REPORT TO THE CALGARY PLANNING COMMISSION

DEVELOPMENT PERMIT

ITEM NO: 12

CPC DATE: 2008 August 21

DP NO: DP2006-3587

UNIVERSITY HEIGHTS
(Ward 1 - Alderman Hodges)

JTAH.DR.NW.

2410341

l-JI:S?I‘-ER-RD-NW\

J1IIK URMWY

6622004

10CRG G PR 248,

. 3CR 2994 T ===
I I_:c-z-a-u'ulgSZQ'UO-‘l--' 'L_______

7 c-0 ~
057
' hibe

Page 1



DP2006-3587

CPC 2008 August 21

PROPOSAL:

New: Retail, Office, Medical Clinic (2 buildings)

APPLICANT:
BKDI Architects

OWNER:
Western Securities Limited

MUNICIPAL ADDRESS:
1941 Uxbridge Drive NW

LEGAL DESCRIPTION:
Block 1, Plan 159JK
(Map 30C)

EXISTING LAND USE DISTRICT(S): C-C2f3.0h46 Commercial - Community 2 District

AREA OF SITE: 1.94ha £ (4.8 ac 1)

CURRENT DEVELOPMENT: Shopping Centre (Strip Mall)

ADJACENT DEVELOPMENT:

NORTH: Church Building — Queen of Peace Church

SOUTH: Foothills Medical Centre

EAST: Low and Medium Density Residential, Gas Bar and Drive Through Restaurant

WEST:  School and Playgrounds — University Elementary School

DEVELOPMENT SUMMARY
RULE BYLAW STANDARD PROPOSED RELAXATION
DENSITY F3.0 (58,320 m?+) 20,145 m*+ at 35% =+ None
HEIGHT 46.0 metres 24.5 metres None
YARDS Front - 6.0m Side - 6.0m | Front-6.0m Side N - 10.3m | None
(SBe‘:gg(':rl‘g Rear - 6.0m Side - 6.0m | Rear - 57.0m Side S - 62.2m
PARKING g?f?gg;‘f;tsﬂils 1/(1)86“;2685'& As per Land Use Bylaw None

Medical: 4.5 stalls/100m? GUFA | *52007 for new buildings
LANDSCAPIN 1P2007 - Section 769 As per Bylaw 1P2007 None
G
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DEVELOPMENT SUMMARY
RULE BYLAW STANDARD PROPOSED RELAXATION

EXTERIOR FINISH MATERIALS

Walls: Brown Brick (Mauna Loa) and Green & Blue Metal

Roof: High emissivity roofing (high reflectance) - White

Windows: Green & Blue glass - Solarban 60, PPG Cariba & Harmony Blue

SUMMARY OF CIRCULATION REFEREES

CPAG Support with Prior to Release Comments
ENVIRONMENTAL : :
MANAGEMENT Phase | approved — Phase Il required Prior to Release of DP

URBAN DESIGN

REVIEW COMMITTEE | ot Applicable

COMMUNITY Comments Provided:
ASSOCIATIONS ) . . . .
1) University Heights Community Association
1) University Heights - December 22, 2006
Community Association - August 30, 2007
2) St. Andrews Heights - July 24, 2008
Community Association 2) St. Andrews Heights Community Association
3) Parkdale Community - November 12, 2007
Association - July 16, 2008
4) South Shaganappi Area 3) Parkdale Community Association
Development Council - July 15, 2008
4) South Shaganappi Area Development Council
- July 15, 2008

PLANNING EVALUATION
Introduction

Stadium Shopping Centre is situated in the established community of University Heights, to the
north-west and in close proximity to downtown Calgary. It is also situated on 16 Avenue NW, a
major east-west thoroughfare in the City of Calgary. The site is surrounded by major institutions
and therefore a prime location for retail and offices. In light of the subject site’s existing land use
rights, current low density development, large surface parking area and inner-city location, it is a
site that is ready and in need of re-development.

Not to be under valued, the subject site’s relationship to the existing low density residential
communities to the north and west is central to any re-development of the site. The existing
Stadium Shopping Centre has served the surrounding communities for many years with several
independent shop owners.

Although the Stadium Shopping Centre has served the residents from surrounding communities for
years, its location on the Trans Canada Highway elevates its influence sphere beyond that of only a
local community shopping centre. The site plays a key role in establishing a balance between the
institutional and residential uses surrounding the Trans Canada Highway in Calgary.

The Applicant’s purpose with this Development Permit application is to introduce a first phase to the
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site by establishing core uses, containing retail, offices and medical clinics.
Site Context

Stadium Shopping Centre is surrounded by low density single family dwelling homes to the north
and west of the site and medium to high density to the east of the site. The subject site is however
directly surrounded by the following institutional uses:

University Heights Elementary School directly to the west;

Sir William van Horne High School directly to the north-west;

The Queen of Peace Church directly to the north of the site; and,

The Foothills Medical Centre directly to the south across 16 Avenue NW.

The University of Calgary, the Children’s Hospital, and the Foothills Athletic Park are other
institutional uses in close proximity, with a neighbourhood park directly to the south-west and

St. Andrews Park to the south-east of the site. Other small scale commercial (gas bar and drive-
through restaurant) and an office building occupy the other corners of the intersection between
16 Avenue and Uxbridge Drive NW.

The five single family dwelling units situated directly across Uxbridge Drive from the site and
backed by medium density residential developments are also ready for redevelopment. These
properties can be developed as medium density residential developments and directly complement
the proposed commercial re-development of the Stadium Shops Centre.

Constructed in 1962, the existing development on the subject site consists of a strip mall with a
large surface parking lot on Uxbridge Drive. With the land use already in place for a Commercial —
Community 2 development with a 3.0 FAR density and a 46 metre height restriction, the subject site
is overdue for re-development.

Land Use District

With Land Use Bylaw 1P2007 that came into effect in June 2008, the land use district for the
subject site converted from C-3 General Commercial District to C-C2f3.0h46 Commercial —
Community 2 District. The density and height remained the same in the land use district
conversion.

The Land Use District for the site is thus C-C2f3.0h46 Commercial — Community 2. The

C-C2 Commercial - Community 2 District is intended for large scale commercial developments that
are on the boundary of several communities, comprehensively designed with several buildings and
with a wide range of use sizes and types, especially offices and residential.

The Land Use district allows for a 3.0 FAR and a 46.0 metre height restriction. The Applicant
proposes the following uses for the development as per the Development Permit plans, and are
discretionary uses within new buildings within the C-C2 land use district:

PROPOSED USES NUMBER
Retail — Buildings A & B 1 Floor at grade
Medical Clinics — Building A | 5 Floors

Offices — Building B 4 Floors

The Land Use district on the site has been in existence for many years and the Land Use Bylaw
conversion did not provide any additional density or height.
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Site Characteristics

With the first development of the shopping centre, the site was re-graded to a flat site without any
significant features. With Uxbridge Drive sloping slightly upwards towards the north, the site is
situated below natural grade in the north-eastern corner. The rest of the site is flat and at grade.

With past developments, the site was covered completely with a hard non-permeable surface and
void of any vegetation. There are no significant site characteristics on the site.

Legislation & Policy

There are no Council approved policies applicable to the community of University Heights.
Site Layout & Building Design

a) History and Background

Commencing with the submission of the application in October 2006, Administration worked with
the Applicant on transportation issues that lead to the redesign of the site layout. Transportation
did not support two access points on Uxbridge Drive and the site layout and building design were
amended to a single access point, tying-in to the existing Uxbridge Drive - Ulster Road
intersection.

In June 2007, amended plans were submitted for complete recirculation of the revised site layout
and building design with a single access point onto Uxbridge Drive. A single access point to the
site complicated the site layout and detrimentally affected the location of buildings and ability to
create a viable neighbourhood shopping centre. The single access point, together with the land
owner’s reluctance to include the existing strip mall into a comprehensive site design, resulted in
a challenging site layout and building design. Administration, together with the Applicant, worked
diligently on the plans to ensure the best layout and design possible however, it is
Administration’s conclusion that continued negotiations are unlikely to result in any further
enhancements to the Development Permit plans.

The subject site, situated in the community of University Heights, was identified in the Council
approved Monitoring Growth and Change Series - Established Areas Growth and Change 2007
as an “Established Suburb”. The Council approved Sustainable Suburbs Study (1995) therefore
applies, and was the impetus for working towards a balance between the need for office/medical
uses and the desire for a sustainable community shopping centre.

To improve on the sustainability of the community shopping centre, Administration reviewed the
application against the following design principles:

Create a place where people/pedestrians are a priority;
Create at a Human Scale;

Create a Sense of Place;

Create places to meet;

Improve walk-ability by connecting uses;

Reduce parking impacts;

Plan for pedestrians, cyclists, and public transit; and
Provide public open spaces.
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Although many improvements were made to the site layout and building design to enhance the
pedestrian experience and create a community shopping centre, the above design principles
could be further utilized to the benefit of the local community.

b) Site Layout and Building Design Elements

Uses
The uses proposed in the application are for retail, offices and medical clinics.

