REPORT TO THE CALGARY PLANNING COMMISSION

DEVELOPMENT PERMIT

ITEM NO: 06
CPC DATE: 2007 December 13
DP NO: DP2006-3404
KINGSLAND

(Ward 11 — Alderman Pinncott)

Page 1



DP2006-3404

CPC 2007 December 13

PROPOSAL: Apartments (40 Units)

APPLICANT:

Manu Chugh Architect

OWNER:
1051352 Alberta Ltd., (Tim Down)
The City of Calgary

MUNICIPAL ADDRESS:
925 - 67 Avenue SW

LEGAL DESCRIPTION:
Plan 4910AK, Block 10, Lots 1-6; Plan 1297GU,
Block 10, Lots 18-21;and Plan 4910AK, Block
10, the westerly 32.582m in perpendicular width
throughout of lane
(Map 28S)

EXISTING LAND USE DISTRICT(S): DC8265

AREA OF SITE: 0.176 ha £ ( 0.434 ac +)

CURRENT DEVELOPMENT: vacant (surface parking)

ADJACENT DEVELOPMENT:
NORTH: vacant, apartments, duplex
SOUTH: apartments, townhouses

EAST: apartments, townhouses

WEST: mixed use ( retail, offices and apartments )

DEVELOPMENT SUMMARY

RULE
BYLAW STANDARD PROPOSED RELAXATION

DENSITY 150 people/acre 148 people/acre 0
1.7 people/ 1 bdrm unit | (45 existing 1

| bdrm,11 new 1
2.3 people/ 2 bdrm unit | y4rm and 29 new
2 bdrm units)

HEIGHT Max.51ft.(15.54m), N: 57°1" (17.4m) +1.86m
excluding elevator E: 57'1" (17.4m) +1.86m
shafts

W: 571" (17.4m) +1.86m

Page 2



DP2006-3404
CPC 2007 December 13

DEVELOPMENT SUMMARY

S:57'1" (17.4m) +1.86m

RULE

BYLAW STANDARD PROPOSED RELAXATION
PARKING 86 stalls 105 stalls 0
underground underground, 9
visitor, surface
LANDSCAPING A provision of accep- Total trees= 43 Unable to

determine
table landscape plans, | Large =31

including mature trees
along Elbow Drive Small =7

frontage to the Coniferous = 5
satisfaction of Calgary
Planning Commission

EXTERIOR FINISH MATERIALS
Walls: Brick, stucco, pre-cast mouldings, painted metal railings with glass panels
Windows: Clear glazing with aluminium frames

SUMMARY OF CIRCULATION REFEREES
CPTED ASSESSMENT
Crime Prevention
Through Environmental
Design
ENVIRONMENTAL _
MANAGEMENT Not Applicable
URBAN DESIGN _
REVIEW COMMITTEE Not Applicable

No comments received.

COMMUNITY See APPENDIX I
ASSOCIATION

Kingsland

PLANNING EVALUATION

Introduction

This Development Permit application is for a 40 unit, six storey apartment development. The site
occupies a corner lot one block south of Glenmore Trail SW on the east side of Elbow Drive SW
in the community of Kingsland.

Site Context

The subject site is the undeveloped part of a larger property comprised of three parts: 920 - 68

Avenue SW, which was developed for apartments some years ago; the vacant parcel at 925 -
67 Avenue SW and a closed portion of an intervening lane.
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The area surrounding the site on the north, east and south is characterized by a mixture of older
low-rise apartment buildings, townhouses, duplexes and single detached dwellings. West of the
site, across Elbow Drive is Mayfair Place, a large high-rise mixed use development. At six
storeys the proposal will provide both a stepping down of density and height from Mayfair Place
to the low-rise development east of the site as well as some buffering between Glenmore Trail
and the existing housing to the south.

Land Use District

DC 8265 (See APPENDIX Il) which pertains to the site was adopted by Council in 1971. It
provides very few guidelines for development except those already referred to in the
Development Summary. While it was not tied to plans, it clearly was based on a proposal dating
from that time and that incorporated the apartments built on the southern part of the property at
920 - 68 Avenue SW. Two aspects of DC8265 are of note:

e |t was expected that the portion of the lane would be closed and consolidated with the
adjacent parts of the overall site; and

e The north portion of the site would be used as surface parking for the 41 units to the
south. Upon development of the north portion, underground parking would be
developed to accommodate parking for both the north (new) and south (older)
apartment buildings.

