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Development Permit in Downtown Commercial Core (Ward 8) at 526 – 4 Avenue 
SW, DP2020-5899 

RECOMMENDATION: 

That Calgary Planning Commission APPROVE Development Permit DP2020-5899 for a 
New: Dwelling Unit, Office, Retail and Consumer Service at 526 – 4 Avenue SW (Plan 
09T14296, Block 15, Lot 33) with conditions (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2021 OCTOBER 21: 
That with respect to Report CPC2021-1414, the following be approved: 

That the Calgary Planning Commission recommend that DP2020- 5899 be referred to 
Administration to: 

• identify ways that commercial/retail can be added along 5 Street SW;
• identify ways to consolidate the bike parking on level one or P1 of the parkade;

and
• To explore ways to reduce spandrel or add glazing to east elevation;

To the satisfaction of Administration, and to report back to the Calgary Planning 
Commission no later than 2021 December 16. 

HIGHLIGHTS 
• This application proposes a new mixed-use development providing 268 dwelling units in

a single 33-storey building (112 metres in height) with retail uses at-grade and the
potential for small offices on the top floor.

• The proposed development would advance and align with the goals and policies of the
Greater Downtown Plan and the Municipal Development Plan (MDP) which encourage
downtown livability through new residences and supporting amenities.

• What does this mean to Calgarians? This application proposes new housing options in
the Downtown Commercial Core where employment and amenities are easily
accessible.

• Why does this matter? Promoting residential growth would allow for dense, urban, low-
carbon lifestyles and support the revitalization of downtown as a key component of
Calgary’s economy and tax base.

• The proposal aligns with Land Use Bylaw 1P2007.
• On 2021 April 26 Council approved a maximum of $5 million in contributions to the Plus

15 fund to incentivize residential development downtown.
• Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring

neighbourhoods.

DISCUSSION  
This application in the Downtown Commercial Core was submitted by S2 Architecture on behalf 
of the landowner, La Caille Fourth Avenue Group, on 2020 September 18. The site is within the 
high-density fabric of Downtown and is currently developed with a single-storey commercial 
plaza. As per the Applicant Submission (Attachment 5), the site’s vision is for a high-density 
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tower consisting of dwelling units with supporting retail uses in a podium at grade. The top-floor 
units are proposed to be small offices, but may be developed as a large penthouse apartment.  
 
The podium is three storeys tall with the upper storey being supported by columns. At-grade, 
the main entrance is recessed six metres beyond the columns. The tower is simple with 
identical floor plates for most of its height. Vertical lines of white panelling will extend the height 
of the building along its western façade, while the eastern façade will feature a variated pattern 
of three-tone grey panelling. The full development permit plans can be found in Attachment 4. 
 
As part of the review process, this application was reviewed by the Urban Design Review Panel 
(UDRP) on 2020 September 30 where further review was recommended. Subsequent 
amendments to the plans were reviewed by the City Wide Urban Design team and accepted. 
Comments from UDRP are included in Attachment 3. 
 
This proposal would be the first to make use of Council-approved funding meant to incentivize 
residential development downtown by offsetting the required contribution to the Plus 15 Fund of 
approximately $1 million. The applicant is responsible for making the contribution to the Fund 
and The City will reimburse the contribution. The building is designed to allow connection to the 
Plus 15 network in the future, however physical connection to the network is not possible until 
the adjacent site is redeveloped. 
 
Overall, the proposal would allow for residential growth downtown, furthering a shift from 
commercial use to residential use to promote greater vibrancy and revitalization in the 
Downtown Commercial Core. This aligns with the objectives and policies of the MDP and the 
Greater Downtown Plan.  
 
A detailed planning evaluation of this application, including location maps, is provided in 
Attachment 1, Background and Planning Evaluation.  
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 
☐ Outreach was undertaken by the Applicant 
☒ Public/Stakeholders were informed by Administration 
 
Applicant-Led Outreach 
As part of the review of the proposed development permit application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the community association was appropriate. They determined that no 
additional outreach would be undertaken. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on site and published online. No public comments were received at the time of writing 
this report. There is no community association for the subject area. 
 
Following Calgary Planning Commission, Commission’s decision will be advertised in 
accordance with the Municipal Government Act. 

 Approval: S. Lockwood concurs with this report. Author: D. Pomreinke 
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IMPLICATIONS  
 
Social 
This proposal would enable affordable and accessible housing in a location well served by 
existing infrastructure and within close proximity to services and transit. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Climate Resilience Strategy. 
 
Economic 
The proposal includes 268 dwelling units, 188 square metres of net retail space at-grade, and 
186 square metres of office space on the top floor. This development would add housing to the 
Downtown in alignment with the goals of the Downtown Strategy and the economic 
development strategy Calgary in the New Economy. 
 
Service and Financial Implications 
No anticipated financial impact. This proposal would make use of Council-approved funding 
meant to implement the policies and objectives of the Greater Downtown Plan by incentivizing 
residential development. 
 
RISK 
There are no known risks associated with this proposal.  
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Conditions of Approval 
3. Urban Design Review Panel Comments 
4. Development Permit Plans 
5. Applicant Submission 
 
Department Circulation 
 
General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 
Background and Site Context 
 
The subject site is located in the Downtown Commercial Core at the northeast corner of 4 
Avenue SW and 5 Street SW. The site is approximately 65 metres wide by 37 metres deep (215 
by 125 feet) and has a total area of approximately 0.17 hectares (0.64 acres). Vehicular access 
to the site is provided through dual accesses onto 4 Avenue SW as well as the lane north of the 
site which accesses 5 Street SW. The 5 Street SW cycle track runs along the site’s western 
property line. 
 
