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PROPOSAL: 

Office building (11 storeys) with retail at grade and +15 level 
 

APPLICANT: 
Poon McKenzie Architects 

OWNER: 
GDC (634) LTD. 

MUNICIPAL ADDRESS: 
634 – 6 Avenue SW 

LEGAL DESCRIPTION: 
Plan A1; Block 29; Lots 37 & 38 

 
EXISTING LAND USE DISTRICT(S): CM-2 
 
 
AREA OF SITE:    0.06 ha ± (0.15 ac ±) 
 
 
CURRENT DEVELOPMENT: Two storey office building. 
 

 

ADJACENT DEVELOPMENT: 
 
NORTH:  Commercial Building 
 
SOUTH:  6 Avenue SW 
 
EAST: Commercial Building – 14 Storey  
 
WEST: Commercial Building – 2 Storey 

 
 

DEVELOPMENT SUMMARY 
RULE BYLAW STANDARD PROPOSED RELAXATION 

DENSITY In accordance with the 
Bonus provisions of the 
CM-2 District.   

10.76 FAR Relaxations given to the A1 
and A3 categories in order to 
provide for a more continuous 
streetscape.   

PARKING  1 stall / 140 square metres 
for retail (2.33 stalls) 

1 stall / 140 square metres 
for office (32.18 stalls) 

34.51 stalls x 50% = Total 
required = 18 stalls 

2 stalls 16 Stalls  

HEIGHT No Restriction 57.4 metres None 
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EXTERIOR FINISH MATERIALS 

The podium of the building consists of stone cladding, with aluminium panels and clear glazing 
within the shop front and main entrance of the front facade.  The tower also consists of stone 
cladding, aluminium fin accents, and two shades of glazing making up the majority of the front 
and rear of the tower.    

 
 

SUMMARY OF CIRCULATION REFEREES 
URBAN DESIGN  
REVIEW COMMITTEE Comments attached in Appendix VI 

COMMUNITY 
ASSOCIATION 

Calgary Downtown 
Association 

 
Comments attached in Appendix V 
 

 
 
PLANNING EVALUATION 
 
Introduction 
 
This development permit application is for an approximately 6,496 square metre (69,926 square 
feet) office and retail development located within the downtown core.  The proposal consists of an 
11 storey office tower and a two storey podium consisting of three retail uses and connections to 
the existing +15 system.   
 
Site Context 
 
The subject site is located on the northern side of 6 Avenue situated between 5 Street and 6 Street SW. 
 The site is located within one block of 11 bus routes and within 600 metres of 5 LRT platforms.  As well, 
the site is also situated within 600 metres of the Bow River Pathway.   
 
The surrounding area consists of a mixture of buildings containing high-rise commercial, restaurant, 
and retail uses.   
 
Land Use District 
The subject property is governed under the CM-2 Downtown Business District.  The CM-2 
Downtown Business District permits office, retail, and other commercial uses.  Under CM-2 rules, 
commercial density on a site is established through the application of a bonus system that allows 
for additional floor area if certain public amenity features are provided.  For sites, 1,812 square 
metres or less in an area a base density of 9 FAR (Floor Area Ratio) can be achieved through the 
provision of at-grade open space with additional density opportunity based on the provision of the 
specified bonuses.  
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The overall density achieved through the subject proposal is 10.76 FAR.  The following table 
illustrates how areas have been apportioned to the various bonus categories. 
 
BONUS AREA F.A.R. 
A1-A3.  At grade open space & pedestrian 
              circulation.  +15 provisions.      45.98 square metres

 
9 

B5.       Outdoor built-over space 41.48 square metres 0.28 

B10.      Lane Link  27.45 square metres 0.57 
B12.     Contribution to Public Art Fund $120,920.80 0.91 
TOTAL F.A.R. (A + B)       (maximum allowed) 10.76 

 
 
A relaxation of the Bonus Standards A1 & A3 is supported by administration in order to provide for a 
more continuous streetscape along 6 Avenue SW.  The front of the proposed retail unit at the 
ground floor will be constructed in line with the neighbouring property to the east creating a 
continuous built form. The retail unit at the ground floor level will add to the pedestrian realm by 
creating activity at the pedestrian level.  In order to achieve the required 10.76 FAR additional FAR 
has been achieved using the Bonus Standards B5, B10, and B12.  Since a maximum of 20 FAR is 
possible under the bonus provisions of the Bylaw, the amount of additional density is reasonable 
given the site access and its location within the downtown. 
 
