
ISC: Unrestricted 
Updated 2018 November 

REPORT TO THE SUBDIVISION AND 
DEVELOPMENT APPEAL BOARD 

DATE: January 6, 2022 APPEAL NO.:    SDAB2021-0090 
FILE NO.:       DP2020-6663 

APPEAL BY: Gregory & Sarah Cairncross, Shirley Wong & Roger Freeman, Michael & Laura  
   Aucoin, Benjamin van den Berg & Christine Renz, and Pat Hare, all represented by 
   Philip Dack, and by 
   Hermine Lazib and Joel Hammond 

FROM A DECISION OF THE CALGARY 
PLANNING COMMISSION where a 

New: Dwelling Unit (1 building), Retail and 
Consumer Service (1 building) 

was approved at 1114 Gladstone Road NW 
(1110 – 1126 Gladstone Road NW) 

LAND USE DESIGNATION: DC 121D2021 

Discretionary 

COMMUNITY OF: Hillhurst DATE OF DECISION:  November 18, 2021 

APPLICANT: Jeff Shen OWNER: Churchstone Enterprises Ltd. 

Notes: 
• Notice has been given of the hearing pursuant to the Municipal Government Act and Land Use Bylaw,

including notices to parties who may be affected by the appeal. The final determination of whether a
party is an “affected person” will be made by the Board if required.

• This Report is provided as a courtesy only. The Board’s record may include additional materials,
including notifications to affected parties and correspondence of a procedural or administrative
nature.



Do you anticipate any preliminary issues with your appeal? (i.e. jurisdiction, parties status as affected persons, adjournment, etc.)
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SUBDIVISION AND DEVELOPMENT APPEAL BOARD

Online Store Information

10398780 37095264
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Site Information
Municipal Address of Site Under Appeal
1110-1126 GLADSTONE RD. NW

Development Permit/Subdivision Application/File Number
DP2020-6663

Appellant Information
Name of Appellant Agent Name (if applicable)

Street Address (for notification purposes)

SHIRLEY WONG PHILIP DACK (SEE ABOVE)

412 11 ST. NW

City Province Postal Code Residential Phone #

CALGARY ALBERTA T2N 1X4 (403) 608-6571

Business Phone # Email Address

(403) 608-6571 sjywong@gmail.com

Approval

Conditions of Approval

Refusal

Approval

Conditions of Approval

Refusal

Notice of Order

I do hereby appeal the decision of the Subdivision/Development Authority for the following reasons:

I have sent the list of appellants and Reasons for Appeal separately

Final Date of Appeal

YYYY MM DD

FOR OFFICE USE ONLY
SDAB Appeal Number Fee Paid

Yes

Hearing Date

YYYY

CC 821 (R2014-01)

Development Permit Subdivision Application Notice of Order

No

In accordance with Sections 678 and 686 of the Municipal Goverment Act and The City of Calgary Bylaw 25P95, as amended, an appeal to the 
Subdivision and Development Appeal Board must be filed within the legislated time frame and each Notice of Appeal must be accompanied by the 
legislated fee. For filing instructions and fee payment options, see the reverse side of this form.

ISC: Unrestricted

REASONS FOR APPEALSections 678 and 686 of the Municipal Government Act require that the written Notice of Appeal must contain specific
reasons for the appeal.

In order to assist the Board in scheduling, please answer the following questions to the best of your ability:

This personal information is collected under the authority of the Freedom of Information and Protection of Privacy Act, Section 33(c) and the Municipal
Government Act, Sections 678 and 686. NOTE: THIS INFORMATION WILL FORM PART OF A FILE AVAILABLE TO THE PUBLIC. If you have any questions
regarding the collection of this information, contact the City Appeal Boards at 403-268-5312 or PO Box 2100 Stn. "M", #8110, Calgary, AB, T2P 2M5.

Date Received

Estimated presentation time (minutes/hours) Will you be using an agent/legal counsel?

Do you anticipate bringing any witnesses/experts to your hearing? If yes, how many will you be bringing?

If yes, what are the issues?

1 HOUR UnknownNoYes

Yes No Unknown

UnknownNoYes

MM DD

2021   12   16 SDAB2021-0090 2022   01    06 December 16, 2021

SDAB2021-0090

2

cariley
Accepted



SDAB2021-0090

3



SDAB APPEAL    DP 2020-6663  Gladstone RD NW Calgary  12/16/2021 

 

REASONS For APPEAL 

POWER POLE LOCATION ISSUE 

1. CPC’s addition to the PTR conditions requiring that the developer: 
“Mitigate the impact of the power poles along the north side of the lane by 
either: 

a. Confirming this move does not negatively impact the adjacent 
properties in terms of future development; or 

b. adjusting the design of the building to accommodate the overhead 
powerlines in their existing location.” (CPC) 

1.1 Unfairly compromises the DP process as we, the affected neighbours, 
have no ability to comment on the File Manager’s decision on the impact 
on our northern properties,  

1.2 Is not clear and creates uncertainty in what has been approved; 

1.3 Leaves to the File Manager, who already recommended approval of the 
power poles on the north edge of the lane – (the position which CPC 
disagreed with), to make the determination of any negative impact. It sets 
up a conflict situation whereby the File Manager who initially approved the 
relocation of the poles to the north side of the lane with NO INPUT FROM 
THE AFFECTED LANDOWNERS is now being asked to potentially reverse 
their evaluation of the application, while knowing the applicant would 
incur considerable cost to redesign the building. Where's the incentive to 
change their original approval of the pole locations?  

1.4      This matter needed to be resolved during the evaluation and processing of 
this development permit so that the decision was clear. 

 
1.5 This approved PTR condition (above)  conflicts with another approved PTR 

Condition #3 in the original list of PTR conditions. This condition reads:  

3. Amend plans to show the final location of power poles in the north 
lane.   

2. Council in its decision on the rezoning in July 2021 directed that the DP come 
back to CPC, presumably for decision. The DP did come back but certain matters 
such as the power pole location were delegated to the File Manager to decide 
rather than following Council’s direction and having them decided by CPC. 
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3. Any relocation of the power poles to the north side of the intervening lane will 

have an adverse impact on all of the parcels addressed 1131R to 1109 5th 
Avenue NW. There is a “no build” zone placed around the power poles 
(extending 4.7m into the lot at the second storey level) and this area will extend 
into all of our properties and restrict the development of all these parcels. 
 

4. Any development constraints should obviously be placed on the parcel that is 
being redeveloped not on nearby properties. How can reducing the developability 
of the north side properties be allowed to permit the south side property to 
increase  its density and value?  
 

5. The developer and architect were aware of the constraints surrounding the 
power poles and any other setbacks inherent to the subject development, yet 
they still designed the property so that all the parcels to the north would be 
impacted by the relocation of the power poles.  
 

6. To further obfuscate the plan to move the poles to the north side of the lane the 
applicant didn’t submit any plans to the approval authority showing the power 
poles on the north side of the lane. Thus no one viewing the plans would know 
that the applicant was working with Enmax and the Planning Dept. to move the 
poles away from the proposed development to allow more units to be built.  (See 
plans submitted for approval to the Nov. 18, 2021 CPC mtg. which fail to show 
the power poles moved – the File Manager added a PTR condition stating that 
the plans should be amended to show the poles along the north side of the 
lane.)   
 

7. If the power poles are moved to the south edge of the lane, the developer says 
they will have to redesign the north façade of their building with the loss of 
units, landscaping, etc. and other unspecified design features. Thus, the File 
Manager’s future decision on the location of the power poles (ignoring the fact 
that he  previously made a decision that CPC didn’t accept) could change the 
overall size and appearance of the building with no opportunity for Council, CPC, 
SDAB or affected neighbours to provide input to the decision and no opportunity 
for the affected neighbours to appeal the final File Manager decision on DP 2020-
6663.  
 

8. The conditional approval decision by CPC should be overturned and the 
development permit should be made null and void. 
 

OTHER ISSUES 
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9. Any such matters that may arise during a review of the development permit 
application in particular building heights and setbacks on the west side of the 
proposed development. 
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From: Michael Aucoin <aucoinmwa@hotmail.com>
Sent: Monday, December 20, 2021 9:31 AM
To: Calgary SDAB Info
Cc: Laura Aucoin; Shirley Wong
Subject: [EXT] Subdivison & Development Appeal Board (SDAB) on the matter of DP2020-6663.

Follow Up Flag: Follow up
Flag Status: Flagged

Hello: 

We, Michael and Laura Aucoin, live at 416 11th st NW  and have designated Phil Dack to represent us at the 
Subdivison & Development Appeal Board (SDAB) on the matter of DP2020‐6663. 

If there are any questions or concerns, please contact us at aucoinmwa@hotmail.com or 
laura.e.aucoin@gmail.com, or by phone at 403‐966‐5860 or 403‐966‐5796.   

Thank you  

Michael and Laura Aucoin 

416 11th St., Northwest calgary Alberta 

Sent from my iPhone 

Appeal Board rec'd: December 20, 2021
Submitted by: M. & L. Aucoin, co-appellants
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From: Gregory Cairncross <jgcairnx@ucalgary.ca>
Sent: Monday, December 20, 2021 9:47 AM
To: Calgary SDAB Info
Cc: Shirley Wong
Subject: [EXT] DP2020-6663

Follow Up Flag: Follow up
Flag Status: Flagged

To whom it may concern re: DP2020‐6663 

We, J Gregory Cairncross and Sarah W Cairncross, live at 410 11 St NW Calgary, AB T2N1X4 and have designated Phil 
Dack to represent us at the Subdivison & Development Appeal Board (SDAB) on the matter of DP2020‐6663. 

If there are any questions or concerns, please contact us at jgcairnx@ucalgary.ca or 403‐970‐5921  

Sincerely, Gregory Cairncross    

Sent from my iPhone 

Appeal Board rec'd: December 20, 2021
Submitted by: J. G. & S. Cairncross, co-appellants
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From: Benjamin van den Berg <bvdberg@telus.net>
Sent: Monday, December 20, 2021 10:38 AM
To: Calgary SDAB Info
Cc: crenz102; Shirley Wong
Subject: [EXT] DP2020-6663 Appeal Representation

We, Benjamin van den Berg and Christine Renz, live at 418‐11 St NW and have designated Phil Dack to represent us at the 
Subdivison & Development Appeal Board (SDAB) on the matter of DP2020‐6663. 

If there are any questions or concerns, please contact us at bvdberg@telus.net / crenz102@telus.net or 587‐500‐3143. 

Sincerely, 
Ben and Christine 

418 ‐ 11 St NW 
Calgary, T2N 1X4 
587‐500‐3143 
bvdberg@telus.net / crenz102@telus.net 

Appeal Board rec'd: December 20, 2021
Submitted by: B. van den Berg & C. Renz, co-appellants
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From: Pat Hare <pat.hare@rmcyyc.ca>
Sent: Tuesday, December 21, 2021 8:06 AM
To: Calgary SDAB Info
Cc: sjywong@gmail.com
Subject: [EXT] DP2020-6663 SDAB Appeal Representation

Follow Up Flag: Follow up
Flag Status: Flagged

Please accept this email as confirmation that I, Pat Hare, the property owner of 1109, 1113 and 1131 5 Ave NW, have 
designated Phil Dack to represent me at the Subdivision & Development Appeal Board (SDAB) on the matter of DP2020‐
6663. 

If you have any questions or concerns, you can reach me at 403‐284‐6377. 

Thank you. 

Pat Hare 
RE/MAX  Real Estate (Central) 
#206, 2411‐4th Street NW 
Calgary, AB  T2M 2Z8 
(403) 284‐6377 
pat.hare@rmcyyc.ca 

Appeal Board rec'd: December 21, 2021
Submitted by: P. Hare, co-appellant
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Appeal Board rec'd: December 23, 2021
Submitted by: S. Wong, Co-Appellant
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Appeal No. SDAB2021-0090
1114 Gladstone Road NW 
(1110-1126 Gladstone Rd NW) DP2020-6663

Appellants Presentation Outline (Proposed)
1. Introduction (Phil Dack)

2. Power Pole Relocation Impacts (Phil Dack)

3. North Lane Building Interface (Greg Cairncross)

4. NW Corner Interface (Benjamin van de Berg)

5. West Pie Shaped Lot Context (Michael Aucoin)

6. MU-1 Regulation 1553, Building Separation (Shirley Wong)

7. Summary (Phil Dack)

Appeal Board rec'd: December 28, 2021
Submitted by: S. Wong, Co-Appellant
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Appeal Board rec'd: December 29, 2021
Submitted by: Development Authority
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LAND TITLE CERTIFICATE

B
LINC TITLE NUMBERSHORT LEGAL

0019 152 149 071 416 428 +15609J;Q;25,26

LEGAL DESCRIPTION
PLAN 5609J

BLOCK Q

LOTS 25 AND 26

ESTATE: FEE SIMPLE

ATS REFERENCE: 5;1;24;21;SW

MUNICIPALITY: CITY OF CALGARY

REFERENCE NUMBER: 001 333 291 +1

CONSIDERATIONDOCUMENT TYPE VALUE
REGISTERED OWNER(S)

071 416 428 TRANSFER OF LAND SEE INSTRUMENT

-----------------------------------------------------------------------------

REGISTRATION DATE(DMY)

20/08/2007

-----------------------------------------------------------------------------

OWNERS

CHURCHSTONE ENTERPRISES LIMITED.

OF 19 BEACHAM CLOSE NW

CALGARY

ALBERTA T3K 1S5

(DATA UPDATED BY: CHANGE OF ADDRESS 181105915)

-----------------------------------------------------------------------------

DATE (D/M/Y) PARTICULARS

ENCUMBRANCES, LIENS & INTERESTS

REGISTRATION

-----------------------------------------------------------------------------
NUMBER

MORTGAGE20/08/2007071 416 429
MORTGAGEE - ROYAL BANK OF CANADA.

180 WELLINGTON ST W, 3 FLOOR

TORONTO

ONTARIO M5J1J1

ORIGINAL PRINCIPAL AMOUNT: $860,000

16/08/2011111 207 428 MORTGAGE
MORTGAGEE - ROYAL BANK OF CANADA.

3 FLR, 180 WELLINGTON ST WEST

( CONTINUED )
SDAB2021-0090
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-----------------------------------------------------------------------------

DATE (D/M/Y) PARTICULARS

ENCUMBRANCES, LIENS & INTERESTS

REGISTRATION

-----------------------------------------------------------------------------
NUMBER

2PAGE
# 071 416 428 +1

TORONTO

ONTARIO M5J1J1

ORIGINAL PRINCIPAL AMOUNT: $1,166,330

25/09/2020201 173 342 CAVEAT
RE : VENDOR'S LIEN

CAVEATOR - CHURCHSTONE ENTERPRISES LIMITED.

C/O CORINNA LEE

302-24 AVE SW

CALGARY

ALBERTA T2S0K2

AGENT - CORINNA LEE.

003TOTAL INSTRUMENTS:

*END OF CERTIFICATE*

ORDER NUMBER:

CUSTOMER FILE NUMBER:

40358396

Scott R

THE REGISTRAR OF TITLES CERTIFIES THIS TO BE AN 

ACCURATE REPRODUCTION OF THE CERTIFICATE OF 

TITLE REPRESENTED HEREIN THIS 21 DAY OF 

OCTOBER, 2020 AT 11:48 A.M.

THIS ELECTRONICALLY TRANSMITTED LAND TITLES PRODUCT IS INTENDED 

FOR THE SOLE USE OF THE ORIGINAL PURCHASER, AND NONE OTHER, 

SUBJECT TO WHAT IS SET OUT IN THE PARAGRAPH BELOW.

THE ABOVE PROVISIONS DO NOT PROHIBIT THE ORIGINAL PURCHASER FROM

INCLUDING THIS UNMODIFIED PRODUCT IN ANY REPORT, OPINION, 

APPRAISAL OR OTHER ADVICE PREPARED BY THE ORIGINAL PURCHASER AS 

PART OF THE ORIGINAL PURCHASER APPLYING PROFESSIONAL, CONSULTING 

OR TECHNICAL EXPERTISE FOR THE BENEFIT OF CLIENT(S).
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LAND TITLE CERTIFICATE

B
LINC TITLE NUMBERSHORT LEGAL

0019 152 157 071 416 4285609J;Q;27,28

LEGAL DESCRIPTION
PLAN 5609J

BLOCK Q

LOTS 27 AND 28

ESTATE: FEE SIMPLE

ATS REFERENCE: 5;1;24;21;SW

MUNICIPALITY: CITY OF CALGARY

REFERENCE NUMBER: 001 333 291

CONSIDERATIONDOCUMENT TYPE VALUE
REGISTERED OWNER(S)

071 416 428 TRANSFER OF LAND SEE INSTRUMENT

-----------------------------------------------------------------------------

REGISTRATION DATE(DMY)

20/08/2007

-----------------------------------------------------------------------------

OWNERS

CHURCHSTONE ENTERPRISES LIMITED.

OF 19 BEACHAM CLOSE NW

CALGARY

ALBERTA T3K 1S5

(DATA UPDATED BY: CHANGE OF ADDRESS 181105916)

-----------------------------------------------------------------------------

DATE (D/M/Y) PARTICULARS

ENCUMBRANCES, LIENS & INTERESTS

REGISTRATION

-----------------------------------------------------------------------------
NUMBER

MORTGAGE20/08/2007071 416 429
MORTGAGEE - ROYAL BANK OF CANADA.

180 WELLINGTON ST W, 3 FLOOR

TORONTO

ONTARIO M5J1J1

ORIGINAL PRINCIPAL AMOUNT: $860,000

16/08/2011111 207 428 MORTGAGE
MORTGAGEE - ROYAL BANK OF CANADA.

3 FLR, 180 WELLINGTON ST WEST

( CONTINUED )
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-----------------------------------------------------------------------------

DATE (D/M/Y) PARTICULARS

ENCUMBRANCES, LIENS & INTERESTS

REGISTRATION

-----------------------------------------------------------------------------
NUMBER

2PAGE
# 071 416 428

TORONTO

ONTARIO M5J1J1

ORIGINAL PRINCIPAL AMOUNT: $1,166,330

25/09/2020201 173 342 CAVEAT
RE : VENDOR'S LIEN

CAVEATOR - CHURCHSTONE ENTERPRISES LIMITED.

C/O CORINNA LEE

302-24 AVE SW

CALGARY

ALBERTA T2S0K2

AGENT - CORINNA LEE.

003TOTAL INSTRUMENTS:

*END OF CERTIFICATE*

ORDER NUMBER:

CUSTOMER FILE NUMBER:

40358396

Scott R

THE REGISTRAR OF TITLES CERTIFIES THIS TO BE AN 

ACCURATE REPRODUCTION OF THE CERTIFICATE OF 

TITLE REPRESENTED HEREIN THIS 21 DAY OF 

OCTOBER, 2020 AT 11:48 A.M.

THIS ELECTRONICALLY TRANSMITTED LAND TITLES PRODUCT IS INTENDED 

FOR THE SOLE USE OF THE ORIGINAL PURCHASER, AND NONE OTHER, 

SUBJECT TO WHAT IS SET OUT IN THE PARAGRAPH BELOW.

THE ABOVE PROVISIONS DO NOT PROHIBIT THE ORIGINAL PURCHASER FROM

INCLUDING THIS UNMODIFIED PRODUCT IN ANY REPORT, OPINION, 

APPRAISAL OR OTHER ADVICE PREPARED BY THE ORIGINAL PURCHASER AS 

PART OF THE ORIGINAL PURCHASER APPLYING PROFESSIONAL, CONSULTING 

OR TECHNICAL EXPERTISE FOR THE BENEFIT OF CLIENT(S).
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LAND TITLE CERTIFICATE

B
LINC TITLE NUMBERSHORT LEGAL

0019 156 728 981 281 5865609J;Q;21,22

LEGAL DESCRIPTION
PLAN 5609J

BLOCK Q

LOTS 21 AND 22

ESTATE: FEE SIMPLE

ATS REFERENCE: 5;1;24;21;SW

MUNICIPALITY: CITY OF CALGARY

REFERENCE NUMBER: 144I243    .

CONSIDERATIONDOCUMENT TYPE VALUE
REGISTERED OWNER(S)

981 281 586 TRANSFER OF LAND $325,000 $325,000

-----------------------------------------------------------------------------

REGISTRATION DATE(DMY)

14/09/1998

-----------------------------------------------------------------------------

OWNERS

MIDELCO HOLDINGS LIMITED.

OF 718 TAVENDER ROAD NW

CALGARY

ALBERTA T2K 3M4

-----------------------------------------------------------------------------

DATE (D/M/Y) PARTICULARS

ENCUMBRANCES, LIENS & INTERESTS

REGISTRATION

-----------------------------------------------------------------------------
NUMBER

CAVEAT09/07/2020201 119 903
RE : PURCHASERS INTEREST

CAVEATOR - CHRISTOPHER JAMES FINANCIAL LTD.

1600, 10025 102A AVE

EDMONTON

ALBERTA T5J2Z2

AGENT - SCOTT D BELLAND

001TOTAL INSTRUMENTS:

( CONTINUED )
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2PAGE

# 981 281 586

*END OF CERTIFICATE*

ORDER NUMBER:

CUSTOMER FILE NUMBER:

40358396

Scott R

THE REGISTRAR OF TITLES CERTIFIES THIS TO BE AN 

ACCURATE REPRODUCTION OF THE CERTIFICATE OF 

TITLE REPRESENTED HEREIN THIS 21 DAY OF 

OCTOBER, 2020 AT 11:48 A.M.

THIS ELECTRONICALLY TRANSMITTED LAND TITLES PRODUCT IS INTENDED 

FOR THE SOLE USE OF THE ORIGINAL PURCHASER, AND NONE OTHER, 

SUBJECT TO WHAT IS SET OUT IN THE PARAGRAPH BELOW.

THE ABOVE PROVISIONS DO NOT PROHIBIT THE ORIGINAL PURCHASER FROM

INCLUDING THIS UNMODIFIED PRODUCT IN ANY REPORT, OPINION, 

APPRAISAL OR OTHER ADVICE PREPARED BY THE ORIGINAL PURCHASER AS 

PART OF THE ORIGINAL PURCHASER APPLYING PROFESSIONAL, CONSULTING 

OR TECHNICAL EXPERTISE FOR THE BENEFIT OF CLIENT(S).
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LAND TITLE CERTIFICATE

B
LINC TITLE NUMBERSHORT LEGAL

0017 085 516 981 281 5835609J;Q;19,20

LEGAL DESCRIPTION
PLAN 5609J

BLOCK Q

LOTS 19 AND 20

ESTATE: FEE SIMPLE

ATS REFERENCE: 5;1;24;21;SW

MUNICIPALITY: CITY OF CALGARY

REFERENCE NUMBER: 971 312 007

CONSIDERATIONDOCUMENT TYPE VALUE
REGISTERED OWNER(S)

981 281 583 TRANSFER OF LAND $320,000 $320,000

-----------------------------------------------------------------------------

REGISTRATION DATE(DMY)

14/09/1998

-----------------------------------------------------------------------------

OWNERS

MIDELCO HOLDINGS LIMITED.

OF 718 TAVENDER ROAD NW

CALGARY

ALBERTA T2K 3M4

-----------------------------------------------------------------------------

DATE (D/M/Y) PARTICULARS

ENCUMBRANCES, LIENS & INTERESTS

REGISTRATION

-----------------------------------------------------------------------------
NUMBER

CAVEAT09/07/2020201 119 903
RE : PURCHASERS INTEREST

CAVEATOR - CHRISTOPHER JAMES FINANCIAL LTD.

1600, 10025 102A AVE

EDMONTON

ALBERTA T5J2Z2

AGENT - SCOTT D BELLAND

001TOTAL INSTRUMENTS:

( CONTINUED )
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2PAGE

# 981 281 583

*END OF CERTIFICATE*

ORDER NUMBER:

CUSTOMER FILE NUMBER:

40358396

Scott R

THE REGISTRAR OF TITLES CERTIFIES THIS TO BE AN 

ACCURATE REPRODUCTION OF THE CERTIFICATE OF 

TITLE REPRESENTED HEREIN THIS 21 DAY OF 

OCTOBER, 2020 AT 11:48 A.M.

THIS ELECTRONICALLY TRANSMITTED LAND TITLES PRODUCT IS INTENDED 

FOR THE SOLE USE OF THE ORIGINAL PURCHASER, AND NONE OTHER, 

SUBJECT TO WHAT IS SET OUT IN THE PARAGRAPH BELOW.

THE ABOVE PROVISIONS DO NOT PROHIBIT THE ORIGINAL PURCHASER FROM

INCLUDING THIS UNMODIFIED PRODUCT IN ANY REPORT, OPINION, 

APPRAISAL OR OTHER ADVICE PREPARED BY THE ORIGINAL PURCHASER AS 

PART OF THE ORIGINAL PURCHASER APPLYING PROFESSIONAL, CONSULTING 

OR TECHNICAL EXPERTISE FOR THE BENEFIT OF CLIENT(S).
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1110 Gladstone Rd, NW - abandon
well map

Friday, October 23, 2020 12 56:55 -06 00
Map Scale:

0.1 Kilometers0.10.060

2,2571:

© Government of Alberta

While every effort is made to ensure data from this site is accurate 
and current, the Government of Alberta is not liable for any loss or 
damage arising from the possession, publication, or use of, that 
data. This information is provided "as is" without warranty. 
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Legend

Abandoned Wells (Large Scale)

Revised Well Location (Large Scale)

Revised Location Pointer

ATS v4_1 A berta Provincial Boundary

Citations
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From: Brian Horton
To: Rockley, Matt A.; Goldstrom, Evan W.; David Sanche; Jeff; Sarah Lumley
Subject: [EXT] LOC2020-0122/DP2020-6663
Date: Wednesday, April 14, 2021 11:50:08 AM

Hi Evan/Matt,
 
Please accept this email as our formal request to “decouple” LOC2020-0122 and DP2020-6663 as
concurrent applications. We would like to proceed with these applications in parallel, but no longer
as formal concurrent LOC/DP applications.
 
Many thanks,
 
Brian
 
Brian Horton
Principal
 O2 Planning + Design Inc.
510 255 17 Avenue SW
Calgary, A berta
Canada, T2S 2T8
 
E 
C
www.o2design.com
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FILE: DP 2020-6663 

DATE RECEIVED : August 18 2021 

 

Bylaw Discrepancies 

Regulation Standard Provided 

1346 Planting 
Requirements 

(2) Deciduous trees min. calliper of 
50mm,  at least 50.0% of the 
provided trees must have min. 
calliper of 75mm 

Plans do not indicate the actual sizes of the 
deciduous trees as shown on the landscape 
plan, we cannot use the values as provided by 
the applicant and require the symbols to 
reflect the actual amount. 
 
Note: The deciduous symbols are the same 
sizes for the trees and cannot confirm actual 
sizes. Amur Maple are not indicated with the 
Caliper Provided and therefore not counted 
towards the decidualous tree amounts 
Legend cannot be used 

1346 Planting 
Requirements 

(3) Coniferous trees min. height of 
2.0m, at least 50.0% of the provided 
trees must have a min. height of 
3.0m 

Plans do not indicate the actual sizes of the 
coniferous as shown on the landscape plan, 
we cannot use the values as provided by the 
applicant and require the symbols to reflect 
the actual amount. 
 
Note: The coniferous symbols are the same 
sizes for the trees and cannot confirm actual 
sizes. 
Legend cannot be used 
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January 6, 2021 
 
Shen, Jeff 
206-4603 Kingsway 
Burnaby, British Columbia 
V5H4M4, Canada 
Dear Sir/Madam: 
 
RE: Detailed Team Review (DTR) 
Development Permit Number:  DP2020-6663  
 
Based on the plans received October 20, 2020 the Corporate Planning Applications Group 
(CPAG) has completed a detailed review of your application in order to determine 
compliance with the Land Use Bylaw and applicable City policies.  Any variance from the 
Land Use Bylaw or City policies may require further discussion or revision prior to a decision 
being rendered. 
 
A written response to the Prior to Decision issues in this DTR is required from the Applicant 
by the end of the sixty (60) calendar day response due date.  Following the expiration of the 
response due date, the application may be inactivated with a thirty (30) calendar day 
timeline for a reactivation by the Applicant.  In the case of a non-responsive or incomplete 
application, the General Manager – Planning, Development and Assessment may cancel 
the application as per Section 41.1 of Land Use Bylaw 1P2007. 
 
Applicants are requested to contact the respective team members to resolve outstanding 
issues.  Amended plans should not be submitted to the Planner until we are able to provide 
comments from all circulation referees. 
 
CPAG endeavours to render decisions on applications within specific service standards.  
Please assist us in meeting these targets by ensuring your resubmission is made in a timely 
manner.  Should you have any questions or concerns, please contact me by email at 
Matt.Rockley@calgary.ca. 
 
Sincerely, 
 
 
 
MATT ROCKLEY 
Senior Planner 
 

cc: CHURCHSTONE ENTERPRISES LIMITED. WONG, DAVID H M  
19 BEACHAM CLOSE NW 18 RAVENSCROFT CIR 
CALGARY, AB NORTH YORK, ON 
T3K 1S5 M2K 1W9 

P.O. Box 2100, Postal Station M 
Calgary, Alberta, Canada, T2P 2M5, (403) 268-5311 
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Detailed Team Review 1 – Development Permit 
 
 
Application Number:  DP2020-6663  
Application Description:  New: Multi-residential building (1 building)  
Land Use District:  Commercial - Corridor 1 (C-COR1f2.8h13) and Multi-Residential – 

Contextual Grade-Oriented (M-CGd72) District  
Use Type: Discretionary 
Site Address:  1110 GLADSTONE RD NW, 1114 GLADSTONE RD NW, 1120 

GLADSTONE RD NW, 1124 GLADSTONE RD NW, 1126 
GLADSTONE RD NW  

Community:  HILLHURST  
Applicant:  Shen, Jeff  
Date DTR Sent: January 6, 2021 
Response Due Date: March 5, 2021 
 
CPAG Team:  
Planning 
 MATT ROCKLEY (403) 268-2024 Matt.Rockley@calgary.ca  
Development Engineering  
 DINO DI TOSTO (403) 268-2131 dino.ditosto@calgary.ca 
Transportation 
 SEAN SWANTON (403) 268-1661 Sean.Swanton@calgary.ca  
Parks 
 KAREN MOUG (403) 268-1396 Karen.Moug@calgary.ca  

 
 
General Comments 

The proposed development does not align with the existing land uses of C-COR1f2.8h13 and 
M-CGd72. This development permit application was submitted as a concurrent application with 
Land Use Amendment Application number LOC2020-0122, which proposes a Direct Control 
land use district based on the Mixed-Use General (MU-1) District to allow for mixed use 
development with a maximum floor area ratio of 4.0 and maximum building height of 20 metres. 
The land use amendment proposed with LOC2020-0122 would need to be approved by City 
Council before this concurrent development permit application could be approved by the 
Calgary Planning Commission. The Bylaw Discrepancies noted below are based on the 
DC(MU-1) land use proposed with LOC2020-0122. 
 
Comments on Relevant City Policies  
The subject property falls under the Hillhurst/Sunnyside Area Redevelopment Plan (ARP). This 
ARP underwent a major amendment for Transit Oriented Development policies; approved by 
City Council 2009 February. The application site falls within the TOD area and is therefore 
subject to Part II of the ARP. The subject property is part of the Medium-density, Medium-
density Mid-rise and Urban Mixed-use Policy Areas. Pertinent policy includes:  

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 
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bedrooms of one unit are directly facing bedrooms of another unit. The condition could have negative 
effects on the use of the spaces, and ultimately the occupancy of the units. 

The layout of units in the acute elevations of the courtyard have been adjusted to mitigate the privacy 
concern. [ Units 14&15 on page A2.02 ground floor plan, and units 17&18 on pages A2.03 level 2 floor plan 
TO A2.05 level 6 floor plan] 
 

• The form and massing of the building does not adequately address the Historical Church Building. The 
applicant is urged to consider building massing that would better embrace the Church Building so that the 
existing and new structure are reliant upon each other, achieving a successfully built out site. 

An abstracted mural by laser cut metal panel has been considered at eastern facade to respect the 
Historical Church Building. This feature highlighted by liner led lighting, suppose to enhance the character of 
the historical church both in day and night time. [ Page A5.05 perspective view to historical church building].  

 
Bylaw Discrepancies 
  

Regulation Standard Provided 

1374 Setback 
Areas  (min.) 

(1) Where a parcel shares a property 
line with a parcel designated as a 
low density residential District, M-
CG or M-G: 
(b) the side setback area must have 
a min depth of 3.0m; 

Plans indicate the west setback area, when 
measured to the balcony, as being 2.05m (-
0.95m) 
The balcony projection to the setback reduced 
from 0.9m to 0.3m - 3.0m setback provided to 
building face, 2.7m provided to balconies. 
Relaxation of 1’ balcony projection is requested to 
avoid flush building façade, to add more 
interesting architectural expression. 
[Please refer to pages A2.03 level 2 floor plan TO 
A2.05 floor 6 floor plan ].  

1374 Setback 
Areas  (min.) 

(2) Where the parcel shares a 
property line: 
(b) with a lane that separates the 
parcel from a parcel designated as a 
residential district or mixed use 
district, the setback area must have 
a min depth of 7.5m measured from 
the property line that the adjacent 
parcel designated as a residential 
district or mixed use district shares 
with the lane;  

Plans indicate the north setback area, when 
measured to the balcony, as being 1.05m (-
1.85m). 
 
Plans indicate the west setback area, when 
measured to the balcony, as being 1.14m (-
1.76m) 
The balcony projection to the setback reduced 
from 0.9m to 0.3m - 3.0m setback provided to 
building face, 2.7m provided to balconies. 
Relaxation of 1’ balcony projection is requested to 
avoid flush building façade, to add more 
interesting architectural expression. 
[Please refer to pages A2.03 level 2 floor plan TO 
A2.05 floor 6 floor plan]. 

1334 Projections 
into Setback Areas 

(1) Unless otherwise referenced in 
subsections (3), (4), (5), (6), (7), and 
(8) a building or air conditioning 
units must not be located in any 
setback area. 

Plans indicate north and west portions of the 
proposed building as being within the setback 
areas. 
Plans have been adjusted to have no portions of 
the building being within the setback area, except 
the above requested 1’ balcony projection. 
[ Please refer to pages A2.02 ground floor plan 
TO A2.05 floor 6 floor plan]. 
 

1334 Projections 
into Setback Areas 

(5) Eaves may project a maximum of 
0.6m, 

Plans indicate the west eaves as projecting 
1.36m (+0.76m) 
 
Plans indicate the north eaves as projecting 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 
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1.41m (+0.81m) 
 
Note: Actual west eave depth is 0.44m and 
the north eave depth is 0.62m) 
Roof plan has been adjusted to have maximum 
0.6m projection of Eaves in the north and west. [ 
Please refer to page A2.06 roof plan] 

1335 Building 
Separation 

(1) Where the widest dimension of a 
balcony faces a property line shared 
with another parcel, the minimum 
setback of a balcony from the shared 
property line is 4.0m. 

Plans indicate the west balconies as being 
2.07m (-1.93m) 
A relaxation is requested to have 2.7m setback 
from the shared property line to balconies. 
 

1371, 13 Building 
Height (max.) 

(2) Where the parcel shares a side 
property line with a parcel 
designated as a low density 
residential district, M-CG or M-G 
District the maximum building 
height: 
(b) increases at a 45 degree angle to 
a depth of 5.0m from the shared 
property OR to the number 
following the letter "h" indicated on 
the Land Use District maps, 
whichever results in the lower 
building height; and 
(c) increases to the number 
following the letter "h" indicated on 
the Land Use Bylaw Maps measured 
from grade at a distance greater 
than 5.0m from the shared property 
line. 

Plans indicate the west elevation as being 
within the height chamfer. 
The western adjacent lot to be rezoned to M-2. [ 
Please refer to page A0.05 the section diagram for 
details]. 
 

1371, 13 Building 
Height (max.) 

(4) Where the parcel shares a 
property line with a lane that 
separates the parcel from a parcel 
designated as a low density 
residential district, M-CG or M-G 
District the maximum building 
height: 
(a) is 7.5m measured from grade at 
the property line that the parcel 
designated as a low density 
residential district, M-CG or M-G 
District shares with the lane(b) 
increases at a 45 degree angle to a 
depth of 11.0m from the property 
line shared with the lane OR to the 
number following the letter "h" 
indicated on the Land Use District 
maps, whichever results in the lower 
building height measured from 

Plans indicate the north elevation as being 
within the height chamfer. 
 
The building height has been reduced from 32m to 
20m in comparison to the existing ARP on site 1.  
 
There are less shadow and building mass impacts 
to the northern low density residential district, by 
comparing the ARP regulation and the proposed 
building. A bylaw relaxation is requested to the 
small chamfered area. 
 
[ Please refer to page A0.05 and page A0.06 for 
details].  
 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
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grade; and 
(c) increases to the number 
following the letter "h" indicated on 
the Land Use Bylaw Maps measured 
from grade at a distance greater 
than 11.0m from the property line 
shared with the lane. 
 

1348 Landscaping 
in Setback Areas 

(1) Where a setback area shares a 
property line with another parcel 
designated as a residential district, 
the setback area: 
(a) must be a soft surfaced 
landscaped area; 
And 
(d) 1.0 trees and 2.0 shrubs for every 
45.0m2. 

Plans indicate the west portion of the 
proposed building as being within the setback 
area and no trees (-3) or shrubs (-6) provided. 
 
Site Plan, ground floor plan has been adjusted to 
meet this requirement. [ Please also refer to 
landscape plan DPL-1.0 for details].  

1346 Planting 
Requirements 

(5) For landscaped areas with a 
building below, planting areas must 
have the following min. soil depths: 
(b) 0.6m for shrubs; 

Plans indicate the soil depth as being 0.31m (-
0.29m) 
Adequate soil depth will be provided by additional 
planter height. 

1344 General 
Landscaped Area 
Rules 

(4) All soft surfaced landscaped 
areas must be irrigated by an 
underground irrigation system, 
unless a low water irrigation system 
is provided. 

Plans do not indicate an irrigation system. 
Mechanical drawing will show plumbing system 
such as valves and piping for the irrigation system 
at BP application. Irrigation system plan will be 
included in the BP application. 

1349 Residential 
Amenity Space 

(5) Private amenity space must: 
(b) have no min. dimensions of less 
than 2.0m 

Plans indicate the private amenity spaces as 
being less than 2.0m. 
 
Note: Dimensions range from 1.74m to 1.89m 
for the majority of private amenity spaces. 
Most of the private amenity spaces have been 
adjusted to meet the minimum 2.0m requirement, 
only the balconies at suite 07, suite 17 and the units 
at 6th floor facing north lane are less than 2.0m. [ 
Please refer to pages A2.02 ground floor plan TO 
A2.05 floor 6 floor plan ]. 

122 Standards for 
Motor Vehicle 
Parking Stalls 

Table 2 
Stall width parallel to aisle (metres) 
2.60m 

Plans indicate the commercial and visitor 
stalls as being 2.50m (-0.10m) 
Commercial and visitor stalls have been revised to 
having 2.6m in width. [ Please refer to page A2.01 
parking level 1]. 
 

122 Standards for 
Motor Vehicle 
Parking Stalls 

(4) The minimum width of a motor 
vehicle parking stall required for a 
Dwelling Unit is: 
(b) 2.85m where one side of a stall 
abuts a physical barrier; 

Plans indicate the stalls abutting a physical 
barrier as being less than 2.85m in width. 
 
Note: Stalls withs vary from 2.50m to 2.81m 
in width. 
All parking stalls abutting a physical barrier have 
been revised to being 2.85m in width. [ Please refer 
to pages A2.01 parking level 1 and A2.02 parking 
level 2 ]. 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
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1350 Commercial 
Parking Retail and Consumer Service 

Plans do not indicate any compliant 
commercial stalls (-2). 
Commercial stalls have been provided. [ Please 
refer to page A2.01 parking level 1]. 
Note: The proposed commercial stalls are 
2.50m (0.10m) in stall width and therefore 
not counted towards the total required. 

1350 Visitor Stalls (a)(ii) 0.1 stalls per unit 

Plans indicate 3 (-13) compliant stalls. 
Commercial stalls have been labeled on 
underground parking level 1 with 2.6m in width. [ 
Please refer to page A2.01 parking level 1]. 
Note: The majority of proposed visitor stalls 
are 2.50m (0.10m) in stall width and 
therefore not counted towards the total 
required. 

 
Prior to Decision Requirements 
 
 
The following issues must be addressed by the Applicant through a written submission and amended 
plans prior to a decision by the Approving Authority. Applicants are encouraged to contact the 
respective team members directly to discuss outstanding issues or alternatively request a meeting with 
the CPAG Team. 
 
Planning: 
1. Payment of application fees in the amount of $8,632.00 is required. Please contact The 

City of Calgary, Planning and Development Cash Office at (403) 268-5417 to arrange 
payment of the required application fees. 

 
            JAS will coordinate with the owner for the payment of application fee.  

 
2. Submit a complete digital set of the amended plans in PDF format and a separate PDF 

response letter that provides a point-by-point explanation as to how each of the Prior to 
Decision conditions were addressed and/or resolved.  If Prior to Release conditions have 
been addressed in the amended plans, include a point-by-point explanation for these items 
as well.  The submitted plans must comprehensively address the Prior to Decision 
conditions as specified in the DTR document.  Ensure that all plans affected by the 
revisions are amended accordingly.  To arrange the digital submission, please contact the 
File Manager directly. 
 
This information must be received, in its entirety, no later than 60 days from the date this 
DTR form was sent to the applicant and owner.  If a complete submission is not received 
within the 60 day time frame, the development permit may be inactivated.  Upon 
inactivation, the applicant and owner will receive written notice of the inactivation and of a 
further 30 day time frame within which the application may be reactivated subject to a 
reactivation fee.  If the development permit application is not reactivated as per the written 
notification, it may be cancelled by Administration as per Land Use Bylaw 1P2007, Section 
41.1. 
 
In the event that the application needs to be recirculated, a recirculation fee may be 
applied.  
 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 

Page 6 

SDAB2021-0090

60



DP2020-6663     

Revised digital drawing set and response letter to be provided. 
 
3. Resolve the Bylaw discrepancies identified in the preceding Land Use Bylaw relaxations 

table in your amended plan submission. If it is not possible to resolve any of the Bylaw 
discrepancies, provide written planning rationale supporting the proposed relaxations. 

 
            Reponses provided. 
 
4. In accordance with the Hillhurst/Sunnyside Area Redevelopment Plan (ARP), Policy 

3.2.2.2: To create consistent street walls buildings taller than 12 metres should step back 
along street frontages a minimum of 3 metres at a cornice line set to a maximum height of 
12 metres above grade (Figure B). Exceptions may be allowed for distinctive corner 
elements. 

There are two court yards proposed directly open to Gladstone Road, which creates attractive components and breaks 
the building façade to 5 segments instead of typical continues street wall design. The double court yards area can be 
considered as generous setback which counts for almost 40% of the overall building façade along Gladstone Road. In 
addition, step backs have been considered at main entrance and ground-oriented unit entry porch to allow for variety of 
architectural expression. 
 
  
                 
  
 
 
5. In accordance with the Hillhurst/Sunnyside Area Redevelopment Plan (ARP), Policy 

3.2.2.4: Where new developments share a lane with a low density residential district the 
building should:  

• Setback a minimum of 5 metres from the rear-lane; and  
• Stepback a minimum of 3 metres at a maximum height of 12 metres, as shown in 

Figure C 
The proposed design has been considered to be in compliance with Land Use Bylaw MU-1.  
3 meters setback along west and north property line, additional step back of 1.5m at top floor (level 6) facing northern 
lane. 
 
Comparison diagrams of proposed building, ARP regulation and MU-1 demonstrate the proposed design will not impose 
negative impact to the neighbouring from shadow and building massing study.     
[ Please refer to page A0.05 and page A0.06 for details].  
 

 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
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6. A base density has been established in the Hillhurst/Sunnyside ARP which is equivalent to 

the density that was allowable under the provisions of the Land Use District in effect on 
2012 August 31. In order to develop above this base density to the maximum FAR, a 
developer may provide one or more bonus items described in the ARP subsection 4 in 
exchange for a defined amount of density. 

 
 Subsection 4 describes that the eligible bonus items include contribution to a 

Hillhurst/Sunnyside community amenity fund and provision of urban design improvements. 
Further consultation with the Community Association is recommended to determine the 
proposed density bonus items to be provided. Details regarding the proposed density 
bonus items are needed for review by CPAG once determined with the Community 
Association. It is important that a level of agreement be reached between the applicant, 
Community Association and CPAG regarding the bonus density items before presenting 
this application to the Calgary Planning Commission for a decision.  

 
 The concurrent Land Use Redesignation application (LOC2020-0122) for the site proposes 

retention and restoration of the Hillhurst Baptist Church as a potential community amenity 
contribution for density bonusing. 

             Information noted 
 
7. Provide written details of your community engagement and comments received regarding 

this development permit application.  
            Provided in related section 
8. Provide a written response to the attached comments from Heritage Calgary.  
             Provided in related section 
9. Provide a written response to the attached comments from the Ward Councillor’s Office. 

Provided in related section 
10. Provide a written response to the attached comments from the Hillhurst/Sunnyside 

Community Association. Provided in related section 
 
 
11. CITYWIDE URBAN DESIGN REVIEW 
 

Citywide Urban Design offers the following comments with regard to the overall urban 
design of this application: 

 
Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
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CONTEXTUAL FIT 
Context I Creativity I Integration I Diversity  

 
1. The subject site occupies a highly visible site in the community of Hillhurst on Gladstone Rd 

NW adjacent to a landmark heritage former church and in close proximity to Sunnyside 
LRT station.  
Information noted 

2. Because of the site location within a TOD area and the size of the development the file will 
be reviewed by the Urban Design Review Panel (UDRP). The file manager will send the 
applicant the date and the materials needed for the UDRP meeting. 
Information noted, and the first UDRP meeting completed on December 9th, 2020. 

3. The development should be sensitively designed in its form, height, scale, and level of 
articulation which blend into its directly adjacent context. The grade level units can be 
designed to take the form of at-grade townhouses with vertical façade modulation. In this 
way a 2-3 storey high podium with good street presence along Gladstone Rd NW is 
created. This type of development may help gain more community acceptance considering 
its contextual design and more pedestrian friendly building frontage design.  
Entry porches for ground-oriented units have been considered to create townhouse like building 
form. 

 
SITE DESIGN  
Context I Connectivity I Integration I Human Scale I Orientation I Accessibility I 
Flexibility I Safety I Sustainability I Durability  

 
4. The proposed court yards are a unique and attractive component.  As the principal public 

face it is recommended that they include high quality material finishes, lighting and furniture 
elements and landscaping. 
High quality material finishes, lighting and furniture elements will be used in design. [Please refer to 
page A5.00 material sample board and A6.00 architectural landscape plan for details]. Detailed 
Lighting plan to be provided in next stage. 
 

5. Please submit a Landscape plan for more comprehensive review of the proposed 
landscape design. 
Landscape provided, refer to DPL 1.0 and DPL 2.0 for details. 

6. Investigate opportunities for enhanced laneway paving treatment (i.e. “woonerf “/shared 
car-pedestrian space) or alternatively sidewalks along the activated edges of the building 
north edge. 
As per transportation department comments, the laneway width has been increased to 
6.1m, and some portion enlarged to 7.2m. several recessed areas along the laneway have 
been created to provide safe islands for pedestrians when encounter two-way traffic. [ 
Please refer to page A2.02 ground floor plan for details].    

7. Ensure that all landscaping is layered and provides good definition of edges while enabling 
visual surveillance from a safety point of view. All landscaping design must meet CPTED 
requirements for the safe use of amenity areas by building occupants. 
Detailed landscape design provided for review [ Please refer to pages A6.00, DPL-01, DPL-
02 for details]. More details to be provided at Building Permit stage to ensure in compliance 
with CPTED requirements. 

8. Ensure adequate external lighting at the sides, the rear, the front and the courtyards with 
compliance to CPTED requirements and principles. Consider the use of pedestrian-scaled 
lighting and low wall lights to facilitate safe movement and access to the entrances of units 
at grade. 
Lighting fixture concept provided on page A5.02. also refer to electrical drawing E100 and 
E102 for details. 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
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9. All sidewalks, amenity areas and pedestrian connections should respect City of Calgary 
policies for accessibility and use durable materials that will provide a pleasant walking 
experience in all seasons and weather circumstances.  
Accessibility has been considered to main entrance and public amenity area. Durable 
materials (bloom finish cast-in place concrete and concrete paver) to be provided to ensure 
pleasant walking experience in all seasons. 
 

10. Avoid retaining walls which are higher than 0.9 m. Use stepped terraces/layered 
landscaping treatments to soften the edge condition when retaining walls cannot be 
avoided due to grade changes. 
All retaining wall is less than 0.9m in height. 

11. Consider incorporating low-impact development elements/features at grade to manage 
storm-water sustainably in this proposed development. (Note: Collaborate with 
Development Engineering and Parks to determine LID provisions.) 

      Civil with Mechanical support will provide the plan at next design stage. 
  

 
BUILDING DESIGN 
Context I Animation I Human Scale I Flexibility I Safety I Sustainability I Durability  

 
12. Complete Building code review of the proposed design to confirm that the fire separations 

between the proposed buildings are accepted and will not necessitate any revisions to the 
Development Permit application later in the process.   
Building code review has been taken, and necessary adjustments have been incorporated 
into this design revision. [ Please refer to pages A7.00 TO A7.04 for details]. More detailed 
code analysis to be provide at next stage. 
 

13. Consider an upper-level step back to create a better transition, to break down the building 
mass and lower the scale and to have less shadow impact on the properties north of the 
subject site.  
The top two floors should be stepped-back for approximately 3 and 6 m to mitigate the 
impact of the building’s bulk on the neighbouring single residential area to the north. 
1.5m step back has been considered along north laneway. 
 

14. Use design strategies to mitigate any potential overlooking issues, particularly along the 
east and north elevations (e.g. deeper planters at the edge of the balconies with an 
appropriate height, architectural privacy screens, window orientation, façade fenestration 
frosting, translucent or opaque balcony balustrade materials.)  
Frosted glass railing considered at northern and western balconies. 
 

15. Provide a distinct and separate entry way, including direct pedestrian connection to the 
public sidewalk for each of the dwelling units at grade from that of the main building 
entrance; 
Private entry for ground-oriented unit along Gladstone and north laneway provided.  
[ Please refer to page A2.02 ground floor for detail]. 
 

16. Provide residential-scaled detail at the individual unit entries (porch lights, canopies, 
terraces, gates) which signal that these are front entry doors; ensure front at grade terraces 
are of a useable size and are well defined with landscaping and screening where 
necessary.  
Porches provided along Gladstone Road and entry canopies provided along northern Lane.  
[ Please refer to perspectives on pages A5.03, A5.04 and A5.06]. 
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17. Step back upper levels (preferably starting from 2nd or 3rd level) to reduce the perception of 

height along the street and respect and reinforce the height and massing established by 
surrounding low-density context. 
1.5m step back has been considered along north laneway. The courtyards open to 
Gladstone Road are innovative step backs considered in this design. 

    
 

18. Explore the opportunity to have some amenity space on the roof to the south side of the 
building without affecting the privacy of the single residential area to the north. 
The court yards provided generous amenity space for residents as well as to the 
community area. [ Please refer to pages A2.02 ground floor plan, and A6.00]. 
 

19. Provide a more robust building façade treatment at Gladstone Rd NW. to offer a greater 
street presence as well as to reflect the detail and residential scale character of the 
neighbourhood. Consider the use of a wider range of colours; add variations to the window 
configurations and other building components. 
Small scale porches provided for street-oriented suites. Woodgrain soffit has been 
considered at the Eaves. Varies materials and colors for the façade provided in this DP 
revision. 
 

20. Consider carefully the massing and design of the east elevation as a backdrop to the 
historic church building as this will be the highest profile and most visible elevation of the 
project. 
Design approach provided as per Urban Design Review Panel and Ward 7 Councillor 
comments. [ Please refer to pages A5.05 perspective view to historical church building, and 
A3.00 for east elevation details] 
 

21. Please indicate any lighting fixtures on all of the elevations of the residential units’ blocks 
within the proposed development. 
Lighting fixture concept provided on page A5.02. detailed lighting design to be provided at 
Building Permit stage 
 

22. Submit an 8.5 X 11 inch colour and exterior finish materials board that corresponds with the 
elevation notes on materials and coloured renderings.  Include information on any 
decorative paving materials and any retaining wall colours and materials. 
Material info provided on page A5.00 
 

Development Engineering: 
 
12. Submit a current Phase I Environmental Site Assessment report. The report will be used to 

determine if the site is suitable for the intended development, as related to environmental 
issues. 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 
(2001) “Phase I Environmental Site Assessment - Z768-01,” or its successor. 

 
If the Phase I Environmental Site Assessment report indicates that there is actual or 
potential site contamination, then the developer is to submit a current Phase II 
Environmental Site Assessment report. 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 II Environmental Site Assessment - 
Z769-00,” or its successor. 
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If the Phase II 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 I and II Environmental Site Assessments submitted to The City that have been 
commissioned on or after November 1, 2005 must conform to The City of Calgary Phase I 
and II Environmental Site Assessment Terms of Reference. Please visit 
www.calgary.ca for the latest version. Any Phase I and Phase II 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. 

 
 Submitted with Land Use and is under review.  
            Information noted 
 
13. Submit a fire flow letter, prepared by a qualified professional engineer under seal and 

permit to practice stamp to the satisfaction of Development Approvals Team Leader, Water 
Resources. The fire flow letter shall identify the type of the development, address of the 
development, DP application and the fire flow required for the developing property based 
on the fire underwriter’s survey calculations. If the City watermain does not have the flows 
available to meet the fire flow requirements of the developing property the City main must 
be upgraded at the cost of the developer. Letters can be submitted via email to: WA-
ResourcesDevelopmentApprovals@calgary.ca 

 
The available fire flow available in the adjacent City watermain is 15,000 LPM (3 
Hydrant flow) with 15m residual pressure under normal operating conditions. 
To be provided by mechanical engineer 

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

and permit to practice stamp, for review and acceptance to WA-
ResourcesDevelopmentApprovals@calgary.ca.  The report shall identify potential impact 
and/or “pinch points” within the public sanitary sewer system caused by the ultimate flows 
generated by the proposed development and must be to the satisfaction of Water 
Resources.   

 
 For further information, refer to the following: 
 
 Sanitary Servicing Study Guidelines 

http://www.calgary.ca/PDA/pd/Documents/development/west-memorial-sanitary-servicing-
study-guidelines.pdf 

 
NOTE: Associated costs will be at the expense of the developer.  For further information 
and details, contact the Leader – Development Approvals, Water Resources at 403-268-
2855. 
Sanitary Servicing Study has been provided to Water Resources Development Approvals 
Area Engineer, James Seller by consultant – Stantac on March 01, 2021 

 
15. Amend the plans to: 

 
Waste & Recycling Services – General 
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a. Provide details of the existing waste collection facilities as information is not 
indicated on the plans. 
Details provided on the revised plan. [ Please refer to page A2.07 for details ] 

b. Revise the proposed waste collection facilities to meet minimum standards  
i. Dimension a waste staging area. 
ii. Provide a travel path of the waste container from the waste storage area 

to the waste collection staging/collection area. 
Contact the Waste & Recycling Services Specialist at 403-268-8445 for details.   
Plan revised. [ Please refer to page A2.07 for details] 

c. Relocate the proposed staging / collection as there would be conflict with overhead 
lines / building overhangs / balconies. 

      Plan revised. [ Please refer to page A2.07 for details] 
 

d. Label a waste staging area to accommodate collection. 
Provided on the revised plan. [ Please refer to page A2.07 for details ] 

 
Waste & Recycling Services – Collection Vehicle Access 
a. Realign the vehicle sweep path as the proposed collection vehicle sweep path 

comes in contact with adjacent PL.  
Refer to the “Development Reviews: Design Standards for the Storage and 
Collection of Waste” found at: http://www.calgary.ca/UEP/WRS/Pages/Commercial-
Services/Development-Permits-Waste-Recycling.aspx   SEE: “Speculation 
Drawings” PDF sheet 1.  Coordination has been taken with Waste & Recycling 
Services, revisions have been included in this revision. 

b. Provide a minimum 5.0m vertical and horizontal clearance for vehicle access. 
c. Provide a minimum 6.8m vertical clearance for collection. Provided. 
d. Provide (include relevant grades) a level transition between the collection / staging 

area and the adjacent alley. Provided. 
 
Waste & Recycling Services – Industrial, Commercial and Institutional  
a. Provide the following: 

• Space to accommodate a minimum of three containers. Indicate how 
3.712m3 of waste will be accommodated between the containers for 
garbage, recyclable materials and food and yard waste materials. Provided.  

• Provide 0.5m clearance around each container for access and maneuvering 
(i.e. a single 3yd3 or 4yd3 container requires 1.45m x 2m plus 0.5m 
clearance on all sides = 2.45m x 3.0m) Provided. 

• Ensure each waste stream can be maneuvered independently of the other 
two. Provided. 

 
Industrial, Commercial and Institutional developments generate 3.0m3 for every 
1000m2 of development of combined waste per week.  This application, 3712.95 m2 
of development, is expected to produce 11.33 m3 of material per week.   
 
Collection to be scheduled twice a week. 

b. Indicate where the containers for garbage / recyclable materials and food and yard 
waste materials are stored. A minimum of three containers (a minimum of one for 
each waste stream) is required. 
Containers info provided on page A2.07 

 
Waste & Recycling Services – Multi-Family 
a. Provide the following: 
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• Space to accommodate a minimum of three containers. Indicate how 
34.73m3 of waste will be accommodated between the containers for 
garbage, recyclable materials and food and yard waste materials.   

• Provide 0.5m clearance around each container for access and maneuvering 
(i.e. a single 3yd3 or 4yd3 container requires 1.45m x 2m plus 0.5m 
clearance on all sides = 2.45m x 3.0m) 

• Ensure each waste stream can be maneuvered independently of the other 
two. 

Multi-family residential dwelling units produce 0.23m3 (0.3yd3) of combined waste 
per week.  This application of 151 dwelling units is expected to produce 34.73 m3 of 
material per week.  
Collection to be scheduled twice a week. 

 
b. Indicate where the containers for garbage / recyclable materials and food and yard 

waste materials are stored. A minimum of three containers (a minimum of one for 
each waste stream) is required. 

     Containers info provided on page A2.08 
 

  
 Water Resources – Water Servicing 

a. Indicate and dimension an adequate “water meter room”, which shall be located 
internal to the building (main floor/parkade) adjacent to an exterior wall where the 
services (100mm and larger) enter the building, 
 
Water room with 281 SQ. FT. area is proposed on parking level 1. [ Please refer to 
page A2.01 parking level 1for details]. 

 
Transportation: 
 
16. With regards to the lane: 

• Amend the plans to provide a minimum 4.5m x 4.5m corner cut on the northwest corner 
of the development at the intersection within the lane. The corner cut is to remain clear 
of any obstructions as it is required to allow vehicles such as waste and recycling 
servicing the site to navigate the narrow lane, and is to be registered as an access 
easement. If the applicant does not wish to maintain this area under an access 
easement, then the Applicant may dedicate this portion of the parcel to the City as right-
of-way. Any power poles, pedestals, transformers, etc, that are located within the space 
required for the corner cut are to be relocated at the developer’s expense. The 
Applicant may be required to relocate the parkade entrance such that it doesn’t interfere 
with the corner cut.  
4.5mx4.5m corner cut provided. [ Please refer to page A2.02 ground floor, and A1.00 site plan 
for details]. 
 

• Amend the plans to provide additional setback to facilitate a functional width of 7.2m 
such that two vehicles can pass each other within the lane, and opposing parcels can 
be properly accessed. This will require shifting the proposed loading stall further south 
such that it doesn’t interfere with lane operations.  
By considering the location of existing church where the building corner laneway width is 5.2m, a 
consistent width of laneway won’t be archivable. The laneway width has been increased to 6.1m, 
and the parking entry area and waste collection portion has been enlarged to 7.2m. Several 
recessed areas(3’x6’) along the laneway have been created to provide safe islands for 
pedestrians when encounter two-way traffic. [Please refer to page A2.02 ground floor, and A1.00 
site plan for details].  
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• Provide a detailed grading plan for the lane indicating the existing and proposed 

elevations along both property lines (subject site and opposing side of the lane) and the 
centerline of the lane. Elevations should be provided at a minimum of 5m intervals. 
Grading plan should indicate both the cross slope and the longitudinal slope proposed 
in the lane. With the grading plan, include a minimum of 3 cross sections through the 
full width of the lane at key low points or high points. Full grading information is required 
to confirm if the lane will drain adequately. If drainage issues exist that may result in 
flooding of the lane or adjacent lots, regrading of the lane may be required. 
Grading plan provided in this revision, off-site portion to be provided at next design stage. 

• Amend the plans to indicate lane paving, which is required from the east connection 
with Gladstone RD to the lane intersection on the west side of the development 
including a 15m transition to the north, and the extents of the access easement to the 
south. If asphalt paving is proposed, grades must be no less than 0.6%, and no greater 
than 2%. If grades within the lane are less than 0.6%, the lane is to be paved in 
concrete. Note, construction drawings will be required for review and approval of the 
lane paving. 
 
Paving info provided on page A1.00, Site Plan. 

 
17. Amend the plans to provide curb extensions at the intersection of Gladstone RD NW and 

10 ST NW to facilitate pedestrian crossing of Gladstone RD NW and create a standard 
intersection alignment. Due to the significant proposed density in this TOD area, there is an 
anticipated increase of pedestrian travel expected along this route. 

            The existing sidewalk curb is continuous at the intersection of Gladstone RD NW and 10 ST NW.     
            Gladstone pedestrian crossing mark to be provided at the intersection. 
             Off-site plan to be provided at next design stage. 
 
18. Amend the plans to provide sidewalks along Gladstone RD NW that are in compliance with 

the Design Guidelines for Subdivision Servicing (DGSS). Gladstone RD NW is classified as 
a Residential Street in the Calgary Transportation Plan (CTP), 1.5m wide separate 
sidewalk is required as per DGSS. 

             The 1.3m existing sidewalk to be remained, and additional 1’(0.3m) concrete paver to be provided 
along the property line to allow for minimum 1.5m separate sidewalk. [ Please refer to page A2.02 
ground floor, and A1.00 site plan for details]. 

 
19. With regards to the parkade ramp: 

• Amend the drawings to provide a detailed cross-section of the proposed parkade 
ramps, indicating all grades, transitions and elevations to current City standards per 
Road Construction Standard Specifications 454.1010.003.    

o The minimum grade section length between transitions is 4.5m. 
o The minimum overhead clearance for a parkade is 2.1m and the plans shall 

indicate the same. 
o The maximum grade change between transitions is 12 percent. 
o Provide a detail for the trench drain per Roads Constriction Specification 

454.1010.003. Trench drain must be located exterior to the garage door or 
parkade entry. 

o On the section, indicate the grade within the lane to show the transition to the 
proposed ramp. Ensure that the lane drains away from the parkade entrance.  

All required info provided on page A2.08, Parking Ramp Detail 
• Amend the parkade ramp width to be a minimum of 7.2m for the entire length, to be 

confirmed with sweep paths.  
7.2m wide parking ramp provided. [ Please refer to page A2.08 Parking Ramp Detail]. 
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20. Amend the plans to provide sweeps paths for the vehicles and locations indicated below. 
All templates are required to show the TAC turning template diagram with the design 
parameters of the vehicle.  The minimum design speed is 15Km/h and no dry steering 
permitted.  All minimum clearances between the sweep paths and obstructions (parking 
stalls, curbs, fencing, etc) are to be dimensioned and must exceed the minimum 0.6 m 
clearance: 
• Include sweep paths to confirm truck turning requirements for access to and from the 

loading/unloading area. Turning templates for the loading stall are required for an SU9.   
• Include sweep paths to confirm turning requirements for access to and from the 

underground parkade from the lane. Sweeps are to indicate that a vehicle can enter the 
parkade while an exiting vehicle is stopped at the top of the ramp (ie, show sweeps 
simultaneously). Turning templates are required for a standard passenger vehicle, or 
the largest design vehicle entering and exiting the site.  

• Include sweep paths to confirm truck turning requirements within the lane at the 
northwest corner of the development. Transportation notes the narrow width of the lane 
in combination with the lane intersection will make it difficult for waste and recycling 
vehicles to service the development. An access easement or corner cut setback and 
land dedication may be required to facilitate turning at this location which will be 
determined by the sweep paths provided. Turning templates are required for a Waste 
and Recycling truck (SU9), Bronco Fire Truck, and the largest design vehicle entering 
and exiting the site.   
Sweeps paths plan provided. 
 

• The sweep path that is currently shown on the plans does not indicate a straight path 
that would be consistent with expected vehicle movement. Ensure that all requested 
sweep paths show actual vehicle movements.  
Revised sweeps paths plan provided. 
 

 
21. With regards to vehicular parking:  

• Amend the plans to ensure that visitor stalls are a minimum width of 2.6m. Visitor stalls 
are to be clearly indicated by signage or paint.  

• Amend the plans to ensure that stalls abutting a physical barrier on one side are a 
minimum width of 2.85m. Transportation notes that stalls 2, 19, 27, 31, 67, 68, 70 and 
71 do not appear to be adequate width. 

• Amend the plans to include dimensions for all drive aisles within the parkade. The 
minimum drive aisle width for a parking area shall be 7.2m. 
All the parking stalls sizes have been revised and drive aisles dimension added. [ Please refer 
to pages A2.01 parking level 1 and A2.02 parking level 2]. 

