.

Plans indicate the ground floor
Retail and Consumer Service

Uses share a hallway with the
Dwelling Unit Uses.

Allows for improved
internal access to the
laneway facing
residential units.

Without hallway
access, residents in
the laneway housing
would need to go
outdoors to enter the

underground parkade.

Could result in
laneway residential
parking in the surface
retail parking stalls.

Parking Stalls
(min.)

13 Commercial Motor
Vehicle Parking Stalls
Required.

Plans indicate 10 (-3) commercial
motor vehicle parking stalls are
provided on site.

Alternate modes of
transportation
available.

109 Residential Motor
Vehicle Parking Stalls
Required

Plans indicate 88 (-21) residential
motor vehicle parking stalls are
provided on site.

Alternate modes of
transportation
available.

Site and Building Design

This application proposes a new mixed-use building with active uses at grade facing 14 Street

NW and residential units at grade facing the lane. Seven stories of dwelling units will be located

above the ground floor. A rooftop common amenity area including fitness centre and indoor
seating lounge will be developed for use and enjoyment by the building residents. The building
plans include two levels of underground parking including space for storage lockers, pet
grooming area, bike parking and bike repair station.

Surface parking stalls accessed from the lane are included for the commercial uses. Loading
stalls, waste and recycling facilities, and ramp to underground parking are accessed from the
lane. A parking layby is provided at 14 Street NW adjacent to the at grade active commercial

uses.
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New boulevard trees, shrubs and patio furniture are proposed at the redeveloped sidewalk
along 14 Street NWW. A 2.0 metre clear pedestrian path is provided between tree grate and patio
furniture locations.

Additional boulevard trees, street furniture and sidewalk improvements are proposed to the
north of the site along 14 Street NVWW and 2 Avenue NV as urban design improvements to
achieve bonus density to a maximum floor area ratio of 5.0. These proposed offsite
improvements are shown on the landscape plans (Attachment 2).

City-wide Urban Design

Building and site design revisions have been made by the applicant in response to comments
from the City-wide Urban Design Team. The City Wide Urban Design Team is supportive of the
application as proposed.

Urban Design Review Panel

The development pre-application was reviewed by the Urban Design Review Panel and design
recommendations provided by the UDRP (Attachment 4) have been included in the applicant’s
formal development permit application.

Transportation

At the land use redesignation stage a Transportation Impact Assessment was provided in
support of the proposal; which was reviewed and accepted by Transportation Planning.

The subject site is located adjacent to Transit bus service on 14 Street NW, including Route 65
(Market Mall / Downtown West) and Route 414 (14 Street Crosstown). |n 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; providing access to a proposed
underground parkade along with several surface parking stalls.

The parcel is subject to the Bylaw setback for public realm enhancements. The CPAG team
and the applicant group coordinated a mutually beneficial solution which included a partial
underground encroachment of setback area to facilitate portions of the parkade and foundation
while maintaining the above-grade setback for the benefit of pedestrians and for public realm
enhancements. The above-grade setback is defined through a public access easement for the
benefit of public sidewalk users.

Construction drawings were submitted to review proposed developer-initiated changes to

14 Street NV and the rear lane. Generally speaking, these drawings are required to implement
a new parking lane (layby) on southbound 14 Street NW adjacent to the site for the benefit of
the retail uses. The construction drawings also address the proposed paving of the rear lane;
as required by Waste & Recycling services.

Approval(s): T. Gddstein concurs with this report. Author: M. Rockley
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The proposed changes to 14 Street NVW were reviewed by the City’'s Main Streets team; who
accepted the current proposal with an acknowledgement that the 14 Street NVV cross section is
subject to further revisions based on the ultimate streetscape to be established by Main
Streets.

Environmental Site Considerations

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.

Utilities and Servicing

Water, sanitary sewer and storm sewer mains are available to service the subject site. A
Development Site Servicing Plan (DSSP) is required to be submitted prior to the release of the
development permit.

Climate Resilience

The proposal makes an effort to support energy conservation through an automation approach
based on ALEXA smart building systems. The approach to building automation has some
potential to reduce energy use in the building by establishing a platform where energy
consumption information is readily available to users and closer integration with energy
providers is possible. It should be noted that only electricity consumed by electrical devices will
be measured, and energy consumed for space heating or hot water will not be measured,
leaving a significant component of the energy mix unmonitored. Although the effort to deploy
future oriented technologies may deliver modest energy savings is commendable, the
opportunity to plan for future charging of electric vehicles in this building appears to be a
significant missed opportunity.