The site is currently developed with a single-storey commercial building featuring a mix of retail 
uses. Surrounding development consists of a mixture of high-density commercial and residential 
uses in buildings ranging between six and 32 storeys in height. A two-storey commercial 
building is immediately east of the site. 
 
The site is a five-minute walk (350 metres) from 7 Avenue SW where transit service is available 
via LRT and BRT, as well as access to the CORE Shopping Centre. The Bow River Pathway is 
located a similar distance to the north. 
 
This proposal began with a pre-application enquiry submitted to The City on 2020 June 01. At 
the time, a major concern was the separation distances for any future mid-block tower. The 
applicant responded with careful placement of balconies and windows, giving Administration 
greater comfort supporting smaller separation distances and ensuring the future livability of the 
entire block. 
 
Community Peak Population Table 
 
As identified below, the Downtown Commercial Core reached its peak population in 2015. 
 

Downtown Commercial Core 
Peak Population Year 2015 
Peak Population 9,083 
2019 Current Population 8,683 
Difference in Population (Number) - 400 
Difference in Population (Percent) - 4.4% 

Source: The City of Calgary 2019 Civic Census 
 
Additional demographic and socio-economic information may be obtained online through the 
Downtown Commercial Core Community Profile. 
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Location Maps 
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Previous Council Direction 
On 2021 April 26 Council approved “Realizing Calgary’s Greater Downtown Plan – Initial 
Investments and Incentives” (C2021-0524), a $200 million portfolio of investments meant to 
create momentum in Greater Downtown and further its revitalization. Key to this momentum is 
residential growth in the area which can offset lower commercial demand and create a critical 
mass of people to attract new amenities. 
 
All significant residential development in the Downtown Commercial Core requires a mandatory 
contribution to the Plus 15 Fund; therefore, the contribution itself can serve as a financial barrier 
to development. As part of the Council-approved portfolio, a $5 million fund was set aside to 
offset the required contribution. This application is the first to make use of the incentive fund and 
will be seeking to offset the required contribution of approximately $1 million. 
 
Planning Evaluation 
 
Land Use 
The site is designated as the Commercial Residential District (CR20 – C20/R20) which applies 
to most of the Downtown Commercial Core. The CR20 – C20/R20 District is designed to 
support high-rise, high-density developments that contribute to downtown’s role as Calgary’s 
pre-eminent destination for business, retail, entertainment and cultural activities. The District 
offers numerous opportunities for developments to earn bonus density through provision of 
desirable amenities such as connections to the Plus 15 system, a high-quality public realm at-
grade, and publicly accessible private open space. Residential uses are particularly emphasized 
as being desirable. 
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This proposal makes use of available bonus incentives to achieve density as follows: 
 

 Additional FAR Total FAR 
Base density (Dwelling Units)  3.0 
On-Site Pedestrian Amenities (including 
Plus 15 connectivity) 12.0 15.0 

Contribution to Central Business District 
Improvement Fund 0.12 15.12 

 
Development and Site Design 
The proposed building consists of a three-story podium with a tower above for a total of 34 
storeys. The placement of the building is constrained by the required 2.13 metre setbacks from 
both streets for public realm improvements, as well as an additional 2.2 metre setback required 
by the land use district. These setbacks, as well as the realities of parkade geometry below 
grade, have determined the location of the elevator core and therefore placement of the overall 
tower. A total of 268 residential units are proposed. 
 
The south and west façades of the podium are recessed by 6.1 and 3.5 metres respectively, 
creating a wider public realm beneath the canopy, which is supported by four support columns. 
The canopy and columns serve to frame the main entrances to the residential lobby as well as 
the commercial retail units. In addition, the space creates opportunities for a plaza or semi-
private patios should restaurant uses be desired. 
 
The eastern third of the site is not envisioned for major development at this time but will be 
converted to a surface parking lot. This surface lot is to be screened by a decorative fence so as 
not to detract from the public realm. 
 
The at-grade uses will extend into much of the second floor. A stairwell will provide access from 
grade to a future Plus 15 connection on the third floor. The third floor will also feature residential 
amenities including individual storage units, a co-working space as well as a gym. Additional 
common amenity space will be provided on the fourth floor in the form of an indoor lounge as 
well as an outdoor terrace. This additional outdoor amenity space is meant to offset the lack of 
private amenity space available to many units. The applicant proposed reducing the number of 
balconies to minimize heat loss via exposed floor slab, which Administration agreed to as a 
means of supporting energy efficiency. 
 
Urban Design Review Panel 
The Urban Design Review Panel (UDRP) reviewed the application at its initial submission and 
provided comments. In general, UDRP’s comments reflect an acknowledgement of what the 
project is trying to accomplish with its simplicity but urged the applicant to make several 
refinements to the plans. Comments from UDRP questioned the utility of the Plus 15 connection 
in this location. However, the Land Use Bylaw requires that all buildings seeking to make use of 
bonus density must design their buildings with Plus 15 connectivity in mind. 
 