All retalil units are situated at grade and front directly onto the sidewalk and street beyond to
create an active space. The office and medical clinic uses are situated above grade and do
not occupy valuable sidewalk and street frontage.

Although the proposed uses in this application are for retail, offices and medical clinics, the
application does not reflect a true mixed-use development. The inclusion of medium density
residential in the proposal could contribute to a community heart and provide support for the
retail establishments. Residential on the site will ensure an active shopping centre and
provide much needed accommodation in close proximity to the Foothills Medical Centre.

Site Layout

The site layout proposes a single access point controlled by a new traffic light. The site
layout does not allow any vehicular access or egress from the lane adjacent to the northern
property line however, garbage collection for Building A will take place from the lane and
thereby reduce the amount of heavy vehicle trips on the site itself.

The site layout allows for the potential of a “high” or “main street” character between the
existing shopping centre and Building B, thereby working towards a neighbourhood
shopping centre heart with the emphasis on pedestrians. Distance between individual
buildings is crucial in motivating people to walk between uses rather than drive from store to
store. Administration believes that the current plan achieves a good level of connectivity
and building arrangement to define a pedestrian’s point of reference on the site.

Due to the single access configuration and exclusion of the existing retail units from a
comprehensive site plan, the site layout is however contrived. The site layout proposes the
tallest building on Uxbridge Drive, scaling down towards the west with single storey retail at
the back of the two new buildings. The existing retail will be blocked from any view from
Uxbridge Drive, which is important for the financial viability of these retail units.

As a result of the location and size of the new buildings, there are no indications that a
community shopping centre might exist at the rear of the new buildings and any activity will
be hidden from the Uxbridge Drive street front.

Building Design and Architecture

The subject site is surrounded by several institutional uses, but with a strong residential

presence to the north and west. It is therefore important in the building design and
architecture of the new buildings, to create a balance between these two driving forces.
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Effort was put into the design and architecture of the buildings to create that balance. This
was accomplished by introducing warmer colours and different building materials at the
base of the buildings on all building facades. The purpose was to soften the strong
institutional appearance and functionality of the medical clinic and office building.

Building A is the larger of the two buildings with a sizeable front facade situated directly on
Uxbridge Drive. To ensure that this front facade is not overwhelming, as it is situated
closest to the residential units, the facade was articulated to break up any large building
plane. The building was further slightly bent at the front entrance to follow the curvature of
Uxbridge Drive as it runs north.

Building B, situated in the centre of the site, has been designed with several angles to break
away from the traditional square office block appearance.

In both buildings, the retail at grade level creates a base level for the office and medical
clinic uses above and aim to provide an active street frontage on all facades.

Building materials consist mainly of green and blue metal with brown brick at the base of the
buildings for a warmer residential character. The roof consists of high emissive roofing in
white and the windows of green and blue glass with clear anodized metal frames.

The building design and architecture is of a good quality and Administration supports the
design, building materials and colour of materials.

Public Plaza Area

The existing shopping centre functions as a neighbourhood shopping centre although it is
void of any public realm or pedestrian friendly environment. In the redevelopment of the
site, it is critical to maintain the neighbourhood shopping centre function, but improve the
pedestrian environment and increase activity on the sidewalk.

The Applicant’s proposal to include a plaza at the northern edge of the existing shopping
centre is acknowledged as a contribution towards creating a neighbourhood heart — a
meeting place to local residents. The location of the plaza is however not directly
connected to any retail and therefore detached from any pedestrian activity.

Sidewalks and Pedestrian Connections

Strong sidewalk and walkway linkages across the subject site have been provided to
connect all uses internally, as well as externally to the Uxbridge Drive sidewalk and on to
16 Avenue NW.

The extent of the Development Permit was enlarged by the Applicant to include re-
development of the subject site up to the building face of the existing shopping centre. The
purpose is to improve the public realm in front of the existing retail units and enhance the
pedestrian experience across the site. Improvements to the public realm include a new
sidewalk and surface treatment, street furniture and landscaping.
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e Alternative Transportation

Although 904 parking stalls are required for the existing and proposed new additions to the
shopping centre, alternative transportation is available in the form of a frequent bus line on
both Uxbridge Drive and 16 Avenue NW. The Applicant further proposes 214 Class 1
bicycle stalls although only 6 stalls are required. Change room and shower facilities with
200 lockers are also included in this Development Permit application.

Landscaping

A Landscape Plan focussing on the pedestrian realm of the proposed development has been
designed by a registered Landscape Architect. Unlike the existing shopping centre, the
development proposes an enhanced pedestrian environment with sidewalks and pathways
containing street furniture for seating, bicycle racks, trash receptacles and lighting. Some surface
parking is proposed to bring customers directly to the storefronts, but not to dominate the retail area
and create a car oriented environment.

The landscaping is focussed on the outside edge of the two buildings, framing the internal
driveways and creating a buffer between vehicles and pedestrians. Substantial landscaping is also
proposed along the roadway into the site, thereby emphasising the access point and framing the
driveway. Both coniferous and deciduous trees and shrubs have been included in the design for
year-round interest and enjoyment and provide focal points for the painted pedestrian crosswalks.

A public plaza has been proposed in the development with patterned coloured concrete and soft
landscaping to provide a community gathering area. The public plaza contributes to the pedestrian
realm and creates a community focal point. Administration is however not in support of the location
of this public plaza as it is removed from the main retail area and not directly adjacent to an anchor
store, for instance a coffee shop.

An automated underground watering system is included in the landscape plan to ensure irrigation of
all soft landscaping.

Site Access & Traffic

A Traffic Impact Study (TIA) was required and completed for this proposed development to
determine its impact on the 16 Avenue NW intersection. Administration however, identified that the
proposed dual access points onto Uxbridge Drive is not supported and only a single access point
directly across from Ulster Road is acceptable.

The application was amended and the site access changed to a single access point via the
intersection between Uxbridge Drive and Ulster Road. This arrangement will provide a safe and
sufficient distance from the main intersection with 16 Avenue (Highway 1), especially in light of the
intersection upgrades proposed between Uxbridge Drive and 16 Avenue NW.

As part of Administration’s approval of the TIA, intersection upgrades are required for the
intersection between Uxbridge Drive and Ulster Road NW. Administration requires the Applicantto
improve the intersection to a signalized intersection.

Administration has approved the TIA and is in support of the application from a Transportation point
of view.

Page 8



DP2006-3587
CPC 2008 August 21

Parking

A Parking Study was not required for this application. The Applicant proposes to replace the
existing surface parking lot with 3 levels of underground parking to accommodate the new
development. Short term surface parking will be provided directly in front of the retail units.

The parking calculations for the site include the three restaurants on the adjacent site to the south
of the proposed development. Historically, the parking calculations were completed covering the
entire site and Administration continued to do the parking calculations in the same way, thereby
ensuring sufficient parking across the entire site.

A summary of the parking calculations, as completed by the Applicant and confirmed by
Administration, is included to demonstrate that sufficient parking is proposed for the site in terms of
the Land Use Bylaw 1P2007 parking requirements:

a) Parking Required — for all proposed and existing uses on the site:

- for existing uses:

Retail @ 4.5 stalls/100m? GUFA = 102.24 stalls
Restaurants @ 4.5 stalls/100m? GUFA = 84.58 stalls
- for new uses:
Building A
Retail @ 4.5 stalls/100m? GUFA = 71.64 stalls
Medical Clinic @ 6.0 stalls/100m? GUFA = 630.96 stalls
Building B
Retail @ 4.5 stalls/100m? GUFA = 47.16 stalls
Offices @ 2.0 stalls/100m? GUFA = 107.10 stalls
Parking required: 1043.68 (1044) stalls
b) Parking Reductions — in terms of Bylaw 1P2007 for office use:
- 5% off for office 150m from a frequent bus line (771(2)(a)) = -5.382 stalls
- 1 stall/ 6 Class 1 bicycle stall (771(3)(a)) = -34.66 stalls
- 1 stall/ 2 lockers in shower & change room (771(3)(b)) = -100 stalls
Total Parking reduction: 140.04 (140) stalls
TOTAL REQUIRED 903.64 (904) stalls required
¢) Parking Provided
- for existing uses:
Retail & Restaurants = 113.0 stalls
- for new uses:
Retail, Office & Medical Clinic = 791.10 stalls
(86 surface & 705 underground)
TOTAL PROVIDED 904 stalls provided
PARKING STALLS REQUIRED (904) = PARKING STALLS PROVIDED (904)
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The Applicant satisfied Administration that sufficient parking will be provided on the site and no
relaxation of parking is required.

Site Servicing for Utilities

The Developer is responsible for the provision of utilities to the site from the public services
provided in the road right-of-ways. All services are available for the re-development of the site.
The Applicant proposes to have all garbage containers internal to the buildings with loading docks
for safe and easy collection. Garbage collection vehicles for the proposed new buildings will make
use of the main entrance on Uxbridge Drive with easy access to 16 Avenue NW. Administration
supports the garbage containers situated internally and the access from and egress to

Uxbridge Drive NW.