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.

Comments were provided by two adjacent residents. Concerns included: waste and recycling
operations, loading stall and rear surface parking stall noise, lane traffic, layby safety, rooftop
amenity space noise, traffic calming on 15 Street NVWW and 2 Avenue NW requested and
potential of reflective glare from windows. Administration considered the relevant planning
issues raised and has determined the proposal to be appropriate.

The applicant held an online public open house for the project on 2020 June 30. A presentation
was provided by the applicant, followed by a question and answer session (Attachment 5).

Approval(s): T. Gddstein concurs with this report. Author: M. Rockley
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The Hillhurst Sunnyside Planning Committee (HSPC) was circulated as part of this application
and a letter was received in response (Attachment 3). Topics discussed within the letter include:
the proposed development setting the tone and precedent for quality future redevelopment on
14 Street NW, high standard of urban design required with density bonusing and offsite
improvements as an opportunity for incremental improvement.

Administration considered the relevant planning issues raised by the letters from adjacent
residents, the applicant-led engagement and letter from the HSPC. The rooftop amenity area is
setback from the edge of the roof to mitigate noise concerns. Surface parking, loading stalls,
waste and recycling facilities meet City standards as proposed and the laneway facing
residential units will assist in moderating noise from laneway operations. The high quality
building design and off-site urban design improvements set a positive tone for further
redevelopments along 14 Street NW.

Strategic Alignment

Administration considered the proposal against relevant planning policies listed below and found
the proposal to be acceptable.

South Saskatchewan Regional Plan (2014)
The recommendation by Administration in this report has considered and is aligned with the

policy direction of the South Saskatchewan Regional Plan, which directs population growth in
the region to Cities and Towns and promotes the efficient use of land.

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board'’s
Interim Growth Plan. This development permit builds on the principles of the Inferim 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.

Approval(s): T. Gddstein concurs with this report. Author: M. Rockley
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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. The proposed development complies with the policies of the
ARP.

In 2012 November, Council approved an amendment to the Hillhurst/Sunnyside Area
Redevelopment Plan to include density bonus provisions, which allow for a density increase up
to the maximum floor area ratio specified in the Area Redevelopment Plan. The density increase
is subject to a contribution to the community amenity fund or provision of an urban design
improvement. At this time the applicant intends to work with Administration to design and
potentially construct improvements including street trees, public seating and sidewalk
improvements north of the subject site at 14 Street NVW and 2 Avenue NWV.

Climate Resilience Strafegy (2018)

The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s
greenhouse gas emissions and mitigate climate risks. The efforts to establish a whole building
platform where electricity consumption information can be tracked supports Climate Mitigation
Program 2 related to 'Energy Consumption Information' and improved energy literacy.

Social, Environmental, Economic (External)

The proposed development 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.

Current and Future Capital Budget

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

Risk Assessment

There are no significant risks associated with this proposal.

Approval(s): T. Gddstein concurs with this report. Author: M. Rockley
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REASON(S) FOR RECOMMENDATION:

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

ATTACHMENTS
1. Conditions of Approval

2. Development Permit Plans
3. Community Association Letter
4. Urban Design Review Panel Comments
5. Open House Summary
Approval(s): T. Gddstein concurs with this report. Author: M. Rockley
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Conditions of Approval

Prior to Release Requirements

The following requirements shall be met prior to the release of the permit. All requirements shall
be resolved to the satisfaction of the Approving Authority:

Planning:

1. Submit a complete digital set of the amended plans in PDF format and a separate PDF
that provides a point-by-point explanation as to how each of the Prior to Release
conditions were addressed and/or resolved. The submitted plans must comprehensively
address the Prior to Release conditions as specified in this document. Ensure that all
plans affected by the revisions are amended accordingly. To arrange the digital
submission, please contact your File Manager directly.