 
22. With regards to bike parking:  

• Amend the Class 1 bike parking as per the Land Use Bylaw, such that the stalls are 
provided within the site, no lower than Parking Level 1, and no higher than the second 
floor to ensure that access isn’t onerous for tenants. The racks are to include a 
minimum of 50% ground mounted racks so people of all ages and physical abilities 
can use them without issue.  

                  All bike parking stalls have been revised and located on Parking Level 1 with more than 50%  
                    ground mounted racks. [ Please refer to page A2.01 parking level 1]. 

 
• As the site is located near existing bicycle infrastructure, Transportation recommends 

that the Applicant include Class 1 bike parking at a minimum rate of 1.0 per dwelling. 
Transportation notes that there is a surplus of vehicular parking that could be 
converted to space for Class 1 bike parking.  
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There is total 154 bike parking stalls at the rate of 1.03 per dwelling on Parking Level 1. 
• Amend the plans to indicate the dimensions and details for the racking systems 

proposed for both Class 1 and Class 2 racks. Ensure that all dimensions are as per 
The City of Calgary’s Draft Bicycle Parking Handbook, including access aisles.  
All dimensions and details provided on floor plans. [ Please refer to pages A2.01 parking level 1 
and A2.02 parking level 2]. 

• Amend the plans to reorient access to Class 1 bike rooms such that they do not open 
into drive aisles.  

                  Revised. [ Please refer to page A2.01 parking level 1]. 
 

• Amend the plans to indicate illumination provided for Class 2 bike racks as per the 
requirements of the Land Use Bylaw. Transportation recommends covering the Class 
2 bike stalls with a roof or awning to protect from rain and snow.  

                  Class 2 bike stalls on ground floor to be covered by awning, details to be provide at building  
                    permit stage. 

 
• Provide clarification on how Class 1 bike parking on upper or lower floors will be 

accessed. If the parking is to be accessed via stairs, include wheel trays within 
staircase. 
All Class 1 bike located at parking level 1, and can be accessible via one dedicated elevator 
located at west side of the parkade. 

 
23. Amend the plans to include the dimensions and grades for the pedestrian ramp at the main 

building entrance on Gladstone RD NW and ensure that they meet the City of Calgary 
Access Design Standards. 
Entrance ramp has been revised in compliance with the City of Calgary Access Design Standards.               
[ Please refer to page A2.02 ground floor plan]. 

 
24. Provide two (2) boulevard cross sections along Gladstone RD NW. Indicate the existing 

and proposed dimensions, elevations and slopes at the top of curb, back of sidewalk, 
property line and the main floor. A maximum 2% grade is permitted in the boulevard. 
Indicate that all adjacent boulevards are graded at 2% up from the top of curb to the 
existing property line. 

           Boulevard cross sections along Gladstone RD NW to be provided at Building Permit stage 
 
Parks: 
 
25. Amend the drawing plans package to include detailed Landscape Plans. Provide a planting 

schedule to include common and botanical names for all proposed planting species (trees, 
shrubs, & others). 

            Detailed landscape plan included. [ Please refer to pages A6.00, DPL-01, DPL-02 for details ]. 

Prior to Release Requirements 
 
 
If this Development Permit is approved, 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: 
 
26. The Prior to Release conditions will be finalised at the time of Development Authority 

decision, subject to the resolution of the Prior to Decision comments in the preceding 
section. 

            Information noted 
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27. Amend the plans to show the following: 
 

a. Vandal proof lighting adjacent to all building entranceways and garbage facilities 
(overhead and man doors); 
Lighting notes have been added to Ground Floor Plan-page A2.03. 

b. Barrier free access from H/C parking stalls to building entrances.  Amend the site 
and landscaping plans to show ramp locations; 
H/C parking stalls located at underground parkade, barrier free access provided to the 
elevator lobby. [ Please refer to pages A2.01 parking level 1 and A2.02 parking level 2]. 

c. Lighting fixture locations in the parkade over the parking stalls; 
Refer to electrical drawing E201 and E203 for details. 
 

 
d. A note on the parkade plans indicating that the walls, columns/pillars and ceiling of 

the underground parkade shall be painted white or a comparable light colour; 
Note provided on parking plans. [ Please refer to pages A2.01 parking level 1 and A2.02 
parking level 2]. 

 
e. The parkade and floor plans to show or provide a notation that all stairwell vestibule 

door/walls and elevator lobbies have transparent panels to ensure visibility into 
these areas.  Show lighting in these areas that is vandal proof; 
Note provided on floor plans. [ Please refer to pages A2.01 parking level 1 and A2.02      
parking level 2]. 

 
f. The parkade plans to show or provide a notation that a minimum LUX of 54; and 

            Note provided on parking plans. [ Please refer to pages A2.01 parking level 1 and A2.02 
parking level 2]. Also, refer to drawing E201A and E203A. 

 
g. The site and landscaping plans to show or provide a notation that the minimum LUX 

is 10 and the ratio for site lighting is a uniformity ratio of 4:1 on pavement for the 
parking and pedestrian areas.   
Note provided. 

 
28. Provide roof top mechanical details and dimensions from edge of building.  The building 

materials used for the visually opaque mechanical screening shall match the materials 
used on the building.  

                      To be provided at building permit stage 
 
Development Engineering: 
 
29. Amend the plans to:  

 
Waste & Recycling Services - General 
a. Provide an overhead door (min. size of 3.0m wide X 2.1m high) and a separate man 

door with keypad access for the waste facility. 
3.0m wide x 2.4m high overhead door and a separate man door with keypad access for the 
waste room are provided, see page A2.08 
 

b. Provide metric dimensions and scale on all drawings for waste facilities. 
    Provided, page A2.08 

 
c. Provide protection details for all overhead door components, including the frame 

and tracks, from all directions of travel. 
Provided, page A2.08 
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To obtain an off-site levy agreement or for further information, contact the Calgary 
Approvals Coordination, Infrastructure Strategist (JILL THOMSON at 4032685782 or 
Jill.Thomson@calgary.ca) or offsitelevy@calgary.ca.  

 
Transportation: 
 
33. Submit Construction Drawings for review and approval of the following: 

• The paving within the lane; 
To be provided at building permit stage 

• The curb extensions on Gladstone RD at 10 ST. 
The existing curb is extended to Gladstone at 10th St. [Please refer to page A2.02 
ground floor, and A1.00 site plan for details ]. Civil engineer to provide off-site plan. 

 
34. Remit a performance security deposit (certified cheque, bank draft, letter of credit) for the 

proposed infrastructure listed below within the public right-of-way to address the 
requirements of the Business Unit.  The amount of the deposit is calculated by Roads and 
is based on 100% of the estimated cost of construction. 

 
The developer is responsible to arrange for the construction of the infrastructure with their 
own forces and to enter into an Indemnification Agreement with Roads at the time of 
construction (the security deposit will be used to secure the work).  

 
Roads 
a. Construction of new curb extensions at Gladstone RD and 10 ST, 
b. Construction of new sidewalks adjacent to site, 
c. Construction of new concrete lane paving, 
d. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Roads personnel, 
          Civil engineer to provide detailed off-site plan. JS Architet to coordinate with the 
developer for payment. 

 
35. Remit payment (certified cheque, bank draft) for the proposed infrastructure listed below 

within the public right-of-way to address the requirements of the Business Units. The 
amount is calculated by the respective Business Unit and is based on 100% of the 
estimated cost of construction. 

 
The developer is responsible to coordinate the timing of the construction by City forces.  
The payment is non-refundable. 

 
Roads 
a. Possible street lighting upgrading adjacent to site 
           JSA to coordinate with the developer for payment. 

 
 
Parks: 
No comments at this time. 
 
Permanent Conditions 
 
 
If this Development Permit is approved, the following permanent conditions shall apply: 
 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 

Page 20 

SDAB2021-0090

74



DP2020-6663     

Planning:  
 
36. The Permanent Conditions will be finalised at the time of Development Authority decision, 

subject to the resolution of the Prior to Decision issues in the preceding section.   
            Information noted. 
37. The development shall be completed in its entirety, in accordance with the approved plans 

and conditions.  
            Information noted. 
38. No changes to the approved plans shall take place unless authorized by the Development 

Authority.  
            Information noted. 
39. A Development Completion Permit shall be issued for the development before the use is 

commenced or the development occupied.  A Development Completion Permit is 
independent from the requirements of Building Permit occupancy.  Call Development 
Inspection Services at 403-268-5311 to request a site inspection for the Development 
Completion Permit.  

            Information noted. 
40. Upon completion of the main floor of the apartment building proof of the geodetic elevation 

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

            Information noted. 
 
41. The grades indicated on the approved Development Permit plans must match the grades 

on the Development Site Servicing Plan for the subject site as per the Lot Grading Bylaw. 
          The grades info to be added at next design stage. 
 
42. The walls, pillars and ceiling of the underground parkade shall be painted white or a 

comparable light colour. 
           Notes provided on parking plans, Page A2.00 & 2.01 
43. The light fixtures in the parkade shall be positioned over the parking stalls (not the drive 

aisles). 
           Refer to electrical drawing E201 and E203. 
44. All stairwell doors and elevator access areas shall be installed with a transparent panel for 

visibility. 
           Notes provided on floor plans, Page A2.00 & 2.01. 
45. Barrier-free parking stalls shall be located as shown on the approved plans released with 

this permit. Barrier-free parking stall(s) shall be clearly designated, signed and located 
close to the entrance of the building with barrier-free accessibility. 
H/C parking stalls located underground parkade, barrier free access provided to the elevator lobby, 
Page A2.00 & 2.0. 

 
Development Engineering: 
 
46. If during construction of the development, the developer, the owner of the titled parcel, or 

any of their agents or contractors becomes aware of any contamination,  
a.  the person discovering such contamination shall immediately report the 

contamination to the appropriate regulatory agency including, but not limited to, 
Alberta Environment, Alberta Health Services and The City of Calgary (311).  

b.  on City of Calgary lands or utility corridors, The City of Calgary, Environmental and 
Safety Management division shall be immediately notified (311) 

Notification to be provided if available.  
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47. The developer / project manager, and their site designates, shall ensure a timely and 
complete implementation, inspection and maintenance of all practices specified in erosion 
and sediment control report and/or drawing(s) which comply with Section 3.0 of The City of 
Calgary Guidelines for Erosion and Sediment Control.  Any amendments to the ESC 
documents must comply with the requirements outlined in Section 3.0 of The City of 
Calgary Guidelines for Erosion and Sediment Control. 

 
 For other projects where an erosion and sediment control report and/or drawings have not 

been required at the Prior to Release stage, the developer, or their designates, shall, as a 
minimum, develop an erosion and sediment control drawing and implement good 
housekeeping practices to protect onsite and offsite storm drains, and to prevent or mitigate 
the offsite transport of sediment by the forces of water, wind and construction traffic (mud-
tracking) in accordance with the current edition of The City of Calgary Guidelines for 
Erosion and Sediment Control.  Some examples of good housekeeping include stabilization 
of stockpiles, stabilized and designated construction entrances and exits, lot logs and 
perimeter controls, suitable storm inlet protection and dust control. 

 
 The City of Calgary Guidelines for Erosion and Sediment Control can be accessed at: 

www.calgary.ca/ud (under publications). 
             
 

For all soil disturbing projects, the developer, or their representative, shall designate a 
person to inspect all erosion and sediment control practices a minimum of every seven (7) 
days and during, or within 24 hours of, the onset of significant precipitation (> 12 mm of rain 
in 24 hours, or rain on wet or thawing soils)  or snowmelt events.  Note that some practices 
may require daily or more frequent inspection.  Erosion and sediment control practices shall 
be adjusted to meet changing site and winter conditions. 

            All instructions to be followed during construction 
 
48. Contact the Erosion Control Inspector, Water Resources, with at least two business day’s 

notice, to set up a pre-construction meeting prior to commencement of stripping and 
grading.  Locations north of 17 Avenue S should contact 403-268-5271.  Sites south of 17 
Avenue S should contact 403-268-1847. 

            All instructions to be followed in prior to construction 
 
49. Stormwater runoff must be contained and managed in accordance with the “Stormwater 

Management & Design Manual’ all to the satisfaction of the Director of Water Resources. 
            Stormwater design to be provided by consultant at next design stage. 
 
50. The grades indicated on the approved Development Site Servicing Plan(s) must match the 

grades on the approved Development Permit plans.  Upon a request from the Development 
Authority, the developer or owner of the titled parcel must confirm under seal from a 
Consulting Engineer or Alberta Land Surveyor, that the development was constructed in 
accordance with the grades submitted on the Development Permit and Development Site 
Servicing Plan. 

             All instructions to be followed. 
 
51. Pursuant to Bylaw 2M2016, off-site levies are applicable. 
           Noted 
52. After approval of the Development Permit but prior to issuance of a Development 

Completion Permit or any occupancy of the building, payment shall be made for off-site 
levies pursuant to Bylaw 2M2016.   

           Noted 
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Transportation: 
 
53. The developer shall be responsible for the cost of public work and any damage during 

construction in City road right-of-ways, as required by the Manager, Transportation 
Planning.  All work performed on public property shall be done in accordance with City 
standards. 

            All instructions to be followed.  
54. Indemnification Agreements are required for any work to be undertaken adjacent to or 

within City rights-of-way, bylawed setbacks and corner cut areas for the purposes of crane 
operation, shoring, tie-backs, piles, surface improvements, lay-bys, utility work, +15 
bridges, culverts, etc. All temporary shoring, etc., installed in the City rights-of-way, 
bylawed setbacks and corner cut areas must be removed to the satisfaction of the Manager 
of Transportation Planning, at the applicant's expense, upon completion of the foundation. 
Prior to permission to construct, contact the Indemnification Agreement Coordinator, Roads 
at 403-268-3505. 

            All instructions to be followed. 
Parks: 
 
55. Any damage to public parks, boulevards or trees resulting from development activity, 

construction staging or materials storage, or construction access will require restoration at 
the developer’s expense.  The disturbed area shall be maintained until planting is 
established and approved by the Parks Development Inspector. Contact 311 for an 
inspection.  
Noted 

 
 
Advisory Comments 
 
 
The following advisory comments are provided as a courtesy to the Applicant and registered 
property owner.  The comments 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: 
 
56. Hillhurst/Sunnyside Community Association Comments: 
 

 
 
 
RE: DP 2020-6663 | 1110-1126 Gladstone Road NW | DP Amendment Application 
 
Dear Mr. Matt Rockley, 
 
The Hillhurst Sunnyside Planning Committee (HSPC) would like to thank you for the opportunity to 
comment on the above proposed DP and associated Land Use Redesignation (LOC 2020-0122) and 
amendment to the Hillhurst Sunnyside Area Redevelopment Plan (ARP).   
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The Land Use Amendment proposal represents a departure from the 2009 ARP.  This site was originally 
allocated a maximum 26 metre height on the east side and a maximum 16 metre height on the west side, 
closer to the lower-density historic homes and multi-residential buildings.  
 
We note in the ARP that the “maximum densities…are not guaranteed entitlements. In order to achieve 
these maximums, projects will need to meet high standards of architectural and urban design quality 
that ensure projects make positive contributions to the public realm based on conformance to the design 
policies and guidelines of Section 3.0” of the ARP. The Applicant informed us that the Development Permit 
application was submitted in a staggered timeline so that the design of the building and site layout can be 
evaluated with the Land Use Amendment.  

Comments 
We have provided comments based on the vision laid out in the Hillhurst Sunnyside ARP and public 
consultations leading to its 2009 approval. We would further wish to see deeper clarity on increased 
benefits delivered to the current and future residents of the community and assurances that the proposed 
Land Use Amendment and Direct Control district policy accurately reflects the future development plans. 
Our recommendations to City Administration and City Council are listed on the final page. 
 
1. Built Form 

• Residents on 11St NW are not supportive of the design for the west side of the site due to the 
height and lack of setbacks.  This is reflected in our final recommendations. 
This site has limited exposure to west laneway. The future development at western adjacent lot to be 
fully exposed to the west side lane. The proposed development to be a maximum 5-storey building, 
which will take the role of building mass stepping down to lower/smaller scale, in respect to the 
single house building across the lane 

• HSCA was copied on several emails from community members that supported the project proposal 
and from neighbours in opposition to the application. We believe that residents concerns need to 
be considered when evaluating the proposal against the intention of the ARP.  
Building mass and shadow study diagrams have been provided by comparing the ARP and 
proposed building, to demonstrate no negative impact to the neighbourhood with the project 
proposal  

• We have provided additional historical context with regards to the proposed protection/ 
designation of the former Hillhurst Baptist Church as a Municipal Historic Resource below. 
The building east façade has been redesigned to respect the historical church, and enhance the 
building’s character. [ Page A5.05 perspective view to historical church building] 
   

• Initial renderings were provided by the applicant on their project website, showing a six-storey 
building with two interior courtyards, set in on the south side of the triangular-shaped parcel. 

- The concept drawings appear quite monolithic; a podium and stepbacks would be an 
effective way to help minimize the building massing at street level. At-grade patios and 
entryways would further integrate the large building with the human scale of our turn-of-
the century, pedestrian-oriented community.  

Individual entries have been provided to street-oriented unit with human scale entry element along 
Gladstone Rd and the north lane.  1.7m step back is proposed at top level facing the north lane. 

 
- We are unclear about the distribution in density and Floor Area Ratio, where the eastern 

part of the site already has an FAR of 5.0 and how the density would be shifted if the 
Church were to be included in the comprehensive development of the site. 
The Overall density of the site is less than 3.0 FAR. 

- It is unclear how the applicant will demonstrate a softer interface between the Church 
building and the larger building when viewed from 10th Street. 
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An abstracted mural by laser cut metal panel has been considered at eastern facade to tie 
the Historical Church and new development together. [ Please refer to page A5.05 
perspective view to historical church building]. 
 

• Because the application represents a greater height that is shifted across the entirety of the site, 
we expect that the applicant demonstrate sensitivity to neighbours through an appropriate 
interface at the north alley side, towards 11th Street and on the west side of the block with the two 
remnant parcels that are not a part of the development site. 

- We request wording added to the Direct Control district rules to push the building massing 
inward at the upper floors, as would be consistent in the Land Use Bylaw for the proposed 
Mixed Use 1 district (M-U1), where property lines abutting the lower density Multi-
Residential Contextual Grade Oriented (M-CG) districts immediately to the west, north and 
south are to be set back and tiered back as appropriate. 
The proposed design will align with the Mu-1 bylaw with minor relaxations. The west lot to 
be rezoned as M-2 as a near future development. 
 

- In keeping with the General Rules for Mixed Use Land Use Districts (Bylaw 20P2017), the 
street wall definition under the Municipal Development Plan is defined as a 1:1 or 1:2 ratio 
of building height to road right-of-way to comfortably enclose the street on the podium 
level. In this case, the south building frontage on Gladstone Road should measure 
approximately 11 metres, curb to curb. 

         
- There is a strong preference from neighbours and HSPC to further step down the building 

closer to the interior residential part of the community. Community members cited the 
positive precedent set by the St. John’s Condo building built in 2011, which is 8 storeys 
facing 10th Street and steps down to 4 storeys and further broken down to 2-3 storeys 
along 10A Street. Careful consideration was given to the interface between the larger 
building and the existing fabric of smaller scale single-family and multi-residential homes. 
 

- While development on the south side of 5th Avenue can reach a maximum 16m height 
closer to 10th Street under the ARP, sensitive redevelopment is still an important aspect to 
consider for current neighbours. 

- A shadow study would help evaluate the building’s impact on adjacent neighbours. 
There are two court yards proposed directly open to Gladstone Road, which creates attractive 
components and breaks the building façade to 5 segments instead of typical continues street wall 
design. The double court yards area can be considered as generous setback which counts for 
almost 40% of the overall building façade along Gladstone Road.  
 
In addition, step backs have been considered at main entrance and ground-oriented unit entry 
porch to allow for variety of architectural expression. 
 
Building mass and shadow study diagrams have been provided by comparing the ARP and 
proposed building, to demonstrate no negative impact to the neighbourhood with the project 
proposal. 
 

• At Development Permit stage, consider crime prevention through environmental design/CPTED 
principles, such as lighting or added “eyes” on the ground floor to increase safety for pedestrians 
including residents, employees and visitors along Gladstone Road, the alley, and a more active 10th 
Street frontage. 
CPTED report to be provided at next design stage. 
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2. Heritage Designation and Impacts to Existing Community 
• Built in 1907, the formerly named Morleyville Road Baptist Church was once a hub in the 

community; the building has changed to various other well-used commercial uses over the years. 
We feel that the designation and protection of this building is a very encouraging aspect of the 
application that would add to the eclectic mix of heritage homes, apartments, condos, and newer 
mixed-use buildings of contextually appropriate sizes in the community. 

o Not enough information was provided regarding the Church building, including the future 
commercial uses and how it will be renovated/restored. 

Exterior renovation proposal has been provided for review. [ Please refer to page A0.09]. 
 

o Not enough information was provided on the activation of the public realm fronting 10th 
Street as a major pedestrian corridor. 

A public plaza with mutual trees has been considered at the intersection to allow for opportunities of 
vibrant public activities. [ Please refer to page A2.02 ground floor, and A1.00 site plan for details]. 

 
• Hillhurst Sunnyside is one of Calgary’s first suburbs north of the Bow River. This block was originally 

developed by Theodophilus Thompson, a plasterer in the 1910s. A few of those modest original 
homes still exist today serving as well-maintained examples of the architecture of the era, including 
the Thompson home at 416 11th Street NW and the two brick houses on either side. 
Section 3.1.2 of the ARP envisions higher densities on the Main Streets; for this block, the western 
end was allocated a 16m or 4-storeys height limit. The heritage designation for the Church is a rare 
opportunity, but also an inequitable compromise, where Main Street style development directly 
borders the smaller scale residences off 11th Street. Information noted 

• There is an opportunity to commemorate some of the most historically significant streets in 
Calgary: (1) Gladstone Road was originally an Indigenous trail that now traverses the heart of the 
community (2) the original name for 10th Street was Morleyville Road, which led to Morleyville, the 
oldest pioneer settlement in Southern Alberta and Treaty 7 territories. 
A unique and innovative design approach specifically for the east façade has been explored to 
enhance the heritage character of this particular site. [ Please refer to page A5.05 perspective view 
to historical church building]. 

 
3. Social Considerations 

• The applicant indicated that this would be an approximately 140-unit apartment building. Most of 
the condos built to date have been catered to higher income single and dual incomes. We would 
like to see a greater housing mix as to encourage more family housing, such as a mix of 2- and 3- 
bedroom condo units; no information was provided on the number of three-bedroom, or family-
oriented units. 

o Family Co-habitation is the most effective method to increase density, this requires 2 and 
3 bedroom units to be included in the design. 

o Please note that the ARP strongly encourages family focused developments, as this 
supports our schools and co-habitation is the most effective means of densification. 
There are 57 two-bedroom and 16 three-bedroom suites proposed for this development. 
[ Please refer to page A0.10 project data page].  

• The HSPC supports the proposed purpose-built rental building. While several new apartment 
buildings have been built during the current recession, the rental rates on these newer rental 
buildings seem to cater to exclusively to higher incomes.  

o The ARP encourages affordable housing. Hillhurst and Sunnyside has always been a 
welcoming mixed-income community. We ask that the developer consider allocating 
“affordable” units to continue to support our proudly diverse community. This would keep 
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with the history of the Church as a community hub, originally built by volunteers from the 
congregation. 

                 Affordable units to be one of the key considerations for this development. 
 
4. Mobility 

• This development will add significant density to the site near the Sunnyside LRT Station; more new 
neighbours will help support a healthy, vibrant shopping and commercial district. Noted with agree. 

• With the Graywood Theodore site at 427 10th Street (114 units + retail/commercial space) site now 
under construction and the current proposed Westrich site (140 units) redevelopment in progress 
to bookend the east side of Gladstone Road, we felt that this is an opportune time to request 
commitments from the City to improve mobility and safety. We recognize the City’s challenges due 
to Covid-19 and believe it would be a missed opportunity if we do not advocate now. We remind 
City Administration and Council where ARP Section 4.3.8 states:  

“Traffic management opportunities including, but not limited to, traffic optimization, 
access management, and traffic calming will be pursued as a part of the review of new 
developments within the TOD area.” 
Information noted 
We believe that traffic a major source of contention. Gladstone is a very well-used multi-
modal transportation corridor and the only east/west connector between 10th and 14th 
Streets, other than 5th Avenue and Kensington Road, which is already closed to automobile 
traffic. Traffic already moves through the residential part of the community to avoid 10th 
Street and to be able to access the businesses on 10th and 14th Streets. Further, cut-through 
traffic from Kensington Road eastbound and 14th Street northbound will travel along 
Gladstone Road to access this site. Information noted. 

 
• The ARP indicates that “Upon completion of six significant redevelopments in the [TOD] study 

area, The City shall prepare a Mobility Assessment & Plan (MAP) in consultation with the 
Community Association to review the transportation impacts of the intensified land use on 
adjacent roadways, as well as pedestrian, bicycle and transit connections” (Section 4.3.8). 

- Six major residential projects were completed in 2017. A traffic study was approved by City 
Council in December 2018 and cancelled in June 2019 due to the constraints of a fiscally-
challenged economy. We ask that Council keep its promises to the community and 
commission the Mobility Study. 

Information noted. 
 
5. Parking 

• This is an excellent opportunity to create a truly Transit Oriented Development due to its location 
and proximity to the Sunnyside LRT station and city’s Primary Transit Network.  

- Car-sharing and secure bicycle parking is encouraged to reduce automobile traffic so that 
excess parking does not spill into the community and to help contribute to a more climate-
resilient Calgary. 

- The applicant indicated that there will be a 1:1 parking to unit ratio. We note that parking 
stalls in the proposed M-U1 district can be relaxed and allow for a .75 stall per residential 
unit ratio. A combination of alternative transportation and local amenities can help reduce 
the need for automobile ownership and mitigate the impacts of more vehicles in a 
densifying neighbourhood. 
Parking stalls have been reduced to the ratio of 0.81/unit. [ Please refer to page A0.10 project data, 
and notes on pages A2.00 & A2 01].  
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• We request that the following ARP policy be enforced by City of Calgary Roads/Calgary Parking 
Authority and have policy written into the Direct Control bylaw to ensure compliance: 

- “Dwellings in new multifamily developments are not to receive parking passes regardless 
of their off-street parking provisions” (Section 3.4.3). 

Information noted. 
 
 

6. Public Benefits 
• This proposal’s notable intrusion into a lower density residential neighbourhood should be paired 

with equally notable improvements to the public realm, both on- and off-site. 
As per transportation comment: Lane paving improved proposed from the east connection with 
Gladstone RD to the lane intersection on the west side of the development including a 15m transition 
to the north, and the extents of the access easement to the south. [ Please refer to page A2.02 
ground floor, and A1.00 site plan for details]. 
 

• Bylaws 19P2015, 27P2012, and 86P2018 state that applications exceeding the base density may 
contribute to the Hillhurst Sunnyside Community Amenity Fund (HSCAF) or an Urban Design 
Improvement. It is not unusual for applicants to contribute funding to both. 

- At the time of writing, the Community Amenity Fund contribution is set at $18.14 per 
square metre over the base density; recognized in the 2014 City/Coriolis report to be a 
lower rate than other areas experiencing significant redevelopment; HSPC wishes to see an 
equitable benefit for a community going through major intensification and change. 

        The developer will follow the contribution standard established by the city of Calgary 
• There have been longstanding concerns and discussions around an expanded public realm and 

streetscape improvements along Gladstone Road. Past ideas for consideration include: 
- Limiting traffic to one-way only along sections of Gladstone Road 
- Implementation of a traffic calmed “shared street” 
- Closure of sections of Gladstone to vehicle traffic 

Information for the city’s consideration. 
• The applicant is encouraged to make other improvements to the general area, such as to the 

laneway, Gladstone Road, and the streetscape/public realm in consultation with the community. 
Laneway improvement has been considered in the design. Proposed plaza at Gladstone and 10th St 
Intersection and court yard will open to the community. 

• HSCA requests that the developer consider all opportunities for recycling and re-purposing any 
elements of buildings that will be razed to make room for this proposal. 
The existing church to remain and re-purposed for amenity use.  

• We would ask that the developer consider an HSCA membership package for the future building 
tenants. We encourage all new residents to become engaged in community life. 
JSA has been forwarded this info to the developer. 
 

7. Community Engagement 
• The applicant presented to the HSPC at our outdoor meeting on August 11, 2020. The meeting was 

well-attended by members and a handful of neighbours (about 18 people). We appreciate being 
informed early in the process and hearing the developer’s vision for the site prior to finalization of 
any plans and so we may inform and encourage community members to get involved in the 
planning process.  
Information noted 

• There was a subsequent engagement with the most-affected neighbours and HSCA on Nov. 10th 
Information noted 
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• Through the engagement process, we understand that concerns were raised from adjacent 
neighbours about the proposal. We have endeavoured to offer a balanced application review 
through this letter but recognize that not all neighbours are affected equally. 
Information noted 

• There was general support expressed at the Applicant’s initial presentation.  Comments were 
received regarding the preservation of the former Hillhurst Baptist Church building and the current 
applicant’s direction to reduce the height on the eastern parcel. Due to COVID-19, an open house 
was not conducted, however information was sent electronically, and the applicant has an online 
platform to collect comments. Despite this reduced public engagement, we have received a 
notable volume of letters. Affected neighbours have organized and provided independent letters to 
the City and applicant. 
Information noted 
 

Key Recommendations 
As current, the application increases the ARP height/density on the west side of the site from 16m to 20m 
and from 2.5 to 4.0 FAR. We have concerns that any changes to the ARP though this application will and 
could carry forward to a different developer/applicant, should the current 2020 application lapse. For 
example, the 2018 ARP amendment from a previous developer had successfully increased the allowable 
height from 26m to 32m on the east side of the block; this previous developer has since released their 
interest in developing the site. 
 
Hillhurst Sunnyside has been partner to the City of Calgary’s long-term vision to intensify within established 
areas, welcome new neighbours and increase housing within the inner city. In our experience, 
redevelopment has not been commensurate with public improvements. Our key recommendations are 
reiterated as follows: 
 

1. Setbacks to be included, as envisioned in the ARP for this situation, in the final design to account 
for the low-density heritage homes on 11 St NW 
Setbacks have been considered in compliance with land use bylaw MU-1 – 3 meters along west and 
north lane. 
 

2. That direction is added to the Direct Control district bylaw to provide rules aligning with the Mixed 
Use District (M-U1) rules. The DC should state the required setbacks and stepbacks where the 
proposed development site shares a property line with M-CG districts adjacent to the parcel. 
Setbacks have been considered in compliance with land use bylaw MU-1 – 3 meters along west and 
north lane. This design request minor relaxation on step back at north side. In comparison to the 
ARP, the proposed building reduced the building height at east site from 32m to 20m.  
 

3. That the City and applicant work together on offsite improvements to mobility, traffic and 
pedestrian accessibility and safety in consultation with the community. Council is additionally 
reminded of their wider commitment to the community in 2009 when Hillhurst Sunnyside became 
the first community to go through Transit Oriented Development planning. 
Onsite and offsite improvement, traffic and pedestrian accessibilities and safety have been 
considered. Detailed design provided along the north lane to demonstrate this consideration, 
including increase the existing laneway to minimum 6.1m, with large portion of the lane widen to 
7.2m and provided recessed area allowing for pedestrian safety when walk across this area.  

4. That City Council go through First Reading of the proposed bylaw and withhold final approval 
(Second and Third Readings of the proposed bylaw) until the finalization of community amenities, 
the above recommendations, commitment to municipal heritage designation for the Church, and 
that “exemplary building design” is demonstrated to the satisfaction of Calgary Planning 
Commission at Development Permit stage. 
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Information noted. 
 
Please keep us updated as this important application progresses. The HSCA would like to be involved in the 
review of this project. We will comment further once the Development Permit is submitted. Please contact 
the undersigned should there be any questions or clarifications. 
 
Sincerely, 
 
 
Hillhurst Sunnyside Planning Committee 
Hillhurst Sunnyside Community Association 
 
 
cc: Kristin Chow, Chris Andrew, Decker Butzner, Lorna Cordeiro, Mark Beckman, Robert McKercher, 

Tao Jiang, Tom Dvorak, Project Subcommittee Members, Hillhurst Sunnyside Planning Committee 
Hayley Richards, Director at Large, Hillhurst Sunnyside Community Association 

 Lisa Chong, Community Planning & Engagement Coordinator, HSCA 
Sarah Lumley & Brian Horton, O2 Planning + Design, Applicant/Developer’s Representatives 

 Dale Calkins, Senior Policy & Planning Advisor, Ward 7 Councillor’s Office 
 City of Calgary Circulation Control 
 
57. Heritage Calgary Comments: 
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As per the comments by Hertage Calgary, the church to be retained by its form,shape and massing. New 
material matchs to existing to be used during the rehabilitation. 
 
58. Ward 7 Councillor Comments: 
 
Councillor Farrell reviewed DP2020-6663 and offers the below comments independent of the associated 
Land Use Redesignation. Should that application be approved, it would be prudent to have reviewed our 
comments in advance. 
 
Hillhurst Baptist Church Site 

• The retention and designation of the Hillhurst Baptist Church is welcome. 
• The above aside, the applicant has not done enough to demonstrate how the church site will be 

rehabilitated and improved for future use. 
• The space between the church and 10 St NW could be upgraded to a plaza that allows commercial 

uses from the church to spill out and that provides a unique gathering space for the community. 
 
The renovation proposal of the church has been submitted to the city for review. [ Please refer to 
page A0.09 ]; and A plaza has been considered at the intersection area allowing for vibrant 
community activities. [ Please refer to page A1.00 site plan for details ]. 
 

Design 
• The applicant’s shadow study is helpful but it would be more helpful if it also overlaid the shadow 

possible with an ARP-compliant building. This would help to understand the incremental increase 
sought in the Land Use Redesignation. 
Additional shadow study has been provided in this revised DP package. [ Please refer to pages 
A0.04, A0.05 & A0.06 for details ]. 

• The fact that the applicant was not able to acquire the two west adjacent parcels is unfortunate. A 
more comprehensive development was possible. However, this will help to provide a step down to 
the lower density properties to the west. It seems unlikely that the remnant triangular parcel of land 
will be able to develop even to the ARP allowances. As such, this provides a likely scale step and 
likely reduced massing perception of the subject development for the lower density properties to the 
west. 
Noted with agree: the western remnant parcels for future development will provide adequate 
reduced building massing step down to 11th street.   

• We are mindful that the six storey mass at the NW corner of the site may be imposing to the west 
adjacent lower density properties. This is more prominent due to the narrowness of the laneway. 
There is an opportunity at the upper storey(s) to provide a stepback to soften the interface to 
something that is closer to the existing ARP allowances, while still providing greater height on the 
rest of the site. 
There is limited exposure of building façade facing the west lane. A 1.7m step back at level 6 has 
been considered to the NW conner. 
 

• Properties to the north across the laneway are most affected by the increased mass and presumed 
increased shadow. However, unlike the properties to the west, these properties are within the TOD 
boundaries. They are much more likely to redevelop and to redevelop to the medium-density profile 
identified in the ARP. 
Shadow study provide by comparing the ARP and proposed development, and demonstrate shadow 
reduced at east side and non-noticeable increase to the west side. [ Please refer to page A0.06 for 
details]. 
 

• The main building entrance is pedestrian-scaled and the canopy is engaging. Noted with agree. 
• The courtyards facing Gladstone Rd NW provide significantly massing relief and visual interest. They 

also provide a unique opportunity for meaningful engagement between residents both at-grade and 
between the balconies. 
Noted with agree. 
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• Aside from the main entrance and the courtyards, the main floor lacks design prominence and 
comes across as overly flat relative the upper floors. A greater feeling of depth or stepback would 
help here. 
Step backs have been considered at main entrance and ground-oriented unit entry porch to allow for 
variety of architectural expression. [ Please refer to page A5.04 for perspective view]. 
 
 

• We are generally concerned about the quality of the materials proposed. There is a heavy reliance 
on paneling and we note that this material can vary widely in quality and quality of execution. While 
the form of the building is visually engaging and somewhat unique, the quality of the materials 
doesn’t seem to match up. The form is interesting and urban, while the materials are generic and 
suburban. A “pump up” is required. 
 
High quality material to be used to mitigate this concern. Including Hardie panel, Torrified metal 
siding etc. 
 

• Masonry and wood elements are provided to better ground the structure, but these appear to be clip-
on style cementitious paneling with veneers, rather than proper masonry or wood. This notably 
cheapens the quality of the structure and we recommend that these materials be improved 
significantly. 
There are plenty high-quality precedents of similar project by using brick veneer and metal siding. 
We believe this is a more sustainable way instead of wood panels which are required more frequent 
maintenance and less durable.  
 
 

• There is a unique opportunity to provide modern and subtle nods to the historical church through 
creative use of materials and shapes. We encourage the applicant to explore this. 
Agreed!  JSA has explored a modern architectural expression, which not only respect the historical 
church but also try to enhance its character. 
 

• The rooftop mechanical structures appear to be well recessed from the building edges to help 
reduce their visual impact. However, we have noticed very poor execution of rooftop structures lately 
and encourage the applicant to make these as seamless as possible. 
Will consider at next design stage. 
 

• Some roof form interest is provided but the choice of dark materials creates a heavy appearance. 
Perhaps the applicant should consider carrying over the wood materials to the soffit to provide a 
warmer and lighter tone. 
Woodgrain metal soffit has been considered in the revised design.  

• It is difficult to tell, but the entry doors for the at-grade units along Gladstone Rd NW appear to be 
sliding doors. These should be conventional doors to provide a stronger indication that these are the 
main entrances to those units. If they are conventional doors, some material differentiation would 
likewise help to improve their legibility as the main entrances to those units. A general focus on the 
prominence of these entrances will improve the street-orientation of the building. 
Conventional doors have been incorporated into the revised design. [ Please refer to page A2.02 
ground floor plan]. 
 

• At-grade patios along Gladstone Rd NW appear to be generously sizes and should offer decent 
utility. While they will help activate the street, the patios are also sufficiently separated from the 
sidewalk to provide a good balance of private-public space. Agree  

• Private patios interface with the communal courtyards and this helps to better activate those spaces. 
Green landscaping still appears sufficient to provide some buffer between communal and private 
space. 
Agree! Refer to revised landscape plan for more details. 

• Upper balconies appear to be decently sized and they also provide articulation to the structure. 
Agree. 
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• We are pleased to see directly accessible units on the laneway. This will help to humanize that 
space and improve natural surveillance of the lane. At the same time, green landscaping separation 
is well considered so that residents have some separation from the laneway traffic. Agree 

Landscaping and Communal Amenity 
• The internal amenity space is ambiguous. It would be helpful to know what is intended here. 

Detailed layout has been provided. [ Please refer to page A2.02 ground floor plan ]. 
• A proper landscape plan is not provided. This makes it very difficult to evaluate the quality of the 

perimeter green landscaping and of the courtyards. 
Landscape plans provided. [ Please refer to pages A6.00, DPL-01, DPL-02 for details ]. 
 

• Renderings suggest grass along the perimeter of the building, but the applicant should explore 
native shrubberies to provide more interest and biodiversity. Relying on grass only would project a 
suburban look and fail to soften the structure. 
Please refer to landscape plan for details.  
 

• Bushes are rendered along the rear, but not detailed elsewhere. These require more detail. 
Please refer to landscape plan for details.  
 

• Because a utility conflict likely prevents tree planting in the public boulevard, we would also like to 
see some greater height green landscaping in the private setback. 
Please refer to landscape plan for details.  
 

• Trees are rendered in the communal courtyards, but we are unclear on what kind of trees. We 
suggest species that can provide a modest canopy. Varying leaf colours and flowering trees would 
also brighten the spaces. 
Please refer to landscape plan for details. 
 

• The east communal courtyard provides a shared outdoor amenity, but no details are provided on 
how this will function. Does it have seating? Does it have communal barbeques? Why do people use 
it? 
Please refer to landscape plan for details. 
 

• The west communal courtyard is more landscape focused, which may be appropriate if the applicant 
is seeking decorative plantings rather than functional space. However, this is not well detailed on the 
plans. Further detail will help explain how this space is meant to be used. 
Playground provided, please refer to landscape plan for details. 

 
Sustainability 

• There are significant opportunities on the roof for green roof features and/or solar collectors. We 
encourage the applicant to explore both. 
Sustainability to be considered by using sustainable material, energy efficient lighting/plumbing 
fixture. Envelope consultant typically do not encourage green roof for wood frame building, due to 
potential leaking concern.  
 

Mobility 
• The universal access ramp appears quite narrow at the main entrance. Check standards. 

Ramp size revised. [ Please refer to pages A2.02 ground floor plan for details] 
 

• Despite leading to a CTrain station, the sidewalk here is quite narrow. It should be widened through 
this project. 
The sidewalk has been widened to minimum 1.5m. [ Please refer to page A2.02 ground floor, and 
A1.00 site plan for details]. 
 

• The applicant, in coordination with the active redevelopment to the SE on 10 St NW, should consider 
street safety improvements. An obvious option to consider would be curb extensions at Gladstone 
Rd/10 St NW and/or Gladstone Rd/10A St NW. Such extensions could integrate well with both the 
residential courtyards and a possible plaza adjacent to the church. 
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The existing curb is extended to Gladstone Rd and 10 St NW. [ Please refer to page A2.02 ground 
floor, and A1.00 site plan for details ]. 
 

• An excess of automobile parking is provided, relative both to the Land Use Bylaw and to the context. 
This location is ~100m away from a CTrain station and this supports significant parking reductions, 
even down to zero parking. On top of this, research indicates that providing more parking than 
required in a TOD area leads to extra automobile trip inducement. This is counter to creating a 
walkable area and reduces the utility of the transit investment. 
Parking stalls reduced to the ratio of 0.81/unit. [ Please refer to page A0.10 project data, and notes 
on pages A2.00 & A2 01].   
 

• The applicant nearly hits 1.0 Class One stalls per dwelling unit. Given the location of the site, cycling 
will be a preferred mode of transportation and we recommend an even higher supply. 
More bike stalls provided in parking level 1.  
 

• Class One stalls are inappropriately located on parkade level two. This significantly decreases their 
utility by forcing residents to ride up multiple parkade ramps. It also increases the likelihood of 
conflicts with vehicles. All Class One stalls must be located on parkade level one and/or inside the 
grade level. 
All Class One bike stalls provided in parking level 1 in the revised design. 

 
• The applicant appears to provide a mix of vertical and horizontal Class One stalls. This is 

appropriate and supports bicycle parking for different types of bicycles and for persons with varying 
physical abilities. Noted with agree. 

• Class Two quantities are appropriate. Noted 
• Class Two rack type is not indicated. We recommend decorative takes on the classic staple rack. 

Will provide details at next design stage. 
• Class Two rack locations eat into the usable courtyard spaces. We recommend, instead, that the 

applicant move the Class Two racks to pads on the public boulevard. Given that utility conflicts 
prevent tree plantings here, there is an opportunity to make more creative use of this boulevard and 
Class Two racks would be a good option. 
Class Two bike racks have been relocated as per the comment. 

 
Best regards, 
 
 
Dale Calkins (he/him) 
Senior Policy & Planning Advisor 
Druh Farrell – Ward 7 Councillor 
Office of the Councillors, PO Box 2100, Station M, Calgary, Alberta, T2P 2M5 
e CAWard7@Calgary.ca w www.DruhFarrell.ca 
 

 
 
 
59. The Advisory Comments will be finalized at the time of decision. Noted  
 
60. The Applicant may appeal the decision of the Development Authority, including any of the 

conditions of the development permit. If you decide to file an appeal, it must be submitted 
to the Subdivision and Development Appeal Board (4th Floor, 1212 31 Avenue NE, Calgary, 
AB T2E 7S8) [DJ3 Building] within 21 days after the date on which the decision is 
made. An appeal along with reasons must be submitted, together with payment of a 
$200.00 fee, to the Subdivision and Development Appeal Board. An appeal may also be 
filed online at http://www.calgarysdab.ca or mailed to Subdivision and Development 
Appeals Board (#8110), P.O. Box 2100, Station M, Calgary AB T2P 2M5. To obtain an 
appeal form, for information on appeal submission options or the appeal process, please 
visit the website or call 403-268-5312.   
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            Noted 
61. Building Regulations advises of the following.  Please refer to the contact provided in the 

comments below if you have any questions prior to your building permit application. 
• cut and paste Building Regulations comments here 

Noted 
 
62. The approval of this Development Permit does not limit in any way the application of the 

regulations in the Alberta Building Code, nor does it constitute any permit or permission 
under the Alberta Building Code. Noted 

  
63. In addition to your Development Permit, you should be aware that Building Permit(s) are 

required.  Once your Development Permit application has been approved, you may apply 
for Building Permit(s).  Please contact Building Regulations at 403-268-5311 for further 
information. Noted 

 
64. There are many types of caveats and other agreements that can be registered on the title 

of the property that can restrict the ability to develop. The City has not reviewed or 
considered all instruments registered on the title to this property. Property owners must 
evaluate whether this development is in compliance with any documents registered on title.  

             Noted 
 
 
Development Engineering: 
 
65. The developer is responsible for ensuring that: 

a. The environmental conditions of the subject property and associated utility corridors 
meet appropriate regulatory criteria and appropriate environmental assessment, 
remediation or risk management is undertaken.  

b. Appropriate environmental assessment(s) of the property has been undertaken and, 
if required, a suitable remedial action plan and/or risk management plan has been 
prepared, reviewed and accepted by the appropriate regulatory agency(s) including 
but not limited to Alberta Environment and Alberta Health Services. 

c. The development conforms to any reviewed and accepted remedial action plan/risk 
management plans. 

d. All reports are prepared by a qualified professional in accordance with accepted 
guidelines, practices and procedures that include but are not limited to those in the 
most recent versions of the Canadian Standards Association and City of Calgary 
Phase I & II Environmental Site Assessment Terms of Reference. 

e. The development is in compliance with applicable environmental approvals (e.g. 
Alberta Environment Approvals, Registrations, etc), Energy Resources 
Conservation Board approvals and related setback requirements, and landfill 
setback requirements as set out in the Subdivision and Development Regulation. 

 
If the potential for methane generation or vapours from natural or contaminated soils and 
groundwater has been identified on the property, the developer is responsible for ensuring 
appropriate environmental assessment(s) of the property has been undertaken and 
appropriate measures are in place to protect the building(s) and utilities from the entry of 
methane or other vapours.  

 
Issuance of this permit does not absolve the developer from complying with and ensuring 
the property is developed in accordance to applicable environmental legislation. 
Instructions to be followed. 
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66. Site Servicing (hydrant location plan) is to be submitted and approved by the Fire 
Department prior to the Development Site Servicing Plan stage.  One stamped plan is to be 
submitted with the Development Site Servicing Plan submission.  On-site New hydrant to be 
provided. 

 
Required hydrants shall be in place, tested, and operational prior to the start of building 
construction. 
Process to be followed prior to the start of building construction. 
 

 
67. Any  flammable or combustible liquid storage tank over 230 litres requires 3 sets of 

drawings to be submitted to the Fire Department, Fire Inspections and Investigations, 
Technical Services for review. 

 Plans are to be delivered to: 
4144 - 11 ST SE, Calgary, Alberta, T2G 3H2 
There is a fee structure in place for this review.  

 
Refer to this website link for more information: 
http://www.calgary.ca/CSPS/Fire/Pages/Inspections-investigations-and-
permitting/Registering-Flammable-or-Combustible-Tanks.aspx  
 
Noted. 

 
68. Prior to the commencement of construction, alteration or demolition operations, a fire safety 

plan, accepted in writing by the Fire Department and the authority-having jurisdiction, 
shall be prepared for the site and conform to the requirements of the AFC 2014, Division B, 
5.6.1.3..  This document is required as a Building Permit condition for approval. Noted 

 
69. The subject parcel lies within the Land Use Bylaw mapped flood area.  Based on 

information gathered in the 2013 flood event by the City of Calgary and analysis contained 
in the “Bow River and Elbow River Hydraulic Model and Flood Inundation Mapping Update” 
(2015, City of Calgary and Alberta Environment), any buildings on this parcel should be 
designed and constructed to withstand damage from any future 1-in-100 year flood: 

   
a. to prevent structural damage by floodwaters; 
b. to construct the first floor of all buildings at or 1049.0m; and 
c. to construct all electrical and mechanical equipment within a building at or above  

1049.0m; 
The first floor has been revised to 1049.0m, all electrical equipment to be located at or above ground floor. [ 
Please refer to page A2.02 ground floor]. Also refer to electrical drawing E100 for the location of main 
electrical room in the main floor. 
 
70. Water connection is available from Gladstone Rd NW. Noted 
 
71. Show details of servicing and metering on Development Site Servicing Plan.  Provide 

adequate water meter locations (100mm or larger, room adjacent to an exterior wall, 50mm 
or less, label water meter location) where services enter building.  If static pressure 
exceeds 550 kPa install pressure reducing device after meter. 

To be provided by TWS 
 
72. Review with Fire Prevention Bureau at 403-815-1114 for on-site hydrant coverage and 

Siamese connection location(s).  A site servicing (hydrant location plan) stamped by the 
Fire Prevention Bureau is to be submitted at the Development Site Servicing Plan stage.  
(Principal entrance(s) are to be labeled on the plan.) 
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Hydrant location plan has been provided to Fire Prevention Bureau. Official approval in in progress 
 
73. Redundant services are to be disconnected at the source and new service installed at the 

owner’s expense. Noted 
 
74. Each unit must be individually metered. Noted and to be provided. 
 
75. Ensure that the water service separation from the foundation wall or piles is:  

a. 4.0m (100mm service or larger), or  
b. 3.0m (50mm service or smaller), or  
c. 2.0m when the foundation wall or piles extends vertically a minimum of 2.0m below 

the invert of the water pipe. 
To be followed at next design stage 

 
76. A dual service is required to service the site and shall be installed in a common trench with 

a minimum separation of 1.3m.  
Dual service to be provided. 
 
77. The applicant must apply for water and sewer connections as per City Standards. Noted, will 

apply. On-site Utility plan to be provided by consultant at next design stage. 
 
78. Our public water network can provide 15,000 LPM (3 Hydrant flow) fire flow with 15 m 

residual pressure under normal operating condition. Internal system needs to be designed 
accordingly in order to ensure adequate water supply and fire protection. If the Required 
Fire Flow (RFF) (based on FUS guideline) is  more than 15,000 LPM (3 Hydrant flow) 
please contact Development Planning / Asset Planning for further discussion.  A hydrant 
should be added close to the south boundary line of this development to provide adequate 
hydrant coverage. 

 
In addition, if fire sprinkler / standpipe  system is to be installed, please provide the 
design flow/pressure requirement in the required Fire Flow Letter, so Water Resources can 
evaluate if the existing public system can support the fire sprinkler/ standpipe system 
design. 

To be followed at next design stage 
 
79. Sanitary sewer connection is available from Gladstone Rd NW. Noted 
 
80. Storm sewer connection is available from ___. 
as per city’s recommendations storm connection require through the lane to the storm line on the 10street 

NW 
81. Show all existing and proposed sewers on the Development Site Servicing Plan at the 

Building Permit stage.  Contact Development Site Servicing at 
developmentservicing2@calgary.ca for details. 

 
For further information, refer to the following: 
 
Design Guidelines for Development Site Servicing Plans 
http://www.calgary.ca/PDA/pd/Documents/urban development/publications/DSSP2015.pdf 
 
Development Site Servicing Plans CARL (requirement list) 
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-
plan.pdf 

To be followed at next design stage 
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82. Best Management Practices (BMPs) are activities or practices that are designed to reduce 
runoff volume and prevent or reduce the release of pollutants to receiving waters.  
Operation and maintenance manual and sample maintenance log shall be provided to the 
owner in case there are any BMPs located within the property as per the current 
“Stormwater Management & Design Manual” Section 4.13. 
Appropriate Source Control Practice checklists must be completed and submitted to 
Development Approvals 
(http://www.calgary.ca/UEP/Water/Pages/Specifications/Submission-for-approval-
/Development-Approvals-Submissions.aspx).  For more information contact Development 
Planning at 403-268-6449. 

To be followed at next design stage 
 

83. A wastewater monitoring access point is required to service the proposed industrial, 
commercial or institutional developments as per Part VIII of the Wastewater Bylaw 
14M2012.  Such an access point allows for the observation, sampling and flow 
measurement of wastewater entering the wastewater system, and includes a test manhole.  
Monitoring access points should be, wherever possible, located outside the property line on 
public property.  If the access point cannot be located on public property, an access 
easement is required. The access easement is to be a minimum 5m x 5m surrounding the 
wastewater monitoring access point and shall include an access easement from the site 
entry point to the manhole to allow for vehicle access.  The easements must be registered 
on title prior to DSSP approval. Contact the Land Titles Officer, Corporate Properties at 
403-268-5863 for an access easement.  All monitoring access points must provide 
unrestricted access to City staff for inspection purposes. 

To be followed at next design stage 
 
 
84. Drainage from all parkade ramps (minimum 75% covered), underground parkades, or other 

covered parking areas are to be directed towards the on-site sanitary sewer system. 
To be followed at next design stage 
 
 
85. The allowable stormwater run-off coefficient shall be 50L/s/ha. Noted. Calculation for the 

required on-site storm storage to be provide at next design stage. 
 
86. Surface ponding (trapped lows) should be designed to contain all the flow generated from 
the 100 year storm events.  
To be followed at next design stage. 
 
87. Where possible, discharge of roof leaders should be directed onto grassed or pervious 

areas to help reduce the volume of runoff.  Alternatively, the roof leaders may be directed 
to the on-site storm sewer system.   

To be followed at next design stage 
 
88. Storm Redevelopment Fees ($84 / m frontage) will be required at the service connection 

stage.  Noted 
 
89. Ensure elevations of building slab and/or any building openings are 0.3m minimum above 

trap low spill elevations or the 100 year elevation, whichever is higher.  The minimum grade 
within the lot adjacent to the trap low must be 0.3m higher than the 1:100 year elevation in 
the trap low or spill elevation, whichever is higher.  This minimum grade must be achieved 
within a 6.0m distance from the common property line of the lot and the road right-of-way. 

To be followed at next design stage 
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90. For parking lots outside the downtown core, defined as the area covering from the Bow 
River to 9 Avenue South and from the Elbow River to 14 Street West, the developer must 
have a storm connection regardless of whether or not the parking lot is paved or gravelled. 

To be followed at next design stage 
 
91. As per The City of Calgary Drainage Bylaw 37M2005, the developer, and those under their 

control, are responsible for ensuring that a Drainage Permit is obtained from Water 
Resources prior to discharging impounded runoff (caused by rainfall and/or snowmelt) 
seepage or groundwater from construction site excavations or other areas to a storm 
sewer. The developer, and those under their control, is responsible for adhering to all 
conditions and requirements stipulated in the Drainage Permit at all times. For further 
information, contact the Corporate Call Centre at 311 or visit 
http://www.calgary.ca/UEP/Water/Pages/Watersheds-and-rivers/Erosion-and-sediment-
control/Report-and-Drawings-Templates-and-Guides.aspx (Drainage Permit applications 
can be downloaded from this website). 

To be followed at next design stage 
 
92. Stormwater emergency escape routes must be to a public roadway.  
To be followed at next design stage 
 
 
93. For questions and concerns regarding waste storage facilities, refer to the “Development 

Reviews: Design Standards for the Storage and Collection of Waste” 
Found at: http://www.calgary.ca/UEP/WRS/Pages/Commercial-Services/Development-
Permits-Waste-Recycling.aspx 

 
Or 

 
Contact the Waste & Recycling Services Specialist 403-268-8445 for further site specific 
details. Noted 

 
94. Storage enclosures and collection areas shall be maintained and clear of snow and ice 
To be followed at next design stage 
 
Transportation: 
 
95. Additional guidance for Class 1 and Class 2 bicycle parking facilities and placement can be 

found in The City of Calgary’s Draft Bicycle Parking Handbook.  Key considerations for 
Class 1 facilities include: 

• Ensuring there is ample room on-route to and in the facilities to manoeuvre bicycles 
(and possibly chariots) when turning corners, travelling up ramps, travelling through 
or near doorways or moving to/from parking areas.  

• Ensuring safety of those using facilities to prevent being trapped (i.e. allowing doors 
to open inward, providing ample lighting, etc.) 
Noted  

 
96. Refer to the City of Calgary’s Access Design Standards 

(https://www.calgary.ca/pda/pd/access-design-standards.html) for recommendations 
related to improving accessibility. A minimum unobstructed width of 1.5m width is 
recommended for any private walkways to improve accessibility for those who use 
walkers/wheelchairs. Noted and the design standards are followed in the revised design. 
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97. Vehicle parking stall requirements may be reduced if additional bicycle parking stalls are 
provided per Part 14, Division 1 of the 2007 Land Use Bylaw  

Noted 
 
Parks: 
 
98. Tree plantings within City of Calgary boulevards and/or right of ways are subject to 

approval from Utility Line Assignment and Parks. No person shall plant trees or shrubbery 
on City Lands without prior written authorization from the General Manager, Parks and in 
the case of walkways, medians, boulevards, and road rights of way, without additional prior 
written authorization from the General Manager, Engineering.   

Noted and to follow. 
 
99. No stockpiling or dumping of construction materials is permitted on the adjacent boulevard. 
Noted and to follow. 
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June 9, 2021 
 

Shen, Jeff 
206-4603 Kingsway 
Burnaby, British Columbia 
V5H4M4, Canada 
Dear Sir/Madam: 

 
RE: Detailed Team Review (DTR) Development 

Permit Number:  DP2020-6663 

 

Based on the plans received, the Corporate Planning Applications Group (CPAG) has 
completed a detailed review of your application in order to determine compliance with the 
Land Use Bylaw and applicable City policies.  Any variance from the Land Use Bylaw or City 
policies may require further discussion or revision prior to a decision being rendered. 

 
A written response to the Prior to Decision issues in this DTR is required from the Applicant 
by the end of the sixty (60) calendar day response due date. Following the expiration of the 
response due date, the application may be inactivated with a thirty (30) calendar day 
timeline for a reactivation by the Applicant. In the case of a non-responsive or incomplete 
application, the General Manager – Planning, Development and Assessment may cancel 
the application as per Section 41.1 of Land Use Bylaw 1P2007. 

 
Applicants are requested to contact the respective team members to resolve outstanding 
issues. Amended plans should not be submitted to the Planner until we are able to provide 
comments from all circulation referees. 

 
CPAG endeavours to render decisions on applications within specific service standards. 
Please assist us in meeting these targets by ensuring your resubmission is made in a timely 
manner.  Should you have any questions or concerns, please contact me by email at 
Evan.Goldstrom@calgary.ca. 

 
Sincerely, 

 
 

 
 EVAN GOLDSTROM 

Planner 2 

 

 

cc: 
 

CHURCHSTONE ENTERPRISES LIMITED. 
19 BEACHAM CLOSE NW 
CALGARY, AB 
T3K 1S5 

 

WONG, DAVID H M 
18 RAVENSCROFT CIR 
NORTH YORK, ON 
M2K 1W9 

 

 
 

P.O. Box 2100, Postal Station M 
Calgary, Alberta, Canada, T2P 2M5, (403) 268-5311 
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1334 Projections 
into Setback 
Areas 

(1) Unless otherwise referenced 
in subsections (3), (4), (5), (6), 
(7), and (8) a building or air 
conditioning units must not be 
located in any setback area. 

Plans indicate north and west portions of 
the proposed building as being within the 
setback areas. 
 
Plans revised to remain 3.0m setback along west 
property line, except not more than 0.6m projection 
of eaves at rooftop. 
Relaxation of 0.3m balcony projection into the 
setback is requested along north side. 
[ Please refer to pages A2.03 - A2.06 floor plans] 

 
 

 
 

1335 Building 
Separation 

(1) Where the widest dimension 
of a balcony faces a property line 
shared with another parcel, the 
minimum setback of a balcony 
from the shared property line is 
4.0m. 

 

Plans indicate the west balconies as being 
2.54m (-1.46m) 
 
Units’ layout revised to have the widest dimension 
of balcony not facing the property line.  
[ Please refer to pages A2.02 to A2.06 floor plans]. 

 

 

 

1346 Planting 
Requirements 

(5) For landscaped areas with a 
building below, planting areas 
must have the following min. soil 
depths: 
(b) 0.6m for shrubs; 

 

 

Plans indicate the soil depth as being 
0.31m (-0.29m) 
 
All landscape area with a building below to have 
min. 0.6m soil depth.  
[ Please refer to pages A2.03 ground floor plan 
section 1 and 2. Landscape plan DPL-2.0]. 

 
 

 
 
 
 
 
 
 
 
 
 

1371, 13 Building 
Height (max.) 

(2) Where the parcel shares a 
side property line with a parcel 
designated as a low density 
residential district, M-CG or M-G 
District the maximum building 
height: 
(b) increases at a 45 degree 
angle to a depth of 5.0m from the 
shared property OR to the 
number following the letter "h" 
indicated on the Land Use District 
maps, whichever results in the 
lower building height; and 
(c) increases to the number 
following the letter "h" indicated 
on the Land Use Bylaw Maps 
measured from grade at a 
distance greater than 5.0m from 
the shared property line. 

 

 
 
 
 
 
 

Plans indicate the west elevation as being 
within the height chamfer. 
 
A written letter provided by the owner of adjacent 
western parcel indicates the lot to be developed as 
5-story apartment by rezoning to M-2, and will 
follow the building massing transition requirement 
between the across lane single house to multiple 
dwelling development. 

 

 

 
 
 

1348 
Landscaping in 
Setback Areas 

(1) Where a setback area shares 
a property line with another 
parcel designated as a residential 
district, the setback area: 
(a) must be a soft surfaced 
landscaped area; 
And 
(d) 1.0 trees and 2.0 shrubs for 
every 45.0m2. 

 

 
 
 

Plans indicate the west portion of the 
proposed building as being within the 
setback area 
 
Plans revised to remain 3.0m setback, except not 
more than 0.6m projection of eaves at rooftop. 
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1344 General 
Landscaped Area 
Rules 

(4) All soft surfaced landscaped 
areas must be irrigated by an 
underground irrigation system, 
unless a low water irrigation 
system is provided. 

 

 
 

Plans do not indicate an irrigation system. 
 
Note added to Landscape plan DPL1.0- watering of 
all plant material shall be by a low water irrigation. 

 

 
 

1349 Residential 
Amenity Space 

 

 

(5) Private amenity space must: 
(b) have no min. dimensions of 
less than 2.0m 

Plans indicate the private amenity spaces 
as being less than 2.0m. 

 
Note: Dimensions range from 1.74m to 
1.89m for the majority of private amenity 
spaces. 
 
All private amenity spaces revised to have min. 
2.0m.  
[ Please refer to pages A2.03 - A2.06 floor plans]. 

 
 

 

Prior to Decision Requirements 
 

 

The following issues must be addressed by the Applicant through a written submission and 
amended plans prior to a decision by the Approving Authority. Applicants are encouraged to 
contact the respective team members directly to discuss outstanding issues or alternatively request 
a meeting with the CPAG Team. 

 

Planning: 
 
1. Submit a complete digital set of the amended plans in PDF format and a separate PDF 

response letter that provides a point-by-point explanation as to how each of the Prior to 
Decision conditions were addressed and/or resolved.  If Prior to Release conditions have 
been addressed in the amended plans, include a point-by-point explanation for these items 
as well.  The submitted plans must comprehensively address the Prior to Decision 
conditions as specified in the DTR document. Ensure that all plans affected by the 
revisions are amended accordingly. To arrange the digital submission, please contact the 
File Manager directly. 

 
This information must be received, in its entirety, no later than 60 days from the date this 
DTR form was sent to the applicant and owner. If a complete submission is not received 
within the 60 day time frame, the development permit may be inactivated. Upon 
inactivation, the applicant and owner will receive written notice of the inactivation and of a 
further 30 day time frame within which the application may be reactivated subject to a 
reactivation fee.  If the development permit application is not reactivated as per the written 
notification, it may be cancelled by Administration as per Land Use Bylaw 1P2007, Section 
41.1. 

 
In the event that the application needs to be recirculated, a recirculation fee may be 
applied. 
Revised digital drawing set and response letter to be provided. 

 
2. Resolve the Bylaw discrepancies identified in the preceding Land Use Bylaw relaxations 

table in your amended plan submission. If it is not possible to resolve any of the Bylaw 
discrepancies, provide written planning rationale supporting the proposed relaxations. 
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Reponses provided. 

 
3. Provide written details of your community engagement and comments received regarding 

this development permit application. 
DTR2 Update: Should additional engagement be completed by the applicant team, provide 
an updated engagement summary prior to Calgary Planning Commission. 
Community comments received and forwarded to applicant team. Response provided in related sections. 

 

 
4. Provide a written response to the attached comments from the Hillhurst/Sunnyside 

Community Association. 
 

DTR2 Update: Provide a response to the attached comments from the Hillhurst/Sunnyside 
Community Association, dated May 31, 2021. 
Provided in related sections. 

 
5. Amend and/or annotate the plans to indicate that conduit will be included in the parkade to 

support future implementation of electric vehicle charging. 
Note added on parking floor plans [Please refer to pages A2.01 parking level 1 and A2.02 parking level 2]. 

 
6. Include plans for the upgrading of the Hillhurst Baptist Church in the development permit 

drawings. As the bonus density for the development is tied to upgrades and heritage 
designation of the church, the upgrades to the church are to be completed in the same 
timeframe as the development. As such, drawings for church improvements need to be 
included in the approved development permit drawing set. Detailed items that are tied to 
the building permit for the church can be annotated or added as notes to the 
development permit drawings. 
The church is under the process of being registered to municipal historic resource. Potential 

improvement/upgrade plans attached.    

