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REPORT TO THE CALGARY PLANNING COMMISSION 
 
 

DEVELOPMENT PERMIT ITEM NO: 08 
 
 CPC DATE: 2009 June 25 
 
 DP NO:  DP2009-0040 

 
 
 
 
 MANCHESTER 

(Ward 9 - Alderman Joe Ceci) 
 
 

SUPPLEMENTARY REPORT 
 

PROPOSAL: 

New: Apartment building (3 buildings, 323 units), Townhouses (1 building, 5 units), Retail Stores 
and parking revisions 

 
Background 
 
This application is for the development of three apartment buildings ranging from thirteen to 
fifteen storeys and a five unit townhouse building.  Two of the apartment buildings include 
commercial space at grade - nine at grade commercial units are located in buildings B and C. 
   
 
The proposed residential accommodation is as follows: 
 

Building A – 14 storeys (apartment)  88 units: 77 two bedroom units  

   11 accessible one bedroom units  

     

Building B – 13 storeys (apartment)  114 units 26 one bedroom units (studio)  

   75 two bedroom units  

   10 accessible two bedroom units  

   3 three bedroom units  

     

Building C – 15 storeys (apartment)  121 units 39 one bedroom units   

   13 accessible one bedroom units  

   66 two bedroom units  

   3 three bedroom units  

     

Building D – 3 storeys (townhouses)  5 units 4 three bedroom units  

   1 three bedroom unit.  
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Calgary Planning Commission Directives: 
 
The application was considered by the Calgary Planning Commission at the 2009 May 14 meeting.  
Calgary Planning Commission referred the item back to Administration to review the following with 
the applicant: 
 

 incorporate street fronting at grade commercial or townhouse uses on 2 Street, other 
than garage doors,  

 incorporate a softer transition between the parkade podium and the sidewalk in the 
required setback areas,  

 consider community amenities at the centre of the project where the surface parking is,  
 ensure the architects name is on the plans, 

 
Administration Consultation with Applicant: 
 
A number of meetings were held with the applicant subsequent to the 2009 May 14 Calgary 
Planning Commission hearing.  Considerable discussion was undertaken around the concerns 
identified by the Commission as well as other issues which culminated in a resubmission by the 
applicant on 2009 June 9. 
 
Amended Plans: 
 
The amended plans are included in Supplementary Appendix 1. 
 
In response to specific concerns (see above) and other issues identified by Calgary Planning 
Commission, the Administration advises as follows: 
 
Specific Concerns 
 
Incorporate at grade commercial or townhouse uses on the Second Street frontage 
 
The 2 Street frontage has been redesigned to incorporate five townhouse units.  
 
The townhouses are three storeys in height with access from 2 Street, the plaza level and from 
within the parkade.  All units incorporate private green rooftop space. 
 
The incorporation of the townhouses into the development achieves a number of planning 
objectives: 
 
 The townhouses replace what was previously a parkade wall resulting in a more friendly 

pedestrian environment. 

 The townhouses provide natural surveillance onto 2 Street and onto the plaza level.  
Natural surveillance is a key element of CPTED. 

 Parking for the townhouses is located within the parkade allowing for a street frontage 
uninterrupted by multiple driveway access points. 

 The multiple entries to the units provide “live/work” options for the townhouse units in the 
future, i.e. four of the units have independent access from 2 Street. 



 DP2009-0040 
 CPC 2009 June 25 
 
 

 
  Page 3 

 

Garbage collection and the parkade entrance from 2 Street were also identified as a concern.  
There is no service lane on the site which limits opportunities for a garbage pickup location.  
The garbage collection pickup facility and the parkade entrance are still provided from 2 Street 
SW frontage and some effort has been made to mitigate the impact on the street and pedestrian 
environment, as follows:   

 
 The garbage collection facility has been rotated through 90 degrees to reduce exposure to 

the street frontage. 

 A single garbage collection point has been provided for all components of the new 
development rather than individual smaller collection points. 

 The requirement for vehicle turnaround on site is avoided, allowing for maximum 
opportunity for landscaping and active amenity areas at the plaza level. 

 The recycling requirements for the site are incorporated within the garbage facility. 

 The hard surface treatment in front of the townhouses is continuous allowing for 
uninterrupted pedestrian movement interrupted only at scheduled garbage pickup times.  
Rolled curbs are utilized to minimize changes in grade. 

 The garbage pickup forecourt will double up as a loading area for Building A. 

 Aluminum glazed overhead doors provide access to the parkade which will improve both 
the visual appearance and surveillance opportunities.  The single parkade entry door has 
been replaced by two doors, to mitigate the scale of a single door.  A steel pergola 
structure over the parkade entrance completes the link between buildings A and D and 
provide a focal point. 

 A light coloured masonry stone is the predominant finish at pedestrian level.  In addition 
planters, street trees and seating further enhance the pedestrian environment along this 
frontage. 

 
Incorporate a softer transition between the parkade podium and the sidewalk in the 
required setback areas 
 
This requirement impacts both the 2 Street and 55 Avenue SW frontages.  Revisions to the  
2  Street frontage have been addressed – see above. 
 
The 55 Street frontage (north) slopes down from west to east resulting in a partially exposed 
parkade podium, which is most evident at the east end.  A number of measures have been 
undertaken to mitigate the impact: 
 

 The boulevard has been graded at 6 per cent resulting in less exposed parkade wall. 

 The parkade wall is set back 1.76 metres from the property line – previously a 0.0 metre 
setback provided 

 The additional deciduous planting in the form of trees and shrubs is now provided on site 
and at grade (boulevard planting and planters are no longer required). 

 The townhouse development replaces the east end of the parkade wall along with tiered 
planters as an additional measure to breakup the massing. 

 Stairs and ramps provide access from 55 Avenue SW and breakup the continuity of this 
frontage.  A steel pergola structure visually identifies the stairs at the east end. 

 A masonry stone finish is proposed on this frontage. 
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Consider community amenities at the centre of the project at the surface parking 
 
The surface parking has been revisited.  The parking area has been reduced by fourteen stalls 
or by approximately 40 per cent of the original surface area.  The remaining 24 stalls have been 
retained and will be used for both resident visitor parking and retail parking.   
 
The reduced parking area and associated drive aisle function as “street frontage” for the internal 
commercial units.  The surface treatment of the parking area is consistent with the remainder of 
the plaza level and together with the comparatively wide sidewalks provide a pedestrian friendly 
environment with opportunities for seating, planting, displays and bicycle parking. 
 
The remainder of the plaza level has been reconfigured and include the following changes: 
 
 A focal bermed green area together with a unique light feature is proposed on the east west 

axis. 

 Community garden carts are proposed at the northern end of the plaza.  These will be 
mobile and can be stored off-site in the winter. 

 Flexible play pod areas have been introduced to provide activity areas for younger children. 