2. As per Part Il, section 3.1.5 of the Hillhurst/Sunnyside Area Redevelopment Plan,
provide a letter, to the satisfaction of the Development Authority, detailing how
improvements to the urban realm at 2 Avenue NW and 14 Street NWW will be undertaken.
The letter must address: what urban realm improvements will be provided, coordination
of the work and how any cost overages will be addressed based on discussions with City
Staff. The contribution is based upon the contribution formula found in the Direct Control
Bylaw for the subject site:

$18.14 x 4,598.73 square metres (total floor area in m2 above base floor area ratio of
2.8) = $83,420.89

or

Remit payment (certified cheque, bank draft) for contribution to the Hillhurst/Sunnyside
Community Amenity Fund as per DC Direct Control District (227D2019).

a) Payment is based on the following:
$18.14 per square metre x 4,598.73 square metres = $83,420.89
Development Engineering:

3. Amend the plans to:

Waste & Recycling Services - General
a. Provide an overhead door (min. size of 3.0m wide X 2.1m high) and a separate

man door with keypad access for the waste facility.

Waste & Recyeling Services - Collection Vehicle Access

a. Indicate that the adjacent lane will be paved at the developer’s expense, as the
containers will be rolled into the lane for collection.
b. Provide (include relevant grades) a level transition between the collection /

staging area and the adjacent alley.

CPC2020-1212 - Attach 1 Page 1 of 7
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4. Consolidate the subject parcels. Submit a copy of the registered plan and certificate of
title, confirming the consolidation of subject parcels onto a single titled parcel, to the
Development Engineering Generalist.

5. Submit three (3) sets of the Development Site Servicing Plan details to Development
Servicing, Inspections and Permits, for review and acceptance from Water Resources,
as required by Section 5 (2) of the Utility Site Servicing Bylaw 33M2006. Contact
developmentservicing2@calgary.ca for additional details.

For further information, refer to the following:

Design Guidelines for Development Site Servicing Plans
https://www.calgary.ca/PDA/pd/Documents/urban _development/publications/DSSP-
Design-Guidelines.pdf

Development Site Servicing Plans CARL (requirement list)
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-
plan.pdf

6. Follow the submission requirements outlined in Section 3.0 of The City of Calgary
Guidelines for Erosion and Sediment Control (Erosion and Sediment Control Reports
and Drawings: Technical Requirements) and either submit the required (2) copies of an
Erosion and Sediment Control (ESC) Report and Drawings or the required (2) copies of
a Written Notice to Development Engineering, for review and acceptance by Stormwater
Pollution Prevention (SPP), \Water Resources. The City of Calgary Guidelines for
Erosion and Sediment Control can be accessed at: www.calgary.ca/esc (under
Approvals).

Documents submitted shall conform to the requirements detailed in the current edition of
The City of Calgary Guidelines for Erosion and Sediment Contro/ and shall be prepared,
signed and stamped by a qualified consultant specializing in erosion and sediment
control, and holding current professional accreditation as a Professional Engineer (P.
Eng.), Professional Licensee (P.L. Eng), Professional Agrologist (P. Ag.) or Certified
Professional in Erosion and Sediment Control (CPESC). For each stage of work where
soil is disturbed or exposed, documents must clearly specify the location, installation,
inspection and maintenance details and requirements for all temporary and permanent
controls and practices.

If you have any questions, contact 3-1-1. A Service Request (SR) will be created for the
Erosion Control Team in Water Resources.

Transportation:
7. Obtain final approval for the Construction Drawings CD2020-0134 for the proposed
offsite improvements. Ensure the plans for release of DP2020-3902 are consistent with

the approved Construction Drawings.

8. Amend the plans to indicate the Public Access Easement area (pedestrian) required for
the 1.37 meter horizontal encroachment into the Bylaw setback area.

CPC2020-1212 - Attach 1 Page 2 of 7
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9. Execute and register on title a Public Access Easement Agreement with the City of
Calgary over the horizontal encroachment of the Bylaw setback / future road right of way
associated with the project lands (Servient Lands) in favour of 14 ST NV (Dominant
Lands) for the purpose of pedestrian access. The agreement and registerable access
right of way plan shall be to the satisfaction of the Director, Transportation Planning and
the City Solicitor. A standard template for the agreement and an Instruction Document
can be provided by the Transportation CPAG Generalist. Submit an original copy of the
executed agreement and the certificate of title(s), indicating the agreement is registered
on title, for all affected parcels.