7. The sculptural piece on the east side of the building is not felt to provide the desired 
transition in scale and use from the church to the development site, and draws attention 
away from the fine-grained elements on the church. While it is understood that the 
cross/sculpture references the church, it now feels out of place as neither the church or 
development have any Christian connotation in present day. Consider other methods to 
transition between the church building and new development such as stepping down of the 
building and variation of building materials, for further discussion with Administration. 
Please see comments from Urban Design for further commentary. 
 
The interface of the east facade has been redesigned to create a silhouette of the church, having similar scale and 
same material from the existing church. It provides a desired transition and interesting backdrop to the historic 
church from the intersection of 10th Street and Gladstone Road.   
 
[Please refer to page A5.06 perspective view to historical church building] 

 
8. Revise the concept for the plaza to make the space more functional. As shown, the trees 

are in the middle of the plaza and limit potential activity in the space. Amend to move the 
trees to the north side of the plaza (or using alternative plantings that occupy less space) 
and add more seating in the space. Consider using pavers or an upgraded surface 
treatment to make the plaza space more inviting. 
Plan has been revised to move the trees to the north side of the plaza with more seating provided. 

Please refer to Landscape plan DPL 1.0 

9. Amend the plans to add additional fencing or privacy measures around the at-grade patios 
at the front and rear of the building. As shown, the patios have a gate for access and 
landscaping in other locations. This is not felt to provide adequate security or privacy to 
patios and at-grade units, particularly during the winter and shoulder seasons. 
6'-0" high translucent privacy screen at patios provided. [Please refer to page A2.03 ground floor plan] 
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10. In response to community feedback, explore the feasibility of providing a 3.0m setback from 

the north and west lanes above the third story of the building, to be further discussed with 
Administration. 
This proposal suppose to follow the land use bylaw MU-1 

 
11. The Class 1 bike parking stalls do not qualify as such. In order to be considered Class 1 

bike parking, each stall needs to be an individual locking unit that is 2.5 m2 in size. As 
shown, the storage areas show rooms with multiple bikes in each, which does not allow for 
secure storage of individual bikes. 
The Class 1 bike parking stalls have been revised with individual locking unit size of 2.5 m2 (4’-1” x 6’-6”). [Please 

refer to page A2.02 parking level 1]   

 
12. Provide a section showing the bike room under the parkade ramp to demonstrate that there 

is adequate head room. 
Section provided; the min. height is 2.5m (8’-2 ½”). [Please refer to page A2.02 parking level 1] 

 
13. Amend the location of benches adjacent to the outdoor amenity area – as shown, the 

benches are pointed toward the suite to the east, which could cause privacy concerns. 
The mentioned benches have been removed. [Please refer to page A2.03 ground floor plan] 

 
14. Update the shadow studies to show the proper times. Currently there are some typos and 

AM/PM are labelled incorrectly. 
Updated. [Please refer to page A0.09 shadow study] 
 

15. Amend the Landscape Plan to specify the paving material used on patios and in 
courtyards. 
Paving material provided in landscape plan DPL -2.0. 

 
16. Update the Aerial View – NW to SE (rendering) to show the adjacent built form. 

Updated. [Please refer to page A5.02 AERIAL VIEW - NW TO SE]  

 

17. Include updated renderings of the playground structure and outdoor amenity space to 
accurately represent the size and scale of the structure. 
Additional renderings provided to show outdoor amenity space and potential playground structure. 

[Please refer to page A5.08 front view from Gladstone to playground and A5.05 view from Gladstone 

road to courtyards] 

18. City Wide Urban Design Comments 

General Comments 
Amended plans were reviewed based in part on how they respond to the comments from 
the Urban Design Review Panel (UDRP). Note that future amended plans may be subject 
to further review by UDRP. 

 
Contextual Fit 
Context I Creativity I Integration I Diversity 

 

In general the proposed development appears to be an appropriate response to the 
physical context as well as the adjacent C-Train station, however this could be further 
enhanced by observing the upper floor step backs as outlined in the Area Redevelopment 
Plan. 
Site Design 
Context I Connectivity I Integration I Human Scale I Orientation I Accessibility I 
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Flexibility I Safety I Sustainability I Durability 
 

1. The UDRP package refers to the character of the lane as a ‘woonerf’-style pedestrian 
space. The application is to be commended for this design decision however the use of 
asphalt as the primary paving material may detract from the objective of it being 
perceived as a shared space. Consider additional variation in surface treatments and 
details to enhance the character of the lane as a shared pedestrian way. 
The northern Lane has been widened to 7.2m with colored concrete patterns to enhance the design intent 
of shared space. [Please refer to page A2.03 ground floor plan] 

 
Building Design 
Context I Animation I Human Scale I Flexibility I Safety I Sustainability I Durability 

 
2. The sculptural element and symbology at the east elevation is out of scale with both the 

proposed and adjacent structures and appears to draw attention away from the former 
church rather than establishing a relationship with it. Consider alternative ways to 
acknowledge the relationship of the proposed building to the former church, with the 
west elevation massing acting as a more neutral canvas with subtle cues to the scale of 
the church, and additional pedestrian level amenities/treatments to give the impression 
of an integrated development. 
 

      The interface of the east facade has been redesigned to create a silhouette of the church, having similar scale    
       and same material from the existing church. It provides a desired transition and interesting backdrop to the  
       historic church from the intersection of 10th Street and Gladstone Road.   

[Please refer to page A5.06 perspective  view to historical church building] 

 
3. Further to UDRP comments, in addition to variations in material, changes in massing 

(e.g. step backs) of the proposed new building will reinforce the character of the first 
two stories as distinct from the stories above. This includes the west elevation adjacent 
to the lane. 
2-storey high featured balcony/entrance with additional 8” setback at the first 2 stories introduced to south 

elevation. Additional material variation applied to west elevation. 

 
4. Consider orienting entries of north elevation grade level units toward the lane to 

enhance the lanescape and promote pedestrian movement. 
As per the comment from transportation department, the north lane has been widened to 7.2m with 0.30m 

gravel strip. The patios are directly face the north lane. To enhance privacy to the ground-oriented residents, 

having the entrance orienting away from the lane is a proper solution.  

  
5. Material notes are contradictory/unclear between A3.00/3.01 and A5.00. Please 

coordinate between drawings and in particular clarify the proposed wood grain material, 
as it is noted in one location as siding and in the other as a panel material. Ensure 
material unit dimensions and joints/reveals are appropriately scaled for the residential 
context. 

Material Legend updated. [Please refer to pages A3.00 elevations - north & east and A3.01 elevations - 

south & west  and A5.00 material board] 

 
6. Explain the location and screening of all mechanical equipment and associated 

ventilation and exhaust grilles, gas metres, and other service infrastructure, ensuring 
that it is not located to negatively impact the public realm. 
Parkade exhaust and intake shaft to be located in the courtyard landscape area and along east façade to 

ensure won’t negatively impact the public realm. [Please refer to page A2.03 Ground floor plan for locations] 
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7. Consider possible locations for future 5G antennas and attached cable hardware and 
locations where these may be successfully integrated into the façade. 
Future 5G antennas has been incorporated into elevation design.  [Please refer to building elevations and 3D 

views for location] 
 
 

 

Development Engineering: 
No comments. 

 

Transportation: 
 
19. With regards to the lane: 

 Amend the plans to provide a minimum 4.5m x 4.5m corner cut on the northwest corner 
of the development at the intersection within the lane. The corner cut is to remain clear 
of any obstructions as it is required to allow vehicles such as waste and recycling 
servicing the site to navigate the narrow lane, and is to be registered as an access 
easement. If the applicant does not wish to maintain this area under an access 
easement, then the Applicant may dedicate this portion of the parcel to the City as right- 
of-way. Any power poles, pedestals, transformers, etc, that are located within the space 
required for the corner cut are to be relocated at the developer’s expense. The 
Applicant may be required to relocate the parkade entrance such that it doesn’t interfere 
with the corner cut. 

 
DTR2 update: this condition is not satisfied. Provide a vertical section of the corner cut 
area confirming that it is clear of any obstructions both on Parking level 1 and to a height 
above grade of 9.0 meters. 

 
All floor plans are revised, and the mentioned corner cut area is clear of any obstruction from 
parking level 1 to all levels above. The 4.5m cut back line is indicated on the floor plans. [Please 
refer to pages A2.02, A2.03, A2.04, A2.05, A2.06, A2.07 and A1.00 from Parking level 1 floor plan 
up to roof and site plan] 
  

 Amend the plans to provide additional setback to facilitate a functional width of 7.2m 
such that two vehicles can pass each other within the lane, and opposing parcels can 
be properly accessed. This will require shifting the proposed loading stall further south 
such that it doesn’t interfere with lane operations. 
 
DTR2 update: Not satisfied. Applicant’s response regarding the pinch point considered, 
but overall benefit of the widening remains. 
 
Landscape and patios along north lane revised and the depth of the lane on north side increased 
to 7.2m. [Please refer to pages A2.03 ground floor plan]. 
 

 Provide a detailed grading plan for the lane indicating the existing and proposed 
elevations along both property lines (subject site and opposing side of the lane) and the 
centerline of the lane. Elevations should be provided at a minimum of 5m intervals. 
Grading plan should indicate both the cross slope and the longitudinal slope proposed 
in the lane. With the grading plan, include a minimum of 3 cross sections through the  
full width of the lane at key low points or high points. Full grading information is required 
to confirm if the lane will drain adequately. If drainage issues exist that may result in 
flooding of the lane or adjacent lots, regrading of the lane may be required. 

 
DTR2 update: Given concerns of surface material versus grades, this information must be 
confirmed at this stage of development. 
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Detailed grading plan has been provided, to be confirmed with Transportation  

 
 Amend the plans to indicate lane paving, which is required from the east connection 

with Gladstone RD to the lane intersection on the west side of the development 
including a 15m transition to the north, and the extents of the access easement to the 
south. If asphalt paving is proposed, grades must be no less than 0.6%, and no greater 
than 2%. If grades within the lane are less than 0.6%, the lane is to be paved in 
concrete. Add a note to the plans to the effect: “construction drawings will be required 
for review and approval of the lane paving.” 

 
DTR2 update: paving is indicated; a note is required to confirm construction drawings 
submission. 
Note added on pages A1.00 site plan and A2.03 ground floor plan. 

20. Amend the plans to provide curb extensions at the intersection of Gladstone RD NW and 
10 ST NW to facilitate pedestrian crossing of Gladstone RD NW and create a standard 
intersection alignment. Due to the significant proposed density in this TOD area, there is an 
anticipated increase of pedestrian travel expected along this route. 

 

DTR2 update: Amend the plans to illustrate curb extensions. Prior to release conditions 
requiring construction drawings and security deposit/indemnification agreement will be 
added to conditions of approval. 
Site plan revise with curb extension and potential pedestrian crossing mark at the intersection of Gladstone RD 
NW and 10 ST NW. [Please refer to page A1.00 site plan]. 

 

21. Amend the plans to provide sidewalks along Gladstone RD NW that are in compliance with 
the Design Guidelines for Subdivision Servicing (DGSS). Gladstone RD NW is classified as 
a Residential Street in the Calgary Transportation Plan (CTP), 1.5m wide separate  
sidewalk is required as per DGSS. 

 
DTR2 update: Transportation does not support the proposed use of concrete pavers. Provide 
a continuous 1.5m concrete sidewalk. 
Plans revised to have a continuous 1.5m concrete sidewalk. [Please refer to pages A2.03 ground floor plan and 
A1.00 site plan]. 

 
22. With regards to the parkade ramp: 

 
Amend the parkade ramp to eliminate the flat section between the 20% and 15% grade 
sections (the flat section creates a safety issue with vehicles bottoming-out) . Consider 
providing a curved ramp (modify the 15% section grade to incorporate the flat portion). 
The inside grade on the curve will be 15% and the outside will be less (ie +/- 10%). 
Provide grades at both the inside and outside of the curved ramp (as shown in the 
picture below). In accordance with Roads Standard Construction Specification 
454.1010.003: 

A. The minimum grade section length between transitions is 4.5m. 
B. The maximum grade change between transitions is 12 percent. 
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DTR2 update: condition partially satisfied. 
Parking ramp updated as per the comment. [Please refer to A2.03 ground floor plan & A2.09 parking ramp detail] 

 

23. With regards to bike parking: 
 

 Amend the plans to indicate the dimensions and details for the racking systems proposed 
for both Class 1 and Class 2 racks. Ensure that all dimensions are as per The City of 
Calgary’s Draft Bicycle Parking Handbook, including access aisles. 

 Thank you for ensuring doors to the bike rooms do not open into drive 
aisles. Additionally, CPTED recommends that doors open outwards for 
secure bicycle parking areas. Amend the plans to meet both conditions if 
possible. 

 Amend doors to the SE bike room; consider providing a single door. 
 

DTR2 update: Partially satisfied. Class 1 rack detail is required.  Any proposal for 
open parking will not be supported. With respect to the vertical (wall mounted) class 
1 bicycle parking: demonstrate that the frame of the bicycle can be secured using a 
U-lock and that each stall is complete with an individual locking unit, as noted by 
Planning. 
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The Class 1 bike parking stalls has been revised and individual locking units with 2.5 m2 (4’-1” in 6’-6”) area is 

provided. [Please refer to page A2.02 parking level 1]   

 
 Amend the plans to indicate illumination provided for Class 2 bike racks as per the 

requirements of the Land Use Bylaw. Transportation recommends covering the Class 
2 bike stalls with a roof or awning to protect from rain and snow. 

 
DTR2 update: Amend the plans to include the proposed awning as described in the DTR 
response comments. 
The proposed Class 2 bike stalls located on ground floor are covered and illustrations of awning are 

presented as a sample. Detailed construction drawing to be provided at next design stage. [Please refer to 

page A2.03 ground floor plan]   

 

 Provide clarification on how Class 1 bike parking on upper or lower floors will be 
accessed. If the parking is to be accessed via stairs, include wheel trays within 
staircase. 

 
DTR2 update: Confirm that bicycles will be permitted on the ground floor from the 
elevator to entrance. 

The northwest stair revised to incorporate wheel trays from p1 to ground level. Also, a note added to 

confirm bicycles will be permitted on the ground floor from the elevator to entrance. [Please refer to pages 

A2.03 ground floor plan, and A2.02 parking level 1] 

 

24. Provide two (2) boulevard cross sections along Gladstone RD NW. Indicate the existing 
and proposed dimensions, elevations and slopes at the top of curb, back of sidewalk, 
property line and the main floor. A maximum 2% grade is permitted in the boulevard. 
  

 

Indicate that all adjacent boulevards are graded at 2% up from the top of curb to the 
existing property line. 

 
DTR2 update: Not satisfied. Information needed at this stage of the process. 
 
No change supposed to the existing boulevard along Gladstone road are expected – the development to match 
existing grades. 
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Parks: 
No comments. 

 

 

Prior to Release Requirements 
 

 
 

If this Development Permit is approved, 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: 

 
25. The Prior to Release conditions will be finalized at the time of Development Authority 

decision, subject to the resolution of the Prior to Decision comments in the preceding 
section. Information noted. 

 
26. Provide roof top mechanical details and dimensions from edge of building. The building 

materials used for the visually opaque mechanical screening shall match the materials 
used on the building.  

 

Roof plan revised to include roof top mechanical unit and proposed screening details. [Please refer to 
pages A2.07 roof plan] 

 
Development Engineering: 

 

27. Submit three (3) sets of the Development Site Servicing Plan details to Development 
Servicing, Inspections and Permits, for review and acceptance from Water Resources, as 
required by Section 5 (2) of the Utility Site Servicing Bylaw 33M2005. Contact 
developmentservicing2@calgary.ca for additional details. 

 

For further information, refer to the following: 
 

Design Guidelines for Development Site Servicing Plans 
https://www.calgary.ca/PDA/pd/Documents/urban development/publications/DSSP- 
Design-Guidelines.pdf 

 

Development Site Servicing Plans CARL (requirement list) 
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing- 
plan.pdf 
Refer to drawing E100 for electrical. Preliminary Site Servicing Plans provided, detailed plan to be     
provided. 

28. Consolidate the subject parcels. Submit a copy of the registered plan and certificate of title, 
confirming the consolidation of subject parcels onto a single titled parcel, to the 
Development Engineering Generalist. 

Parcels consolidation document to be provided. 
 
29. After the Development Permit is approved but prior to its release, the landowner shall 

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

 

Phase Description Unit(s) 

1 
1114 GLADSTONE RD NW 

Existing Single: 5/New 1 Bed: 66/New 2 

Bed: 85 

SDAB2021-0090

109



SDAB2021-0090

110



DP2020-6663 

14 

 

 

 
33. The Permanent Conditions will be finalised at the time of Development Authority decision, 

subject to the resolution of the Prior to Decision issues in the preceding section. 
Information noted. 

 
34. The development shall be completed in its entirety, in accordance with the approved plans 

and conditions. 
Information noted. 

 
35. No changes to the approved plans shall take place unless authorized by the Development 

Authority. 
Information noted. 

 
36. A Development Completion Permit shall be issued for the development before the use is 

commenced or the development occupied. A Development Completion Permit is 
independent from the requirements of Building Permit occupancy. Call Development 
Inspection Services at 403-268-5311 to request a site inspection for the Development 
Completion Permit. 
Information noted. 

 
37. Upon completion of the main floor of the apartment building proof of the geodetic elevation 

of the constructed main floor must be submitted to and approved by the Development 
Authority prior to any further construction proceeding.  Email confirmation to 
geodetic.review@calgary.ca. 
Information noted. 

 

38. The grades indicated on the approved Development Permit plans must match the grades 
on the Development Site Servicing Plan for the subject site as per the Lot Grading Bylaw. 
The grades info to be added at next design stage 

 

39. The walls, pillars and ceiling of the underground parkade shall be painted white or a 
comparable light colour. 
Notes provided on parking plans, page A2.01 & 2.02 

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

aisles). 
Refer to electrical drawing E201 and E203. 

41. All stairwell doors and elevator access areas shall be installed with a transparent panel for 
visibility. 
Notes provided on floor plans [Please refer to page A2.01 & A2.02] 

 
42. Barrier-free parking stalls shall be located as shown on the approved plans released with 

this permit. Barrier-free parking stall(s) shall be clearly designated, signed and located 
close to the entrance of the building with barrier-free accessibility. 
H/C parking stalls located underground parkade, barrier free access provided to the elevator lobby. [Please refer 
to page A2.01 & 2.02] 

 
 
 
Development Engineering: 

 
43. 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, 
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Alberta Environment, Alberta Health Services and The City of Calgary (311). 
b. on City of Calgary lands or utility corridors, The City of Calgary, Environmental and 

Safety Management division shall be immediately notified (311) 
Notification to be provided if available.  

 

44. The developer / project manager, and their site designates, shall ensure a timely and 
complete implementation, inspection and maintenance of all practices specified in 
erosion and sediment control report and/or drawing(s) which comply with Section 3.0 of 
The City of Calgary Guidelines for Erosion and Sediment Control. Any amendments to 
the ESCdocuments must comply with the requirements outlined in Section 3.0 of The City 
of Calgary Guidelines for Erosion and Sediment Control. 
For other projects where an erosion and sediment control report and/or drawings have not 
been required at the Prior to Release stage, the developer, or their designates, shall, as a 
minimum, develop an erosion and sediment control drawing and implement good 
housekeeping practices to protect onsite and offsite storm drains, and to prevent or mitigate 
the offsite transport of sediment by the forces of water, wind and construction traffic (mud- 
tracking) in accordance with the current edition of The City of Calgary Guidelines for 
Erosion and Sediment Control. Some examples of good housekeeping include stabilization 
of stockpiles, stabilized and designated construction entrances and exits, lot logs and 
perimeter controls, suitable storm inlet protection and dust control. 
The City of Calgary Guidelines for Erosion and Sediment Control can be accessed at: 
www.calgary.ca/ud (under publications). 

 

For all soil disturbing projects, the developer, or their representative, shall designate a 
person to inspect all erosion and sediment control practices a minimum of every seven (7) 
days and during, or within 24 hours of, the onset of significant precipitation (> 12 mm of rain 
in 24 hours, or rain on wet or thawing soils) or snowmelt events.  Note that some practices 
may require daily or more frequent inspection. Erosion and sediment control practices shall 
be adjusted to meet changing site and winter conditions. 
All instructions to be followed during construction 

 
45. Contact the Erosion Control Inspector, Water Resources, with at least two business day’s 

notice, to set up a pre-construction meeting prior to commencement of stripping and 
grading. Locations north of 17 Avenue S should contact 403-268-5271.  Sites south of 17 
Avenue S should contact 403-268-1847. 
All instructions to be followed in prior to construction 

 

46. Stormwater runoff must be contained and managed in accordance with the “Stormwater 
Management & Design Manual’ all to the satisfaction of the Director of Water Resources. 
Stormwater design to be provided by consultant at next design stage. 

 
47. The grades indicated on the approved Development Site Servicing Plan(s) must match the 

grades on the approved Development Permit plans.  Upon a request from the Development 
Authority, the developer or owner of the titled parcel must confirm under seal from a 
Consulting Engineer or Alberta Land Surveyor, that the development was constructed in 
accordance with the grades submitted on the Development Permit and Development Site 
Servicing Plan. 
All instructions to be followed. 

 

48. Pursuant to Bylaw 2M2016, off-site levies are applicable. 
 

Noted 
 

49. After approval of the Development Permit but prior to issuance of a Development 
Completion Permit or any occupancy of the building, payment shall be made for off-site 
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levies pursuant to Bylaw 2M2016. 
Noted 

 
Transportation: 

 
50. The developer shall be responsible for the cost of public work and any damage during 

construction in City road right-of-ways, as required by the Manager, Transportation 
Planning. All work performed on public property shall be done in accordance with City 
standards. 
All instructions to be followed. 

51. Indemnification Agreements are required for any work to be undertaken adjacent to or within 
City rights-of-way, bylawed setbacks and corner cut areas for the purposes of crane 
operation, shoring, tie-backs, piles, surface improvements, lay-bys, utility work, +15  
bridges, culverts, etc. All temporary shoring, etc., installed in the City rights-of-way,  
bylawed setbacks and corner cut areas must be removed to the satisfaction of the Manager 
of Transportation Planning, at the applicant's expense, upon completion of the foundation. 
Prior to permission to construct, contact the Indemnification Agreement Coordinator, Roads 
at 403-268-3505. 
All instructions to be followed. 

 

Parks: 
 
52. Any damage to public parks, boulevards or trees resulting from development activity, 

construction staging or materials storage, or construction access will require restoration at 
the developer’s expense. The disturbed area shall be maintained until planting is 
established and approved by the Parks Development Inspector. Contact 311 for an 
inspection. 

 

Noted 
 
 

Advisory Comments 
 

 

The following advisory comments are provided as a courtesy to the Applicant and registered 
property owner.  The comments 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: 

 
53. Hillhurst/Sunnyside Community Association Comments: 

 

 

 

November 20, 2020 
 

Emailed to: matt.rockley@calgary.ca 
 

RE: DP2020-6663 | 1110-1126 Gladstone Road NW | DP Amendment Application 

SDAB2021-0090

113



DP2020-6663 

17 

 

 

 

Dear Mr. Matt Rockley, 
 
The Hillhurst Sunnyside Planning Committee (HSPC) would like to thank you for the opportunity 
to comment on the above proposed DP and associated Land Use Redesignation (LOC2020-0122) 
and amendment to the Hillhurst Sunnyside Area Redevelopment Plan (ARP). 

 
The Land Use Amendment proposal represents a departure from the 2009 ARP. This site was 
originally allocated a maximum 26 metre height on the east side and a maximum 16 metre height on 
the west side, closer to the lower-density historic homes and multi-residential buildings. 

 
We note in the ARP that the “maximum densities…are not guaranteed entitlements. In order to achieve 

these maximums, projects will need to meet high standards of architectural and urban design quality that 

ensure projects make positive contributions to the public realm based on conformance to the design policies 

and guidelines of Section 3.0” of the ARP. The Applicant informed us that the Development Permit application 

was submitted in a staggered timeline so that the design of the building and site layout can be evaluated with 

the Land Use Amendment. 

 

Commens 
We have provided comments based on the vision laid out in the Hillhurst Sunnyside ARP and 
public consultations leading to its 2009 approval. We would further wish to see deeper clarity on 
increased benefits delivered to the current and future residents of the community and assurances that 
the proposed Land Use Amendment and Direct Control district policy accurately reflects the future 
development plans. Our recommendations to City Administration and City Council are listed on the 
final page. 

 

 

1. Built Form 

• Residents on 11th Street NW are not supportive of the design for the west side of the site due to 

the height and lack of setbacks.  This is reflected in our final recommendations. 
This site has limited exposure to west laneway. The future development at western adjacent lot to be fully 
exposed to the west side lane. The proposed development to be a maximum 5-storey building, which will take the 
role of building mass stepping down to lower/smaller scale, in respect to the single house building across the lane 

• HSCA was copied on several emails from community members that supported the project proposal 

and from neighbours in opposition to the application. We believe  that residents concerns need to 

be considered when evaluating the proposal against the intention of the ARP. 
Building mass and shadow study diagrams have been provided by comparing the ARP and proposed building, to 
demonstrate no negative impact to the neighborhood with the project proposal.  

• We have provided additional historical context with regards to the proposed protection/ 
designation of the former Hillhurst Baptist Church as a Municipal Historic Resource below. 
 

• Initial renderings were provided by the applicant on their project website, showing a six-
storey building with two interior courtyards, set in on the south side of the triangular-shaped 
parcel. 

• The concept drawings appear quite monolithic; a podium and stepbacks would be 
an effective way to help minimize the building massing at street level. At-grade patios 
and entryways would further integrate the large building with the human scale of our 
turn-of- the century, pedestrian-oriented community. 
Individual entries have been provided to street-oriented unit with human scale entry elements along 
Gladstone Rd and the north lane.  Additional step back is proposed at top level facing the north lane. 

 
• We are unclear about the distribution in density and Floor Area Ratio, where the 

eastern part of the site already has an FAR of 5.0 and how the density would be 
shifted if the Church were to be included in the comprehensive development of the 
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site. 
The Overall density of the site is about 3.18 FAR. 

 
• It is unclear how the applicant will demonstrate a softer interface between the Church 

building and the larger building when viewed from 10 h Street. 
The interface of the east facade has been redesigned to create a silhouette of the church, having similar scale and 
same material from the existing church. It provides a desired transition and interesting backdrop to the historic 
church from the intersection of 10th Street and Gladstone Road. [Please refer to page A5.06 perspective view to 
historical church building] 

 
• Because the application represents a greater height that is shifted across the entirety of the 

site, we expect that the applicant demonstrate sensitivity to neighbours through an 
appropriate interface at the north alley side, towards 11 h  Street and on the west side of the 
block with the two remnant parcels that are not a part of the development site. 

• We request wording added to the Direct Control district rules to push the building 
massing inward at the upper floors, as would be consistent in the Land Use Bylaw for 
the proposed Mixed Use 1 district (M-U1), where property lines abutting the lower 
density Multi-Residential Contextual Grade Oriented (M-CG) districts immediately to 
the west, north and south are to be set back and tiered back as appropriate. 

The proposed design will align with Mu-1 land of use bylaw . The west lot to be rezoned as M-2 as a near 
future development. 

• In keeping with the General Rules for Mixed Use Land Use Districts (Bylaw 20P2017), 
the street wall definition under the Municipal Development Plan is defined as a 1:1 
or 1:2 ratio of building height to road right-of-way to comfortably enclose the street 
on the podium level. In this case, the south building frontage on Gladstone Road 
should measure approximately 11 metres, curb to curb. 

• There is a strong preference from neighbours and HSPC to further step down the 
building 
closer to the interior residential part of the community. Community members cited 
the positive precedent set by the St. John’s Condo building built in 2011, which is 8 storeys 

facing 10th Street and steps down to 4 storeys and further broken down to 2-3 storeys 
along 10A Street. Careful consideration was given to the interface between the 
larger building and the existing fabric of smaller scale single-family and multi-
residential homes. 

• While development on the south side of 5th  Avenue can reach a maximum 16m 
height closer to 10 h Street under the ARP, sensitive redevelopment is still an important 
aspect to consider for current neighbours. 

• A shadow study would help evaluate the building’s impact on adjacent neighbours. 
There are two court yards proposed directly open to Gladstone Road, which creates attractive components 
and breaks the building façade to 5 segments instead of typical continues street wall design. The double 
court yards area can be considered as generous setback which counts for almost 40% of the overall 
building façade along Gladstone Road.  
 
In addition, step backs have been considered at main entrance and ground-oriented unit entry porch to 
allow for variety of architectural expression. 
 
Building mass and shadow study diagrams have been provided by comparing the ARP and proposed 
building, to demonstrate no negative impact to the neighborhood with the project proposal. 

 
• At Development Permit stage, consider crime prevention through environmental design/CPTED 

principles, such as lighting or added “eyes” on the ground floor to increase safety for pedestrians 

including residents, employees and visitors along Gladstone Road, the alley, and a more 
active 10th Street frontage.  
CPTED report to be provided at next design stage. 

 
 

 

SDAB2021-0090

115



DP2020-6663 

19 

 

 

2. Heritage Designation and Impacts to Existing Community 

• Built in 1907, the formerly named Morleyville Road Baptist Church was once a hub in 
the community; the building has changed to various other well-used commercial uses over 
the years. We feel that the designation and protection of this building is a very encouraging 
aspect of the application that would add to the eclectic mix of heritage homes, apartments, 
condos, and newer mixed-use buildings of contextually appropriate sizes in the community. 

o Not enough information was provided regarding the Church building, including the 
future commercial uses and how it will be renovated/restored. 
Exterior renovation proposal has been provided for review. [ Please refer to page A0.12]. 

o Not enough information was provided on the activation of the public realm fronting 
10th Street as a major pedestrian corridor. 
A public plaza with mutual trees has been considered at the intersection to allow for opportunities of 
vibrant public activities. [ Please refer to page A2.03 ground floor, and A1.00 site plan for details]. 

 

• Hillhurst Sunnyside is one of Calgary’s first suburbs north of the Bow River. This block was 

originally developed by Theodophilus Thompson, a plasterer in the 1910s. A few of those 
modest original homes still exist today serving as well-maintained examples of the architecture 
of the era, including the Thompson home at 416 11th Street NW and the two brick houses on 
either side. 
o Section 3.1.2 of the ARP envisions higher densities on the Main Streets; for this block, 

the western end was allocated a 16m or 4-storeys height limit. The heritage 
designation for the Church is a rare opportunity, but also an inequitable compromise, 
where Main Street style development directly borders the smaller scale residences off 
11th Street. Information noted 

• There is an opportunity to commemorate some of the most historically significant streets 
in Calgary: (1) Gladstone Road was originally an Indigenous trail that now traverses the heart 
of the community (2) the original name for 10th Street was Morleyville Road, which led to 
Morleyville, the oldest pioneer settlement in Southern Alberta and Treaty 7 territories. 

 

A unique and innovative design approach specifically for the east façade has been explored to enhance the heritage 
character of this site. [Please refer to page A5.06 perspective view to historical church building]. 

 

3. Social Considerations 

• The applicant indicated that this would be an approximately 140-unit apartment building. 
Most of the condos built to date have been catered to higher income single and dual 
incomes. We would like to see a greater housing mix as to encourage more family housing, 
such as a mix of 2- and 3- bedroom condo units; no information was provided on the number 
of three-bedroom, or family-oriented units. 

o Family Co-habitation is the most effective method to increase density, this requires 2 and 

3 bedroom units to be included in the design. 

Please note that the ARP strongly encourages family focused developments, as this 

supports our schools and co-habitation is the most effective means of densification.  
There are 52 two-bedroom, 16 three-bedroom and 5 three-bedroom and 1 den suites proposed for this 
development. [ Please refer to page A0.13 project data page].  

 
• The HSPC supports the proposed purpose-built rental building. While several new 

apartment buildings have been built during the current recession, the rental rates on these 
newer rental buildings seem to cater to exclusively to higher incomes. 
o The ARP encourages affordable housing. Hillhurst and Sunnyside has always 

been a welcoming mixed-income community. We ask that the developer consider 
allocating “affordable” units to continue to support our proudly diverse community. This 

would keep with the history of the Church as a community hub, originally built by 
volunteers from the congregation. 

 

Affordable units to be one of the key considerations for this development. 
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4. Mobility 

• This development will add significant density to the site near the Sunnyside LRT Station; 
more new neighbours will help support a healthy, vibrant shopping and commercial district. 

• With the Graywood Theodore site at 427 10th Street (114 units + retail/commercial space) 
site now under construction and the current proposed Westrich site (140 units) 
redevelopment in progress to bookend the east side of Gladstone Road, we felt that this is 
an opportune time to request commitments from the City to improve mobility and safety. 
We recognize the City’s challenges due to Covid-19 and believe it would be a missed 
opportunity if we do not advocate now. We remind City Administration and Council where 
ARP Section 4.3.8 states: 

“Traffic management opportunities including, but not limited to, traffic optimization, 

access management, and traffic calming will be pursued as a part of the review of new 

developments within the TOD area.” 
Information noted 

We believe that traffic a major source of contention. Gladstone is a very well-used multi-

modal transportation corridor and the only east/west connector between 10th and 14th 

Streets, other than 5th Avenue and Kensington Road, which is already closed to automobile 

traffic. Traffic already moves through the residential part of the community to avoid 10th Street 

and to be able to access the businesses on  10th and 14th Streets. Further, cut-through traffic 

from Kensington  Road eastbound and 14th Street northbound will travel along Gladstone Road 

to access this site. Information noted 

 
• The ARP indicates that “Upon completion of six significant redevelopments in the [TOD] study 

area, The City shall prepare a Mobility Assessment & Plan (MAP) in consultation with the 

Community Association to review the transportation impacts of the intensified land use on 

adjacent roadways, as well as pedestrian, bicycle and transit connections” (Section 4.3.8). 

• Six major residential projects were completed in 2017. A traffic study was approved 
by City Council in December 2018 and cancelled in June 2019 due to the constraints 
of a fiscally-challenged economy. We ask that Council keep its promises to the 
community and commission the Mobility Study. 
Information noted 

 

 

5. Parking 

• This is an excellent opportunity to create a truly Transit Oriented Development (TOD) due to 
its 
location and proximity to the Sunnyside LRT station and city’s Primary Transit Network. 

• Car-sharing and secure bicycle parking is encouraged to reduce automobile traffic so 
that excess parking does not spill into the community and to help contribute to a more 
climate- resilient Calgary. 

• The applicant indicated that there will be a 1:1 parking to unit ratio. We note that 
parking stalls in the proposed M-U1 district can be relaxed and allow for a .75 stall per 
residential unit ratio. A combination of alternative transportation and local 
amenities can help reduce the need for automobile ownership and mitigate the 
impacts of more vehicles in a densifying neighbourhood. 
Parking stalls have been reduced to the ratio of 0.75/unit. [ Please refer to page A0.13 project data, and 
notes on pages A2.01 & A2 02].  

 
• We request that the following ARP policy be enforced by City of Calgary Roads/Calgary 

Parking Authority and have policy written into the Direct Control bylaw to ensure compliance: 
• “Dwellings in new multifamily developments are not to receive parking passes regardless 

of their off-street parking provisions” (Section 3.4.3). 
Information noted. 
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6. Public Benefits 

• This proposal’s notable intrusion into a lower density residential neighbourhood should be paired 
with equally notable improvements to the public realm, both on- and off-site. 
As per transportation comment: Lane paving improved proposed from the east connection with Gladstone RD to 
the lane intersection on the west side of the development including a 15m transition to the north, and the extents 
of the access easement to the south. [ Please refer to page A2.03 ground floor, and A1.00 site plan for details]. 

 
• Bylaws 19P2015, 27P2012, and 86P2018 state that applications exceeding the base density 

may contribute to the Hillhurst Sunnyside Community Amenity Fund (HSCAF) or an Urban 
Design Improvement. It is not unusual for applicants to contribute funding to both. 

• At the time of writing, the Community Amenity Fund contribution is set at $18.14 
per square metre over the base density; recognized in the 2014 City/Coriolis report 
to be a lower rate than other areas experiencing significant redevelopment; HSPC 
wishes to see an equitable benefit for a community going through major intensification 
and change. 
The developer will follow the contribution standard established by the city of Calgary 

• There have been longstanding concerns and discussions around an expanded public realm 
and streetscape improvements along Gladstone Road. Past ideas for consideration include: 

• Limiting traffic to one-way only along sections of Gladstone Road 
• Implementation of a traffic calmed “shared street” 

• Closure of sections of Gladstone to vehicle traffic 
Information for the city’s consideration. 

• The applicant is encouraged to make other improvements to the general area, such as to 
the laneway, Gladstone Road, and the streetscape/public realm in consultation with the 
community. 
Laneway improvement has been considered in the design. Proposed plaza at Gladstone and 10th St Intersection 
and court yard will open to the community. 

 
• HSCA requests that the developer consider all opportunities for recycling and re-purposing 

any elements of buildings that will be razed to make room for this proposal. 
The existing church to remain and re-purposed for amenity use 

• We would ask that the developer consider an HSCA membership package for the future 
building tenants. We encourage all new residents to become engaged in community life. 
JSA has been forwarded this info to the developer. 

 
 

 

7. Community Engagement 

• The applicant presented to the HSPC at our outdoor meeting on August 11, 2020. The 
meeting was well-attended by members and a handful of neighbours (about 18 people). We 
appreciate being informed early in the process and hearing the developer’s vision for the site 

prior to finalization of any plans and so we may inform and encourage community 
members to get involved in the planning process. 
Information noted. 

 
• There was a subsequent engagement with the most-affected neighbours and HSCA on Nov. 

10
th  .  Information noted. 

 
Through the engagement process, we understand that concerns were raised from adjacent 

neighbours about the proposal. We have endeavoured to offer a balanced application review through 

this letter but recognize that not all neighbours are affected equally. Information noted 

 

• There was general support expressed at the Applicant’s initial presentation. Comments were 
received regarding the preservation of the former Hillhurst Baptist Church building and 
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the current applicant’s direction to reduce the height on the eastern parcel. Due to COVID-19, an open 
house was not conducted, however information was sent electronically, and the applicant has 
an online platform to collect comments. Despite this reduced public engagement, we have 
received a notable volume of letters. Affected neighbours have organized and provided 
independent letters to the City and applicant. 
Information noted 

 

KeyRecommendations 
As current, the application increases the ARP height/density on the west side of the site from 16m to 
20m and from 2.5 to 4.0 FAR. We have concerns that any changes to the ARP though this application 
will and could carry forward to a different developer/applicant, should the current 2020 application 
lapse. For example, the 2018 ARP amendment from a previous developer had successfully 
increased the allowable height from 26m to 32m on the east side of the block; this previous 
developer has since released their interest in developing the site. 

 
Hillhurst Sunnyside has been partner to the City of Calgary’s long-term vision to intensify within 
established areas, welcome new neighbours and increase housing within the inner city. In our 
experience, redevelopment has not been commensurate with public improvements. Our key 
recommendations are reiterated as follows: 

 
1. Setbacks to be included, as envisioned in the ARP for this situation, in the final design to 

account for the low-density heritage homes on 11 St NW 
Setbacks have been considered in compliance with land use bylaw MU-1 – 3 meters along west and north lane. 

 
2. That direction is added to the Direct Control district bylaw to provide rules aligning with the 

Mixed Use District (M-U1) rules. The DC should state the required setbacks and stepbacks 
where the proposed development site shares a property line with M-CG districts adjacent to 
the parcel. 
Setbacks have been considered in compliance with land use bylaw MU-1 – 3 meters along west and north lane. 
The chamfered step backs along the lanes follow land use bylaw MU-1. In comparison to the ARP, the proposed 
building reduced the building height at east site from 32m to 20m.  

 
3. That the City and applicant work together on offsite improvements to mobility, traffic 

and pedestrian accessibility and safety in consultation with the community. Council is 
additionally reminded of their wider commitment to the community in 2009 when Hillhurst 
Sunnyside became the first community to go through Transit Oriented Development planning. 
Onsite and offsite improvement, traffic and pedestrian accessibilities and safety have been considered. Detailed 
design provided along the north lane to demonstrate this consideration, including increase the existing laneway to 
7.2m.  

 

4. That City Council go through First Reading of the proposed bylaw and withhold final 
approval (Second and Third Readings of the proposed bylaw) until the finalization of 
community amenities, the above three recommendations, commitment to municipal heritage 
designation/restoration for the Church, and that “exemplary building design” is demonstrated 
to the satisfaction of Calgary Planning Commission at Development Permit stage. 
Information noted. 

 
Please keep us updated as this important application progresses. The HSCA would like to be 
involved in the review of this project. Please contact the undersigned should there be any questions 
or clarifications. 

 
Sincerely, 

 

 
 

Hillhurst Sunnyside Planning Committee 
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Hillhurst Sunnyside Community 
Association 

 

 
 

cc: Elicia Cantafio, Chair, Hillhurst Sunnyside Planning Committee, HSCA 
Ben van den Berg, Daria MacDonald, Decker Butzner, Lorna Cordeiro, Mark Beckman, 
Robert McKercher, Tom Dvorak, HSPC Project Subcommittee Members 
Lisa Chong, Community Planning & Engagement Coordinator, HSCA 
Dale Calkins, Senior Policy & Planning Advisor, Ward 7 Councillor’s Office 
City of Calgary Circulation Control 

 

Appendix I: Addendum Comments 
 

 
May 31, 2021 

 

RE: Updated Comments on Amended Plans 
 

Dear Mr. Evan Goldstrom, 
 

The Hillhurst Sunnyside Planning Committee and community members would like to offer our 

thanks to you and the Applicant’s group for your time and providing updates on DP2020-6663 at the 

May 12, 2021, virtual community association meeting. We have summarized the HSPC and 

neighbours’ comments below: 
 

General 
 

• There appears to be very few modifications from the original design and as such, does 

not address the DTR and Planning Committee suggestions regarding step downs and 
setbacks, softening the interface, 2-3 storey townhome design at the laneway, set back 
from Gladstone Road, etc. 

o The modification of a setback on the 6th floor does not keep with the suggestions from 

the City DTR and HSPC’s letter. This is insufficient in terms of developing a 

building that is keeping in line with the village-feel and human-scale of the 
community. 
The chamfered step backs along the lanes follow land use bylaw MU-1. 

o The setback has to occur at 12m; the plans show it occurring at 15m. 
o The interface between the building and low lying residential needs to be softened as 

per the City’s DTR and the HSPC’s suggestions. As suggested, townhouses or 

live/work can be accommodated as is precedent at the Kensington building on 10th 

Street and 2nd Avenue. 

The original ARP and the prior application and ARP amendment only included a 
maximum height of 16 metres (or 4-5 storeys) and a FAR of 2.5 

 
The proposed development is to follow land use bylaw MU-1, the north lane has been increased to 
7.2m wide as per transportation department comments. The proposed development is supported by 
the adjacent west lot owner. Potential development plan of the western parcel has been provided to 
demonstrate the future development to follow land of use bylaw M-2 with building massing stepping 
down to 3 storeys along west lane. It will take the role for the requested sensitive transition.  

 

o While the current application proposes a blended height and FAR, it is important to 

understand that the ARP went through a careful 3-year review from 2006-2009 

which weighed the potential impacts of Transit Oriented Development. 
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o Significant community consultations resulted in the current ARP maximums to 
ensure sensitive transition from the community Main Streets to the lower density 
residences to the west. This context has not been demonstrated with the current 
proposed development. 
The proposed development is to follow land use bylaw MU-1, the north lane has been increased to 
7.2m wide as per transportation department comments. The proposed development is supported by 
the adjacent west lot owner. Potential development plan of the western parcel has been provided to 
demonstrate the future development to follow land of use bylaw M-2 with building massing stepping 
down to 3 storeys along west lane. It will take the role for the requested sensitive transition.  

 
 

Hillhurst Baptist Church Building 
 

• The current state of the former LifeSport/Hillhurst Baptist Church has been neglected as 
the building has been deteriorating for some time, even before Land Use interests began 
in 2018. 

o Some of the Character Defining Elements that have were defined in the Statement 
of Significance on the Inventory of Evaluated Historic Resources have been in 
disrepair and particularly where the eaves and landscaping have impacted the 
exterior cladding. 

o We have reached out to City of Calgary Heritage Planning for more information 
and learned the Land Use Application is tied to a designation agreement being 
executed. 

o We would like to reiterate Recommendation #4 in our first letter, which describes 
the process on the prior Land Use Designation (LOC2018-0114) to ensure that 
restoration and historic resource designation must occur for the application to 
receive full Council approval. 

o More detail is needed to articulate the Heritage Values ascribed to the site: 
Style, Landmark and Symbolic. 
an upgrade plan for the existing church has been provided.  

 

• We welcome the proposed daycare use of the building as childcare services are in great 
demand in the community and constitutes a community-serving use for the building. 

 While the “Child Care Service” use is not a mandated use for the future of the building, 

we can suggest that the DC includes the “Child Care Service” definition is moved from 

the list of “discretionary uses” to “permitted uses” in the proposed M-U1 District for the 

Land Use Amendment application. 
Noted and to be included in DC regulation. 

 

Heritage Considerations 
 

• The community has a unique vision for the site through the preservation, restoration, and 
designation of the historic Church building. However, we are challenged with developing the 

site responsibly while respecting the DTR feedback and ARP policy. 

• We strongly agree with the neighbours that the preservation of the Church has to be 

balanced against the living heritage on 11th Street, and the preservation of the Church 
building should not be leveraged against the heritage of the low-lying residential 
community. 

• The current Church building represents one of the last wooden churches in Calgary and 

thus, occupies a significant chapter of the history of our city. At the same time, we have not 

heard significant public engagement that supports the justification of increasing the height 

and massing of the proposed building so that the air rights from redeveloping the Church 

are shifted to the west, where there are currently heritage residences that have been 

SDAB2021-0090

121



DP2020-6663 

25 

 

 

meticulously maintained and loved by the current residents. 

 

 
 

Community Context 
 

• The plan update included initial plan renderings from the adjacent owner of the remnant 

parcels to the west of the proposed development site. The landowner has had 
redevelopment plans in the works for many years, which has yet to be realized. 

o We are uncomfortable about basing the proposed plans on a future unapproved 5- 

storey building (which may or may not ever be built) to the west. The City Planning 
Department has indicated that their decision is based on current context, and not 
future context. Additionally, the future building would need to apply for future Land 
Use & ARP amendments and design approval which it does not yet have. 

o There currently exists a one-storey bungalow on the adjacent lot. Excellent 
precedents have already been set within the community: the St. John’s building as 

mentioned and the relationship of the Victoria on Fifth/ Kensington on the Park 

buildings on the north side of 5th Avenue and 10th Street, just north of this 
development. These buildings have included careful step backs and step downs 

where they abut bungalows, despite the higher zoning allowances on 5 h Avenue 

• As discussed at the recent meeting, the rendering is not in keeping with the reality of 

the surrounding community 

 The photo shows an image of how the proposed building would blend into the 
community; however, the extra space does not exist due to the presence of 
surrounding buildings. The concept for activating the laneway would be very 
challenging under the current circumstances. 

 
The proposed development is supported by the adjacent west lot owner. Potential development plan of 
the western parcel has been provided to demonstrate the future development to follow land of use 
bylaw M-2 with building massing stepping down to 3 storeys along west lane. It will take the role for the 
requested sensitive transition.  

 

Multiple renderings provided to show the realistic context.  
 

Laneway 
 

• The laneway modifications needed to support the building have not been planned for. 

The widening is not possible on the west end as there is an adjacent landowner that has 
plans for the pie shaped lot.  
The pavement to the west lane to align with the property lines, which allows for minimum 4.5m wide lane. 

   

• The proposal indicates that the lane will only be paved 15m to the north past the “T” in 

the alley. The entire lane – to the west of the building – should be paved, otherwise it 

would transition to gravel before connecting with 5th Avenue. 
The pavement extension is based on transportation department comments. 

• The drawings do not show how the lane will transition to the 2.9m width between the 

utility pole and the Thompson Barn on the west side. 
Pavement to be constructed in alignment with property line with the pole remain where as it. [Please refer 

to A2.03 ground floor plan] 

• The DTR note, "Amend the plans to provide additional setback to facilitate a functional width of 

7.2m such that two vehicles can pass each other within the lane" has not been completed. Instead, 

the plans show a 6.1m wide lane.  

The north lane has been increased to 7.2m. [Please refer to pages A2.03 ground floor plan]. 
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• The plans do not indicate how drainage in the lane will be handled (such as underground 
storm sewers, or only relying on the surface grade) and now to prevent flooding of garages 
as well as prevent spring runoff from flooding the underground parking garage. 
Storm line is indicated in civil drawing (Utility Plan C03). Also, the development flood proofing is 

proposed at the bottom of level of parkade with substantial sump pump capacity. 

 
• The drawings show that the utilities will be buried. However, no feasibility work was done to 

see if there are water or storm drainage lines. Also, the developer was unable to answer 
how buried utilities would be run to the homes along the lane, which currently get them from 

above ground poles. There is no room to move them onto west side of west laneway, or to 

the north side of the north laneway. The applicant has been informed at least a few times 

about this potential challenge. With a mature Development Plan application, we are 
highlighting the requisite to address this issue before plan approval. 

 
The info of existing utilities is provided in Survey plan. New sanitary line proposed along north lane 

to be coordinated with the buried power line. There is typical feasible solution with the buried utilities 

line to connect to single family home across the lane. Below is an illustration for the transition. The 

detailed design to be provided at building permit stage with coordination with transportation and 

engineering department in the city. 

 

 
 

 
 

Traffic Management 
 

• We are supportive of the conversations from the Ward 7 office in support of curb extensions, 
in conjunction with the construction that is currently happening on the Theodore development 

on the south side of Gladstone Road. 

• We appreciate that the applicant has proposed fewer vehicle parking stalls (from a 1:1 ratio 

to 0.75 stalls to units/home) to keep the amount of additional vehicular traffic to a minimum 
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(as allowed in the Land Use Bylaw) and successfully realize Transit Oriented Development. 
 

We realize that this was a very lengthy letter, but we still feel that our four points of 

recommendations in the original letter still applies to our current comments on the amended 
plans. Thank you for your time engaging with the community. 

 
 
 

Hillhurst Sunnyside Planning Committee 
Hillhurst Sunnyside Community 
Association 

 
 
54. The Advisory Comments will be finalized at the time of decision. 

Noted 

 
55. The Applicant may appeal the decision of the Development Authority, including any of the 

conditions of the development permit. If you decide to file an appeal, it must be submitted  
to the Subdivision and Development Appeal Board (4th Floor, 1212 31 Avenue NE, Calgary, 
AB T2E 7S8) [DJ3 Building] within 21 days after the date on which the decision is 
made. An appeal along with reasons must be submitted, together with payment of a 
$200.00 fee, to the Subdivision and Development Appeal Board. An appeal may also be 
filed online at http://www.calgarysdab.ca or mailed to Subdivision and Development 
Appeals Board (#8110), P.O. Box 2100, Station M, Calgary AB T2P 2M5. To obtain an 
appeal form, for information on appeal submission options or the appeal process, please 
visit the website or call 403-268-5312. 
Noted 

 
56. Building Regulations advises of the following. Please refer to the contact provided in the 

comments below if you have any questions prior to your building permit application. 
 cut and paste Building Regulations comments here 
Noted 

 

57. The approval of this Development Permit does not limit in any way the application of the 
regulations in the Alberta Building Code, nor does it constitute any permit or permission 
under the Alberta Building Code. 
Noted 

 
58. In addition to your Development Permit, you should be aware that Building Permit(s) are 

required. Once your Development Permit application has been approved, you may apply 
for Building Permit(s).  Please contact Building Regulations at 403-268-5311 for further 
information. 
Noted 

 

59. There are many types of caveats and other agreements that can be registered on the title 
of the property that can restrict the ability to develop. The City has not reviewed or 
considered all instruments registered on the title to this property. Property owners must 
evaluate whether this development is in compliance with any documents registered on title. 

 

Noted 
 

Development Engineering: 
 
60. The developer is responsible for ensuring that: 

a. The environmental conditions of the subject property and associated utility corridors 
meet appropriate regulatory criteria and appropriate environmental assessment, 
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remediation or risk management is undertaken. 
b. Appropriate environmental assessment(s) of the property has been undertaken and, 

if required, a suitable remedial action plan and/or risk management plan has been 
prepared, reviewed and accepted by the appropriate regulatory agency(s) including 
but not limited to Alberta Environment and Alberta Health Services. 

c. The development conforms to any reviewed and accepted remedial action plan/risk 
management plans. 

d. All reports are prepared by a qualified professional in accordance with accepted 
guidelines, practices and procedures that include but are not limited to those in the 
most recent versions of the Canadian Standards Association and City of Calgary 
Phase I & II Environmental Site Assessment Terms of Reference. 

e. The development is in compliance with applicable environmental approvals (e.g. 
Alberta Environment Approvals, Registrations, etc), Energy Resources 
Conservation Board approvals and related setback requirements, and landfill 
setback requirements as set out in the Subdivision and Development Regulation. 

 
If the potential for methane generation or vapours from natural or contaminated soils and 
groundwater has been identified on the property, the developer is responsible for ensuring 
appropriate environmental assessment(s) of the property has been undertaken and 
appropriate measures are in place to protect the building(s) and utilities from the entry of 
methane or other vapours. 

 
Issuance of this permit does not absolve the developer from complying with and ensuring 
the property is developed in accordance to applicable environmental legislation. 
Instructions to be followed. 

 
61. Site Servicing (hydrant location plan) is to be submitted and approved by the Fire 

Department prior to the Development Site Servicing Plan stage. One stamped plan is to be 
submitted with the Development Site Servicing Plan submission. 
On-site New hydrant to be provided. 

Required hydrants shall be in place, tested, and operational prior to the start of building 
construction. 
Process to be followed prior to the start of building construction. 

 
62. Any flammable or combustible liquid storage tank over 230 litres requires 3 sets of 

drawings to be submitted to the Fire Department, Fire Inspections and Investigations, 
Technical Services for review. 
Plans are to be delivered to: 
4144 - 11 ST SE, Calgary, Alberta, T2G 3H2 
There is a fee structure in place for this review. 

Refer to this website link for more information: 

http://www.calgary.ca/CSPS/Fire/Pages/Inspections-investigations-and- 
permitting/Registering-Flammable-or-Combustible-Tanks.aspx 
Noted 

 

63. Prior to the commencement of construction, alteration or demolition operations, a fire safety 
plan, accepted in writing by the Fire Department and the authority-having jurisdiction,  
shall be prepared for the site and conform to the requirements of the AFC 2014, Division B, 
5.6.1.3.. This document is required as a Building Permit condition for approval. 
Noted 

 
64. The subject parcel lies within the Land Use Bylaw mapped flood area.  Based on 

information gathered in the 2013 flood event by the City of Calgary and analysis contained 
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in the “Bow River and Elbow River Hydraulic Model and Flood Inundation Mapping Update” 
(2015, City of Calgary and Alberta Environment), any buildings on this parcel should be 
designed and constructed to withstand damage from any future 1-in-100 year flood: 

 
a. to prevent structural damage by floodwaters; 
b. to construct the first floor of all buildings at or 1049.0m; and 
c. to construct all electrical and mechanical equipment within a building at or above 

1049.0m; 
The first floor is proposed on 1048.5m, as the development flood proofing is proposed at the bottom of 
level of parkade with substantial sump pump capacity.  

 
65. Water connection is available from Gladstone Rd NW. Noted 

 
66. Show details of servicing and metering on Development Site Servicing Plan. Provide 

adequate water meter locations (100mm or larger, room adjacent to an exterior wall, 50mm 
or less, label water meter location) where services enter building. If static pressure 
exceeds 550 kPa install pressure reducing device after meter. 
To be provided by TWS 

 
67. Review with Fire Prevention Bureau at 403-815-1114 for on-site hydrant coverage and 

Siamese connection location(s). A site servicing (hydrant location plan) stamped by the 
Fire Prevention Bureau is to be submitted at the Development Site Servicing Plan stage. 
(Principal entrance(s) are to be labeled on the plan.) 
Hydrant location plan has been provided to Fire Prevention Bureau. Official approval in in progress 

 
68. Redundant services are to be disconnected at the source and new service installed at the 

owner’s expense. Noted 
 
69. Each unit must be individually metered. Noted and to be provided. 

 
70. Ensure that the water service separation from the foundation wall or piles is: 

a. 4.0m (100mm service or larger), or 
b. 3.0m (50mm service or smaller), or 
c. 2.0m when the foundation wall or piles extends vertically a minimum of 2.0m below 

the invert of the water pipe. 
To be followed at next design stage 

 
71. A dual service is required to service the site and shall be installed in a common trench with 

a minimum separation of 1.3m. 
Dual service to be provided. 

 
72. The applicant must apply for water and sewer connections as per City Standards. 

Noted, will apply. On-site Utility plan to be provided by consultant at next design stage. 

 

73. Our public water network can provide 15,000 LPM (3 Hydrant flow) fire flow with 15 m 
residual pressure under normal operating condition. Internal system needs to be 
designed accordingly in order to ensure adequate water supply and fire protection. If the 
Required Fire Flow (RFF) (based on FUS guideline) is more than 15,000 LPM (3 
Hydrant flow) please contact Development Planning / Asset Planning for further 
discussion.  A hydrant should be added close to the south boundary line of this development to 

provide adequate hydrant coverage. 

 
In addition, if fire sprinkler / standpipe system is to be installed, please provide the 
design flow/pressure requirement in the required Fire Flow Letter, so Water Resources can 
evaluate if the existing public system can support the fire sprinkler/ standpipe system 
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design. 
To be followed at next design stage 

 
74. Sanitary sewer connection is available from Gladstone Rd NW. Noted 

 
75. Storm sewer connection is available from Gladstone Rd NW. 

as per city’s recommendations storm connection require through the lane to the storm line on the 10street NW 

 
76. Show all existing and proposed sewers on the Development Site Servicing Plan at the 

Building Permit stage.  Contact Development Site Servicing at 
developmentservicing2@calgary.ca for details. 

For further information, refer to the following: 
 

Design Guidelines for Development Site Servicing Plans 
http://www.calgary.ca/PDA/pd/Documents/urban development/publications/DSSP2015.pdf 

 

Development Site Servicing Plans CARL (requirement list) 
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing- 
plan.pdf 
To be followed at next design stage 

 

77. Best Management Practices (BMPs) are activities or practices that are designed to reduce 
runoff volume and prevent or reduce the release of pollutants to receiving waters. 
Operation and maintenance manual and sample maintenance log shall be provided to the 
owner in case there are any BMPs located within the property as per the current 
“Stormwater Management & Design Manual” Section 4.13. 
Appropriate Source Control Practice checklists must be completed and submitted to 
Development Approvals 
(http://www.calgary.ca/UEP/Water/Pages/Specifications/Submission-for-approval- 
/Development-Approvals-Submissions.aspx).  For more information contact Development 
Planning at 403-268-6449. 
To be followed at next design stage 

 
78. A wastewater monitoring access point is required to service the proposed industrial, 

commercial, or institutional developments as per Part VIII of the Wastewater Bylaw 
14M2012.  Such an access point allows for the observation, sampling and flow 
measurement of wastewater entering the wastewater system, and includes a test manhole. 
Monitoring access points should be, wherever possible, located outside the property line on 
public property.  If the access point cannot be located on public property, an access 
easement is required. The access easement is to be a minimum 5m x 5m surrounding the 
wastewater monitoring access point and shall include an access easement from the site 
entry point to the manhole to allow for vehicle access. The easements must be registered 
on title prior to DSSP approval. Contact the Land Titles Officer, Corporate Properties at 
403-268-5863 for an access easement. All monitoring access points must provide 
unrestricted access to City staff for inspection purposes. 
To be followed at next design stage 

 
79. Drainage from all parkade ramps (minimum 75% covered), underground parkades, or other 

covered parking areas are to be directed towards the on-site sanitary sewer system. 
To be followed at next design stage 

 
80. The allowable stormwater run-off coefficient shall be 50L/s/ha. Noted. Calculation for the required 

on-site storm storage to be provide at next design stage. 

81. Surface ponding (trapped lows) should be designed to contain all the flow generated from 
the 100 year storm events. 
To be followed at next design stage. 
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82. Where possible, discharge of roof leaders should be directed onto grassed or pervious 
areas to help reduce the volume of runoff. Alternatively, the roof leaders may be directed 
to the on-site storm sewer system. 
To be followed at next design stage 

 
83. Storm Redevelopment Fees ($84 / m frontage) will be required at the service connection 

stage. Noted 
 
84. Ensure elevations of building slab and/or any building openings are 0.3m minimum above 

trap low spill elevations or the 100 year elevation, whichever is higher. The minimum grade 
within the lot adjacent to the trap low must be 0.3m higher than the 1:100 year elevation in 
the trap low or spill elevation, whichever is higher.  This minimum grade must be achieved 
within a 6.0m distance from the common property line of the lot and the road right-of-way. 
To be followed at next design stage 

 
85. For parking lots outside the downtown core, defined as the area covering from the Bow 

River to 9 Avenue South and from the Elbow River to 14 Street West, the developer must 
have a storm connection regardless of whether or not the parking lot is paved or gravelled. 
To be followed at next design stage 

 
86. As per The City of Calgary Drainage Bylaw 37M2005, the developer, and those under their 

control, are responsible for ensuring that a Drainage Permit is obtained from Water 
Resources prior to discharging impounded runoff (caused by rainfall and/or snowmelt) 
seepage or groundwater from construction site excavations or other areas to a storm 
sewer. The developer, and those under their control, is responsible for adhering to all 
conditions and requirements stipulated in the Drainage Permit at all times. For further 
information, contact the Corporate Call Centre at 311 or visit 
http://www.calgary.ca/UEP/Water/Pages/Watersheds-and-rivers/Erosion-and-sediment- 
control/Report-and-Drawings-Templates-and-Guides.aspx (Drainage Permit applications 
can be downloaded from this website). 
To be followed at next design stage 

 

87. Stormwater emergency escape routes must be to a public roadway. 
To be followed at next design stage 

 
88. For questions and concerns regarding waste storage facilities, refer to the “Development 

Reviews: Design Standards for the Storage and Collection of Waste” 
Found at: http://www.calgary.ca/UEP/WRS/Pages/Commercial-Services/Development- 
Permits-Waste-Recycling.aspx 

 

Or 
 

Contact the Waste & Recycling Services Specialist 403-268-8445 for further site specific 
details. 
Noted 

89. Storage enclosures and collection areas shall be maintained and clear of snow and ice 
To be followed at next design stage 

 
Transportation: 

 
90. Additional guidance for Class 1 and Class 2 bicycle parking facilities and placement can be 

found in The City of Calgary’s Draft Bicycle Parking Handbook. Key considerations for 
Class 1 facilities include: 

 Ensuring there is ample room on-route to and in the facilities to manoeuvre bicycles 
(and possibly chariots) when turning corners, travelling up ramps, travelling through 
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or near doorways or moving to/from parking areas. 
 Ensuring safety of those using facilities to prevent being trapped (i.e. allowing doors 

to open inward, providing ample lighting, etc.) 
Noted 

 
91. Refer to the City of Calgary’s Access Design Standards 

(https://www.calgary.ca/pda/pd/access-design-standards.html) for recommendations 
related to improving accessibility. A minimum unobstructed width of 1.5m width is 
recommended for any private walkways to improve accessibility for those who use 
walkers/wheelchairs. 
Noted and the design standards are followed in the revised design. 

 
92. Vehicle parking stall requirements may be reduced if additional bicycle parking stalls are 

provided per Part 14, Division 1 of the 2007 Land Use Bylaw 
Noted 

 
Parks: 

 
93. Tree plantings within City of Calgary boulevards and/or right of ways are subject to 

approval from Utility Line Assignment and Parks. No person shall plant trees or shrubbery 
on City Lands without prior written authorization from the General Manager, Parks and in 
the case of walkways, medians, boulevards, and road rights of way, without additional prior 
written authorization from the General Manager, Engineering. 
Noted and to follow. 

 
94. No stockpiling or dumping of construction materials is permitted on the adjacent boulevard. 

Noted and to follow. 
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August 4, 2021 
 

Shen, Jeff 
206-4603 Kingsway 
Burnaby, British Columbia 
V5H4M4, Canada 
Dear Sir/Madam: 

 
RE: Detailed Team Review (DTR) 
Development Permit Number:  DP2020-6663 

 

Based on the plans received, the Corporate Planning Applications Group (CPAG) has 
completed a detailed review of your application in order to determine compliance with the 
Land Use Bylaw and applicable City policies.  Any variance from the Land Use Bylaw or City 
policies may require further discussion or revision prior to a decision being rendered. 

 
A written response to the Prior to Decision issues in this DTR is required from the Applicant 
by the end of the sixty (60) calendar day response due date. Following the expiration of the 
response due date, the application may be inactivated with a thirty (30) calendar day 
timeline for a reactivation by the Applicant. In the case of a non-responsive or incomplete 
application, the General Manager – Planning, Development and Assessment may cancel 
the application as per Section 41.1 of Land Use Bylaw 1P2007. 

 
Applicants are requested to contact the respective team members to resolve outstanding 
issues. Amended plans should not be submitted to the Planner until we are able to provide 
comments from all circulation referees. 

 
CPAG endeavours to render decisions on applications within specific service standards. 
Please assist us in meeting these targets by ensuring your resubmission is made in a timely 
manner.  Should you have any questions or concerns, please contact me by email at 
Evan.Goldstrom@calgary.ca. 