Legislation & Policy 
 
Development on the subject site is guided by the policies of the Centre City Plan (approved by 
Council 2007 May).  The site is located within the Downtown area of the plan, identified as a 
primary office location with enhancements through the provision of a quality public realm and 
supportive amenities and services. 
 
The project also complies with key design initiatives, including: 

• Buildings that are oriented towards public or semi-private places shall be lined with active and 
appropriate land uses at-grade such that activity and natural surveillance are provided; 

• All at-grade individual uses in a building shall be clearly visible and identified and directly 
accessible from the pedestrian/sidewalk zone; 

• The base of the building (immediate vertical interface that actively shapes the pedestrian zone) 
should be designed to create a human scaled street wall where scale and rhythm of openings, 
transparency, richness of colours and textures of the street wall engage and support a diversity 
of experiences for the pedestrian; 

• The body of the building should contribute to the pedestrians experience in regards to the 
comfort it provides as a street wall as well as its contribution to the Downtown Skyline; and  

• It is encouraged that both office and residential towers above 12 storeys provide smaller floor-
plates and reduce length in the east/west dimension and be longer in the north/south 
dimension. 
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Density is to be determined through application of the bonus system with associated mandatory 
features and optional on-site amenities.     
 
Site Layout & Building Design 
 
The subject proposal is an 11 storey office building with two storeys of retail within the podium.  The 
6 Avenue frontage has been designed to provide an attractive pedestrian oriented environment with 
individual access to the ground floor retail unit from the street.  A prominent main front entrance is 
also located at the ground floor which acts as the main entrance to the office building as well as the 
+15 level retail units.  All glazing at podium level is clear, allowing for maximum visual participation 
with interior activities.   
 
At the +15 level, there are two retail spaces proposed, one will continue along the entire +15 
corridor to the rear of the building, and one to the front of the building, which will be accessed via 
the +15 corridor.  The proposed design will create two levels of retail within the building.   
 
The materials for the project are a combination of stone cladding with aluminium panels and 
accents, and glazing.  These materials are contained on both the tower and the podium.   

The application was circulated to the Urban Design Review Panel (see complete comments in 
APPENDIX VI).  The following table lists the comments of the panel and how they were addressed 
during the review of this application. 
 
Urban Design Review Panel Comment 
 

Applicants Response 

The Panel commends the applicant on a job well 
done in regards to the design of the project and 
the constraints of the site due to the small size 
of the lot;  

Noted by the applicant. 

The Panel encourages the applicant to ensure 
that there is ample natural or artificial light at the 
entry way; 

Front façade of the main and +15 level brought 
forward to maximize space and sunlight 
penetration.  Clear glazing proposed at both 
levels.   

The Panel encourages the applicant to remove 
the benches which appear to impede pedestrian 
movement and provide seating that is integrated 
into the building face or plaza area; and  

Noted by the applicant.  The front benches are 
existing and act as a sitting area for the bus stop 
along 6 Avenue.  No sidewalk upgrades are 
proposed to 6 Avenue.   

The Panel encourages the applicant to simplify 
the paving pattern to be more in character with 
the architectural expression of the building.   

The paving pattern has been simplified with the 
amendment to the setback of the building.  
Sandblasted concrete pavers proposed to 
forecourt.   

 
Plus 15 System 
The proposed development provides an internal connection to the +15 system. The existing +15 
runs behind the proposed building along the lane connecting to the west across 6 Street SW, north 
to the Standard Life building, and east along the rest of the block.  There is an existing external 
stairway entrance to the +15 bridge from 6 Street SW around the corner from the subject site.     
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Landscaping 
 
Landscaping is proposed at-grade and on the roof of the building.   Along 6 Avenue SW, decorative 
concrete paving has been provided in front of the proposed building.  There are two existing 
benches which are to be maintained in their current location.  There are also two trees along  
6 Avenue, one is to remain in its current location and one of which is to be relocated through this 
proposal.  
 