10. Amend the plans to indicate the following with respect to the 14 ST NVV boulevard and
sidewalk:
- Indicate that all adjacent boulevards are graded to the satisfaction of Calgary Roads.
- Provide two (2) boulevard cross sections. Indicate the existing and proposed
dimensions, elevations and slopes at the top of curb, ultimate property line and the
existing property line and the main floor. As agreed to by Roads, a compromised
maximum 3% grade is permitted in the boulevard.

11. Regarding the bicycle parking supply:
- Amend the plans to provide the Bylaw required supply of Class 2 bicycle parking
stalls (10 additional stalls / 5 additional racks).
- Provide a detail of the Class 2 racks. We recommend inverted, U-shaped racks..
- Provide a written protocol for Class 1 bicycle parking access. Where will entry be
provided for cyclists 7 How will safe access be guaranteed at all times ?

12. Amend the plans to provide signage in all Visitor parking stalls indicating the restricted
use. Provide a detail of the sighage on the plans.

13. Amend the plans to provide wheel stops in parking stalls located off the lane.

14. Amend the plans to include a Trench drain detail per Roads specification
454.1010.003. See below:
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S — B GRAVITY CONSECTION TO CITY SIOAW )

0

15. Regarding the adjacent Transit zone:
- Amend the plans to indicate that the adjacent Transit stop will include a Transit
shelter.
- The Transit shelter shall be provided at cost to the developer.
- Confirm satisfactory payment for the Transit shelter. Contact Olivia VVeltom
(Olivia.veltom@calgary.ca) for cost estimate.

CPC2020-1212 - Attach 1 Page 3 of 7
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16. Amend the plans to remove the indication of patio furniture from the Road right of way +
Bylaw setback area for this DP submission. Although such items can be considered,
there is a separate approval process (license of occupation: call 311).

17. Remit a performance security deposit (certified cheque, bank draft, letter of credit) for
the proposed infrastructure listed below within the public right-of-way to address the
requirements of the Business Unit. The amount of the deposit is calculated by Roads
and is based on 100% of the estimated cost of construction.

The developer is responsible to arrange for the construction of the infrastructure with
their own forces and to enter into an Indemnification Agreement with Roads at the time
of construction (the security deposit will be used to secure the work).

Roads

a. Closure and removal of existing driveway crossing
b. Construction of new sidewalks
c. Construction of new wheelchair ramps,
d. Construction of new curb and gutter
e. Construction of tree trenches to City standards
f. Construction of lay-by City standards
g. Lane paving.
h. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., should
it be deemed necessary through a site inspection by Roads personnel.
18. Remit payment (certified cheque, bank draft) for the proposed infrastructure listed below

within the public right-of-way to address the requirements of the Business Units. The
amount is calculated by the respective Business Unit and is based on 100% of the
estimated cost of construction.

The developer is responsible to coordinate the timing of the construction by City forces.
The payment is non-refundable.

Roads
a. Street lighting upgrading adjacent to the site and as may be required for the
proposed offsite improvement area.

Parks:
No comments.

Permanent Conditions
The following permanent conditions shall apply:
Planning:

19. The development shall be completed in its entirety, in accordance with the approved
plans and conditions.

20. No changes to the approved plans shall take place unless authorized by the
Development Authority.

CPC2020-1212 - Attach 1 Page 4 of 7
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21. A Development Completion Permit shall be issued for the development before the use
is commenced or the development occupied. A Development Completion Permit is
independent from the requirements of Building Permit occupancy. Call Development
Inspection Services at 403-268-5311 to request a site inspection for the Development
Completion Permit.

22. Upon completion of the main floor of the building, proof of the geodetic elevation of the
constructed main floor must be submitted to and approved by the Development Authority
prior to any further construction proceeding. Email confirmation to
geodetic.review@calgary.ca.

23. All electrical servicing for freestanding light standards shall be provided from
underground.

24, A lighting system to meet a minimum of 54 LUX with a uniformity ratio of 4:1 on
pavement shall be provided.

25. The walls, pillars and ceiling of the underground parkade shall be painted white or a
comparable light colour.

26. The light fixtures in the parkade shall be positioned over the parking stalls (not the drive

aisles).