In response to UDRP’s comments, the applicant provided additional articulation to the building 
façade (particularly at-grade to highlight the commercial entrances), continued the south façade 
treatment around to the west façade, and instituted several changes to the common outdoor 
amenity space. 
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Transportation 
The site benefits from strong connectivity for all mobility modes. Both local and rapid transit are 
available within 300 metres (a five-minute walk), a cycle track connection is immediately 
adjacent to the site, and the grid network of downtown provides multiple connection points for 
pedestrians. 
 
Commercial loading and servicing bays will be accessed from the lane, as will the four-level 
underground parkade. Bicycle parking will be spread throughout the parkade as well as on the 
second floor, which will otherwise be used for mechanical and storage. At-grade bicycle parking 
will be clustered along the western façade of the building close to the cycle track. 
 
Environmental Site Considerations 
The development has been designed such that the location of all electrical and mechanical 
equipment is above the 1-in-100-year flood level. An environmental site assessment was 
provided that identified no evident environmental concerns. 
 
Utilities and Servicing 
Water, sewer and storm sewer connections are all available from both 4 Avenue SW and 5 
Street SW. Relevant studies have been provided that confirm capacity exists to service the 
proposed development.  
 

Legislation and Policy 
 
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 (IGP). The proposed development builds on the principles of the IGP by 
means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
This application falls within the Greater Downtown Activity Centre as identified on Map 1: Urban 
Structure in the Municipal Development Plan. Policy for this area intends to support Downtown 
as the urban destination of choice for Calgarians by promoting residential development and 
livability. 
 
Climate Resilience Strategy (2018) 
This application provides more efficient use of land in alignment with Program 6: Land-Use and 
Transportation Planning of the Climate Resilience Strategy, but no other climate adaptation or 
mitigation measures are provided. 
 
Greater Downtown Plan (Non-Statutory – 2021) 
This application aligns with the vision and principles of the Greater Downtown Plan primarily by 
advancing its first strategic move: strengthening neighbourhoods to create vibrant urban life. To 
that end, policies meant to make downtown living more attractive and to shift the image of the 
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Downtown Commercial Core rely on increased population downtown in order to increase 
demand for amenities and make them more cost-effective to provide. 
 
The western portion of the Downtown Commercial Core is an area particularly hard-hit by 
economic recession due to its older supply of commercial floor space. This proposal can provide 
a substantial amount of additional foot traffic to help bolster local retail demand and can aid in 
attracting new office tenants who are seeking more livable areas in which to locate. The creation 
of a new public plaza in front of this building offers opportunities for place-making initiatives that 
can transform this block into a more desirable, vibrant location. 
 
Land Use Bylaw (2007) 
This development permit requires the following relaxations to the Land Use Bylaw. 
Administration has reviewed each relaxation individually and considers each relaxation to be 
acceptable for the reasons outlined below. 
 

Bylaw Relaxations 

Regulation Standard Provided 

1298 Residential 
Amenity Space 

Common Amenity Space 
Outdoors 
(6)(c) must have a contiguous 
area of not less than 50.0m2 with 
no dimension less than 6.0m;  

Plans indicate outdoor amenity dimension 
of 5.0m (-1.0m). 
 
Relaxation supported. Additional 
information provided regarding design 
of the space. 

Common Amenity Space Indoors 
(6)(c) must have a contiguous 
area of not less than 50.0m2 with 
no dimension less than 6.0m; 

Plans indicate indoor amenity dimension 
of 4.7m (-1.3m). 
 
Relaxation supported. Additional 
information provided regarding design 
of the space. 

1318 Locations of 
Uses within 
Buildings 

(5) Only those uses listed in the 
Residential Group of Schedule A 
to this Bylaw, with the exception 
of Hotel uses, may share an area 
of a parking structure with 
residential uses. 

Plans indicate shared parking between 
the residential and commercial uses within 
the parkade. 
 
Relaxation supported. The office use is 
only one possibility and consists of 2 
stalls maximum. 

1325 Motor 
Vehicle Parking 
Stalls 

(c) the visitor parking stall 
requirement is 0.1 stalls per unit. 

Plans indicate 20 (-7) visitor stalls. 
 
Relaxation supported due to high 
degree of site connectivity. 

1331 Location of 
Bicycle Parking 
Stalls 

Bicycle parking stalls – class 1 
must be located at-grade or 
within the first parkade level 
directly below grade. 

Plans indicate Bicycle – Class 1 stalls 
located below the first parkade level. 
 
Relaxation supported. 
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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. A Development Agreement shall be executed in conformity with all reports, plans and 

materials submitted to and approved by the Development Authority, including: 
 

 A Plus 15 Development Agreement with The City to the satisfaction of the City 
Solicitor, 

 The delineation of Plus 15 easement areas, schedules, maintenance obligations, 
and details regarding reimbursement of the required contribution to the Plus 15 
Fund; 

 Details of responsibilities for and construction of all improvements within the 
adjacent public rights-of-way, and 

 Details with respect to contributions to off-site improvement funds in accordance 
with the Bonus standards of Part 10 of Land Use Bylaw 1P2007. 

 
2. Submit contribution to the Plus 15 fund at the current rate at the time of payment.  

Please contact Charmaine Buhler, Senior Engineer, 403-268-1771 for the current Plus 
15 fund rate prior to payment.  