 The basketball court has been replaced by a multi use play court which could be utilized for 
various activities, including basketball, volley ball, ball hockey and similar.  There is also the 
potential for a “portable” ice rink during the colder months. 

 Pedestrian circulation is improved with access to 2 Street and 55 Avenue SW via a 
stairway located at the north east corner of the plaza. 

 
 
Other Concerns and updates: 
 
Parkade Revisions 
 
The incorporation of the additional five townhouses, which displace a portion of the original  
parkade, together with the reduction in surface parking at the plaza level necessitated revisions 
to the parkade.  An additional “half level” has been provided.  A total of 244 parking stalls are 
provided on site to accommodate the proposed 240 residential units, visitor parking and the 
commercial units. 
 
Bicycle Storage 
 
The bicycle storage facilities are now located within or close to each of the apartment buildings 
and are easily accessible from within the buildings and from the parkade. 
 
Environmental Sustainability 
 
The applicant advises as follows: 
 
The development is designed to meet Built Green Platinum criteria and will be equivalent to a 
Leeds gold rating.  The development is designed with a focus on sustainability to ensure both 
environmental and financial benefits from the day of commissioning onwards.  The following 
details some of those elements under the concepts of reduce, re-use, recycle. 
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 Reduce 

 superior building envelope  
o insulated concrete form structure  
o triple pane windows 

 heat recovery ventilators  
 digital metering for real time consumption awareness  
 energy star appliances  
 led lighting  
 solar/wind lighting  
 co-generation power  
 low flow water fixtures  
 alternative fuel car share  
 brown field redevelopment  

o close to LRT, employment and shopping  
 bicycle friendly development  
 mixed use development 

 
 Re-use 

 long life-cycle buildings  
 low maintenance buildings  
 flex design principles allows for the future  
 flexible amenity spaces 
 community gardens  
 rain water irrigation 
 

 Recycle 
 large component of recycled steel utilized  
 high volume fly ash concrete  
 integrated and convenient recycle facilities 

 
Massing and Building Placement 
 
The three medium rise apartment buildings have modest footplates ranging from 626 to 746 
square metres.  The separation distances are as follows: 
 

 Building A and Building B - 19 metres 
 Building B and Building C – 27 metres 
 Building A and existing development to the south (Manchester Tower) – 24 metres 
 Building B and existing development to the south (care facility) – 35 metres 

 
The building placement/layout meets established best practices in the City, e.g. the Beltline 
Area Redevelopment Plan.  
 
Finishes 
 
The external finishes to the buildings have been revisited. 
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A lighter toned sandy beige masonry has been used as a unifying material at the base of all the 
buildings, including the parkade.  Acrylic stucco and corrugated metal cladding are the 
predominant finishes.  The stucco colours (dark grey and dark brown) are consistent throughout 
the development.  The choice of metal cladding colour is used to provide an individual identity to 
each of the building elements as follows: 
 

 Building A – Galvanised metal cladding 
 Building B – Copper Red metal cladding 
 Building C – Grey Blue metal cladding. 

 
Dark brown corrugated metal cladding is used as spandrel panels between windows (dark 
brown) which will provide continuity between windows. 
 
The townhouses are a combination of the colours and materials used on the apartment 
buildings.   
 
Crime Prevention Through Environmental Design (CPTED ) 
 
It is confirmed that recommendations from the CPTED Assessment have been incorporated into 
the proposed development.  These include: 
 

o White painted walls and ceilings in the parkade 
o Parkade lighting as recommended (54 lux) 
o Vandal proof lighting adjacent to entrances and the garbage collection facility. 
o Clear panels in doors and walls stairwell vestibule doors and stairwell lobbies. 
o Lighting to the plaza level (10 lux) 
o Lighting to the surface parking area (22 lux) 
o Security cameras at the parkade and plaza level. 
o Improved natural surveillance at the plaza level - townhouses 

 
Bylaw relaxations 
 
Building A 
 
Front yard: 3 metres – covered entry projects 2.2 metres (+1.6 metres) into the required front 
yard.  The entry feature identifies the main entrance and provides visual interest.   
 
Coniferous trees – the minimum requirement is three trees, two trees provided.  An additional 
large deciduous tree has been provided as a replacement. 
 
Parking – see original report. 
 
Building B 
 
Rear yard (Third Street frontage): 7.5 metres  – the rear setback to the main floor and upper 
floors is 3.09 metres and 5.48 metres respectively.  The setback on the Third Street frontage 
functions more appropriately as a front yard (3 metres) and has been reviewed as such. 
 
Balconies – balconies project 1.9 metres (+ 0.1 metres) from building façade.  The relaxation is 
nominal (5 per cent). 
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Commercial units are required to front a local street - three commercial units front onto the 
“internal mall”. 
 
Building C 
 
Rear yard (Third Street frontage): 7.5 metres  – the rear setback to the main floor and upper 
floors is 5.4 metres and 4.32 metres respectively.  The setback on the Third Street frontage 
functions more appropriately as a front yard (3 metres) and has been reviewed as such. 
 
Balconies – balconies project 1.9 metres (+ 0.1 metres) from building façade.  The relaxation is 
nominal (5 per cent). 
 
Commercial units are required to front a local street - three commercial units front onto the 
“internal mall”. 
 
Building D 
 
Front yard (3 metres) – portions of units 1-3 project 0.10 metres into the front yard at the main 
floor level.  These modest “projections” comprise a relatively small portion of the front façade 
and provide additional articulation and visual interest to the design.  
 
Buildings B, C  and D 
 
Density (maximum 230 units) – the resubmission proposes an additional ten units for a total of 
240 units (+10 units).  The resubmission includes five new townhouses.  Buildings B and C 
have been redesigned to include an additional three 3 bedroom units and one 2 bedroom unit at 
each of the penthouse levels for a total of 8 additional units.  In building C, sixteen one bedroom 
units have been replaced with 13 two bedroom units.  The additional units were provided in part 
to address the 2 Street frontage and in part to provide larger family oriented units, i.e. additional 
two bedroom and three bedroom units. 
 
Community Association Comments: 
 
There is no community association group in Manchester. 
 
CONCLUSION: 
 
The new proposal is supported as the applicant has addressed the specific concerns raised by 
Calgary Planning Commission at the 2009 May 14 hearing.  In addition, the applicant has 
incorporated further improvements as part of the overall development review.   
 
CORPORATE PLANNING APPLICATIONS GROUP RECOMMENDATION: APPROVAL 
 
The Corporate Planning Applications Group recommends APPROVAL with the following 
conditions: 
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Prior to Release Requirements: 
 
Planning: 
 
1. Submit a total of eight (8) 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, 
four (4) 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 $886 recirculation fee may apply. 