Site Characteristics
Having been used as a parking lot the site is flat. Existing vegetation will be removed.
Legislation & Policy

The Kingsland community does not have a policy document governing redevelopment.
However, it is subject to the policies of The Calgary Plan. The proposal is in keeping with those
policies in The Calgary Plan calling for increased densities in the inner city.

Site Layout & Building Design

Plans of the proposal are found in APPENDIX I. The proposed development consists of a 40 unit,
six storey, apartment building with two-and-a-half levels of underground parking. The main entry is
oriented to 67 Avenue. Ground floor units facing 67 Avenue and Elbow Drive connect to the City
sidewalk via individual gated walkways. All units have either patios at grade or balconies.

The building is roughly square in plan. Large corner balconies, vertical and horizontal
modulation of the facades, a variety of cornice lines and parapets, as well as brick facing serve
to break up the mass and add interest to the exterior.

As noted in the Development Summary, the height exceeds the maximum listed in the DC guidelines.
The maximum height of 15.54m (51 ft.) in the guidelines was based on what was standard at the
time. Current floor to floor heights are greater, resulting in the need for a height relaxation.

Landscaping
The landscaping for the project is almost completely over the underground parkade. The
resulting landscaping scheme has two components: 900mm deep planters combined with a

variety of decorative and plain concrete walkways and patios. The DC guidelines left the
assessment of the landscaping largely up to CPC. When compared to the requirements of 2P80,
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the proposal provides approximately 41 per cent of the total site in landscaped area and is
considerably oversupplied with trees.

Two major features of the landscaping scheme are a plaza at the main entry off 67 Avenue and
a communal plaza between the new building and the adjacent existing building to the south.

Site Access & Traffic

The subject site is located close to and on two major traffic arteries in the city, Glenmore Trail
and Elbow Drive SW. However, given the relatively small size of the project a Traffic Impact
Assessment was not required. The main pedestrian access to the building is from 67 Avenue
SW. Several ground floor units have individual direct access.Vehicular access to the parkade is
from the lane. The surface visitor parking is also accessed from the lane. In a land swap with
the City the closed piece of lane is to be consolidated with the development property and the
lane realigned across the developer’s property to exit onto 67 Avenue SW.

Parking

A parking study was not required. As per DC8265, 86 underground parking spaces are required.
The proposal provides105 underground parking spaces; 9 surface spaces for visitors; and 10
bicycle parking spaces.

Site Servicing for Utilities

Services are available to the site. Relocation of services currently in the closed lane will be at
the developer's expense. The developer is also responsible for paving the north-south leg of the
realigned lane in order to facilitate garbage collection.

Environmental Site Assessment

An Environmental Site Assessment was not required.

Community Association Comments

The comments from the Kingsland Community Association are found in Appendix II. Their
concerns included water infiltration in the parkade; potential flooding from the intersection at
Elbow and 67 Avenue; noise control for ground floor units; finishes inside the units; and
construction of the patios prior to occupancy.

The water and flooding issues are examined in the normal course of Urban Development's
review of both the Development Permit and the Building Permit. Noise control measures were
not raised by Transportation. Interior finishes are outside the scope of the Development Permit.
Construction of the patios prior to occupancy is largely a matter of timing. If the building is
otherwise complete but the weather is not suitable for completing the landscaping then
securities may be taken and the construction deferred.

Adjacent Neighbour Comments

No comments received.
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CONCLUSION:

The proposal is supported for the following reasons:

1.

The proposed development contributes to the increase of density in the inner city as per
the Calgary Plan.

The proposal will provide an attractive, intermediate step between the existing high
density, high -rise development to the west and the lower density low-rise development
east of the site.

The size of the proposal is appropriate for its location and provides some buffering for
neighboring property from the nearby major traffic arteries.

RPORATE PLANNING APPLICATION ROUP 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.

4.

5.