 
Sincerely, 

 
 
 
 
 
 EVAN GOLDSTROM 

Planner 2 
 

 

cc: 
 

CHURCHSTONE ENTERPRISES LIMITED. 
19 BEACHAM CLOSE NW 
CALGARY, AB 
T3K 1S5 

 

WONG, DAVID H M 
18 RAVENSCROFT CIR 
NORTH YORK, ON 
M2K 1W9 

 
 

P.O. Box 2100, Postal Station M 
Calgary, Alberta, Canada, T2P 2M5, (403) 268-5311 
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Detailed Team Review 3 – Development Permit 
 
 
Application Number: DP2020-6663 
Application Description: New: Multi-residential building (1 building) 
Land Use District: Commercial - Corridor 1 (C-COR1f2.8h13) and Multi-Residential – 

Contextual Grade-Oriented (M-CGd72) District (As per proposed 
land use LOC2020-0122 – DC 121D2021 (MU-1 f4.0h20)) 

Use Type: Discretionary 
Site Address: 1110 GLADSTONE RD NW, 1114 GLADSTONE RD NW, 1120 

GLADSTONE RD NW, 1124 GLADSTONE RD NW, 1126 
GLADSTONE RD NW 

Community: HILLHURST 
Applicant: Shen, Jeff 
Date DTR Sent: August 4, 2021 
Response Due Date: October 3, 2021 

 
CPAG Team: 
Planning 

EVAN GOLDSTROM (587) 284-7390 Evan.Goldstrom@calgary.ca 
Development Engineering 

DINO DI TOSTO (403) 268-2131 dino.ditosto@calgary.ca 
Transportation 

MARC BASTIAAN (587) 216-7193 marc.bastiaan@calgary.ca 
Parks  

KAREN MOUG 403-200-7328 Karen.Moug@calgary.ca 
 
 
General Comments 
This development permit application was submitted alongside with Land Use Amendment 
Application number LOC2020-0122, which proposes a Direct Control land use district based on 
the Mixed-Use General (MU-1) District to allow for mixed use development with a maximum 
floor area ratio of 4.0 and maximum building height of 20 metres. 

 
These comments reflect the plans submitted on June 30, but also provide commentary to 
capture changes to the land use, as approved at Council on July 26. Amended plans submitted 
in response to this application should amalgamate the responses and changes to the design 
that have been worked on iteratively over the past month. 

 

Comments on Relevant City Policies 
The subject property falls under the Hillhurst/Sunnyside Area Redevelopment Plan (ARP). This 
ARP underwent a major amendment for Transit Oriented Development policies; approved by 
City Council 2009 February. The application site falls within the TOD area and is therefore 
subject to Part II of the ARP. The subject property is part of the Medium-density, Medium- 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 

Page 1 

 

SDAB2021-0090

131



DP2020-6663  
 

density Mid-rise and Urban Mixed-use Policy Areas. Pertinent policy includes: 
 

3.1.2.2 Development within the Urban and Regional Mixed-Use Areas may include a mix of 
retail, office and residential development up to and including the fourth floor along a 
commercial street frontage. Street level uses shall consist primarily of retail, personal service 
and restaurant uses. Above the fourth floor of a building, additional storeys may be added only 
for residential development. 

 
3.1.3.1 New development within the Medium Density Mid-Rise Area should be limited 
to medium-density multi-family residential developments and includes townhouses, 
apartments, and live/work units. 1. New development within the Medium Density Mid- 
Rise Area should be limited to medium-density multi-family residential developments 
and includes townhouses, apartments, and live/work units. 

 
3.1.4.1. New development within this (Medium-density) area should be limited 
to medium-density low-rise residential land uses. 

 
Bylaw Discrepancies 

 
 
* Building height rules as per the updated DC Bylaw are to be reviewed with the submission of 
amended plans. A complete Bylaw check will be completed with the amended plan submission 
to confirm compliance with Bylaw rules, and if any relaxations are required. 

Regulation Standard Provided 
 

 
 
1374 Setback 
Areas (min.) 

(1) Where a parcel shares a 
property line with a parcel 
designated as a low density 
residential District, M-CG or M-G: 
(b) the side setback area must 
have a min depth of 3.0m; 

 
Plans indicate the west setback area, 
when measured to the balcony, as being 
2.69m (-0.21m) 
 
Plan revised to have 3.0m setback along west 
property line. 
[Please refer to pages A2.03 level 2 floor plan TO 
A2.05 floor 6 floor plan ]. 
 
3.0 setback has not been considered for  ground 
patios as per the bylaw. 

 
 
 
 
 
 
1374 Setback 

(2) Where the parcel shares a Plans indicate the north setback area, 
when measured to the balcony, as being 
2.70m (-0.20m). 
Variance of 0.3m balconies projection is 
requested along north property to avoid flush 
building façade, and to add more interesting 
architectural expression. 

property line: 
(b) with a lane that separates the 
parcel from a parcel designated 
as a residential district or mixed 
use district, the setback area 

Areas (min.) must have a min depth of 7.5m 
measured from the property line 
that the adjacent parcel 
designated as a residential 

 

Plans indicate the west setback area, 
when measured to the balcony, as being 
2.69m (-0.21m) 
Please refer to response above.  

district or mixed use district 
shares with the lane; 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 
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1334 Projections 
into Setback 
Areas 

(1) Unless otherwise referenced 
in subsections (3), (4), (5), (6), 
(7), and (8) a building or air 
conditioning units must not be 
located in any setback area. 

 
Plans indicate north and west portions of 
the proposed building as being within the 
setback areas. 

 Please refer to response above. 

 
 
1335 Building 
Separation 

(1) Where the widest dimension 
of a balcony faces a property line 
shared with another parcel, the 
minimum setback of a balcony 
from the shared property line is 
4m  

 
Plans indicate the west balconies as being 
3.00m (-1.00m) 
Since the 2 revision, west units and balconies 
layout are revised and updated to change the 
balcony dimension facing the property line.  
[ Please refer to pages A2.02 ground floor plan TO 
A2.06 floor 6 floor plan]. 
  
  

1346 Planting 
Requirements 

(2) Deciduous trees min. calliper 
of 50mm,  at least 50.0% of the 
provided trees must have min. 
calliper of 75mm 

 
Plans indicate 10 (-1) deciduous trees at 
75mm calliper. 
 
Landscape plan has been revised accordingly. 

 
1346 Planting 
Requirements 

(3) Coniferous trees min. height 
of 2.0m, at least 50.0% of the 
provided trees must have a min. 
height of 3.0m 

 
Plans indicate 6 (-1) coniferous trees at 
3.0m in height. 
 
Landscape plan has been revised accordingly. 

 
 
 

Prior to Decision Requirements 
 
 

The following issues must be addressed by the Applicant through a written submission and 
amended plans prior to a decision by the Approving Authority. Applicants are encouraged to 
contact the respective team members directly to discuss outstanding issues or alternatively 
request a meeting with the CPAG Team. 

 
Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 

the application form or call Planning Services Counter at (403) 268-5311. 
Page 3 
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Planning: 

 
1. Submit a complete digital set of the amended plans in PDF format and a separate PDF 

response letter that provides a point-by-point explanation as to how each of the Prior 
to Decision conditions were addressed and/or resolved.  If Prior to Release conditions 
have been addressed in the amended plans, include a point-by-point explanation for 
these items as well.  The submitted plans must comprehensively address the Prior to 
Decision conditions as specified in the DTR document. Ensure that all plans affected 
by the revisions are amended accordingly. To arrange the digital submission, please 
contact the File Manager directly. 

 
This information must be received, in its entirety, no later than 60 days from the date 
this DTR form was sent to the applicant and owner. If a complete submission is not 
received within the 60 day time frame, the development permit may be inactivated. 
Upon inactivation, the applicant and owner will receive written notice of the inactivation 
and of a further 30 day time frame within which the application may be reactivated 
subject to a reactivation fee.  If the development permit application is not reactivated 
as per the written notification, it may be cancelled by Administration as per Land Use 
Bylaw 1P2007, Section 41.1. 

 
In the event that the application needs to be recirculated, a recirculation fee 
may be applied. 

 
2. Resolve the Bylaw discrepancies identified in the preceding Land Use Bylaw 

relaxations table in your amended plan submission. If it is not possible to resolve 
any of the Bylaw discrepancies, provide written planning rationale supporting the 
proposed relaxations. 

 
3. Include plans for the upgrading of the Hillhurst Baptist Church in the development 

permit drawings. As the bonus density for the development is tied to upgrades and 
heritage designation of the church, the upgrades to the church are to be completed 
in the same timeframe as the development. As such, drawings for church 
improvements need to be included in the approved development permit drawing set. 
Detailed items that are tied to the building permit for the church can be annotated or 
added as notes to the development permit drawings. 

 
Update: In addition to the drawings provided, please include a floorplan for the basement 
of the church. 

 
4. The Class 1 bike parking stalls do not qualify as such. In order to be considered Class 1 

bike parking, each stall needs to be an individual locking unit that is 2.5 m2 in size. As 
shown, the storage areas show rooms with multiple bikes in each, which does not allow for 
secure storage of individual bikes. 
 
 
Update: include amended parkade plans with the amended plan submission, ensuring that 
all Class 1 bike parking provides individually locking units. As the development is within 200 
metres of a C-Train station, it is strongly encouraged that only the minimum parking ratio 
(0.75 stalls/unit) be provided to encourage transit use and active transportation. 
 
2.5 m2 Class 1 bike parking stalls provided [ Please refer to pages A2.00 ground floor plan TO A2.01 floor 6 floor 
plan]. the higher parking ratio will allow for flexible rental program for this building.  
 

 
5. Include updated renderings of the playground structure and outdoor amenity space to 
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accurately represent the size and scale of the structure. 

 
Update: Sheet A6.00 continues to show images of a playground and outdoor amenity area 
that are not representative of those proposed in the development. Amend the plans to 
remove these images and ensure that these amenities are accurately depicted on 
renderings. 
 
Sheet A6.00 (Architectural Landscape) has been removed from the DP package as detailed  landscape design 
provided at this design stage. 

 
6. New: amend the building design to align with the approved DC Bylaw for this site, 

121D2021, as amended by Council on July 26, 2021. A signed DC Bylaw will be sent to the 
applicant team once received from the Mayor’s office. 

 
              The DP design is aligned with the approved DC bylaw, except minor variances requested. 
7. New: The distance between the building and north property line is different on the massing 

analysis section (sheet A0.05) than that shown on the site and ground floor plans. Ensure 
that the width of the north lane is accurately shown on all drawings. 
The width of the lane is revised and is accurately shown on all drawings. [ please refer to pages A0.05 massing 
analysis section A1.00 site plan and A2.02 ground floor plan]. 
 

8. New: Provide details around which power poles in the alleys are to be buried. As shown on 
the site plan, existing power poles are shown but it is not clearly indicated as to which are 
to remain and which are to be buried. 
Notes have been added to indicate the power Poles to be remain or relocated – after site investigation by 
Enmax. To avoid conflicts with the underground utilities line, the previously proposed buried power poles to be 
relocated to opposite side of the lane. [ please refer to pages A1.0 site plan]. 

 

9. City Wide Urban Design Comments (Updated) 

General Comments 
Amended plans were reviewed based in part on how they respond to the comments from 
the Urban Design Review Panel (UDRP). Note that future amended plans may be subject 
to further review by UDRP. 

 
Building Design 
Context I Animation I Human Scale I Flexibility I Safety I Sustainability I Durability 

 
1. The sculptural element and symbology at the east elevation is out of scale with both the 

proposed and adjacent structures and appears to draw attention away from the former 
church rather than establishing a relationship with it. Consider alternative ways to 
acknowledge the relationship of the proposed building to the former church, with the 
west elevation massing acting as a more neutral canvas with subtle cues to the scale of 
the church, and additional pedestrian level amenities/treatments to give the impression 
of an integrated development. 

 
Update: The latest iteration of this element is a step forward however it still appears 
to be over scaled and draws attention away from rather than honouring the church. 
Further, it is unclear why the material has been chosen to emulate the current color 
of the church. If the existing church color is not historically significant the color 
choice for new construction may prove problematic when the historic church is 
restored to the original color or repainted to a new color. Consider a more subtle 
outline/silhouette and directing resources to the renovation/restoration of the church 
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building itself. 
 
Smaller scale outline/silhouette has been considered, and the materials to be match with the to be 
upgraded materials of the church. 

 
2. Consider possible locations for future 5G antennas and attached cable hardware and 

locations where these may be successfully integrated into the façade. 
 

Update: The proposed antenna location as shown is not integrated into the façade. 
Please note that suggesting future antenna locations in this application does not 
constitute approval of these locations as part of the Development Permit. A separate 
antenna application is required along with further study of sightlines and screening 
opportunities based on final antenna type (e.g. macrocell vs. microcell). 
A separate antenna application to be provided in the future. 
 

 
Development Engineering: 
No comments. 

 

 
 
Transportation: 

 
10. Amend the plans to indicate curb extensions at the intersection of Gladstone RD NW and 

10 ST NW to facilitate pedestrian crossing of Gladstone RD NW and create a standard 
intersection alignment. Due to the significant proposed density in this TOD area, there is an 
anticipated increase of pedestrian travel expected along this route. 

 
DTR3 Update: Not satisfied. Currently, the curb extends at the cross walk; but not at the 
intersection.  Note the related prior to release condition requiring construction drawings to 
determine the final design of the curb extensions. 
Crosswalk at the intersection has been revised. Construction drawing to be provided for review by civil engineer 
[ please refer to pages A1.0 site plan ].  

 
Parks: 
No comments. 

 
 

Prior to Release Requirements 
 

 
 

If this Development Permit is approved, 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: 
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grading plan, include a minimum of 3 cross sections through the full width of the lane at key 
low points or high points. Full grading information is required to confirm if the lane will drain 
adequately. If drainage issues exist that may result in flooding of the lane or adjacent lots, 
regrading of the lane may be required. 
Provided in previous civil drawing package. 

 
 
17. Provide two (2) boulevard cross sections along Gladstone RD NW. Indicate the existing 

and proposed dimensions, elevations and slopes at the top of curb, back of sidewalk, 
property line and the main floor. A maximum 2% grade is permitted in the boulevard. 
Indicate that all adjacent boulevards are graded at 2% up from the top of curb to the 
existing property line. 
 No change supposed to the existing boulevard along Gladstone road are expected – the development to match 
existing grades. 

 
 
18. Submit Construction Drawings for review and approval of the following: 

 The paving within the lane; including any required infrastructure for proper drainage. 
 The curb extensions on Gladstone RD at 10 ST. 
 New sidewalks. 

Construction Drawings will be submitted at the next stage.   
 
19. Amend the Site plan to indicate the curb extensions on Gladstone Road reflecting the 

forthcoming Construction Drawings approval. 
 
20. Remit a performance security deposit (certified cheque, bank draft, letter of credit) for the 

proposed infrastructure listed below within the public right-of-way to address the 
requirements of the Business Unit. The amount of the deposit is calculated by Roads and 
is based on 100% of the estimated cost of construction. 

 
The developer is responsible to arrange for the construction of the infrastructure with their 
own forces and to enter into an Indemnification Agreement with Roads at the time of 
construction (the security deposit will be used to secure the work). 

 
Note: the security deposit estimate will be based on approved Construction Drawings. 

 
Roads 
a. Construction of new curb extensions at Gladstone RD & 10 ST NW. 
b. Construction of new sidewalks adjacent to site, 
c. Construction of new lane paving, surface material to be determined. 
d. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Roads personnel, 
Civil engineer to provide detailed off-site plan. JS Architect to coordinate with the developer for payment. 

 
21. Remit payment (certified cheque, bank draft) for the proposed infrastructure listed below 

within the public right-of-way to address the requirements of the Business Units. The 
amount is calculated by the respective Business Unit and is based on 100% of the 
estimated cost of construction. 

 
The developer is responsible to coordinate the timing of the construction by City forces. 
The payment is non-refundable. 

 
Note: the cost estimate will follow approved Construction Drawings. 
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Roads 
a. Possible street lighting upgrading adjacent to site 
JSA to coordinate with the developer for payment. 

 
Parks: 
No comments. 

 

Permanent Conditions 
 
 
If this Development Permit is approved, the following permanent conditions shall apply: 

 
Planning: 

 
22. The Permanent Conditions will be finalised at the time of Development Authority decision, 

subject to the resolution of the Prior to Decision issues in the preceding section. 
Information noted. 

 
23. The development shall be completed in its entirety, in accordance with the approved plans 

and conditions. 
Information noted. 

 
24. No changes to the approved plans shall take place unless authorized by the Development 

Authority. 
Information noted. 

 
25. A Development Completion Permit shall be issued for the development before the use is 

commenced or the development occupied. A Development Completion Permit is 
independent from the requirements of Building Permit occupancy. Call Development 
Inspection Services at 403-268-5311 to request a site inspection for the Development 
Completion Permit. 
Information noted. 

 
26. Upon completion of the main floor of the apartment building proof of the geodetic elevation 

of the constructed main floor must be submitted to and approved by the Development 
Authority prior to any further construction proceeding. Email confirmation to 
geodetic.review@calgary.ca. 
Information noted. 

 

27. The grades indicated on the approved Development Permit plans must match the grades 
on the Development Site Servicing Plan for the subject site as per the Lot Grading Bylaw. 
The grades info to be added at next design stage 

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

comparable light colour. 
Notes provided on parking plans, page A2.00 & 2.01 

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

aisles). 
Refer to electrical drawing E201 and E203. 

 
30. All stairwell doors and elevator access areas shall be installed with a transparent panel for 

visibility. 
Notes provided on floor plans [Please refer to page A2.01 & A2.02] 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 

Page 9 

 

SDAB2021-0090

139



DP2020-6663  
 
31. Barrier-free parking stalls shall be located as shown on the approved plans released with 

this permit. Barrier-free parking stall(s) shall be clearly designated, signed and located 
close to the entrance of the building with barrier-free accessibility. 
H/C parking stalls located underground parkade, barrier free access provided to the elevator lobby. [Please refer 
to page A2.00 & 2.01] 

 
32. The Hillhurst Baptist Church is to be upgraded as per the respective Municipal Historic 

Resource Designation, Rehabilitation and Compensation Agreement. Upgrades to the 
Church are to be completed prior to issuance of the Development Completion Permit for 
the development. 
Information noted. 

 
 
Development Engineering: 

 
33. If during construction of the development, the developer, the owner of the titled parcel, or 

any of their agents or contractors becomes aware of any contamination, 
 

a. the person discovering such contamination shall immediately report the 
contamination to the appropriate regulatory agency including, but not limited to, 
Alberta Environment, Alberta Health Services and The City of Calgary (311). 

b. on City of Calgary lands or utility corridors, The City of Calgary, Environmental and 
Safety Management division shall be immediately notified (311) 

Information noted. 
 
34. The developer / project manager, and their site designates, shall ensure a timely and 

complete implementation, inspection and maintenance of all practices specified in erosion 
and sediment control report and/or drawing(s) which comply with Section 3.0 of The City of 
Calgary Guidelines for Erosion and Sediment Control. Any amendments to the ESC 
documents must comply with the requirements outlined in Section 3.0 of The City of 
Calgary Guidelines for Erosion and Sediment Control. 
Information noted. 

 
For other projects where an erosion and sediment control report and/or drawings have not 
been required at the Prior to Release stage, the developer, or their designates, shall, as a 
minimum, develop an erosion and sediment control drawing and implement good 
housekeeping practices to protect onsite and offsite storm drains, and to prevent or mitigate 
the offsite transport of sediment by the forces of water, wind and construction traffic (mud- 
tracking) in accordance with the current edition of The City of Calgary Guidelines for 
Erosion and Sediment Control. Some examples of good housekeeping include stabilization 
of stockpiles, stabilized and designated construction entrances and exits, lot logs and 
perimeter controls, suitable storm inlet protection and dust control. 

 
The City of Calgary Guidelines for Erosion and Sediment Control can be accessed at: 
www.calgary.ca/ud (under publications). 

 

For all soil disturbing projects, the developer, or their representative, shall designate a 
person to inspect all erosion and sediment control practices a minimum of every seven (7) 
days and during, or within 24 hours of, the onset of significant precipitation (> 12 mm of rain 
in 24 hours, or rain on wet or thawing soils) or snowmelt events.  Note that some practices 
may require daily or more frequent inspection. Erosion and sediment control practices shall 
be adjusted to meet changing site and winter conditions. 

 
35. Contact the Erosion Control Inspector, Water Resources, with at least two business day’s 
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notice, to set up a pre-construction meeting prior to commencement of stripping and 
grading. Locations north of 17 Avenue S should contact 403-268-5271.  Sites south of 17 
Avenue S should contact 403-268-1847. 

 
36. Stormwater runoff must be contained and managed in accordance with the “Stormwater 

Management & Design Manual’ all to the satisfaction of the Director of Water Resources. 
 
37. The grades indicated on the approved Development Site Servicing Plan(s) must match the 

grades on the approved Development Permit plans.  Upon a request from the Development 
Authority, the developer or owner of the titled parcel must confirm under seal from a 
Consulting Engineer or Alberta Land Surveyor, that the development was constructed in 
accordance with the grades submitted on the Development Permit and Development Site 
Servicing Plan. 

 
38. Pursuant to Bylaw 2M2016, off-site levies are applicable. 

 
 
39. After approval of the Development Permit but prior to issuance of a Development 

Completion Permit or any occupancy of the building, payment shall be made for off-site 
levies pursuant to Bylaw 2M2016. 

 
Transportation: 

 
40. The developer shall be responsible for the cost of public work and any damage during 

construction in City road right-of-ways, as required by the Manager, Transportation 
Planning. All work performed on public property shall be done in accordance with City 
standards. 
Information noted. 

 
41. Indemnification Agreements are required for any work to be undertaken adjacent to or 

within City rights-of-way, bylawed setbacks and corner cut areas for the purposes of crane 
operation, shoring, tie-backs, piles, surface improvements, lay-bys, utility work, +15  
bridges, culverts, etc. All temporary shoring, etc., installed in the City rights-of-way,  
bylawed setbacks and corner cut areas must be removed to the satisfaction of the Manager 
of Transportation Planning, at the applicant's expense, upon completion of the foundation. 
Prior to permission to construct, contact the Indemnification Agreement Coordinator, Roads 
at 403-268-3505. 

 
Parks: 

 
42. Any damage to public parks, boulevards or trees resulting from development activity, 

construction staging or materials storage, or construction access will require restoration at 
the developer’s expense. The disturbed area shall be maintained until planting is 
established and approved by the Parks Development Inspector. Contact 311 for an 
inspection. 

 

Information noted. 
 
 

Advisory Comments 
 
 
The following advisory comments are provided as a courtesy to the Applicant and registered 
property owner.  The comments represent some, but not all of the requirements contained in the 
Land Use Bylaw that must be complied with as part of this approval. 
Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 

the application form or call Planning Services Counter at (403) 268-5311. 
Page 11 

 

SDAB2021-0090

141



DP2020-6663  
 
Planning: 

 
43. The Advisory Comments will be finalized at the time of decision. 

 
44. The Applicant may appeal the decision of the Development Authority, including any of the 

conditions of the development permit. If you decide to file an appeal, it must be submitted  
to the Subdivision and Development Appeal Board (4th Floor, 1212 31 Avenue NE, Calgary, 
AB T2E 7S8) [DJ3 Building] within 21 days after the date on which the decision is 
made. An appeal along with reasons must be submitted, together with payment of a 
$200.00 fee, to the Subdivision and Development Appeal Board. An appeal may also be 
filed online at http://www.calgarysdab.ca or mailed to Subdivision and Development 
Appeals Board (#8110), P.O. Box 2100, Station M, Calgary AB T2P 2M5. To obtain an 
appeal form, for information on appeal submission options or the appeal process, please 
visit the website or call 403-268-5312. 

 
45. The approval of this Development Permit does not limit in any way the application of the 

regulations in the Alberta Building Code, nor does it constitute any permit or permission 
under the Alberta Building Code. 

 
46. In addition to your Development Permit, you should be aware that Building Permit(s) are 

required. Once your Development Permit application has been approved, you may apply 
for Building Permit(s).  Please contact Building Regulations at 403-268-5311 for further 
information. 

 
47. There are many types of caveats and other agreements that can be registered on the title 

of the property that can restrict the ability to develop. The City has not reviewed or 
considered all instruments registered on the title to this property. Property owners must 
evaluate whether this development is in compliance with any documents registered on title. 

 
Development Engineering: 

 
48. The developer is responsible for ensuring that: 

a. The environmental conditions of the subject property and associated utility corridors 
meet appropriate regulatory criteria and appropriate environmental assessment, 
remediation or risk management is undertaken. 

b. Appropriate environmental assessment(s) of the property has been undertaken and, 
if required, a suitable remedial action plan and/or risk management plan has been 
prepared, reviewed and accepted by the appropriate regulatory agency(s) including 
but not limited to Alberta Environment and Alberta Health Services. 

c. The development conforms to any reviewed and accepted remedial action plan/risk 
management plans. 

d. All reports are prepared by a qualified professional in accordance with accepted 
guidelines, practices and procedures that include but are not limited to those in the 
most recent versions of the Canadian Standards Association and City of Calgary 
Phase I & II Environmental Site Assessment Terms of Reference. 

e. The development is in compliance with applicable environmental approvals (e.g. 
Alberta Environment Approvals, Registrations, etc), Energy Resources 
Conservation Board approvals and related setback requirements, and landfill 
setback requirements as set out in the Subdivision and Development Regulation. 

 
If the potential for methane generation or vapours from natural or contaminated soils and 
groundwater has been identified on the property, the developer is responsible for ensuring 
appropriate environmental assessment(s) of the property has been undertaken and 
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appropriate measures are in place to protect the building(s) and utilities from the entry of 
methane or other vapours. 

 
Issuance of this permit does not absolve the developer from complying with and ensuring 
the property is developed in accordance to applicable environmental legislation. 
Information noted. 

 
49. Site Servicing (hydrant location plan) is to be submitted and approved by the Fire 

Department prior to the Development Site Servicing Plan stage. One stamped plan is to be 
submitted with the Development Site Servicing Plan submission. 

 
Required hydrants shall be in place, tested, and operational prior to the start of building 
construction. 
On-site New hydrant to be provided. 

 
50. Any flammable or combustible liquid storage tank over 230 litres requires 3 sets of 

drawings to be submitted to the Fire Department, Fire Inspections and Investigations, 
Technical Services for review. 
Plans are to be delivered to: 
4144 - 11 ST SE, Calgary, Alberta, T2G 3H2 
There is a fee structure in place for this review. 
Refer to this website link for more information: 
http://www.calgary.ca/CSPS/Fire/Pages/Inspections-investigations-and- 
permitting/Registering-Flammable-or-Combustible-Tanks.aspx 
Noted 

 

51. Prior to the commencement of construction, alteration or demolition operations, a fire safety 
plan, accepted in writing by the Fire Department and the authority-having jurisdiction,  
shall be prepared for the site and conform to the requirements of the AFC 2014, Division B, 
5.6.1.3.. This document is required as a Building Permit condition for approval. 
Noted 

 
52. The subject parcel lies within the Land Use Bylaw mapped flood area.  Based on 

information gathered in the 2013 flood event by the City of Calgary and analysis contained 
in the “Bow River and Elbow River Hydraulic Model and Flood Inundation Mapping Update” 
(2015, City of Calgary and Alberta Environment), any buildings on this parcel should be 
designed and constructed to withstand damage from any future 1-in-100 year flood: 

 
a. to prevent structural damage by floodwaters; 
b. to construct the first floor of all buildings at or 1049.0m; and 
c. to construct all electrical and mechanical equipment within a building at or above 

1049.0m; 
The first floor is proposed on 1048.5m, as the development flood proofing is proposed at the bottom of 
level of parkade with substantial sump pump capacity.  

 
53. Water connection is available from Gladstone Rd NW. 

Noted 
 
54. Show details of servicing and metering on Development Site Servicing Plan. Provide 

adequate water meter locations (100mm or larger, room adjacent to an exterior wall, 50mm 
or less, label water meter location) where services enter building. If static pressure 
exceeds 550 kPa install pressure reducing device after meter. 
To be provided by TWS 

 
55. Review with Fire Prevention Bureau at 403-815-1114 for on-site hydrant coverage and 
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Siamese connection location(s). A site servicing (hydrant location plan) stamped by the 
Fire Prevention Bureau is to be submitted at the Development Site Servicing Plan stage. 
(Principal entrance(s) are to be labeled on the plan.) 
Hydrant location plan has been provided to Fire Prevention Bureau. Official approval in in progress 

 
56. Redundant services are to be disconnected at the source and new service installed at the 

owner’s expense. Noted. 
 
57. Each unit must be individually metered. Noted and to be provided. 

 
58. Ensure that the water service separation from the foundation wall or piles is: 

a. 4.0m (100mm service or larger), or 
b. 3.0m (50mm service or smaller), or 
c. 2.0m when the foundation wall or piles extends vertically a minimum of 2.0m below 

the invert of the water pipe. 
To be followed at next design stage 

 
59. A dual service is required to service the site and shall be installed in a common trench with 

a minimum separation of 1.3m. 
Dual service to be provided. 

 
60. The applicant must apply for water and sewer connections as per City Standards. 

Noted, will apply. On-site Utility plan to be provided by consultant at next design stage. 
61. Our public water network can provide 15,000 LPM (3 Hydrant flow) fire flow with 15 m 

residual pressure under normal operating condition. Internal system needs to be designed 
accordingly in order to ensure adequate water supply and fire protection. If the Required 
Fire Flow (RFF) (based on FUS guideline) is more than 15,000 LPM (3 Hydrant flow) 

 
please contact Development Planning / Asset Planning for further discussion.  A hydrant 
should be added close to the south boundary line of this development to provide adequate 
hydrant coverage. 

 
In addition, if fire sprinkler / standpipe system is to be installed, please provide the 
design flow/pressure requirement in the required Fire Flow Letter, so Water Resources can 
evaluate if the existing public system can support the fire sprinkler/ standpipe system 
design. 
To be followed at next design stage 

 
62. Sanitary sewer connection is available from Gladstone Rd NW. Noted 

 
63. Storm sewer connection is available from Gladstone Rd NW.  

as per city’s recommendations storm connection require through the lane to the storm line on the 10street NW 
 

64. Show all existing and proposed sewers on the Development Site Servicing Plan at the 
Building Permit stage.  Contact Development Site Servicing at 
developmentservicing2@calgary.ca for details. 
For further information, refer to the following: 
Design Guidelines for Development Site Servicing Plans 
http://www.calgary.ca/PDA/pd/Documents/urban development/publications/DSSP2015.pdf 

 

Development Site Servicing Plans CARL (requirement list) 
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing- 
plan.pdf 
To be followed at next design stage 
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65. Best Management Practices (BMPs) are activities or practices that are designed to reduce 

runoff volume and prevent or reduce the release of pollutants to receiving waters. 
Operation and maintenance manual and sample maintenance log shall be provided to the 
owner in case there are any BMPs located within the property as per the current 
“Stormwater Management & Design Manual” Section 4.13. 
Appropriate Source Control Practice checklists must be completed and submitted to 
Development Approvals 
(http://www.calgary.ca/UEP/Water/Pages/Specifications/Submission-for-approval- 
/Development-Approvals-Submissions.aspx).  For more information contact Development 
Planning at 403-268-6449. 
To be followed at next design stage 

 
66. A wastewater monitoring access point is required to service the proposed industrial, 

commercial or institutional developments as per Part VIII of the Wastewater Bylaw 
14M2012.  Such an access point allows for the observation, sampling and flow 
measurement of wastewater entering the wastewater system, and includes a test manhole. 
Monitoring access points should be, wherever possible, located outside the property line on 
public property.  If the access point cannot be located on public property, an access 
easement is required. The access easement is to be a minimum 5m x 5m surrounding the 
wastewater monitoring access point and shall include an access easement from the site 
entry point to the manhole to allow for vehicle access. The easements must be registered 
on title prior to DSSP approval. Contact the Land Titles Officer, Corporate Properties at 
403-268-5863 for an access easement. All monitoring access points must provide 
unrestricted access to City staff for inspection purposes. 
To be followed at next design stage 

 
67. Drainage from all parkade ramps (minimum 75% covered), underground parkades, or other 

covered parking areas are to be directed towards the on-site sanitary sewer system. 
To be followed at next design stage 

68. The allowable stormwater run-off coefficient shall be 50L/s/ha. Noted. Calculation for the required 
on-site storm storage to be provide at next design stage. 

 
69. Surface ponding (trapped lows) should be designed to contain all the flow generated from 

the 100 year storm events. To be followed at next design stage. 
 

70. Where possible, discharge of roof leaders should be directed onto grassed or pervious 
areas to help reduce the volume of runoff. Alternatively, the roof leaders may be directed 
to the on-site storm sewer system. 
To be followed at next design stage 

 
71. Storm Redevelopment Fees ($84 / m frontage) will be required at the service connection 

stage. Noted 
 
72. Ensure elevations of building slab and/or any building openings are 0.3m minimum above 

trap low spill elevations or the 100 year elevation, whichever is higher. The minimum grade 
within the lot adjacent to the trap low must be 0.3m higher than the 1:100 year elevation in 
the trap low or spill elevation, whichever is higher. This minimum grade must be achieved 
within a 6.0m distance from the common property line of the lot and the road right-of-way. 
To be followed at next design stage 

 
73. For parking lots outside the downtown core, defined as the area covering from the Bow 

River to 9 Avenue South and from the Elbow River to 14 Street West, the developer must 
have a storm connection regardless of whether or not the parking lot is paved or gravelled. 
To be followed at next design stage 
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74. As per The City of Calgary Drainage Bylaw 37M2005, the developer, and those under their 

control, are responsible for ensuring that a Drainage Permit is obtained from Water 
Resources prior to discharging impounded runoff (caused by rainfall and/or snowmelt) 
seepage or groundwater from construction site excavations or other areas to a storm 
sewer. The developer, and those under their control, is responsible for adhering to all 
conditions and requirements stipulated in the Drainage Permit at all times. For further 
information, contact the Corporate Call Centre at 311 or visit 
http://www.calgary.ca/UEP/Water/Pages/Watersheds-and-rivers/Erosion-and-sediment- 
control/Report-and-Drawings-Templates-and-Guides.aspx (Drainage Permit applications 
can be downloaded from this website). 
To be followed at next design stage 

 
75. Stormwater emergency escape routes must be to a public roadway. 

To be followed at next design stage 
 
76. For questions and concerns regarding waste storage facilities, refer to the “Development 

Reviews: Design Standards for the Storage and Collection of Waste” 
Found at: http://www.calgary.ca/UEP/WRS/Pages/Commercial-Services/Development- 
Permits-Waste-Recycling.aspx 

 

Or 
 

Contact the Waste & Recycling Services Specialist 403-268-8445 for further site specific 
details. 
Noted 

 
77. Storage enclosures and collection areas shall be maintained and clear of snow and ice 

To be followed at next design stage 
 
Transportation: 

 
78. Additional guidance for Class 1 and Class 2 bicycle parking facilities and placement can be 

found in The City of Calgary’s Draft Bicycle Parking Handbook. Key considerations for 
Class 1 facilities include: 

 
 Ensuring there is ample room on-route to and in the facilities to manoeuvre bicycles 

(and possibly chariots) when turning corners, travelling up ramps, travelling through 
or near doorways or moving to/from parking areas. 

 Ensuring safety of those using facilities to prevent being trapped (i.e. allowing doors 
to open inward, providing ample lighting, etc.) 

Noted 
 
79. Refer to the City of Calgary’s Access Design Standards 

(https://www.calgary.ca/pda/pd/access-design-standards.html) for recommendations 
related to improving accessibility. A minimum unobstructed width of 1.5m width is 
recommended for any private walkways to improve accessibility for those who use 
walkers/wheelchairs. 
Noted and the design standards are followed in the revised design. 

 
Parks: 

 
80. Tree plantings within City of Calgary boulevards and/or right of ways are subject to 

approval from Utility Line Assignment and Parks. No person shall plant trees or shrubbery 
on City Lands without prior written authorization from the General Manager, Parks and in 
the case of walkways, medians, boulevards, and road rights of way, without additional prior 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 

Page 16 
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DP2020-6663  
written authorization from the General Manager, Engineering. 
Noted and to follow. 

 
81. No stockpiling or dumping of construction materials is permitted on the adjacent boulevard. 

Noted and to follow. 
 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) from 
the application form or call Planning Services Counter at (403) 268-5311. 

Page 17 
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ENMAX Power Corporation 

141 – 50 Avenue SE 

Calgary, AB  T2G 4S7 

Tel  (403) 514‐3000 

enmax.com 

 
November 12, 2020 
 
File No: DP2002‐6663 
 
Development Circulation (#8201) 
 
 
Location: 1114 Gladstone Rd NW 
 
We would like to advise you that the proposed development does not meet “Alberta 
Electrical Utility Code” under the Alberta Safety Codes Act and/or ENMAX Power 
Corporation requirements. 
 
We have identified the following conflict: 

‐ Proposed building conflict with the non‐compliance zone of overhead 
powerline. No permanent structures are allowed within 3.5m from powerline.   

‐ Proposed UG parking entrance conflict with existing guy wires. 
 

Please contact Arnel Soledad at ASoledad@enmax.com or at 403‐796‐6268 to 
further discuss resolution options for this conflict.  

 
Until the above noted safety concerns are adequately addressed, this Development permit 
is not acceptable to ENMAX Power Corporation. Please contact the Project administrator at 
EPC Permits@enmax.com if you have any further concerns, or require additional 
information regarding this Development Permit.  
 
 
Sincerely, 
 
 

 
Arnel Soledad, P.Eng 
Distribution Engineering 
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1 of 2| P a g e | (coberg_2021-04-12) 
 

CITYWIDE URBAN DESIGN REVIEW 
FILE #: DP2020-6663 
PROJECT TITLE: Gladstone Multi 
ADDRESS: 1110-1126 Gladstone RD NW 
COMMUNITY: Hillhurst 
FILE MANAGER: Matt Rockley / Evan Goldstrom 
CWUD: Chad Oberg 
 
General Comments 
Amended plans were reviewed based in part on how they respond to the comments from the 
Urban Design Review Panel (UDRP). 
 
Contextual Fit 
Context I Creativity I Integration I Diversity  

In general the proposed development appears to be an appropriate response to the physical 
context as well as the adjacent C-Train station, however this could be further enhanced by 
observing the upper floor step backs as outlined in the Area Redevelopment Plan.  
 
Site Design  
Context I Connectivity I Integration I Human Scale I Orientation I Accessibility I Flexibility 
I Safety I Sustainability I Durability  

1. The UDRP package refers to the character of the lane as a ‘woonerf’-style pedestrian 
space. The application is to be commended for this design decision however the use of 
asphalt as the primary paving material may detract from the objective of it being perceived 
as a shared space. Consider additional variation in surface treatments and details to 
enhance the character of the lane as a shared pedestrian way. 

 
 
Building Design 
Context I Animation I Human Scale I Flexibility I Safety I Sustainability I Durability  
 
2. The sculptural element and symbology at the east elevation is out of scale with both the 

proposed and adjacent structures and appears to draw attention away from the former 
church rather than establishing a relationship with it. Consider alternative ways to 
acknowledge the relationship of the proposed building to the former church, with the west 
elevation massing acting as a more neutral canvas with subtle cues to the scale of the 
church, and additional pedestrian level amenities/treatments to give the impression of an 
integrated development.  

3. Further to UDRP comments, in addition to variations in material, changes in massing (e.g. 
step backs) of the proposed new building will reinforce the character of the first two stories 
as distinct from the stories above. This includes the west elevation adjacent to the lane. 

4. Consider orienting entries of north elevation grade level units toward the lane to enhance 
the lanescape and promote pedestrian movement. 

5. Material notes are contradictory/unclear between A3.00/3.01 and A5.00. Please coordinate 
between drawings and in particular clarify the proposed wood grain material, as it is noted in 
one location as siding and in the other as a panel material. Ensure material unit dimensions 
and joints/reveals are appropriately scaled for the residential context.  

SDAB2021-0090

155



2 of 2| P a g e | (coberg_2021-04-12) 
 

6. Explain the location and screening of all mechanical equipment and associated ventilation 
and exhaust grilles, gas metres, and other service infrastructure, ensuring that it is not 
located to negatively impact the public realm.  

7. Consider possible locations for future 5G antennas and attached cable hardware and 
locations where these may be successfully integrated into the façade.   
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From: Oberg, Chad A.
To: Goldstrom, Evan W.
Subject: RE: DP2020-6663 - Gladstone Road/Blue Church Amended Plans
Date: Tuesday, July 13, 2021 12:18:27 PM
Attachments: image001.png

DP2020-6663 Hillhurst Multi - DTR2 Response - CWUD Comments.docx

Hi Evan,
 
Comments on the amended plans are attached as a redline of the DTR response (We’ll update the
evaluation score at the time of decision).
 
With Comment 2 (the ‘shadow’ of the church), it appears that we still aren’t achieving the objectives
implied by previous feedback from our team or the UDRP review.
 
As well, I’d like to draw your attention to Comment 7. Our intent behind this comment is for the
applicant to think about how antennas can be integrated into the façade (see the new legion
building in Kensington as an example), but the applicant appears to have gone in the opposite
direction by adding an antenna mast to the drawings. I’ve tried to make it clear in the response that
more study would be required, and that this doesn’t constitute an approval of the antenna location
as part of the DP, but I’m curious as to whether we should just get them to take the antenna off the
drawings altogether, especially if other revisions are still required.
 
Kind Regards,
 
-Chad
 
Chad Oberg Architect AAA MRAIC
C: (403)660-6166
 

From: Oberg, Chad A. 
Sent: Wednesday, June 30, 2021 3:26 PM
To: Goldstrom, Evan W. <Evan.Goldstrom@calgary.ca>
Subject: RE: DP2020-6663 - Gladstone Road/Blue Church Amended Plans
 
Thank you Evan! Interested to see what they’ve come up with and happy to review.
 
Kind Regards,
 
-Chad
 
Chad Oberg Architect AAA MRAIC
C: (403)660-6166
 

From: Goldstrom, Evan W. <Evan.Goldstrom@calgary.ca> 
Sent: Wednesday, June 30, 2021 2:29 PM
To: Oberg, Chad A. <Chad.Oberg@calgary.ca>
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Subject: DP2020-6663 - Gladstone Road/Blue Church Amended Plans
 
Hi Chad,
 
I’ve received some amended plans for the above application. There are quite a few changes, so some
feedback from you would be greatly appreciated. There are amended plans, a response document, as
well as a massing study for the west side of the building – I’m working to get them to chamfer on the west
side of the building, but they are very resistant to it. The massing study does show a nicely reduced
building mass in my opinion, however. Reviews are due on July 14. More than happy to discuss with you
as you’d like.
 
 
Link to plans:
http://documentmanagement/lldm01/llisapi.dll?
func=ll&ObjID=1271069&objAction=Browse&sort=Name&ccAAAA=0&dupRow=1&cckey=DP2020-6663
 
 
Thanks,
Evan
 
Evan Goldstrom, MPlan, RPP, MCIP
Community Planner
Community Planning - North | Planning and Development
The City of Calgary 
T 587-284-7390 | E evan.goldstrom@calgary.ca
 

 
Check out www.calgary.ca/pdmap to learn more about the development activity in your community.
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CITYWIDE URBAN DESIGN REVIEW 
FILE #: DP2020-6663 
PROJECT TITLE: Gladstone Multi 
ADDRESS: 1110-1126 Gladstone RD NW 
COMMUNITY: Hillhurst 
FILE MANAGER: Evan Goldstrom 
CWUD: Chad Oberg 
 

General Comments 
Amended plans were reviewed based in part on how they respond to the comments from 
the Urban Design Review Panel (UDRP). Note that future amended plans may be subject to 
further review by UDRP. 
 
Comments on amended plans/DTR2 response in blue italics below. 
 

Contextual Fit 
Context I Creativity I Integration I Diversity 

In general the proposed development appears to be an appropriate response to the physical 
context as well as the adjacent C Train station, however this could be further enhanced by 
observing the upper floor step backs as outlined in the Area Redevelopment Plan. 
 
Site Design 
Context I Connectivity I Integration I Human Scale I Orientation I Accessibility I Flexibility 
I Safety I Sustainability I Durability 

1. The UDRP package refers to the character of the lane as a ‘woonerf’ style pedestrian 
space. The application is to be commended for this design decision however the use of 
asphalt as the primary paving material may detract from the objective of it being perceived 
as a shared space. Consider additional variation in surface treatments and details to 
enhance the character of the lane as a shared pedestrian way. 
The northern Lane has been widened to 7.2m with colored concrete patterns to enhance the design intent of 
shared space. [Please refer to page A2.03 ground floor plan] 

Building Design 
Context I Animation I Human Scale I Flexibility I Safety I Sustainability I Durability 

2. The sculptural element and symbology at the east elevation is out of scale with both the 
proposed and adjacent structures and appears to draw attention away from the former 
church rather than establishing a relationship with it. Consider alternative ways to 
acknowledge the relationship of the proposed building to the former church, with the west 
elevation massing acting as a more neutral canvas with subtle cues to the scale of the church, 
and additional pedestrian level amenities/treatments to give the impression of an integrated 
development. 
The interface of the east facade has been redesigned to create a silhouette of the church, having similar scale and 
same material from the existing church. It provides a desired transition and interesting backdrop to the historic church 
from the intersection of 10th Street and Gladstone Road. 

[Please refer to page A5.06 perspective view to historical church building] 
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The latest iteration of this element is a step forward however it still appears to be overscaled 
and draws attention away from rather than honouring the church. Further, it is unclear why 
the material has been chosen to emulate the current color of the church. If the existing 
church color is not historically significant the color choice for new construction may prove 
problematic when the historic church is restored to the original color or repainted to a new 
color. Consider a more subtle outline/silhouette and directing resources to the 
renovation/restoration of the church building itself. 

3. Further to UDRP comments, in addition to variations in material, changes in massing 
(e.g. step backs) of the proposed new building will reinforce the character of the first two 
stories as distinct from the stories above. This includes the west elevation adjacent to the 
lane. 
2-storey high featured balcony/entrance with additional 8” setback at the first 2 stories introduced to south 
elevation. Additional material variation applied to west elevation. 

Recommend incorporating the step back on the west elevation as illustrated in the massing 
study. 

4. Consider orienting entries of north elevation grade level units toward the lane to 
enhance the lanescape and promote pedestrian movement. 
As per the comment from transportation department, the north lane has been widened to 7.2m with 0.30m gravel 
strip. The patios are directly face the north lane. To enhance privacy to the ground oriented residents, having the 
entrance orienting away from the lane is a proper solution. 

5. Material notes are contradictory/unclear between A3.00/3.01 and A5.00. Please 
coordinate between drawings and in particular clarify the proposed wood grain material, as it 
is noted in one location as siding and in the other as a panel material. Ensure material unit 
dimensions and joints/reveals are appropriately scaled for the residential context. 
Material Legend updated. [Please refer to pages A3.00 elevations  north & east and A3.01 elevations  south 
& west  and A5.00 material board] 

6. Explain the location and screening of all mechanical equipment and associated 
ventilation and exhaust grilles, gas metres, and other service infrastructure, ensuring that it 
is not located to negatively impact the public realm. 
Parkade exhaust and intake shaft to be located in the courtyard landscape area and along east façade to ensure 
won’t negatively impact the public realm. [Please refer to page A2.03 Ground floor plan for locations 

7. Consider possible locations for future 5G antennas and attached cable hardware and 
locations where these may be successfully integrated into the façade. 

Future 5G antennas has been incorporated into elevation design. [Please refer to building elevations and 3D views 
for location] 

The proposed antenna location as shown is not integrated into the façade. Please note that 
suggesting future antenna locations in this application does not constitute approval of these 
locations as part of the Development Permit. A separate antenna application is required 
along with further study of sightlines and screening opportunities based on final antenna type 
(e.g. macrocell vs. microcell). 
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From: Oberg, Chad A.
To: Goldstrom, Evan W.
Subject: RE: DP2020-6663 - Gladstone Road Amended Plans
Date: Thursday, August 19, 2021 8:27:38 AM
Attachments: image001.png

Good morning Evan,
 
I was away last week and the week before, so I’m still feeling a little of that post-vacation glow 
 
Thanks for sharing the latest set of plans – see replies in red below.
 
Kind Regards,
 
-Chad
 
Chad Oberg Architect AAA MRAIC
C: (403)660-6166
 

From: Goldstrom, Evan W. <Evan.Goldstrom@calgary.ca> 
Sent: Wednesday, August 18, 2021 11:52 AM
To: Oberg, Chad A. <Chad.Oberg@calgary.ca>
Subject: DP2020-6663 - Gladstone Road Amended Plans
 
Hi Chad,
 
Hope you’re keeping well! I have received some amended plans for the Gladstone Road development. A
couple things to note
 

The applicant has finally agreed to incorporate stepbacks along the entirety of the north and west
elevations at the sixth floor, including further stepbacks at the fifth floor, NW corner. This building
envelope was captured through amendments to the DC at Council. See attached email between
David and Hugo for David’s thoughts. This is great to see, and it sounds like the envelope is now
somewhat ‘set’ given the dialogue happened at Council.

 
The applicant has removed the 5G antennas from the plans. With this, they haven’t really
addressed your comment to consider how they could integrate into the development, instead
opting to note that the technology is changing rapidly. I tried to talk to the architect a couple times,
but he didn’t really seem to come up with a solution that actually managed to screen the antennas.
I think that simply not showing them may be the easiest solution at this point. If we do want to get
this addressed, then sending along some precedent imagery may be required to achieve a
desirable outcome. I’m glad they’ve removed the antenna. The comment is actually advisory, to
get them thinking about how to integrate an antenna into the façade should they be approached by
a wireless service provider, or choose to pursue one for a lease agreement at a later date. We
weren’t trying to compel them to show an antenna on the plan and I don’t think we need to pursue
it further at this time. ♀

 
The architect has reduced the scale of the church silhouette on the building and made the outline
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lighter. They have also confirmed that the materials on the development will be the same as those
on the church once upgraded. I think this is a modest improvement that I can live with, but happy
to support you if you’d like to see something better. Again, some precedent images may go a long
way in steering the applicant. Agreed, the new profile is a step in the right direction. Our
preference would be to consider the silhouette as more of a subtle architectural element. This
might mean be no siding at all (just an outline), or have the outline filled in with a material that
doesn’t contrast so much with the material palette of the new building. That being said, if they
insist on keeping the material inside the silhouette to match the church I think we can live with this
as a kind of low-key public art as shown.

 
 
Reviews are due Aug 31. Let me know if you’d like a Posse process, or prefer to work outside of that. I
think this sums up my comments but I am happy to discuss further 
 
Plans (DTR3 Response):
 
http://documentmanagement/lldm01/llisapi.dll?
func=ll&ObjID=1271069&objAction=Browse&sort=Name&ccAAAA=0&dupRow=1&cckey=DP2020-6663
 
 
Thanks,
Evan
 
Evan Goldstrom, MPlan, RPP, MCIP
Community Planner
Community Planning - North | Planning and Development
The City of Calgary 
T 587-284-7390 | E evan.goldstrom@calgary.ca
 

 
Check out www.calgary.ca/pdmap to learn more about the development activity in your community.
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From: Down  David
To: Haley  Hugo; Oberg  Chad A.; Goldstein  Teresa S.; Goldstrom  Evan W.
Cc: Jones  Steve P.
Subject: RE: Gladstone road DC and design update - LOC2020-0122 for July 26 Council
Date: Friday, July 23, 2021 12:26:42 PM

Thanks Hugo.  This is a win for this project.  Any further discussion of the east elevation toward the Church? 
We had some concerns about the rather odd use of materials and vague references to the church that seem
inappropriate. 
Thanks
D
 

DAVID A. DOWN  ARCHITECT, AAA, FRAIC, LEED AP 
Chief Urban Designer 
City Wide Urban Design | Community Planning
The City of Calgary | Mail code: #8075
C 403.510.9782 | E david.down@calgary.ca ISC: Protected

 
From: Haley, Hugo <Hugo.Haley@calgary.ca> 
Sent: Friday, July 23, 2021 11:46 AM
To: Down, David <David.Down@calgary.ca>; Oberg, Chad A. <Chad.Oberg@calgary.ca>; Goldstein, Teresa S.
<Teresa.Goldstein@calgary.ca>; Goldstrom, Evan W. <Evan.Goldstrom@calgary.ca>
Cc: Jones, Steve P. <Steve.Jones2@calgary.ca>
Subject: RE: Gladstone road DC and design update - LOC2020-0122 for July 26 Council
 
Now with Evan cc’ed 
 

From: Haley, Hugo 
Sent: Friday, July 23, 2021 11:46 AM
To: Down, David <David.Down@calgary.ca>; Oberg, Chad A. <Chad.Oberg@calgary.ca>; Goldstein, Teresa S.
<Teresa.Goldstein@calgary.ca>
Cc: Jones, Steve P. <Steve.Jones2@calgary.ca>
Subject: Gladstone road DC and design update - LOC2020-0122 for July 26 Council
 
Hi Teresa, Chad and David,
 
Just wanted to share with you where we got to with the buildng design (specifically wrt stepbacks) for the Gladstone Road project
based on discussions with the applicant and Cllr Farrell’s office. Urban Design were very much pushing for stepbacks along the
north and west elevations and we have acheieved that. These stepbacks will be 2 meters along the 6th floor of both elevations. In

addition, the 5th flood will be stepped back 2 meters at the NW corner. This responds to a specific community concern identified
by Cllr Farrell.
 
Evan is working on drafting amendments to the DC that will be introduced by Clr Farrel after the public hearing. They will be
circultated to Law and PAC by EOD. The changes will not require a readvertising as they will be more resetrictive than
 
Please be advise Evan or me if you have any comments or additional thoughts.
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Thanks,
 
 
Hugo Haley, MEDes, RPP, MCIP
Coordinator | Community Planning 
Planning & Development | The City of Calgary
T 587.226.3642 | calgary.ca
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Planning & Development 
City Wide Policy       Location #8117 

 
 
TO:  Evan Goldstrom, Planner, North Area Planning    

FROM:  Erin van Wijk, Heritage Planner 

RE:  LOC2020-0122 – Land Use Amendment to allow for mixed-use development 
 

 
This project concerns the Hillhurst Baptist Church (1110 Gladstone Rd NW), which is 
listed on Calgary’s Inventory of Evaluated Historic Resources.   
 
The Municipal Development Plan (MDP) contains Heritage Policies which support 
preserving and enlivening historic resources using all tools and mechanisms currently 
available to a municipality.  Objectives (8.2) of the Heritage Conservation section of 
the Hillhurst Sunnyside Area Redevelopment Plan (ARP) outlines the purpose of the 
policies are to: 
 

• Encourage the continued conservation of the community’s historic resources through 
sensitive renovation and rehabilitation; 

• Ensure development which occurs on historic sites, whether through additions to existing 
buildings or new development, does so in manner which is sensitive to and respectful of 
the heritage character of the site 

• Help prevent demolition of historic resources when appropriate 
• Leverage private capital investment to promote conservation; and  
• Balance development intensification objectives and the preservation of the historical 

character of the community. 
 
Policies outline that owners and the Development Authority are encouraged to find 
alternatives to enable long-term protection of historic resources (8.3.2 and 3).  The 
Development Authority shall encourage preservation of buildings by considering 
various incentives for the reuse of existing structures. Such incentives include: 
 

• Allowance of a density transfer to other sites. Council may continue to 
consider, on their merits, individual Direct Control applications for the TOD 
area for heritage conservation purposes (8.4.2). 

 
In reviewing this application, Heritage Planning is supportive of retention of the Hillhurst Baptist 
Church site conjunction with development on the adjacent parcels.  This proposal is supported 
by Heritage Planning in exchange for an agreement to legally protect the church as Municipal 
Historic Resource. This will be facilitated via a legal agreement, signed prior to 3rd reading of 
the proposed land use Bylaw at council. 
 
 

 1 
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From: CAWard7 - Dale Calkins
To: Rockley, Matt A.
Cc: DP Circ; "Lisa Chong"; "Kensington BRZ"; Down, David
Subject: DP2020-6663
Date: Thursday, November 5, 2020 5:14:01 PM
Attachments: image001.png

image002.png
image003.png
image004.png

Hello Matt,
 
Councillor Farrell reviewed DP2020-6663 and offers the below comments independent of the associated
Land Use Redesignation. Should that application be approved, it would be prudent to have reviewed our
comments in advance.
 
Hillhurst Baptist Church Site

·        The retention and designation of the Hillhurst Baptist Church is welcome.
·        The above aside, the applicant has not done enough to demonstrate how the church site will be

rehabilitated and improved for future use.
·        The space between the church and 10 St NW could be upgraded to a plaza that allows

commercial uses from the church to spill out and that provides a unique gathering space for the
community.

Design
·        The applicant’s shadow study is helpful but it would be more helpful if it also overlaid the shadow

possible with an ARP-compliant building. This would help to understand the incremental increase
sought in the Land Use Redesignation.

·        The fact that the applicant was not able to acquire the two west adjacent parcels is unfortunate. A
more comprehensive development was possible. However, this will help to provide a step down
to the lower density properties to the west. It seems unlikely that the remnant triangular parcel of
land will be able to develop even to the ARP allowances. As such, this provides a likely scale
step and likely reduced massing perception of the subject development for the lower density
properties to the west.

·        We are mindful that the six storey mass at the NW corner of the site may be imposing to the west
adjacent lower density properties. This is more prominent due to the narrowness of the laneway.
There is an opportunity at the upper storey(s) to provide a stepback to soften the interface to
something that is closer to the existing ARP allowances, while still providing greater height on the
rest of the site.

·        Properties to the north across the laneway are most affected by the increased mass and
presumed increased shadow. However, unlike the properties to the west, these properties are
within the TOD boundaries. They are much more likely to redevelop and to redevelop to the
medium-density profile identified in the ARP.

·        The main building entrance is pedestrian-scaled and the canopy is engaging.
·        The courtyards facing Gladstone Rd NW provide significantly massing relief and visual interest.

They also provide a unique opportunity for meaningful engagement between residents both at-
grade and between the balconies.

·        Aside from the main entrance and the courtyards, the main floor lacks design prominence and
comes across as overly flat relative the upper floors. A greater feeling of depth or stepback would
help here.

·        We are generally concerned about the quality of the materials proposed. There is a heavy
reliance on paneling and we note that this material van vary widely in quality and quality of
execution. While the form of the building is visually engaging and somewhat unique, the quality of
the materials doesn’t seem to match up. The form is interesting and urban, while the materials
are generic and suburban. A “pump up” is required.

·        Masonry and wood elements are provided to better ground the structure, but these appear to be
clip-on style cementitious paneling with veneers, rather than proper masonry or wood. This
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notably cheapens the quality of the structure and we recommend that these materials be
improved significantly.

·        There is a unique opportunity to provide modern and subtle nods to the historical church through
creative use of materials and shapes. We encourage the applicant to explore this.

·        The rooftop mechanical structures appear to be well recessed from the building edges to help
reduce their visual impact. However, we have noticed very poor execution of rooftop structures
lately and encourage the applicant to make these as seamless as possible.

·        Some roof form interest is provided but the choice of dark materials creates a heavy appearance.
Perhaps the applicant should consider carrying over the wood materials to the soffit to provide a
warmer and lighter tone.

·        It is difficult to tell, but the entry doors for the at-grade units along Gladstone Rd NW appear to be
sliding doors. These should be conventional doors to provide a stronger indication that these are
the main entrances to those units. If they are conventional doors, some material differentiation
would likewise help to improve their legibility as the main entrances to those units. A general
focus on the prominence of these entrances will improve the street-orientation of the building.

·        At-grade patios along Gladstone Rd NW appear to be generously sizes and should offer decent
utility. While they will help activate the street, the patios are also sufficiently separated from the
sidewalk to provide a good balance of private-public space.

·        Private patios interface with the communal courtyards and this helps to better activate those
spaces. Green landscaping still appears sufficient to provide some buffer between communal
and private space.

·        Upper balconies appear to be decently sized and they also provide articulation to the structure.
·        We are pleased to see directly accessible units on the laneway. This will help to humanize that

space and improve natural surveillance of the lane. At the same time, green landscaping
separation is well considered so that residents have some separation from the laneway traffic.

Landscaping and Communal Amenity
·        The internal amenity space is ambiguous. It would be helpful to know what is intended here.
·        A proper landscape plan is not provided. This makes it very difficult to evaluate the quality of the

perimeter green landscaping and of the courtyards.
·        Renderings suggest grass along the perimeter of the building, but the applicant should explore

native shrubberies to provide more interest and biodiversity. Relying on grass only would project
a suburban look and fail to soften the structure.

·        Bushes are rendered along the rear, but not detailed elsewhere. These require more detail.
·        Because a utility conflict likely prevents tree planting in the public boulevard, we would also like

to see some greater height green landscaping in the private setback.
·        Trees are rendered in the communal courtyards, but we are unclear on what kind of trees. We

suggest species that can provide a modest canopy. Varying leaf colours and flowering trees
would also brighten the spaces.

·        The east communal courtyard provides a shared outdoor amenity, but no details are provided on
how this will function. Does it have seating? Does it have communal barbeques? Why do people
use it?

·        The west communal courtyard is more landscape focused, which may be appropriate if the
applicant is seeking decorative plantings rather than functional space. However, this is not well
detailed on the plans. Further detail will help explain how this space is meant to be used.

Sustainability
·        There are significant opportunities on the roof for green roof features and/or solar collectors. We

encourage the applicant to explore both.
Mobility

·        The universal access ramp appears quite narrow at the main entrance. Check standards.
·        Despite leading to a CTrain station, the sidewalk here is quite narrow. It should be widened

through this project.
·        The applicant, in coordination with the active redevelopment to the SE on 10 St NW, should

consider street safety improvements. An obvious option to consider would be curb extensions at
Gladstone Rd/10 St NW and/or Gladstone Rd/10A St NW. Such extensions could integrate well
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with both the residential courtyards and a possible plaza adjacent to the church.
·        An excess of automobile parking is provided, relative both to the Land Use Bylaw and to the

context. This location is ~100m away from a CTrain station and this supports significant parking
reductions, even down to zero parking. On top of this, research indicates that providing more
parking than required in a TOD area leads to extra automobile trip inducement. This is counter to
creating a walkable area and reduces the utility of the transit investment.

·        The applicant nearly hits 1.0 Class One stalls per dwelling unit. Given the location of the site,
cycling will be a preferred mode of transportation and we recommend an even higher supply.

·        Class One stalls are inappropriately located on parkade level two. This significantly decreases
their utility by forcing residents to ride up multiple parkade ramps. It also increases the likelihood
of conflicts with vehicles. All Class One stalls must be located on parkade level one and/or inside
the grade level.

·        The applicant appears to provide a mix of vertical and horizontal Class One stalls. This is
appropriate and supports bicycle parking for different types of bicycles and for persons with
varying physical abilities.

·        Class Two quantities are appropriate.
·        Class Two rack type is not indicated. We recommend decorative takes on the classic staple rack.
·        Class Two rack locations eat into the usable courtyard spaces. We recommend, instead, that the

applicant move the Class Two racks to pads on the public boulevard. Given that utility conflicts
prevent tree plantings here, there is an opportunity to make more creative use of this boulevard
and Class Two racks would be a good option.

 
Best regards,
 
 
Dale Calkins (he/him)
Senior Policy & Planning Advisor
Druh Farrell – Ward 7 Councillor
Office of the Councillors, PO Box 2100, Station M, Calgary, Alberta, T2P 2M5
e CAWard7@Calgary.ca w www.DruhFarrell.ca
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From: CAWard7 - Dale Calkins
Sent: Friday, June 4, 2021 2:16 PM
To: Goldstrom, Evan W.
Subject: RE: Blue Church/Gladstone Road Update - LOC2020-0122

Hi Evan, 

Thanks for the follow-up. I don’t think we’ll have additional comments. The applicant has incorporated a significant amount 
of our DP feedback in this updated design. It seems the main point of contention is whether or not the increased upper 
stepback at the NW corner is sufficient to mitigate the massing perception. Will leave that to you to review further. 
Otherwise, relatively satisfied with the changes. 

Take care, 

Dale Calkins (he/him) 
Senior Policy & Planning Advisor 
Druh Farrell – Ward 7 Councillor 
Office of the Councillors, PO Box 2100, Station M, Calgary, Alberta, T2P 2M5 
e CAWard7@Calgary.ca w www.DruhFarrell.ca 
 

From: Goldstrom, Evan W. <Evan.Goldstrom@calgary.ca>  
Sent: Friday, June 4, 2021 08:32 
To: CAWard7 ‐ Dale Calkins <caward7@calgary.ca> 
Subject: RE: Blue Church/Gladstone Road Update ‐ LOC2020‐0122 

Hi Dale, 

The applicant has submitted a partial set of plans to show updates to the lane condition and additional setbacks with 
stepbacks at the sixth floor. The sixth floor stepbacks align with the rules of the MU-1 district. These were pulled together 
to show the CA – the attached comments reflect to CA’s response to the plans. Note that they have sent their response as 
an appendix to the previous letter, so the updated comments are towards the end of the letter. 

I’m planning on sending them some updated comments on Tuesday if you’d like to provide some commentary. If you’re 
not able to send through comments by then I can add in a placeholder to say they are forthcoming and then forward to the 
applicant when available. 

OneDrive link to plans: 
https://calgarycity-my.sharepoint.com/:b:/g/personal/ewgoldstrom calgary ca/EYPb-
Ky MepHp0XwLB5ZPrIBFpMYp34UTqWoBSGFxnUxyw?e=WifHx2 

Evan Goldstrom 
Community Planner 
Community Planning – North | City of Calgary 
T 587-284-7390 | E evan.goldstrom@calgary.ca 

From: CAWard7 ‐ Dale Calkins  
Sent: Thursday, June 3, 2021 5:44 PM 
To: Goldstrom, Evan W. <Evan.Goldstrom@calgary.ca> 
Subject: RE: Blue Church/Gladstone Road Update ‐ LOC2020‐0122 
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Hi Evan, 
 
Is there a new DP set? I haven’t reviewed it yet. 
 