 
Development Engineering: 
 
3. 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 33M2005. 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 

 
Note: Each proposed parcel requires a separate storm connection. Storm service 
must be to 4thAV to avoid connection to double duct. For more information contact 
water resources. 

 
4. Remit payment (certified cheque) for the infrastructure upgrades for the Centre City 

communities, in the amount of $203,608.59 to Development Engineering.  This levy 
includes both the Centre City Utility Levy approved under the Centre City Utility Levy 
Bylaw 38M2009 and an amount approved by Council for community recreation, 
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transportation, parks upgrading, and greenways.  The amount identified above is 
determined by using $4710.00 per meter of site frontage (on avenues only) for the 
proposed development (43.229m on 4 AV SW).  

 
OR 

 
 Apply for the Off-Site Levy Payment Relief Program and execute a Centre City Levy 

Agreement for the payment of Centre City levies pursuant to Bylaw 38M2009, delaying 
payment to Development Completion Permit.  This option is only applicable on 
Development Permits to be released by December 31, 2020. 

 
 To obtain the application and the Centre City Levy Agreement, contact the Infrastructure 

Strategist, Calgary Approvals Coordination (DEBBIE MEILI at 4032688223 or 
deborah.meili@calgary.ca) 

  
Note:  Centre City Levy is being charged as per the Proposed Property Line.  If 
site is not subdivided the centre city levy will be charged for the entire length of 
parcel along 4 AV SW 

 
5. After the Development Permit is approved but prior to its release, the landowner 

shall execute an Off-Site Levy Agreement for the payment of off-site levies pursuant to 
Bylaw 2M2016.  The off-site levy is based on a 2020 development approval date and 
was based on the following:             

 
Description Unit(s) 

526 4 AV SW 
Existing Comm: 1115m2 - New 

Comm: 202m2/New 1 Bed: 148/New 
2 Bed: 120 

  
 
Based on the information above, the preliminary estimate is $160,130.10. 
Should payment be made prior to release of the development permit, an Off-Site 
Levy Agreement will not be required. 
 

 Include the completed Payment Submission Form, which was emailed to the 
applicant. 

 Only certified cheques or bank drafts made payable to the City of Calgary are 
acceptable. 

 
To obtain an off-site levy agreement or for further information, contact the Calgary 
Approvals Coordination, Infrastructure Strategist (DEBBIE MEILI at 4032688223 or 
deborah.meili@calgary.ca) or offsitelevy@calgary.ca. 

 
Transportation: 
 
6. Execute and register on title an Access Easement Agreement with the City of Calgary 

over Lot 33, Block 1, Plan 0914296 (Servient Lands) in favour of 4 Avenue & 5 Street 
S.W. (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 will be provided by the Transportation CPAG Generalist. 
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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. This is to be 
registered over the Bylaw/ Public realm setback areas. 

 
7. 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. Construction of new sidewalks adjacent to site frontages (4 Avenue & 5 Street 

S.W.), 
b. Construction of two new wheelchair ramps, 
c. Construction of new City tree trenches along site frontages to City standards, 
d. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Roads personnel. 
 
8. 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 site frontages (If required). 

 
Parks: 
No comments. 
 
Permanent Conditions 
 
The following permanent conditions shall apply: 
 
Planning:  
 
9. The development shall be completed in its entirety, in accordance with the approved 

plans and conditions.  
 
10. No changes to the approved plans shall take place unless authorized by the 

Development Authority.  
 
11. 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. 
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12. Upon completion of the main floor (storey) subfloor of the building proof of the geodetic 

elevation of the constructed main floor (storey) subfloor of the building must be 
submitted to and approved by the Development Authority prior to any further 
construction proceeding.  Email confirmation to geodetic.review@calgary.ca.    

 
13. All areas of soft landscaping must be watered as identified on the approved plans. 
 
14. All parking and driving aisles shall be fully paved with a minimum of 50 mm asphaltic 

concrete or equivalent material to the satisfaction of the Development Authority. 
 
15. All electrical servicing for freestanding light standards shall be provided from 

underground.  
 
16. The walls, pillars and ceiling of the underground parkade shall be painted white or a 

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

aisles). 
 
18. All stairwell doors and elevator access areas shall be installed with a transparent panel 

for visibility. 
 
19. Handicapped parking stalls shall be located as shown on the approved plans released 

with this permit. Handicap parking stall(s) shall be clearly designated, signed and located 
close to the entrance of the building with barrier-free accessibility. 

 
20. All roof top mechanical equipment shall be screened as shown on the approved plans.  
 
21. Loading and delivery shall take place in the designated loading stall as shown on the 

approved plans and shall, at no time, impede the safety of pedestrian movements and 
use of the parking lot.  

 
22. Parking/Multi-purpose space (as identified on the approved plans) and landscaping must 

be separated by a 150mm (6 inch) continuous, poured in place, concrete curb or 
equivalent material to the satisfaction of the Development Authority, where the height of 
the curb is measured from the finished hard surface. 

 
23. The waste and recycling facilities shall be kept in a good state of repair at all times and 

the doors shall be kept closed while the enclosures are not actively in use for delivery or 
removal of refuse. 

 
Development Engineering: 
 
24. 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).  
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25. 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 
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. 

 
26. 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. 
 
27. 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. 