 
2. Amend plans as follows: 
 

 Townhouses: Site plans to be consistent with landscape plan (DP-15) – see 
landscape treatment on Second Street SW frontage. 

 Provide a quality specification for fire exit door on 55 Avenue SW. 
 DP-15 shows balconies over Second Street SW entry – amend to show roof canopy. 

 
Urban Development: 
 
3. Amend the plans to:  
 

Water Resources – Sanitary and Stormwater Servicing 
a.  Provide a test manhole located at public right of way for the single sanitary tie-in 

to City mains to service proposed Lot ‘B’ along 2 St. SW.  
b.  Indicate existing 200mm sanitary service line on 2 St. SW to be abandoned and 

stubbed at the property line. 
 
Contact Lam Huynh, Water Resources and Development Approvals @ 403-268-3730 for 
further details. 

 
4. Submit a Sanitary Servicing Study prepared by a qualified professional engineer under 

seal and permit to practice stamp.  The report shall identify potential impact and/or 
“pinch points” within the public sanitary sewer system caused by the ultimate flows 
generated by the proposed development.  Associated costs including potential sanitary 
system upgrades required to service the proposed development will be at the expense of 
the developer. 

  
Contact Lam Huynh, Water Resources and Development Approvals @ 403-268-3730 for 
further details.  

 
5. Amend the plans to:  
 

Water Resources – Water Servicing 
a.  Upgrade the 150mm water main along 3 St. between 55 Av. to 58 Av. SW to 

250mm. 
b.  Dual service for proposed lot B should be serviced from the portion of main (on 3 

Street SW) south of the existing hydrant, not at the elbow of the existing main as 
shown on sheet no. DP-06. 

c.  Indicate existing 100mm water service line on 2 St. SW to be killed at source and 
not abandoned as proposed. 
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6. Enter into an Indemnification Agreement for the construction of water main upgrade on 3 
St. SE and sanitary system upgrade on 2 St. SW. Upgrade requirements on sanitary 
mains on 2 St. SE will be determined upon completion of the review of the sanitary 
servicing study to be conducted by Water Resources. 

  
For further inquiry, contact the Water Resources, Leader Inspection Services at 403-
268-4385 and Lam Huynh, Water Resources, Development Approvals @ 403-268-3730. 
 
The following documentation is required to execute the agreement: 
a. A contract is signed and executed by both parties, 
b. A security deposit is received by the City, and 
c.  An insurance policy is received that protects the City against any unforeseen 

accidents. 
 

7. Amend the plans to:  
 

Roads 
a. Provide materials and surface finishes on all public streets and sidewalks according to 
city standards. 

 
8. 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 arrange for the construction of the infrastructure either with 
their own forces or may elect to have the City construct the infrastructure on their behalf. 
 
If the developer elects to construct the infrastructure with their own forces, the developer 
will need to enter into an Indemnification Agreement at the time of construction and the 
deposit will be used to secure the work.  

 
Roads 
a. Construction of new driveway crossings on 3 St. SW. 
b. Closure and removal of existing driveway crossings on 55 Av. SW. 
c. Construction of new sidewalks adjacent to 3 St. SW. 
d. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Roads personnel, 
 
9. 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 
e. Street lighting upgrading adjacent to the site. 
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10. 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. 

 
Water Resources 
a. New sanitary test manhole, 
b. Storm sewer redevelopment ($84 / m frontage), 
c. New storm sewer connection, 
d. New sanitary sewer connection, 

 
11. Submit, for review, two (2) copies of the Erosion and Sediment Control (ESC) report 

and/or drawings to Urban Development for review by the Erosion Control Coordinator, 
Water Resources.  Prior to submission of the ESC report and drawing(s), please contact 
the Erosion Control Coordinator, Water Resources at 268-2655 to discuss ESC 
requirements.  
 
If the overall site size is less than 2 hectares (5 acres), only a drawing may be required 
for review. Please contact the Erosion Control Coordinator to discuss report and drawing 
requirements for these sites.  
 
Documents submitted shall conform to the requirements detailed in the current edition of 
The City of Calgary Guidelines for Erosion and Sediment Control and shall be prepared 
by a qualified consultant or certified professional specializing in ESC. For each stage of 
work where soil is disturbed or exposed, drawing(s) must clearly specify the location, 
installation, inspection and maintenance details and requirements for all temporary and 
permanent controls and practices.  

 
12. Submit three (3) sets of Development Site Servicing Plan to the Building Grades 

Supervisor, Engineering Services, for approval from Water Resources, as required by 
Section 5 (2) of the Utility Site Servicing Bylaw 33M2005.  The scope and details of the 
plans are found in both the Stormwater Management and Design Manual (December 
2000) and the Design Guidelines for Development Permits and Development Site 
Servicing Plans (June 2007). 

 

13. Amend plans to:  
         Waste & Recycling Services:  

a.  Indicate on the plans that the slope is not more than 2 % for the drive aisle 
beside building “A”.  

b.  Indicate on the plans a speed bump at the top of the any downward slopes that 
waste containers may accidentally head down. 

 
Transportation: 
 
14. Amend plans to include SU9 sweep paths to confirm truck turning requirements for 

access to and from the Building B and C loading/unloading areas.   
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 Sweep paths shall confirm minimum maneuvering in order to reduce impact to 
traffic entering and exiting the site. 

 All minimum clearances between the sweep paths and obstructions (parking 
stalls, curbs, fencing, etc) are to be dimensioned and must exceed the minimum 
0.6 m clearance.   

 Maneuvering into and out of the loading area shall take place on site. 
 
15. Amend the plans to reconfigure the parking stalls within the one-way parking areas. 
 

 All parking stalls within a one-way operation area shall be angled accordingly.  
 
16. Amend the plans to provide signage to clearly indicate the one-way traffic operations 

within the parkade. 
 
17. Amend the plans to provide a traffic control device (removable bollards located at the 

egress of the garbage collection area) acceptable to Planning to prevent motorists from 
entering the main parkade access driveway area. The traffic control device shall remain 
in place except for when removal is required for garbage collection and loading vehicles. 
This will require coordination with a site superintendant.  

 
 Provide an operational protocol with respect to the temporary removal of the 

bollards when required for garbage removal and other loading. 
 
18. Amend the plans to provide a radius or chamfer of the storage rooms to assist vehicles 

entering the north and south parking areas of the lower level.   
 
19. Given the visitor parking supply has been split between the plaza level and the parkade 

level, provide an operational protocol outlining how visitor traffic will be accommodated. 
 
20. Amend the plans to provide details of all parking related signage (residential, commercial 

and visitor parking). 
 
21. Amend the plans to provide on-site signage to prevent regular traffic (other than garbage 

and loading vehicles) from entering the 2 St SW directional driveway. 
 

 Sign to be located on-site. 
 Provide signage details and refer to details on site plans. 
 Sign shall not prohibit all traffic. Garbage and loading vehicles permitted. 