Access to the garbage containers of the existing shopping centre (strip mall) will be from the lane
behind the shopping centre.

Environmental Site Assessment

A first Environmental Site Assessment (ESA) Phase 1 was completed for the site in April 1997. For
the purpose of this application an updated ESA Phase 1, completed in June 2003, was submitted
for review by Administration. The ESA Phase 1 was accepted.

The Applicant, through Urban Systems, submitted a new Stormwater Management Plan in 2007.
The intention is to capture the majority of the stormwater on-site and control the stormwater
discharge at an allowable release rate.

Community Association Comments

The initial application submitted in 2006 and every substantial amendment to the application
afterwards was circulated to surrounding Community Associations for comments. The Applicant
held Public Open Houses and met with the Community Associations to address concerns of the
local residents.

The concerns from the Community Associations can be summarized as follows:

1) University Heights Community Association

e Potential loss of existing businesses — replacement by mainly medical related businesses;
Loss of community benefits and lack of community heart;
Institutional character of the proposed additions;
Traffic congestion and lack of parking; and
Partial development of the site with no indication of future plans — lack of a comprehensive
plan.

2) St. Andrews Heights Community Association
e Impact on and access to the existing businesses during the construction period;
e Visual impact on the existing shopping centre after completion of the two new buildings; and
e Traffic congestion and lack of parking.

3) Parkdale Community Association
¢ Non-compliance with Land use Bylaw 1P2007.
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4) South Shaganappi Area Development Council

The proposed development is too large for the site;

Insufficient parking provision and inadequately addressing of transportation issues;
Inadequate addressing of lighting — impact on residential community; and
Non-compliance with Bylaw 1P2007.

Adjacent Neighbour Comments

No comments from any adjacent neighbours were received.

CONCLUSION:

The proposal is supported for the following reasons:

1. The proposed development conforms in general to the Sustainable Suburbs Study (1995), and
in general contributes to a community core through place-making features.

2. The proposed development is compatible with the adjacent institutional uses.

3.

Increase the density of an inner city site situated on a major thoroughfare.

RPORATE PLANNING APPLICATION ROUP RECOMMENDATION: APPROVAL

The Corporate Planning Applications Group recommends APPROVAL with the following conditions:

PRIOR TO RELEASE CONDITIONS

Planning:

1.

Submit a total of 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, 1 plan set shall
highlight all of the amendments. Please ensure that all plans affected by the revisions are
amended accordingly.

On the Development Permit plans, provide full details on the site lighting in compliance with
the Lighting Rules of Part 3 - Division 4, Page 73, of Land Use Bylaw 1P2007. The Site
Lighting Plan must ensure adequate coverage for the use and safety of customers and
employees. The plans must confirm that site lighting is contained within the site. All site
lighting adjacent to sidewalks and pathways shall be of a human scale and complimentary
to the proposed new street furniture. Tall street lights will not be supported on sidewalks
directly adjacent to retail.

On the Landscape Plan, provide full details on the site landscaping in compliance with the
Landscaping Rules for Commercial Districts in Land Use Bylaw 1P2007, except for Rule
769(1)(a) where hard landscaping may be provided to gain access to the retail on
Uxbridge Drive NW.
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Add a note to each floor plan (DP2.4 to DP2.9) of Buildings A and B to indicate that the floor
will contain more than one use area and that no use area will be larger than 6000 square
metres. Please refer to the definition of use area in Land use Bylaw 1P2007.

Remove all reference to signage in application DP2006-3587. Signage must be addressed
through a comprehensive signage Development Permit application.

Update the Project Information on the Development Permit Plans (DP 1.1) to reflect Land
Use Bylaw 1P2007.

Note: All project information must reflect the development site as Block 1 of Plan 159JK
only. Block 1A of Plan 8042JK is included in the project information for parking calculations
only due to the historic relationship between the two sites.

Indicate on the Site Plan and Floor Plans where the proposed Class 1 bicycle parking will
be located as well as the proposed Class 2 stalls.

Provide full details on the building materials and colours proposed for the development,
including a materials board and colour elevations of all facades of the proposed
development. Materials and colours should be reflective of the residential character of the
community to the north and not of the institutional uses situated to the south across

16 Avenue.

Urban Development:

9.

Amend the plans to:
Roads:

a. 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.

b. The developer will be required to construct a sidewalk link to the pedestrian
crosswalk at the northeast corner of Uxbridge Drive and Ulster Road (show on site
plan). The existing catchbasin on the west side of the crosswalk will have to be
relocated from the crosswalk area.

C. Show turning template of the largest anticipated vehicle that will be making the left
turn off Uxbridge Drive into the access driveway. The center median may need to be
cut back to accommodate the maneuvering. Remove proposed tree from tip of
median (shown on landscape drawings). Guidelines state that trees and entry
features be located a minimum of 4.5 meters from the bullnose of median. Roads
also recommend upgrading the driveway flares to 6 meters wide at 45°.

d. Although the developer has shown the future interchange at 16 Avenue and

Uxbridge Drive, the developer has not addressed how access will be
accommaodated (right turns in and out only off Uxbridge).
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Roads do not recommend nor support the proposed pedestrian crossing on the access road
immediately west of Uxbridge Drive. This is an unsafe location for pedestrians to cross, as
vehicles are entering off of Uxbridge Drive may have to stop unexpectedly, and it may cause
traffic to back up on the Uxbridge Drive. If the intent is to link up with the pedestrian stairwell
to the underground parkade, we suggest relocating it to the south, in the large traffic island
at the T-intersection of the internal road.

The developer shall remit payment, in the form of a certified cheque, bank draft, or letter of
credit. An estimate of the costs will be prepared by the City and provided to the applicant.
The estimate will be prepared once the applicable comments relating to the Business
Unit(s) noted below are resolved on the plans.

Calgary Roads:

a. Approved driveway crossings

b. Driveway crossing closures

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

The developer shall submit five (5) sets of Development Site Servicing Plans (formerly
known as Mechanical Circulation Plans) along with a copy of the Development Permit
Approval Letter to the Building Grades Supervisor, Engineering Services, and obtain
approval from Calgary Waterworks and Wastewater & Drainage. (See Advisory comments
for details).

Submit a Stormwater Management Report (2 copies) for sites over 2 hectares for approval
from the Development Approvals Team Leader, Water Resources, prior to submitting a
Development Site Servicing Plan, as per the current Stormwater Management Design
Manual.

Submit, for review, one (1) copy of an erosion and sediment control (ESC) report and
drawing(s) to the Water Resources Erosion Control Coordinator. Prior to submission of the
ESC report and drawing(s), please contact the Water Resources Erosion Control
Coordinator to discuss ESC requirements (268-2655).

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.

Submit a current Phase Il Environmental Site Assessment report that details the existence,
type, concentration and extent of on and off-site contamination. The report is to be prepared
in accordance with accepted guidelines, practices and procedures that include but are not
limited to those in the Canadian Standards Association (2000) “Phase Il Environmental Site

Assessment - Z769-00,” or its successor.
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limited to those in the Canadian Standards Assaociation (2000) “Phase Il Environmental Site
Assessment - Z769-00,” or its successor.

If the Phase Il Environmental Site Assessment report indicates that there is a requirement
for remediation or risk management, then the developer shall submit a current Remedial
Action Plan and/or Risk Management Plan. The report(s) shall document how the site will
be remediated or risk managed to such an extent that the site will be suitable for the
intended development.

All Phase | and Il Environmental Site Assessments submitted to The City that have been
commissioned on or after 2005 November 1 must conform to The City of Calgary Phase |
and Il Environmental Site Assessment Terms of Reference. Please visit www.calgary.ca for
the latest version. Any Phase | and Phase Il Environmental Site Assessments that do not
conform will require additional work to meet the standard.

All report(s) are to be prepared by a qualified professional and will be reviewed to the
satisfaction of the Manager, Environmental Assessment and Liabilities.

Transportation:

16.

17.

18.

19.

The applicant shall be responsible for the following costs payable to The City of Calgary:

a. The applicant shall submit construction drawings of the proposed intersection design
and signals for Uxbridge Drive and Ulster Road NW for the approval of Calgary
Roads, Signals, and Transportation Planning. The developer will be responsible for
the cost of intersection design and construction.

b. The applicant is aware that a new signalized intersection is required at
Uxbridge Drive and Ulster Road NW. The developer will be responsible for the cost
of installation of the signals.

C. The applicant will be responsible for the design and installation of a southbound left
turn arrow at 16 Avenue and 29 Street NW.

Estimates will be prepared upon receipt of drawings, and the applicant shall forward a Letter
of Credit, or, cheque in the required amounts to The City of Calgary for the cost of work
required.

On amended plans, remove the proposed access to adjacent public lane. No access for the
development will be permitted.