 
28. Prior to issuance of a Development Completion Permit or any occupancy of the 

building, payment shall be made for off-site levies pursuant to Bylaw 2M2016.  To 
obtain a final estimate, contact the Infrastructure Strategist, Calgary Approvals 
Coordination (DEBBIE MEILI at 4032688223 or deborah.meili@calgary.ca) or 
offsitelevy@calgary.ca. 

 
29. Prior to issuance of a Development Completion Permit or any occupancy of the 

building, payment shall be made for Centre City levies pursuant to Bylaw 38M2009.  To 
obtain an invoice, contact the Infrastructure Strategist, Calgary Approvals Coordination 
(DEBBIE MEILI at 4032688223 or deborah.meili@calgary.ca) or offsitelevy@calgary.ca. 
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Transportation: 
 
30. For the life of the Development, the occupants of the building will be permitted to use the 

elevators to access the class #1 bike facilities. 
 
31. The Access Easement Agreement for the purpose of pedestrian access shall remain 

over Lot 33, Block 1, Plan 0914296 (Servient Lands) in favour of 4 Avenue & 5 Street 
S.W. (Dominant Lands) until such time as required by the Development or Subdivision 
Authority in connection with DP2020-5899 or extinguished with the consent of the 
Development or Subdivision Authority obtained through an application in writing to the 
Development or Subdivision Authority which shall be accompanied by a registerable 
discharge of easement and a copy of the certificate of title downloaded or obtained 
within one week of submission of the application. 

 
132. 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. 

 
33. 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 roadsia@calgary.ca 

 
Parks: 
 
34. Public trees located on the boulevard adjacent to the development site shall be retained 

and protected unless otherwise authorized by Urban Forestry. 
 
35. The submitted plans indicate that the removal of existing public trees along property 

frontage.  As per the City of Calgary Tree Protection By-law, a letter of authorization to 
remove public trees is required from Parks Urban Forestry. The applicant is to contact 
Urban Forestry at 311 or email tree.protection@calgary.ca  to make arrangements for 
the letter and compensation.   

 
36. 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 
at 311 or 403-804-9417 to arrange an inspection. 
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Urban Design Review Panel Comments 
 

Date September 30, 2020 
Time 1:00 
Panel Members Present  

Chad Russill (Chair) 
Terry Klassen 
Colin Friesen 
Michael Sydenham 
Ben Bailey 
 

Distribution 
Chris Hardwicke (Co-Chair) 
Gary Mundy 
Beverly Sandalack 
Ryan Agrey 
Jack Vanstone 
Noorullah Hussain Zada  
Jeff Lyness 
Glen Pardoe 
 

Advisor David Down, Chief Urban Designer  
Application number DP2020-5899 

Municipal address 526 4 Av SW 
Community Downtown Commercial Core 
Project description New: Dwelling Unit, Office, Retail and Consumer Service 
Review first 
File Manager Derek Pomreinke 
City Wide Urban Design Dawn Clarke 
Applicant S2 Architecture 

 
*Based on the applicant’s response to the Panel’s comments, the Chief Urban Designer will determine if further review will include 
the Panel or be completed internally only by City Wide Urban Design. 

Summary 

The building under review, titled ‘4th Avenue Tower’, is a 30 storey residential tower on a two storey lobby and retail 
podium which includes a Plus 15 link accommodated at the north façade. It is located at the west side of the north 
edge of the downtown core just south of the developing Eau Claire residential area.  It meets the basic planning 
objectives of various Calgary downtown plans and is an adequate urban design solution for this site but could be 
improved to provide a stronger urban presence with more defined architectural character.  The Panel’s position is the 

project needs further refinement to achieve the goals of good quality urban design. 

 
The goal of the design is stated to be ‘deliberately simple’.  In this regard the project is perhaps too successful the 
result being that the building has little to say about contemporary design or culture. The panel noted the following 
items that could benefit from more design development: 
 

1.  The lot to the east could benefit from an extension of the retail space from the building.  This could be 
considered as a temporary measure before future assembly and if/when development happens to the east.  
This would serve to enliven the streetscape to a greater degree than the proposed surface parking lot.  One 
other, albeit somewhat of a lesser consideration from the urban edge, is noted below that would achieve a 
greater outcome than the current proposal. 
2.  The south facing elevation on the corner does take advantage of the available southern exposure. The 
flat planes of glass at ground level and the repetitive nature of the tower elevations offer little in terms of fine-
grain character.  A more articulate form for the tower and a stronger architectural statement at the corner of 
the podium would generate a presence that would enhance the urban environment and wayfinding in this 
part of the core. 
3.  The inclusion of the Plus 15 at the edge of the core in a primarily residential building is of questionable 
value.  Unless this connects the downtown center to some meaningful destination beyond the building or is 
skillfully integrated with the ground plane, this Plus 15 will attract pedestrian traffic away from the at-grade 
realm and achieve a less desirable outcome in the opinion of the Panel. 
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Applicant Response 

2021 January 27 

1. “The lot to the east could benefit from an extension of the retail space from the building.  This 

could be considered as a temporary measure before future assembly and if/when 

development happens to the east.  This would serve to enliven the streetscape to a greater 

degree than the proposed surface parking lot.  One other, albeit somewhat of a lesser 

consideration from the urban edge, is noted below that would achieve a greater outcome than 

the current proposal.” 