 
22. Amend the plans to relocate the lay-by wheel chair ramp to the north end of the lay-by. 
 
23. The pedestrian connections between the townhouses and the public sidewalk along 3 St 

SE shall be a minimum width of 1.5m, clear of all obstructions. 
 
24. Provide a parkade access protocol. 
 
25. Provide further information to ensure that garbage movement activities will not block the 

drive aisles. 
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26. As indicated in the development application, the developer/owner/manager shall appoint 

a traffic demand management (TDM) coordinator to develop strategies for a TDM 
program that will achieve reductions in motor vehicle use.  These strategies should be 
implemented in the development and management of the site. 
 

27. As indicated in the development application, the developer and future site managers 
shall provide a written commitment to promote and monitor the TDM program to reduce 
peak hour site-generated vehicle traffic and report on the TDM program to the Director of 
Transportation Planning annually. 

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

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

Development Authority.  
 
30. The necessary Access Easement Agreements for the play area and for pedestrian traffic 

flow shall be registered on all affected titles prior to the issuance of the development 
completion permit for any phase of the development.  The City of Calgary shall be 
named a party to the Agreements to secure access in perpetuity.  At this time, the 
Agreements shall be submitted to Development & Building Approvals and approved by 
the City Solicitor to ensure that the signatories do not amend, terminate or discharge the 
agreements without the City’s consent. 

 
31. This approval recognizes three (3) phases on the approved plans which shall be 

completed in sequence.  All the road works, landscaping, surface parking and provisions 
for garbage collection shown within each phase shall be completed and construction of 
the subsequent phase shall have commenced and be ongoing prior to the issuance of a 
Development Completion Permit for the completed phase.  Call Development Inspection 
Services at 268-5491 to request site inspections for the Development Completion 
Permits. 

 
32. A Development Completion Permit shall be issued for each phase before the use is 

commenced or 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.  

 
The required subdivision and necessary easements must be registered on all affected 
parcels prior to the issuance of the development completion permit for any phase of the 
development to the satisfaction of the Approving Authority. 

 
33. All roof top mechanical equipment shall be screened by the building parapet as shown 

on the approved plans released with permit and shall not be visible from thoroughfares 
or sidewalks.  



 DP2009-0040 
 CPC 2009 June 25 
 
 

 
  Page 13 

 
34. The grades indicated on the Development Permit approved plans must match the 

grades on the development site servicing plan (“DSSP”) for the development site.  Prior 
to the issuance of the Development Completion Permit, the Consulting Engineer must 
confirm, under seal, that the development was constructed in accordance with the 
grades submitted on the Development Permit. 

 
35. All areas of soft landscaping shall be provided with an underground sprinkler irrigation 

system as identified on the approved plans.  
 
36. Parking and landscaping areas shall be separated by a 150 mm (6 inch) continuous, 

poured in place, concrete curb, where the height of the curb is measured from the 
finished hard surface.   

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

public access and 22 LUX for shopping areas with uncovered parking areas and 54 LUX 
for parkades) with a uniformity ratio of 4:1 on pavement shall be provided.  

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

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

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

for visibility. 
 
41. Each parking stall, where located next to a sidewalk, shall have a properly anchored 

concrete wheel stop (100 mm in height and 600 mm from the front of the parking stall).   
 
42. Handicapped parking stalls shall be located as shown on the approved plans released 

with this permit. 
 
43. The garbage enclosure 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. 

 
44. 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: 
 
45. 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, the Calgary Health Region and The City of Calgary (311).  

b. on City of Calgary lands or utility corridors, the City’s Environmental Assessment 
& Liabilities division shall be immediately notified (311).   
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46. 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, Urban Development. 
 All work performed on public property shall be done in accordance with City standards. 

 
47. 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 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. 

 
48. The grades indicated on the approved Development Permit (DP) plans must match the 

grades on the Development Site Servicing Plan (DSSP) for the subject site.  Prior to the 
issuance of the development completion permit (DCP), the developer’s Consulting 
Engineer must confirm under seal that the development was constructed in accordance 
with the grades submitted on the development permit (DP). 

 
49. Execute an Easement Agreement to the satisfaction of the Manager of Urban 

Development  to address common storm surface run-off areas at the plaza level,  
common sanitary drainage areas in the parkade, garbage container movement from lot 
‘A’ to lot ‘B’ and garbage collection vehicle access to lot ‘B’.   

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

as amended on February 23, 1998, encroachments of retaining walls, planters, entry 
features, building projections, etc. 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. 

 
51. The owner, and those under their control, shall ensure good erosion and sediment 

control (ESC) housekeeping practices and the timely implementation, inspection and 
maintenance of all controls and practices specified in the ESC report and/or drawing(s) 
in accordance with the current edition of the Guidelines for Erosion and Sediment 
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. Controls and practices shall be adjusted to meet changing site and winter 
conditions.  Notify the Erosion Control Coordinator, Water Resources at 268-2655 of 
changes to the controls and practices specified in the report and/or drawing(s). 

 
52. Contain storm run-off on site. 
 
Transportation: 
 
53. The necessary Access Easement Agreements for the shared access, loading, parking 

arrangements etc. shall be registered on all affected titles prior to the issuance of the 
development completion permit for any phase of the development.  The City of Calgary 
shall be named a party to the Agreements to secure vehicular access in perpetuity.  At 
this time, the Agreements shall be submitted to Transportation Planning and approved 
by the City Solicitor to ensure that the signatories do not amend, terminate or discharge 
the agreements without the City’s consent. 

 
David Lupton 
June/2009
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PROPOSAL: 

New: Apartment Building (3 buildings, 318 units), Retail Stores and parking revisions to 
existing development. 

 

APPLICANT: 

Kanas Corporation 

OWNER: 

The City of Calgary 

MUNICIPAL ADDRESS: 

307 - 55 Avenue SW & 300 - 57 Avenue 
SW 

LEGAL DESCRIPTION: 

0010983;27;41 & 0010983;27;42 

(Map 34S) 

EXISTING LAND USE DISTRICTS: DC28Z2003 & DC71Z2003 

AREA OF SITES: 1.25 ha � (3.09 ac �)  

CURRENT DEVELOPMENT:  

307 - 55 Avenue SW: 14 storey apartment building (132 units) & special care facility (70 
beds) 

300 - 57 Avenue SW: Vacant 

 

ADJACENT DEVELOPMENT:  

NORTH:  Commercial (MacLeod Trail S corridor) 

SOUTH: High density residential (Existing development - Calgary Housing Company) 

EAST: Low and medium density residential 

WEST: Commercial (MacLeod Trail S corridor) 

 

DEVELOPMENT SUMMARY – 300 57 Avenue SW – Building A 

DC71Z2003 BYLAW STANDARD PROPOSED RELAXATION 

FRONT YARD PROJECTION Maximum 0.6 metres  2.43 metres 
(at front entry) 

1.83 metres 

PARKING 
one stall/unit except no parking 
stall required for units < 37.16 
square metres (400 sq ft) 

206 stalls 111 stalls 95 stalls 

AMENITY SPACE 
Each dwelling unit shall be 
provided with a private outdoor 
amenity space 

Typically balconies but 
may be provided as 
on-site common or 
private outdoor space. 