The site is located within 400 metres of a major transit hub and routes, and in compliance
with TOD development guidelines, parking for the site shall be as per the Land Use Bylaw
requirements.

The existing bus zoned on southbound Uxbridge Drive and Unwin Road NW will be retained
as is. Any revisions will be at the discretion of Calgary Transit. The applicant will be
responsible to provide at their cost upgrades to the existing bus zone as follows:

a. The developer will install at their cost an architecturally compatible transit waiting
amenity (bus shelter) at this location, including the required ‘Type B’ bus zone apron
on private property. A public access easement will be required with The City of
Calgary to all accesses to the shelter. The cost of maintenance of the shelter will be
the responsibility of the applicant.
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If the shelter is not to be provided on private property, the applicant will bear the full
cost of purchasing and installing The City of Calgary standard shelter. The applicant
will forward a cheque in the amount of $6,450.00 payable to The City of Calgary.
Contact John Lea, Calgary Transit at 537-7883 with any questions.

20. Indicate clearly on amended plans the locations of Loading Spaces for the proposed
development, and include a protocol for the types of vehicles that will use these, and wheel
tracking if necessary.

21. No plantings will be allowed in the proposed centre median on Uxbridge Drive NW in order
to provide adequate visibility at the intersection, and these shall be removed on amended
plans.

22. Pedestrian access across driving aisles shall be clearly differentiated through the use of

signage, surface marking, and/or changes in surface materials and will be shown on
amended plans.

Parks:

23. Additional conditions may be identified upon receipt of amended plans.

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

and conditions; any changes to the approved plans (including non completion of the
development) shall be submitted for approval to the Development Authority.

2. No changes to the approved plans shall take place unless authorized by the Development
Authority.
3. A Development Completion Permit shall be applied for, and approval obtained, prior to any

occupancy. Call the Development Field Inspection Group at 268-5311 to request that a
Field Inspector conduct a site inspection and sign the Development Completion Permit.

4, Any trees and shrubs indicated on the site plan which die after completion of the project
must be replaced on a continuing basis with trees or shrubs of a comparable species and
size.

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

6. All roof top mechanical equipment shall be screened 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.
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11.

12.

13.

Urban

14.

15.

16.

17.
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Parking and landscaping areas shall be separated by a 100mm (4 inch) continuous, poured
in place, concrete curb, where the height of the curb is measured from the finished hard
surface.

Any noise or music shall be contained on the site in accordance with the Noise Bylaw.
All electrical servicing for lighting shall be provided from underground.

Handicapped parking stalls shall be located as shown on the approved plans released with
this permit.

The garbage garages shall be kept in a good state of repair at all times

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.

Development:

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).

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.

In accordance with the Encroachment Policy adopted by Council on 1996 June 24, and as
amended on 1998 February 23, 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.

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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19.
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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).

Contain storm run-off on site.

Transportation:

20.

21.

22.

Parks:

23.

Transportation Demand Management (TDM) programs and initiatives should be developed,
implemented and integrated into the ongoing management of the proposed development.

Transportation Planning recommends that a TDM Coordinator be retained on site to
implement and monitor programs. The applicant shall provide a written commitment to The
City of Calgary indicating their intent to promote TDM measures.

No Vehicular or Loading/Unloading access will be permitted to the adjacent public lane from
the proposed development.

Additional conditions may be identified upon receipt of amended plans.

Giyan Brenkman
2008/August
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UNIVERSITY HEIGHTS COMMUNITY ASSOCIATION

July 24, 20K0%

Ciny ol Calgzary
Development and Building Approvals
AL P 2 10ED, St M

Calgary, AB e P 'y
21 IM5 ’:'F;.
' Vi
, . ] y | &
Attention: G [Brenkms s § i al
ention: Cinvan Brenkman i | 13
Ihear Sir: L ek el By
] S
e . b A
v " . \"\. '1.1'-"|. - \_q}?‘_./"f
Re:  DP2006-3587 at 1941 Ushridge Drive NW Sl L A

Proposal for Stadium Shopping Centre

The University Heaghts Community Association has had an apporunity o rovicw
BRI s proposed plans referenced as drowing number 205 41 amendment dated April
75, 2008,

[ achditienss 1o the relferenced pluns we have also reviewed the CPAG Detailed Team
Review dated May M0, JHIE: ke South Shaganapp Commumbies Sustnmabiliy Pln
dated July, 2007 a5 well as land use by law 1P2007 which was clfective June 1, 2008,

Adter having reviewed this msterial, the Universaty Dleights Commuomity Association has
a numbser of serious concerms relative e the subject application,

Gieneral comments

he subjet site zoning is defined as C-02 and 1= made very clear within the curment

b laws that the applicable soning requires developmient that 1s charactenzed by designing
mixed use buildings that would incorperate integrated residential and commiereial
development while ensuring that the proposed development is sensitive o the existing
and surmounding residential communitics,

With respect to the Tootprint relative to the anca of the parcel, B30 m2 planned in Phase
1 15 a gross overdevelopment of the allowed 6000 m2 bylaw that limits for any single we,
This proposal i presented as a Phase | development identfvimg ofice and medical wse
only with references o an undefimed additional development shown s fostprint only,
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It is owr expectation that amy development shall comply with the C-C2 bylaws in addition
o thae Seeuith Shagaimappt Oommoamities Sustainabaliny Plan. 1his proposal i ils currenl
lovrmn s rejectod by our commumity on the kases that il does not comply with corrent Land
e By s anmd al=so doses naol mwset the crteria that identilios (s sie as an impsortant
Virhain Carnge Willigee wathin the surmoumding communities.

On this point as well as the following points, this propesal and any submissions in its
current form should be rejected.

Swee of developmeni

Althomgh ihe parcel ix identilied as beang comed OO 2, this site does mol meet the
i =i reguirement o be considered Tor a C=C2 designation butl rather befits a O-
1 This site 15 243 hectanes in side which is 24% smaller than the minimum sile siee
reguired For thae O-0 2 designation, The curment land use desiznaition 15 oul of proponion
wilh the siie.

Ciiven this information alene and the fot that o C-072 related development reguines a sile
arca ol 3.2 we 12 heetares, the proposed development is not appropriate for this site and
cannol be approved. The Studium shopping center 15 very small and any planned
development should be considered using good and appropriate stewardship. This has ma
been done,

ITC-0°2 was the correct designation then any related development 1o be considered on
this site should be very modest as well as appropriate while fully complying with the
definition of an irban Core Village as per the South Shaganappi Communities
sustainability Mlan. ltems o be considered when integrating any new development into
an existing community must include. height, mass, usage, architectural sesthetics,
landscaping. parking and pedestrian/cycling fricndly plans. It is very clear that little or
no consideration has been made to ensure these considerations were made when
designing this proposed development for the University Heights and surrounding
communities.

The Proposed Development does not meet the C-02 Purpose requirements:

The stated purpose of C-C2 development as articulated in the LUB is clear. Key
componenis include: comprehensively designed developments (75701 M) with a ronge of
s, sioes, and types (75701 Hd ). comprising buildings that are <lightly higher than nearby
low density residential arcas (75701 0e). combining commercial use with office and
residential in the same development (737N 0. wsing building locations, sethack arcas
and landscaping to buller residential districts from commercial developmenis (75701 1g)) .
and connecting public sidewalks 1o and between the buildings (7570110

*  |he proposal does not present a comprehensively designed development bul
rather a single phase of an as yet undisclosed site development plan,




CPC 2008 August 21 DP2006-3587 APPENDIX II Page 3

¢ |he proposal does not present a wide range of use sices and types.  [wo specilic
wses are defined “oflice “and “medical™. The genene “commercial™ wse s
specilied for the ground (Toor arca (but not the specilic vpes of commercial use).
Ihe wsage designations are also inconsistent on the plans, Usipe designations on
paages P25 1 DU 2.9 difTer Trom those on D 3000 and the “olTiee™ usage area 1=
nol compliant with the bylaw.

o | he proposal does not respeet the surrounding context. Fronting a 75 Tool high
miormelith of glass and steel onteo e residential communily acress e sireel, docs
mol represeil “buildings that are slighily higher than searby  low density
residential areas.”

o [l proposal does not combine commercial with office and residential in the
saime development. There is o fesidential component at all i the developiment s
i% reguaired.

* [he proposal does not make effective use of sethacks and landscaping to
hufer residential districis from commercial developments. The DIF review
indicates that the proposal Tails o meet minimum landscaping reguirements in the
sethock arcas. lacking not only the comrect type of landscaping (sofi). but also lacks
the minimum provisions for trees and shrubs. The proposal is deficient by 42 trees
and o shrubs,

#  The proposl includes overlays of the proposed 29" dreet interchange bul does
mot indicate the integration with the 29th street bike path network,

Thix development proposal doex not meet any of the key “purpose™ criteria that
define the intended land use and context for development of this site,

The Proposed Dévelopment does nod meel the Use Area reguirements {Tod):

Fhe maximum arca for the specilied uses in C<C2 is N0 m2 (LUB764) The plans
indhicate the GEA i bulding *A™ s TLO74m2 and the use specilied as “office”™. This
contravenes the bylaw requirement by 5,074 m2 or almost double the allowable usage
arca. This is unacceptable, Use Area limitations must be strictly enforced, particularly
since this site is smaller than the required LUR area.

e grommd loor area is approximately 3,392 m2 and designated as commercial, however,
i specilic commorcial uses have not been defined in the plans. All proposcd wses
must be clearly identified and located on the plans.