 
a) The east and west lots are to be subdivided to create two separate parcels. Each of these parcels 

are to have different ownership. This application is for the residential tower on the west side of the 
site. The east site is to be left undeveloped for future development. The east parcel plus the 
adjacent landowner (Caesar’s restaurant) provides enough land area to develop a mid-block 
Phase Two development. The dimension of the east parcel of land plus the Caesar’s restaurant 

site is 40.280 meters, our proposed west tower is 39.24 meters in width. S2 has also designed a 
residential tower in East Village (INK) which is on a 30.5 meter-wide, mid-block lot which was 
approved and built. This addresses the concern that a future tower has the necessary space to 
be developed in the future. Please refer to revised DP1.00. 
 

b) The proposed “pocket” parking lot will provide a multi-purpose amenity for existing businesses in 
a part of the City with few at-grade parking options. 
 

c) In response to the UDRP’s comments the Design Team have removed parking spaces, thereby 

pushing the parking further north to align with the exterior south façade of the building and 
increasing the public realm at grade and further developed a feature decorative screen along the 
southern edge of the parking lot to conceal the cars beyond and provide a unique urban respite 
with seating and landscaping along 4th Avenue complementing the proposed treatment in front of 
the proposed new residential tower. Please refer to revised DP1.00. 
 

d) The construction of a low-rise retail extension on a different owner’s property is not considered a 

temporary solution, we feel the development of a well screened surface lot which has the 
opportunity to act as a multi-use space is more appropriate for the remaining lands today. 
 
 

2. “The south facing elevation on the corner does take advantage of the available southern 

exposure. The flat planes of glass at ground level and the repetitive nature of the tower 

elevations offer little in terms of fine-grain character.  A more articulate form for the tower and 

a stronger architectural statement at the corner of the podium would generate a presence that 

would enhance the urban environment and wayfinding in this part of the core.” 

 
a) The south and west facing elevations have been revisited to provide a stronger architectural 

statement at the corner and greater fine-grained detail has been incorporated into the podium 
level, addressing wayfinding aspects of the project. Please refer to revised DP4.00, DP4.01 and 
coloured elevations DP4.00A and DP4.01A. 
 

b) Two canopies have been added to the elevations on both 4th Avenue S.W. and 5th Street S.W. 
The first canopy is at the second level above the residential entry which projects beyond the ten-
meter-high exposed exterior columns and wraps around the corner of the building to the west 
identifying the residential entry. This canopy will define the residential entrance and lobby from 
both the west and south. Thin LED lights have been added to the soffit of the canopy and are to 
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be extended into the building to create a strong residential entry both inside and out. The second 
canopy is located above the retail spaces at approximately ten feet in height and extends from 
the retail units east to the property line. This canopy projects off the building four feet and will 
have feature lights in the soffit to give a human scale to the outdoor patio areas. Having the two 
canopies at different heights introduces a more human scale to the façade and creates a 
differentiation between the residential and retail uses along the 4th Avenue SW frontage. Please 
refer to revised DP4.00 and DP4.00A. 

 
c) The base of the building has been increased in height to +/-700 mm (2.3 ft) to allow for a durable 

material and ground the building, the material is to be the same material as is represented on the 
east and west podium level. By increasing the height of the base this will address any potential 
maintenance issues around the base. Please refer to revised DP4.00 and DP4.00A. 
 

d) The entrance to the residential use at the corner has now incorporated an arch below the lower 
canopy with the underside of the arch at ten feet in height which allows the opportunity to add 
both surface mounted entry lights on either side of the entry and the project name and address 
above the doors, this arch is to be the same material as the base. At each of the retail entrances 
there have been columns introduced on either side of the entry doors to highlight where the 
respective entrances are, the materials on the columns are to be the same as the base. Please 
refer to revised DP4.00 and DP4.00A. 

 
e) The tower has been purposefully designed to keep the simplicity of the tower form. The main 

feature of the tower are the walls on the east side which are a patterned composite panel system 
which will add textural character to the building and this treatment is continued from the top of the 
podium to the roof to tie the podium to the tower element above and will act to also screen the 
mechanical equipment of the roof. Please refer to revised DP4.01 and DP4.01A. 
 

3. “The inclusion of the Plus 15 at the edge of the core in a primarily residential building is of 

questionable value.  Unless this connects the downtown center to some meaningful 

destination beyond the building or is skillfully integrated with the ground plane, this Plus 15 

will attract pedestrian traffic away from the at-grade realm and achieve a less desirable 

outcome in the opinion of the Panel.” 

 

a) The Plus 15 system in downtown Calgary is in place and this project is respecting the guidelines 
to allow for the continuity of this system. Presently, La Caille has an approved Development 
Permit for a 52-storey, mixed-use development for the entire site which does connect to the 
existing Plus 15 system. 
 

b) The intent of development in downtown Calgary is to respect the Plus 15 network and allow for 
future connectivity; at this time it is unknown what the next destination will be. 

 
c) Being a Winter City, Calgarians utilize the Plus 15 system throughout the year, more so in the 

winter months. However, we do understand that the Plus 15 will attract pedestrian traffic away 
from the at-grade realm. Access to the Plus 15 system is provided along 5th Street SW. Please 
refer to revised DP2.03 and DP4.00. 
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Urban Design Element 

Creativity Encourage innovation; model best practices 

 Overall project approach as it relates to original ideas or innovation 
UDRP Commentary The building is overtly simple to a fault in form and is not considered a strong urban design 

solution.  The Panel recommends an increased focus to create character and identity by 
adding variety to the tower elevations and more articulation to the ground level glazing. The 
three prominent south-facing columns represent basic minimalism – a more innovative 
design response to framing the entrance is encouraged.   