The roofs of the proposed building have also been hardscaped with a number of benches, trellises, 
as well as planting boxes containing trees and shrubs.   
 
Sustainable Design Features 
 
While the applicant has indicated a commitment to sustainable design practices in APPENDIX IV 
there has been no indication that LEED certification will be pursued.   
 
Site Access & Traffic 
 
There is one vehicular access for this project located from the rear lane.  Two parking spaces and 
one loading space have also been provided from the rear lane.   
 
Parking 
 
Under the provisions of the CM-2 Downtown Business District the proposal requires 18 total parking 
stalls.  Due to the restrictions as a result of the small site area a total of 2 parking stalls have been 
provided and accessed off the rear lane.   As such a relaxation of 16 parking stalls is required.  A 
cash-in-lieu contribution will be required to address the shortfall in on-site parking stalls and has 
been included as a requirement prior to release of the subject Development Permit.    
 
Site Servicing for Utilities 
 
Services are available for the proposed development.  The developer is responsible for any 
required upgrades to the existing services including a contribution to the Centre City Development 
Levy. 
 
Environmental Site Assessment 
 
No concerns arose through the review of this application. 
 
Community Association Comments 
 
A letter of support was received from the Calgary Downtown Association (CDA) 
(see APPENDIX V).   
 
While they were in support of the project, the CDA had a number of concerns.  Their first 
concern related to the lack of attention that the proposal had for environmental friendliness of 
the structure.  As mentioned the site is not to follow a LEED certification however does propose 
a number of sustainable design features.   
 
The second concern of the CDA related to closure of 6 Avenue and any associated sidewalk 
closures as a result of the proposal.  Certainly this may be a temporary result of the proposal, 
however this will not permanently affect the circulation of the downtown roadway network.   
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The third concern of the CDA related to the lack of provided on-site parking.  This has been 
addressed by way of the applicants TDM plan as well as the requirement for cash-in-lieu for the 
required parking stalls.   
 
CONCLUSION: 
 
The proposal is supported for the following reasons: 
 
1. The project meets the goals of the Centre City Plan to enhance the vibrancy of the 

downtown core. 
 
2. The project provides a positive edge at the street level through the introduction of an 

active use at the street level and the introduction of two retail units and utilization of the 
+15 area. 

 
3. The project provides for a continuous public realm with an attractive pedestrian scale 

design.   
 
 
 
CORPORATE PLANNING APPLICATIONS GROUP RECOMMENDATION: APPROVAL  
 
The Corporate Planning Applications Group recommends APPROVAL with the following 
conditions: 
 
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. Payment for cash-in-lieu of parking equivalent is required for 34 stalls at the Downtown 

rate current at the time of payment.  Certified cheques shall be submitted to the File 
Manager along with the development permit number and a calculation using the current 
cash-in-lieu rate and number of required stalls. 

 
2. Provide details of +15 signage for the benefit of pedestrian traffic.   
 
3. Revise the width of the +15 stairs to a minimum width of 2.0 metres. 
 
4. Revise the atrium doorways at the +15 level to indicate automatic sliding doorways.   
 
5. Revise the design of the front entrance canopy ensuring the canopy projects no more 

then 0.60 metres into the required setback.   
 
6. A Development Agreement shall be executed in conformity with all reports, plans and 

materials submitted to and approved by the Development Authority, including: 
 
a) a +15 Development Agreement with The City to the satisfaction of the City 

Solicitor; 
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b) the delineation of +15 easement areas, schedules and maintenance obligations; 
 
c) details of responsibilities for and construction of all improvements within the 

adjacent public rights-of-way; 
 
d) if applicable, details with respect to contributions to off-site improvement funds in 

accordance with Bonus standard C2 of Bylaw 2P80; and  
 
e) details of the sculpture and/or amount to be contributed with respect to the 

provision of sculpture in accordance with Bonus standard B12 of Bylaw 2P80. 
 