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) plan 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 $800.00 recirculation fee may apply;

Amend the site and landscaping plans to clearly show the location of all visitor and
handicap parking stall signage. Provide scaled details of proposed visitor and handicap
parking signage;

Amend plans to show all roof top mechanical equipment and how it is to be screened;

Provide a new title indicating that the titles have been consolidated;

Provide a clearance letter from Corporate Properties;

Urban Development:

6.

Approval of development application is pending acquisition and consolidation of closed
lane right of way (Plan # 830138114) and subdivision and dedication of new north/south
lane. New lane right of way to meet minimum specification 454.1004.005. The developer
has indicated that the proposed right of way for the new lane exceeds the minimum
requirement, and may want to adjust the proposed lane property line. Existing overhead
and underground utilities (gas and telus) in the closed lane to be removed and relocated
at developer’s expense. Developer to provide a block profile for the proposed lane for
Roads to review and approve. A storm extension may be required if a trapped low is
created in the lane. Design of lane grades should avoid locating the trapped low at the
intersection of both lanes, adjacent to the driveway ramp to the underground parkade;
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The developer shall submit two (2) sets of amended plans to the File Manager to
specifically address the requirements of the Business Unit(s) as listed below:

Calgary Roads

a. Continuous sidewalk and curb and gutter across driveway crossings;

b. Indicate on the Site Plan the location of the existing driveway crossing to 67
Avenue SW and note that it is to be closed and rehabilitated at the developer’s
expense;

C. A detailed driveway cross-section complete with ramp grades and elevations at
face of curb, back of sidewalk, property line and driveway ramp on private

property;

d. Elevations shown on driveway ramp cross section are not compatible with grades

shown. Revise accordingly. Show required trench drain as per City specification
454.1010.003. Wastewater and Drainage requires a minimum 0.6 meters of ramp
be sloped 2% away from the front of the garage door down towards a trench
drain. The maximum allowable approach grade of the ramp to the trench drain is
10% for a minimum length of 4.5 meters. Developer is to provide evidence of
approval from Building Grades for a gravity connection from the trench drain to a
City storm utility. No mechanical pumping system will be permitted. Connection to
the sanitary sewer system is only permitted for areas that are inside the building
(garage floor drain). Overland drainage from originating from outside cannot be
redirected into the sanitary system;
e. Turning area of new lane to be posted “No Parking”. Show signs on site plan;
“Proposed stairs going to parkade” and garbage enclosure is outside the
boundary of the development site. Provide letter of no objections from the
adjacent property owner;
g. Indicate location of bollards (detail shown); and
h. Proposed trees are within close proximity to the lane property line, and should be
relocated further back on private property to avoid tree branches that will
overhang over into the lane where solid waste vehicles will be
maneuvering.

-

Waste and Recycling Services

a. Undersized waste storage area. Increase enclosure size to 3.5m x 6.5m;

b. Provide 3m wide overhead door to waste room;

C. Insufficient waste collection vehicle access. Increase length of “lay-by” leading to
the garbage room to 12.2m (40’); and

d. Contact the Waste and Recycling Services Technical Assistant at 230-6646.

Calgary Waterworks
a. An adequate water meter room adjacent to an exterior wall where the services
enter building;

The developer shall remit payment to address the requirements of the Business Units as
listed below:

Calgary Roads (CERTIFIED CHEQUE)

Approved driveway crossings;

Driveway crossing closure;

Wheelchair ramp;

Asphalt lane pavin;

Streetlight upgrading; and

Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc.,
should it be deemed necessary through a site inspection by Calgary Roads
personnel;

~PoooTw
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The developer shall provide a letter of understanding to accept responsibility to ensure
driveways will be constructed to plans approved by Calgary Roads. The letter must be
signed by the land owner or authorized company representative.

The letter should state the following:
Company letterhead or Land Owner’'s Name and Address

Development Permit Application #:
Date:

| understand that | am responsible to ensure that approved driveways required for this
development must be constructed to the ramp grades shown on the approved plans. |
understand that negative sloping of the driveway within the City boulevard is not
acceptable to the City. Furthermore, | will be responsible for all cost associated with the
removal and reconstruction of the entire driveway ramp if actual grades do not match the
approved grades.