27. All stairwell doors and elevator access areas shall be installed with a transparent panel
for visibility.

28. Fascia sighage shall be placed only in the desighated sign area as indicated on the

approved plans. Any damage to the building face, as a result of the sign installation or
removal, shall be repaired to the satisfaction of the Development Authority.

Development Engineering:

29, If during construction of the development, the developer, the owner of the titled parcel, or
any of their agents or contractors becomes aware of any contamination,
a. the person discovering such contamination shall immediately report the
contamination to the appropriate regulatory agency including, but not limited to,
Alberta Environment, Alberta Health Services and The City of Calgary (311).
b. on City of Calgary lands or utility corridors, The City of Calgary, Environmental and
Safety Management division shall be immediately notified (311).

30. The developer / project manager, and their site designates, shall ensure a timely and
complete implementation, inspection and maintenance of all practices specified in
erosion and sediment control report and/or drawing(s) which comply with Section 3.0 of
The City of Calgary Guidelines for Erosion and Sediment Control. Any amendments to
the ESC documents must comply with the requirements outlined in Section 3.0 of The
City of Calgary Guidelines for Erosion and Sediment Control.

For other projects where an erosion and sediment control report and/or drawings have
not been required at the Prior to Release stage, the developer, or their designates, shall,
as a minimum, develop an erosion and sediment control drawing and implement good
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housekeeping practices to protect onsite and offsite storm drains, and to prevent or
mitigate the offsite transport of sediment by the forces of water, wind and construction
traffic (mud-tracking) in accordance with the current edition of The City of Calgary
Guidelines for Erosion and Sediment Control. Some examples of good housekeeping
include stabilization of stockpiles, stabilized and designated construction entrances and
exits, lot logs and perimeter controls, suitable storm inlet protection and dust control.

The City of Calgary Guidelines for Erosion and Sediment Control can be accessed at:
www.calgary.ca/ud (under publications).

For all soil disturbing projects, the developer, or their representative, shall designate a
person to inspect all erosion and sediment control practices a minimum of every seven
(7) days and during, or within 24 hours of, the onset of significant precipitation (> 12 mm
of rain in 24 hours, or rain on wet or thawing soils) or snowmelt events. Note that some
practices may require daily or more frequent inspection. Erosion and sediment control
practices shall be adjusted to meet changing site and winter conditions.

31. Contact the Erosion Control Inspector, Water Resources, with at least two business
day’s notice, to set up a pre-construction meeting prior to commencement of stripping
and grading. Locations north of 17 Avenue S should contact 403-268-5271. Sites south
of 17 Avenue S should contact 403-268-1847.

32. Stormwater runoff must be contained and managed in accordance with the “Stormwater
Management & Design Manual all to the satisfaction of the Director of Water Resources.

33. The grades indicated on the approved Development Site Servicing Plan(s) must match
the grades on the approved Development Permit plans. Upon a request from the
Development Authority, the developer or owner of the titled parcel must confirm under
seal from a Consulting Engineer or Alberta Land Surveyor, that the development was
constructed in accordance with the grades submitted on the Development Permit and
Development Site Servicing Plan.

Transportation:
34. This section of 14 ST NW is the subject of a future Main Streets initiative.

35. The developer shall be responsible for the cost of public work and any damage during
construction in City road right-of-ways, as required by the Manager, Transportation
Planning. All work performed on public property shall be done in accordance with City
standards.

36. Indemnification Agreements are required for any work to be undertaken adjacent to or
within City rights-of-way, bylawed setbacks and corner cut areas for the purposes of
crane operation, shoring, tie-backs, piles, surface improvements, lay-bys, utility work,
+15 bridges, culverts, etc. All temporary shoring, etc., installed in the City rights-of-way,
bylawed setbacks and corner cut areas must be removed to the satisfaction of the
Manager of Transportation Planning, at the applicant's expense, upon completion of the
foundation. Prior to permission to construct, contact the Indemnification Agreement
Coordinator, Roads at 403-268-3505.
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Parks:

37. Any damage to public parks, boulevards or trees resulting from development activity,
construction staging or materials storage, or construction access will require restoration
at the developer’'s expense. The disturbed area shall be maintained until planting is
established and approved by the Parks Development Inspector. Contact 311 for an
inspection.