Applicant Response The Design Team have reviewed the podium level façade articulation and introduced 
canopies above the residential and retail entrances and added more fine-grain detail to the 
base. Description of the changes is addressed above in the response to Question 2. 
Please refer to revised DP4.00. 

Context Optimize built form with respect to mass and spacing of buildings, placement on site, response to adjacent 

uses, heights and densities 

 Massing relationship to context, distribution on site, and orientation to street edges 
 Shade impact on public realm and adjacent sites 

UDRP Commentary Generally, the massing and size are appropriate in this context and the ground level does 
respond to the south exposure.  The missing element is observed to be smaller scale 
articulation. 
 
There is currently a missed opportunity to enhance the corner treatment.  Potential solution 
may include smart wayfinding attributes that reinforce placemaking qualities. 

Applicant Response The Design Team have reviewed the design based on the comment above and have 
reworked the lower podium level to introduce both fine-grain details as well as addressing 
the corner and assisting with the wayfinding aspect of identifying the residential front door 
and defining it differently than the retail entrances. Further detail is provided in the 
response to Question 2 above. Please refer to revised DP4.00 and DP4.00A. 

Human Scale Defines street edges, ensures height and mass respect context; pay attention to scale 
 Massing contribution to public realm at grade 

UDRP Commentary Overall massing is appropriate, and the landscaping approach has clarity but the fine-grain 
detail is missing.  In the reviewed design, there is a noticeable lack in small scale articulation 
for the building, which does not sufficiently address human scale. 

Applicant Response The Design Team have reviewed the massing and the contribution to the public realm at 
grade, as such, canopies at various heights have been introduced along with additional 
detail at the podium level. Please refer to the response to Question 2 above for a more 
detailed breakdown of what has been introduced. Please refer to revised DP4.00 and 
DP4.00A. 
 
The landscape palette is intended as simple with a modular language tying into the building 
interface. At a broader scale, a pattern of wide charcoal color concrete bands running north-
south at regular intervals set the rhythm of the public realm experience. The charcoal bands 
are also used as organizing elements for the boulevard trees and planting bed delineating 
the transition from public to private. Additionally, finer charcoal bands running east-west 
adds a finer grain of pattern as a user moves from south to north, approaching the building 
from public realm to private realm. The planting beds further add a layer of fine-grain through 
the introduction of layered planting with low evergreen shrubs along the edge of the 
sidewalk, with a layer of taller grasses behind. A 200mm (6 inch) curb has been introduced 
around each of the planting beds to provide greater definition to the planting beds. Please 
refer to revised DP-L1. 

Integration The conjunction of land-use, built form, landscaping and public realm design 

 Parking entrances and at-grade parking areas are concealed 
 Weather protection at entrances and solar exposure for outdoor public areas 
 Winter city response 

UDRP Commentary The surface parking area should be reviewed further.  Commentary to extend commercial 
frontage at-grade and along 4th Avenue would significantly improve the urban edge.  Another 
consideration discussed by the Panel is the potential for integration of the parking, plaza and 
laneway into multiuse space with a south side gateway connection and temporary 
placemaking, to enhance this area. 
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Applicant Response The surface parking on the new east parcel has been reduced in size whereby stalls have 
been removed and a visual screen has been introduced to separate the surface parking from 
the public realm along 4th Avenue. The screen in in line with the building façade which 
allows for the public realm space defined on the west site to continue to the east. A south 
pedestrian access point has been provided against the building allowing access from the 
Avenue frontage plaza space to the surface parking multiuse space. Please refer to revised 
DP1.00 and DP6.01. 

Connectivity Achieve visual and functional connections between buildings and places; ensure connection to 

existing and future networks. 
 Pedestrian first design, walkability, pathways through site 
 Connections to LRT stations, regional pathways and cycle paths  
 Pedestrian pathway materials extend across driveways and lanes 

UDRP Commentary +15 not supported in this location, as it significantly detracts from the Urban Realm 
environment at-grade. 

Applicant Response The Design Team have reviewed the Plus 15 location and feel that it responds to the 
connectivity of the Plus 15 system. We understand that it potentially detracts from the Urban 
Realm but does address the provision of the connectivity to the Plus 15 system. Access to 
the Plus 15 system is directly off the sidewalk along 5th Street SW and will be signed 
appropriately. Please refer to revised DP1.00 and DP4.00.  

Animation Incorporate active uses; pay attention to details; add colour, wit and fun 
 Building form contributes to an active pedestrian realm 
 Residential units provided at-grade 
 Elevations are interesting and enhance the streetscape 

UDRP Commentary Building design as reviewed is relatively sterile.  While it is noted as integrating a high 
degree of glazing, there is little articulation and animation of the façade.  Fine grain details at 
the podium are recommended by the Panel. 
 
Improved rendering quality for a project of this stature is recommended.  This would provide 
a more accurate representation of the project and therefore a more informed Panel 
commentary.  Some technical aspects of the ability for the ‘highly articulated metal panels’ to 
provide as much relief in the built condition as shown in the renderings is identified as being 
an area of concern. 