Common 
outdoor and 
indoor amenity 
space. 

Partial 
relaxation 
required. 
 

EXTERIOR FINISH MATERIALS 
Walls: Masonry, acrylic stucco and corrugated steel. 
Roof: Corrugated steel and pre-finished aluminium flashing 
Windows: Vinyl – triple glazed 
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DEVELOPMENT SUMMARY – 307 55 Avenue SW (Building B &C)) 

DC28Z2003 BYLAW STANDARD PROPOSED RELAXATION 

REAR YARD 7.5 metres At grade - 3.09 metres 
 Above – 5.48 metres 

4.41 metres 
2.02 metres 

HEIGHT 46 metres to any eaveline 48.15 metres to 
penthouse eaveline 

2.15 metres 

UNIT SIZE 25% of the dwelling units 
may be 37.16 square 
metres or less in area   
(57 units) 

58 Units 1 unit 

COMMERCIAL 
COMPONENT 

Commercial uses must 
front onto a local street 

Six of 12 units front do 
not front onto a local 
street  

50% 

EXTERIOR FINISH MATERIALS 
Walls: Masonry, acrylic stucco and corrugated steel. 
Roof: Corrugated steel and pre-finished aluminium flashing 
Windows: Vinyl – triple glazed 

 

SUMMARY OF CIRCULATION REFEREES 
CPTED ASSESSMENT 
Crime Prevention Through 
Environmental Design 

Comments provided – See appendix V 

ENVIRONMENTAL 
MANAGEMENT Not applicable 

URBAN DESIGN  
REVIEW COMMITTEE Not applicable 

COMMUNITY ASSOCIATION 
  Windsor Park 

No comments received. 

 
 
PLANNING EVALUATION 
 
Introduction 

The proposed development is located within the community of Manchester and is approximately 
400 metres north of the Chinook Shopping Centre and 700 metres north of the Chinook LRT 
Station.  The proposed development comprises two existing sites: 
 

 307 - 55 Avenue SW – North Manchester - vacant 

 300 - 57 Avenue SW – South Manchester – existing apartment building and seniors care 
facility 

 
For ease of reference the sites are referred to as the North Manchester site and the South 
Manchester site for the remainder of this report. 
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On 2008 July 28 City Council approved the disposition of (a portion of) the North Manchester 
site to facilitate the development of a residential development that would incorporate affordable 
housing units.  The development, as presented to Council, would provide a total of 318 dwelling 
units in three separate buildings. 
 
A re-subdivision is required to accommodate the proposed development.  A “portion” of the 
North Manchester site will be subdivided off and consolidated with the South Manchester site.  
This “portion” will be developed as the City owned Building A and will share the existing parking 
on the South Manchester site.  The residual North Manchester site will be developed as the 
privately owned Buildings B and C. 
 
 South Manchester site (City owned): 
 

 Proposed 88 unit apartment building (Building A) 

 Existing 132 unit apartment building 

 Existing 70 bed care facility 
 Existing two storey parkade (111 stalls) 

 
North Manchester site (privately owned) 
 

 Proposed 110 unit apartment building (Building B) 

 Proposed 120 unit apartment building (Building C) 
 
Site Context 
 
The existing South Manchester site development was approved in 2003.  It is operated by the 
Calgary Housing Company. 
 
Land Use District 
 
North Manchester site:  
 

The site is designated as a Direct Control District under Bylaw 28Z2003 with RM-7 
Residential High Density Multi-Dwelling District as the base district.  See Appendix III. 

 
South Manchester site: 
 

The site is designated as a Direct Control District under Bylaw 71Z2003 with RM-7 
Residential High Density Multi-Dwelling District as the base district.  See Appendix III. 
 

The uses and guidelines for both sites are essentially the same except: 
 

 The South Manchester includes the additional uses of apartment-hotels, assisted living 
accommodation and special care facilities. 

 The South Manchester sites allows a maximum of 50 percent of the dwelling units on 
site to be 37.16 square metres (400 sq ft) or less, whereas the North Manchester site 
allows a maximum of 25 percent to be 37.16 square metres (400 sq ft) or less. 
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Site Characteristics 
 
The vacant North Manchester site is undeveloped and with a cross fall from west to east of 
approximately three metres. 
 
Legislation & Policy 
 
Locational Guidelines for Non-Market Housing: 
 
On 2008 July 28 Council approved the “Locational Guidelines for Non-Market Housing”.  These 
guidelines are to be used for broad policy guidance and not as strict rules for operators and the 
development authority.  A summary of the guidelines are included in Appendix IV. 
 
The guidelines discourage very large scale single use developments and the over concentration 
of non-market housing in one area.  The North and the South Manchester sites on completion 
will be occupied as follows: 
 

Manchester Tower 

132 existing units 

Tenancy is for period of two years on the basis of a 
graduated rent linked to income.  The intent is for the 
tenant to progress to other accommodation (at the low end 
of the market) at the end of the two years. 

Building A – proposed 88 units Intended to operate as per the Manchester Tower. 

Building B – proposed 110 units Building B has Provincial funding which requires rental at 
market less 10%. 

Building C – proposed 120 units Building C will be at market, with opportunities for home 
ownership (as per applicant). 

 
Chinook House, comprising 57 affordable units and 60 market units is located immediately to 
the south of the existing South Manchester site. 
 
This development will ultimately include a variety of housing options that will create the 
opportunity for residents to move through the spectrum from deep subsidy to home ownership 
whilst remaining within the same community. 
 
Manchester Area Redevelopment Plan (ARP) - approved by City Council March 2003: 
 
The ARP identifies the site for medium to high density residential development. 
 
The ARP promotes a “vital residential community with local commercial uses” in close proximity 
to the downtown and encourages the development of affordable housing units where feasible. 

 
The ARP promotes the development of the 2 Street SW frontage as an enhanced pedestrian 
area through building design, the provision of wider sidewalks and street furniture and 
minimisation of vehicular access from 2 Street SW. 
 
The sidewalk has been extended the full length of 2 Street SW.  Boulevard tree planting and 
seating areas are proposed at street level. 
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Site Layout & Building Design 
 
Plans are attached as Appendix I. 
 