Take care, 
 
 
Dale Calkins (he/him) 
Senior Policy & Planning Advisor 
Druh Farrell – Ward 7 Councillor 
Office of the Councillors, PO Box 2100, Station M, Calgary, Alberta, T2P 2M5 
e CAWard7@Calgary.ca w www.DruhFarrell.ca 
 

 
 
From: Goldstrom, Evan W. <Evan.Goldstrom@calgary.ca>  
Sent: Thursday, June 3, 2021 13:30 
To: CAWard7 ‐ Dale Calkins <caward7@calgary.ca> 
Subject: Blue Church/Gladstone Road Update ‐ LOC2020‐0122 
 
Hi Dale, 
 
Just want to give you a quick update on the Blue Church application. I’ll be taking it to CPC on June 17, which will have it 
at Council for July 27. The legal agreement for heritage designation of the church is now with the applicant – they are 
hoping to have it executed by the July 27 Council, but I’ve worded the report recommendations so that all three bylaw 
readings can be completed in the same meeting, or final reading can be held off until the legal agreement is signed. The 
applicant is aware of quorum issues that could come up if they wait to get final reading after the election, so final reading 
will be sought at the Sept Council at the latest. 
 
I received some updated comments from the CA earlier this week that are more focused on DP level issues, which I 
believe you were copied on. I’m working through the DP comments and revisions with the applicant and am hoping that by 
the time the land use gets to Council the DP is ready, or close to ready, for approval. Since it has bonusing provisions, it 
will need to go to CPC for approval as well.  
 
There is certainly some opposition to the project, particularly from those directly to the west of the project – I’ll be working 
with the applicant to mitigate some of those concerns, but what they are hoping to see (townhouses) and what is currently 
being proposed are quite different. 
 
Happy discuss further at your convenience. 
 
Thanks, 
Evan 
 
Evan Goldstrom, MPlan, RPP, MCIP 
Community Planner 
Community Planning - North | Planning and Development 
The City of Calgary  
T 587-284-7390 | E evan.goldstrom@calgary.ca 
 

 
 
Check out www.calgary.ca/pdmap to learn more about the development activity in your community. 
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November 20, 2020 
 
Emailed to: matt.rockley@calgary.ca 
 
RE: DP2020-6663 | 1110-1126 Gladstone Road NW | DP Amendment Application 

 
Dear Mr. Matt Rockley, 
 
The Hillhurst Sunnyside Planning Committee (HSPC) would like to thank you for the opportunity to 
comment on the above proposed DP and associated Land Use Redesignation (LOC2020-0122) and 
amendment to the Hillhurst Sunnyside Area Redevelopment Plan (ARP).   
 
The Land Use Amendment proposal represents a departure from the 2009 ARP.  This site was originally 
allocated a maximum 26 metre height on the east side and a maximum 16 metre height on the west side, 
closer to the lower-density historic homes and multi-residential buildings.  
 
We note in the ARP that the “maximum densities…are not guaranteed entitlements. In order to achieve 
these maximums, projects will need to meet high standards of architectural and urban design quality 
that ensure projects make positive contributions to the public realm based on conformance to the design 
policies and guidelines of Section 3.0” of the ARP. The Applicant informed us that the Development Permit 
application was submitted in a staggered timeline so that the design of the building and site layout can be 
evaluated with the Land Use Amendment.  

Comments 
We have provided comments based on the vision laid out in the Hillhurst Sunnyside ARP and public 
consultations leading to its 2009 approval. We would further wish to see deeper clarity on increased 
benefits delivered to the current and future residents of the community and assurances that the proposed 
Land Use Amendment and Direct Control district policy accurately reflects the future development plans. 
Our recommendations to City Administration and City Council are listed on the final page. 
 

1. Built Form 
• Residents on 11th Street NW are not supportive of the design for the west side of the site due 

to the height and lack of setbacks.  This is reflected in our final recommendations. 

• HSCA was copied on several emails from community members that supported the project 
proposal and from neighbours in opposition to the application. We believe that residents 
concerns need to be considered when evaluating the proposal against the intention of the ARP.  

• We have provided additional historical context with regards to the proposed protection/ 
designation of the former Hillhurst Baptist Church as a Municipal Historic Resource below. 

• Initial renderings were provided by the applicant on their project website, showing a six-storey 
building with two interior courtyards, set in on the south side of the triangular-shaped parcel. 
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 The concept drawings appear quite monolithic; a podium and stepbacks would be an 
effective way to help minimize the building massing at street level. At-grade patios and 
entryways would further integrate the large building with the human scale of our turn-of-
the century, pedestrian-oriented community.  

 We are unclear about the distribution in density and Floor Area Ratio, where the eastern 
part of the site already has an FAR of 5.0 and how the density would be shifted if the 
Church were to be included in the comprehensive development of the site. 

 It is unclear how the applicant will demonstrate a softer interface between the Church 
building and the larger building when viewed from 10th Street. 

• Because the application represents a greater height that is shifted across the entirety of the site, 
we expect that the applicant demonstrate sensitivity to neighbours through an appropriate 
interface at the north alley side, towards 11th Street and on the west side of the block with the 
two remnant parcels that are not a part of the development site. 

 We request wording added to the Direct Control district rules to push the building 
massing inward at the upper floors, as would be consistent in the Land Use Bylaw for the 
proposed Mixed Use 1 district (M-U1), where property lines abutting the lower density 
Multi-Residential Contextual Grade Oriented (M-CG) districts immediately to the west, 
north and south are to be set back and tiered back as appropriate. 

 In keeping with the General Rules for Mixed Use Land Use Districts (Bylaw 20P2017), the 
street wall definition under the Municipal Development Plan is defined as a 1:1 or 1:2 
ratio of building height to road right-of-way to comfortably enclose the street on the 
podium level. In this case, the south building frontage on Gladstone Road should measure 
approximately 11 metres, curb to curb. 

 There is a strong preference from neighbours and HSPC to further step down the building 
closer to the interior residential part of the community. Community members cited the 
positive precedent set by the St. John’s Condo building built in 2011, which is 8 storeys 
facing 10th Street and steps down to 4 storeys and further broken down to 2-3 storeys 
along 10A Street. Careful consideration was given to the interface between the larger 
building and the existing fabric of smaller scale single-family and multi-residential homes. 

 While development on the south side of 5th Avenue can reach a maximum 16m height 
closer to 10th Street under the ARP, sensitive redevelopment is still an important aspect 
to consider for current neighbours. 

 A shadow study would help evaluate the building’s impact on adjacent neighbours. 

• At Development Permit stage, consider crime prevention through environmental design/CPTED 
principles, such as lighting or added “eyes” on the ground floor to increase safety for pedestrians 
including residents, employees and visitors along Gladstone Road, the alley, and a more active 
10th Street frontage. 
 

2. Heritage Designation and Impacts to Existing Community 
• Built in 1907, the formerly named Morleyville Road Baptist Church was once a hub in the 

community; the building has changed to various other well-used commercial uses over the years. 
We feel that the designation and protection of this building is a very encouraging aspect of the 
application that would add to the eclectic mix of heritage homes, apartments, condos, and newer 
mixed-use buildings of contextually appropriate sizes in the community. 

o Not enough information was provided regarding the Church building, including the future 
commercial uses and how it will be renovated/restored. 
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o Not enough information was provided on the activation of the public realm fronting 10th 
Street as a major pedestrian corridor. 

• Hillhurst Sunnyside is one of Calgary’s first suburbs north of the Bow River. This block was 
originally developed by Theodophilus Thompson, a plasterer in the 1910s. A few of those modest 
original homes still exist today serving as well-maintained examples of the architecture of the era, 
including the Thompson home at 416 11th Street NW and the two brick houses on either side. 

o Section 3.1.2 of the ARP envisions higher densities on the Main Streets; for this block, the 
western end was allocated a 16m or 4-storeys height limit. The heritage designation for 
the Church is a rare opportunity, but also an inequitable compromise, where Main Street 
style development directly borders the smaller scale residences off 11th Street.  

• There is an opportunity to commemorate some of the most historically significant streets in 
Calgary: (1) Gladstone Road was originally an Indigenous trail that now traverses the heart of the 
community (2) the original name for 10th Street was Morleyville Road, which led to Morleyville, 
the oldest pioneer settlement in Southern Alberta and Treaty 7 territories. 

 

3. Social Considerations 
• The applicant indicated that this would be an approximately 140-unit apartment building. Most 

of the condos built to date have been catered to higher income single and dual incomes. We 
would like to see a greater housing mix as to encourage more family housing, such as a mix of 2- 
and 3- bedroom condo units; no information was provided on the number of three-bedroom, or 
family-oriented units. 

o Family Co-habitation is the most effective method to increase density, this requires 2 
and 3 bedroom units to be included in the design. 

o Please note that the ARP strongly encourages family focused developments, as this 
supports our schools and co-habitation is the most effective means of densification. 

• The HSPC supports the proposed purpose-built rental building. While several new apartment 
buildings have been built during the current recession, the rental rates on these newer rental 
buildings seem to cater to exclusively to higher incomes.  

o The ARP encourages affordable housing. Hillhurst and Sunnyside has always been a 
welcoming mixed-income community. We ask that the developer consider allocating 
“affordable” units to continue to support our proudly diverse community. This would 
keep with the history of the Church as a community hub, originally built by volunteers 
from the congregation. 

 

4. Mobility 
• This development will add significant density to the site near the Sunnyside LRT Station; more 

new neighbours will help support a healthy, vibrant shopping and commercial district.  

• With the Graywood Theodore site at 427 10th Street (114 units + retail/commercial space) site 
now under construction and the current proposed Westrich site (140 units) redevelopment in 
progress to bookend the east side of Gladstone Road, we felt that this is an opportune time to 
request commitments from the City to improve mobility and safety. We recognize the City’s 
challenges due to Covid-19 and believe it would be a missed opportunity if we do not advocate 
now. We remind City Administration and Council where ARP Section 4.3.8 states:  

“Traffic management opportunities including, but not limited to, traffic optimization, 
access management, and traffic calming will be pursued as a part of the review of new 
developments within the TOD area.” 
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• We believe that traffic a major source of contention. Gladstone is a very well-used multi-modal 
transportation corridor and the only east/west connector between 10th and 14th Streets, other 
than 5th Avenue and Kensington Road, which is already closed to automobile traffic. Traffic already 
moves through the residential part of the community to avoid 10th Street and to be able to access 
the businesses on 10th and 14th Streets. Further, cut-through traffic from Kensington Road 
eastbound and 14th Street northbound will travel along Gladstone Road to access this site. 

• The ARP indicates that “Upon completion of six significant redevelopments in the [TOD] study 
area, The City shall prepare a Mobility Assessment & Plan (MAP) in consultation with the 
Community Association to review the transportation impacts of the intensified land use on 
adjacent roadways, as well as pedestrian, bicycle and transit connections” (Section 4.3.8). 

 Six major residential projects were completed in 2017. A traffic study was approved by 
City Council in December 2018 and cancelled in June 2019 due to the constraints of a 
fiscally-challenged economy. We ask that Council keep its promises to the community and 
commission the Mobility Study. 

 

5. Parking 
• This is an excellent opportunity to create a truly Transit Oriented Development (TOD) due to its 

location and proximity to the Sunnyside LRT station and city’s Primary Transit Network.  
 Car-sharing and secure bicycle parking is encouraged to reduce automobile traffic so that 

excess parking does not spill into the community and to help contribute to a more climate-
resilient Calgary. 

 The applicant indicated that there will be a 1:1 parking to unit ratio. We note that parking 
stalls in the proposed M-U1 district can be relaxed and allow for a .75 stall per residential 
unit ratio. A combination of alternative transportation and local amenities can help 
reduce the need for automobile ownership and mitigate the impacts of more vehicles in 
a densifying neighbourhood. 

• We request that the following ARP policy be enforced by City of Calgary Roads/Calgary Parking 
Authority and have policy written into the Direct Control bylaw to ensure compliance: 

 “Dwellings in new multifamily developments are not to receive parking passes 
regardless of their off-street parking provisions” (Section 3.4.3). 
 

6. Public Benefits 
• This proposal’s notable intrusion into a lower density residential neighbourhood should be paired 

with equally notable improvements to the public realm, both on- and off-site. 

• Bylaws 19P2015, 27P2012, and 86P2018 state that applications exceeding the base density may 
contribute to the Hillhurst Sunnyside Community Amenity Fund (HSCAF) or an Urban Design 
Improvement. It is not unusual for applicants to contribute funding to both. 

 At the time of writing, the Community Amenity Fund contribution is set at $18.14 per 
square metre over the base density; recognized in the 2014 City/Coriolis report to be a 
lower rate than other areas experiencing significant redevelopment; HSPC wishes to see 
an equitable benefit for a community going through major intensification and change. 

• There have been longstanding concerns and discussions around an expanded public realm and 
streetscape improvements along Gladstone Road. Past ideas for consideration include: 

 Limiting traffic to one-way only along sections of Gladstone Road 
 Implementation of a traffic calmed “shared street” 
 Closure of sections of Gladstone to vehicle traffic 
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• The applicant is encouraged to make other improvements to the general area, such as to the 
laneway, Gladstone Road, and the streetscape/public realm in consultation with the community. 

• HSCA requests that the developer consider all opportunities for recycling and re-purposing any 
elements of buildings that will be razed to make room for this proposal. 

• We would ask that the developer consider an HSCA membership package for the future building 
tenants. We encourage all new residents to become engaged in community life. 
 

7. Community Engagement 
• The applicant presented to the HSPC at our outdoor meeting on August 11, 2020. The meeting 

was well-attended by members and a handful of neighbours (about 18 people). We appreciate 
being informed early in the process and hearing the developer’s vision for the site prior to 
finalization of any plans and so we may inform and encourage community members to get 
involved in the planning process.  

• There was a subsequent engagement with the most-affected neighbours and HSCA on Nov. 10th 

• Through the engagement process, we understand that concerns were raised from adjacent 
neighbours about the proposal. We have endeavoured to offer a balanced application review 
through this letter but recognize that not all neighbours are affected equally. 

• There was general support expressed at the Applicant’s initial presentation.  Comments were 
received regarding the preservation of the former Hillhurst Baptist Church building and the 
current applicant’s direction to reduce the height on the eastern parcel. Due to COVID-19, an open 
house was not conducted, however information was sent electronically, and the applicant has an 
online platform to collect comments. Despite this reduced public engagement, we have received 
a notable volume of letters. Affected neighbours have organized and provided independent 
letters to the City and applicant. 

Key Recommendations 
As current, the application increases the ARP height/density on the west side of the site from 16m to 20m 
and from 2.5 to 4.0 FAR. We have concerns that any changes to the ARP though this application will and 
could carry forward to a different developer/applicant, should the current 2020 application lapse. For 
example, the 2018 ARP amendment from a previous developer had successfully increased the allowable 
height from 26m to 32m on the east side of the block; this previous developer has since released their 
interest in developing the site. 
 
Hillhurst Sunnyside has been partner to the City of Calgary’s long-term vision to intensify within 
established areas, welcome new neighbours and increase housing within the inner city. In our experience, 
redevelopment has not been commensurate with public improvements. Our key recommendations are 
reiterated as follows: 
 

1. Setbacks to be included, as envisioned in the ARP for this situation, in the final design to account 
for the low-density heritage homes on 11 St NW 

2. That direction is added to the Direct Control district bylaw to provide rules aligning with the Mixed 
Use District (M-U1) rules. The DC should state the required setbacks and stepbacks where the 
proposed development site shares a property line with M-CG districts adjacent to the parcel. 

3. That the City and applicant work together on offsite improvements to mobility, traffic and 
pedestrian accessibility and safety in consultation with the community. Council is additionally 
reminded of their wider commitment to the community in 2009 when Hillhurst Sunnyside became 
the first community to go through Transit Oriented Development planning. 
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4. That City Council go through First Reading of the proposed bylaw and withhold final approval 
(Second and Third Readings of the proposed bylaw) until the finalization of community amenities, 
the above three recommendations, commitment to municipal heritage designation/restoration 
for the Church, and that “exemplary building design” is  demonstrated to the satisfaction of 
Calgary Planning Commission at Development Permit stage. 

 
Please keep us updated as this important application progresses. The HSCA would like to be involved in 
the review of this project. Please contact the undersigned should there be any questions or clarifications. 
 
Sincerely, 
 
 
Hillhurst Sunnyside Planning Committee 
Hillhurst Sunnyside Community Association 
 
 
cc: Elicia Cantafio, Chair, Hillhurst Sunnyside Planning Committee, HSCA 

Ben van den Berg, Daria MacDonald, Decker Butzner, Lorna Cordeiro, Mark Beckman, Robert 
McKercher, Tom Dvorak, HSPC Project Subcommittee Members 

 Lisa Chong, Community Planning & Engagement Coordinator, HSCA 
 Dale Calkins, Senior Policy & Planning Advisor, Ward 7 Councillor’s Office 
 City of Calgary Circulation Control 
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Appendix I: Addendum Comments  
 

May 31, 2021 

RE: Updated Comments on Amended Plans 

Dear Mr. Evan Goldstrom,  

The Hillhurst Sunnyside Planning Committee and community members would like to offer our thanks to 

you and the Applicant’s group for your time and providing updates on DP2020-6663 at the May 12, 

2021, virtual community association meeting. We have summarized the HSPC and neighbours’ 

comments below: 

General 

• There appears to be very few modifications from the original design and as such, does not 

address the DTR and Planning Committee suggestions regarding step downs and setbacks, 

softening the interface, 2-3 storey townhome design at the laneway, set back from Gladstone 

Road, etc. 

o The modification of a setback on the 6th floor does not keep with the suggestions from 

the City DTR and HSPC’s letter. This is insufficient in terms of developing a building that 

is keeping in line with the village-feel and human-scale of the community. 

o The setback has to occur at 12m; the plans show it occurring at 15m. 

o The interface between the building and low lying residential needs to be softened as per 

the City’s DTR and the HSPC’s suggestions. As suggested, townhouses or live/work can 

be accommodated as is precedent at the Kensington building on 10th Street and 2nd 

Avenue. 

• The original ARP and the prior application and ARP amendment only included a maximum height 

of 16 metres (or 4-5 storeys) and a FAR of 2.5 

o While the current application proposes a blended height and FAR, it is important to 

understand that the ARP went through a careful 3-year review from 2006-2009 which 

weighed the potential impacts of Transit Oriented Development.  

o Significant community consultations resulted in the current ARP maximums to ensure 

sensitive transition from the community Main Streets to the lower density residences to 

the west. This context has not been demonstrated with the current proposed 

development. 

Hillhurst Baptist Church Building 

• The current state of the former LifeSport/Hillhurst Baptist Church has been neglected as the 

building has been deteriorating for some time, even before Land Use interests began in 2018.  

o Some of the Character Defining Elements that have were defined in the Statement of 

Significance on the Inventory of Evaluated Historic Resources have been in disrepair and 

particularly where the eaves and landscaping have impacted the exterior cladding. 

o We have reached out to City of Calgary Heritage Planning for more information and 

learned the Land Use Application is tied to a designation agreement being executed. 
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o We would like to reiterate Recommendation #4 in our first letter, which describes the 

process on the prior Land Use Designation (LOC2018-0114) to ensure that restoration 

and historic resource designation must occur for the application to receive full Council 

approval. 

o More detail is needed to articulate the Heritage Values ascribed to the site: Style, 

Landmark and Symbolic. 

• We welcome the proposed daycare use of the building as childcare services are in great demand 

in the community and constitutes a community-serving use for the building.  

o While the “Child Care Service” use is not a mandated use for the future of the building, 

we can suggest that the DC includes the “Child Care Service” definition is moved from 

the list of “discretionary uses” to “permitted uses” in the proposed M-U1 District for the 

Land Use Amendment application. 

Heritage Considerations 

• The community has a unique vision for the site through the preservation, restoration, and 

designation of the historic Church building. However, we are challenged with developing the site 

responsibly while respecting the DTR feedback and ARP policy. 

• We strongly agree with the neighbours that the preservation of the Church has to be balanced 

against the living heritage on 11th Street, and the preservation of the Church building should not 

be leveraged against the heritage of the low-lying residential community. 

• The current Church building represents one of the last wooden churches in Calgary and thus, 

occupies a significant chapter of the history of our city. At the same time, we have not heard 

significant public engagement that supports the justification of increasing the height and 

massing of the proposed building so that the air rights from redeveloping the Church are shifted 

to the west, where there are currently heritage residences that have been meticulously 

maintained and loved by the current residents.  

Community Context 

• The plan update included initial plan renderings from the adjacent owner of the remnant parcels 

to the west of the proposed development site. The landowner has had redevelopment plans in 

the works for many years, which has yet to be realized. 

o We are uncomfortable about basing the proposed plans on a future unapproved 5-

storey building (which may or may not ever be built) to the west. The City Planning 

Department has indicated that their decision is based on current context, and not future 

context. Additionally, the future building would need to apply for future Land Use & ARP 

amendments and design approval which it does not yet have.  

o There currently exists a one-storey bungalow on the adjacent lot. Excellent precedents 

have already been set within the community: the St. John’s building as mentioned and 

the relationship of the Victoria on Fifth/ Kensington on the Park buildings on the north 

side of 5th Avenue and 10th Street, just north of this development. These buildings have 

included careful step backs and step downs where they abut bungalows, despite the 

higher zoning allowances on 5th Avenue 

• As discussed at the recent meeting, the rendering is not in keeping with the reality of the 

surrounding community 
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o The photo shows an image of how the proposed building would blend into the 

community; however, the extra space does not exist due to the presence of surrounding 

buildings. The concept for activating the laneway would be very challenging under the 

current circumstances. 

Laneway 

• The laneway modifications needed to support the building have not been planned for. The 

widening is not possible on the west end as there is an adjacent landowner that has plans for 

the pie shaped lot. 

• The proposal indicates that the lane will only be paved 15m to the north past the “T” in the 

alley. The entire lane – to the west of the building – should be paved, otherwise it would 

transition to gravel before connecting with 5th Avenue. 

• The drawings do not show how the lane will transition to the 2.9m width between the utility 

pole and the Thompson Barn on the west side. 

• The DTR note, "Amend the plans to provide additional setback to facilitate a functional width of 

7.2m such that two vehicles can pass each other within the lane" has not been completed. 

Instead, the plans show a 6.1m wide lane. 

• The plans do not indicate how drainage in the lane will be handled (such as underground storm 

sewers, or only relying on the surface grade) and now to prevent flooding of garages as well as 

prevent spring runoff from flooding the underground parking garage. 

• The drawings show that the utilities will be buried. However, no feasibility work was done to see 

if there are water or storm drainage lines. Also, the developer was unable to answer how buried 

utilities would be run to the homes along the lane, which currently get them from above ground 

poles. There is no room to move them onto west side of west laneway, or to the north side of 

the north laneway. The applicant has been informed at least a few times about this potential 

challenge. With a mature Development Plan application, we are highlighting the requisite to 

address this issue before plan approval. 

Traffic Management 

• We are supportive of the conversations from the Ward 7 office in support of curb extensions, in 

conjunction with the construction that is currently happening on the Theodore development on 

the south side of Gladstone Road. 

• We appreciate that the applicant has proposed fewer vehicle parking stalls (from a 1:1 ratio to 

0.75 stalls to units/home) to keep the amount of additional vehicular traffic to a minimum (as 

allowed in the Land Use Bylaw) and successfully realize Transit Oriented Development. 

 

We realize that this was a very lengthy letter, but we still feel that our four points of recommendations 

in the original letter still applies to our current comments on the amended plans. Thank you for your 

time engaging with the community. 

 

Hillhurst Sunnyside Planning Committee 

Hillhurst Sunnyside Community Association 
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September 1, 2021 
 
Emailed to: matt.rockley@calgary.ca, Evan.goldstrom@calgary.ca 
 
RE: DP2020-6663 | 1110-1126 Gladstone Road NW | DP Amendment Application 

 
Dear Mr. Goldstrom and Mr. Rockley, 
 
The Hillhurst Sunnyside Planning Committee (HSPC) would like to thank you for the opportunity to again 
comment on the above proposed DP revisions.  Many of the comments from our previous letter dated 
May 31, 2021 still apply, and so a copy is included as an appendix to this letter.  Updated comments below 
reflect those of the planning committee and some directly affected neighbours who live adjacent to the 
proposed development in response to recent amendments made.  
 
Key suggestion: 

• NW corner be revised to a 3 storey townhouse podium with upper stories stepped back to 
better interface with the adjacent low density district and heritage homes across the lane. This 
is likely to be appealed by neighbours if unable to be addressed as there seems to be different 
interpretations in application of statutory ARP policy in this location, which was discussed as 
well at the Council hearing on the land use. 

 
Further comments on proposed revisions: 
 
Amended building height and stepbacks at 5th and 6th floor to match Council direction during the land use 
 

• This site was originally allocated a maximum 26 metre height on the east side and a maximum 16 
metre height on the west side. The design could reflect this intent and the interfaces could be 
more sensitively integrated with adjacent lower density development.  

• Include a sympathetic interface including setbacks/ stepbacks with immediately adjacent parcels 
to the west which are not part of the development and are currently M-CG - although at present 
have small homes on them (the massing model shown by the applicant on these lots is not built 
or proposed). 

 
Revised sculptural piece on east side of building 

 

• Add fenestration, more articulation with materials or ideally a mural on East wall of the main 
building above the historic church. This wall is very visible from the east side, main street and 
currently presents as blank, increasing the feel of massing over the church despite the sculptural 
piece added on the lower portion.   
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Additional suggestions for improvement: 

• Improvements to the pedestrian interface of the at-grade units by including large, useable sized 
patios oriented to the main street with adequate landscaping to promote eyes on the street. 

• Ensure substantial pedestrian-scale lighting along the street interface, not just interior to the 
courtyards. Consider CTPED principles for lighting around the building including laneway. 

• High quality materials with low maintenance, longevity should be used.   

• Consider the longevity of the courtyard spaces– will plants grow and be able to sustain long term?  
Will playground be used? 

• If rollout bins are being used in waste and recycling can exterior screening or storage be 
aesthetically implemented? 

 
Community updates requested: 

• Could more information about the church restoration be provided to the community? Could we 
see more detailed plans for the plaza east of the church? This will be an essential public space. 

• Ideally the City’s EAGCS, Community and applicant can collaborate on traffic calming and mobility 
improvements attached to this development including Gladstone Road bumpouts proposed.  
Offsite traffic improvements that offset the impacts of adding more vehicles to this location are 
appropriate. 

• Calgary Parking Authority must ensure no on-street parking permits are given to residents of this 
building as per ARP “Dwellings in new multifamily developments are not to receive parking passes 
regardless of their off-street parking provisions” (Section 3.4.3). 

• How will the project contribute to the Hillhurst Sunnyside Community Amenity Fund (HSCAF) or 
other urban design improvement?  

• The developer needs to communicate directly with neighbours on 5th Ave about moving the power 
poles – this will significantly impact neighbours. Burying the lines is the desired outcome or having 
the applicant adjust their development to accommodate this factor on their site. 

• How will pedestrians move safely in the laneway? Will there be sidewalks in the rear of the 
building as well?  How will the pedestrian environment (separated from vehicles) be considered 
for at grade units in the lane? 

• Drawings indicate the paving of the laneway will only be 15 m to the north past the T intersection.  
The entire lane to the west of the building should be paved. 

 
Please let us know should you need any clarification on our comments. 
 
Sincerely, 
 
Hillhurst Sunnyside Planning Committee 
Hillhurst Sunnyside Community Association 
 
 
cc: Elicia Cantafio, Chair, Hillhurst Sunnyside Planning Committee, HSCA 

Ben van den Berg, Lorna Cordeiro, HSPC Executive Members 
 Ali McMillan, Community Planning & Engagement Coordinator, HSCA 
 Dale Calkins, Senior Policy & Planning Advisor, Ward 7 Councillor’s Office 
 City of Calgary Circulation Control 
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Appendix I: Addendum Comments  
 

May 31, 2021 

RE: Updated Comments on Amended Plans 

Dear Mr. Evan Goldstrom,  

The Hillhurst Sunnyside Planning Committee and community members would like to offer our thanks to 

you and the Applicant’s group for your time and providing updates on DP2020-6663 at the May 12, 

2021, virtual community association meeting. We have summarized the HSPC and neighbours’ 

comments below: 

General 

• There appears to be very few modifications from the original design and as such, does not 

address the DTR and Planning Committee suggestions regarding step downs and setbacks, 

softening the interface, 2-3 storey townhome design at the laneway, set back from Gladstone 

Road, etc. 

o The modification of a setback on the 6th floor does not keep with the suggestions from 

the City DTR and HSPC’s letter. This is insufficient in terms of developing a building that 

is keeping in line with the village-feel and human-scale of the community. 

o The setback has to occur at 12m; the plans show it occurring at 15m. 

o The interface between the building and low lying residential needs to be softened as per 

the City’s DTR and the HSPC’s suggestions. As suggested, townhouses or live/work can 

be accommodated as is precedent at the Kensington building on 10th Street and 2nd 

Avenue. 

• The original ARP and the prior application and ARP amendment only included a maximum height 

of 16 metres (or 4-5 storeys) and a FAR of 2.5 

o While the current application proposes a blended height and FAR, it is important to 

understand that the ARP went through a careful 3-year review from 2006-2009 which 

weighed the potential impacts of Transit Oriented Development.  

o Significant community consultations resulted in the current ARP maximums to ensure 

sensitive transition from the community Main Streets to the lower density residences to 

the west. This context has not been demonstrated with the current proposed 

development. 

Hillhurst Baptist Church Building 

• The current state of the former LifeSport/Hillhurst Baptist Church has been neglected as the 

building has been deteriorating for some time, even before Land Use interests began in 2018.  

o Some of the Character Defining Elements that have were defined in the Statement of 

Significance on the Inventory of Evaluated Historic Resources have been in disrepair and 

particularly where the eaves and landscaping have impacted the exterior cladding. 

o We have reached out to City of Calgary Heritage Planning for more information and 

learned the Land Use Application is tied to a designation agreement being executed. 

SDAB2021-0090

182



4 
 

o We would like to reiterate Recommendation #4 in our first letter, which describes the 

process on the prior Land Use Designation (LOC2018-0114) to ensure that restoration 

and historic resource designation must occur for the application to receive full Council 

approval. 

o More detail is needed to articulate the Heritage Values ascribed to the site: Style, 

Landmark and Symbolic. 

• We welcome the proposed daycare use of the building as childcare services are in great demand 

in the community and constitutes a community-serving use for the building.  

o While the “Child Care Service” use is not a mandated use for the future of the building, 

we can suggest that the DC includes the “Child Care Service” definition is moved from 

the list of “discretionary uses” to “permitted uses” in the proposed M-U1 District for the 

Land Use Amendment application. 

Heritage Considerations 

• The community has a unique vision for the site through the preservation, restoration, and 

designation of the historic Church building. However, we are challenged with developing the site 

responsibly while respecting the DTR feedback and ARP policy. 

• We strongly agree with the neighbours that the preservation of the Church has to be balanced 

against the living heritage on 11th Street, and the preservation of the Church building should not 

be leveraged against the heritage of the low-lying residential community. 

• The current Church building represents one of the last wooden churches in Calgary and thus, 

occupies a significant chapter of the history of our city. At the same time, we have not heard 

significant public engagement that supports the justification of increasing the height and 

massing of the proposed building so that the air rights from redeveloping the Church are shifted 

to the west, where there are currently heritage residences that have been meticulously 

maintained and loved by the current residents.  

Community Context 

• The plan update included initial plan renderings from the adjacent owner of the remnant parcels 

to the west of the proposed development site. The landowner has had redevelopment plans in 

the works for many years, which has yet to be realized. 

o We are uncomfortable about basing the proposed plans on a future unapproved 5-

storey building (which may or may not ever be built) to the west. The City Planning 

Department has indicated that their decision is based on current context, and not future 

context. Additionally, the future building would need to apply for future Land Use & ARP 

amendments and design approval which it does not yet have.  

o There currently exists a one-storey bungalow on the adjacent lot. Excellent precedents 

have already been set within the community: the St. John’s building as mentioned and 

the relationship of the Victoria on Fifth/ Kensington on the Park buildings on the north 

side of 5th Avenue and 10th Street, just north of this development. These buildings have 

included careful step backs and step downs where they abut bungalows, despite the 

higher zoning allowances on 5th Avenue 

• As discussed at the recent meeting, the rendering is not in keeping with the reality of the 

surrounding community 
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o The photo shows an image of how the proposed building would blend into the 

community; however, the extra space does not exist due to the presence of surrounding 

buildings. The concept for activating the laneway would be very challenging under the 

current circumstances. 

Laneway 

• The laneway modifications needed to support the building have not been planned for. The 

widening is not possible on the west end as there is an adjacent landowner that has plans for 

the pie shaped lot. 

• The proposal indicates that the lane will only be paved 15m to the north past the “T” in the 

alley. The entire lane – to the west of the building – should be paved, otherwise it would 

transition to gravel before connecting with 5th Avenue. 

• The drawings do not show how the lane will transition to the 2.9m width between the utility 

pole and the Thompson Barn on the west side. 

• The DTR note, "Amend the plans to provide additional setback to facilitate a functional width of 

7.2m such that two vehicles can pass each other within the lane" has not been completed. 

Instead, the plans show a 6.1m wide lane. 

• The plans do not indicate how drainage in the lane will be handled (such as underground storm 

sewers, or only relying on the surface grade) and now to prevent flooding of garages as well as 

prevent spring runoff from flooding the underground parking garage. 

• The drawings show that the utilities will be buried. However, no feasibility work was done to see 

if there are water or storm drainage lines. Also, the developer was unable to answer how buried 

utilities would be run to the homes along the lane, which currently get them from above ground 

poles. There is no room to move them onto west side of west laneway, or to the north side of 

the north laneway. The applicant has been informed at least a few times about this potential 

challenge. With a mature Development Plan application, we are highlighting the requisite to 

address this issue before plan approval. 

Traffic Management 

• We are supportive of the conversations from the Ward 7 office in support of curb extensions, in 

conjunction with the construction that is currently happening on the Theodore development on 

the south side of Gladstone Road. 

• We appreciate that the applicant has proposed fewer vehicle parking stalls (from a 1:1 ratio to 

0.75 stalls to units/home) to keep the amount of additional vehicular traffic to a minimum (as 

allowed in the Land Use Bylaw) and successfully realize Transit Oriented Development. 

 

We realize that this was a very lengthy letter, but we still feel that our four points of recommendations 

in the original letter still applies to our current comments on the amended plans. Thank you for your 

time engaging with the community. 

 

Hillhurst Sunnyside Planning Committee 

Hillhurst Sunnyside Community Association 
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Approval: T. Goldstein  concurs with this report.  Author: E. Goldstrom 
City Clerks: J. Palaschuk / L. Kearnes 

Item # 8.1.10 

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2021-0873 
2021 June 17 Page 1 of 5 
 
Policy Amendment and Land Use Amendment in Hillhurst (Ward 7) at multiple 
addresses, LOC2020-0122 

 

RECOMMENDATION(S):  
 
That Calgary Planning Commission recommend that Council:  
 

1. Give first and second readings to the proposed bylaw for the amendments to the 
Hillhurst/Sunnyside Area Redevelopment Plan (Attachment 5); 

 
2. Withhold third reading pending Municipal Historic Designation of the Hillhurst Baptist 

Church or until any other mechanism to ensure such designation is in place; 
 
3. Give first and second readings to the proposed redesignation of 0.36 hectares ± (0.91 

acres ±) located at 1110, 1114, 1120, 1124, 1126 Gladstone Road NW (Plan 5609J, 
Block Q, Lots 19 to 28) from Commercial – Corridor 1 (C-COR1f2.8h13) District and 
Multi-Residential – Contextual Grade-Oriented (M-CGd72) District to Direct Control 
District to accommodate multi-residential development and the preservation of a 
historic building, with guidelines (Attachment 4); and 

 
4. Withhold third reading pending Municipal Historic Designation of the Hillhurst Baptist 

Church or until any other mechanism to ensure such designation is in place. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2021 JUNE 17: 
That Council hold a Public Hearing; and 

1. Give first and second readings to Proposed Bylaw 43P2021 for the amendments to 
the Hillhurst/Sunnyside Area Redevelopment Plan (Attachment 5); 

2. Withhold third reading pending Municipal Historic Designation of the Hillhurst Baptist 
Church or until any other mechanism to ensure such designation is in place; 

3. Give first and second readings to Proposed Bylaw 121D2021 for the redesignation of 
0.36 hectares ± (0.91 acres ±) located at 1110, 1114, 1120, 1124, 1126 Gladstone 
Road NW (Plan 5609J, Block Q, Lots 19 to 28) from Commercial – Corridor 1 (C-
COR1f2.8h13) District and Multi-Residential – Contextual Grade-Oriented (M-CGd72) 
District to Direct Control District to accommodate multi-residential development and 
the preservation of a historic building, with guidelines (Attachment 4); and 

4. Withhold third reading pending Municipal Historic Designation of the Hillhurst Baptist 
Church or until any other mechanism to ensure such designation is in place. 

 
HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject site to allow for 
the conservation of an important historic building and to accommodate for multi-
residential housing in a street-oriented building.  

 The application will accommodate multi-residential housing, commercial development 
and the conservation of an important historic building.  

 The proposal is in keeping with the applicable policies of the Municipal Development 
Plan (MDP) and the Hillhurst/Sunnyside Area Redevelopment Plan (ARP), as amended. 
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 What does this mean to Calgarians? The proposal allows for more diversity in housing 
and commercial opportunities in a walkable neighbourhood and within 600 metres of the 
existing Sunnyside LRT Station. 

 Why does this matter? The proposal will conserve and reuse a historic building for 
commercial use and add residential density adjacent to the 10 Street NW 
Neighbourhood Main Street, which will support local businesses and use of nearby 
transit infrastructure. 

 An amendment to the Hillhurst/Sunnyside ARP is required to accommodate amended 
building heights and densities.  

 A development permit has been submitted and is under review. 

 There is no previous Council Direction regarding this proposal. 

 Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods, A prosperous city. 

 
DISCUSSION  
This application was submitted by O2 Planning and Design on behalf of the landowners, 
Churchstone Enterprises Limited, Midelco Holdings Limited, David HM Wong and Elaine Lai-
King Wong, on 2020 August 13.  
 
The approximately 0.37 hectare site is located in the northwest community of Hillhurst. It is 
approximately 150 metres (3 minute walk) to the Sunnyside LRT Station and is adjacent to the 
10 Street NW Neighbourhood Main Street. Currently, the site is developed with apartments and 
the Hillhurst Baptist Church, which most recently has been used as a commercial space. The 
proposed DC District includes requirements for the historic designation of the Hillhurst Baptist 
Church building and allows for a mix of residential and commercial development. A maximum 
building height of 20 metres and a maximum floor area ratio (FAR) of 4.0 is proposed in the DC 
District. A development permit (DP2020-6663) for a six-storey multi-residential development 
(Attachment 7) has been submitted and will be presented to CPC for decision once review is 
complete.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 
☒ Outreach was undertaken by the Applicant 
☒ Public/Stakeholders were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the community association was appropriate.  
 
The applicant has provided an outreach summary (Attachment 3) of outreach completed with 
public stakeholders and the Hillhurst Sunnyside Community Association. Engagement and 
outreach included a project website, meetings with the Hillhurst Sunnyside Community 
Association and meetings with adjacent landowners. The project website included materials that 
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would typically be included in an open house as an in-person event was not possible due to 
COVID-19 protocols. The website received 648 unique visits. Main themes from outreach 
included mixed opinions regarding the height and density of the building. Some felt that a six-
storey building was an appropriate density for the site, while others expressed concern of the 
impacts on surrounding residences due to shadowing and potential impacts on privacy. There 
was general support for retaining the Hillhurst Baptist church, although feedback was also 
received that questioned the value of retaining the building. 
 
The applicant team also met with the Hillhurst Sunnyside Community Association in May 2021 
to provide a project update and to show how previous feedback has been incorporated into the 
project. In response to the feedback received during outreach and reviews with Administration, 
the applicant has increased the building setback along the lane, provided a stepback/chamfer at 
the sixth floor along the rear and west side of the building (where the building is adjacent to 
existing lower-density development), the applicant will complete improvements to the lane and 
will designate the Hillhurst Baptist Church as a Municipal Historic Resource as part of the land 
use amendment. Administration is in support of the application and the proposed amendments 
to the design/ land use/ historic preservation.  
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site and published online and notification letters were sent to adjacent landowners. 
 
Administration received one letter of support and 10 letters of opposition. Additionally, a petition 
was received with 71 signatures in opposition of the project. Comments received are 
summarized as follows: 
 

 perspective that the proposal is not aligned with the policies of the Hillhurst/Sunnyside 
ARP;  

 concerns over projection into lower-density residential areas; 

 support for heritage designation of the Hillhurst Baptist Church building; 

 concerns over traffic and parking, particularly in the laneway; 

 preference to retain low-rise and low-density built forms on the west side of the 
development site; 

 potential for privacy and overlooking issues; 

 impacts on the pedestrian realm; and 

 perspective that the location is inappropriate for high density development. 
 
Hillhurst Sunnyside Community Association provided a letter on 2021 May 31 (Attachment 6). 
The comments focus on: 
 

 support for heritage designation of the Hillhurst Baptist Church; 

 support for purpose-built rentals and encouragement to include two and three bedroom 
units in the development; 

 impacts to surrounding dwellings due to the building’s mass; 

 desire to see greater building setbacks and stepbacks from property line where the 
building meets a lane; 
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 uncertainty over how development will transition to lower-density areas to the west; 

 desire to see improved public realm and multi-modal infrastructure around the site; and 

 desire for Mobility Assessment and Plan completed for the community.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The parking requirements, final building design, 
public realm considerations and details on upgrading of the Hillhurst Baptist Church will be 
further reviewed and determined through the development permit, which will be presented to 
Calgary Planning Commission for decision.  
 
Following Calgary Planning Commission consideration of this land use application and ARP 
amendment, notifications for Public Hearing of Council will be posted on-site and mailed to 
adjacent landowners. In addition, Commission’s recommendation and the date of the Public 
Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal increases housing in an area that is adjacent to a Neighbourhood Main Street. It is 
in close proximity to transit, as well as amenities required to fulfill daily needs. Additionally, the 
conservation of a heritage building will contribute to the retention of historical elements within 
the community. 
 
Environmental 
Administration has reviewed this application in relation to the objectives of the Climate 
Resilience Strategy programs and actions. The applicant has committed to providing 15 electric 
vehicle charging stations as part of the corresponding development permit application. 
Additionally, the remainder of the parkade will be outfitted with conduits to allow the 
implementation of additional electric vehicle charging stations in the future. This supports 
Program 4: Electric and Low-Emissions Vehicles of the Climate Resilience Strategy. 
 
Economic 
The proposal enables new rental housing that will allow for greater housing choice in the 
Hillhurst/Sunnyside area. It will also refurbish the commercial space in the Hillhurst Baptist 
Church Building, allowing for local business to contribute to the vitality of the area.  
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENT(S) 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
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4. Proposed Bylaw 121D2021 
5. Proposed Bylaw 43P2021 
6. Community Association Response 
7. Development Permit (DP2020-6663) Summary 
8. Public Submissions 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The proposed development is located in the northwest community of Hillhurst, on the west side 
of 10 Street NW. The subject site, which is an irregular, triangular shape, is approximately 0.37 
hectares (0.91 acres) in size.  
 
The site consists of five parcels which are currently developed with four apartment buildings and 
the historic Hillhurst Baptist Church, which has most recently been used as a commercial space. 
A rear lane exists along the northern boundary of the site. To the south is multi-residential 
development, while single detached dwellings are to the west and north of the site. To the east 
is the 10 Street NW Neighbourhood Main Street.  
 
The Sunnyside LRT Station is 150 metres (3 minute walk) from the subject site. Cycle tracks 
along 10 Street NW, 5 Avenue NW and 9A Street NW provide active transportation connectivity 
to the site. The 10 Street NW Main Street provides local commercial uses and services. Riley 
Park is 100 metres to the north while McHugh Bluff is 300 metres to the northeast. 
 

Community Peak Population Table  
 
As identified below, the community of Hillhurst reached its peak population in 2015. 
  

Hillhurst 
Peak Population Year 2015 

Peak Population 6,737 

2019 Current Population 6,558 

Difference in Population (Number) -179 

Difference in Population (Percent) -2.7% 
Source: The City of Calgary 2019 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Hillhurst Community Profile.  
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Previous Council Direction 
None. 
 

Planning Evaluation 
 
Land Use  
The subject site currently includes the M-CG and C-COR2 f2.8h13 Districts. The M-CG parcels 
are on the western portion of the site and consist of the apartment buildings. The C-COR1 
District is on the east side of the site where the Hillhurst Baptist Church is located. 
 
The proposed DC District (Attachment 4) will allow for multi-residential development while 
conserving the Hillhurst Baptist Church. The rules of the DC District are intended to enable 
increased density on the development site in exchange for the designation of the Hillhurst 
Baptist Church as a Municipal Historic Resource and completion of improvements to the historic 
building. This method for achieving additional density is outlined in the Hillhurst/Sunnyside ARP. 

The base floor area ratio of the development site is 2.0 – a floor area ratio of 4.0 can be 
achieved through the formal designation of the church. Significant upgrades to the building are 
also required before the Church can be designated as such.  
 
The proposed DC District is based on the Mixed Use - General (MU-1) District. This District 
allows street-oriented developments with opportunities for a mix of residential and at-grade 
commercial uses and provides compatible transition with surrounding developments. In 
accordance with the MU-1 District, a parking ratio of 0.75 stalls per unit is to be provided.  
 
The DC District consists of two sites (Site 1 and Site 2). Site 1 allows for the development of a 
six-storey building, while Site 2 is intended for conservation of the Hillhurst Baptist Church.   
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With bonus density included, Site 1 would allow a maximum building floor area of approximately 
12,108 square metres with a maximum height of 20 metres (approximately 6 storeys). Site 2 
has a maximum height of 13 metres and floor area ratio of 1.0. These numbers capture the 
existing built form of the church building. Listed commercial uses of the MU-1 District have been 
maintained to provide flexibility in commercial uses that are to be provided in the Hillhurst 
Baptist Church space.  
 
The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 7, 10 and 13 of the DC. Section 7 incorporates the rules of the base district in Bylaw 
1P2007 where the DC does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC rule is to ensure that rules regulating aspects of development that are not specifically 
regulated by the DC can also be relaxed in the same way that they would be in a standard 
district. 
 
Development and Site Design  
If approved by Council, the rules of the proposed DC District and the policies of the Hillhurst 
/Sunnyside ARP (as amended) will enable a six-storey development as well as conservation of 
the historic Hillhurst Baptist Church.  
 
A development permit for the site (DP2020-6663) was submitted on 2020 October 20. It 
proposes a six-storey 150-unit multi-residential development (Attachment 7). Once the review is 
complete, the development permit will be presented to CPC for decision. The application has 
been reviewed by the Urban Design Review Panel (UDRP). Overall, UDRP noted that the 
double-courtyard design breaks up the mass of the building, was supportive of the condition at 
street level, encouraged greater lane activation and encouraged increased stepbacks of upper 
floors to reduce the mass of the building. Some of these changes have been addressed while 
others are being considered as part of the development permit review process and revisions to 
the development permit application. Further review by UDRP may be required in advance of a 
CPC decision on the DP.  
 
The six-storey development will be residential in nature and will not provide commercial uses at 
grade. The rules of the base MU-1 District will provide guidance for the development of the site. 
The MU-1 District includes specific chamfer rules for parcels that share a lane with adjacent 
lower density land use districts, which require stepbacks on upper floors of the building. All 
parcels sharing a lane with this site are designated M-CG District, to which the chamfer rules 
apply. A stepback of the sixth floor has therefore been included in the development permit 
proposal.  
 
The proposed development includes two courtyards facing onto Gladstone Road NW. These 
courtyards will break up the building’s mass along the street while responding to design 
challenges presented by the unique shape of the site. Along the lane, units will provide at-grade 
access to provide activation in the lane area and allow for more amenity space for units in this 
location. To the east of the Hillhurst Baptist Church, a small plaza will be developed that allows 
for gathering and provides a transition between the 10 Street NW Main Street and the subject 
site. 
 
As part of the development permit and requirements to achieve a higher density on the 
development site, upgrades to the Hillhurst Baptist Church will also be completed. The 
upgrades include a number of structural items and as well aesthetic considerations to qualify the 
building for historic designation. Upgrades to the building include, but are not limited to, 
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replacement of windows with new that match historic profiles, replacement of exterior cladding, 
reinforcement of the foundation and rehabilitation of the west side of the building. A proposal for 
the upgrades has been reviewed and accepted by Heritage Planning, and forms the basis for 
the legal agreement required to be executed in order to attain heritage designation of the 
Church. 
 
Transportation  
A Transportation Impact Assessment was not required as part of this land use amendment. 
Vehicular access to underground parking and loading will be from the rear lane with specifics to 
be determined through the associated development permit. The intent for the project is to 
provide residential parking supply and visitor parking supply in compliance with the Land Use 
Bylaw. The proposal includes 150 Class 1 bicycle parking stalls within the parkade and 16 Class 
2 bike parking (bike racks) outside of the building. The bike parking requirements, as proposed 
at one stall per unit, exceed that required in the Land Use Bylaw. 
 
A transit stop, served by Route 4 (primary transit) and Route 104, is located on 10 Street NW 
approximately 120 metres from the subject site. The site is also located within approximately 
150 metres walking distance to the Sunnyside LRT Station. 
 
As part of the development permit process, lane upgrading will be required to ensure proper 
function is maintained. This includes lane widening to facilitate two-way traffic and ensure 
proper turning radii are achievable, as well as paving and other improvements if deemed 
necessary. 

 

Environmental Site Considerations  
A Phase 1 Environmental Site Assessment was submitted and reviewed by Administration. 
Administration accepts the findings of the assessment. 
 
Utilities and Servicing  
The site is serviceable with all utilities. All appropriate studies, to determine if any upgrades are 
required, are being reviewed through the concurrent development permit application process. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018)  
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan (IGP). The proposed land use and policy amendment builds on the 
principles of the IGP by promoting efficient use of land, regional infrastructure, and establishing 
strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2020)  
The subject site is located within the Residential Developed - Inner City area identified on Map 
1: Urban Structure of the Municipal Development Plan (MDP). It is also adjacent to a 
Neighbourhood Main Street. The Inner City area comprises residential communities that 
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primarily feature a grid road network, older housing stock in the form of low to moderate housing 
densities and a finer mix of land uses along many of the edge streets.  
 
The proposed land use and ARP amendments are in alignment with the MDP policies for the 
Inner City area by allowing for intensification in transition zones to areas designated for higher 
intensity, such as Main Streets. The proposed land use and ARP amendments proposes a built 
form that respects the scale of the community through modest intensification that will provide a 
transition between the 10 Street NW Main Street and residential areas to the west.  
 
The proposal aligns with the MDP’s Main Street policies, which focus on land use, mobility and 
public realm. The proposal will incorporate elements to support Main Street policies such as 
street-oriented buildings, south facing plazas and improvements to pedestrian 
conditions/facilities between the Main Street and adjacent community.  
 
Overall, the proposal would contribute to shaping a more compact urban form in alignment with 
Section 2.2: Shaping a More Compact Urban Form of the MDP. The proposed land use 
amendment would allow for an efficient use of land, contribute to creating walkable 
neighbourhoods, contribute to housing diversity and utilize existing transit and infrastructure. 
 
Climate Resilience Strategy (2018)  
Administration has reviewed this application in relation to the objectives of the Climate 
Resilience Strategy programs and actions. The applicant has committed to providing 15 electric 
vehicle charging stations as part of the corresponding development permit application. 
Additionally, the remainder of the parkade will be outfitted with conduits to allow the 
implementation of additional electric vehicle charging stations in the future. This supports 
Program 4: Electric and Low-Emissions Vehicles of the Climate Resilience Strategy. 
 
Redevelopment in this strategic location, which is in close proximity to frequent transit, will 
enable increased use of public transit and can significantly contribute to greenhouse gas 
reduction at the neighbourhood scale. The transit oriented nature of the proposal is 
complemented by the provision of indoor secure bicycle storage, which is in excess of that 
required in the Land Use Bylaw. These measures encourage alternate modes of transportation 
and reduce vehicle use that lead to a reduction in greenhouse gas emissions. Additional 
opportunities to incorporate objectives of the Climate Resilience Strategy will be explored 
through review of respective development and building permits. 
 
Hillhurst/Sunnyside Area Redevelopment Plan (Statutory – 1988)  
The subject site is included in the Transit Oriented Development (TOD) Area of the 
Hillhurst/Sunnyside Area Redevelopment Plan (ARP) which was updated in 2009. There was 
recognition at the time of creating the TOD area within the ARP that these areas have a high 
potential for future intensification. The proposal aligns with the intent of the TOD area by 
allowing for greater housing choice, maximizing existing transit infrastructure and locating 
residential development in close proximity to goods and services. 
 
The ARP also encourages intensification along Gladstone Road NW – it notes that along the 
Road, particularly on irregularly shaped parcels, that larger developments are encouraged. As 
the proposal is on an irregularly shaped lot that fronts onto Gladstone Road NW, it fulfills this 
specific policy objective. 
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Minor amendments are required to the ARP to enable the proposed land use amendment 
(Attachment 5). The amendments are intended to allow for a modest increase in the allowable 
height and density on the western portion of the site. The maximum building height is proposed 
to be increased from 16 metres to 20 metres. The maximum density on the site is proposed to 
be a floor area ratio of 4.0. Currently the eastern portion of the site has a maximum floor area 
ratio of 5.0 while the west side has a maximum of 2.5. The proposed amendment will allow a 
similar amount of density of that currently allowed in the ARP, but concentrate the intensity 
across the westerly site in order to conserve the existing church at the east part of the site. 
Administration has reviewed this proposal and concluded that balancing the application of 
historic conservation with the modest increase in proposed heights provides an even distribution 
of the density across the site. If approved, this site will be identified as Medium-density Mid-rise 
in the ARP. 
 
Section 3.1.5 of the ARP includes provisions for providing bonus density within the TOD area, 
with one of the methods for achieving additional density being through the designation of a 
historic resource. The Hillhurst Baptist Church is noted as a Heritage Site in the ARP and, as 
such, proposed upgrades and heritage designation of the building allow for contemplation of 
additional density on the development site. Administration supports the proposed ARP 
amendments. 
 
Riley Communities Local Area Plan  
The Hillhurst/Sunnyside ARP is currently in the initial phases of review as Administration is 
currently working on the Riley Communities Local Area Plan (LAP) which includes 
Hillhurst/Sunnyside and other surrounding communities. Planning applications are being 
accepted and reviewed during the local growth planning process. The Riley Communities LAP is 
currently on hold but is anticipated to be relaunching in Q4 2021. 
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Applicant Submission 

 

On behalf of Westrich Pacific Corporation, O2 Planning + Design proposes to redesignate the parcels 
located at 1110-1126 Gladstone Road NW to a Direct Control (DC) based on Mixed Use – General (MU-1) 
with a maximum building height of 20 metres and a maximum density of 4.0 FAR.  The redesignation will 
enable a development that retains and designates the existing Hillhurst Baptist Church building as a 
municipal historic resource. A DC is required to apply the density bonus provisions established in the 
Hillhurst/Sunnyside Area Redevelopment Plan (ARP). A development permit application is forthcoming 
and will allow the City and the community to evaluate the proposed land use concurrently with a 
detailed design proposal. 

The subject site is approximately 3,712 square metres and located adjacent to the MDP-identified 10 
Street NW Main Street and within 200 metres of the Sunnyside LRT station. The proposed land use will 
enable a landmark multi-residential development at the northern gateway to Kensington, increase 
housing options in proximity to the LRT, remain contextually appropriate in scale and character to the 
surrounding context, activate surrounding streets and laneways, and contribute to Hillhurst-Sunnyside’s 
position as one of Calgary’s most vibrant inner-city communities. 

Located at the north-west corner of 10 Street and Gladstone Road NW, the site consists of five parcels. 
1110 Gladstone Road is designated C-COR1 and occupied by the Hillhurst Baptist Church building, which 
currently houses the Lifesport retail shop. 1114 to 1126 Gladstone Road are occupied by low density 
residential uses that are currently designated M-CG. To the north of the site is a public lane and across 
the lane are single-detached dwellings designated M-CG. To the west are single-detached dwellings also 
designated M-CG. South of the site, across Gladstone Road NW are low-rise multi-residential buildings. 
The former Royal Bank site opposite Gladstone Road NW, fronting 10 Street NW, was recently 
redesignated (DC 152D2018) to accommodate a ten-storey multi-residential development. Across 10 
Street NW from the site is an 11-storey mixed-use multi-residential development.  

The proposed MU-1 base district is well suited to this site as it is intended to be applied on or near 
commercial corridors and includes building height and stepback requirements that respond to the 
surrounding context. As a result, the proposed land use enables a development that retains the existing 
church building, optimizes the site’s location adjacent to 10 Street NW, and ensures that the 
development responds to the low-density residential context to the north and west.  

The Hillhurst/Sunnyside Area Redevelopment Plan (ARP) situates the site within the Transit Oriented 
Development Study Area and applies two land use policy designations. 1110 and 1114 Gladstone Road 
NW are located in the Urban Mixed-Use area with a maximum building height of 32 metres and 
maximum density of 5 FAR, while 1120, 1124, and 1126 Gladstone Road NW are designated Medium-
Density Residential and limited to 16 metres and 2.5 FAR. This application requires an amendment to the 
ARP to apply the Medium Density Mid Rise designation to 1120, 1124, and 1226 Gladstone Road NW and 
enable a maximum 20 metre building height and 4.0 FAR across the entirety of the site. Doing so allows 
the development to retain and designate the existing church building and effectively re-distribute the 
density across the remainder of the site. This is consistent with the heritage conservation policies of the 
ARP, which encourage the preservation of historic resources by transferring density from historic sites to 
other properties.  

August 2020
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In summary, the proposed land use enables a development that will: 

• Retain and designate the Hillhurst Baptist Church as a municipal historic resource. 

• Increase housing options within 200 metres of the LRT. 

• Contribute to the vibrancy of the 10 Street NW Main Street and support local businesses. 

• Activate streets and laneways, increasing the walkability of the surrounding neighbourhood. 

• Enable a moderate increase in density while remaining sensitive to the surrounding context. 

• Create a landmark development on an iconic and unique lot. 

O2 is committed to meaningful stakeholder consultation and providing a variety of platforms for 
residents to learn about the project, share feedback, and ask questions. COVID-19 has provided the 
opportunity to re-think engagement and shift away from traditional methods. An initial meeting was 
held with the Hillhurst Sunnyside Community Association (HSCA) on August 11, 2020. In addition, we will 
create a project website where residents can learn about the proposal, provide feedback and reach out 
directly to the applicant team. On-site signage will provide an overview of the project and direct traffic 
to the website. Feedback gathered throughout the process will be summarized in an Outreach Summary 
report. 
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PROJECT BACKGROUND

O2 Planning + Design submitted a land use 

amendment application to redesignate the parcels 

located at 1110 to 1126 Gladstone Road NW. The land 

use change will enable a multi-residential development 

that retains and designates the existing Hillhurst Baptist 

Church building as a municipal historic resource and 

optimizes the sites proximity to Main Streets, the 

Primary Transit Network, and downtown Calgary.

Adjacent to the 10 Street NW Main Street and within 

200 metres of the Sunnyside LRT station, the proposed  

development includes the following key highlights:

• Create a landmark building at the northern 

gateway to Kensington.

• Increase housing options in proximity to the 

LRT.

• Remain contextually appropriate in scale and 

character to the surrounding context.

• Activate surrounding streets and laneways.

• Contribute to Hillhurst-Sunnyside’s position as 

one of Calgary’s most vibrant and livable 

inner-city communities.
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1
Project Website

930
Page Views

648
Page Visitors

19
Responses
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SUMMARY OF PUBLIC FEEDBACK

The engagement website has been open for comments 

since the beginning of August, 2020. As of May 25, 

2021, the website has seen 648 unique visitors and 19 

comments have been submitted. The following 

summary provides an overview of what was heard from 

the community, and responses to identified interests, 

questions, or concerns about the proposal. Verbatim 

comments are provided at the end of this report. 

THEMES/INTERESTS

There were several themes and interests expressed in 

the feedback from the public that the project team 

received on the proposal. These themes and 

accompanying applicant responses are provided below.

Ground Floor Commercial Uses

Several comments indicated concerns about there 

being ground floor commercial uses at the base of the 

proposed residential development, adjacent to existing 

residential uses. Though MU-1, which the proposed DC 

would be based on, allows for ground floor commercial 

uses, this is not part of the proposed rental residential 

development. The only commercial proposed on the 

site is continued commercial uses within the church 

building. The ground floor of the proposed 6 storey 

building is currently envisioned as residential units. This 

was reflected in the presentation given to the HSCA, on 

the project website, and is reflected in the Development 

Permit Application.

Height and Compatibility

There were varying opinions on the compatibility of the 

proposed development within the existing 

neighbourhood. Some comments indicated support for 

the 6 storey proposal, stating that they felt this was 

more suitable than the previous 10 storey building that 

was approved for the site. Others expressed concerns 

about impacts of the building height and massing on 

residences on 11 Street NW and 5 Ave NW, indicating 

that they felt the proposal would cause shadowing and 

overlooking impacts and affect the overall character of 

the neighbourhood, which includes several homes built 

before 1910. Of those who felt the building was too 

imposing on the neighbourhood, some suggested the 

use of contextual stepbacks in height from existing 

residential development.

The proposed development seeks to redistribute height 

across the site rather than creating a 10-storey tower 

adjacent to the church. This requires a minor 

amendment to the Hillhurst/Sunnyside ARP. Currently, 

the ARP allows for 32 metres on the east parcel and 16 

metres on the west parcel. The proposed development 

would instead be 20 metres high across both parcels, 

with intentional courtyards to break up massing along 

Gladstone Road. Setbacks from the street and alleys 

create space for patios and landscaped areas of the 

ground floor residences to activate the street. The 

distribution in height across the site also enables a 

better interface with the church, which will be 

designated as a heritage resource. To align with the 

MU-1 contextual regulations, the 6th floor of the 

building will also be stepped back from existing 

residential lanes.

A shadow study was conducted to compare the 

impacts of the 6 storey building and the former 10 

storey proposal. The shadowing impacts are 

significantly reduced with the 6 storey building. At the 

Development permit stage, additional design features 

will be considered to mitigate overlooking impacts and 

ensure that the design of the buildings compliments the 

existing character of the neighbourhood.

Increased Density and Associated Impacts

There were mixed opinions on the density proposed for 

the site. Some responses indicated that they were 

happy to see additional density in the community and 

purpose-built rental units. Several comments cited 

concerns about increased traffic impacts of the 

development and on safety for children in the 

neighbourhood. 

The proposed development has a smaller total FAR 

than the previously approved development proposal on 

the site. Given the proximity to transit and the 

walkability and cyclability of the neighbourhood, it is 
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also anticipated that the development will encourage 

reduced automobile trips for residents. The added 

residents to the neighbourhood, and the activation of 

street edges with ground floor residential units and 

amenity spaces will also provide more ‘eyes on the 

street’ and laneways, making the area safer through 

more passive surveillance. As part of the development, 

the laneways and street will also be improved, 

benefitting surrounding residences.

There were some suggestions to provide more 

affordable housing within the building and larger units 

for families as part of the development. The final design 

of the building and unit mix will be determined at the 

DP stage.

Designation and Conservation of the Hillhurst 

Baptist Church

Most comments indicated support for the designation 

and preservation of the Hillhurst Baptist Church, 

although some comments indicated that they did not 

see the value of preserving the building. The Hillhurst 

Baptist Church is listed on Calgary’s Inventory of 

Evaluated Historic Resources. It is located in a unique 

position where the diagonal Gladstone Road intersects 

with 10 Street NW and serves as a community 

landmark. Preserving this historic piece of the 

community’s built form and enabling greater adaptive 

re-use of the building will help to activate the terminus 

of Gladstone Road and ensure that this part of the 

City’s heritage can be enjoyed for generations to come.

An agreement will be completed with the City, detailing 

the restoration required and elements to be conserved 

as part of the building’s formal heritage designation. 

Treatment of the residential building’s façade and 

appearance behind the church from 10 Street NW will 

be resolved at the DP stage.

HCSA LETTER

The Hillhurst Sunnyside Community Association 

provided a conditional letter of support for the proposal  

in September 2020, with three Key Recommendations:

1. That direction is added to the Direct Control district 

bylaw to provide rules aligning with the Mixed Use 

District (M-U1) rules. The DC should state the required 

setbacks and stepbacks where the proposed 

development site shares a property line with M-CG 

districts adjacent to the parcel. 

2. That the City and applicant work together on offsite 

improvements to mobility, traffic and pedestrian 

accessibility and safety in consultation with the 

community. Council is additionally reminded of their 

wider commitment to the community in 2009 when 

Hillhurst Sunnyside became the first community to go 

through Transit Oriented Development planning. 

3. That City Council go through First Reading of the 

proposed bylaw and withhold final approval (Second 

and Third Readings of the proposed bylaw) until the 

finalization of community amenities, the above 

recommendations, commitment to municipal heritage 

designation for the Church, and that “exemplary 

building design” is demonstrated to the satisfaction of 

Calgary Planning Commission at Development Permit 

stage. 

The Direct Control district includes the required 

setbacks and/or stepbacks for MU-1. The project team 

is committed to designation and conservation of the 

Hillhurst Baptist Church as well as the provision of 

public amenity through streetscape, lane, and public 

realm improvements on the site. The full HSCA letter is 

attached to this report.
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COMMENT #1

I live on the east side of 10A St. NW., which means the very busy lane runs behind my backyard and I see the 
demolition of Kensington Manor from my deck. Here is my general impression of the plan for the old church site 
and some questions.