I'he proposed development does not provide adeguate parking (770):

Parking 1= an extremely sensilive matier within our communily as our neighbowrhood is
constantly challenped by overflow parking from MeMahon Stadium, Foothills Hospital
and the Umiversity as well as 2 schools and 2 Churches, Two serious issues are noted;
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Ihee plans do not isdicate the reguired parking Tor constroction crews and liscal business
finluding aveess roules] dunng comstriction,  These Tctors wall seriously ampact the
comnmnenitics amd local businesses altempling 1o operate during any construction phase,
usiness stall. construction, and customer parking during the various construction phases
showild be accounted i and indicated o the plans. BRI hisd promised o supply this
inberivicatiom it our Conimimimnity Assoviaton metings bt have md dong so,

Phe DIP reviesw indicates that the proposed development snce constructed wall be 127
parking stalls short o minimuem  reguirements. This = wnacceeplable.  Parking
requirements musi be met or excecdel.

The Proposed Development does not adeguately address lighting (1iv 4, 63, 64, 65):

The residentisl community will be sipniticantly impacted by all lighting sources both Irom
within the building and all exterior highting sources. Mitigation measures should be

detailed in a lighting plan that would mclude such things as: automatie light sho ofT

syvstems amd setivation times as well as shading and blinds for interior light sources:
shiclding details, locations, elevations, and illumination planes for extenior light sources.

The Proposed Development does nol adeguately_ address landscaping (693}

Landscaping and conservation/enhancement of the urban canopy 15 highly valeed in the
community. The current propesal has not selTiciently provided contexiual lamdscape
buffering between the commercial and residential district nor have they met the minimum
sofl landscaping reguirements of the LUB. A deficiency of 42 trees and % <hrubs s
simply unaceeplable,

We encourage all developers to not just meel, bul exceed the stalutory regquirements
as an enhancement to the development wherever possible,

The Proposed Develo

communitics:

Mo infermation on the impacts of shadowing the adjscen properics. pamicularly the
residential distact ocross the street as well as the Church lovatad on the nonh side of tw
property has been provided, We would expect te be provided with an all scason shadow
il study,

The Proposed Development does ol adeguately address iransporiation:

e proposal does not provide documentation indicating the service rating of the proposced
intersection as indexed against the [ull site’s tnp peneration (e, estimated inp demand
once site is fully developed). The report should include impacts to the 16™ Avenue and
29" street intersection as well as local strects within the Un versity  Heighis
Community especially during peak times.




CPC 2008 August 21 DP2006-3587 APPENDIX II Page 5

General Recommendations:

e South Shaganappi Communitics Sustainability Plan is based upon signilicant
community involvement and is entirely consistent with the City"s Land Use Bylaw
1P2007. Municipal Development Plan, and current policy initiatives such as Plan
Calgary, More specifically. the Urban Village Core concept promated by the South
Shaganappi Communities Sustainability Plan expresses the vision that SSADC, our
member Community Associations, and our community residents have Tor strategic sites
within South Shaganappi. including the Stadium Shopping Centre site,

The University Heights Community Association nol only encourages bul strongly
recommends that the Applicant and Approving Authority utilize the South Shaganappi
Communitics Sustainability Plan in the design and evaluation of the subject application.

Our commumnily a5 well a8 the SSADU would also sugpest that Tuture development
submissions lor this sie nclude the following:

® a comprehensive Tull site development plan with phased construction details:

¢ 3 parking plan addressing stafl, customer, and construction parking during amd
after coach phase of construction;

® o detailed landscaping plan noting the sidewalk and bike path integrations with
the public pathway network:

& o tramsportation plan including TOD initiatives and traflic control studies:

# a lighting plan that address impacts of building lighting (internal amd external)
v the surrounding communities:

# o shadow study:

® clearly identilied vses and usage locations within the developmoent:

® plams that are compliant with the LUB and incorporate the South
Shaganappi Communitics Sustainability Plan.

Close:

[he Ulniversity heights Community Association is an a par of the South Shaganappi Area
Development Couneil which is a group of volunteers representing o population base of
over 25000 nesidents from the five South Shaganappi Communities of Monigomery.
Parkdale, 5t Andrews Heights, University Heights, and Varsity.

Collectively, we are focused on quality sustainable development within our communitics
and endeavour o achieve collaborative solutions as opposed 10 simple opposition. Within
University Heights alone, we have had a great deal of experience with development
applications  given our location near McMahon  Stadium,  Foothills and  Childrens
Haospitals as well as the University. We have been suceessful ensuring that approprate
development is achieved Tor all Tor the most part but there have been negative impacts
bocause ol the sheer volume of development i our anci.
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Future development at the Stadium Shopping center should ke this into consideration. It
is unfortunate that this specific application fails to meet the minimum reguirecments
not only Tor the LUR but also for the community itsell.

As the most impacted and directly affected stakeholder group in the matter of planning
amd development within our community, the University Heights Commumity Association
strongly opposes this specific development proposal.

Should vou have any guestions with respect 1o our response please contact the

undersigned via the email addresses shown and please include James Carss, President of
the Ulmiversity Heights Community Associalion ot James-carss o Ooonnor-associiles oo,

Sincerely.

UNIVERMTY HEIGHTS COMMUNITY ASSOCIATION

4"{.':,." i 5 e \.\-& b\

Rim Vermeulen ‘():cru!d MeDougall Neil MacKenzic
Dircctor, UHCA Development Officer. UNCA  Resident, UHCA
rony e lanedsolutions.ca gmmedougall wshaw.ca il ke nisie o shas e

s Adderman Dale Flodges
Alderman Druh Farmefl
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ST. ANDREWS HEIGHTS COMMUNITY ASSOCIATION w
2504 13 Ave. N.W., Calgary, AB. T2N 1L8 €

July 16, 2008

Giyan Brenkman

City of Calgary

PO Box 2100, Station M
Calgary, AB

T2P 2M5

Fe: DF 2006-3587 at 1941 Uxbridge Drive NW
|Proposal for Stadium Shopping Cenire)

| arm writing on behalf of the St Andrews Heights Community Association 10 express our concenm
aver the proposed developmend al the Stadium Shopping Centre, We Dbject to and Oppose
the subject Development Parmil applicabon. We suppon the comments and objections put
forward in the SSADC response of July 15, 2008. In addiion, we raise the following specific
CONCAMS.

The present Stadium Shopping Centre is a valuable asset to the surrounding communities as a
destination for valued merchants. We were especially pleased to see Bilingsgate, Cobbs and
Redwaler Grill mowve in recerdly. We are concemed aboutl the immediate impact that
construction will have on these businesses — many of which are indepandent and famiby-run.
Construction will disrupt access (o these businesses, affecting parking in their immediate vicinity
for mare than a year and rendar access for the dabled wirtually impossibla. Onoe the lowers
are complete, the existing businesses will be completely eiminated from strest-view. Residenis
in St Andraws and throughou! the Soulh Shaganapp region value the businesses already in
Stadium Shopping Centre and we are concerned that some may not sunvive this
redavalopmiant

Severe traffic congestion at the 29th street/161h avenue infersechion s all ready a problem for
the surnpunding commundias, espacially farst thing in the moming, at the end of the work day,
and during hospibal changes shifis. Withou! a full interchange, this interseclion can nof
accommodale the additional cars and access fo the shopping cenlre. This creates problems
accessing the hosoial by visitors, employess and emergancy serdces, acoess to Foolhills
Professional Buikding and access to the surrownding communilies incheding St Andrews. This
will also present increased danger 1o padestrians, especially children walking to Universily
Elementary School.
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2504 13 Ave. NW., Calgary, AB. T2ZN 1L8

ST. ANDREWS HEIGHTS COMMUNITY ASSOCIATION W

We are also concerned about parking for businesses during the construction perod. | have
bean fo the site regulardy on weekday evenings and weekends and have had diffrculty finding
parking on some evenings. Tha restawamts currently on sile are very popular and are a
destination frequently visited by people requiring parking. This site is also paid overflow parking
for the Stampader's games at McMahon Stadium which helps reduce parking demands on the
surrounding communifies such as St Andrews.

The new developmen! plans increase the floor area by more than 3-fold yet the parking = only
increased by 1.9-fold, With parking and traffic congestion all ready a problem at this location,
redevelopment will compound these problams and we are concemed this will also negativaly
affect the axisting businessas.