Signature of land owner or authorized company representative .;
The developer shall provide a letter from the adjacent land owner indicating they have
no objections to the driveway flare encroaching into the extended property line of their

site;

The developer shall consolidate the subject parcels onto a single title and provide a copy
of the Certificate of Title;

Transportation:

12.

13.

14.

15.

16.

The ramp from the lane to the parkade shall be graded to City standards. The initial
segment shall be 4% for 4.5m;

The ramp from the lane to the parkade shall be a minimum of 7.2m wide. The plans
shall indicate the same. Note: conflicting information indicates the ramp is either 7.2m
wide, or 6.096m wide;

Visitor parking stalls are located beyond the south property line (also located south of
the PL are the line of the parkade wall below, a set of stairs, and the garbage area). If
consolidation does not occur first, a mutual access easement agreement shall be
registered on all affected titles prior to release of the development permit. The City of
Calgary shall be named a party to the Agreement. The Agreement shall be submitted to
and approved by The City Solicitor to ensure that the signatories do not amend,
terminate or discharge the agreement without The City's consent. See advisory
condition;

Provide a minimum of 6 visitor parking stalls signed and dedicated for this proposed
development. These stalls cannot be shared with adjacent developments. A letter shall
be forwarded to The City confirming the same;

Confirm that a quantity of 6 class 2 bike stalls will be provided near the main entrance of
the building. Bike racks are indicated inconsistently from the Site plan to the landscape
plan. For more information regarding bicycle parking requirements, please visit

http://www.calgary.ca/DocGallery/Bu/planning/pdf/bicycle_parking_handbook_draft.pdf;
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Show the revised curb and mono walk (along Elbow Drive SW) as per GE5 plans.
Indicate with a dashed line the alignment of the existing curb and mono walk to be
revised. Note: if the curb and mono walk have already been reconstructed (as per GE5
requirements) simply show the revised curb and walk and add a notation to the plans
indicating the same;

Signs advising motorists of the available visitor parking must be prominently displayed in
front of the building and a visitor parking sign placed in front of each visitor parking stall.
The plans shall indicate the same;

The existing curb cuts from the closed lane fronting Elbow Dr SW shall be closed and
rehabilitated "at the expense of the developer.” The plans shall indicate the same;

Permanent Conditions

Planning:

20.

21.

22.

23.

24,

25.

26.

27.

28.

29.

30.

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

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

A Development Completion Permit shall be issued for the development; 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;

All roof top mechanical equipment shall be screened as shown on the approved plans;

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;

All areas of soft landscaping shall be provided with an underground sprinkler irrigation
system as identified on the approved plans;

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

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

The light fixtures in the parkade shall be positioned over the parking stalls (not the drive
aisles);

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

All roof top equipment shall be painted and/or screened to the satisfaction of the
Development Authority;
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Urban Development:

31. 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 Il 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);

32. 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.);
Relocation of works (survey monuments and underground/overhead utilities, etc.);
Upgrading of works (road widening and watermain upgrading, etc.);
Construction of new works (lane, paving, sidewalks, curbs, etc.); and
Reconstruction of City facilities damaged during construction.

cooo

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.

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 pf notice, to The City;

33. 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;

34. 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;
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35. 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;

36. 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;

Transportation Planning:
37. No direct vehicular access to Elbow Drive SW shall be permitted;
Advisory Comments

The following advisory comments are provided as a courtesy to the applicant and property
owner. They represent some, but not all of the requirements contained in the Land Use Bylaw
that must be complied with as part of this approval.

Planning:

38. Any of the conditions of the development permit approval may be appealed. If you
decide to file an appeal, it must be submitted to the Manager, Subdivision and
Development Appeal Board within 14 days of receipt of the decision letter. An appeal
along with reasons must be submitted, together with payment of a $25.00 fee, to the
Subdivision and Development Appeal Board. An appeal may also be filed online at
www.calgary.ca/sdab/onlineappeal. To obtain an appeal form, for information on appeal
submission options or the appeal process, please call 268 — 5312;

39. This development permit approval makes no provision for revisions. Revised plans shall
be submitted to, and approved by, the Development Authority;

40. The garbage garage 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;

41. Loading and delivery shall be conducted in a manner that at no time impedes the safe
and convenient use of the parked and pedestrian movements;

42. In addition to your Development Permit, you should be aware that a Building Permit is
also required. Now that your Development Permit application has been approved, you
may apply for a Building Permit. Please contact Building Regulations at 268-5311 for
further information;

Urban Development:

43. The developer is advised that the property line is 5.5 m from lip of gutter, 4.0 m from
back of sidewalk on 67 Avenue SW;
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45,

46.