General comments: Thank you for keeping to six floors. That is much more at scale for the unique features of 
the community. Thank you for the wood frame building. I hope that supports our Canadian foresters and lumber 
industries. Thank you for breaking up the massing and formidable frontage so it feels more humane. Thank you 
for respecting the ARP to the extent you can and asking for much less than the last developer did. Thank you for 
providing (hopefully) affordable rental housing in an expensive area.

Questions: What will I see when I look north from my house? I don’t see a rendering of the view up 10A St 
looking north. The previous developer had a plan for a massive block of built environment that overpowered the 
street. What is your vision for the streetscape looking north up 10A? Will the suites be small and designed for 
utilitarian transition housing until the renter can afford to move out and up in the world? As a community, I have 
an interest in families moving in, people coming to make our neighbourhood their home for the long term, 
shopping locally, and taking care of the places they walk through. That requires suites suitable for growing 
needs as people’s lives change over time. With 4FAR, will there still be units that families can rent as long term 
homes?

COMMENT #2

I am so excited about the new O2 Project on Gladstone Road. I am really happy about seeing the density in our 
neighbourhood increase.

Looking at the rendering I cannot tell if the ground level units have a place to sit outside and interact with 
passers by. I really feel that the semi private space outside of a building makes or breaks how the structure 
interacts with its surroundings. The walkability of this location means that having people out on street level 
patios help create a strong sense of community.

I really look forward to renderings that show this in more detail.

COMMENT #3

Hoping to provide feedback on the proposed site on Gladstone Road, I am a home owner in Sunnyside.. I am 
glad the church is going to be kept and I like the green space. I am wondering what the rules are on the height 
of the building? It would be great to have a shorter building so it does not tower over the rest of the small 
buildings surrounding it.

COMMENT #4

I like the gladstone development, this looks great and will fit into the community really well.
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COMMENT #5

We are writing in strong opposition to the proposed rezoning and development plan on Gladstone Road 
between 10thand 11th streets. 

We are the owners of the historic Thompson Estate property at 416 11thstreet that is located directly behind the 
proposed development site. As such, we stand to be greatly impacted by this development.

The proposed plan and surrounding commentary speak to the impacts on the Church and Gladstone road but 
fail to address the drastic impact it will have on the stretch of homes on 11th street and 5th avenue. In your 
vision, you proposed to shift density away from the commercial end of the property at 10th street in order to 
preserve the Church and consequently shift the density directly into our area of single family homes. This greatly 
impacts the nature and heritage of the community.

The proposed six story building imposes itself into the residential area and greatly fragments the character and 
landscape of its surroundings. It is not a natural fit. The lot does not have a natural front onto 10th street and the 
commercial area, instead it comes to a finite point on 10th street. The proposed building is fully projecting into 
the residential community. There is no precedent for this among other developments in the community; it has 
not been well thought out in terms of its ability to integrate into the surrounding area.

Our home was built in 1910 as the first home on the block. It is featured on the historic walking tour of Hillhurst 
and Sunnyside (see images below). The home was built by Theodophilus Thompson who was a pioneer 
developer of this area and worked to design and build many of the homes on 11th street. His vision is preserved 
in the single family homes on our street as many of his buildings are standing to this day. Both of the brick 
homes to the north and south of ours have also survived and are well maintained as a historic example of
architecture of that era. All of this history will be compromised by your proposed development.

The horse barn on our property pre dates our 1910 home. It is the only remaining original barn in the 
neighborhood and has been restored and is of historic significance. We hold an easement for our barn onto the 
very narrow laneway shared with the proposed construction. The lane has very little capacity with poor access 
that will be overwhelmed by the additional traffic and density that will result from the building.

Of note, I have carbon copied the granddaughter of Theodophilus Thompson, Judy Francoeur, on this email. Her 
family were the original owners of this block (including your development site) and they lived continuously on 
11th street for one hundred years (from 1910-2010). I am in regular contact with her and she remains invested in 
the integrity of this historic area and is
disappointed by your plans.

We strongly oppose the rezoning of this area to accommodate a six story building. We urge that consideration 
be given to a step down design of two story townhomes on the western most laneway and that the building be a 
maximum of four stories in height. This will better enable the building to integrate into the surrounding 
environment and community. 
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8  | LOC2020-0122

COMMENT #5 - CONTINUED

Or, if you are committed to preserving the Church, consideration could be given to relocating the church to the 
western part of the lot. There the Church’s profile fits in with the surrounding buildings of the same vintage. 
Then, you would be able to locate the commercial and high density portion of the development closer to the 
actual commercial area of 10th street

We are not against you developing this site, but would like you to do so in a responsible manner that reflects the 
community and respects the character and history of this area. Your current design proposal does not meet this 
target and must be reconsidered.

COMMENT #6 

Briefly, here’s the reason for my opposition to project LOCO2020-0122.

What’s been envisaged is a sprawling, six-story building to be aggressively shoehorned into a tranquil residential 
neighbourhood that typically consists of either one- or twostory homes, whose organic, longstanding character 
the proposed building program would, in fact, fundamentally overturn.

The resulting change would be anything but subtle and nuanced. Just consider the degree of zoning 
encroachment being pitched, as well as both the style and scope of the proposal, that together will undo all 
those virtues and features that, currently, make Gladstone Road and its adjacent streets so attractive.

I note the proposal includes an intent to preserve the old blue church that faces 10th Street. I applaud such 
intent. However, I would add a similar motivation to keep and preserve all of the traditional aspects of Gladstone 
Road in its current state is shared by a lot of residents, people who’ll oppose this project for its intolerable 
overreach.

As I write, I am within earshot of the tiresome, day-long cacophony generated by several major ongoing building 
projects around our neighbourhood. The prospect of still another, virtually on my doorstep, is most unwelcome; 
especially one whose final outcome would prove an aesthetic misfit.

Thank you for your attention in this matter, for both soliciting and considering my perspective.
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COMMENT #7

After attending the HSCA meeting, my initial impression of Gladstone development was buoyed that a developer 
with a mind for the people who live in this community has proposed such a meaningful and well thought out 
plan for that area. I’ve lived on 10A Street since 2003 and this development has been especially dreaded for 
many reasons I won’t restate here. I was delighted that this development felt close to our community values. 
 
I paused before submitting my comments to discuss with my neighbours. I took some time to review the O2 
website https://www.engagegladstoneroad.com/ and cannot see any reference to the retail/commercial space 
on the ground floor. Retail creep into the residential area is a major concern for me and my neighbours and 
specifically the reason I have decided not to support this project. 

Moreso, I feel it’s misleading not to explicitly and transparently communicate the details of the retail/commercial 
rezoning on engagegladstoneroad.com and hope that the City of Calgary will restart the public consultation 
process because of this oversight. This URL is shared broadly across the community - a search of my inbox 
found 18 instances of it. Trust is an essential part of “making a long-term commitment to the community” (O2 
site) and this is a disheartening start to that relationship.

I will welcome further opportunities to participate in this project because the spirit and values
of my community are important to me and I hope that developers will also embrace them.

COMMENT #8

I am incredibly disappointed with yet another multi family development being built in the community. The 
property on 5th Ave between 11 A St and 11 St is also on the market and once sold will not doubt be used for 
yet more multi family accommodations. The development proposed for the old hospital site on 8th and 14 Street 
adds many more. When will it come to an end and give some consideration to those of us who live in the 
neighborhood? I have lived here since 1984 and have seen the character of this neighborhood slowly deteriorate 
as developers have moved in and torn down character homes to build ugly glass and concrete structures that 
often do not even look like they belong in the neighborhood. I can appreciate that things change but enough is 
enough!! All that seems to be considered is how many people can be squeezed into a a small area with little 
regard as to the impact it will have on residents who already live here. Case in point is the latest development 
planned for the address at 1110-1126 Gladstone Road NW. When the architects designed this building was
any consideration given to the impact it would have on the houses on 11 Street? I think not. Those living on the 
east side of 11 Street will now have a 6 storey building bordering onto their backyards, eliminating substantial 
light and impacting privacy. This building should be no higher that 4 storeys on the west side of the 
development. Please consider the unique area on 11 Street. We have one of the last remaining groups of original 
homes in the neighborhood. It is not too late to make this project more acceptable to all involved. Reversing the
development so it is 4 storeys high on the west side and increasing to 6 on the side facing 10 Street should not 
be too difficult for the architects involved in this development.
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COMMENT #9

Hi there, longterm (17 year) resident on 10A St NW; this development would be at the end of my street to the 
north. I am quite concerned with the request for rezoning for a number of reasons. It sets a precedent for a 6+ 
story highrise backing onto residential homes. We lose sun and privacy substantially. I know this because it 
happened to me (I’m on the west side) without them needing to rezone. It should, at the minimum, so what the 
St John’s building did, which is start at 2 stories for the side adjacent to housing. 

I don’t know who cares this much about the church? It’s been a sports store for years and has no architectural 
value left. It makes sense to me to incorporate this area and be more careful about precedent -setting. Who is 
petitioning to keep the church? (no one I’ve spoken with) If the developer really needs this number of units to be 
financially viable, then this makes more sense to me than rezoning. Frankly, the “4 sides of engagement” is not a 
real thing - I live behind the Batistella on 10th. there is no neighborhood engaging in the alley apart from dog 
walkers dodging racing cars trying to avoid the 10th St jams and some (rather friendly) bottle pickers.

ah... jams...
When have we last done a traffic survey? It can take over 30 minutes to get 2 blocks south on 10th during 
afternoon rush hour. exactly how many residents is feasible for us to cram into these few square blocks?
I’m ALL for central development but it has to be evidence-informed to keep the quality of life for all residents
 
lastly, I heard - it’s not on the presentation below - that they were requesting rezoning for commercial on the 
main floor. this means commercial units DEEP into a residential neighborhood. I actually laughed when they 
wrote “10th St frontage” - there is literally none of that in the drawing.
the commercial units would be almost a block off 10th St, along Gladstone, past where 10A St is, and almost to 
11th. That is massively unprecedented. again, all for transit-oriented development and halting the sprawl. 

I welcome new neighbors but it has to be done right, to preserve what we all love about our ‘hood.

COMMENT #10

I am not in favour of the above proposal, for the following reasons:

What is being proposed is a sprawling, six-story building to be assertively shoe-horned into this nice tranquil 
residential neighbourhood, where the norm consists of one- and twostory family dwellings, whose innate and 
longstanding character the proposed building program would, in fact, forever change in fundamental ways. The 
proposal is anything but subtle and nuanced and is completely out of character for one of Calgary’s more unique
neighborhoods. Considering the degree of zoning encroachment being pitched, as well as both the style and 
dimension of the proposal, together with its enormous potential to overturn and undo many special features that 
make Gladstone Road and adjacent streets attractive to those who live here. I note the proposal includes an 
intent to preserve the old blue church that faces 10th Street. I applaud such intent! However, I would add a 
similar motivation to keep and preserve all of the many delightful aspects of Gladstone Road in its current state 
will move many of the residents here to oppose LOCO2020-0122. Certainly, I am not in favour of it, for the 
reasons I listed. Thank you for your attention in this matter, for taking my perspective into consideration.
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COMMENT #11

I am writing in support of (names removed) and their objection to the plans put forward regarding the 
redevelopment of Gladstone Road. 

As mentioned by (name removed), my grandfather Theophilus Thompson, built 8 homes on 11th street in 1910, 
at this time, only four homes remain. He also owned the property on the east side of the alley where two more 
homes were built. The original homestead was on Gladstone Road at the corner of 11th St. The carriage house 
was built further down 11th St. as the plan was for the family to move to a larger house in the future. At one 
time, all of the Thompson family lived in houses built by their father on the street.

I spent my childhood on 11th Street. As you can imagine, it was a wonderful place to grow up in the 40s and 
50s. We had Riley park to the north and the Bow river to the south. The east side of 11th was always well kept, 
first by the family of Theo Thompson as they married and had their own homes there, and afterwards, by people 
who appreciated the area. As a youngster growing up, I saw the west side of 11th become rather run down but 
then brought back to life again by people who wanted to live in this wonderful area of the city.

In my 77 years I have seen many changes to our beautiful city. Over the years, so many wonderful old buildings 
and homes have been demolished, replaced with new and shiny. This of course is progress but surely not at the 
cost of the few historic areas still being lovingly cared for by this next generation. Over the years members of my 
family have lived on 11th street for 100 years and I was so pleased to connect with (name removed) and find out 
that the love and care our family had for the street is alive and well. Hillhurst is a gem in the north west quadrant 
of the city. So much care has been given to keep it that way over the years and to preserve its character. I have 
seen the plans for the new development and would like to add my opposition to the height of the it. I feel 
respect has to be shown to the folks who have bought these old homes, for a very hefty price as you know, and 
not erect a solid six story wall directly across the very narrow alley from the homes they are lovingly looking
after as part of our city’s history. Surely some thought can be given to this development and changes made in 
height and possibly the placement of the building on the lot.

As a third generation Calgarian whose grandfather was involved in the settling of Hillhurst, I would appreciate 
any help you can give these young people who are trying to preserve this wonderful part of town.
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COMMENT #12

We would like to provide commentary and opposition to the proposed development plan on Gladstone Road 
between 10th and 11th street NW.

As residents of Hillhurst, we are proponents of responsible development and rezoning of the urban 
neighbourhood that respects and reflects the history of the community. We are actively
engaged in the long-term vision of this community, as I currently serve as Secretary of the Board of the Hillhurst 
& Sunnyside Community Association.

Unfortunately, this proposed project is neither both. There has been no consideration to the impact to the 
heritage homes on 11th Street NW. We oppose the rezoning of this area to accommodate a six story building. 
We urge that consideration be given to a step down design of two story townhomes on the western most 
laneway and that the building height be adjusted to ensure the structure can integrate into the surrounding 
environment and community - which is marked by its unique character found nowhere else within the city of 
Calgary.

A consideration to the impact of increased density in the area and the resulting traffic flow and service disruption 
does not appear to have been addressed in the project proposal, making it difficult to fully understand the 
scope. We are concerned about the proposed increase in commercial space when there are many vacant 
spaces and abandoned leases within existing infrastructure. Empty retail or commercial spaces are of no benefit 
to the community and have impact to the overall community economic outlook.

The proposal must be reconsidered to address the issues and concerns of residents and ensure
sustainable development that respects the character and history of the area. We look forward
to the new design proposal once these considerations have been met.

COMMENT #13

I am not in favour of the above proposal, for the reasons listed below. 

What is being envisaged is a sprawling, six-story building to be assertively shoe-horned into this nice tranquil 
residential neighbourhood, where the norm consists of one- and two-story family dwellings, whose innate and 
longstanding character the proposed building program would, in fact, forever change in fundamental ways. For, 
what is being proposed is anything but subtle and nuanced: Considering the degree of zoning encroachment 
being pitched, as well as both the style and dimension of the proposal, together with its enormous potential to 
overturn and undo many special features that make Gladstone Road and adjacent streets attractive to those 
who live here. I note the proposal includes an intent to preserve the old blue church that faces 10th Street. I 
applaud such intent! However,
I would add a similar motivation to keep and preserve all of the many delightful aspects of Gladstone Road in its 
current state will move many of the residents here to oppose LOCO2020-0122. Certainly, I am not in
favour of it, for the reasons I listed. Thank you for your attention in this matter, for taking my perspective into 
consideration.
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COMMENT #14

I am not in favour of the above proposal.

I am a resident of Gladstone court on the corner of 11 ST NW and Gladstone Rd NW. I have lived here for 10 
years. My main reason for buying in this area was to enjoy the benefits of a quiet residential street while still 
being in proximity to commercial buildings and transit access. I am deeply concerned with the request for 
rezoning to accommodate this project as I believe it would change these very characteristics residents desire 
and I am not in favour of it for the following reasons.

It would set a precedent for 6+ story highrise backing onto and overlooking residential homes and placed 
deeper into the residential community instead of where they belong, out on the main streets. This will affect the 
privacy of our units, particularly our upper deck areas which this project would clearly be able to see onto. I 
understand the need to reuse this area in creating new homes, however, other projects such as St. John’s were 
able to find a balance and had low rise to abute the community. 

The plans do not show this but they are requesting to rezone for commercial use on the main floor. This would 
bring commercial DEEP into the residential neighbourhood. I strongly oppose this as this would increase traffic 
on this historic residential street even more than has already occurred with recent changes along 5th Ave. NW. 
There are children in this neighbourhood, people walking their dogs and elderly walking in this area and to 
increase traffic would be detrimental. Traffic already ignores stop signs and speeds down this road when they 
are redirected from 5th Ave. NW. I can’t imagine the increase once they want to open “4 sides of engagement”. 
If residents had wanted to live on a commercial and heavily used road they would have settled elsewhere. To 
this point, when was the last traffic survey done in this area? I applaud councillor Druh Farrell’s proposal to lower 
speed limits in residential areas. It is desperately needed along Gladstone Rd for the residents and numerous 
community residents that use this street on a daily basis. I do not believe that commercial property should be in 
the middle of a residential area such as is proposed, similar to the buildings that exist along 10th Street NW 
while there is commercial zoning less than a block away.

There are infrastructure problems already that only increase with each new project, I have gone from having 
reliable internet service to having interference up to 4 times a day every day, not to mention the continued power 
outages we experience.

While I appreciate the development’s consideration of the church I am more concerned about the precedence 
this building would set with respect to height, commercial, and increased traffic flow for this unique downtown 
community. Perhaps a physical structure is not needed to commemorate the church? St. John’s was the site of 
a church and I think they very thoughtfully and affectively dealt with residents concerns and acknowledgment of 
history. It may also be of interest that Gladstone Rd. NW is the only diagonal road in the community as it was 
part of an indigenous trail and has kept a name instead of being changed to the grid system, something that 
would lose its uniqueness if this project is allowed to open up their 4 sides of engagement.

Development is needed in a growing city and reuse of inner city space is certainly a more environmental
approach, but it needs to be done while preserving what the residents love about their neighbourhood.
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COMMENT #15

My comments here are as an individual representing the thoughts of several neighbours along Gladstone Rd 
NW. The HSCA Planning Committee has a formal letter coming your way next week. 

This application’s intrusion into the residential neighbourhood is renewing feelings about the long-promised and 
recently cancelled mobility study under the ARP. The mood among many residents is that with each 
redevelopment under the ARP:

• Traffic volume increases

• Our streets become less safe for kids in the area

• Little to nothing is done to offset these externalities

While potentially unfair to Westrich, this project may become a lightning rod for the cumulative effects of several 
developments with few changes to mobility in Hillhurst. Defaulting to mobility planning done decades ago no 
longer seems to fit. 

That being said, there’s a cost-effective proposal I’d like the City and Applicant to consider, even in lieu of 
resources for a TIA, that may be a huge opportunity for support and public benefit: The expansion of East 
Gladstone park and partial closure of Gladstone Rd NW to vehicles. There is precedent for this mobility change 
both in Hillhurst and elsewhere in the City. Some attachments to consider:

1. Precedent in Sunalta from the closure of five streets to form a large, neighbourhooddefining
park.
2. Proposed expansion of East Gladstone Park; close enough to the applicant site to be
considered a highly relevant off-site improvement.

1. Bonus: Could the applicant fund the park expansion from the increased value of
the project generated by this large public space?

3. A,B, and C: A sampling of different implementations of the envisioned street closure.
If budgets are tight, an initial deployment with concrete K-rails, planters, and a picnic
table could be accomplished for a fraction of even a mobility study. The total budget
could be in an order often associated with tactical urbanism initiatives, so under $5000.
Executing this during the application process would garner much community support
(something I can personally commit to rallying).

While all of our time is limited this year, I’m happy to help make this project succeed with mutual benefits to both 
the applicant and the community.

COMMENT #16

Thank you for allowing community input. I think this would greatly enhance this area. I am excited to hear that 
there would be a new high-quality and affordable rental property in the heart of Kensington for those of us not 
considering buying condos and to enjoy this area. I am highly in favor of this project and hope to live there 
myself. The building and green space proposal plans look lovely - thank you! 
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COMMENT #17

Please do not rezone the said street and please do not build ‘aesthetic misfits’ in our refined neighbourhood. 
Having lived here for 32 years for the convenience of retail on 10th Street and 14th Street, I polled residents who 
agree we do not need retail inside the boundaries of our family focused ‘hood’. Nor do we need any more 
through traffic on Gladstone Road.  Nor do we need a structure size that fits best on 10th St N.W. So if we do 
not need this, whose needs are being met when deciding to approve the structure? That really Needs
to be the question. 

COMMENT #18

I would like to echo (names removed)’s statements. I live at 323 10A Street NW and own a communications 
company, PARKER Public Relations located on Kensington Road and 10A Street. My company represents the 
Kensington BRZ (Business Revitalization Zone - home to over 280 businesses) the Inglewood BIA (home to 280 
businesses approx.) as well as multiple organizations in Calgary. I am also the Board Chair for Hillhurst 
Community School.
I believe the City council made a mistake when they approved the previous development and they will make 
another mistake if this building goes up. Approving this development without any consideration for our families 
will send the message that developers trump families; that the political process does not work because our 
electedofficials ultimately will decide what is best for us. From a PR perspective, I know this is not what you 
want.
To be clear, I am not opposed to development of the site - I am opposed to this proposed development plan. 
Keeping the church as a historical building in the community is complete nonsense. It is not a church. This is a 
ploy being done to maximize the profit of the developer, at the expense of the living heritage found in the 
neighbourhood. I recognize the benefits that density brings in terms of reduced environment footprint and good 
use of existing resources (roads, sewers, utilities, public transportation).

COMMENT #19

I would like to echo (name removed)’s statements here. We live at 418 and we also own 422, both homes built 
by Theophilus Thompson. The 6 storey wall would encroach right to the back of our homes, with only a laneway 
of space separating us from the building. Likewise, the 6 stories will be right next to the two remaining homes at 
the end of Gladstone.
We are not opposed to development of the site, and recognize the benefits that density brings in terms of 
reduced environment footprint and good use of existing resources (roads, sewers, utilities, public transportation). 
However, keeping the church as a historical building in the community - a church whose congregation is gone, 
whose interior was gutted (no organ, no pews, no pulpit) - is being done to maximize the profit of the developer, 
at the expense of the living heritage found on 11 Street.
Even though the city council approved the previous development, it is possible for council to have made a 
mistake, and to make a mistake again. Once this building goes up, the impact is final. One of the aspects that 
make Hillhurst unique is the high concentration of families with children. This adds to the energy and vibe of the 
neighbourhood. As an example to our own children living at 418 and 416, I would like to say “we do have a 
voice”. Approving this development without any consideration for our families will send the wrong message: that
developers trump families; that the political process does not work because our elected officials ultimately will 
decide what is best for us.
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September 29, 2020 
 
Emailed to: matt.rockley@calgary.ca 
 
RE: LOC2020-0122 | 1110-1126 Gladstone Road NW | Land Use and ARP Amendment Application 
 
Dear Mr. Matt Rockley, 
 
The Hillhurst Sunnyside Planning Committee (HSPC) would like to thank you for the opportunity to 
comment on the above proposed Land Use Redesignation and amendment to the Hillhurst Sunnyside 
Area Redevelopment Plan (ARP).   
 
The Land Use Amendment proposal represents a departure from the 2009 ARP.  This site was originally 
allocated a maximum 26 metre height on the east side and a maximum 16 metre height on the west side, 
closer to the lower-density historic homes and multi-residential buildings.  
 
We note in the ARP that the “maximum densities…are not guaranteed entitlements. In order to achieve 
these maximums, projects will need to meet high standards of architectural and urban design quality 
that ensure projects make positive contributions to the public realm based on conformance to the design 
policies and guidelines of Section 3.0” of the ARP. The Applicant informed us that the Development Permit 
application is expected in a staggered timeline so that the design of the building and site layout can be 
evaluated with the Land Use Amendment. 

Comments 
We have provided comments based on the vision laid out in the Hillhurst Sunnyside ARP and public 
consultations leading to its 2009 approval. We would further wish to see deeper clarity on increased 
benefits delivered to the current and future residents of the community and assurances that the proposed 
Land Use Amendment and Direct Control district policy accurately reflects the future development plans. 
Our three recommendations to City Administration and City Council are listed on the final page. 
 
1. Built Form 

• HSCA was copied on a number of emails from community members that supported the project 
proposal and from neighbours in opposition to the application. We believe that a balance must 
be struck when evaluating the proposal against the intention of the ARP.  

• We have provided additional historical context with regards to the proposed protection/ 
designation of the former Hillhurst Baptist Church as a Municipal Historic Resource below. 

• Initial renderings were provided by the applicant on their project website, showing a six-storey 
building with two interior courtyards, set in on the south side of the triangular-shaped parcel. 

- The concept drawings appear quite monolithic; a podium and stepbacks would be an 
effective way to help minimize the building massing at street level. At-grade patios and 
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entryways would further integrate the large building with the human scale of our turn-of-
the century, pedestrian-oriented community.  

- We are unclear about the distribution in density and Floor Area Ratio, where the eastern 
part of the site already has an FAR of 5.0 and how the density would be shifted if the 
Church were to be included in the comprehensive development of the site. 

- It is unclear how the applicant will demonstrate a softer interface between the Church 
building and the larger building when viewed from 10th Street. 

• Because the application represents a greater height that is shifted across the entirety of the site, 
we expect that the applicant demonstrate sensitivity to neighbours through an appropriate 
interface at the north alley side, towards 11th Street and on the west side of the block with the 
two remnant parcels that are not a part of the development site. 

- We request wording added to the Direct Control district rules to push the building 
massing inward at the upper floors, as would be consistent in the Land Use Bylaw for the 
proposed Mixed Use 1 district (M-U1), where property lines abutting the lower density 
Multi-Residential Contextual Grade Oriented (M-CG) districts immediately to the west, 
north and south are to be set back and tiered back as appropriate. 

- In keeping with the General Rules for Mixed Use Land Use Districts (Bylaw 20P2017), the 
street wall definition under the Municipal Development Plan is defined as a 1:1 or 1:2 
ratio of building height to road right-of-way to comfortably enclose the street on the 
podium level. In this case, the south building frontage on Gladstone Road should measure 
approximately 11 metres, curb to curb. 

- There is a strong preference from neighbours and HSPC to further step down the building 
closer to the interior residential part of the community. Community members cited the 
positive precedent set by the St. John’s Condo building built in 2011, which is 8 storeys 
facing 10th Street and steps down to 4 storeys and further broken down to 2-3 storeys 
along 10A Street. Careful consideration was given to the interface between the larger 
building and the existing fabric of smaller scale single-family and multi-residential homes. 

- While development on the south side of 5th Avenue can reach a maximum 16m height 
closer to 10th Street under the ARP, sensitive redevelopment is still an important aspect 
to consider for current neighbours. 

- A shadow study would help evaluate the building’s impact on adjacent neighbours. 
• At Development Permit stage, consider crime prevention through environmental design/CPTED 

principles, such as lighting or added “eyes” on the ground floor to increase safety for pedestrians 
including residents, employees and visitors along Gladstone Road, the alley, and a more active 
10th Street frontage. 
 

2. Heritage Designation and Impacts to Existing Community 
• Built in 1907, the formerly named Morleyville Road Baptist Church was once a hub in the 

community; the building has changed to various other well-used commercial uses over the years. 
We feel that the designation and protection of this building is a very encouraging aspect of the 
application that would add to the eclectic mix of heritage homes, apartments, condos, and newer 
mixed-use buildings of contextually appropriate sizes in the community. 

o Not enough information was provided regarding the Church building, including the future 
commercial uses and how it will be renovated/restored. 

o Not enough information was provided on the activation of the public realm fronting 10th 
Street as a major pedestrian corridor. 
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• Hillhurst Sunnyside is one of Calgary’s first suburbs north of the Bow River. This block was 
originally developed by Theodophilus Thompson, a plasterer in the 1910s. A few of those modest 
original homes still exist today serving as well-maintained examples of the architecture of the era, 
including the Thompson home at 416 11th Street NW and the two brick houses on either side. 

o Section 3.1.2 of the ARP envisions higher densities on the Main Streets; for this block, the 
western end was allocated a 16m or 4-storeys height limit. The heritage designation for 
the Church is a rare opportunity, but also an inequitable compromise, where Main Street 
style development directly borders the smaller scale residences off 11th Street.  

• There is an opportunity to commemorate some of the most historically significant streets in 
Calgary: (1) Gladstone Road was originally an Indigenous trail that now traverses the heart of the 
community (2) the original name for 10th Street was Morleyville Road, which led to Morleyville, 
the oldest pioneer settlement in Southern Alberta and Treaty 7 territories. 

 
3. Social Considerations 

• The applicant indicated that this would be an approximately 140-unit apartment building. Most 
of the condos built to date have been catered to higher income single and dual incomes. We 
would like to see a greater housing mix as to encourage more family housing, such as a mix of 2- 
and 3- bedroom condo units; no information was provided on the number of three-bedroom, or 
family-oriented units. 

o Please note that the ARP strongly encourages family focused developments, as this 
supports our schools and co-habitation is the most effective means of densification. 

• The HSPC supports the proposed purpose-built rental building. While several new apartment 
buildings have been built during the current recession, the rental rates on these newer rental 
buildings seem to cater to exclusively to higher incomes.  

o The ARP encourages affordable housing. Hillhurst and Sunnyside has always been a 
welcoming mixed-income community. We ask that the developer consider allocating 
“affordable” units to continue to support our proudly diverse community. This would 
keep with the history of the Church as a community hub, originally built by volunteers 
from the congregation. 

 
4. Mobility 

• This development will add significant density to the site near the Sunnyside LRT Station; more 
new neighbours will help support a healthy, vibrant shopping and commercial district.  

• With the Graywood Theodore site at 427 10th Street (114 units + retail/commercial space) site 
now under construction and the current proposed Westrich site (140 units) redevelopment in 
progress to bookend the east side of Gladstone Road, we felt that this is an opportune time to 
request commitments from the City to improve mobility and safety. We recognize the City’s 
challenges due to Covid-19 and believe it would be a missed opportunity if we do not advocate 
now. We remind City Administration and Council where ARP Section 4.3.8 states:  

“Traffic management opportunities including, but not limited to, traffic optimization, 
access management, and traffic calming will be pursued as a part of the review of new 
developments within the TOD area.” 

• We believe that traffic is the #1 source of contention. Gladstone is a very well-used multi-modal 
transportation corridor and the only east/west connector between 10th and 14th Streets, other 
than 5th Avenue and Kensington Road, which is already closed to automobile traffic. Traffic already 
moves through the residential part of the community to avoid 10th Street and to be able to access 
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the businesses on 10th and 14th Streets. Further, cut-through traffic from Kensington Road 
eastbound and 14th Street northbound will travel along Gladstone Road to access this site. 

• The ARP indicates that “Upon completion of six significant redevelopments in the [TOD] study 
area, The City shall prepare a Mobility Assessment & Plan (MAP) in consultation with the 
Community Association to review the transportation impacts of the intensified land use on 
adjacent roadways, as well as pedestrian, bicycle and transit connections” (Section 4.3.8). 

- Six major residential projects were completed in 2017. A traffic study was approved by 
City Council in December 2018 and cancelled in June 2019 due to the constraints of a 
fiscally-challenged economy. We ask that Council keep its promises to the community and 
commission the Mobility Study. 

 
5. Parking 

• This is an excellent opportunity to create a truly Transit Oriented Development due to its location 
and proximity to the Sunnyside LRT station and city’s Primary Transit Network.  

- Car-sharing and secure bicycle parking is encouraged to reduce automobile traffic so that 
excess parking does not spill into the community and to help contribute to a more climate-
resilient Calgary. 

- The applicant indicated that there will be a 1:1 parking to unit ratio. We note that parking 
stalls in the proposed M-U1 district can be relaxed and allow for a .75 stall per residential 
unit ratio. A combination of alternative transportation and local amenities can help 
reduce the need for automobile ownership and mitigate the impacts of more vehicles in 
a densifying neighbourhood. 

• We request that the following ARP policy be enforced by City of Calgary Roads/Calgary Parking 
Authority and have policy written into the Direct Control bylaw to ensure compliance: 

- “Dwellings in new multifamily developments are not to receive parking passes 
regardless of their off-street parking provisions” (Section 3.4.3). 
 

6. Public Benefits 
• This proposal’s notable intrusion into a lower density residential neighbourhood should be paired 

with equally notable improvements to the public realm, both on- and off-site. 
• Bylaws 19P2015, 27P2012, and 86P2018 state that applications exceeding the base density may 

contribute to the Hillhurst Sunnyside Community Amenity Fund (HSCAF) or an Urban Design 
Improvement. It is not unusual for applicants to contribute funding to both. 

- At the time of writing, the Community Amenity Fund contribution is set at $18.14 per 
square metre over the base density; recognized in the 2014 City/Coriolis report to be a 
lower rate than other areas experiencing significant redevelopment; HSPC wishes to see 
an equitable benefit for a community going through major intensification and change. 

• There have been longstanding concerns and discussions around an expanded public realm and 
streetscape improvements along Gladstone Road. Past ideas for consideration include: 

- Limiting traffic to one-way only along sections of Gladstone Road 
- Implementation of a traffic calmed “shared street” 
- Closure of sections of Gladstone to vehicle traffic 

• The applicant is encouraged to make other improvements to the general area, such as to the 
laneway, Gladstone Road, and the streetscape/public realm in consultation with the community. 

• HSCA requests that the developer consider all opportunities for recycling and re-purposing any 
elements of buildings that will be razed to make room for this proposal. 
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• We would ask that the developer consider an HSCA membership package for the future building 
tenants. We encourage all new residents to become engaged in community life. 
 

7. Community Engagement 
• The applicant presented to the HSPC at our outdoor meeting on August 11, 2020. The meeting 

was well-attended by members and a handful of neighbours (about 18 people). We appreciate 
being informed early in the process and hearing the developer’s vision for the site prior to 
finalization of any plans and so we may inform and encourage community members to get 
involved in the planning process.  

• There was general support expressed at the Applicant’s initial presentation.  Comments were 
received regarding the preservation of the former Hillhurst Baptist Church building and the 
current applicant’s direction to reduce the height on the eastern parcel. Through the engagement 
process, we understand that concerns were raised from adjacent neighbours about the proposal. 
We have endeavoured to offer a balanced application review through this letter. 

• Due to COVID-19, an open house was not conducted, however information was sent 
electronically, and the applicant has an online platform to collect comments. Despite this reduced 
public engagement, we have received a notable volume of letters. Affected neighbours have 
organized and provided independent letters to the City and applicant. 

Key Recommendations 
As current, the application increases the ARP height/density on the west side of the site from 16m to 20m 
and from 2.5 to 4.0 FAR. We have concerns that any changes to the ARP though this application will and 
could carry forward to a different developer/applicant, should the current 2020 application lapse. For 
example, the 2018 ARP amendment from a previous developer had successfully increased the allowable 
height from 26m to 32m on the east side of the block; this previous developer has since released their 
interest in developing the site. 
 
Hillhurst Sunnyside has been partner to the City of Calgary’s long-term vision to intensify within 
established areas, welcome new neighbours and increase housing within the inner city. In our experience, 
redevelopment has not been commensurate with public improvements. Our key recommendations are 
reiterated as follows: 
 

1. That direction is added to the Direct Control district bylaw to provide rules aligning with the Mixed 
Use District (M-U1) rules. The DC should state the required setbacks and stepbacks where the 
proposed development site shares a property line with M-CG districts adjacent to the parcel. 

2. That the City and applicant work together on offsite improvements to mobility, traffic and 
pedestrian accessibility and safety in consultation with the community. Council is additionally 
reminded of their wider commitment to the community in 2009 when Hillhurst Sunnyside became 
the first community to go through Transit Oriented Development planning. 

3. That City Council go through First Reading of the proposed bylaw and withhold final approval 
(Second and Third Readings of the proposed bylaw) until the finalization of community amenities, 
the above recommendations, commitment to municipal heritage designation for the Church, and 
that “exemplary building design” is  demonstrated to the satisfaction of Calgary Planning 
Commission at Development Permit stage. 
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Please keep us updated as this important application progresses. The HSCA would like to be involved in 
the review of this project. We will comment further once the Development Permit is submitted. Please 
contact the undersigned should there be any questions or clarifications. 
 
Sincerely, 
 
 
Hillhurst Sunnyside Planning Committee 
Hillhurst Sunnyside Community Association 
 
 
cc: Barb Gosling, Chris Andrew, Daria McDonald, Decker Butzner, Lorna Cordeiro, Mark Beckman, Tao 

Jiang, Tom Dvorak, Project Subcommittee Members, Hillhurst Sunnyside Planning Committee 
Hayley Richards, Director at Large, Hillhurst Sunnyside Community Association 

 Lisa Chong, Community Planning & Engagement Coordinator, HSCA 
Sarah Lumley & Brian Horton, O2 Planning + Design, Applicant/Developer’s Representatives 

 Dale Calkins, Senior Policy & Planning Advisor, Ward 7 Councillor’s Office 
 City of Calgary Circulation Control 
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MAY 12, 2021 HSCA MEETING SUMMARY

The project team met with HSCA’s Planning Committee 

on May 12, 2021. A presentation was provided to give 

an update on the land use application (no change) and 

changes to the Development Permit application. 

Following the discussion, the project team was 

available to answer questions.

The main changes to the DP that were presented 

included:

• Stepback of the 6th floor from the lane to align 

with M-U1 contextual regulations

• Setbacks from the lanes to ensure adaquate 

widening

• Stepback relaxation from adjacent property on 

Gladstone Rd (with letter of support)

DISCUSSION HIGHLIGHTS

Q. How is the project team addressing the existing 

narrow lanes on the north and west side and the utilities 

there?

A. The utilities will be relocated underground. Lanes will 

be widened to 6.1 metres. The building has been 

setback to accomodate this lane widening.

Q. The proposed development on the neighbour 

property on Gladstone Rd will not be feasible if the lane 

is widened.

A. The neighbouring application has not been 

submitted yet, and these issues will be resolved with 

the City at the land use and DP stages for that 

development.

Q. The church building requires urgent repairs. When 

will these be completed?

A. The church restoration will take place at the same 

time as the development, in the fall.

Q. What is the plan for the use of the church?

A. Currently working with a non-profit with intent to 

donate the building for pre-school and family centre (2 

levels, 4000 SQFT)

Q. This area has the greatest density of 1900s heritage 

homes. What is being done to preserve or respond to 

this heritage. Concerned about the monolithic building 

face on the west side. This does not feel much different 

than the original plan. Wanted to see stepdown of 

development to 2-3 storey townhomes like in St Johns.

A. Since the original DP application, efforts have been 

made to further reduce impact on the north and west, 

including stepping back the 6th floor. Brick material 

was selected for some of the exterior to tie into heritage 

character of the area. Main efforts have gone towards 

retaining the heritage character of the church as a 

community amenity. This a required innovative design 

approach to make a feasible development on a 

complex site while retaining the church.

Q. Who is responsible for retaining the church once it is 

donated?

A. The municipal heritage designation will be tied to the 

title, so this will be the responsibility of whomever owns 

the property. Whether the land is leased or granted to 

the non-profit has not been decided yet, but the 

organization has provided a 15 year business plan to 

ensure long-term viability.

Q. Who are you working with at the City on the defining 

the defining heritage characteristics of the church?

A. Erin Van Wicke from the City heritage.
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Q. Who pays for burying utilities? Should also verify that this is even possible (some challenges with burying 

utilities at other sites).

A. This is generally the responsibility of the developer.

Q. Is there underground parking? What is the parking rate?

A. Yes, there is 0.7 spaces per unit located underground with access off of the rear lane. (Consistent with City 

TOD policies).

Comment:

The graphics should better represent the existing surrounding conditions of the site and the existing lane width 

on the west side.

Comment: Disappointed that the prior feedback about narrowing/traffic calming Gladstone Road was not 

addressed.

Response: The City will be undergoing future utilities work and could investigate narrowing the road at that time.
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November 20, 2020 
 
Emailed to: matt.rockley@calgary.ca 
 
RE: DP2020-6663 | 1110-1126 Gladstone Road NW | DP Amendment Application 

 
Dear Mr. Matt Rockley, 
 
The Hillhurst Sunnyside Planning Committee (HSPC) would like to thank you for the opportunity to 
comment on the above proposed DP and associated Land Use Redesignation (LOC2020-0122) and 
amendment to the Hillhurst Sunnyside Area Redevelopment Plan (ARP).   
 
The Land Use Amendment proposal represents a departure from the 2009 ARP.  This site was originally 
allocated a maximum 26 metre height on the east side and a maximum 16 metre height on the west side, 
closer to the lower-density historic homes and multi-residential buildings.  
 
We note in the ARP that the “maximum densities…are not guaranteed entitlements. In order to achieve 
these maximums, projects will need to meet high standards of architectural and urban design quality 
that ensure projects make positive contributions to the public realm based on conformance to the design 
policies and guidelines of Section 3.0” of the ARP. The Applicant informed us that the Development Permit 
application was submitted in a staggered timeline so that the design of the building and site layout can be 
evaluated with the Land Use Amendment.  

Comments 
We have provided comments based on the vision laid out in the Hillhurst Sunnyside ARP and public 
consultations leading to its 2009 approval. We would further wish to see deeper clarity on increased 
benefits delivered to the current and future residents of the community and assurances that the proposed 
Land Use Amendment and Direct Control district policy accurately reflects the future development plans. 
Our recommendations to City Administration and City Council are listed on the final page. 
 

1. Built Form 
• Residents on 11th Street NW are not supportive of the design for the west side of the site due 

to the height and lack of setbacks.  This is reflected in our final recommendations. 

• HSCA was copied on several emails from community members that supported the project 
proposal and from neighbours in opposition to the application. We believe that residents 
concerns need to be considered when evaluating the proposal against the intention of the ARP.  

• We have provided additional historical context with regards to the proposed protection/ 
designation of the former Hillhurst Baptist Church as a Municipal Historic Resource below. 

• Initial renderings were provided by the applicant on their project website, showing a six-storey 
building with two interior courtyards, set in on the south side of the triangular-shaped parcel. 
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- The concept drawings appear quite monolithic; a podium and stepbacks would be an 
effective way to help minimize the building massing at street level. At-grade patios and 
entryways would further integrate the large building with the human scale of our turn-of-
the century, pedestrian-oriented community.  

- We are unclear about the distribution in density and Floor Area Ratio, where the eastern 
part of the site already has an FAR of 5.0 and how the density would be shifted if the 
Church were to be included in the comprehensive development of the site. 

- It is unclear how the applicant will demonstrate a softer interface between the Church 
building and the larger building when viewed from 10th Street. 

• Because the application represents a greater height that is shifted across the entirety of the site, 
we expect that the applicant demonstrate sensitivity to neighbours through an appropriate 
interface at the north alley side, towards 11th Street and on the west side of the block with the 
two remnant parcels that are not a part of the development site. 

- We request wording added to the Direct Control district rules to push the building 
massing inward at the upper floors, as would be consistent in the Land Use Bylaw for the 
proposed Mixed Use 1 district (M-U1), where property lines abutting the lower density 
Multi-Residential Contextual Grade Oriented (M-CG) districts immediately to the west, 
north and south are to be set back and tiered back as appropriate. 

- In keeping with the General Rules for Mixed Use Land Use Districts (Bylaw 20P2017), the 
street wall definition under the Municipal Development Plan is defined as a 1:1 or 1:2 
ratio of building height to road right-of-way to comfortably enclose the street on the 
podium level. In this case, the south building frontage on Gladstone Road should measure 
approximately 11 metres, curb to curb. 

- There is a strong preference from neighbours and HSPC to further step down the building 
closer to the interior residential part of the community. Community members cited the 
positive precedent set by the St. John’s Condo building built in 2011, which is 8 storeys 
facing 10th Street and steps down to 4 storeys and further broken down to 2-3 storeys 
along 10A Street. Careful consideration was given to the interface between the larger 
building and the existing fabric of smaller scale single-family and multi-residential homes. 

- While development on the south side of 5th Avenue can reach a maximum 16m height 
closer to 10th Street under the ARP, sensitive redevelopment is still an important aspect 
to consider for current neighbours. 

- A shadow study would help evaluate the building’s impact on adjacent neighbours. 

• At Development Permit stage, consider crime prevention through environmental design/CPTED 
principles, such as lighting or added “eyes” on the ground floor to increase safety for pedestrians 
including residents, employees and visitors along Gladstone Road, the alley, and a more active 
10th Street frontage. 
 

2. Heritage Designation and Impacts to Existing Community 
• Built in 1907, the formerly named Morleyville Road Baptist Church was once a hub in the 

community; the building has changed to various other well-used commercial uses over the years. 
We feel that the designation and protection of this building is a very encouraging aspect of the 
application that would add to the eclectic mix of heritage homes, apartments, condos, and newer 
mixed-use buildings of contextually appropriate sizes in the community. 

o Not enough information was provided regarding the Church building, including the future 
commercial uses and how it will be renovated/restored. 
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o Not enough information was provided on the activation of the public realm fronting 10th 
Street as a major pedestrian corridor. 

• Hillhurst Sunnyside is one of Calgary’s first suburbs north of the Bow River. This block was 
originally developed by Theodophilus Thompson, a plasterer in the 1910s. A few of those modest 
original homes still exist today serving as well-maintained examples of the architecture of the era, 
including the Thompson home at 416 11th Street NW and the two brick houses on either side. 

o Section 3.1.2 of the ARP envisions higher densities on the Main Streets; for this block, the 
western end was allocated a 16m or 4-storeys height limit. The heritage designation for 
the Church is a rare opportunity, but also an inequitable compromise, where Main Street 
style development directly borders the smaller scale residences off 11th Street.  

• There is an opportunity to commemorate some of the most historically significant streets in 
Calgary: (1) Gladstone Road was originally an Indigenous trail that now traverses the heart of the 
community (2) the original name for 10th Street was Morleyville Road, which led to Morleyville, 
the oldest pioneer settlement in Southern Alberta and Treaty 7 territories. 

 

3. Social Considerations 
• The applicant indicated that this would be an approximately 140-unit apartment building. Most 

of the condos built to date have been catered to higher income single and dual incomes. We 
would like to see a greater housing mix as to encourage more family housing, such as a mix of 2- 
and 3- bedroom condo units; no information was provided on the number of three-bedroom, or 
family-oriented units. 

o Family Co-habitation is the most effective method to increase density, this requires 2 
and 3 bedroom units to be included in the design. 

o Please note that the ARP strongly encourages family focused developments, as this 
supports our schools and co-habitation is the most effective means of densification. 

• The HSPC supports the proposed purpose-built rental building. While several new apartment 
buildings have been built during the current recession, the rental rates on these newer rental 
buildings seem to cater to exclusively to higher incomes.  

o The ARP encourages affordable housing. Hillhurst and Sunnyside has always been a 
welcoming mixed-income community. We ask that the developer consider allocating 
“affordable” units to continue to support our proudly diverse community. This would 
keep with the history of the Church as a community hub, originally built by volunteers 
from the congregation. 

 

4. Mobility 
• This development will add significant density to the site near the Sunnyside LRT Station; more 

new neighbours will help support a healthy, vibrant shopping and commercial district.  

• With the Graywood Theodore site at 427 10th Street (114 units + retail/commercial space) site 
now under construction and the current proposed Westrich site (140 units) redevelopment in 
progress to bookend the east side of Gladstone Road, we felt that this is an opportune time to 
request commitments from the City to improve mobility and safety. We recognize the City’s 
challenges due to Covid-19 and believe it would be a missed opportunity if we do not advocate 
now. We remind City Administration and Council where ARP Section 4.3.8 states:  

“Traffic management opportunities including, but not limited to, traffic optimization, 
access management, and traffic calming will be pursued as a part of the review of new 
developments within the TOD area.” 
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• We believe that traffic a major source of contention. Gladstone is a very well-used multi-modal 
transportation corridor and the only east/west connector between 10th and 14th Streets, other 
than 5th Avenue and Kensington Road, which is already closed to automobile traffic. Traffic already 
moves through the residential part of the community to avoid 10th Street and to be able to access 
the businesses on 10th and 14th Streets. Further, cut-through traffic from Kensington Road 
eastbound and 14th Street northbound will travel along Gladstone Road to access this site. 

• The ARP indicates that “Upon completion of six significant redevelopments in the [TOD] study 
area, The City shall prepare a Mobility Assessment & Plan (MAP) in consultation with the 
Community Association to review the transportation impacts of the intensified land use on 
adjacent roadways, as well as pedestrian, bicycle and transit connections” (Section 4.3.8). 

- Six major residential projects were completed in 2017. A traffic study was approved by 
City Council in December 2018 and cancelled in June 2019 due to the constraints of a 
fiscally-challenged economy. We ask that Council keep its promises to the community and 
commission the Mobility Study. 

 

5. Parking 
• This is an excellent opportunity to create a truly Transit Oriented Development (TOD) due to its 

location and proximity to the Sunnyside LRT station and city’s Primary Transit Network.  
- Car-sharing and secure bicycle parking is encouraged to reduce automobile traffic so that 

excess parking does not spill into the community and to help contribute to a more climate-
resilient Calgary. 

- The applicant indicated that there will be a 1:1 parking to unit ratio. We note that parking 
stalls in the proposed M-U1 district can be relaxed and allow for a .75 stall per residential 
unit ratio. A combination of alternative transportation and local amenities can help 
reduce the need for automobile ownership and mitigate the impacts of more vehicles in 
a densifying neighbourhood. 

• We request that the following ARP policy be enforced by City of Calgary Roads/Calgary Parking 
Authority and have policy written into the Direct Control bylaw to ensure compliance: 

- “Dwellings in new multifamily developments are not to receive parking passes 
regardless of their off-street parking provisions” (Section 3.4.3). 
 

6. Public Benefits 
• This proposal’s notable intrusion into a lower density residential neighbourhood should be paired 

with equally notable improvements to the public realm, both on- and off-site. 

• Bylaws 19P2015, 27P2012, and 86P2018 state that applications exceeding the base density may 
contribute to the Hillhurst Sunnyside Community Amenity Fund (HSCAF) or an Urban Design 
Improvement. It is not unusual for applicants to contribute funding to both. 

- At the time of writing, the Community Amenity Fund contribution is set at $18.14 per 
square metre over the base density; recognized in the 2014 City/Coriolis report to be a 
lower rate than other areas experiencing significant redevelopment; HSPC wishes to see 
an equitable benefit for a community going through major intensification and change. 

• There have been longstanding concerns and discussions around an expanded public realm and 
streetscape improvements along Gladstone Road. Past ideas for consideration include: 

- Limiting traffic to one-way only along sections of Gladstone Road 
- Implementation of a traffic calmed “shared street” 
- Closure of sections of Gladstone to vehicle traffic 
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• The applicant is encouraged to make other improvements to the general area, such as to the 
laneway, Gladstone Road, and the streetscape/public realm in consultation with the community. 

• HSCA requests that the developer consider all opportunities for recycling and re-purposing any 
elements of buildings that will be razed to make room for this proposal. 

• We would ask that the developer consider an HSCA membership package for the future building 
tenants. We encourage all new residents to become engaged in community life. 
 

7. Community Engagement 
• The applicant presented to the HSPC at our outdoor meeting on August 11, 2020. The meeting 

was well-attended by members and a handful of neighbours (about 18 people). We appreciate 
being informed early in the process and hearing the developer’s vision for the site prior to 
finalization of any plans and so we may inform and encourage community members to get 
involved in the planning process.  

• There was a subsequent engagement with the most-affected neighbours and HSCA on Nov. 10th 

• Through the engagement process, we understand that concerns were raised from adjacent 
neighbours about the proposal. We have endeavoured to offer a balanced application review 
through this letter but recognize that not all neighbours are affected equally. 

• There was general support expressed at the Applicant’s initial presentation.  Comments were 
received regarding the preservation of the former Hillhurst Baptist Church building and the 
current applicant’s direction to reduce the height on the eastern parcel. Due to COVID-19, an open 
house was not conducted, however information was sent electronically, and the applicant has an 
online platform to collect comments. Despite this reduced public engagement, we have received 
a notable volume of letters. Affected neighbours have organized and provided independent 
letters to the City and applicant. 

Key Recommendations 
As current, the application increases the ARP height/density on the west side of the site from 16m to 20m 
and from 2.5 to 4.0 FAR. We have concerns that any changes to the ARP though this application will and 
could carry forward to a different developer/applicant, should the current 2020 application lapse. For 
example, the 2018 ARP amendment from a previous developer had successfully increased the allowable 
height from 26m to 32m on the east side of the block; this previous developer has since released their 
interest in developing the site. 
 
Hillhurst Sunnyside has been partner to the City of Calgary’s long-term vision to intensify within 
established areas, welcome new neighbours and increase housing within the inner city. In our experience, 
redevelopment has not been commensurate with public improvements. Our key recommendations are 
reiterated as follows: 
 

1. Setbacks to be included, as envisioned in the ARP for this situation, in the final design to account 
for the low-density heritage homes on 11 St NW 

2. That direction is added to the Direct Control district bylaw to provide rules aligning with the Mixed 
Use District (M-U1) rules. The DC should state the required setbacks and stepbacks where the 
proposed development site shares a property line with M-CG districts adjacent to the parcel. 

3. That the City and applicant work together on offsite improvements to mobility, traffic and 
pedestrian accessibility and safety in consultation with the community. Council is additionally 
reminded of their wider commitment to the community in 2009 when Hillhurst Sunnyside became 
the first community to go through Transit Oriented Development planning. 
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4. That City Council go through First Reading of the proposed bylaw and withhold final approval 
(Second and Third Readings of the proposed bylaw) until the finalization of community amenities, 
the above three recommendations, commitment to municipal heritage designation/restoration 
for the Church, and that “exemplary building design” is  demonstrated to the satisfaction of 
Calgary Planning Commission at Development Permit stage. 

 
Please keep us updated as this important application progresses. The HSCA would like to be involved in 
the review of this project. Please contact the undersigned should there be any questions or clarifications. 
 
Sincerely, 
 
 
Hillhurst Sunnyside Planning Committee 
Hillhurst Sunnyside Community Association 
 
 
cc: Elicia Cantafio, Chair, Hillhurst Sunnyside Planning Committee, HSCA 

Ben van den Berg, Daria MacDonald, Decker Butzner, Lorna Cordeiro, Mark Beckman, Robert 
McKercher, Tom Dvorak, HSPC Project Subcommittee Members 

 Lisa Chong, Community Planning & Engagement Coordinator, HSCA 
 Dale Calkins, Senior Policy & Planning Advisor, Ward 7 Councillor’s Office 
 City of Calgary Circulation Control 
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Appendix I: Addendum Comments  
 

May 31, 2021 

RE: Updated Comments on Amended Plans 

Dear Mr. Evan Goldstrom,  

The Hillhurst Sunnyside Planning Committee and community members would like to offer our thanks to 

you and the Applicant’s group for your time and providing updates on DP2020-6663 at the May 12, 

2021, virtual community association meeting. We have summarized the HSPC and neighbours’ 

comments below: 

General 

• There appears to be very few modifications from the original design and as such, does not 

address the DTR and Planning Committee suggestions regarding step downs and setbacks, 

softening the interface, 2-3 storey townhome design at the laneway, set back from Gladstone 

Road, etc. 

o The modification of a setback on the 6th floor does not keep with the suggestions from 

the City DTR and HSPC’s letter. This is insufficient in terms of developing a building that 

is keeping in line with the village-feel and human-scale of the community. 

o The setback has to occur at 12m; the plans show it occurring at 15m. 

o The interface between the building and low lying residential needs to be softened as per 

the City’s DTR and the HSPC’s suggestions. As suggested, townhouses or live/work can 

be accommodated as is precedent at the Kensington building on 10th Street and 2nd 

Avenue. 

• The original ARP and the prior application and ARP amendment only included a maximum height 

of 16 metres (or 4-5 storeys) and a FAR of 2.5 

o While the current application proposes a blended height and FAR, it is important to 

understand that the ARP went through a careful 3-year review from 2006-2009 which 

weighed the potential impacts of Transit Oriented Development.  

o Significant community consultations resulted in the current ARP maximums to ensure 

sensitive transition from the community Main Streets to the lower density residences to 

the west. This context has not been demonstrated with the current proposed 

development. 

Hillhurst Baptist Church Building 

• The current state of the former LifeSport/Hillhurst Baptist Church has been neglected as the 

building has been deteriorating for some time, even before Land Use interests began in 2018.  

o Some of the Character Defining Elements that have were defined in the Statement of 

Significance on the Inventory of Evaluated Historic Resources have been in disrepair and 

particularly where the eaves and landscaping have impacted the exterior cladding. 

o We have reached out to City of Calgary Heritage Planning for more information and 

learned the Land Use Application is tied to a designation agreement being executed. 
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o We would like to reiterate Recommendation #4 in our first letter, which describes the 

process on the prior Land Use Designation (LOC2018-0114) to ensure that restoration 

and historic resource designation must occur for the application to receive full Council 

approval. 

o More detail is needed to articulate the Heritage Values ascribed to the site: Style, 

Landmark and Symbolic. 

• We welcome the proposed daycare use of the building as childcare services are in great demand 

in the community and constitutes a community-serving use for the building.  

o While the “Child Care Service” use is not a mandated use for the future of the building, 

we can suggest that the DC includes the “Child Care Service” definition is moved from 

the list of “discretionary uses” to “permitted uses” in the proposed M-U1 District for the 

Land Use Amendment application. 

Heritage Considerations 

• The community has a unique vision for the site through the preservation, restoration, and 

designation of the historic Church building. However, we are challenged with developing the site 

responsibly while respecting the DTR feedback and ARP policy. 

• We strongly agree with the neighbours that the preservation of the Church has to be balanced 

against the living heritage on 11th Street, and the preservation of the Church building should not 

be leveraged against the heritage of the low-lying residential community. 

• The current Church building represents one of the last wooden churches in Calgary and thus, 

occupies a significant chapter of the history of our city. At the same time, we have not heard 

significant public engagement that supports the justification of increasing the height and 

massing of the proposed building so that the air rights from redeveloping the Church are shifted 

to the west, where there are currently heritage residences that have been meticulously 

maintained and loved by the current residents.  

Community Context 

• The plan update included initial plan renderings from the adjacent owner of the remnant parcels 

to the west of the proposed development site. The landowner has had redevelopment plans in 

the works for many years, which has yet to be realized. 

o We are uncomfortable about basing the proposed plans on a future unapproved 5-

storey building (which may or may not ever be built) to the west. The City Planning 

Department has indicated that their decision is based on current context, and not future 

context. Additionally, the future building would need to apply for future Land Use & ARP 

amendments and design approval which it does not yet have.  

o There currently exists a one-storey bungalow on the adjacent lot. Excellent precedents 

have already been set within the community: the St. John’s building as mentioned and 

the relationship of the Victoria on Fifth/ Kensington on the Park buildings on the north 

side of 5th Avenue and 10th Street, just north of this development. These buildings have 

included careful step backs and step downs where they abut bungalows, despite the 

higher zoning allowances on 5th Avenue 

• As discussed at the recent meeting, the rendering is not in keeping with the reality of the 

surrounding community 
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o The photo shows an image of how the proposed building would blend into the 

community; however, the extra space does not exist due to the presence of surrounding 

buildings. The concept for activating the laneway would be very challenging under the 

current circumstances. 

Laneway 

• The laneway modifications needed to support the building have not been planned for. The 

widening is not possible on the west end as there is an adjacent landowner that has plans for 

the pie shaped lot. 

• The proposal indicates that the lane will only be paved 15m to the north past the “T” in the 

alley. The entire lane – to the west of the building – should be paved, otherwise it would 

transition to gravel before connecting with 5th Avenue. 

• The drawings do not show how the lane will transition to the 2.9m width between the utility 

pole and the Thompson Barn on the west side. 

• The DTR note, "Amend the plans to provide additional setback to facilitate a functional width of 
7.2m such that two vehicles can pass each other within the lane" has not been completed. 

Instead, the plans show a 6.1m wide lane. 

• The plans do not indicate how drainage in the lane will be handled (such as underground storm 

sewers, or only relying on the surface grade) and now to prevent flooding of garages as well as 

prevent spring runoff from flooding the underground parking garage. 

• The drawings show that the utilities will be buried. However, no feasibility work was done to see 

if there are water or storm drainage lines. Also, the developer was unable to answer how buried 

utilities would be run to the homes along the lane, which currently get them from above ground 

poles. There is no room to move them onto west side of west laneway, or to the north side of 

the north laneway. The applicant has been informed at least a few times about this potential 

challenge. With a mature Development Plan application, we are highlighting the requisite to 

address this issue before plan approval. 

Traffic Management 

• We are supportive of the conversations from the Ward 7 office in support of curb extensions, in 

conjunction with the construction that is currently happening on the Theodore development on 

the south side of Gladstone Road. 

• We appreciate that the applicant has proposed fewer vehicle parking stalls (from a 1:1 ratio to 

0.75 stalls to units/home) to keep the amount of additional vehicular traffic to a minimum (as 

allowed in the Land Use Bylaw) and successfully realize Transit Oriented Development. 

 

We realize that this was a very lengthy letter, but we still feel that our four points of recommendations 

in the original letter still applies to our current comments on the amended plans. Thank you for your 

time engaging with the community. 

 

Hillhurst Sunnyside Planning Committee 

Hillhurst Sunnyside Community Association 
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RESPONSE TO UPDATED HSCA COMMENTS

HSCA’s updated letter expressed some additional 
concerns, including:

• setbacks and stepbacks on the west and north 

sides of the property and transition to 

neighbouring residential districts

• the change in height from 16m to 20m

• the restoration of the Hillhurst Baptist Church 

building and other heritage implications

• consideration of the existing vs proposed 

development on the adjacent property 

(1130/1132 Gladstone Rd)

• lane widths

In regards to setbacks and stepbacks, the proposed 
DC district includes the MU-1 contextual height 
stepback requirements for buildings across a lane from 
MC-G districts.  The changes to the proposed building 
ensure it complies with these contextual requirements, 
given a new stepback of the 6th floor on the west and 
north edges adjacent to the residential lanes. 
Additionally, the Hillhurst/Sunnyside ARP policies on 
stepbacks cited in the HSCA letter apply only to 
properties that are adjacent to low density residential 
districts. In this case, they are not applicable as the 
surrounding districts are MC-G (Multi-Residential - 
Contextual Ground Oriented) which is not considered a 
low density residential district. The project team is 
aware of the height and setback concerns expressed 
by neighbours on 11th Street. It is critical to note 
however that due to the shape of the site and building, 
there will be very little length of the building that directly 
abuts the western lane. Additional diagrams have been 
created to show this interface and depict the existing 
built conditions around the proposed development 
more clearly.

Given the 6th floor height stepback, the project team 
does not believe that the additional 4 metres in height 
(from 16m to 20m) will make a substantial difference to 
the overall impact of the building. The MU-1 contextual 
height controls ensure that impacts on surrounding 
residential properties are mitigated. Furthermore, 
shadow studies comparing the height allowed by the 
ARP versus the proposed development show that 
distributing the height will reduce overall shadow 
impacts on surrounding properties.

The Hillhurst Baptist Church offers the greatest 
opportunity for this development to retain and give new 
life to an significant landmark and valuable historic 
resource identified on the City’s Inventory of Historic 
Resources. The project team is committed to the 
restoration of the Hillhurst Baptist Church and an 
agreement has already been drafted to ensure its 
municipal heritage designation. City Heritage has 
conducted their assessment of the heritage character 
defining elements which must be protected and 
restored as part of the agreement, including the exterior 
siding character, fenestration patterns, and roof shape. 
The developer is currently working with a non-profit on 
the adaptive reuse and activation of this building as a 
child care facility, which will bring significant community 
benefit to existing and future families in the area.

The project tream acknowledges that there are many 
other important heritage assets in the community, 
including the character homes on 11th Street. Retaining 
the church building in its existing position on 10th 
Street posed significant complexity for the site, 
requiring the building to occupy more of the rear of the 
property. However, as previously stated, the proposed 
building has a very small amount of interface with the 
properties on 11th Street along the lane and efforts 
have been made, including setbacks and stepping 
back the top floor, to reduce impact on these 
neighbours. Materials were also selected to be 
contextually sensitive to these properties, including 
brick elements on the lower floors.

Regarding the adjacent parcel on Gladstone Road 
(1130 / 1132 Gladstone Rd), the project team has been 
communicating with the adjacent property owner whom 
has had the opportunity to review the proposed 
development. This neighbour has provided the project 
team with a letter of support for the project indicating 
their intent to develop a 5 storey building in the near 
future.

Laneways have been a complex issue on this site, 
particularly because of existing building encroachment 
of the existing narrow lanes. To the north as part of this 
development, the lane will be widened to 6.1 m across, 
given that narrowest width between the retained church 
building and the opposite property line is 5.1 m. This is 
achieved through setback of the proposed apartment 
building. One of the main concerns raised in previous 
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conversations with neighbours on 11 Street is the 
narrow width of the west lane. Given that the Gladstone 
property only shares a small northwest corner with that 
lane and there are several encroachments further south 
on the lane from existing buildings on other properties, 
it is not possible to widen the entire length of the lane 
as part of this development. A corner cut has been 
provided as part of the development to enable a better 
turning radius in the northwest corner, which has also 
been achieved through setback onto the property. The 
widening of the remainder of the lane will need to be 
addressed at a future stage with the development of 
the adjacent property (1130/1132 Gladstone Rd.), as 
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this will require additional setback onto that property.