The proposed towers will increase this site's density substantially. Stadsum Shopping Centre is
localed in a primarily low densily resklenfial neighbourhood. Redevelopmeni on the scale
proposed will have a significant impact on the currant context and character of this part of the
University Heights comrmunity. In addition, it will significantly change the streetscape and
appearance of the area for the surounding residential properies along 29 St and Ubridge
Drive, Cur concern is that this will become an industrial-like area and negatively impact the
surrounding communities,

We strongly support the University Heights Community Associalion and the South Shaganappi
Area Development Gouncil in opposing this devedopment proposal.  You can reach mea at 403-
BEE-6T16 if neaded,

Sincaraly,

/g’} [,r"l JZJ?L,

Liz Murray
Prasidant
51 Andrews Helghis Community Association

oG Alderman Druh Farrell
Vinca Wakker, Chairman, South Shaganappi Area Davelopment Council
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PARKDALE COMMUNITY ASSOCIATION

A%1F - Sih Aveniss NW. Calgary AB. T2 007
Tarl (403} 2B3-5T6T  E-mnl parkdaiegh s planed nel

TO: Cinvan Hrenkman (gyian brenkmona calgany.cab
Ly ol 4 lgary
Ik .:I||-|1|1h.'|:| anmd H.|||I|I||1|; Ay als
I B 20000, Siation M
Calgary. AR 20 2M5

DATE: July 15, W

RE: DP2006-3587 AT 1941 UXBRIDGE DRIVE NW
PR SAL FOR

Parkalale Uity Association”s (M0 A) expresses it support of the University Heighis
Comimaimaly Aot (UTICAD and the Soath Shaganappi Arca Developiment Cowicil
(S ADC) mndd ORIECTS AND QOPPFOSES the subject Dew clspnicnt Permat L) applecatuen

Baah the POA Board and the PCA Planning & Developmen Commitiee have extensively
rewicwead the sulbject application s documentation. [ndoing so, we have mel with S5A0C
repeesacilalives and have suppartad their diligent elfens. As such, the PCA grounds For oppaosing
the sarbsject applicaton arg Taimded on ihe severe son-complianes issues with the apphcable
[l Ulse By lavw and the South Shaganappi Comanmatics Sustainability Plan, as articulacd o
the subyewt S5A TR keier o il Frovm Warge Walker, Charmmam, daged July 13, 20K, Thus, those
comments o whal s wrong wilth ihe applwatsn and recommendateens For cormection will noi be
l-..'|.'l|.'i]||.'\'|| I

Shasild vou have any queations regarding s response letter, please contact me al 2R 85 or
by camanl al Movmieur arervercemranf Lo, Adse, phease notily me, o the PUA nopresentative, of any
comwerns or dbecrsions reganding this applicataon

ey,

|'||I ||q v Araaaiy el LT T I |'J;I|l||lll 1.rl_|rﬂ||,'.hi.lllh| .H|.|||I|r|‘|l".rl ]
Hernie Mowadkoa sk,

President. aml

L hanmman, Plaaming asl Devehspanent Coammpitee
Pankslile Comunnunny Assscealion

(Y Addkerman Db Farmell
Secretany . Parkdabe Comamimily Assascialioi
Fabe, Parkakale Dy clopmacal Bewview Laomnnileg
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July 15, 2008

CPAG Team:
Giyan Brenkman
Ding Dr Tosto
Marty Richardson
Aimee Pugao

=ent Via Email:
Giyan Brenkman
Dino D0 Tosto
Marty Richardson
Aimee Pugao
DP_circ @ calgary.ca
Alderman Druh Farrell
Alderman Dale Hodges
SSADC

Re: DP2006-3587 at 1941 Uxbridge Drive NW
{(a.k.a. Stadium Shopping Centre)

Dear Membars of the CPAG Raview Team,

Having reviewed the following materials: BDKI drawing 205.041 amended April 7,
2008; CPAG Detailed Team Review — 3 dated May 30, 2008; in conjunction with
the South Shaganappl Communities Sustainability Plan, dated July 2007; and the
new land use bylaw IP2007, effective June 1, 2008; The South Shaganappi
Area Development Council (SSADC) has several concerns with this
application.

General:

The plans indicate what might be considered a phase 1 development footprint of
approximately 8,500 m2 incorporating only two defined uses (Office and Medical),
which are currently in violation of the 6,000 m2 bylaw limitation for any single use.
The plans also indicate an undefined fulure development footprint of
approximately 18,000 m2 noted as future underground parking.

Recognizing that this site is a valued Urban Village Core for our communities, we
cannot support a partial development propasal that is neither compliant with the

DP2006-3587 APPENDIX II Page 10
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City of Calgary land use bylaw, nor our South Shaganappi Communities
sustainability Plan.

The site is defined as C-C2. This zoning is characterized by comprehensively
designed mixed use buildings incorporaling integrated residential and commaercial
developments, contextual sensitivity to surrounding residential districts, and
comprahensive pathway/sidewalk integration into and within the development.

Cur expectation is that any development proposals must meet the criteria of the
C-C2 Land Use District (including purpose and usage areas) in addition to
complying with the South Shaganappi Communities Sustainability Plan.

The current submission does not meet any of these criteria and should be
refused.

The proposed development is far too large for the site:

This development is unigue in that its site area of approximately 2.43 heclares
does not meet the minimum 3.2 hectare requirement for C-C2 land use but rather
fits the C-C1 land use bylaw which allows up to 3.2 hectares. The C-C1 land use
has a FAR 1.0 which is not consistent with the FAR 3.0 from the previous C-3
land use designation. The resull is a land use designation that is out of proportion
with the site.

C-C2 is intended for parcels between 3.2 and 12 hectares (LUB 757). At best,
Stadium is a “very smail” C-C2 site and development should be stewarded
accordingly.

The treatment ol height, massing, usage, architectural aesthetics, landscaping,
parking. and pedestnan/bike friendly integration should be appropriately utilized to
reflect what may be termed a modest C-C2 development, contextually framed
around an Urban Village Core as defined in the South Shaganappi Communities
Sustainability Plan (p 10 and 12).

The Proposed Development does not meet the C-C2 Purpose requirements:

The stated purpose of C-C2 development as articulated in the LUB is clear. Key
components include: comprehensively designed developments (757(1)(c)) wilh a
range of usa, sizes, and types (757(1)(d)). comprising buildings that are slightly
higher than mnearby low density residential areas (757(1)(e), combining
commercial use with office and residential in the same development (757(1)1)),
using building locations, setback areas and landscaping to butter residential
districts from commaercial developments (757(1)g)) , and connecting public
sidewalks to and betwean the buildings (757(1)())
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« The proposal does not present a comprehensively designed
development but rather a single phase of an as yet undisclosed site
development plan.

= The proposal does not present a wide range of use sizes and types
Two specific uses are defined “office "and “medical’. The generic
“cammercial® use is specified tor the ground floor area (but not the specific
types of commercial use). The usage designations are also inconsistent on
the plans. Usage designations on pages DP2.5 to DP 2.9 differ from those
on DP 3.1, and the “office” usage area is not compliant with the bylaw.

= The proposal does not respect the surrounding context. Fronting a 75
foot high monolith of glass and steel onto the residential community across
the street, does not represent “buildings that are slightly higher than
nearby low density residential areas.”

» The poposal does not combine commercial with office and
residential in the same development. There is no residential component at
all in the development.

« The proposal does not make effective use of setbacks and
landscaping to buffer residential districts from commearcial
developments. The DP review indicates thal the proposal fails to meet
minimum landscaping requirements in the setback areas, lacking not only
the correct type of landscaping (soft), but also lacks the minimum
provisions for trees and shrubs. The proposal is deficient by 42 trees and
96 shrubs.

« The proposal includes overlays of the proposed 29" sireet interchange but
does not indicate the integration with the 29th street bike path
network.

This development proposal does not meet any of the key “purpose” criteria
that define the intended land use and context for development of this site.

The P sed D 1 n not m Area reguirements
(764):;

The maximum area for the specified uses in C-C2 is 6000 m2 (LUB764). The
plans indicate the GFA in building “A” is 11,074m2 and the use specified as
“office”. This contravenes the bylaw requirement by 5,074 m2 or almost double
the allowable usage area. This is unacceptable. Use Area limitations must be
strictly enforced, particularly since this site is smaller than the required LUB
ared.

The ground floor area is approximately 3,392 m2 and designated as commercial,
however, the specific commercial uses have not been defined in the plans.
All proposed uses should be clearly identified and located on the plans.
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The proposed development does not provide adequate parking (770):

Parking is an exiremely sensitive matter among our communities as our
neighbourhoods are constantly challenged by overlow parking from MeMahon
Stadium, Foothills Hospital and the University. Two serious issues are noted:

The plans do not indicate the reguired parking for construction crews and local
business (including access routs) during construction. These factors will seriously
impact the communities and local businesses attempling to operate during
construction phase. Business staff, construction, and customer parking during the
various construction phases should be accounted for and indicated on the plans.

The DP review indicales that the proposed development once constructed will be
127 parking stalls short of minimum reguirements. This is unaccepiable.
Parking requirements must be met or exceeded.