Building A: 
 
The proposed building is a 14 storey apartment complex comprising 88 residential units – 77 
two bedroom and 11 one bedroom units.  The lower floor, main floor and penthouse floor 
provide office accommodation, an in-house daycare, laundry facilities, bike storage and resident 
amenity space.  
 
There is no private outdoor amenity space (balconies) provided.  As an alternative a structured 
at grade play area is provided at grade.  In addition, quality common amenity has been provided 
within the building as follows: 
 

 Community hall – 600 square metres 

 Exercise room – 40 square metres 

 Penthouse flex area – 420 square metres 

 In-house  daycare – 230 square metres 
 
The principal access is at grade from 2 Street SW with alternative access from the plaza level. 
 
Building B 
 
The proposed building is a 13 storey mixed use complex comprising 110 residential units – 84 
two bedroom units and 26 studio units.  The main floor consists of the entry lobby and six small 
retail units (less than 75 square metres) and resident amenity space.  Additional indoor 
residential amenity space is provided at the penthouse level and each unit has a private 
balcony.  
 
Building C 
 
The proposed building is a 15 storey mixed use complex comprising 120 residential units –62 
two bedroom units, 26 one bedroom units and 32 studio units.  The main floor consists of the 
entry lobby and six small retail units (less than 75 square metres).  Additional indoor residential 
amenity space is provided at the penthouse level and each unit has a private balcony.   
 
Parkade  
 
The partially below grade parkade structure provides parking for Buildings B and C only with 
access from Second Street, the lowest at grade entry point on the site.  A two storey building is 
incorporated into the parkade structure on the east side which contains secure bicycle stalls, 
storage and a central garbage pickup location for all three buildings. 
 
Finishes 
 
The buildings make use of a common unifying theme through the selection of finish materials 
and colours.  A deeper toned masonry finish is utilized at the base of the buildings.  The vertical 
elements are accentuated through design elements, finish material and colour.  The façade 
finishes are predominantly masonry, acrylic stucco and vertical corrugated steel cladding. 
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Subdivision and Easements 

Subdivision application, SB2009-0004, is pending approval.  The application is an integral 
requirement of the proposed development.  The key elements are as follows (see Appendix II): 
 

 The subdivision will result in two reconfigured parcels, one City owned and the other 
privately owned. 

 A strata subdivision is required to accommodate vehicular circulation and parking for 
Buildings B & C at the parkade level.  This will occur immediately adjacent to and west of 
Building A at the parkade level.  In addition, it enables Alberta Building Code 
requirements to be met. 

 
The development as proposed requires a number of easements and these requirements are 
part of this Development Permit application.  The requirements include: 
 

 Mutual Access Agreement for garbage and vehicle movement at the parkade level – 
provides vehicular access to Building A for maintenance, etc. and provides Building A 
with access to the shared garbage collection facility. 

 Mutual Access Agreement for garbage and loading at the Second Street SW frontage – 
provides access, for Building A, to the garbage pick-up area.  In addition, this area will 
also be used as a loading zone for Building A. 

 Mutual Access Agreement for the play area at the plaza level – allows for a more 
useable play area associated with the in-house day care associated with Building A. 

 Mutual Access Agreement for pedestrian flow – provides a more direct barrier free 
access from the upper level of the existing parking on the South Manchester site to 
Building A. 

 
Environmental Site Assessment 
 
Not required. 
 
Landscaping 
 
The landscaping is located primarily at the plaza level and includes grassed areas, shrubs and 
tree planting.  The hard landscaping provides for pedestrian circulation on site and seating 
areas are provided throughout the site.  A focal seating area is provided at the east end of the 
site.  A basketball court is incorporated as an active amenity area.  A playground area is 
provided adjacent to the Building A in-house day care facility.  Pedestrian access to the site is 
from 55 Avenue SW and from 3 Street SW. 
 
In addition the applicant is proposing twenty boulevard trees on the perimeter of the site and 
seating areas on the 2 Street SW frontage. 
 
Site Access & Traffic 
 
There are two vehicle access points to the site – one from 3 Street SW to the surface parking at 
the plaza level and the other from 2 Street SW to the parkade.  A vehicle lay-by is proposed 
adjacent to the entrance to Building A for resident pickup and drop off. 
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Access to the central garbage pickup is from 2 Street SW. 
 
A traffic impact assessment was not required. 
 
Parking 
 
The Direct Control Districts for each site require parking to be provided as follows: 
 

 one parking stall per residential unit greater than 37.16 square metres (400 sq ft). 

 one parking stall per 92 square metres net floor area for commercial uses. 
The residential parking requirement includes for visitor parking. 
 
Building A: 
 
A parking relaxation is required.  As noted earlier, Building A will be consolidated with the 
existing South Manchester development.  There is no additional parking proposed as part of 
Building A.  Building A will utilise existing parking on the South Manchester site.  Parking will be 
provided as follows: 
 

Required: Existing South Manchester 118 stalls
 Proposed Building A 88 stalls
 Total required 206 stalls
  
Provided  111 stalls
 Deficient 95 stalls

 
Factors supporting the relaxation are as follows: 
 

 Proximity to the Chinook LRT Station – less than 700 metres. 
 Proximity to bus service (MacLeod Trail) – 150 metres 
 Historically the parking for the existing Manchester South Site is substantially 

underutilised – approximately 25 percent.  
 The operator of Building A, Calgary Housing Company (CHC), has indicated that the 

proposed parking will adequately meet their needs.  Also, CHC is able manage their 
tenant list to ensure sufficient parking is always available. 

 
Buildings B and C: 
 
The parking requirements are as follows: 
 

Residential: Bldg B – 1 stall/unit 110 stalls
 Bldg C – 1 stall/unit 120 stalls

 230 stalls
 Less: Stalls not required for units  

< 37.13 m2 (58 units) 58 stalls

  172 stalls
Commercial Stalls required –1 stall/92 m2 NFA 8 stalls

 Total required stalls – residential & commercial 180 stalls



 DP2009-0040 
CPC 2009 June 25 

 CPC 2009 May 14 
 
 

 Page 23 
 

 
A total of 208 stalls are provided, 38 stalls at the plaza level and 170 stalls in the parkade.  The 
applicant has indicated that two of the stalls will be utilised for car share purposes.  The surface 
parking will be utilised by the retail units and for residential visitor parking.  
 
Site Servicing for Utilities 
 
A stormwater extension is required.  The applicant will need to submit a design for City approval 
prior to construction.   
 
Environmental Sustainability 
 
City Council requirement for Building A is Built Green Silver.  The applicant has committed to 
building the entire project to a Platinum Built Green rating.  See Appendix VI. 
 
Community Association Comments 
 
Manchester does not have a community association.  The application was circulated as a 
courtesy to the closest residential community, Windsor Park.  No response was received. 
 
Adjacent Neighbour Comments 
 
The property was notice posted and no written comments were received. 
 