7. Provide contribution to the +15 Fund at the rate current at the time of payment. 
 
8. Submit a total of 5 complete sets of amended plans (file folded and collated) to the File 

Manager that comprehensively address the Prior to Release conditions of all 
Departments as specified below.  In order to expedite the review of the amended plans, 
3 plan set(s) shall highlight all of the amendments.  Please ensure that all plans affected 
by the revisions are amended accordingly.  In the event that the Prior to Release 
conditions are not resolved, an $800.00 recirculation fee may apply. 

 
Urban Development: 
 
9. Amend the plans to:  
 

Roads 
a. Indicate the 3.76 metre future lip of gutter and 0.0 metre future back of sidewalk 

dimensioned from the ultimate property line (bylaw setback line) on 6 Avenue 
SW. 

b. Provide details for materials and surface finish on all public sidewalks. 
 
10. The developer shall remit payment for the Centre City Utility Levy, in the amount of 

$60,600.00, to Urban Development .This off-site levy is for Community Recreation, 
Transportation, Parks Upgrading, Greenways and the construction, upgrading and 
replacement of water, sanitary and storm sewer mains required for or impacted by the 
proposed development in the Centre City Area.  The Utility Levy amount above is 
determined by using $3,970 per meter of site frontage (on the avenues only) of the 
proposed development 

 
11. The developer shall remit payment, in the form of a certified cheque, bank draft, or letter 

of credit.  An estimate of the costs will be prepared by the City and provided to the 
applicant.  The estimate will be prepared once the applicable comments relating to the 
Business Unit(s) noted below are resolved on the plans. 
 
Calgary Roads 
a. Streetlight upgrading 
b. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Calgary Roads 
personnel 

Note: A Perpetual Maintenance agreement will be required for the pavers and granite 
located in the public sidewalk 

 
12. The developer shall execute Public Access Easement Agreement for the 2.134 bylawed 

setback area to the satisfaction of the Manager of Urban Development. 
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Transportation: 
No comments. 
 
Parks: 
 
13. The plan indicates one existing public boulevard tree, A. Elm, is to be relocated. The tree 

is in a grated vault, in poor condition and not worthy of relocation. Recommendation is 
to revise the site plan to indicate or correct the following information regarding the 
boulevard tree adjacent to the development: 

 
• That the tree is to be removed, as per discussions with Urban Forestry.  

 
If the existing public boulevard tree is to remain, indicate on site plan that the tree is to 
remain. 

 
14. Provide a tree trench detail on the drawings. 
 
15. Provide the species and spacing for the proposed new trees along 6 Avenue SW 
 

NOTE: If the boulevard tree is to be removed, contact Urban Forestry to make 
arrangements to request a letter of authorization to remove a public tree and to provide 
compensation as indicated in the advisory comments. 

 
Permanent Conditions 

Planning:  
1. The development shall be completed in its entirety, in accordance with the approved 

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

Development Authority.  
 
3. A Development Completion Permit shall be issued for the development before the 

building occupied.  A Development Completion Permit is independent from the 
requirements of Building Permit occupancy.  Call Development Inspection Services at 
268-5491 to request a site inspection for the Development Completion Permit.  

 
4. The properly executed Development Agreement referenced in Condition No. 6 shall 

remain in force and on title throughout the life of this development.   
 
5. All trees and shrubs shown on the approved site plan to be retained shall be protected 

during all phases of construction.  Any trees or shrubs which die must be replaced on a 
continuing basis with trees or shrubs of comparable species and size to the satisfaction 
of the Development Authority. 

 
6. A lighting system to meet a minimum of 10 LUX for uncovered parking areas with a 

uniformity ratio of 4:1 on pavement shall be provided.  
 
7. The garbage room 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. 
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8. 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.  