38. Any tree planting in the City boulevard shall be performed and inspected in accordance
with Parks Development Guidelines and Standard Specifications — Landscape
Construction (current edition). Applicant is to contact the Parks Development Inspector
through 311 to arrange an inspection.
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DP APPLICATION NOTES

ZONING DC 227 D2019
PERMITTED HEIGHT 30M - 26M AND 30M ARE MET
SETBACKS - PER BY-LAW- SEE SECTION A19 FOR DETAILED SETBACKS

GROSS SQUARE METER = 10451.6

SITE COVERAGE - 14,582 SF 1354.7 SM SITE COVERAGE ON 2090.3 SM .209
hectares SITE COVERAGE .= 64.8%

168 UNITS or 804 UNITS / HECTARE

‘&;

A
sk

: ]
Easement relaxation - the 14th street road widening easement is respected at grade. . We seek relaxation of » o
the intermittent soffit of the 3rd floor of the building which has an important architectural feature of 6 projecting ¢
bays. There is still 7.280 meters clear under these bay projections. see A19

Elood- The electrical equipment is predominantly on P1. The foundation will have a pump system to manage any
water seepage. It is expected thatin the event of a flood that P1 floor can be protected. All electrical equipment
on P1 will be raised above the slab floor to allow for drainage down to the lower level. The transformer and
generator on the main floor will be at 5030.  While caution must be exercised to mitigate flood effects, effort has
been made to raise the main FF with 2 internal steps to keep the rear elevation meaningfully above the lane
elevation while not compromising the direct at grade access on 14th street to encourage the usage of the retail
envionment. Construction specs of the main floor will mitigate flood damage risk by raising glass sills to 5030,
avoiding electrical and water vulnerable finishes below 5030 as examples of a few strategies. residents using
storage in the basement will be informed of potential for flooding.

The puhlic realm on 14th has been enhanced with effort to consolidate services to allow for a tight rhythm of tree
planting. The lay-by parking stalls provide a sense of protection o pedestrians while enhancing the accessibility to
the retail. Two tone paving will provide a rhythm in coomdination with the tree spacing. An approximate 2meter
space for egress from CRU units will be activated by retail units with opportunities for street furniture street displays
and other appropriate functions. The sidewalk proper has been widened to the requested 2 meters. Lighting on the
street with recessed strip fixtures will wash the front of the glass, the CRU units and provide spill over light on the
sidewalk.

The_offsite enhancements north of the site have added trees on 14th street and street furniture, provided for the
buss shelter and focused on the 2nd street intersection with landscaping wrapping around the north side.

The lane will be paved with asphalt from the site north to 2nd avenue. 10 parking stalls will be reserved for retail
usage. This parking area will be finished with concrete in textured finishes to help set off the site and add to the
functional width of the lane with additional space on the lane behind the stalls. The internal rear circulation hall has %
been separated in function from the Condo to allow for free flow of all patrons to the retail or condo building. The
north entry has been moved out in line with the other entry to reduce the depth of the recess on the building face. “

The residential units will not have back doors on the hall to access other building amenities but their pimary 1 &
entrance is from the lane. Separations in the parking has been added at the residential entries to provide access o
these units. The courtyard spaces have been split for each unit and to formalize the resident entry zone. The
brick red color accent finish of the building has been utilized to distinguish these units with their own identity. These
units have the advantage of greater ceiling height which helps to provide a sense of town house. Lighting on the
lane is at all entries and service areas. The light fixtures will respect dark sky objectives and avoid glare across the
lane while providing security to the immediate building. Tree planting was not achieved due to parking under and
power over head. Planters will be incorporated in the courtyards for residents to plant according to their tastes, but
the location is not suitable for anything but smaller decorative plantings. The courtyard fences will use the same
material as the wall but with a different rhythm in the pattem. These fences will be 5 ft tall to provide privacy and
security with lockable gates. UDRP recommended 'Live work' as a reasonable alternate function for these units. It
would be beneficial to allow flexibility for such uses on a user demand basis and allow the market place o have this | o
option. In such circumstances application could be made to alter the fence to increase visibility.