The residential community will be significantly impacted by all lighling sources
both frem within the building and all exterior lighting sources. Mitigation
measures should be detailed in a lighting plan that would include such things
as: automatic light shut off systems and activation times as well as shading and
plinds for inlerior light sources; shielding details, locations, elevations, and
illumination planes for exterior light sources.

(693):

Landscaping and conservation/anhancement of the urban canopy is highly valued
in the community. The current proposal has not sufficiently provided contextual
landscape buffering between the commercial and residential district nor have they
mel the minimum solt landscaping requirements of the LUB. A deficiency of 42
trees and 86 shrubs is simply unacceptable.

We encourage all developers to not just meet, but exceed the statutory
requirements as an enhancement to the development wherever possible.

'he Proposed Development does not indicate shadowing on the adjacent

communities:

No information on the impacts of shadowing the adjacent properties, particularly
the residential district across the street, has been provided.
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The proposal does not provide documentation indicating the service rating of the
proposed intersection as indexed against the full site’s trip generation [i.e.
estimated trip demand once site is fully developed). The report should include
impacts to the 16" Avenue and 29" street intersection assuming the 37th
street overpass is fully operational.

General Recommendations:

The South Shaganappi Communities Sustainability Plan is based upon
significant community involvement and is entirely consistent with the City's Land
Use Bylaw 1P2007, Municipal Development Plan, and current policy initiatives
such as Plan It Calgary. More specifically, the Urban Village Core concept
promoted by the South Shaganappi Communities Sustainability Plan expresses
the vision thal SSADC, our member Community Associations, and our
community residents have for strategic sites within South Shaganappi, including
the Stadium Shopping Centre site.

The SSADC would encourage the Applicant and Approving Authority to consider
the South Shaganappi Communities Sustainability Plan in the design and
evaluation of the subject application.

The SSADC would also suggest that future development submissions for this site
include the following: a comprehensive full site development plan with phased
construction details; a parking plan addressing staff, customer, and construction
parking during and after each phase of construction; a detailed landscaping plan
noting the sidewalk and bike path integrations with the public pathway network; a
transportation plan including TOD initiatives and traffic control studies; a lighting
plan that address impacls of building lighting {internal and extemnal) to the
surrounding communities; a shadow study, clearly identified uses and usage
locations within the development; plans that are compliant with the LUB and
the South Shaganappi Communities Sustainability Plan.

Close:

The South Shaganappi Area Development Council is a group of volunteers
representing a population base of over 25,000 residents from the five South
Shaganappi Communities of Montgomery, Parkdale, St Andrews Heights,
University Heights, and Varsity.

We are locused on quality sustainable development within our communities and
endeavour to achieve collaborative solutions as cpposed to simple opposition,
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As a stakeholder group in the matter ol planning and development within our
communities, we strongly support the University Heights Community

Association in opposing this development proposal.

We would be happy to provide member representalion and experlise as required
te assist University Heights and the developer/owner/architect in reaching a
collaborative development solution.

Sincerely

Vince Walker
Chairman

South Shaganappi Area Development Council.

Vince Walker ma Com
403 645-5207
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ST. ANDREWS HEIGHTS COMMUNITY ASSOCIATION w
=504 13 Ave. N.W., Calgary, AB. T2N 1L8 ’

Movember 12, 2007

Giyan Brankman

City of Calgary

F.O. Box 2100, Station M

Calgary, AB

T2P 2ZM5

| am writing on behalf of the St Andrews Heights Community Association and its members to
express our concam over the proposed development at the Stadium Shopping Center. The
present Stadium Shopping Center is a valuable assel to the swrounding communities as a
destination center for valued merchants, We were especially pleased lo see Bilingsgate and

Redwater Grill mowe in ower the [ast year

We are concerned about the immediate impact the construction process will have on the current
businesses, The construction process will disrupt acoess 1o thase businesses and make them
difficult to see after the proposed towers are complete. We value the businessas already in
Stadiurm Shopping Center and we are concamed that some of (hem may not survive this
redevelopment

Wae already see traffic congastion problems at {he 29th streat/16th avenue inlarsaction,
especially first thing in the moming, at the end of the work day and when the haspital changes
shifts. Without a full interchange, this intersection will not able (o handke the additional cars and
acoess to the Shopping Center site witl be difficult. This cammies over into problems accessing
the hospital by visitors, emplovees as well 3s emergency services, access to Foothills
Professional Bullding and the Foothills Villaga/St Andrews Community off of 26 St

Addibonally, the Stadium Shapping Center access will be difficult o handle in the dasign of a full
interchangea espacially with the proposed amount of traffic mowementis.

We are also concerned aboul parking for businesses during the construction pariod. | have
been to the site regulary on weekday evenings and especially on weekaends and have had
difficulty finding parking on some evemngs. The restaurants currently on site ane very poputar
and are a destination frequently visited by people requiring parking. This site is also paid
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=504 13 Ave. N.W., Calgary, AB. T2ZN 1L8

overflow parking for the Stampeder's games at McMahon Stadium which heips reduce parking
demands on the surrounding communities such as St Andrews,

The new development plans increase the floor area by more than 3 fold yet the parking is only
increased by 1.9 fold. With parking already a problem on some nights at this location, it will
beccme a significant problem if 1his development goes ahead. We are concermed this will also
affect the viahity of exisling businesses.

The proposed towers will increase the density substantially on this site, This sia is localed in a
primarily low density residenbal neighbourhoosd and will have a significant impact on the current
context and character of thes par of the University Haights community, In addition, if will
significantly change the streetscape and appearance of the area for the surrounding residential
propefies along 29" St. Our concem is that this will become what is essentially an industrial like
area and negatively impact the surrcunding communites.

Sinceraly,

Liz Murray
Presicent
Si Andrews Helghts Communily Association
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Uiniversity Heights Community Association
cjo 3219 Utah Place NW Calgary AB TN 4A8

August 30, 2007
Development Circulation Controller
Development and Building Approvals #8073

PO Box 2100 Station M
Calgary AB

Via email; DP.circ@calgary.ca

Dear Sirs,

Re: Development Permit DP2006-3587

At a community meeting on December 13, 2006 an estimated 90 to 100
residents attended an information session held at University Elementary School
to discuss the previous propogsed development of the Stadium Shopping Centre.
Subsequent to the meeting written comments were received from occupants of
more than 50 local residences, representing more than 10% of the community.
All of the comments were negative toward the proposed development.

On 2007-08-13 the board mambers of the University Heights Community
Association (UHCA) met to review and discuss the present proposed
development of the Stadium Shopping Centre. We concluded that the proposed
development suffers from the same deficiencies as the previous development
proposal. Our response to the previous proposed redevelopment was presented
to the City in a letter dated 2006-12-22.

We find the proposed development to be even larger than that proposed
previously, with proportionately less parking and greater trip generation
potential, These are significant issues in our community because of the limited
access to the community and the lack of other parking areas. We note that the
previcusly requested single entrance/exit point has been implemented but, based
on the drawings, it does not appear to be designed to work with future roadway
changes 50 this change cannot be considered an improvement.

Perhaps the reason that the proposed development has so many apparently
irresalvable issues is because it is the wrong development for this site. In our
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¢/o 3219 Utah Place NW Calgary AB T2N 4AB

opinion the proposed development is not a community shopping centre but
something more suited for construction downtown or in a business park.

Yours truly,

University Heights Community Association

(0.

James Carss
President

Cc: Alderman Dale Hodges
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University Hesghts Community Association
cfa 3219 Utah Place NW Calgary AB T2N 4AB

December 22, 2006

Development Circulation Controller
Development and Building Approvals #8073
PO Box 2100 Station M

Calgary AB

Via email: DP.crc@calgary.ca

Dear Sirs,

At a community meeting on December 13, 2006 an estimated 90 to 100
residents attended an information session held at University Elementary School
to discuss the proposed development. As we understand it, the proposed
development will be constructed at the presant site of the Stadium Shopping
Centre, a community strip mall located in the community of University Heights.
The shopping centre contains a bank, a pub, and a variety of single story retail
shops and restaurants. The existing buildings will survive the development. The
total area occupied by the existing buildings is 5,480 m’. A total of 440 parking
stalls are provided, The site is accessed by 2 entrances off of Uxbridge Drive to
the east. Uxbridge Drive is the main access route into the community. At the
south end of the shopping centre Uxbridge Drive is 4 lanes wide. At the north
end, Uxbridge Drive is 3 lanes wide with parking on the east side. 16 Avenue NW
is located adjacent to reserve land located immediately south of the shopping
centre.

The proposed development is comprised of 2, 5 story buildings with 3 levels of
underground parking. The total developed area including the new and old
buildings will be 21,111 m’. The total proposed number of parking stalls is 758.
Site access will be by the existing entrances. A dual left turn is proposed from
Uxbridge Drive to 16 Avenue. Although not part of the present development
proposal, future large commerdial buildings are apparently proposed for the
property.