CONCLUSION: 
 
The proposal is supported for the following reasons: 
 
1. The development provides much needed range of affordable housing. 
 
2. The development complies with the intent of Manchester Area Redevelopment Plan, i.e. 

encouraging the development of affordable housing. 
 
3. The development complies with the intent of the Direct Control District. 
 
CORPORATE PLANNING APPLICATIONS GROUP RECOMMENDATION: APPROVAL 
 
The Corporate Planning Applications Group recommends APPROVAL with the following 
conditions: 
 
PRIOR TO RELEASE REQUIREMENTS: 
 
Planning: 
 
54. Submit a total of six (6) 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, 
three (3) sets 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 $886 recirculation fee may apply. 
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Urban Development: 
 
55. Amend the plans to:  
 

Water Resources – Sanitary and Stormwater Servicing 
 
a. Provide single sanitary tie-in to City mains and on-site service connections on Lot ‘B’ 
for building ‘B’ and ‘C’ complete with a test manhole located at public right of way. 
Provide detail on the DSSP plans.  
 
b. Provide storm extension required from 55 Av. SW on 2 St. SW. to service proposed 
lot ‘A’ and lot ‘B’. Submit 3 sets of storm extension design plans for approval from Water 
Resources. 

 
Contact Lam Huynh, Water Resources, Development Approvals @ 403-268-3730 for 
further details. 
 

56. Submit a Sanitary Servicing Study prepared by a qualified professional engineer under 
seal and permit to practice stamp.  The report shall identify potential impact and/or 
“pinch points” within the public sanitary sewer system caused by the ultimate flows 
generated by the proposed development.  Associated costs will be at the expense of the 
developer.  For further information, contact the Leader – Development Approvals in 
Water Resources at 268-3730. 

 
57. The developer must apply for a line assignment from Utility Line Assignments for storm 

extension alignment in the City road right-of-way along 2 St. SW. This application 
consists of a cover letter and six (6) scaleable site servicing plans (1:250 or 1:500 
preferred) indicating the following information: 

 
Property lines 
Curb/sidewalks 
Existing utilities along the road right of way 
Existing features (e.g. streetlight poles, hydrants, existing trees, etc.) 
Dimensions from property line to all of the above features 

 
Due to the number of applications reviewed by this office, it will typically take two weeks 
for a response.  The letter can be addressed to: Supervisor, Utility Line Assignments, 6th 
Floor – 800 Macleod Trail S.E., Calgary, Alberta, T2P 2M5, Location #8026. 

 

58. Enter into an Indemnification Agreement for the construction of watermain upgrade and 
storm sewer extension on 2 St. SE. Contact the Water Resources, Leader Inspection 
Services at 403-268-4385 and Lam Huynh, Water Resources, Development Approvals 
@ 403-268-3730. The existing 150mm mains on 2 St. SW. and 3 St. SW. are undersized 
for today’s standard. 
 
The following documentation is required to execute the agreement: 
c. A contract is signed and executed by both parties, 
d. A security deposit is received by the City, and 
c.  An insurance policy is received that protects the City against any unforeseen 

accidents. 
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59. Provide a letter to confirm the owner will remove the benches from within the City road right-
of-way, at the owner’s expense within 30 days’ notice from the City of Calgary requesting 
removal. 

 
60. 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 arrange for the construction of the infrastructure either with 
their own forces or may elect to have the City construct the infrastructure on their behalf. 
 
If the developer elects to construct the infrastructure with their own forces, the developer 
will need to enter into an Indemnification Agreement at the time of construction and the 
deposit will be used to secure the work.  

 
Roads 
 
f. Construction of new driveway crossings on 3 St. SW. 
g. Closure and removal of existing driveway crossings on 55 Av. SW. 
h. Construction of new sidewalks adjacent to 3 St. SW. 
i. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Roads personnel, 
 
61. 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. 

 
62. 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. 

 
Water Resources 
 
e. New sanitary test manhole, 
f. Storm sewer redevelopment ($84 / m frontage), 



 DP2009-0040 
CPC 2009 June 25 

 CPC 2009 May 14 
 
 

 Page 26 
 

g. New storm sewer connection, 
h. New sanitary sewer connection. 

 
 
63. Submit to the Manager of Urban Development two (2) copies of an Erosion and 

Sediment Control Report prepared by a qualified consultant or certified professional 
erosion and sediment control (CPESC) in accordance with the City of Calgary 
Guidelines for Erosion and Sediment Control. 

 
64. Submit three (3) sets of Development Site Servicing Plan to the Building Grades 

Supervisor, Engineering Services, for approval from Water Resources, as required by 
Section 5 (2) of the Utility Site Servicing Bylaw 33M2005.  The scope and details of the 
plans are found in both the Stormwater Management and Design Manual (December 
2000) and the Design Guidelines for Development Permits and Development Site 
Servicing Plans (June 2007). 

 
65. Amend the plans to:  
 

Water Resources – Water Servicing 
 
a. Indicate an adequate water meter room adjacent to an exterior wall where the 

services (100mm and larger) enters each proposed building, 
 
66. Submit a letter accepting responsibility for the transportation of garbage containers to 

and from the permanent storage location(s) and staging / collection location(s) on the 
scheduled collection day to the satisfaction of the Manager, Urban Development and/or 
the Director, Waste & Recycling Services. 

 
Transportation: 
 
67. As indicated in the development application, the developer/owner/manager shall appoint 

a traffic demand management (TDM) coordinator to develop strategies for a TDM 
program that will achieve reductions in motor vehicle use.  These strategies should be 
implemented in the development and management of the site. 
 

68. As indicated in the development application, the developer and future site managers 
shall provide a written commitment to promote and monitor the TDM program to reduce 
peak hour site-generated vehicle traffic and report on the TDM program to the Director of 
Transportation Planning annually. 

 
69. Amend the plans to include signs advising motorists of the available visitor parking.  

Signs must be prominently displayed in front of the building and a visitor parking sign 
placed in front of each visitor parking stall. 

 
 Provide signage details and include details on site plans.    

 
70. Amend the plans to include signs advising motorists of the available commercial parking. 

 Signs must be prominently displayed in front of the building and a commercial parking 
sign placed in front of each commercial parking stall. 

 
 Provide signage details and include details on site plans.  
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71. Amend the plans to provide on-site signage to prevent regular traffic (other than garbage 

and loading vehicles) from entering the 2 St SW directional driveway. 
 

 Sign to be located on-site. 
 Provide signage details and refer to details on site plans. 
 Sign shall not prohibit all traffic. Garbage and loading vehicles permitted. 

 
72. Amend the plans to relocate the lay-by wheel chair ramp to the north end of the lay-by. 
 
73. The removable bollards located at the egress of the garbage collection area shall remain 

in place except for when removal is required for garbage collection and loading vehicles. 
This will require coordination with a site superintendant.  