Building Architecture and Finishes — The building base on 14th street is finished with gloss white porcelain to
offset the texture of the dominant cement board panels above. These will ensure a robust maintenance free finish
at grade that will provide a clean contemporary expression. There are 3 colors of panels each with two textures. (
White, Charcoal, Brick red) the contrast of gloss vs flat finish will add dimension to each of these fields of color.
The building expression counterbalances balconies with projections that are viewed as enclosed balconies. 49 of
the units do not as a result have balconies. There is dependence on the roof top for outdoor amenity for these
units. The pushing and pulling of projecting forms provides a repeating pattem that breaks down the massing on the
east and enhances the stepping effect on the west. The roof top canopy reaches out to the south and 14th street
side providing identity to the top while being practical to manage microclimate on the roof. The mof paving creates
a walk around path with various outdoor seating environments that include fire pits and a micro climate protected
partial glass enclosure facing the mountains. The roof top will be & primary gathering area for residents as well
providing a fitness room that features the cities night lights. These amenities disguise the mechanical spaces
creating the effect of destination on the roof.

layouts while not submitted
in this package are implicitin the plans showing structural grids and accurate columns, stairs elevators and shear e ﬁ e : | ! - >
wall sizes. Location of mechanical and electrical has been rationalized on all floors with provision for pimar: =
ducting. Heating and cooling will provide for individual HRV systems for each unit but with efficient central hzt and CONTEXT PLAN AN D PHOTO LOCATIONS
cold water. This will lead to & healthy building providing isolation between units and obtain the highest energy
efficient potential. The building envelop will meet the cument high standards of the codes leading to a high
performance building. Full energy modeling will take place as part of construction documentation  The building will
employ smart technologies for the total building and individual suites allowing full remote control of systems which
is projected to save 1/3 of energy costs. Full scale civil are separate from this attachment. Full DSSP documents