In conclusion, the project team would like to thank 
HSCA for taking the time to meet with us again and 
providing detailed feedback.
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CPC2021-0873 

ATTACHMENT 4 
BYLAW NUMBER 121D2021 

 
BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2020-0122/CPC2021-0873) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
 

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON _________________________________  

   
READ A SECOND TIME ON _________________________________ 
 
READ A THIRD TIME ON _________________________________ 
 
 
 
 

_________________________________________ 
MAYOR 
 
 
SIGNED ON _____________________________ 
 
 
_________________________________________ 
CITY CLERK 
 
 
SIGNED ON  _____________________________ 
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SCHEDULE A 
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 AMENDMENT LOC2020-0122/CPC2021-0873 
 BYLAW NUMBER 121D2021 

Page 3 of 5 

 
SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) provide for mid-rise multi-residential development; and 
 

(b) enable the density bonus provisions of the Hillhurst/Sunnyside Area 
Redevelopment Plan through the legal protection of the Hillhurst Baptist 
Church as a municipal historic resource. 

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
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General Definitions 
4 In this Direct Control District Bylaw: 
 

(a) “Hillhurst Baptist Church” means the building existing on the date of passage 
of this Direct Control District Bylaw located on the parcels legally described as 
Lots 27 and 28, Block Q, Plan 5609J with the municipal address 1110 Gladstone 
Road NW.  

 
(b) "Municipal Historic Resource" means a building or parcel protected as an 

historical resource through the Historical Resources Act.  
 
Permitted Uses 
5 The permitted uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 are the 

permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 

are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of the Mixed Use - General (MU-1) District of Bylaw 

1P2007 apply in this Direct Control District. 
 

SITE 1 (± 0.30 hectares)  
 
Application  
8  The provisions in Sections 9 through 10 apply only to Site 1. 
 
Floor Area Ratio  
9 (1)  Unless otherwise provided in subsection (2), the maximum floor area ratio is       

2.0.  
 

(2)  The maximum floor area ratio referenced in subsection (1) may be increased to 
4.0 where: 

 
(a) "Hillhurst Baptist Church" has been protected as a "Municipal 

Historic Resource"; and 
 
(b) the following improvements to the “Hillhurst Baptist Church” have been 

completed or are included in the same development permit as the 
development receiving the additional floor area ratio: 

 
(i) repairs to or replacement of the exterior cladding; 
(ii) repairs to or reinforcement of the concrete foundation; 
(iii) replacement of windows; and 
(iv) rehabilitation of the west elevation and finish.  

 
Building Height  
10 The maximum building height is 20 metres. 
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SITE 2 (±0.07 hectares) 
 
Application  
11 The provisions in Sections 12 through 13 apply only to Site 2. 
 
Floor Area Ratio  
12  The maximum floor area ratio is 1.0.  
 
Building Height  
13 The maximum building height is 13 metres.  
 
Relaxations 
14 The Development Authority may relax the rules contained in Sections 7, 10 and 13 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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 CPC2021-0873 
  ATTACHMENT 5 

BYLAW NUMBER 43P2021 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE HILLHURST/SUNNYSIDE AREA 

REDEVELOPMENT PLAN BYLAW 19P87 
(LOC2020-0122/CPC2021-0873) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Hillhurst/Sunnyside Area Redevelopment Plan 
Bylaw 19P87, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Hillhurst/Sunnyside Area Redevelopment Plan attached to and forming part of 

Bylaw 19P87, as amended, is hereby further amended as follows: 
  

(a) In Part II, 'Transit Oriented Development Area', amend Map 3.1 entitled ‘Land 
Use Policy Areas‘ by changing 0.18 hectares ± (0.44 acres ±) located at 1124 
and 1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 to 22) from 
‘Medium-density’ to ‘Medium-density Mid-rise’ as generally illustrated in the 
sketch below: 
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(b) In Part II, 'Transit Oriented Development Area', amend Map 3.2 entitled 

‘Maximum Densities’ by changing 0.37 hectares ± (0.91 acres ±) located at 1110, 
1114, 1120, 1124 and 1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 
to 28) from Density Area ‘D’ and Density Area ‘A’ to Density Area ‘B’ as generally 
illustrated in the sketch below: 
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(c) In Part II, 'Transit Oriented Development Area', amend Map 3.3 entitled ‘Building 

Heights’ by changing 0.37 hectares ± (0.91 acres ±) located at 1110, 1114, 1120, 
1124 and 1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 to 28) from 
Area ‘A’ and Area ‘D’ to Area ‘C’ as generally illustrated in the sketch below: 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON _________________________________  

   
READ A SECOND TIME ON _________________________________ 
 
READ A THIRD TIME ON _________________________________ 
 
 
 
 

_________________________________________ 
MAYOR 
 
 
SIGNED ON _____________________________ 
 
 
_________________________________________ 
CITY CLERK 
 
 
SIGNED ON  _____________________________ 
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Community Association Response 

 
 
November 20, 2020 
 
Emailed to: matt.rockley@calgary.ca 
 
RE: DP2020-6663 | 1110-1126 Gladstone Road NW | DP Amendment Application 

 
Dear Mr. Matt Rockley, 
 
The Hillhurst Sunnyside Planning Committee (HSPC) would like to thank you for the opportunity to 
comment on the above proposed DP and associated Land Use Redesignation (LOC2020-0122) and 
amendment to the Hillhurst Sunnyside Area Redevelopment Plan (ARP).   
 
The Land Use Amendment proposal represents a departure from the 2009 ARP.  This site was originally 
allocated a maximum 26 metre height on the east side and a maximum 16 metre height on the west side, 
closer to the lower-density historic homes and multi-residential buildings.  
 
We note in the ARP that the “maximum densities…are not guaranteed entitlements. In order to achieve 
these maximums, projects will need to meet high standards of architectural and urban design quality 
that ensure projects make positive contributions to the public realm based on conformance to the design 
policies and guidelines of Section 3.0” of the ARP. The Applicant informed us that the Development Permit 
application was submitted in a staggered timeline so that the design of the building and site layout can be 
evaluated with the Land Use Amendment.  

Comments 
We have provided comments based on the vision laid out in the Hillhurst Sunnyside ARP and public 
consultations leading to its 2009 approval. We would further wish to see deeper clarity on increased 
benefits delivered to the current and future residents of the community and assurances that the proposed 
Land Use Amendment and Direct Control district policy accurately reflects the future development plans. 
Our recommendations to City Administration and City Council are listed on the final page. 
 

1. Built Form 
 Residents on 11th Street NW are not supportive of the design for the west side of the site due 

to the height and lack of setbacks.  This is reflected in our final recommendations. 

 HSCA was copied on several emails from community members that supported the project 
proposal and from neighbours in opposition to the application. We believe that residents 
concerns need to be considered when evaluating the proposal against the intention of the ARP.  

 We have provided additional historical context with regards to the proposed protection/ 
designation of the former Hillhurst Baptist Church as a Municipal Historic Resource below. 
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 Initial renderings were provided by the applicant on their project website, showing a six-storey 
building with two interior courtyards, set in on the south side of the triangular-shaped parcel. 

 The concept drawings appear quite monolithic; a podium and stepbacks would be an 
effective way to help minimize the building massing at street level. At-grade patios and 
entryways would further integrate the large building with the human scale of our turn-of-
the century, pedestrian-oriented community.  

 We are unclear about the distribution in density and Floor Area Ratio, where the eastern 
part of the site already has an FAR of 5.0 and how the density would be shifted if the 
Church were to be included in the comprehensive development of the site. 

 It is unclear how the applicant will demonstrate a softer interface between the Church 
building and the larger building when viewed from 10th Street. 

 Because the application represents a greater height that is shifted across the entirety of the site, 
we expect that the applicant demonstrate sensitivity to neighbours through an appropriate 
interface at the north alley side, towards 11th Street and on the west side of the block with the 
two remnant parcels that are not a part of the development site. 

 We request wording added to the Direct Control district rules to push the building 
massing inward at the upper floors, as would be consistent in the Land Use Bylaw for the 
proposed Mixed Use 1 district (M-U1), where property lines abutting the lower density 
Multi-Residential Contextual Grade Oriented (M-CG) districts immediately to the west, 
north and south are to be set back and tiered back as appropriate. 

 In keeping with the General Rules for Mixed Use Land Use Districts (Bylaw 20P2017), the 
street wall definition under the Municipal Development Plan is defined as a 1:1 or 1:2 
ratio of building height to road right-of-way to comfortably enclose the street on the 
podium level. In this case, the south building frontage on Gladstone Road should measure 
approximately 11 metres, curb to curb. 

 There is a strong preference from neighbours and HSPC to further step down the building 
closer to the interior residential part of the community. Community members cited the 
positive precedent set by the St. John’s Condo building built in 2011, which is 8 storeys 
facing 10th Street and steps down to 4 storeys and further broken down to 2-3 storeys 
along 10A Street. Careful consideration was given to the interface between the larger 
building and the existing fabric of smaller scale single-family and multi-residential homes. 

 While development on the south side of 5th Avenue can reach a maximum 16m height 
closer to 10th Street under the ARP, sensitive redevelopment is still an important aspect 
to consider for current neighbours. 

 A shadow study would help evaluate the building’s impact on adjacent neighbours. 

 At Development Permit stage, consider crime prevention through environmental design/CPTED 
principles, such as lighting or added “eyes” on the ground floor to increase safety for pedestrians 
including residents, employees and visitors along Gladstone Road, the alley, and a more active 
10th Street frontage. 
 

2. Heritage Designation and Impacts to Existing Community 
 Built in 1907, the formerly named Morleyville Road Baptist Church was once a hub in the 

community; the building has changed to various other well-used commercial uses over the years. 
We feel that the designation and protection of this building is a very encouraging aspect of the 
application that would add to the eclectic mix of heritage homes, apartments, condos, and newer 
mixed-use buildings of contextually appropriate sizes in the community. 
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o Not enough information was provided regarding the Church building, including the future 
commercial uses and how it will be renovated/restored. 

o Not enough information was provided on the activation of the public realm fronting 10th 
Street as a major pedestrian corridor. 

 Hillhurst Sunnyside is one of Calgary’s first suburbs north of the Bow River. This block was 
originally developed by Theodophilus Thompson, a plasterer in the 1910s. A few of those modest 
original homes still exist today serving as well-maintained examples of the architecture of the era, 
including the Thompson home at 416 11th Street NW and the two brick houses on either side. 

o Section 3.1.2 of the ARP envisions higher densities on the Main Streets; for this block, the 
western end was allocated a 16m or 4-storeys height limit. The heritage designation for 
the Church is a rare opportunity, but also an inequitable compromise, where Main Street 
style development directly borders the smaller scale residences off 11th Street.  

 There is an opportunity to commemorate some of the most historically significant streets in 
Calgary: (1) Gladstone Road was originally an Indigenous trail that now traverses the heart of the 
community (2) the original name for 10th Street was Morleyville Road, which led to Morleyville, 
the oldest pioneer settlement in Southern Alberta and Treaty 7 territories. 

 

3. Social Considerations 
 The applicant indicated that this would be an approximately 140-unit apartment building. Most 

of the condos built to date have been catered to higher income single and dual incomes. We 
would like to see a greater housing mix as to encourage more family housing, such as a mix of 2- 
and 3- bedroom condo units; no information was provided on the number of three-bedroom, or 
family-oriented units. 

o Family Co-habitation is the most effective method to increase density, this requires 2 
and 3 bedroom units to be included in the design. 

o Please note that the ARP strongly encourages family focused developments, as this 
supports our schools and co-habitation is the most effective means of densification. 

 The HSPC supports the proposed purpose-built rental building. While several new apartment 
buildings have been built during the current recession, the rental rates on these newer rental 
buildings seem to cater to exclusively to higher incomes.  

o The ARP encourages affordable housing. Hillhurst and Sunnyside has always been a 
welcoming mixed-income community. We ask that the developer consider allocating 
“affordable” units to continue to support our proudly diverse community. This would 
keep with the history of the Church as a community hub, originally built by volunteers 
from the congregation. 

 

4. Mobility 
 This development will add significant density to the site near the Sunnyside LRT Station; more 

new neighbours will help support a healthy, vibrant shopping and commercial district.  

 With the Graywood Theodore site at 427 10th Street (114 units + retail/commercial space) site 
now under construction and the current proposed Westrich site (140 units) redevelopment in 
progress to bookend the east side of Gladstone Road, we felt that this is an opportune time to 
request commitments from the City to improve mobility and safety. We recognize the City’s 
challenges due to Covid-19 and believe it would be a missed opportunity if we do not advocate 
now. We remind City Administration and Council where ARP Section 4.3.8 states:  
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“Traffic management opportunities including, but not limited to, traffic optimization, 
access management, and traffic calming will be pursued as a part of the review of new 
developments within the TOD area.” 

 We believe that traffic a major source of contention. Gladstone is a very well-used multi-modal 
transportation corridor and the only east/west connector between 10th and 14th Streets, other 
than 5th Avenue and Kensington Road, which is already closed to automobile traffic. Traffic already 
moves through the residential part of the community to avoid 10th Street and to be able to access 
the businesses on 10th and 14th Streets. Further, cut-through traffic from Kensington Road 
eastbound and 14th Street northbound will travel along Gladstone Road to access this site. 

 The ARP indicates that “Upon completion of six significant redevelopments in the [TOD] study 
area, The City shall prepare a Mobility Assessment & Plan (MAP) in consultation with the 
Community Association to review the transportation impacts of the intensified land use on 
adjacent roadways, as well as pedestrian, bicycle and transit connections” (Section 4.3.8). 

 Six major residential projects were completed in 2017. A traffic study was approved by 
City Council in December 2018 and cancelled in June 2019 due to the constraints of a 
fiscally-challenged economy. We ask that Council keep its promises to the community and 
commission the Mobility Study. 

 

5. Parking 
 This is an excellent opportunity to create a truly Transit Oriented Development (TOD) due to its 

location and proximity to the Sunnyside LRT station and city’s Primary Transit Network.  
 Car-sharing and secure bicycle parking is encouraged to reduce automobile traffic so that 

excess parking does not spill into the community and to help contribute to a more climate-
resilient Calgary. 

 The applicant indicated that there will be a 1:1 parking to unit ratio. We note that parking 
stalls in the proposed M-U1 district can be relaxed and allow for a .75 stall per residential 
unit ratio. A combination of alternative transportation and local amenities can help 
reduce the need for automobile ownership and mitigate the impacts of more vehicles in 
a densifying neighbourhood. 

 We request that the following ARP policy be enforced by City of Calgary Roads/Calgary Parking 
Authority and have policy written into the Direct Control bylaw to ensure compliance: 

 “Dwellings in new multifamily developments are not to receive parking passes 
regardless of their off-street parking provisions” (Section 3.4.3). 
 

6. Public Benefits 
 This proposal’s notable intrusion into a lower density residential neighbourhood should be paired 

with equally notable improvements to the public realm, both on- and off-site. 

 Bylaws 19P2015, 27P2012, and 86P2018 state that applications exceeding the base density may 
contribute to the Hillhurst Sunnyside Community Amenity Fund (HSCAF) or an Urban Design 
Improvement. It is not unusual for applicants to contribute funding to both. 

 At the time of writing, the Community Amenity Fund contribution is set at $18.14 per 
square metre over the base density; recognized in the 2014 City/Coriolis report to be a 
lower rate than other areas experiencing significant redevelopment; HSPC wishes to see 
an equitable benefit for a community going through major intensification and change. 

 There have been longstanding concerns and discussions around an expanded public realm and 
streetscape improvements along Gladstone Road. Past ideas for consideration include: 

 Limiting traffic to one-way only along sections of Gladstone Road 
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 Implementation of a traffic calmed “shared street” 
 Closure of sections of Gladstone to vehicle traffic 

 The applicant is encouraged to make other improvements to the general area, such as to the 
laneway, Gladstone Road, and the streetscape/public realm in consultation with the community. 

 HSCA requests that the developer consider all opportunities for recycling and re-purposing any 
elements of buildings that will be razed to make room for this proposal. 

 We would ask that the developer consider an HSCA membership package for the future building 
tenants. We encourage all new residents to become engaged in community life. 
 

7. Community Engagement 
 The applicant presented to the HSPC at our outdoor meeting on August 11, 2020. The meeting 

was well-attended by members and a handful of neighbours (about 18 people). We appreciate 
being informed early in the process and hearing the developer’s vision for the site prior to 
finalization of any plans and so we may inform and encourage community members to get 
involved in the planning process.  

 There was a subsequent engagement with the most-affected neighbours and HSCA on Nov. 10th 

 Through the engagement process, we understand that concerns were raised from adjacent 
neighbours about the proposal. We have endeavoured to offer a balanced application review 
through this letter but recognize that not all neighbours are affected equally. 

 There was general support expressed at the Applicant’s initial presentation.  Comments were 
received regarding the preservation of the former Hillhurst Baptist Church building and the 
current applicant’s direction to reduce the height on the eastern parcel. Due to COVID-19, an open 
house was not conducted, however information was sent electronically, and the applicant has an 
online platform to collect comments. Despite this reduced public engagement, we have received 
a notable volume of letters. Affected neighbours have organized and provided independent 
letters to the City and applicant. 

Key Recommendations 
As current, the application increases the ARP height/density on the west side of the site from 16m to 20m 
and from 2.5 to 4.0 FAR. We have concerns that any changes to the ARP though this application will and 
could carry forward to a different developer/applicant, should the current 2020 application lapse. For 
example, the 2018 ARP amendment from a previous developer had successfully increased the allowable 
height from 26m to 32m on the east side of the block; this previous developer has since released their 
interest in developing the site. 
 
Hillhurst Sunnyside has been partner to the City of Calgary’s long-term vision to intensify within 
established areas, welcome new neighbours and increase housing within the inner city. In our experience, 
redevelopment has not been commensurate with public improvements. Our key recommendations are 
reiterated as follows: 
 

1. Setbacks to be included, as envisioned in the ARP for this situation, in the final design to account 
for the low-density heritage homes on 11 St NW 

2. That direction is added to the Direct Control district bylaw to provide rules aligning with the Mixed 
Use District (M-U1) rules. The DC should state the required setbacks and stepbacks where the 
proposed development site shares a property line with M-CG districts adjacent to the parcel. 

3. That the City and applicant work together on offsite improvements to mobility, traffic and 
pedestrian accessibility and safety in consultation with the community. Council is additionally 
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reminded of their wider commitment to the community in 2009 when Hillhurst Sunnyside became 
the first community to go through Transit Oriented Development planning. 

4. That City Council go through First Reading of the proposed bylaw and withhold final approval 
(Second and Third Readings of the proposed bylaw) until the finalization of community amenities, 
the above three recommendations, commitment to municipal heritage designation/restoration 
for the Church, and that “exemplary building design” is  demonstrated to the satisfaction of 
Calgary Planning Commission at Development Permit stage. 

 
Please keep us updated as this important application progresses. The HSCA would like to be involved in 
the review of this project. Please contact the undersigned should there be any questions or clarifications. 
 
Sincerely, 
 
 
Hillhurst Sunnyside Planning Committee 
Hillhurst Sunnyside Community Association 
 
 
cc: Elicia Cantafio, Chair, Hillhurst Sunnyside Planning Committee, HSCA 

Ben van den Berg, Daria MacDonald, Decker Butzner, Lorna Cordeiro, Mark Beckman, Robert 
McKercher, Tom Dvorak, HSPC Project Subcommittee Members 

 Lisa Chong, Community Planning & Engagement Coordinator, HSCA 
 Dale Calkins, Senior Policy & Planning Advisor, Ward 7 Councillor’s Office 
 City of Calgary Circulation Control 
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Appendix I: Addendum Comments  
 

May 31, 2021 

RE: Updated Comments on Amended Plans 

Dear Mr. Evan Goldstrom,  

The Hillhurst Sunnyside Planning Committee and community members would like to offer our thanks to 

you and the Applicant’s group for your time and providing updates on DP2020-6663 at the May 12, 

2021, virtual community association meeting. We have summarized the HSPC and neighbours’ 

comments below: 

General 

 There appears to be very few modifications from the original design and as such, does not 

address the DTR and Planning Committee suggestions regarding step downs and setbacks, 

softening the interface, 2-3 storey townhome design at the laneway, set back from Gladstone 

Road, etc. 

o The modification of a setback on the 6th floor does not keep with the suggestions from 

the City DTR and HSPC’s letter. This is insufficient in terms of developing a building that 

is keeping in line with the village-feel and human-scale of the community. 

o The setback has to occur at 12m; the plans show it occurring at 15m. 

o The interface between the building and low lying residential needs to be softened as per 

the City’s DTR and the HSPC’s suggestions. As suggested, townhouses or live/work can 

be accommodated as is precedent at the Kensington building on 10th Street and 2nd 

Avenue. 

 The original ARP and the prior application and ARP amendment only included a maximum height 

of 16 metres (or 4-5 storeys) and a FAR of 2.5 

o While the current application proposes a blended height and FAR, it is important to 

understand that the ARP went through a careful 3-year review from 2006-2009 which 

weighed the potential impacts of Transit Oriented Development.  

o Significant community consultations resulted in the current ARP maximums to ensure 

sensitive transition from the community Main Streets to the lower density residences to 

the west. This context has not been demonstrated with the current proposed 

development. 

Hillhurst Baptist Church Building 

 The current state of the former LifeSport/Hillhurst Baptist Church has been neglected as the 

building has been deteriorating for some time, even before Land Use interests began in 2018.  

o Some of the Character Defining Elements that have were defined in the Statement of 

Significance on the Inventory of Evaluated Historic Resources have been in disrepair and 

particularly where the eaves and landscaping have impacted the exterior cladding. 

o We have reached out to City of Calgary Heritage Planning for more information and 

learned the Land Use Application is tied to a designation agreement being executed. 
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o We would like to reiterate Recommendation #4 in our first letter, which describes the 

process on the prior Land Use Designation (LOC2018-0114) to ensure that restoration 

and historic resource designation must occur for the application to receive full Council 

approval. 

o More detail is needed to articulate the Heritage Values ascribed to the site: Style, 

Landmark and Symbolic. 

 We welcome the proposed daycare use of the building as childcare services are in great demand 

in the community and constitutes a community-serving use for the building.  

o While the “Child Care Service” use is not a mandated use for the future of the building, 

we can suggest that the DC includes the “Child Care Service” definition is moved from 

the list of “discretionary uses” to “permitted uses” in the proposed M-U1 District for the 

Land Use Amendment application. 

Heritage Considerations 

 The community has a unique vision for the site through the preservation, restoration, and 

designation of the historic Church building. However, we are challenged with developing the site 

responsibly while respecting the DTR feedback and ARP policy. 

 We strongly agree with the neighbours that the preservation of the Church has to be balanced 

against the living heritage on 11th Street, and the preservation of the Church building should not 

be leveraged against the heritage of the low-lying residential community. 

 The current Church building represents one of the last wooden churches in Calgary and thus, 

occupies a significant chapter of the history of our city. At the same time, we have not heard 

significant public engagement that supports the justification of increasing the height and 

massing of the proposed building so that the air rights from redeveloping the Church are shifted 

to the west, where there are currently heritage residences that have been meticulously 

maintained and loved by the current residents.  

Community Context 

 The plan update included initial plan renderings from the adjacent owner of the remnant parcels 

to the west of the proposed development site. The landowner has had redevelopment plans in 

the works for many years, which has yet to be realized. 

o We are uncomfortable about basing the proposed plans on a future unapproved 5-

storey building (which may or may not ever be built) to the west. The City Planning 

Department has indicated that their decision is based on current context, and not future 

context. Additionally, the future building would need to apply for future Land Use & ARP 

amendments and design approval which it does not yet have.  

o There currently exists a one-storey bungalow on the adjacent lot. Excellent precedents 

have already been set within the community: the St. John’s building as mentioned and 

the relationship of the Victoria on Fifth/ Kensington on the Park buildings on the north 

side of 5th Avenue and 10th Street, just north of this development. These buildings have 

included careful step backs and step downs where they abut bungalows, despite the 

higher zoning allowances on 5th Avenue 

 As discussed at the recent meeting, the rendering is not in keeping with the reality of the 

surrounding community 
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o The photo shows an image of how the proposed building would blend into the 

community; however, the extra space does not exist due to the presence of surrounding 

buildings. The concept for activating the laneway would be very challenging under the 

current circumstances. 

Laneway 

 The laneway modifications needed to support the building have not been planned for. The 

widening is not possible on the west end as there is an adjacent landowner that has plans for 

the pie shaped lot. 

 The proposal indicates that the lane will only be paved 15m to the north past the “T” in the 

alley. The entire lane – to the west of the building – should be paved, otherwise it would 

transition to gravel before connecting with 5th Avenue. 

 The drawings do not show how the lane will transition to the 2.9m width between the utility 

pole and the Thompson Barn on the west side. 

 The DTR note, "Amend the plans to provide additional setback to facilitate a functional width of 

7.2m such that two vehicles can pass each other within the lane" has not been completed. 

Instead, the plans show a 6.1m wide lane. 

 The plans do not indicate how drainage in the lane will be handled (such as underground storm 

sewers, or only relying on the surface grade) and now to prevent flooding of garages as well as 

prevent spring runoff from flooding the underground parking garage. 

 The drawings show that the utilities will be buried. However, no feasibility work was done to see 

if there are water or storm drainage lines. Also, the developer was unable to answer how buried 

utilities would be run to the homes along the lane, which currently get them from above ground 

poles. There is no room to move them onto west side of west laneway, or to the north side of 

the north laneway. The applicant has been informed at least a few times about this potential 

challenge. With a mature Development Plan application, we are highlighting the requisite to 

address this issue before plan approval. 

Traffic Management 

 We are supportive of the conversations from the Ward 7 office in support of curb extensions, in 

conjunction with the construction that is currently happening on the Theodore development on 

the south side of Gladstone Road. 

 We appreciate that the applicant has proposed fewer vehicle parking stalls (from a 1:1 ratio to 

0.75 stalls to units/home) to keep the amount of additional vehicular traffic to a minimum (as 

allowed in the Land Use Bylaw) and successfully realize Transit Oriented Development. 

 

We realize that this was a very lengthy letter, but we still feel that our four points of recommendations 

in the original letter still applies to our current comments on the amended plans. Thank you for your 

time engaging with the community. 

 

Hillhurst Sunnyside Planning Committee 

Hillhurst Sunnyside Community Association 
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Development Permit (DP2020-6663) Summary 
A development permit has been submitted for a six-storey multi-residential development. The development will contain 150 units. 

The front of the building, which faces onto Gladstone Road NW includes two courtyards, which will act to break up the building mass 

and provide amenity spaces. Stepbacks are included where the building shares a lane with adjacent lower-density development. At-

grade units will also front onto the lane of the development to activate the lane and provide additional private amenity spaces for 

residents. Once review of the development permit application is complete, it will be presented to Calgary Planning Commission for 

approval. 

 

Figure 1: Site Plan 
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Figure 2: Rendering from Gladstone Road NW 
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Figure 3: Rendering from Gladstone Road NW 
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I would like to express my opposition to this policy and land use amendment in the 

strongest possible terms. 

Despite the applicant’s claim that the proposed development will “make a great contri-

bution to Mission’s character,” this proposed development is not sensitive to its context 

and will not complement adjacent properties. The applicant’s response to community 

association feedback entirely justifies its scale transition with regard to the north and 

south, but says absolutely nothing about the stark scale issues that would arise to the 

east and west. Our low-rise, three-storey building would live in the shadow of this inap-

propriately oversized seven-storey development, as would the three-storey building 

immediately to the east, at the corner of 25 Ave and 2 Street. As the Community Asso-

ciation highlights, all buildings in our direct vicinity – including the XOLO building on 24 

Ave, and a new rental complex directly to the west of our building that is currently 

under construction, align perfectly with the Mission Area Redevelopment Plan. This 

proposed development defies the norms of its surroundings and would set a terrible, 

harmful precedent for future projects in the area. These existing and under-construc-

tion developments demonstrate that it is perfectly feasible to build a structure that 

adheres to the norms and spirit of the community. 

I would also like to remind council of the results of the city-led outreach, as outlined in 

the meeting documents. In response to this outreach, as the documents outline, 

“approximately 50 residents submitted letters of objection” indicating concerns that 
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range from increased traffic, parking, and safety issues; the removal of character 

homes; dramatic changes to neighbourhood character; a deterioration of the streets-

cape; and concerns related to incompatibility with existing buildings. Moreover, the 

Cliff-Bungalow-Mission Community Association has opposed this proposal in the stron-

gest possible terms, emphasizing how the proposal directly contravenes the Mission 

Area Redevelopment Plan, and how it fails to support the City of Calgary’s Municipal 

Development Plan and Guidebook for Great Communities on the basis of inappropriate 

height, scale, and mass transitions. I have seen absolutely no evidence of any commu-

nity support for this proposal. 
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BYLAW NUMBER 43P2021 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE HILLHURST/SUNNYSIDE AREA 

REDEVELOPMENT PLAN BYLAW 19P87 
(LOC2020-0122/CPC2021-0873) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Hillhurst/Sunnyside Area Redevelopment Plan 
Bylaw 19P87, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Hillhurst/Sunnyside Area Redevelopment Plan attached to and forming part of 

Bylaw 19P87, as amended, is hereby further amended as follows: 
  

(a) In Part II, 'Transit Oriented Development Area', amend Map 3.1 entitled ‘Land 
Use Policy Areas‘ by changing 0.18 hectares ± (0.44 acres ±) located at 1124 
and 1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 to 22) from 
‘Medium-density’ to ‘Medium-density Mid-rise’ as generally illustrated in the 
sketch below: 

 

 

  
 

 

    

  

   

  

  

  

  

  

 

     

  
  

   

 
  

SDAB2021-0090

321



BYLAW NUMBER 43P2021 

Page 2 of 4 

 
(b) In Part II, 'Transit Oriented Development Area', amend Map 3.2 entitled 

‘Maximum Densities’ by changing 0.37 hectares ± (0.91 acres ±) located at 1110, 
1114, 1120, 1124 and 1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 
to 28) from Density Area ‘D’ and Density Area ‘A’ to Density Area ‘B’ as generally 
illustrated in the sketch below: 
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(c) In Part II, 'Transit Oriented Development Area', amend Map 3.3 entitled ‘Building 

Heights’ by changing 0.37 hectares ± (0.91 acres ±) located at 1110, 1114, 1120, 
1124 and 1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 to 28) from 
Area ‘A’ and Area ‘D’ to Area ‘C’ as generally illustrated in the sketch below: 
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SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) provide for mid-rise multi-residential development; and 
 

(b) enable the density bonus provisions of the Hillhurst/Sunnyside Area 
Redevelopment Plan through the legal protection of the Hillhurst Baptist 
Church as a municipal historic resource. 

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  

 

 

SDAB2021-0090

327



 AMENDMENT LOC2020-0122/CPC2021-0873 
 BYLAW NUMBER 121D2021 

Page 4 of 6 

 
General Definitions 
4 In this Direct Control District Bylaw: 
 

(a) “Hillhurst Baptist Church” means the building existing on the date of passage 
of this Direct Control District Bylaw located on the parcels legally described as 
Lots 27 and 28, Block Q, Plan 5609J with the municipal address 1110 Gladstone 
Road NW.  

 
(b) "Municipal Historic Resource" means a building or parcel protected as an 

historical resource through the Historical Resources Act.  
 
Permitted Uses 
5 The permitted uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 are the 

permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 

are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of the Mixed Use - General (MU-1) District of Bylaw 

1P2007 apply in this Direct Control District. 
 

SITE 1 (± 0.30 hectares)  
 
Application  
8  The provisions in Sections 9 through 10 apply only to Site 1. 
 
Floor Area Ratio  
9 (1)  Unless otherwise provided in subsection (2), the maximum floor area ratio is       

2.0.  
 

(2)  The maximum floor area ratio referenced in subsection (1) may be increased to 
4.0 where: 

 
(a) "Hillhurst Baptist Church" has been protected as a "Municipal 

Historic Resource"; and 
 
(b) the following improvements to the “Hillhurst Baptist Church” have been 

completed or are included in the same development permit as the 
development receiving the additional floor area ratio: 

 
(i) repairs to or replacement of the exterior cladding; 
(ii) repairs to or reinforcement of the concrete foundation; 
(iii) replacement of windows; and 
(iv) rehabilitation of the west elevation and finish.  

 
Building Height  
 10 (1)  Unless otherwise referenced in subsections (2), (3), (4) or (5), the maximum 

building height is 20.0 metres. 
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(2) Where the parcel shares a property line with a parcel designated as a multi-
residential district, the maximum building height is reduced to 18.0 metres 
measured from grade within 5.0 metres of the shared property line. 

 
(3) Where the parcel shares a west property line with a lane, the 

maximum building height is reduced to 15.0 metres measured from grade 
within 5.0 metres of the property line. 

 
(4) Where the parcel shares a north property line with a lane, the 

maximum building height is reduced to 18.0 metres measured from grade 
within 5.0 metres of the property line excluding the portion of the north property 
line described in subsection (5). 

 
(5) Extending 10.0 metres east of the northwest corner of the parcel, the maximum 

building height is reduced to 15.0 metres measured from grade within 5.0 
metres of the north property line.  

 
(6) For the purposes of this Direct Control District, a balcony is not calculated as 

part of building height. 
 

Illustration 1: Building Height in subsections 10(2), 10(3), 10(4) and 10(5) 
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SITE 2 (±0.07 hectares) 
 
Application  
11 The provisions in Sections 12 through 13 apply only to Site 2. 
 
Floor Area Ratio  
12  The maximum floor area ratio is 1.0.  
 
Building Height  
13 The maximum building height is 13 metres.  
 
Relaxations 
14 The Development Authority may relax the rules contained in Sections 7, 10 and 13 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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Excerpt of Council Minutes – July 26, 2021 
 
8.1.10 Policy Amendment and Land Use Amendment in Hillhurst (Ward 7) at multiple 

addresses, LOC2020-0122, CPC2021-0873 
 

A clerical correction was noted by removing Attachment 8 - Public Submissions from 
Item 8.1.10, CPC2021-0873, and including the submission with Item 8.2.2, C2021-0929. 
  
The following documents were distributed with respect to Report CPC2021-0873: 

 
• A presentation entitled "LOC2020-0122 Policy Amendment and Land Use 

Amendment"; 
 
• A presentation entitled "Gladstone Road NW Land Use Amendment Council 

Presentation"; 
 
• A presentation entitled "Affected Parties West Side Adjacent Neighbours - Dobbin 

Consulting Inc."; 
 
A letter of support from Heritage Calgary; and 
 
A document of amendments to Proposed Bylaw 121D2021. 
 
The Public Hearing was called, and the following speakers addressed Council with 
respect to Bylaws 43P2021 and 121D2021: 

 
1. Brian Horton, O2 Planning + Design 
2. Miguel Ferreira 
3. Glenn Wierszba 
4. Christine Gamache 
5. Jennifer Dobbin, Dobbin Consulting Inc. 
6. Ben van den Berg 
7. Lorna Codeiro 
8. Oreset Slepokura 
9. David Dobrowolski 

 
Councillor Woolley rose on a Point of Order. 
 
The Chair ruled on the Point of Order. 
 
By General Consent, pursuant to Section 90(2) of the Procedure Bylaw 35M2017, 
Council recalled the Applicant in order to ask additional questions of clarification. 
 
Moved by Councillor Farrell 
Seconded by Councillor Woolley 
 
That with respect to Report CPC2021-0873, the following be adopted: 
 
Give three readings to Proposed Bylaw 43P2021 for the amendments to the 
Hillhurst/Sunnyside Area Redevelopment Plan (Attachment 5); 
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Give first reading to Proposed Bylaw 121D2021 for the redesignation of 0.36 hectares ± 
(0.91 acres ±) located at 1110, 1114, 1120, 1124, 1126 Gladstone Road NW (Plan 
5609J, Block Q, Lots 19 to 28) from Commercial – Corridor 1 (C-COR1f2.8h13) District 
and Multi-Residential – Contextual Grade-Oriented (M-CGd72) District to Direct Control 
District to accommodate multi-residential development and the preservation of a historic 
building, with guidelines (Attachment 4); 
Amend Proposed Bylaw 121D2021 to include current guidelines relating to chamfers 
and setback rules; and 
 
Give second and third reading to Amended Proposed Bylaw 121D2021. 
 
For: (13) Councillor Keating, Councillor Woolley, Councillor Carra, Councillor 

Colley-Urquhart, Councillor Farrell, Councillor Magliocca, Councillor 
Sutherland, Councillor Demong, Mayor Nenshi, Councillor Farkas, 
Councillor Gondek, Councillor Chahal, and Councillor Davison 

Against: (1) Councillor Chu 
 

MOTION CARRIED 
 
That Bylaw 43P2021 be introduced and read a first time. 
 
Against: Councillor Chu 
 

MOTION CARRIED 
 
That Bylaw 43P2021 be read a second time. 
 
Against: Councillor Chu 
 

MOTION CARRIED 
 
That authorization now be given to read Bylaw 43P2021 a third time. 
 

MOTION CARRIED UNANIMOUSLY 
 
That Bylaw 43P2021 be read a third time. 
 
Against: Councillor Chu 
 

MOTION CARRIED 
 
That Bylaw 121D2021 be introduced and read a first time. 
 
Against: Councillor Chu 
 

MOTION CARRIED 
 
Moved by Councillor Farrell 
 
Seconded by Councillor Woolley 
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That Proposed Bylaw 121D2021 be amended, in Schedule B, by deleting Section 10 
(Building Height) in its entirety and replacing with the following: 
 
Building Height  
10 (1) Unless otherwise referenced in subsections (2), (3), (4) or (5), the 

maximum building height is 20.0 metres.  
 

(2) Where the parcel shares a property line with a parcel designated as a 
multi-residential district, the maximum building height is reduced to 
18.0 metres measured from grade within 5.0 metres of the shared 
property line. 

 
(3) Where the parcel shares a west property line with a lane, the maximum 

building height is reduced to 15.0 metres measured from grade within 
5.0 metres of the property line. 

 
(4) Where the parcel shares a north property line with a lane, the maximum 

building height is reduced to 18.0 metres measured from grade within 
5.0 metres of the property line excluding the portion of the north 
property line described in subsection (5). 

 
(5) Extending 10.0 metres east of the northwest corner of the parcel, the 

maximum building height is reduced to 15.0 metres measured from 
grade within 5.0 metres of the north property line. 

 
(6) For the purposes of this Direct Control District, a balcony is not 

calculated as part of building height. 
 
Illustration 1: (see document entitled Distrib-Amendment to Bylaw 121D2021-
CPC2021-0873 for Illustration 1) 
 
For (14) Councillor Keating, Councillor Woolley, Councillor Carra, Councillor Chu, 

Councillor Colley-Urquhart, Councillor Farrell, Councillor Magliocca, 
Councillor Sutherland, Councillor Demong, Mayor Nenshi, Councillor 
Farkas, Councillor Gondek, Councillor Chahal, and Councillor Davison 

 
MOTION CARRIED 

 
That Bylaw 121D2021 be read a second time, as amended. 
 
Against: Councillor Chu 
 

MOTION CARRIED 
 

That authorization now be given to read Bylaw 121D2021 a third time, as amended. 
 

MOTION CARRIED UNANIMOUSLY 
That Bylaw 121D2021 be read a third time, as amended. 
 
Against: Councillor Chu 
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MOTION CARRIED 
Moved by Councillor Farrell 
Seconded by Councillor Woolley 
 
That with respect to Report CPC2021-0873, the following Motion Arising be adopted: 
 
That the Development Permit come back through the Calgary Planning Commission for 
review. 
 
Against:  Councillor Colley-Urquhart 
 

MOTION CARRIED 
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Item # 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2021-1474 

2021 November 18 Page 1 of 7  

 

Development Permit in Hillhurst (Ward 7) at multiple addresses, DP2020-6663 

 

RECOMMENDATION: 
 

That Calgary Planning Commission approve Development Permit DP2020-6663 for  
Dwelling Unit and Retail and Consumer Service (1 building) at 1110, 1114, 1120, 1124 and 
1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 to 28), with conditions (Attachment 
2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2021 
NOVEMBER 18: 
 
That with respect to Report CPC2021-1474, the following be approved, as amended: 
 
That the Calgary Planning Commission approve Development Permit DP2020-6663 for 
Dwelling Unit and Retail and Consumer Service (1 building) at 1110, 1114, 1120, 1124 and 
1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 to 28), with conditions (Amended 
Attachment 2). 

 
EXCERPT FROM THE MINUTES OF THE CALGARY PLANNING COMMISSION, 
2021 NOVEMBER 18: 
 
“Moved by Commissioner Tiedemann 
 
That with respect to Report CPC2021-1474, the following be approved: 
 
That the Calgary Planning Commission refer DP2020-6663 back to Administration to: 
 

1. Amend the plans to further step back floors 4, 5 and 6 in the northwest corner to 
provide a more sensitive transition to the adjacent properties; 

 
2. Mitigate the impact of the power poles along the north side of the lane by either: 
 

a. Confirming this move does not negatively impact the adjacent properties 
in terms of future development; or 

b. adjusting the design of the building to accommodate the overhead 
powerlines in their existing location. 

 
3. Explore a further development of the plaza design associated with the Church 

building to: 
 

a. promote seamless transition from the internal church space to the outdoor 
space, in order to promote meaningful and active use of the space by the 
potential future tenant and to activate the corner. Specific attention needs 
to be provided to navigate the level difference between the church floor 
and the outdoor space, so that it helps balance the needs of the public 
realm and the church building tenant; and  

Approval: T. Goldstein  concurs with this report.  Author: E. Goldstrom 
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Development Permit in Hillhurst (Ward 7) at multiple addresses, DP2020-6663 
 

b. ensure that it serves as an extended outdoor space for the future tenant 
and simultaneously works as an inviting and vibrant public space, year-
round, at this prime corner. 

 
4. Include a detailed landscape design to improve the North lane and 

vehicular/pedestrian/building interface. 
 

To the satisfaction of the Development Authority, and to report back to the Calgary Planning 
Commission no later than DATE*. 
 
For: (3) Commissioner Mortezaee, Councillor Dhaliwal, and Commissioner Tiedemann 
 
Against: (4) Director Fromherz, Director Hamilton, Councillor Wong, and Commissioner 

Navagrah 
 

MOTION DEFEATED 
 
Moved by Commissioner Tiedemann 
 
That with respect to Report CPC2021-1474, the following be approved: 
 
That the Calgary Planning Commission direct that Attachment 2 be amended to add the 
following Conditions after Condition 5 and renumber the subsequent Conditions according: 
 

1. Mitigate the impact of the power poles along the north side of the lane by either: 
 

a. Confirming this move does not negatively impact the adjacent properties 
in terms of future development; or 

b. adjusting the design of the building to accommodate the overhead 
powerlines in their existing location. 

 
For: (4) Director Fromherz, Commissioner Mortezaee, Councillor Wong, and 

Commissioner Tiedemann 
 
Against: (2) Councillor Dhaliwal, and Commissioner Navagrah 
 

MOTION CARRIED 
Moved by Commissioner Tiedemann 
 
That with respect to Report CPC2021-1474, the following be approved: 
 
That the Calgary Planning Commission direct that Attachment 2 be amended to add the 
following Conditions after Condition 5 and renumber the subsequent Conditions according: 
 

2. Explore a further development of the plaza design associated with the Church 
building to: 

 

 Approval: T. Goldstein concurs with this report. Author: E. Goldstrom 
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a. promote seamless transition from the internal church space to the outdoor 
space, in order to promote meaningful and active use of the space by the 
potential future tenant and to activate the corner. Specific attention needs 
to be provided to navigate the level difference between the church floor 
and the outdoor space, so that it helps balance the needs of the public 
realm and the church building tenant; and  

b. ensure that it serves as an extended outdoor space for the future tenant 
and simultaneously works as an inviting and vibrant public space, year-
round, at this prime corner. 

 
For: (6) Director Fromherz, Commissioner Mortezaee, Councillor Wong, Councillor 

Dhaliwal, Commissioner Navagrah, and Commissioner Tiedemann 
 

MOTION CARRIED 
 
Moved by Commissioner Tiedemann 
 
That with respect to Report CPC2021-1474, the following be approved: 
 
That the Calgary Planning Commission direct that Attachment 2 be amended to add the 
following Conditions after Condition 5 and renumber the subsequent Conditions according: 
 

3. Include a detailed landscape design to improve the North lane and 
vehicular/pedestrian/building interface. 

 
For: (6) Director Fromherz, Commissioner Mortezaee, Councillor Wong, Councillor 

Dhaliwal, Commissioner Navagrah, and Commissioner Tiedemann 
 

MOTION CARRIED” 

 
HIGHLIGHTS 

• This development permit proposes a six-storey, 150-unit multi-residential development, 
along with the protection and adaptation of a Municipal Historic Resource. 

• The development aligns with relevant policies of the Municipal Development Plan (MDP) 
and Hillhurst/Sunnyside Area Redevelopment Plan (ARP). 

• What does this mean to Calgarians? The development will provide more housing options 
in close proximity to transit, a Neighbourhood Main Street, and local amenities. 

• Why does this matter? Residential growth in this location promotes low carbon lifestyles, 
use of existing transit infrastructure, and appropriately scaled densification of the City’s 
Established Area. The application will protect and re-use an important historic building in 
the community of Hillhurst. 

• The design and materials were carefully considered and are subject to the Conditions of 
Approval (Attachment 2). The proposal is in general alignment with Land Use Bylaw 
1P2007. 

• During the land use amendment application process (LOC2020-0122), Council directed, 
through a Motion Arising, that the development permit application be reviewed by 
Calgary Planning Commission. 

 Approval: T. Goldstein concurs with this report. Author: E. Goldstrom 
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• Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods. 

 
DISCUSSION  
This application was submitted by J+S Architects on behalf of the landowners, Churchstone 
Enterprises Limited, Midelco Holdings Limited, David HM Wong, and Elaine Lai-King Wong on 
2020 October 20.  
 
The approximately 0.37 hectare site is located in the northwest community of Hillhurst. It is 
located approximately 150 metres (3-minute walk) from the Sunnyside LRT Station and is 
adjacent to the 10 Street NW Neighbourhood Main Street. Currently, the site is developed with 
apartments and the Hillhurst Baptist Church, which most recently has been used as a 
commercial space.  
 
This development permit application proposes a six-storey multi-residential development 
consisting of a mix of studio, one-bedroom, two-bedroom and three-bedroom units. The 
application also includes the renovation and adaptive re-use of the historic Hillhurst Baptist 
Church, which was designated as a Municipal Historic Resource through a land use amendment 
approved by Council on 2021 July 26. Refer Development Permit Plans (Attachment 3) and to 
the Applicant’s Submission (Attachment 4) for further information. 
 
As part of the review process, this application was reviewed by The Urban Design Review Panel 
(UDRP) on 2020 December 20. Comments from UDRP are included in Attachment 5. Drawing 
amendments for the application were reviewed by the City Wide Urban Design team, and UDRP 
comments have been addressed to the satisfaction of The City Wide Urban Design team. 
 
Overall, the application provides increased housing options and residential growth adjacent to a 
Neighbourhood Main Street, in close proximity to the Sunnyside LRT Station, and within walking 
distance to amenities and services. It also protects and provides for the adaptive re-use of a 
historic resource that is one of the last remaining buildings of its type in Calgary. The proposal 
aligns with the relevant policies of the Municipal Development Plan (MDP) and the 
Hillhurst/Sunnyside Area Redevelopment Plan (ARP). 
 
A detailed planning evaluation of this application, including location maps, is provided in 
Attachment 1, Background and Planning Evaluation. Conditions of Approval for the 
Development Permit are included in Attachment 2. 
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☒ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment and development permit applications 
on the subject site, the applicant was encouraged to use the Applicant Outreach Toolkit to 
assess which level of outreach with public stakeholders and the community association was 
appropriate.  
 

 Approval: T. Goldstein concurs with this report. Author: E. Goldstrom 
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The applicant has provided a summary of outreach (Attachment 7) completed with public 
stakeholders and the Hillhurst Sunnyside Community Association. The engagement covered 
both the development permit and land use amendment on the subject site (LOC2020-0122). 
The land use amendment was approved by Council on 2021 July 26. 
 
Engagement and outreach included a project website, meetings with the Hillhurst Sunnyside 
Community Association, and meetings with adjacent landowners. The project website included 
materials that would typically be included in an open house because an in-person event was not 
possible due to COVID-19 protocols. The website received 648 unique visits. Main themes from 
outreach included mixed opinions regarding the height and density of the building. Some 
comments expressed that a six-storey building was an appropriate density for the site, while 
others expressed concern of the impacts on surrounding residences due to shadowing and 
potential impacts on privacy. There was general support for retaining the Hillhurst Baptist 
church, although feedback was also received that questioned the value of retaining the building. 
 
The applicant team also met with the Hillhurst Sunnyside Community Association in May 2021 
to provide a project update and to show how previous feedback has been incorporated into the 
project. In response to the feedback received during outreach and reviews with Administration, 
the applicant has made several alterations to the proposed development. These changes 
include carefully considered design elements where the building interfaces with lower density 
residential development, specifically building stepbacks above the fourth and fifth floors. The 
application also includes improvements to the existing lane, as well as required upgrades to the 
Hillhurst Baptist Church.  
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site, published online, and notification letters were sent to adjacent landowners. 
 
Administration received one letter of support and 14 letters of opposition. Comments received 
through both the development permit and land use application process are summarized as 
follows: 
 

• concerns over projection into lower-density residential areas;  

• preference to retain low-rise development on the west side of the site;  

• concerns over traffic and parking, particularly in the laneway;  

• potential for privacy and overlooking issues;  

• varying support for heritage designation of the Hillhurst Baptist Church building;  

• impacts on the pedestrian realm; and  

• perspective that the location is inappropriate for high density development. 
 
The Hillhurst Sunnyside Community Association provided an updated letter in response to the 
application on 2021 September 01 (Attachment 6). The comments focus on: 
 

• desire to see a maximum height of three-storeys on the western portion of the building;  

• desire to see a greater material mix or visual interest on the east side of the building; 

• suggested improvements to units at grade to create a strong interface between the 
development and public realm; 

 Approval: T. Goldstein concurs with this report. Author: E. Goldstrom 
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• using high-quality materials and lighting on the development; 

• thoughtful programming and landscaping of the two courtyard spaces in the 
development; 

• minimizing the impacts of waste and recycling facilities on the surrounding area; 

• considering pedestrian and vehicular movement through the lanes; 

• desire to see powerlines in the lane buried; and 

• a desire to not grant street parking permits to residents of the development. 
 
Previous letters from the Community Association have been included as an appendix to the 
September 01 letter in Attachment 6.   
 
Administration has considered the feedback from the public and Community Association. The 
applicant has revised their proposal in response to public and community association 
comments. While the applicant has not stepped the building’s western edge down to be three 
storeys as suggested by the community, it is felt that the unique shape of the site allows for an 
adequate transition from the subject site to low-density residential development to the west. A 
private parcel is also located to the west of the development site that forms a transition between 
the majority of the development site and buildings to the west. It is anticipated that this parcel 
would also redevelop in the future.  
 
Following Calgary Planning Commission, Commission’s decision will be advertised in 
accordance with the Municipal Government Act. 
 
IMPLICATIONS  
 
Social 
The proposed development would enable a greater range of housing options in a location that is 
adjacent to a Neighbourhood Main Street and in close proximity to services and transit. It would 
also contribute to the Municipal Development Plan goal of providing appropriately scaled 
densification of the City’s Established Areas. The applicant has also stated their intent to 
repurpose the Hillhurst Baptist Church building into a community hub, which is planned to 
include childcare, counselling services and a small café/bookstore. 
 
Environmental 
Administration has reviewed this application against the applicable policies in the Climate 
Resilience Strategy. The application includes 20 electric vehicle charging stations in the 
parkade. An additional 100 stalls will include conduit to allow for the implementation of future 
electric vehicle charging stations. The building is also proposed to have mid-high efficiency 
mechanical systems and building envelope, which exceeds the National Energy Code of 
Canada for Buildings (2015)  targets by at least 15 per cent. Additionally, by maintaining the 
Hillhurst Baptist Church building, the project will reduce the amount of construction materials 
entering the landfill. 
 
Economic 
The proposed development permit would provide 150 residential dwelling units and 
approximately 412 square metres of commercial space. The development would provide 

 Approval: T. Goldstein concurs with this report. Author: E. Goldstrom 
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increasing housing opportunities and may supports local business opportunities within the 
community.  
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENT(S) 
1. Background and Planning Evaluation  
2. Conditions of Approval  
3. Development Permit Plans  
4. Applicant Submission 
5. Urban Design Review Panel Comments 
6. Community Association Response 
7. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 

   

 

 Approval: T. Goldstein concurs with this report. Author: E. Goldstrom 
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CPC2021-1474 
Attachment 1 

CPC2021-1474 Attachment 1  Page 1 of 10 
ISC: UNRESTRICTED 

Background and Planning Evaluation 

 
Background and Site Context 
 
The proposed development is located in the northwest community of Hillhurst, on the north side 
of Gladstone Road NW and west side of 10 Street NW. The subject site has an area of 
approximately 0.37 hectares (0.91 acres).  
 
The site consists of five parcels which are currently developed with three apartment buildings, 
which were constructed in 1964. It also includes the historic Hillhurst Baptist Church, which has 
most recently been used as a commercial space. There are rear lanes along the northern and 
western boundaries of the site. To the south is multi-residential development while low-density 
residential development is located to the west and north of the site. The eastern edge of the site 
flanks the 10 Street NW Neighbourhood Main Street. 
 
The Sunnyside LRT Station is 150 metres (three-minute walk) from the subject site. Cycle 
tracks and bicycle lanes along 10 Street NW, 5 Avenue NW and 9A Street NW provide active 
transportation connectivity to the site. The 10 Street NW Main Street provides local commercial 
services and amenities. In terms of parks and open space, Riley Park is 100 metres to the north 
while McHugh Bluff is 300 metres to the northeast of the subject site. 
 
A land use amendment for the subject site was approved by Council 2021 July 26. The land use 
is a Direct Control (DC) District (Bylaw121D2021), which is based on the Mixed Use – General 
(MU-1) District. Through the land use, the Hillhurst Baptist Church was registered as a 
Municipal Historic Resource. This designation allows the density of the development to be 
increased from a floor area ratio of 2.0 to a floor area ratio of 4.0, which is enabled by bonus 
density policies in Part 2, section 3.1.5 of the Hillhurst/Sunnyside Area Redevelopment Plan 
(ARP). 
 

Community Peak Population Table 
 
As identified below, the community of Hillhurst reached its peak population in 2015. 
  

Hillhurst 
Peak Population Year 2015 

Peak Population 6,737 

2019 Current Population 6,558 

Difference in Population (Number) -179 

Difference in Population (Percent) -2.7% 
Source: The City of Calgary 2019 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Hillhurst Community Profile.  
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Previous Council Direction 
Following the 2021 July 26 Public Hearing for the land use amendment (LOC2020-0122) on the 
subject site, Council adopted a Motion Arising directing “that the development permit application 
come back through the Calgary Planning Commission for review”.  
 

Planning Evaluation 
 
Land Use  
The subject site is designated as a DC District (Bylaw 121D2021) and is based on the Mixed 

Use - General (MU-1) District. The DC District sets a maximum building height of 20 metres and 
a base floor area ratio of 2.0, which can be increased to 4.0 with Municipal Historic Designation 
of the Hillhurst Baptist Church. This method for achieving additional density is outlined in Part 2, 
section 3.1.5 of the Hillhurst/Sunnyside ARP. 
 
The DC District allows street-oriented developments with opportunities for a mix of residential 
and at-grade commercial uses and provides compatible transition with surrounding 
developments. Building stepback requirements were written into the land use district to address 
the unique shape and context of the site and are required in locations where the building is 
oriented toward low-density residential development, with the intent of reducing the perceived 
mass of the building as it builds towards the low-density areas. This translates to building 
stepbacks above the fifth storey along the north and west elevations of the building, while 
specifically at the northwest corner of the building, stepbacks are required above the fourth 
storey.  
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Development and Site Design  
 
Site and Building Design 
The proposed development is a stepped back, six-storey multi-residential building consisting of 
a mix of studio, one-bedroom, two-bedroom and three-bedroom units. A total of 150 residential 
units are proposed. The development also includes the conservation and upgrades to the 
Hillhurst Baptist Church, which occupies the eastern portion of the site as it flanks the 10 Street 
NW Main Street. 
 
The building design utilizes the unique shape of the site to create a building with two courtyard 
spaces along Gladstone Road NW, as seen in Figure 1, below. This design breaks up the 
massing along the front of the building while allowing courtyards to maximize sun exposure for 
the interior units. The courtyards include common amenity spaces along with private amenity 
spaces for ground-oriented units. Common amenities include a small playground feature and an 
outdoor gathering area.  
 
Figure 1: View of development from Gladstone Road NW 

 
 
The northern elevation of the building, which faces the rear lane, features units with at-grade 
individual entrances and orientation to provide building activation along the length of the lane, 
as seen in Figure 2, below. The lane will be upgraded as part of the development requirements 
and redeveloped with coloured concrete to signal a shared pedestrian and vehicular space. 
These design features at the rear of the building are complemented by building articulation and 
varied building materials, which establishes a consistent façade rhythm that creates visual 
interest and breaks up the overall massing of the building. Combined, the features in the lane 
will create an attractive and inviting space that is much more than a service corridor.  
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Figure 2: View of development from north lane 

 
 
The eastern portion of the building consists of a mix of materials that includes a silhouette of the 
historic church on the façade to draw a connection between the church and new building that 
will sit beside it. The western elevation employs building articulation, a mix of materials and a 
building stepback above the fifth floor. 
 
At the northwest corner of the building, shown in Figure 3 below, stepbacks are employed 
above the fourth storey. Providing the stepback in this location will further reduce building 
massing, particularly in relation to low-density residential development to the west of the subject 
site. Standard building height rules of the MU-1 base district would require a building stepback 
above the fifth floor. The building stepback rules that are included in the DC District require 
stepbacks above the fourth floor in this location, resulting in a building design that is responsive 
to the surrounding context, comments received from adjacent residents, and the unique shape 
of the parcel. This approach balances sensitive intensification on the development site while 
respecting the surrounding built form and context of the immediate area. 
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Figure 3: View of development from the Northwest 

 
 
As part of the development, the Hillhurst Baptist Church will see structural and cosmetic 
improvements that respect its historic character. All improvements have been reviewed by The 
City’s Heritage Planning group and are deemed to maintain the historic architectural character 
of the building. The developer’s intent is to donate the space to a community group, although 
details of the planned uses of the building are still being finalized. In the interim, the building’s 
existing use of Retail and Consumer service is being maintained. A plaza space is also 
proposed on the east side of the Hillhurst Baptist Church, which is between the Church and the 
10 Street Main Street. This will act as a public gathering and amenity space while providing a 
transition between the historic church and adjacent development. A condition has been included 
in the Conditions of Approval requiring that public access to the plaza be provided in perpetuity.  
 
Building Materials 
The building utilizes a mix a metal siding, cementitious panels and brick veneer. Several colours 
of cementitious panels are used to create visual variety on the development. Courtyard spaces 
use courtyard paving stones while the plaza space uses a mix of concrete and holland stone, 
which will be used to create concentric bands in the plaza area. 
 
Historic Significance  
The Hillhurst Baptist Church was built in 1907 in a Gothic Revival architectural style. It is one of 
the only remaining wood churches from the era. The building was used as a church until the 
1970’s and has since been used for a range of commercial uses. The building’s gabled roof, 
corner tower and pointed windows are elements of Gothic Revival architecture that feature 
prominently on the building. The Church is included on The City’s Inventory of Historic 
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Resources, which means that it has been identified as a site of historical significance and, for 
that reason, conservation of the building is encouraged. 
 
Urban Design Review Panel 
The Urban Design Review Panel (UDRP) reviewed the application upon its initial submission 
and provided comments. UDRP identified several concerns at the initial review of the application 
related to limiting distances, potential privacy concerns between units that look into internal 
courtyards, as well as the interface between the development and the Hillhurst Baptist Church.  
 
In response to UDRP’s comments, the applicant addressed limiting distance concerns by 
relocating firewalls and reducing unprotected openings, amended orientation and layout of units 
to mitigate privacy concerns, and has also created a stronger connection between the church 
and development by projecting a silhouette of the church onto the building and providing 
thoughtful landscaping between the two buildings. Amended plan submissions have been 
reviewed by City Wide Urban Design and deemed to adequately address feedback from UDRP. 
A summary of the UDRP comments and applicant response can be found in Attachment 5. 
 
Transportation  
A Transportation Impact Assessment was not required as part of this development permit as the 
density in the development has not increased from previous proposals on the subject site. 
Vehicular access to underground parking and loading will be from the rear lane. The proposed 
development includes 140 residential parking stalls, at a ratio of 0.93 stalls per unit. This ratio 
slightly exceeds the parking minimum of 0.75 stalls per unit required in the MU-1 base district. 
The development also includes 15 visitor parking spaces and five parking spaces for 
commercial uses within the Hillhurst Baptist Church building. The proposal includes 114 Class 1 
bicycle parking stalls within the parkade and 15 Class 2 bike parking (bike racks) outside of the 
building. The bike parking requirements, as proposed at 0.76 stalls per unit, exceed that 
required in the Land Use Bylaw.  
 
A transit stop, served by Route 4 (primary transit) and Route 104, is located on 10 Street NW 
approximately 120 metres from the subject site. The site is also located within approximately 
150 metres walking distance to the Sunnyside LRT Station.  
 
As part of the development permit process, lane upgrading will be required to ensure proper 
laneway function is maintained, while also establishing it as a safe and inviting space. This 
includes lane widening to facilitate two-way traffic and accommodate vehicle turning radii, 
utilizing coloured concrete to signal that the lane is to be shared with vehicles and other modes, 
as well as paving and other improvements as deemed necessary. Additionally, curb bulbs at the 
intersection of 10 Street NW and Gladstone Road NW are included with the proposed 
development to improve pedestrian circulation and safety. 
 
Environmental Site Considerations  
A Phase 1 Environmental Site Assessment was submitted and reviewed by Administration. 
Administration accepts the findings of the assessment. 
 
Utilities and Servicing  
Public water, sanitary and storm sewer mains exist in the adjacent public rights-of-way for 
development servicing purposes. Relevant studies have been provided that confirm capacity 
exists to service the proposed development. Detailed development servicing will be determined 
at the Development Site Servicing Plan stage. 
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Waste and Recycling 
A waste and recycling room is proposed on the main floor of the development. Waste and 
recycling pick-up would be accessed from the rear lane. 
 
Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
The recommendation by Administration in this report has considered, and is aligned with, the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to cities and towns, and promotes the efficient use of land. 
 
Interim Growth Plan (2018)  
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan (IGP). The proposed development builds on the principles of the IGP by 
promoting efficient use of land and regional infrastructure, and establishing strong, sustainable 
communities. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Residential Developed - Inner City area identified on Map 
1: Urban Structure of the Municipal Development Plan (MDP). It is also adjacent to a 
Neighbourhood Main Street. The Inner City area comprises residential communities that 
primarily feature a grid road network, older housing stock in the form of low to moderate housing 
densities and a finer mix of land uses along many of the edge streets. 
 
The proposed development is in alignment with the MDP direction for the Inner City and Main 
Streets. These sections include policies focused on providing an appropriate transition in 
building scale between the Main Street and adjacent areas. The development proposes a built 
form that respects the scale of the community through modest intensification, while providing a 
building height and density that steps down from that seen on the Main Street and development 
to the west of the site.   
 
The proposal aligns with other MDP Main Street policies, which focus on land use, mobility and 
public realm. It incorporates built form elements to support Main Street policies such as street-
oriented buildings, south facing plazas and improvements to pedestrian conditions/facilities 
between the Main Street and adjacent community.  
 
The MDP also includes policy that encourages the conservation, enhancement and adaptive 
reuse of identified heritage resources. The application’s proposal to protect, upgrade and 
repurpose the Hillhurst Baptist Church align with this policy direction. 
 
Overall, the proposal contributes to shaping a more compact urban form in alignment with 
Section 2.2: Shaping a More Compact Urban Form of the MDP. The proposed development 
would allow for an efficient use of land, contribute to creating walkable neighbourhoods, 
conserve a heritage resource, contribute to housing diversity and utilize existing transit and 
infrastructure. 
 
Climate Resilience Strategy (2018)  
Administration has reviewed this application against the applicable policies in the Climate 
Resilience Strategy. The plans include20 electric vehicle charging stations in the parkade and 
conduit within the parkade and electrical capacity to the building to provide for an additional 100 
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EV charging stalls. These additional stalls are considered EV Capable. The building is also 
planned to have mid-high efficiency mechanical systems and building envelope, which targets at 
least 15 percent better energy efficiency than the National Energy Code of Canada for Buildings 
(2015). Additionally, by maintaining the Hillhurst Baptist Church building, the project will reduce 
the amount of construction materials entering the landfill. 

 
Redevelopment of this scale (150 units) in close proximity to frequent transit, will enable 
increased use of public transit, as well as walking and cycling that can significantly contribute to 
greenhouse gas reduction at the neighbourhood scale. The transit-oriented nature of the 
proposal is complemented by the provision of indoor secure bicycle storage, which is in excess 
of that required in the Land Use Bylaw. These measures encourage alternate modes of 
transportation and reduce vehicle use that lead to a reduction in greenhouse gas emissions.   
 
Transit Oriented Development Policy Guidelines (Non-Statutory – 2004) 
The Transit Oriented Development Policy Guidelines provide direction for the development of 
areas typically within 600 metres of a Transit Station. The Guidelines encourage the type of 
development that creates a higher density, walkable, mixed-use environment within station 
areas to optimize use of existing transit infrastructure, create mobility options for Calgarians, 
and benefit local communities and city-wide transit riders alike. The proposed development 
meets key policy objectives of the Guidelines, specifically that of increasing density around 
transit stations.  
 