 
Urban Development: 
 
9. If during construction of the development, the applicant, the owner of the development, 

or any of their agents or contractors becomes aware of any contamination: 
 
a. The person discovering such contamination shall forthwith report the 

contamination to Alberta Environment, the Calgary Health Region and The City 
of Calgary; 

 
b. The applicant shall submit a current Phase II Environmental Site Assessment 

report to The City of Calgary; and 
 
c. If required, the applicant shall submit a Remedial Action Plan and/or a Risk 

Management Plan to The City of Calgary.  
 
Prior to issuance of a Development Completion Permit, a letter from the qualified 
professional who prepared the Remedial Action Plan and/or a Risk Management Plan is 
to be issued to The City of Calgary in which the qualified professional certifies that the 
Remedial Action Plan and/or Risk Management Plan has been implemented. 
 
All reports are to be prepared by a qualified professional and shall be to the satisfaction 
of The City of Calgary (Environmental Management). 

 
10. The developer shall be responsible for the cost of public work adjacent to the site in City 

rights-of-way, as required by the Manager of Urban Development, including but not 
being limited to: 

 
a. Removal of any existing facilities not required for the new development (old 

driveways and redundant services, etc.); 
 
b. Relocation of works (survey monuments and underground/overhead utilities, 

etc.); 
 
c. Upgrading of works (road widening and watermain upgrading, etc.); 
 
d. Construction of new works (lane, paving, sidewalks, curbs, etc.); and 
 
e. Reconstruction of City facilities damaged during construction 

 
All work performed on public property shall be done in accordance with City standards 
and include, but not necessarily be limited to driveways, walks, curbs, gutters, paving, 
retaining walls, stairs, guard rails, street lighting, traffic signs and control devices, power 
and utility poles, electrical vaults, transformers, power lines, gas lines, communication 
lines, water lines, hydrants, sanitary lines, storm sewer lines, catch basins, manholes, 
valves, chambers, service connections, berms, swales, fencing and landscaping. 
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Every effort will be made to identify the cost of public works associated with this 
development in advance of work proceeding; however, in some cases, this will be 
impossible to predict.  Where the actual cost exceeds the estimate, the developer shall 
pay the difference, upon receipt of notice, to the City. 
 

11. Indemnity Agreements are required for any work to be undertaken adjacent to or within 
the City right-of-way or setback areas for purpose of shoring, tie-backs, piles, sidewalks, 
lane paving, lay-bys, utility work, +15 bridges, culverts, etc.  All temporary shoring, etc., 
installed in City rights-of-way and setback areas must be removed to the satisfaction of 
the Manager of Urban Development, at the developer’s expense, upon completion of 
foundation work. 

 
12. The developer understands that he is responsible to ensure that approved driveways 

required for this development must be constructed to the ramp grades shown on plan 
that have been approved by Calgary Roads.  Negative sloping of the driveway within the 
City boulevard is not acceptable to the City.  The developer shall be responsible for all 
costs to remove and reconstruct the entire driveway ramp if actual grades do not match 
the approved grades. 

 
13. The developer, and those under their control, shall 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). 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 developer, or their representative, shall designate a person to inspect 
all controls and practices every seven days and within 24 hours of precipitation or 
snowfall events.  Please refer to the current edition of The City of Calgary Guidelines for 
Erosion and Sediment Control for more information.  

 
14. In accordance with the Encroachment Policy adopted by Council on 1996 June 24, and 

as amended on 1998 February 23, (retaining walls, planters, entry features, building 
projections) are not permitted to extend into the City right-of-way.  New encroachments 
that are a result of this development are to be removed at the developer’s expense, prior 
to issuance of a Development Completion Permit. 

 
15. The developer shall submit an “As Constructed Grade Certificate” signed and sealed by 

a Professional Engineer, registered Architect, or a Professional Land Surveyor 
confirming that the development has been constructed in functional compliance with the 
Development Site Servicing Plan.   Certification is to be completed within the timelines 
specified in the Lot Grading Bylaw 32M2004.  Functional compliance is solely 
determined by the City to mean compliance with all City Bylaws, Standards, 
Specifications and Guidelines. 

 
Michael Stevenson  
2008/March 
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