47.

48.

49.

50.

51.

52.

53.

54.

55.

56.
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The developer is advised that the property line varies from the lip of gutter and back of
sidewalk on Elbow Drive SW;

The developer is advised that a corner cut of 4.5m x 4.5m is required adjacent to 67
Avenue and Elbow Drive SW;

The developer is advised that driveway applications may be required. The locations and
design of driveways must be approved by Transportation Planning. New driveways
including driveway modifications or relocations must be constructed to City standards at
the developer’'s expense. Obstructions such as storm catch basins, hydrants, power
poles, etc., must be relocated to City standards at developer’'s expense;

The developer is advised that driveway closures may be required. Existing driveways
that are not required for the development must be closed (removed), to City standards at
the developer's expense;

The developer is advised that Calgary Roads is responsible for determining whether the
existing sidewalks, driveway crossings, street lighting, curb and gutter, etc., are to City
standards. Replacement and/or rehabilitation would be at the developer’'s expense;

On all developments with under-drive garages or parking lots that are lower than the
back of walk or curb or lane grade, the developer shall confirm in writing that all
approved driveways required for this development will be constructed to ramp grades as
shown on the plans submitted and approved by Calgary Roads. Negative sloping of
driveways within City road right-of-way is not acceptable. If actual constructed grades
do not match approved grades, the developer is responsible for all costs to remove and
reconstruct driveway ramp grades to the approved grades;

Asphalt lane paving is requested adjacent to the proposed site;

Parking pads and garage aprons at rear must tie in to the existing lane grades (grades
are available from the Engineering Services Business Unit);

The developer is to be advised that the City does not grant approval for the replacement
of underground irrigation sprinkler systems in City owned lands or boulevards that are
adjacent to the development site and are installed at the developer’s risk. The City of
Calgary will not assume liability or responsibility for repair or replacement in event it has
been damaged of destroyed during construction on City owned lands or boulevards by
City workers or its authorized contractors;

Water connection is available from 67 Avenue SW (300mm PVC, 1995) and Elbow Drive
SW (300mm Cl, 1957);

Parkade extends over two parcels: Each titled parcel must have separate service
connections to the public main. The Bylaw notes that water services are not permitted to
cross one property and enter into another property. Therefore: Lots to be consolidated
under one title;

Show details of proposed changes to servicing and metering on Development Site
Servicing Plan. Provide adequate water meter room where services enter building. If
static pressure exceeds 550 kPa install pressure reducing device after meter;

Show all proposed and existing shallow utilities on the Development Site Servicing Plan;
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60.

61.

62.

63.

64.

65.

66.

67.

68.
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Review with Fire Prevention Bureau for on-site hydrant coverage. A stamped approved
plan by Fire Prevention Bureau to be submitted with the Development Site Servicing
Plan for Building Permit approval. Contact FPB at 268-5378;

Sanitary sewer connection is available from 67 Avenue SW,

Storm sewer connection is available from 67 Avenue SW;

Show all existing and proposed sewers on the development site servicing plans at the
Building Permit stage;

Drainage from all underground or covered parking areas is to be directed towards the
sanitary sewer system, as per Sewer Service Bylaw 24M96;

All open run-off shall drain to on-site storm sewer and covered ramp shall drain to
sanitary sewer;

The allowable stormwater run-off coefficient shall be 30%;

Ponding is required for 1:100 year storm events;

Direct all roof drainage to on-site storm;

Slab of building elevation to be a minimum of 0.3 meters above top of pond;

All building openings, ramps, etc., adjacent to trap lows are to be min, 0.3 meters higher
than the maximum water elevation at the 1:100 year depth or depth of spill, whichever is

greater; and

Contain storm run-off on site.

Lorraine Grant
2007 November
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