to follow in two weeks. Note reports for transportation, environmental, gectech are complete and can be submitted [GROSS AND NET AREAS 7 \
it fieaded. Euur Fdnits [cormpon area [Gross sm [Net sm [NiG
.G SEE DETAIL SHEET #28 P2 429 stalls ]
P1 { |49 stalls J
LOADING SWEEP PATHS SEE DETAIL SHEET see sheet detail #10  Total garage /B STALLST N e —
Loading sweep paths show a 6.4 Meter long truck (TAC 2017 LSU)as worst case. Lamger vehicles cannot clear the { P AMENITYSPACE
power poles with .6m clearance. Moving vehicles for small units recommend 17ft trucks, this size can easily use  |1_total main floor \ ] 1221.43 197604 P [loorJarea notes
the lane. 1_main floor retail LY 0 746.75 {| [Pz
1\ / 0 > [P
BIKE PARKING SEE A7 FOR DETAILS (215 CLASS 1 & 18 CLASS 2)- the objective is to have 1.25 bike stalls |1 Main floor residential pa N @ 2z101 { i
per unit on site with most as class 1 stalls so that there is @ symbolic correlation between number of units and E [ |25 53 ) B.75 63.42 \ |2
number of bikes. Bikes will typically enter the building on the car ramp. Stalls are located on P1 to provide 25 =4 579 41,56 3
convenient access to this entry. zone. The ramp clearance meets minimum standards of 2.4 meters should some |3 1= 53 ) 579 41,56 n
ride down the ramp. Riding down the ramp is not encouraged but will take place. There are no other bulkhead or |2 Uz 25 36670 |124156 5
clearance issues affecting bike access.  Extra space is provided inthe p1 bike parking area for a bench and bike |3 /|2—5 1-55—3\ 1wm E
mount for bike maintenance and repairs. This will be encouraged rather than taking bikes up to units. Elevators = {1 1353 271.56 1146.24 1 757 [Barcen
are adequate to handle bikes, though the use of elevators for bike movement is not preferred. |- - - IB_ P
: . stalls ided -17 desi d guest stalls 18 20 1259 063.83 [93B.51 E ‘OUIW
provided { A 21228 | [ PENT [129 [inside
MU-2 Bylaw Vehicle Park [Total NET residerntial \ | £361.63 PENT |597 Joutside
ca|;u|a1‘:m¥v N otal FAR 172 1o 0451.56 |9108.58 [& [TOTAL | 1462 |B60sm required
(FAR 5=22 500sf x 5 =112,500sf max allowe:
;"’Je“ fﬁ,& 14 Streat 20032 x 5 = 10451.6 sm LA
Date:  (2020-08-06)
Bicycle (Class 1) 1. |per unit
Supply: 25
UNIT TYPE SUMMARY ] B
Land Uses Density Bylaw Parking Ratios Bylaw Stalls After Shared Parking UNIT TYPE Wid_!h_I LENGTH |Bedrooms [AREA of UNIT__ % units
Base Ratios Transit With No With Transit|With No With Transit AT medium 14'4 |34 10" |2 bed 556sf 51.65sm |2
Reduction  (Transit Reduction  [Transit Reduction (A2 medium 4 4. |44' > bed [620sf 58.44sm |3
Rreduction Reduclion [A3 medium 24 [342—Jobed 56281 54.07sm |5 =z =
Multi-Family 172[units  [0.75 [stalls [unit 25% 97 65 TOTAL e < ETH = 3
Resident; er
( ) 025 svalls [oxtra bike B1 wide 16" 5 [44'0 2 bag" ;I}( 57,\36"’\5’\ B 5 |
loer lsats 499 Joved  [ro0st 65.03m ]o ©
MUT-F amily (Visitor)| 0,10 [stalls_[unit 25% B iE | B Ehwiie geosilata jobed _[632af 1SBFRlem: [2 L £
per B3 wide ' 5° |36'5 2 bed 713sf 66.24sm - =
|Retail 748mz  [2.00 [stalls [100 m2  [25% 12 g B4 wide § 5”314 2bed  [550s7 51 10sm. & | -
GUFA per GUFA B5 wide g° [35° 541sf 50.26sm 227 s
-3.00(stalls ground 1675 |30 [492sf 45.7sm 1 <
reduction B6 wide 1§ 5" [35° 567sf 52.68sm |4 ™ u
Total 127 67 123 B4 ToTAL T o4 i D
C1 narrrow 12' " |35 [445sf 41.34sm |2 u|
Parking Reductions ﬁgg gg;im 18 :
lied —— - =
1352 - Reduction For Transi A vis et 42.700m |3 -
|Supportive Development 48457 44’965m 3 B
[The required number of motor vehicle parking stalls in section 1350 is reduced by 25.0 per cent when the use is 490sf 45v5hm > =
located in a building located within 600.0 metres of D o - ol
C3 1 40° 11 512sf 46.57: 30
an existing or approved capial funded LRT platform of within 150.0 fafrey o el L & O
metres of frequent bus service. 500sf 48 31sm |7 =
Note:  [Transit Service on 14 Street NW (<25m} does not meet the 'frequent bus T naron g AT e 12 bed S50eT 51 q0em 117 B|
service' thrashold 27 Dbed  |seost s3Besm |p A -
Transit Service on Kensington Road (145m) does meet the frequent bus ToTAL T 03 =
lservice' threshold Bl
[ Town house 24\8" [24'5" 12 bed 595sf 55.2Bsm |4 [~ )
l [618sf 57.41sm 4 = |
1354 - Reduction for Bicycle 503sf 46.73 B T
Supportive Development [E 5368 — [——KENSINGTON RD NW c-0
[The total number of motor vehicle parking stalls required by section 1350 for all of the units within E penthouse |W. Floor 7 -8 2 bed B72¢f 81.01sm B o N S fii3—=
the development is reduced by 0.25 motor vehicle parking stalls gggi 20-365'“ -1z F"'h‘-g_—_
for each additional bicycle parking stalls — class 1 provided in excess of the number of bicycle parking stalls — class 4665f 4; ;m .,", | ¢ ——t
1 _required in section 1353 to a8 maximum of 25 per cent GQGZf 64.G(i$sy?n <
of the total number of motor vehicle parking stalls required by section 1350 for all of 70Bsf 65.775m F
the units within the development 6e1sf 63.27sm - T ¥
Note:  [To qualify for the maximum 25% reduction requires a Class 1 bicycle supply 1090sf 101.26sm A ILL]‘Li‘L]', ‘ I | T ”
ratio of 1.25 stalls per unit RES TOTAL AN 72 - —
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O LANE WEST VIEW OF EXISTING BUILDING
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