Subsequent to the meeting written comments were received from occupants of
more than 50 local residences, representing more than 10% of the community.
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c/o 3219 Utah Place NW Calgary AB TZN 4AB

All of the comments were negative toward the proposed development. Very
simply, the proposed redevelopment does not add, nor impreve anything to the
existing residents of the community. The responses can be summarized as
follows:

« 27 comments expressed concerns with traffic,

= 21 had issues with parking,

« 17 comments raised general concerns with the nature of the
development,

« 7 had miscellaneous other concerns.

The mast common concems, traffic, parking, and the general nature of the
development will be discussed in the following sections.

Traffic Concerns

The proposed development does not indude any enhancement or improvements
to the existing site accesses although the preposed development will generate a
significant number of additional trips compared to the existing development. The
community is not well served by transit so almost all employees and
clents/customers of the development are expected to arrive by private vehicle.
Many of the additional trips will coincide with the existing weekday moming and
afternoon rush hours as employeas of the businesses located in the new
buildings commute to and from their place of employment. We note that the
proposed development contains medical consulting space, suggesting that many
additional trips will be generated during weekday hours as people visit the
medical facilities.

The main access route to the community of University Heights is Uxbridge Drive
NW. The proposed development will be located immediately adjacent to
Uxbridge Drive and all traffic to and from the development will travel on
Uxbridge Drive. At present, the portion of Uxbridge Drive adjacent to the
development contains a signalized intersection at 16th Avenue NW, entrance/exit
from a Shell gas bar/convenience store/Tim Horton's restaurant, 2 entrance/exits
from the development site, intersections with Ulster Road NW and Unwin Road
NW, a pedestrian crosswalk, and a bus stop. This section of Uxbridge Drive is
already considered hazardous by the community. Vehicles exiting the nearby
Foothills Hospital area travel north on 29 Street NW which connects to Uxbridge
Drive. These vehicles frequently enter our community for short-cutting purposes
or to avoid lengthy turn delays at the 29 Street - 16 Avenue intersection. In
general, many vehicles on Uxbridge Drive frequently ignore traffic signals, travel
through occupied crosswalks and make illegal U-turns. To mid-December 2006
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the Calgary Police Service report 17 accidents in the community between 16
Avenue and Unwin Road.

It is our opinion that traffic flow along Uxbridge Drive needs to be improved with
safety and accessibility as the primary drivers. By proposing to not improve the
existing development accesses and to not include traffic controls it is our belief
that the property developers have given litle thought to the residents who have
to live with the long term affects of poor planning.

We believe that a proper, single, controlled access to the proposed development
would better manage traffic in and out of the property. It would also eliminate
traffic entering and exiting the south shopping centre entrance and minimize the
congestion presently located immediately north of 16 Avenue, This is a safety
concern that will only get worse as we see mere traffic after the proposed
development is complete. We also believe that the existing bus stop on Uxbridge
Drive at the north end of the shopping centre should be improved to allow buses
to pick up or unload passengers without blocking the flow of southbound traffic.
Currently, when buses stop, they tend stop at an angle and block all other
southbound traffic.

We understand that in the future a grade separated interchange could be
constructed at the intersection of 16 Avenue and Uxbridge Drive. If this occurs
then it our understanding that a median barrier will be installed north along
Uxbridge Drive. If the developer proceeds with the present proposal, the traffic
problem will become worse because all north-bound traffic will be forced to enter
the shopping centre by a single, uncontrolled, entrance. In addition, people
exiting from the Shell/Tim Horten's development will only be able to travel north.
They will likely U-turn through the shopping centre to return to south bound
travel. This will cause additional congestion and make a bad situation even
worse.

We believe that a detailed transportation assessment should be carried out to
identify all aspects of trip generation and travel routes. The assessment should
consider the impacts of alternative intersection develocpments at 16 Avenue-
Uxbridge Drive, should include all sources of traffic along the relevant portion of
Uxbridge Drive/29 Street, and should consider the traffic created by complete
redevelopment of the entire Stadium Shopping Centre property, not just the
traffic generated by the proposed 2 buildings, and should present alternatives for
site access, such as directly on and off 16 Avenue to the south.
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Parking Concerns

The proposed development includes 3 levels of underground parking to be
constructed under the 2 new buildings. We note that while the developed area is
increasing by 3.8 times, the amount of parking is increasing by only 1.7 times.

We are concerned with the quantity and quality of onsite parking spaces both
during construction and subsequent to construction. The present parking lot is
often full or nearly full. The community of University Helghts is surrounded by
large developments including hospitals, a university and a sports stadium. We
are presently plagued with parking problems caused by these adjoining facilities.
The issues associated with the sports stadium are transient and relatively minor
compared to our ongoing concerns with parking stress created by the hospitals
and the university. Rather than pay for parking at their destination, peaple
travelling to these institutions have historically considered our community to be a
source of free parking. The community has responded by implementing black-by-
block parking controls on streets and in lanes. This remains an ongaing nuisance
for the community because many of the parking zones have inconsistent
durations and times. We cannot tolerate additicnal parking stress. Any additional
development in an adjacent to the community must be completely self-contained
with regard to parking, both during and after construction.

We are also concerned with community access to the shopping centre. Much of
the surface parking indicated to remain at the start of construction is located
behind the shopping centre building, is frequently cccupied by garbage bins and
is not located near any of the shop entrances. Some of the existing parking is
difficult to access because of narrow traffic lanes, and sharp, blind corners,
Surface parking located adjacent to the proposed buildings will be difficult to
access during construction. Linusable parking spaces during and subsequent to
construction should not be included in the count of available parking spaces.

As with most heated underground parking, we expect that the landlord will
charge for the use of their fadlity. We are not opposed to charging, but are
concerned by the reduction of free parking currently enjoyed by the existing
merchants.

We have other concerns including the possibility that the underground parking
area could become a hang-out for students and homeless people, that other
than free parking would force many shopping centre users into the community
for parking, and that the parking fadilities could be leased out to non-tenants.
We believe that all of these concerns must be addressed by the developer. A
comprehensive parking study should be completed to determine the minimum
parking requirements, given the existing parking demand, the projected traffic
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demand, and the lack of transit. Leased parking at the shopping center should be
restricted to tenants.

General Nature of the Development

The commercial nature of the development is incompatible with a residential
neighbourhood. We are very concerned that we will lose the businesses that now
exist at the shopping centre and we will end up with commercial businesses that
target the medical field only. This will in turn create a shopping centre with
nothing to offer our community. As it stands now, we have a shopping plaza that
services our community and is a part of our community. We do not want to end
up a large pseudo-industrial facility because we are already surrounded by
institutions.

We are concerned with the potential loss of valued community businesses,
Visibility and access are key to the success of retail businesses, This
development will limit access and parking for these retail and service outlets.
During and after construction, their visibility will essentially be eliminated. It will
be very difficult to ensure sustainable occupancy of the retail strip behind the
proposed development. Consequently we are concerned that we will lose these
businesses and merchants that are part of the fabric of our community.

A draft of the Community Sustainability Plan has recently been released by the
South Shaganappi Area Development Council (SSADC). This plan describes a
vision for the communities of the South Shaganappi area to be established as an
urban village. Shopping centers such as the Stadium Shopping Centre are
designated as Urban Village Cores and are proposed to include commercial,
retail, restaurant, and public service uses with integrated dwellings.

The Urban Village Cores should provide community benefits that enhance the
quality of life for all residents, should have high aesthetic standards, should
increase connectivity for pedestrians by connecting to pathways and parks,
should maintain rather than increase road capacity, and should achieve positive
-:r?rnrnurr:ihr benefits. In our opinion the proposed development does none of
these.

Impact Mitigation

To minimize the negative impact of the proposed development on the community
we request that the fellowing conditions be placed on any development permit:
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+ The redevelopment plan for the entire site should be proposed because
future development could be more significant than the proposed
development. Piecemeaal development should not be allowed.

+ The development permit should address the entire property, not just the
area of the new buildings.

¢ A community-wide parking permit plan should be developed and

implemented.

s A single, controlled shopping centre entrance should be developed to deal
with all anticipated traffic for all anticipated site development. Other
surrounding intersections should be enhanced to increase safety and

reduce congestion.

= Adequate onsite parking must be provided. The parking should only be

leaseable to tenants.

The zoning should be changed to reduce the height of future buildings.
Pedestrian access between the shopping center, the community and the
Foothills Hospital area sheuld be enhanced by features such as pathways,

bike ways, and elevated pedestrian crossings.

Summary

We believe that the developers need to focus on this development as being a
community resource and something that will attract people and provide an open
and safe social experience. In our opinion the proposed development does not
provide any benefit to the community. Instead it will cause traffic congestion and
parking problems. Unless the plan for the entire property is developed now so
that the impacts can be properly mitigated any subsequent development will
place even greater stress on the community. We believe that they can do better
and that the community deserves better.

Yours truly,

LIniversity Heights Community Association

(.-

Jamies Carss
President