 
 Provide an operational protocol with respect to the temporary removal of the 

bollards when required for garbage removal and other loading. 
 
74. Provide a parkade access protocol. 
 
75. Provide further information to ensure that garbage movement activities will not block the 

drive aisles. 
 
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. The necessary Access Easement Agreements for the play area and for pedestrian traffic 

flow shall be registered on all affected titles prior to the issuance of the development 
completion permit for any phase of the development.  The City of Calgary shall be 
named a party to the Agreements to secure access in perpetuity.  At this time, the 
Agreements shall be submitted to Development & Building Approvals and approved by 
the City Solicitor to ensure that the signatories do not amend, terminate or discharge the 
agreements without the City’s consent. 

 
4. This approval recognizes three (3) phases on the approved plans which shall be 

completed in sequence.  All the road works, landscaping, surface parking and provisions 
for garbage collection shown within each phase shall be completed and construction of 
the subsequent phase shall have commenced and be ongoing prior to the issuance of a 
Development Completion Permit for the completed phase.  Call Development Inspection 
Services at 268-5491 to request site inspections for the Development Completion 
Permits. 
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5. A Development Completion Permit shall be issued for each phase before the use is 
commenced or 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.  

 
The required subdivision and necessary easements must be registered on all affected 
parcels prior to the issuance of the development completion permit for any phase of the 
development to the satisfaction of the Approving Authority. 

 
6. All roof top mechanical equipment shall be screened by the building parapet as shown 

on the approved plans released with permit and shall not be visible from thoroughfares 
or sidewalks.  

 
7. The grades indicated on the Development Permit approved plans must match the 

grades on the development site servicing plan (“DSSP”) for the development site.  Prior 
to the issuance of the Development Completion Permit, the Consulting Engineer must 
confirm, under seal, that the development was constructed in accordance with the 
grades submitted on the Development Permit. 

 
8. All areas of soft landscaping shall be provided with an underground sprinkler irrigation 

system as identified on the approved plans.  
 
9. Parking and landscaping areas shall be separated by a 150 mm (6 inch) continuous, 

poured in place, concrete curb, where the height of the curb is measured from the 
finished hard surface.   

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

public access and 22 LUX for shopping areas with uncovered parking areas and 54 LUX 
for parkades with a uniformity ratio of 4:1 on pavement shall be provided.  

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

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

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

for visibility. 
 
14. Each parking stall, where located next to a sidewalk, shall have a properly anchored 

concrete wheel stop (100 mm in height and 600 mm from the front of the parking stall).   
 
15. Handicapped parking stalls shall be located as shown on the approved plans released 

with this permit. 
 
16. The garbage enclosure 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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17. 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: 
 
18. 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, the Calgary Health Region and The City of Calgary (311).  

b. on City of Calgary lands or utility corridors, the City’s Environmental Assessment 
& Liabilities division shall be immediately notified (311).   

 
19. 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, Urban Development. 
 All work performed on public property shall be done in accordance with City standards. 

 
20. 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 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. 

 
21. The grades indicated on the approved Development Permit (DP) plans must match the 

grades on the Development Site Servicing Plan (DSSP) for the subject site.  Prior to the 
issuance of the development completion permit (DCP), the developer’s Consulting 
Engineer must confirm under seal that the development was constructed in accordance 
with the grades submitted on the development permit (DP). 

 
22. Execute an Easement Agreement to the satisfaction of the Manager of Urban 

Development  to address common storm surface run-off areas at the plaza level,  
common sanitary drainage areas in the parkade, garbage container movement from lot 
‘A’ to lot ‘B’ and garbage collection vehicle access to lot ‘B’.   

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

as amended on February 23, 1998, encroachments of retaining walls, planters, entry 
features, building projections, etc. 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. 

 
24. The owner, and those under their control, shall ensure good erosion and sediment 

control (ESC) housekeeping practices and the timely implementation, inspection and 
maintenance of all controls and practices specified in the ESC report and/or drawing(s) 
in accordance with the current edition of the Guidelines for Erosion and Sediment 
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. Controls and practices shall be adjusted to meet changing site and winter 
conditions.  Notify the Erosion Control Coordinator, Water Resources at 268-2655 of 
changes to the controls and practices specified in the report and/or drawing(s). 
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25. Contain storm run-off on site. 
 
Transportation: 
 
26. The necessary Access Easement Agreements for the shared access, loading, parking 

arrangements etc. shall be registered on all affected titles prior to the issuance of the 
development completion permit for any phase of the development.  The City of Calgary 
shall be named a party to the Agreements to secure vehicular access in perpetuity.  At 
this time, the Agreements shall be submitted to Transportation Planning and approved 
by the City Solicitor to ensure that the signatories do not amend, terminate or discharge 
the agreements without the City’s consent. 

 
 
 
PLANNING COMMISSION DECISION: That Calgary Planning Commission REFERRED the 
   item back to Administration to review the following  
   with the applicant; 
 

a)  incorporate street fronting at grade commercial or 
townhouse uses on 2 Street, other than garage 
doors, 
b)  incorporate a softer transition between the 
parkade podium and the sidewalk in the required 
setback areas, 
c)  consider community amenities at the centre of the 
project where the surface parking is, 
d)  ensure the architects name is on the plans, 
 
and to return to the Calgary Planning Commission in 
four weeks. 

 
 Moved by:   B. Barrington   Carried 9-0 
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Locational Guidelines for Non-Market Housing: Approved by City Council on 2008 July 28  
 
These guidelines are to be used for broad policy guidance and not as strict rules for operators 
and the development authority.  The guidelines are summarised below: 
 

1. The existing policies of the Calgary Plan that “social housing projects be located in a 
variety of areas throughout the city and be small scale in nature” be reconfirmed and 
implemented. 

2. Non-market housing should be allowed wherever market housing is allowed. 

3. Buildings should be of a density, form, design, and external appearance to complement 
the neighbourhood, and non-market housing units should not be distinguishable from 
market housing units. 

4. Over-concentration of non-market housing in one area should be discouraged. 

5. Very large single-use projects should be avoided.  While the appropriate size and scale 
of any project will vary with its context, as a general principle, a limit of 150 rent-geared 
to-income units per project is encouraged, except for seniors’ projects; 

6. For smaller projects (up to 40-60 units), up to 100% of units may be rent-geared-to 
income. 

7. Any project over 40-60 units should be encouraged to have a mix of market and non-
market housing, preferably with at least a 1:1 ratio for units over 40 in number, except 
for seniors’ projects. 

8. Locations close to public transit, recreation facilities, parks, schools and commercial 
nodes should be encouraged for non-market units serving families. 

9. Locations close to public transit, commercial nodes, and appropriate services should be 
encouraged for non-market housing serving individual adults. 
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