Hillhurst/Sunnyside Area Redevelopment Plan (Statutory – 1988) 
The subject site is included in the Transit Oriented Development (TOD) Area of the 
Hillhurst/Sunnyside Area Redevelopment Plan (ARP) which was updated in 2009. The TOD area 

is noted to have a high potential for future intensification. The proposal aligns with the intent of 
the TOD area by allowing for greater housing choice, maximizing existing transit infrastructure 
and locating residential development in close proximity to goods and services. The ARP 
encourages intensification along Gladstone Road NW. Specifically, the ARP is supportive of 
larger development on irregularly shaped parcels along this street. As the proposal is on an 
irregularly shaped site fronting Gladstone Road NW, the proposal is in keeping with this policy.  
 
Minor amendments to the ARP to enable the proposed development were approved with the 
recently approved land use amendment on the subject site. The amendments allow for a 
modest increase in the allowable height and density on the western portion of the site, 
increasing the maximum building height from 16 metres to 20 metres, and decreasing the 
maximum allowable height on the east side of the site. Effectively, the ARP amendment shifted 
the built form on the site from a tower on podium type of development which would have 
concentrated most of the intensity in the same space as the Historic Church to mid-rise across 
the site. Previously, the ARP included a maximum building height of 32 metres on the eastern 
portion of the site, which would allow for a building of approximately 10 storeys. With the 
approved amendments, a maximum building height of 20 metres (a maximum of six storeys) is 
enabled across the whole site.  
 
Section 3.1.5 of the ARP includes provisions for providing bonus density within the TOD area, 
with one of the methods for achieving additional density being through historic resource 
designation. The Hillhurst Baptist Church is noted as a Heritage Site in the ARP and, as such, 
proposed upgrades and heritage designation of the building allow for additional density on the 
development site.  
 
Land Use Bylaw 1P2007 and Direct Control District (Bylaw 121D2021)  
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Administration has reviewed the application against DC 121D2021 and the Land Use Bylaw 
1P2007. The table below notes proposed relaxations. Administration has reviewed each 
relaxation individually and considers each relaxation to be acceptable for the reasons outlined in 
the table below. 
 

Bylaw Relaxations 
Regulation  
 

Standard Provided Administration 
Rationale Supporting 
a Relaxation 

1374 Setback 
Areas (min.) 

(2) Where the parcel 
shares a property line: 
(b) with a lane that 
separates the parcel 
from a parcel designated 
as a residential district or 
mixed use district, the 
setback area must have 
a min depth of 7.5m 
measured from the 
property line that the 
adjacent parcel 
designated as a 
residential district or 
mixed use district shares 
with the lane;  

Plans indicate 
the north 
setback area, 
when measured 
to the balcony, 
as being 7.30 m 
(-0.20 m). 

 
This is considered a 
minor relaxation of 
balconies along the 
north lane. 
Administration supports 
a relaxation on this item 
to allow for greater 
articulation on the north 
side of the building. 
Articulation is achieved 
by allowing the 
balconies to project 
slightly beyond the 
building façade.  
 
 

1334 Projections 
into Setback Areas 

(1) Unless otherwise 
referenced in 
subsections (3), (4), (5), 
(6), (7), and (8) a building 
or air conditioning units 
must not be located in 
any setback area. 

Plans indicate 
north portions of 
the proposed 
building as being 
within the 
setback areas. 

 
Administration supports 
a minor relaxation on 
this item to allow for 
greater articulation on 
the north side of the 
building. This relaxation 
is related to the above 
setback area relaxation, 
whereby balconies 
project into the north 
setback area by 0.2 
metres. 
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Amended Conditions of Approval – Development 
Permit 
 
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. Submit a complete digital set of the amended plans in PDF format and a separate PDF that 

provides a point-by-point explanation as to how each of the Prior to Release conditions 
were addressed and/or resolved.  The submitted plans must comprehensively address the 
Prior to Release conditions as specified in this document.  Ensure that all plans affected by 
the revisions are amended accordingly.  To arrange the digital submission, please contact 
your File Manager directly.   

 
2. Execute a public access agreement for the plaza portion of the site, to ensure that the 

plaza space remains accessible to the public in perpetuity.  
 
3. Amend plans to show the final location of power poles in the north lane. 
 
4. Amend landscape plan to indicate landscaping along the north side of the building and to 

redistribute landscaping on the west side of the building, to the satisfaction of Planning and 
Transportation. 

 
5. Amend landscape plan to include the concrete material for the plaza area in the legend. 
 
6. Mitigate the impact of the power poles along the north side of the lane by either: 
 

a. Confirming this move does not negatively impact the adjacent properties in terms of 
future development; or 

 
b. adjusting the design of the building to accommodate the overhead powerlines in their 

existing location. 
 

7. Explore a further development of the plaza design associated with the Church building to: 
 

a. promote seamless transition from the internal church space to the outdoor space, in 
order to promote meaningful and active use of the space by the potential future tenant 
and to activate the corner. Specific attention needs to be provided to navigate the level 
difference between the church floor and the outdoor space, so that it helps balance the 
needs of the public realm and the church building tenant; and  

 
b. ensure that it serves as an extended outdoor space for the future tenant and 

simultaneously works as an inviting and vibrant public space, year-round, at this prime 
corner. 

 
8. Include a detailed landscape design to improve the North lane and 

vehicular/pedestrian/building interface. 
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13. Provide two (2) boulevard cross sections along Gladstone Road NW. Indicate the existing 
and proposed dimensions, elevations and slopes at the top of curb, back of sidewalk, 
property line and the main floor. A maximum 2% grade is permitted in the boulevard. 
Indicate that all adjacent boulevards are graded at 2% up from the top of curb to the 
existing property line. 

 
14. Submit Construction Drawings for review and approval of the following: 

• The paving within the lane; including any required infrastructure for proper drainage. 

• The curb extensions on Gladstone Road at 10 ST.   

• New sidewalks.  
 
15. Amend the Site plan to indicate the curb extensions on Gladstone Road NW reflecting the 

forthcoming Construction Drawings approval. 
 
16. Remit a performance security deposit (certified cheque, bank draft, letter of credit) for the 

proposed infrastructure listed below within the public right-of-way to address the 
requirements of the Business Unit.  The amount of the deposit is calculated by Roads and 
is based on 100% of the estimated cost of construction. 

 
The developer is responsible to arrange for the construction of the infrastructure with their 
own forces and to enter into an Indemnification Agreement with Roads at the time of 
construction (the security deposit will be used to secure the work).  

 
 Note: the security deposit estimate will be based on approved Construction Drawings. 

 
Roads 
a. Construction of new curb extensions at Gladstone RD & 10 ST NW. 
b. Construction of new sidewalks adjacent to site, 
c. Construction of new lane paving, surface material to be determined.  
d. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

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

17. Remit payment (certified cheque, bank draft) for the proposed infrastructure listed below 
within the public right-of-way to address the requirements of the Business Units. The 
amount is calculated by the respective Business Unit and is based on 100% of the 
estimated cost of construction. 

 
The developer is responsible to coordinate the timing of the construction by City forces.  
The payment is non-refundable. 

 
 Note: the cost estimate will follow approved Construction Drawings. 

 
Roads 
a. Possible street lighting upgrading adjacent to site 

 
18. Execute and register on title an Access Agreement over Plan 5609J, Block Q, Lots 19 - 28 

(Servient Lands) in favour of the east-west public lane to the north of the subject site and 
Gladstone Road (Dominant Lands) for the purpose of vehicular and pedestrian access. The 
agreement and registerable access right of way plan shall be to the satisfaction of the 
Director, Transportation Planning. A standard template for the agreement and an 
Instruction Document will be provided by the Transportation CPAG Generalist. Submit an 
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original copy of the executed agreement and the certificate of title(s), indicating the 
agreement is registered on title, for all affected parcels. 

 
Parks: 
No comments. 
 

Permanent Conditions 
 
The following permanent conditions shall apply: 
 
Planning:  
 
19. The development shall be completed in its entirety, in accordance with the approved plans 

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

Authority.  
 
21. A Development Completion Permit shall be issued for the development before the use is 

commenced or the development occupied. A Development Completion Permit is 
independent from the requirements of Building Permit occupancy.  Call Development 
Inspection Services at 403-268-5311 to request a site inspection for the Development 
Completion Permit.  

 
22. Upon completion of the main floor of the apartment building proof of the geodetic elevation 

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

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

on the Development Site Servicing Plan for the subject site as per the Lot Grading Bylaw. 
 
24. The walls, pillars and ceiling of the underground parkade shall be painted white or a 

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

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

visibility. 
 
27. Barrier-free parking stalls shall be clearly designated, signed and located close to the 

entrance of the building with barrier-free accessibility. 
 
28. The Hillhurst Baptist Church is to be upgraded as per the respective Municipal Historic 

Resource Designation, Rehabilitation and Compensation Agreement. Upgrades to the 
Church are to be completed prior to issuance of the Development Completion Permit for 
the development. 

 
29. All roof top mechanical equipment shall be screened as shown on the approved plans.  
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30. All areas of soft landscaping shall be provided with an underground sprinkler irrigation 
system as identified on the approved plans.  

 
31. The development is to include 100 motor vehicle stalls that are capable of conversion to 

electric vehicle stalls in the future, on top of the 20 electric vehicle stalls provided with the 
development. A letter of confirmation from a certified electrical engineer shall be provided 
to the Development Authority, prior to the issuance of the Development Completion Permit, 
certifying that all Electric Vehicle Parking Stall - Capable stalls identified on the approved 
plans have been completed and are capable of supporting a minimum of 40 Amps at 208 
Volts or 240 Volts for electrical vehicle charging which also includes the necessary 
distribution panels, electrical capacity, and wall and floor penetrations to accommodate 
future charging cabling, (and may include electric vehicle energy management system)and 
electrical power for electric vehicle charging purposes installed and fully operational. 

 
32. A letter of confirmation from a certified electrical engineer shall be provided to the 

Development Authority, prior to the issuance of the Development Completion Permit, 
certifying that all 20 Electric Vehicle Parking Stalls identified on the approved plans have 
been completed, are fully operational in order to transfer a minimum of 40 Amps at 208 
Volts or 240 Volts electrical power for electric vehicle charging purposes . The equipment 
may serve one or more motor vehicle parking stalls provided that each electric vehicle is 
able to access the charging infrastructure independently and all motor vehicle parking stalls 
can charge simultaneously. 

 
Development Engineering: 
 
33. If during construction of the development, the developer, the owner of the titled parcel, or 

any of their agents or contractors becomes aware of any contamination,  
a.  the person discovering such contamination shall immediately report the 

contamination to the appropriate regulatory agency including, but not limited to, 
Alberta Environment, Alberta Health Services and The City of Calgary (311).  

b.  on City of Calgary lands or utility corridors, The City of Calgary, Environmental and 
Safety Management division shall be immediately notified (311) 

 
34. The developer / project manager, and their site designates, shall ensure a timely and 

complete implementation, inspection and maintenance of all practices specified in erosion 
and sediment control report and/or drawing(s) which comply with Section 3.0 of The City of 
Calgary Guidelines for Erosion and Sediment Control.  Any amendments to the ESC 
documents must comply with the requirements outlined in Section 3.0 of The City of 
Calgary Guidelines for Erosion and Sediment Control. 

 
 For other projects where an erosion and sediment control report and/or drawings have not 

been required at the Prior to Release stage, the developer, or their designates, shall, as a 
minimum, develop an erosion and sediment control drawing and implement good 
housekeeping practices to protect onsite and offsite storm drains, and to prevent or mitigate 
the offsite transport of sediment by the forces of water, wind and construction traffic (mud-
tracking) in accordance with the current edition of The City of Calgary Guidelines for 
Erosion and Sediment Control.  Some examples of good housekeeping include stabilization 
of stockpiles, stabilized and designated construction entrances and exits, lot logs and 
perimeter controls, suitable storm inlet protection and dust control. 

 
 The City of Calgary Guidelines for Erosion and Sediment Control can be accessed at: 

www.calgary.ca/ud (under publications). 
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For all soil disturbing projects, the developer, or their representative, shall designate a 
person to inspect all erosion and sediment control practices a minimum of every seven (7) 
days and during, or within 24 hours of, the onset of significant precipitation (> 12 mm of rain 
in 24 hours, or rain on wet or thawing soils)  or snowmelt events.  Note that some practices 
may require daily or more frequent inspection.  Erosion and sediment control practices shall 
be adjusted to meet changing site and winter conditions. 

 
35. Contact the Erosion Control Inspector, Water Resources, with at least two business day’s 

notice, to set up a pre-construction meeting prior to commencement of stripping and 
grading.  Locations north of 17 Avenue S should contact 403-268-5271.  Sites south of 17 
Avenue S should contact 403-268-1847. 

 
36. Stormwater runoff must be contained and managed in accordance with the “Stormwater 

Management & Design Manual’ all to the satisfaction of the Director of Water Resources. 
 
37. The grades indicated on the approved Development Site Servicing Plan(s) must match the 

grades on the approved Development Permit plans.  Upon a request from the Development 
Authority, the developer or owner of the titled parcel must confirm under seal from a 
Consulting Engineer or Alberta Land Surveyor, that the development was constructed in 
accordance with the grades submitted on the Development Permit and Development Site 
Servicing Plan. 

 
38. Pursuant to Bylaw 2M2016, off-site levies are applicable. 

 

39. After approval of the Development Permit but prior to issuance of a Development 
Completion Permit or any occupancy of the building, payment shall be made for off-site 
levies pursuant to Bylaw 2M2016.   

 
Transportation: 
 
40. The developer shall be responsible for the cost of public work and any damage during 

construction in City road right-of-ways, as required by the Manager, Transportation 
Planning.  All work performed on public property shall be done in accordance with City 
standards. 

 
41. Indemnification Agreements are required for any work to be undertaken adjacent to or 

within City rights-of-way, bylawed setbacks and corner cut areas for the purposes of crane 
operation, shoring, tie-backs, piles, surface improvements, lay-bys, utility work, +15 
bridges, culverts, etc. All temporary shoring, etc., installed in the City rights-of-way, 
bylawed setbacks and corner cut areas must be removed to the satisfaction of the Manager 
of Transportation Planning, at the applicant's expense, upon completion of the foundation. 
Prior to permission to construct, contact the Indemnification Agreement Coordinator, Roads 
at 403-268-3505. 

 
Parks: 
 
42. Any damage to public parks, boulevards or trees resulting from development activity, 

construction staging or materials storage, or construction access will require restoration at 
the developer’s expense.  The disturbed area shall be maintained until planting is 
established and approved by the Parks Development Inspector. Contact 311 for an 
inspection.  
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NO. REVISIONS BY DATE APPR D NO. REVIS ONS BY DATE APPR D ISSUED FOR CONSTRUCTION

ISSUED FOR DEVELOPMENT PERMIT

CHECKED

DESIGNED

DRAWN

DATE

DATE

DATE

DATE

DATE

DRAWING

PROJECTCLIENT

DRAWING SCALE

CONSULTANT

SUB - CONSULTANT

SUB - CONSULTANT
8

7

6

5

3

2

1 DPL-2.0

BENCH

TYPICAL PICNIC TABLE

See DPL1 for Location

URBAN FORM RECYLE STATION

See DPL1 for Location

See DPL1 for Location

SITE FURNITURE SCHEDULE

BENCH

PICNIC TABLE

ITEM QTY. MANUFACTURER COLOUR INSTALLATIONSTYLE

8 WISHBONE

INDUSTRIES

BROWN SURFACE
BLACK METAL

SURFACE MOUNT

1 WISHBONE

INDUSTRIES

BAYVIEW

BVPTWC-8

BROWN SURFACE
BLACK METAL

SURFACE MOUNT

RECYCLE

STATION
2 WISHBONE

INDUSTRIES

URBAN FORM

UFRS-44

SAND SURFACE

BLACK METAL
SURFACE MOUNT

STANDARD
PARK BENCH

PB-6

LANDSCAPE DETAILS AND FURNITURE

MULTI FAMILY DEVELOPMENT
1110-1126 GLADSTONE RD NW

PLAYGROUND STRUCTURE

See DPL1 for Location

PATIO and PLAZA PAVERS

See DPL1 for Location

VIZOR BIKE SHELTER BY DERO PLAYCORE

See DPL1 for Location
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KENSINGTON APARTMENT

 OCT 19/21

TWS EA EA

AS SHOWN

20-1717-042

9918 - 75 AVENUE
EDMONTON, AB. T6E 1J2
off ce@twsengineering.com

Phone: (780) 68-5 77
Fax: (780) 65-5368

www twsengineering com

1110, 1114, 1120, 1124, 1126

0m 2 86
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Applicant Submission 
 

 

 
 
 
Re: Mixed-use Development – 1110-1126 Gladstone Rd, NW  
 

Design Rationale  
 
The proposed development is located at the intersection of Gladstone Road and 10th Street NW. This  
unique triangle site forms a landmark location – the northern gateway to Kensington neighbourhood  
with great access to transit, Main Streets, SAIT, and downtown core.  
 
The existing site is comprised of 3 single house lot and Hillhurst heritage Church building. The site  
benefits from great access to many services and amenities located in Kensington and surrounding area.  
 
The existing zoning of this site is M-CG &C-COR1, proposed zoning is DC based on MU-1. The proposed  
project is a 6 story multi-family rental building with approximate 3.3 FSR and maintain the existing  
heritage building with necessary upgrade. The development will provide 151 residential rental units with  
169 underground parking stall and 164 bike storages.  
 
The vision for this site is a mid-rise development that seamlessly integrates with the surrounding  
context, reflects the significance of this landmark site, and makes the most meaningful contribution to  
the community of Hillhurst Sunnyside.  
 
The building footprint follows the site geometry while creatively introduces two courtyards facing  
Gladstone Road. It allows more residential units for benefiting with natural ventilation and sun light,  
also provides new community gathering areas, breaks up building massing and creates a unique and  
attractive pedestrian friendly streetscape.  
 
The residential main entrance is located at the middle of the building. Individual private entries provided  
for street-oriented unit along Gladstone Road and the northern lane. Parking entry is located at  
northwest corner off the Lane.  
 
To support a mid-rise multi-family development, a woonerf design with 7.5m wide back lane has been  
designed to mitigate increased vehicle traffic and pedestrian safety concern.  
 
The architectural expression is focused a wide variety of materiality, texture, and colors to create vibrant  
streetscape. This concept is consistent at all elevations, while with different emphasis. Transparent  
balconies break the building façade into smaller and lower segments. Frosted glass guardrail has been  
considered to mitigate privacy concern of overlooking into the house’s backyard along northern lane.  
 
A mural/silhouette of the existing church has been incorporated into the proposed east elevation as a  
tidy backdrop to honor the heritage building with subtle visual and emotional connection. 
 
Stable, secure, durable, and high-quality materials are selected for the project, including woodgrain metal 
siding, brick veneer, cement panel, glass, and metal guardrail, etc. Public area pavers will be high quality, 
wear resistant in the long year-round term. 
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High quality landscape to be provided for this development. It enhances architectural spaces and provide 
vibrant environment to habitants. A wide range selection of plant species will allow for responding to 
seasonal change and provide vibrant microclimate green space for residents. 
 
By providing multiple amenity facilities, including indoor and outdoor amenity area, playground and 
outdoor seating area, the design intent is to create kids and family friendly environment to support a wide 
variety of family types.  
 
Should you have additional questions or comments, please feel free to contact us.  
 
Yours sincerely,  
 

 
 
Jeff Shen, Architect AIBC, AAA, OAA 
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Urban Design Review Panel Comments 
 

Date December 9, 2020 

Time 1:00 

Panel Members Present  
Chad Russill (Chair) 
Gary Mundy 
Michael Sydenham 
Jack Vanstone 
Noorullah Hussain Zada  
 

Distribution 
Chris Hardwicke (Co-Chair) 
Ben Bailey 
Anna Lawrence 
Jeff Lyness 
Glen Pardoe 
Katherine Robinson  
Beverly Sandalack 

Advisor David Down, Chief Urban Designer  

Application number DP2020-6663 
Municipal address 1110, 1114, 1120, 1124, 1126 Gladstone Rd NW 

Community Hillhurst 

Project description Multi-residential building 

Review first 

File Manager Matt Rockley 

City Wide Urban Design Jihad Bitar 

Applicant JS Architect 
 

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

 
Summary 
 
After presentation by the applicant and discussion with the Panel, it is the opinion of the Panel that there are urban 
design issues that should be addressed through refinement of the design that was presented for review. As 
presented, the design does not meet the expectations of the Panel in terms of the urban design quality criteria as set 
forth by City Wide Urban Design. Key issues include: 
 

 The panel believes that there are Building Code issues related to limiting distances and exposed building 
faces that would impact the proposed form and massing as presented. Affected areas include the courtyard 
in the area of the main building fire separation, as well as between the church and the east façade. 

 The panel is concerned with the visual access between units in the acute elevations of the courtyard where 
bedrooms of one unit are directly facing bedrooms of another unit. The condition could have negative effects 
on the use of the spaces, and ultimately the occupancy of the units. 

 The form and massing of the building does not adequately address the Historical Church Building. The 
applicant is urged to consider building massing that would better embrace the Church Building so that the 
existing and new structure are reliant upon each other, achieving a successfully built out site. 

 

Urban Design Element 

Creativity Encourage innovation; model best practices 

 Overall project approach as it relates to original ideas or innovation 

UDRP Commentary Dual courtyard design appears to be a valid approach to break up the massing, though 

presents other related concerns in terms of unprotected openings.  The massing and 

positioning of the new structure on site should better address the existing Historical Church 

Building. Applicant to review further. 

Applicant Response A mural/silhouette of the existing church has been incorporated into the proposed east 

elevation to honor the heritage building with subtle visual and emotional connection  
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Context Optimize built form with respect to mass and spacing of buildings, placement on site, response to adjacent 

uses, heights and densities 

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

UDRP Commentary Influence on the church not seen in the current design, massing lack of steps and street wall 

effect.  The proposed development should better consider the adjacent scales of the 

neighbouring property, the lane, and the street.  The proposed building height that exceeds 

the 45 degree angle is not meeting the contextual sensitivity intended by this design 

parameter. 

Applicant Response Stepbacks at top floors have been considered along north and west lane to create better 

transition between the neighbouring property and the proposed building. Further step back 

considered at northwest corner to increase townhome feature at lower levels. 

Animation Incorporate active uses; pay attention to details; add colour, wit and fun 

 Building form contributes to an active pedestrian realm 
 Residential units provided at-grade 
 Elevations are interesting and enhance the streetscape 

UDRP Commentary The courtyards contribute to a lively façade along the street, and rear at-grade patios do a 

good job of animating the lane, however, the applicant should consider modifying units to 

allow for entries off the lane rather than secondary uses to further animate the space. 

Applicant Response As per transportation department comment, the width of rear lane has been increased to 

7.5m to allow for “woonerf “/shared car-pedestrian space.    

Human Scale Defines street edges, ensures height and mass respect context; pay attention to scale 

 Massing contribution to public realm at grade 

UDRP Commentary While the courtyards do a good job breaking down the scale of the street façade, they will be 

in shadow for much of the day which could limit their use and effectiveness. 

Applicant Response Majority parts of the courtyards are facing south to minimize shadow impact on outdoor 

activities 

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

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

UDRP Commentary The building as proposed integrates well with the surrounding area at street level but can do 

more in stepping back to better address the scale of the adjacent uses. Applicant to be 

aware that the courtyards will be in shadow much of the time and are anticipated to be cold 

spaces.  Design should realistically anticipate limited use during the shoulder and winter 

months.  Additional information on the courtyard lighting strategy is required for a more 

thorough analysis. 

Applicant Response Lighting plan provided. Will incorporate more detailed design for lighting fixture selection at 

Building permit stage  

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

existing and future networks. 

 Pedestrian first design, walkability, pathways through site 

 Connections to LRT stations, regional pathways and cycle paths  
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 Pedestrian pathway materials extend across driveways and lanes 

UDRP Commentary An opportunity is missed in enhancing the relationship between the Historic Church Building 

and the new development to generate a solid pedestrian connection between the site and 10 

Street. 

Applicant Response An open plaza in front of the Historic Church Building has been considered to provide a civic 

vibrant space for civic activities. 

Accessibility Ensure clear and simple access for all types of users  

 Barrier free design 
 Entry definition, legibility, and natural wayfinding 

UDRP Commentary The building as shown appears to have all entrances at grade, and does a good job 

mitigating the need for ramps and stairs to access the site and building. 

 

Applicant to review location of bicycle parking immediately adjacent to the front door to 

ensure appropriate balance of functional use alongside enhancement of the front entry. 

Applicant Response The bike stalls have been relocated a bit away from the main entrance to allow for better 

navigable main entrance to residents 

Diversity Promote designs accommodating a broad range of users and uses 

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

UDRP Commentary Fairly good mix of unit sizes and layouts – the panel looks forward to the proposed future 

commercial development of the church for an overall mixed-use development. 

Applicant Response Commercial use to be provided as per the community’s suggestion by separate Tenant 

Improvement application 

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

 Project approach relating to market and/or context changes 

UDRP Commentary While the proposed new building is limited to residential only, the potential reuse of church 

for commercial / community uses on the site are promising. 

Applicant Response Detailed commercial use to be provided as per the community’s suggestion by separate 

Tenant Improvement application 

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

 Safety and security 
 Night time design 

UDRP Commentary Applicant to review the lane interface, specifically for resident comfort – the spaces 

immediately adjacent to the bedrooms appear to be a CPTED issue. 

Applicant Response Exterior wall lighting to be introduced along the lane to enhance CPTED strategy. 

Orientation Provide clear and consistent directional clues for urban navigation 

 Enhance natural views and vistas 

SDAB2021-0090

416



CPC2021-1474 

Attachment 5 

CPC2021-1474 Attachment 6  Page 4 of 4 
ISC:UNRESTRICTED 

UDRP Commentary The development can do more to better address the church and 10 Street beyond. In 

addition, the acute angles of the courtyard create over-looking issues between units, and 

dark corners in the landscape below. 

Applicant Response With constraint of the unique triangle site, subtle design has been considered to mitigate the 

privacy issue by orienting the bedroom window away from direct facing adjacent unit, 

introducing featured fin at balconies, and design unit to occupy both side of the inner corner 

etc.  

Sustainability Be aware of lifecycle costs; incorporate sustainable practices and materials 

 Site/solar orientation and passive heating/cooling 
 Material selection and sustainable products 

UDRP Commentary The development appears to take advantage of the walkability of the area, but should do 

more to better address direct at-grade access for individual units. 

Applicant Response At-grade accesses are available for ground floor units along Gladstone Road, rear lane and 

the units around the courtyards. 

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

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

UDRP Commentary The applicant is urged to investigate an increase in the amount of more durable materials at 

grade, such as masonry at the podium. The use of true brick product will be more durable 

than a panelized brick façade product. 

Applicant Response Instead of full-size brick, the thin brick (brick veneer) has been widely used as alternate 

option when consider durability and sustainability. Brick veneer material has been fully 

introduced at ground floor, including recycling room area, west and east elevation, and in 

courtyard area. 
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Community Association Response 
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Applicant Outreach Summary 
 
The below outreach summary includes feedback on both the land use amendment (LOC2020-0122) and 
development permit. Engagement was completed on both applications at the same time to help the public 
visualize and understand the development proposal, and to avoid asking for comment on the two 
applications separately. 
 

 

SDAB2021-0090

423



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 2 of 36 
ISC:UNRESTRICTED 

 
 

SDAB2021-0090

424



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 3 of 36 
ISC:UNRESTRICTED 

 
 

 
 

SDAB2021-0090

425



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 4 of 36 
ISC:UNRESTRICTED 

 
 

 
 

SDAB2021-0090

426



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 5 of 36 
ISC:UNRESTRICTED 

 
 

 

SDAB2021-0090

427



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 6 of 36 
ISC:UNRESTRICTED 

 
 
 

 
 
 
 

SDAB2021-0090

428



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 7 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

429



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 8 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

430



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 9 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

431



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 10 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

432



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 11 of 36 
ISC:UNRESTRICTED 

 
 
 
 
 

SDAB2021-0090

433



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 12 of 36 
ISC:UNRESTRICTED 

 
 
 

SDAB2021-0090

434



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 13 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

435



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 14 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

436



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 15 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

437



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 16 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

438



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 17 of 36 
ISC:UNRESTRICTED 

 
 
 
 

SDAB2021-0090

439



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 18 of 36 
ISC:UNRESTRICTED 

 
 
 

SDAB2021-0090

440



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 19 of 36 
ISC:UNRESTRICTED 

 

 
 
 
 

SDAB2021-0090

441



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 20 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

442



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 21 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

443



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 22 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

444



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 23 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

445



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 24 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

446



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 25 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

447



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 26 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

448



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 27 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

449



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 28 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

450



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 29 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

451



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 30 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

452



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 31 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

453



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 32 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

454



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 33 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

455



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 34 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

456



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 35 of 36 
ISC:UNRESTRICTED 

SDAB2021-0090

457



CPC2021-1474 

Attachment 7 

CPC2021-1474 Attachment 7  Page 36 of 36 
ISC:UNRESTRICTED 

 

SDAB2021-0090

458



SDAB2021-0090

459



SDAB2021-0090

460



SDAB2021-0090

461



SDAB2021-0090

462



SDAB2021-0090

463



SDAB2021-0090

464



SDAB2021-0090

465



SDAB2021-0090

466



SDAB2021-0090

467



SDAB2021-0090

468



SDAB2021-0090

469



    

SDAB2021-0090

470



SDAB2021-0090

471



SDAB2021-0090

472



SDAB2021-0090

473



SDAB2021-0090

474



SDAB2021-0090

475



SDAB2021-0090

476



SDAB2021-0090

477



SDAB2021-0090

478



SDAB2021-0090

479



SDAB2021-0090

480



SDAB2021-0090

481



SDAB2021-0090

482



SDAB2021-0090

483



SDAB2021-0090

484



SDAB2021-0090

485



SDAB2021-0090

486



SDAB2021-0090

487



SDAB2021-0090

488



SDAB2021-0090

489



SDAB2021-0090

490



SDAB2021-0090

491



SDAB2021-0090

492



SDAB2021-0090

493



SDAB2021-0090

494



SDAB2021-0090

495



SDAB2021-0090

496



SDAB2021-0090

497



SDAB2021-0090

498



SDAB2021-0090

499



SDAB2021-0090

500



SDAB2021-0090

501



SDAB2021-0090

502



SDAB2021-0090

503



SDAB2021-0090

504



Excerpt from November 18, 2021 CPC Meeting 
 
7.1.1 Development Permit in Hillhurst (Ward 7) at multiple addresses, DP2020-6663, 

CPC2021-1474This item has attachments.  
 

Mayor Gondek joined the Remote Meeting at 1:32 p.m. 
 

Commissioner Pollen and Commissioner Palmiere declared a conflict of interest and 
abstained from discussion and voting with respect to Report CPC2021-1474. 
 
Commissioner Pollen and Commissioner Palmiere left the Remote Meeting at 1:32 p.m. 
and returned at 3:51 p.m. after the vote was declared. 
 
A presentation entitled "DP2020-6663 Development Permit Application" was distributed 
with respect to Report CPC2021-1474. 
 
The following speakers addressed Commission with respect to Report CPC2021-1474: 

1. Jeff Shen, J+S Architects 
2. Brian Horton, O2 Planning and Design 
3. David Sanche, Westrich Pacific Corp. 

 
By General Consent, Commission recessed at 2:57 p.m. to the Call of the Chair and 
reconvened at 3:31 p.m. with Director Hamilton in the Chair. 
 
Mayor Gondek left the Remote Meeting at 3:24 p.m. 
 
ROLL CALL 
 
Director Fromherz, Commissioner Tiedemann, Commissioner Mortezaee, Commissioner 
Navagrah, Councillor Dhaliwal, Councillor Wong, Director Hamilton, Councillor Penner, 
and Councillor Walcott. 
 
Commission recalled the Applicants to address the referral motion. 
 
Moved by Commissioner Tiedemann 
 
That with respect to Report CPC2021-1474, the following be approved: 
 
That the Calgary Planning Commission refer DP2020-6663 back to Administration to: 
 
1. Amend the plans to further step back floors 4, 5 and 6 in the northwest corner to 

provide a more sensitive transition to the adjacent properties; 
 
2. Mitigate the impact of the power poles along the north side of the lane by either: 
 

a. Confirming this move does not negatively impact the adjacent properties in 
terms of future development; or 

b. adjusting the design of the building to accommodate the overhead powerlines 
in their existing location. 
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3. Explore a further development of the plaza design associated with the Church 
building to: 

 
a. promote seamless transition from the internal church space to the outdoor 

space, in order to promote meaningful and active use of the space by the 
potential future tenant and to activate the corner. Specific attention needs to 
be provided to navigate the level difference between the church floor and the 
outdoor space, so that it helps balance the needs of the public realm and the 
church building tenant; and  

b. ensure that it serves as an extended outdoor space for the future tenant and 
simultaneously works as an inviting and vibrant public space, year-round, at 
this prime corner. 

 
4. Include a detailed landscape design to improve the North lane and 

vehicular/pedestrian/building interface. 
 
To the satisfaction of the Development Authority, and to report back to the Calgary 
Planning Commission no later than DATE*. 
 
For: (3) Commissioner Mortezaee, Councillor Dhaliwal, and Commissioner 

Tiedemann 
Against: (4) Director Fromherz, Director Hamilton, Councillor Wong, and 

Commissioner Navagrah 
 

MOTION DEFEATED 
 
Moved by Commissioner Tiedemann 
 
That with respect to Report CPC2021-1474, the following be approved: 
 
That the Calgary Planning Commission direct that Attachment 2 be amended to add the 
following Conditions after Condition 5 and renumber the subsequent Conditions 
according: 
 
1. Mitigate the impact of the power poles along the north side of the lane by either: 
 

a. Confirming this move does not negatively impact the adjacent properties in 
terms of future development; or 

b. adjusting the design of the building to accommodate the overhead powerlines 
in their existing location. 

 
For: (4) Director Fromherz, Commissioner Mortezaee, Councillor Wong, and 

Commissioner Tiedemann 
Against: (2) Councillor Dhaliwal, and Commissioner Navagrah 
 

MOTION CARRIED 
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Moved by Commissioner Tiedemann 
 
That with respect to Report CPC2021-1474, the following be approved: 
 
That the Calgary Planning Commission direct that Attachment 2 be amended to add the 
following Conditions after Condition 5 and renumber the subsequent Conditions 
according: 
 
2. Explore a further development of the plaza design associated with the Church 

building to: 
 

a. promote seamless transition from the internal church space to the outdoor 
space, in order to promote meaningful and active use of the space by the 
potential future tenant and to activate the corner. Specific attention needs to 
be provided to navigate the level difference between the church floor and the 
outdoor space, so that it helps balance the needs of the public realm and the 
church building tenant; and  

b. ensure that it serves as an extended outdoor space for the future tenant and 
simultaneously works as an inviting and vibrant public space, year-round, at 
this prime corner. 

 
For: (6) Director Fromherz, Commissioner Mortezaee, Councillor Wong, Councillor 

Dhaliwal, Commissioner Navagrah, and Commissioner Tiedemann 
 

MOTION CARRIED 
 
Moved by Commissioner Tiedemann 
 
That with respect to Report CPC2021-1474, the following be approved: 
 
That the Calgary Planning Commission direct that Attachment 2 be amended to add the 
following Conditions after Condition 5 and renumber the subsequent Conditions 
according: 
 
3. Include a detailed landscape design to improve the North lane and 

vehicular/pedestrian/building interface. 
 
For: (6) Director Fromherz, Commissioner Mortezaee, Councillor Wong, 

Councillor Dhaliwal, Commissioner Navagrah, and Commissioner 
Tiedemann 

 
MOTION CARRIED 

 
By General Consent, pursuant to Section (6)1 of the Procedure Bylaw 35M2017, 
Commission suspended Section 78(2)(b) of the Procedure bylaw in order to complete 
Item 7.1.1. prior to the afternoon recess. 
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Moved by Councillor Wong 
 
That with respect to Report CPC2021-1474, the following be approved, as amended: 
 
That the Calgary Planning Commission approve Development Permit DP2020-6663 for 
Dwelling Unit and Retail and Consumer Service (1 building) at 1110, 1114, 1120, 1124 
and 1126 Gladstone Road NW (Plan 5609J, Block Q, Lots 19 to 28), with conditions 
(Amended Attachment 2). 
 
For: (6) Director Fromherz, Commissioner Mortezaee, Councillor Wong, 

Councillor Dhaliwal, Commissioner Navagrah, and Commissioner 
Tiedemann 

MOTION CARRIED 
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1

From: jeff.s@jsarchitect.ca
Sent: Thursday, December 23, 2021 1:02 AM
To: Calgary SDAB Info
Cc: 'David Sanche'; 'Brian Horton'; 'Rick Grol'; vanessa.develter@o2design.com
Subject: [EXT] SDAB2021-0090 (DP2020-6663, 1114 Gladstone Road NW (1110-1126 Gladstone Rd NW))

Follow Up Flag: Follow up
Flag Status: Flagged

Hello All, 

Our firm is the Applicant of development permit application DP2020‐6663 (Dwelling Unit (1 building), Retail and 
Consumer Service at 1114 Gladstone Road NW), which is the subject of appeal SDAB2021‐0090. This appeal is scheduled 
for a hearing on January 6. Please be advised that Mr. Rick Grol has been retained as the agent/representative for the 
applicant and developer. In addition, Mr. Brian Horton and Vanessa Develter of O2 Planning + Design Inc. are authorized 
to speak on our behalf as well.   

Kind regards, 

JEFF SHEN 
Architect AIBC, AAA, OAA 
Tel: (604) 210-9698   Cell:(778) 858 -1805 
Email: jeff.s@jsarchitect.ca  
206-4603 Kingsway, Burnaby, BC V5H 4M4
www.jsarchitect.ca

Appeal Board rec'd: December 23, 2021
Submitted by: J. Shen, applicant
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DESIGNED

DRAWN

DATE
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DATE
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DRAWING

PROJECTCLIENT

DRAWING SCALE:

CONSULTANT

SUB - CONSULTANT

SUB - CONSULTANT
8

7

6

5

4

3

2

1
LANDSCAPE PLAN DPL-1.0

MULTI FAMILY DEVELOPMENT
1110-1126 GLADSTONE RD NW

LANDSCAPE REQUIREMENTS:

 TREES REQUIRED

 SHRUBS REQUIRED

= 4 TREES

= 4 TREES

= 2 TREES

= 2 TREES

= 10 TREES

= 5 TREES

= 5 TREES

= 14 TREES

= 7 TREES

= 7 TREES

= 18 TREES

= 9 TREES

= 9 TREES

= 32 TREES

= 146 SHRUBS

PLANT LIST

TREES

SHRUBS

PERENNIALS

PLANTING NOTES:
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NO. REVISIONS BY DATE APPR'D NO. REVISIONS BY DATE APPR'D ISSUED FOR CONSTRUCTION
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DRAWING SCALE:
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8
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1 DPL-2.0

BENCH

TYPICAL PICNIC TABLE

See DPL1 for Location

URBAN FORM RECYLE STATION

See DPL1 for Location

See DPL1 for Location

SITE FURNITURE SCHEDULE

BENCH

PICNIC TABLE

ITEM QTY. MANUFACTURER COLOUR INSTALLATIONSTYLE

8 WISHBONE

INDUSTRIES

BROWN SURFACE
BLACK METAL

SURFACE MOUNT

1 WISHBONE

INDUSTRIES

BAYVIEW

BVPTWC-8

BROWN SURFACE
BLACK METAL

SURFACE MOUNT

RECYCLE

STATION
2 WISHBONE

INDUSTRIES

URBAN FORM

UFRS-44

SAND SURFACE

BLACK METAL
SURFACE MOUNT

STANDARD
PARK BENCH

PB-6

LANDSCAPE DETAILS AND FURNITURE

MULTI FAMILY DEVELOPMENT
1110-1126 GLADSTONE RD NW

PLAYGROUND STRUCTURE

See DPL1 for Location

PATIO and PLAZA PAVERS

See DPL1 for Location

VIZOR BIKE SHELTER BY DERO PLAYCORE

See DPL1 for Location

CPC2021-1474 

Attachment 3

CPC2021-1474 - Attachment 3 

ISC: UNRESTRICTED

Page 45 of 54

SDAB2021-0090

554



KENSINGTON APARTMENT

 OCT 19/21

TWS EA EA

AS SHOWN

20-1717-042

9918 - 75 AVENUE
EDMONTON, AB. T6E 1J2
office@twsengineering.com

Phone: (780) 468-5477
Fax: (780) 465-5368

www.twsengineering.com

1110, 1114, 1120, 1124, 1126
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1. ALL MATERIALS AND WORKMANSHIP IN ACCCORDANCE WITH PLUMBING CODE
AND WITH CITY OF CALGARY DESIGN STANDARDS  (SURFACE AND DEEP UTILITIES)

1. CONTRACTOR TO FOLLOW ALL APPLICABLE MUNICIPAL QUALITY CONTROL REQUIREMENTS PROVIDING THE
ENGINEER ALL LABORATORY TEST RESULTS FROM TESTING AGENCIES PRIOR TO FINAL INSPECTION. WHERE RESULTS
DEVIATE FROM THE MUNICIPAL STANDARD OR SPECIFICATION, NOTIFY THE ENGINEER FOR CLARIFICATION ON
REMEDIAL ACTION REQUIRED AT THE TIME.

3. ALL ELEVATIONS ARE GEODETIC

4. THE OWNER/DEVELOPER MUST CONFORM TO THE REQUIREMENTS OF THE CITY OF CALGARY EROSION
AND SEDIMENTATION CONTROL GUIDELINES AND FIELD MANUAL

5. AFTER COMPLETION OF THE SITE WORKS CONTRACTOR TO PROVIDE AS-BUILT DRAWING (SURFACE AND UNDERGROUND)
DONE BY ALBERTA REGISTERED SURVEY COMPANY

6. CONTRACTOR TO PROTECT EXISTING UNDERGROUND UTILITIES DURING CONSTRUCTION.
NOT NECESSARY ALL UTILITIES SHOWN ON THE DRAWINGS.

0m 2 4 86

SITE PLAN
1:200

CPC2021-1474 

Attachment 3

CPC2021-1474 - Attachment 3 

ISC: UNRESTRICTED

Page 47 of 54

SDAB2021-0090

556



EX SAN MH
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PROPOSED FIRE DEPARTMENT
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45m COVERAGE
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METER
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PVC STORM @0.5%

INSTALL NEW STORM MH
RECONNECT EXISTING CB LEAD

RIM 1047.720
NE & SW INV 1046.250

W INV 1046.210
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PROPOSED 69.5m 300mm
PVC STORM @0.5%

PROPOSED 18.67m 300mm
PVC STORM @0.5%

EX SAN TOP OF PIPE 1045.332
PROP STM INV 1046.632

INSTALL NEW STORM MH
RECONNECT EXISTING CB LEAD

RIM 1047.720
NE & SW INV 1046.250

W INV 1046.210

EXISTING CB
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GENERAL NOTES
1. ELECTRICAL CONTRACTOR TO CONFIRM ENTRY POINTS AND

REQUIREMENTS OF INCOMING SERVICES BEFORE
COMMENCING WORK.

2. ELECTRICAL CONTRACTOR TO VERIFY CLEARANCES FROM
ALL OTHER DEEP SERVICES AND UTILITIES PRIOR TO ANY
UNDERGROUND ELECTRICAL SERVICE WORK, INCLUDING BUT
NOT LIMITED TO PIPING, TRANSFORMER VAULTS, AND
PEDESTALS.

3. ALL EXTERIOR LIGHTING TO BE CONTROLLED BY
PHOTO-ELECTRIC CELL (PEC) / TIMECLOCK (TC). REFER TO
EXTERIOR LIGHTING CONTROL SCHEMATIC FOR FURTHER
INFORMATION.

4. MINIMUM ACCEPTABLE VOLTAGE DROP FOR SITE LIGHTING IS
3%  FROM BRANCH CIRCUIT PANEL TO THE FURTHEST LIGHT
FIXTURE.

5. PROVIDE A PULL ROPE IN ALL EMPTY CONDUITS.

6. STUB CONDUITS INTO BUILDING ENVELOPE TO BE EXTENDED
TO ELECTRICAL ROOM DURING FUTURE BUILDING
CONSTRUCTION.

7. EXTEND DUCTS OFF PROPERTY TO PEDESTAL.
PROVIDE SWEEPING BENDS INTO PEDESTAL AS DIRECTED BY
EACH UTILITY.

KEY NOTES:
UNDERGROUND PRIMARY POWER SERVICE 100 OR 125mm (AS
DIRECTED BY UTILITY) RIGID PVC DUCT AT 1000mm BELOW
GRADE ENCASED IN MIN. 75mm CONCRETE ENVELOPE WHERE
REQUIRED BY UTILITY COMPANY. TERMINATE AT POWER SERVICE
ENTRY POINT 900mm BELOW GRADE. VERIFY EXACT SERVICE
ENTRY POINT WITH UTILITY COMPANY PRIOR TO TRENCHING.

PADMOUNT TRANSFORMER SUPPLIED AND INSTALLED BY UTILITY
COMPANY. ELECTRICAL CONTRACTOR TO PROVIDE  GROUNDING,
POSTS, GUARD RAILS AND VAULT AS REQUIRED BY UTILITY.
PLACE TRANSFORMER BASE AT THE CROWN OF LANDSCAPE
AREA. COORDINATE INSTALLATION WITH UTILITY ON SITE. IF THE
LOCATION OF THE PRECAST BASE IS WITHIN 4 METER OF A
BUILDING FOUNDATION OR IF SOIL CONDITIONS DO NOT
SUPPORT PRECAST BASES, ENGINEERED SCREW PILES OR
CONCRETE PILES MUST BE INSTALLED. WHEN PILES ARE
INSTALLED WOOD PLANKS ARE NOT REQUIRED, THE CONCRETE
PAD IS TO SIT DIRECTLY ON PILE CAP/PLATE. ENGINEERED
DRAWINGS STAMPED BY CIVIL ENGINEER / GEOTECHNICAL
ENGINEER MUST BE SUPPLIED TO EDTI (EPCOR DISTRIBUTION
AND TRANSMISION INC.) CUSTOMER ENGINEERING SERVICES
BEFORE EDTI WILL GRANT APPROVAL.
UNDERGROUND SECONDARY POWER SERVICE RIGID PVC DUCTS
AT 1000mm BELOW GRADE ENCASED IN A MIN. 75mm CONCRETE
ENVELOPE WHERE REQUIRED.  REFER TO SINGLE LINE DIAGRAM
FOR DETAILS. ENSURE THAT THE SECONDARY CONDUCTOR
DETAILS, QUANTITY, AND SIZE OF THE SECONDARY
CONDUCTORS ARE COMPATIBLE WITH THE TRANSFORMER LUGS
AND OTHER TERMINATION REQUIREMENTS REQUIRED BY THE
LOCAL UTILITY. PROVIDE SECONDARY SERVICE CONDUITS DRAIN
AS PER CEC 6-300(3)(4). SEE DETAIL.

100mm RPVC U/G TELEPHONE SERVICE 1m BELOW GRADE
ENCASED IN A MIN. 75mm CONCRETE ENVELOPE WHERE
REQUIRED BY RESPECTIVE UTILITY COMPANY. CONNECT TO
EXISTING UNDERGROUND CONDUITS 1000mm BELOW GRADE.
VERIFY SERVICE ENTRY POINT ON SITE.

100mm RPVC U/G CATV SERVICE 1m BELOW GRADE ENCASED IN A
MIN. 75mm CONCRETE ENVELOPE WHERE REQUIRED BY
RESPECTIVE UTILITY COMPANY. CONNECT TO EXISTING
UNDERGROUND CONDUITS 1000mm BELOW GRADE. VERIFY
SERVICE ENTRY POINT ON SITE.

APPROXIMATE LOCATION OF TTB/ TVTB IN ELECTRICAL ROOM.
REFER TO FLOOR PLANS.
APPROXIMATE LOCATION OF MDP IN ELECTRICAL ROOM. REFER
TO FLOOR PLANS AND SINGLE LINE DIAGRAM FOR DETAILS.

1

2

3

4

5

6

7

BUILDING LOCATION
LEGAL DESCRIPTION:
LOTS: 19-28
BLOCK: Q
PLAN: 5609J   WITHIN
S.W.1/4 SEC.21, TWP.24, REG.1 W. 5 M.

CIVIC ADDRESS:
1110 - 1126 GLADSTONE RD, NW,
CALGARY, AB

PROPERTY LINE

T
T

T
T

T

C
C

C
C

APPROXIMATE LOCATION OF SERVICE ENTRY
POINT. CONFIRM WITH EACH UTILITY COMPANY
THE EXACT LOCATION OF SERVICE ENTRY POINT
PRIOR TO TRENCHING.
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BUILDING LOCATION
LEGAL DESCRIPTION:
LOTS: 19-28
BLOCK: Q
PLAN: 5609J   WITHIN
S.W.1/4 SEC.21, TWP.24, REG.1 W. 5 M.

CIVIC ADDRESS:
1110 - 1126 GLADSTONE RD, NW,
CALGARY, AB

700

PEC

701

701

701

701

701

703A

703A

703A

702

702

702

702

700A

700A

700A

700A

700A

700A

700A

700A 700A 700A700A 700A 700A 700A 700A

700A

1.3 0.9 0.6 0.4 0.3 0.2 0.1 0.1 0.1

1.3 0.9 0.6 0.4 0.3 0.2 0.1 0.1 0.1

1.3 0.9 0.6 0.4 0.3 0.2 0.2 0.1 0.9

1.1 0.8 0.6 0.4 0.3 0.2 0.1 0.5 0.6

0.9 0.7 0.5 0.4 0.3 0.2 0.1 0.4 0.4

2.4

3.3 3.5 3.2

3.3 3.8 4.1 4.3 3.8 0.1

3.7 4.3 4.8 4.9 0.1 0.2 0.3

4.7 5.0 5.1 5.2 0.4 0.4 0.5 1.9

4.8 5.1 5.1 4.7 2.7 2.4 1.9

4.6 4.3 3.8 3.3

3.4 3.1

0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.3 0.4 0.5 0.5 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.5 0.5 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.5 0.6 0.7 0.7 0.8 0.9 0.9 0.9 0.9 0.9 0.8 0.8 0.7 0.6 0.5 0.5 0.4 0.3 0.3 0.3 0.3 0.2 0.3 0.3 0.3 0.4 0.4 0.5 0.6 0.6 0.7 0.8 0.8 0.9 0.9 0.9 0.9 0.8 0.8 0.7 0.6 0.6 0.5 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.5 0.5 0.6 0.6 0.6 0.7 0.7 0.7 0.7 0.7 0.7 0.6 0.7 0.7 0.6 0.6 0.6 0.5 0.4 0.4 0.3 0.3 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1

0.4

0.6 0.6 0.6 0.6 0.4

1.0 1.2 1.3 1.1 0.8 0.5 0.4 0.3

1.2 2.0 2.6 2.7 2.1 1.3 0.8 0.5 0.3 0.3 0.2

2.0 3.8 5.4 5.6 4.1 2.2 1.2 0.6 0.4 0.3 0.2 0.2 0.2 0.1

1.3 2.7 5.4 6.5 5.9 5.9 3.1 1.5 0.8 0.5 0.4 0.3 0.2 0.2

1.4 2.8 5.7 6.0 4.8 6.2 3.2 1.5 0.8 0.5 0.4 0.3 0.3 0.2

0.8 1.2 2.2 4.2 6.1 6.2 4.7 2.5 1.3 0.8 0.5 0.4 0.3 0.3

0.7 1.0 1.5 2.4 3.3 3.4 2.6 1.7 1.0 0.7 0.5 0.4 0.4 0.3

0.6 0.7 0.8 1.1 1.4 1.7 1.7 1.5 1.1 0.8 0.7 0.6 0.5 0.4

0.7 0.8 0.8 0.9 1.0 1.1 1.1 1.0 0.9 0.8 0.7 0.6 0.6 0.5 0.5

11.2 10.3 0.9 1.0 1.0 1.0 1.0 0.9 0.9 0.9 0.9 0.9 0.9 0.8 0.8 0.7 0.6 0.5

11.2 10.1 7.2 4.7 1.7 1.8 1.8 1.6 1.3 1.1 1.0 1.0 1.0 1.1 1.1 1.1 1.0 0.9 0.7 0.6

5.8 4.2 2.8 2.0 1.8 2.0 2.7 3.4 3.5 2.8 1.9 1.4 1.2 1.2 1.3 1.4 1.5 1.5 1.4 1.2 1.0

0.6 0.8 3.2 2.3 1.9 1.9 2.7 4.5 6.2 6.4 5.0 3.0 1.9 1.5 1.5 1.7 2.0 2.2 2.3 2.1 1.7

0.5 0.6 0.7 1.8 1.7 2.0 3.2 5.8 6.5 5.2 6.6 3.8 2.3 1.8 1.9 2.3 2.9 3.3 3.4 3.1 2.5

0.4 0.5 0.5 0.6 0.7 1.5 1.9 3.1 5.8 6.9 6.1 6.5 3.9 2.4 2.1 2.4 3.2 4.1 4.9 5.2 4.6

0.4 0.4 0.5 0.6 0.7 0.9 1.5 2.4 4.1 5.9 6.2 4.8 3.1 2.3 2.2 2.9 4.0 5.4 6.9 7.4 6.5

0.4 0.4 0.4 0.5 0.5 0.6 0.7 1.0 1.6 2.4 3.1 3.3 2.8 2.3 2.1 2.4 3.2 4.5 6.5 8.4 9.2

0.4 0.4 0.4 0.5 0.5 0.6 0.7 0.8 1.2 1.5 1.8 1.9 1.9 1.8 2.0 2.4 3.3 4.6 6.6 8.5 9.3

0.4 0.4 0.4 0.4 0.5 0.5 0.6 0.7 0.8 0.9 1.1 1.3 1.4 1.5 1.7 2.0 2.4 3.2 4.3 5.8 7.1

0.4 0.4 0.4 0.5 0.5 0.6 0.7 0.8 0.8 0.9 1.0 1.1 1.3 1.5 1.7 2.1 2.5 3.1 3.8 4.6 5.3

0.3 0.3 0.4 0.5 0.6 0.7 0.8 1.0 1.0 1.0 1.0 1.0 1.1 1.3 1.7 2.0 2.4 2.9 3.2 3.5 3.7

0.3 0.3 0.4 0.5 0.7 1.0 1.3 1.6 1.7 1.5 1.3 1.2 1.3 1.5 2.0 2.5 3.1 3.6 3.8 3.7 3.4

0.3 0.3 0.4 0.6 0.9 1.5 2.4 3.3 3.3 2.6 1.9 1.5 1.5 1.7 2.4 3.2 4.2 4.9 5.1 4.6

0.3 0.4 0.5 0.7 1.2 2.3 4.4 6.1 6.2 4.7 2.8 1.9 1.7 2.0 2.9 4.0 5.5 6.8 7.2 6.1

0.3 0.4 0.5 0.8 1.4 3.0 5.8 5.9 5.6 6.3 3.5 2.2 1.9 2.2 3.2 4.7 6.7 8.6 9.3 0.0

0.3 0.4 0.5 0.8 1.4 2.9 5.7 6.4 6.2 6.2 3.4 2.1 1.9 2.3 3.3 4.9 7.0 9.1 9.9 0.0

0.3 0.4 0.5 0.7 1.2 2.2 4.1 5.8 5.9 4.4 2.6 1.9 1.7 2.2 3.1 4.5 6.3 8.0 8.5 0.0

0.2 0.2

0.3 0.3 0.3 0.3

0.2 0.2 0.3 0.3 0.3 0.3 0.4 0.4 0.4 0.4

0.2 1.8 1.5 1.2 0.4 0.4 0.4 0.5 0.6 0.7 0.8 0.7 0.6 0.5

0.2 0.2 2.9 2.3 1.7 1.3 0.9 0.5 0.5 0.5 0.5 0.7 1.0 1.3 1.5 1.4 1.1 0.8 0.5 0.3 0.2

0.1 5.3 4.4 3.2 2.3 1.6 1.1 0.8 0.6 0.6 0.6 0.7 1.0 1.7 2.6 3.2 3.0 2.2 1.3 0.7 0.4

0.1 0.2 7.4 5.8 4.1 2.7 1.8 1.2 0.9 0.7 0.6 0.7 0.9 1.5 2.7 4.8 6.2 5.9 4.0 2.0 1.1 0.6

9.3 8.7 6.7 4.6 3.0 2.0 1.3 0.9 0.7 0.7 0.7 1.0 1.8 3.6 6.4 4.3 6.5 5.4 2.7 1.4 0.7

8.9 8.2 6.4 4.5 3.0 1.9 1.3 1.0 0.8 0.7 0.8 1.1 1.8 3.6 6.4 5.7 6.9 5.3 2.7 1.5

6.4 7.2 6.7 5.3 3.9 2.7 1.7 1.2 0.9 0.8 0.7 0.8 1.0 1.5 2.7 4.6 5.9 5.6 3.8 2.2 1.4

5.3 5.5 5.0 4.1 3.1 2.2 1.5 1.2 0.9 0.8 0.8 0.8 1.0 1.3 1.8 2.5 3.1 3.0 2.3 1.6

4.8 4.9 4.6 4.0 3.2 2.5 1.8 1.4 1.1 0.9 0.8 0.9 0.9 1.0 1.1 1.3 1.6 1.7 1.7 1.4 1.2

5.8 5.0 4.2 3.4 2.7 2.0 1.5 1.2 1.0 0.9 1.0 1.1 1.3 1.3 1.3 1.3 1.2 1.2 1.2 1.0

8.0 7.0 5.5 4.1 3.1 2.3 1.7 1.3 1.1 1.0 1.0 1.2 1.6 2.1 2.2 2.0 1.6 1.3 1.1 1.0 0.8

9.3 7.9 5.7 4.1 2.9 2.0 1.5 1.2 1.0 1.0 1.2 1.7 2.7 3.9 4.4 3.7 2.5 1.6 1.2 1.0

8.6 8.8 7.4 5.4 3.8 2.6 1.8 1.3 1.1 1.0 1.0 1.4 2.3 4.4 6.7 7.0 6.2 3.8 2.1 1.4 1.0

6.9 7.0 5.9 4.4 3.2 2.2 1.5 1.2 1.0 0.9 1.0 1.5 2.6 5.4 7.0 2.0 7.4 4.8 2.5 1.6

0.1 4.8 4.8 4.2 3.4 2.5 1.7 1.3 1.0 0.9 0.8 1.0 1.4 2.4 4.9 7.7 7.7 7.5 4.5 2.4 1.6

3.2 3.2 2.9 2.4 1.8 1.4 1.1 0.9 0.8 0.7 0.9 1.1 1.8 3.1 4.7 0.0 0.1 0.1 0.0

1.7 1.3 1.1 0.9 0.8 0.7 0.7 0.7 0.9 1.2 1.8 0.3 0.0 0.0 0.0 0.0

0.1

0.1 0.1 0.1

0.1 0.1 0.1

0.2 0.2 0.1 0.1

0.4 0.3 0.2

1.2 0.7 0.4 0.3

2.2 1.1 0.5

3.9 2.8 1.3 0.6

1.2 2.0 1.0

3.8 2.9 1.6 0.8

2.2 1.8 1.0

0.8 1.0 0.9 0.6

0.4 0.5 0.4

0.2 0.2 0.3 0.2

0.1 0.1 0.2

0.1 0.1 0.1 0.1

0.1 0.1 0.1

0.1 0.1 0.1 0.1

0.1 0.1 0.1

0.1 0.1 0.1 0.1

0.1 0.1 0.1

0.1 0.1 0.1 0.1

0.2 0.1 0.1

0.3 0.2 0.2 0.1

0.5 0.4 0.2

1.5 0.9 0.5 0.3

2.7 1.3 0.6

2.4 2.6 1.3 0.6

3.7 2.3 1.8 1.0

3.2 2.8 1.4 0.7

1.2 1.6 1.4 0.9

0.6 0.7 0.7 0.5

0.3 0.3 0.4 0.4

0.2 0.2 0.2 0.2

0.1 0.1 0.1 0.1

0.1 0.1 0.1 0.1

0.1 0.1 0.1 0.1

0.1 0.1 0.1 0.1

0.2 0.2 0.1 0.1

0.3 0.2 0.2 0.1

0.7 0.5 0.3 0.2

1.3 0.8 0.4 0.3

3.4 2.2 1.1 0.5

3.6 2.5 1.1 0.5

2.8 1.8 1.8 0.9

3.6 2.5 1.3 0.7

1.5 1.9 1.5 0.8

0.8 0.9 0.7 0.5

0.4 0.4 0.5 0.4

0.2 0.3 0.3 0.3

0.2 0.2 0.2 0.2

0.2 0.2 0.2 0.2

0.3 0.3 0.2 0.2

0.7 0.5 0.4 0.3 0.2

1.3 0.9 0.5 0.3

3.2 2.5 1.3 0.7 0.4

3.8 3.2 1.6 0.7

1.0 2.1 1.3 0.7

3.6 2.0 1.0

2.3 1.5 0.9

1.4 1.1 0.9

1.1 1.1 1.0

1.3 1.5 1.5

1.8 2.2 2.4

2.6 3.3 3.8

3.5 4.8 5.7

4.4 6.4 7.8

3.2 4.9 7.2 8.9

3.0 4.6 6.7 8.2

2.5 3.7 5.2 6.2

1.9 2.7 3.6 4.2

1.4 1.9 2.3 2.6

1.0 1.2 1.4 1.5

0.7 0.8 1.0 1.0

0.5 0.6 0.6 0.7 0.7 0.4 0.6 1.0 1.4 2.1 2.9 3.8 4.7 5.1 5.0 4.4 3.7 3.1 2.7

0.3 0.4 0.5 0.5 0.6 0.5 0.7 1.0 1.4 2.0 2.8 3.6 4.4 4.8 4.7 4.2 3.6 3.0 2.7

0.3 0.3 0.4 0.4 0.5 0.4 0.7 0.9 1.3 1.8 2.4 3.1 3.7 4.1 4.0 3.6 3.1 2.7 2.5

1.6 1.3 1.0

2.6 2.0 1.4

4.9 3.9 2.8 1.9

7.1 5.4 3.6 2.4

9.9 8.6 6.3 4.2

10.0 8.7 6.4 4.2

8.7 8.8 7.6 5.6

7.8 8.1 7.5 6.2 4.7

8.9 8.2 6.8 5.3 3.9

9.8 9.8 8.3 6.3 4.6

9.9 9.6 7.9 5.8 4.1

8.2 7.9 6.5 4.8

5.4 6.1 5.9 4.9 3.8

4.5 4.6 4.3 3.6 2.8

4.3 4.3 3.9 3.4 2.8 2.1

5.5 4.5 3.7 2.9 2.3

8.0 6.8 5.1 3.6 2.7 1.9

9.2 7.6 5.4 3.6 2.5

8.3 8.5 7.0 5.0 3.4 2.2

6.4 6.6 5.4 4.1 2.8

3.6 4.4 4.4 3.8 3.0 2.1

2.3 2.8 2.8 2.5 2.0

1.5 1.7 1.8 1.6 1.3

0.9 1.1 1.1 1.1

0.6 0.7 0.7 0.7

2.7 3.0 3.6 4.3 5.0 5.2 4.7 3.8 2.9 2.1 1.4 1.0 0.7 0.6 0.5 0.5 0.6 0.7 1.0 1.5 2.1 3.0 4.0 5.0 5.9 6.3 6.3 6.3 6.3 6.4 6.1 5.3 4.3 3.2 2.4 1.6 1.1 0.8 0.6 0.5 0.4 0.4 0.4 0.5 0.7 1.0 1.5 2.1 2.9 4.0 5.0 5.9 6.2 6.3 6.2 6.2 6.3 6.1 5.5 4.5 3.4 2.5 1.8 1.3 0.9 0.6 0.5 0.4 0.4 0.5 0.6 0.8 1.2 1.7 2.4 3.3 4.2 4.9 5.1 4.8 4.1 3.5 3.1 2.9 3.0 3.5 4.2 4.9 5.2 4.8 4.0 3.1 2.2 1.5

2.7 3.0 3.6 4.3 4.8 4.9 4.5 3.7 2.8 2.1 1.5 1.0 0.8 0.6 0.5 0.5 0.6 0.8 1.1 1.5 2.1 2.9 3.9 4.9 5.7 6.2 6.2 6.2 6.2 6.2 5.9 5.2 4.2 3.2 2.3 1.7 1.2 0.8 0.6 0.5 0.4 0.4 0.5 0.6 0.7 1.1 1.5 2.1 2.9 3.9 4.9 5.7 6.1 6.1 6.1 6.1 6.1 6.0 5.4 4.4 3.4 2.5 1.8 1.3 0.9 0.7 0.5 0.5 0.5 0.5 0.7 0.9 1.2 1.7 2.4 3.2 4.1 4.7 5.0 4.6 4.0 3.4 3.0 2.9 3.1 3.5 4.2 4.7 5.0 4.6 3.9 3.0 2.2 1.6
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Calculation Summary
Label CalcType Units Avg Max Min Avg/Min Max/Min
Canopy Illuminance Fc 3.22 5.2 0.1 32.20 52.00
Centre Lane Illuminance Fc 0.49 0.9 0.1 4.90 9.00
Kid'sPlayground Illuminance Fc 2.34 11.2 0.0 N.A. N.A.
Lane Lighting Illuminance Fc 2.75 6.4 0.4 N.A. N.A.
Outdoor Amenity Illuminance Fc 2.37 9.3 0.0 N.A. N.A.
Parkade-Bollard Illuminance Fc 1.38 8.9 0.1 13.80 89.00
TX Illuminance Fc 4.72 10.0 0.6 7.87 16.67
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