Applicant Response The Design Team have reviewed the podium level glazing articulation and introduced 
various elements to create a more human scale at grade for the public realm. Please refer to 
the response to Question 2 above. Please refer to revised DP4.00 and coloured elevation 
DP4.00A, and appended images and material board. 

Accessibility Ensure clear and simple access for all types of users  
 Barrier free design 
 Entry definition, legibility, and natural wayfinding 

UDRP Commentary Accessibility seems to meet requirements 
Applicant Response  
Diversity Promote designs accommodating a broad range of users and uses 

 Retail street variety, at-grade areas, transparency into spaces 
 Corner treatments and project porosity 

UDRP Commentary Retail allows for a variety of uses and provides transparency into the space, however corner 
character and fine grain details are missing. 

Applicant Response The Design Team have reviewed the at grade uses which include the entry to the residential 
tower as well retail uses fronting onto 4th Avenue. Canopies, lighting, definition of entries 
has been incorporated into the design. The corner treatment has been continued around the 
corner from 4th Avenue S.W. to 5th Street S.W. Please refer to the response to Question 2 
above for more detailed information. Please refer to revised DP4.00, DP4.00A, DP-L1 and 
DPE1.1. 

Flexibility Develop planning and building concepts which allow adaptation to future uses, new technologies 

 Project approach relating to market and/or context changes 
UDRP Commentary While the Panel appreciates the flexibility aspect of a simple design, areas such as the 

rooftop amenity are noted as being ‘just pavers’ and provide little guidance regarding actual 
use. In the current format, the rooftop space should not be considered as amenity space.  
This area would benefit greatly from integrated planters, built-in greenery, and features that 
promote physical use of the space. 
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Applicant to further review the ‘Outdoor Amenity’ on level 3 along the northside of the 
building.  This location presents three private patio areas immediately adjacent to a thin strip 
of outdoor amenity, thus creating an awkward interface with one another.  Providing larger 
private balconies and eliminating the outdoor amenity in this area appears one solution, that 
may be worth exploring, to reduce potential conflict. 

Applicant Response The Design Team have reviewed the Outdoor Amenity space on level 4 (formerly level 3, per 
DP package). The modified design responds to comments regarding how the space is to be 
laid out and utilized. A trellis structure has been added directly outside the doors from the 
building. Under this trellis will be movable furniture and barbeques for resident use, as well 
as built-in planters to help define the space. There is to be a screen added which separates 
the Outdoor Amenity space on the east side from the units facing north. There is to be no 
public access to the rooftop space directly in front of the private patio areas of the units 
facing north. Please refer to revised DP2.06, DP-L2 and DPE1.2. 

Safety Achieve a sense of comfort and create places that provide security at all times  

 Safety and security 
 Night time design 

UDRP Commentary Ground level and parking areas have adequate sight lines and surveillance.  No significant 
concerns are identified in the presented package. 

Applicant Response The new landscape ‘pockets’ are to have a raised 200 mm (8 inch) curb around them to 
articulate wayfinding, increase soil volume for plants and frame the landscaped walking 
space. The building has also been refined to add greater fine-grain detail as well as 
addressing wayfinding concerns. Please refer to the response to Question 2 above which 
outlines the further refined details being incorporated. Please refer to revised DP1.00, DP-L1 
and DPE1.1. 

Orientation Provide clear and consistent directional clues for urban navigation 

 Enhance natural views and vistas 
UDRP Commentary See Context regarding comments on wayfinding.  Applicant might consider a slightly raised 

curb under street tree canopy to balance and frame the landscaped walking space along 4th 
avenue & 5th streets. 

Applicant Response  
Sustainability Be aware of lifecycle costs; incorporate sustainable practices and materials 
 Site/solar orientation and passive heating/cooling 
 Material selection and sustainable products 

UDRP Commentary No meaningful sustainability aspects were discussed as part of the presentation. 
Applicant Response Low-maintenance, drought-tolerant shrubs and decorative grasses are proposed in the 

planters to ensure viability and sustainability of the proposed planting palette from a 
maintenance and environmental perspective. Please refer to revised DP-L1. 

Durability Incorporate long-lasting materials and details that will provide a legacy rather than a liability  

 Use of low maintenance materials and/or sustainable products 
 Project detailed to avoid maintenance issues 

UDRP Commentary Applicant to review podium materiality, as critical area to enhance project materiality in 
relationship with the at-grade areas.  Landscaping requires adequate planting and soil depth.  
Soil cell technology should be considered to improve the health of the urban tree canopy 

Applicant Response The Design Team have reviewed the materiality and maintenance aspects of the base of the 
building. The glazing has been raised up 700 mm (2.3 ft) to allow for proper maintenance 
and durability for the project. This base is continued along the west face of the resident lobby 
on 5th Street S.W. as well as along the south façade by the resident entry and the retail uses 
fronting onto 4th Avenue S.W. The materials to be used are the same as the materials on 
the podium walls on the west and east elevations. Please refer to the response to Question 
2 above for a more detailed description on modifications. Please refer to revised DP1.00. 
 
Adequate planting depth and soil volume has been provided in keeping with best industry 
practices and City of Calgary requirements for planting over the parkade, to ensure long 
term viability of the plants. Please refer to DP-L2. 
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