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PROPOSAL: 

New: Multi-Residential Development (101 Unit Apartment, 8 Storeys) 

 
 

APPLICANT: 
Battistella Developments 

OWNER: 
1479955 Alberta Ltd. (Simon Battistella) 

MUNICIPAL ADDRESS: 
1037 2 Ave NW; 
233, 235, 237 & 241 9A St. NW 
 

LEGAL DESCRIPTION: 
(Plan 2448 O, Block 1, Lots 21-27) 
 

(Map 21C) 
 
EXISTING LAND USE DISTRICT(S): DC 74D2010 
 
 
AREA OF SITE:    0.195 ha ± (0.482 ac ±)  
 
 
CURRENT DEVELOPMENT: 4 Unit Apartment Building;  
 Single-Detached Dwellings (4) 
 

 

ADJACENT DEVELOPMENT: 
 
NORTH: 2 Avenue NW; Commercial development (C-COR1 f2.8h13);  
 4 storey Multi-Residential Development (M-C2) 
 
SOUTH: Single-Detached Dwellings (M-C2) 
 
EAST: LRT Tracks; Park space (S-CS); Single Detached Dwellings (M-CGd72) 
 
WEST: At-grade Parking Lot, Commercial development (C-COR1 f2.8h13) 

 

DEVELOPMENT SUMMARY 
RULE 

BYLAW STANDARD PROPOSED RELAXATION 

DENSITY Minimum 30 units 101 units N/A 

HEIGHT (as per DC Guideline) 26.0 m 26.0 m N/A 

SETBACKS 
Setback from 2 Ave (North) 

Setback from Neighbour (South) 

Setback from 9A St. (East) 

Setback from lane (West) 

 

0.0 m 

0.0 m 

0.0 m 

0.0 m 

 

0.3 m 

0.4 m 

0.2 m 

1.1 m 

 

N/A 

N/A 

N/A 

N/A 
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DEVELOPMENT SUMMARY 
RULE 

BYLAW STANDARD PROPOSED RELAXATION 

 

PARKING  

 

Shared Entry: 

0.9 stalls/unit (86 stalls) 

0.1 visitor stalls/unit (10 stalls) 

No Shared Entry: 

1.0 stalls/unit (6 stalls) 

0.15 visitor stalls/unit (1 stall) 

 

Residential 

99 stalls 

 

Visitors: 

11 stalls 

N/A 

LANDSCAPING 40% less 4% reduction 
(Street-oriented) = 36% 

43.9% N/A 

EXTERIOR FINISH MATERIALS 
Walls: Polished Burnished Block, Dark Grey Metal Panels, Yellow Metal Panels, Glass 
Roof:   Concrete Pavers & Plantings (Roof-top Terrace), reflective coloured ballast 
Windows: Clear Silicate Glass (Non-Reflective) 

 
 

SUMMARY OF CIRCULATION REFEREES 
CPTED ASSESSMENT 
Crime Prevention 
Through Environmental 
Design 

No concerns. 

ENVIRONMENTAL 
MANAGEMENT No concerns. 
URBAN DESIGN  
REVIEW COMMITTEE Comments provided.  See report. 
SPECIAL REFEREE(S) 
Kensington   BRZ See Appendix V 

COMMUNITY 
ASSOCIATION 

Hillhurst/Sunnyside 

 
Comments provided.  See Appendix IV. 

 
 
PLANNING EVALUATION 
 
Introduction 
 
This application is for a 101 unit multi-residential development (apartment building) located at 
the corner of 2 Avenue NW and 9A Street NW within the community of Sunnyside.  The site was 
recently redesignated by Council to a Direct Control District (Bylaw 74D2010). 
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The DC Guidelines refer to the M-H2 district of Bylaw 1P2007.  See Appendix II. 
 
Site Context 
 
The subject site is strategically located at the intersection of 2 Avenue and 9A Street NW within 
a one block walking distance of the Sunnyside LRT and positioned a block east of  
10 Street NW, which is one of the main commercial corridors within Kensington Village.  To the 
east, across the LRT track are a series of small triangular-shaped parks.  Beyond these parks 
are single-detached dwellings.  Directly north of the site are four storey multi-residential 
buildings which front onto 9A Street NW.  To the south of the subject site, there are a series of 
single storey and one and a half storey homes built between 1911 and 1946. 
 
The subject property (consisting of 5 properties), contains 4 single-detached homes and a two 
storey apartment building located at the corner of 9A Street NW and 2 Avenue NW.  This 
building is a landmark due to its unique art-deco style architecture and has been designated by 
Council as having significant heritage value.  For this reason, Heritage Planning has requested 
a series of interpretative elements be placed on site to commemorate the history of this building.  
See section below. 
 
Land Use District 
 
The subject site is designated Direct Control and is subject to the Multi-Residential - High 
Density Medium Rise (M-H2) District with exceptions.  The DC District is designed to support a 
variety of multi-residential forms.  Sites are typically located on strategic parcels in transit and 
transportation corridors with high density.  Key provisions of the land use district are: 
 

· Minimum density of 150 uph (min. 30 units, 101 proposed).  No maximum density. 
· Maximum height of 26 m (as stipulated in the DC Guidelines). 
· Podium Setback/Envelope: Parcel sharing a property line with a street or site 

designated M-C2 ..., the maximum height is 10 m within 3.0 m of shared property line 
(as per the DC Guideline).  Under the M-H2 District, the building height is restricted 
to 10 m within 4.0 m of a shared property line. 

· Provides opportunities for street-oriented multi-residential development. 
 
Site Characteristics 
 
The site slopes gently from south to north, with the lowest point located at the northeast corner 
(intersection of 9A Street NW and 2 Avenue NW).  Boulevard trees line 9A Street NW frame the 
development, providing a nice experience for pedestrians walking along the street. 
 
Legislation & Policy 
 
The Hillhurst/Sunnyside Area Redevelopment Plan (ARP) was approved by Council in 1988 
January and most recently amended in 2009 February.  The majority of policies most applicable 
to this development appear in Part II of the document which focuses on Transit Oriented 
Development (TOD). 
 
This Plan provides a vision for residents “to live, work, shop and play without the need of a car”. 
This vision emphasizes medium-density mid-rise development, located on major streets and 
locations where development supports transit use, creates a vibrant pedestrian realm, and 
maintains existing community character.  New buildings will be oriented towards the pedestrian, 
with well-articulated streetwalls built along the sidewalk with a steady rhythm of front doors and 
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windows.  Building elements above three and four stories are stepped back to create uniform 
cornice lines and maintain sun access to the street and sidewalk. 
 
The subject site falls within the medium-density mid-rise area which has been designed to 
accommodate higher density due to its proximity to the LRT station and to provide a transition 
for residents in the Sunnyside residential neighbourhood located east of 9A Street. 
 
The proposed development complies with the general intent of policies stated within the 
Hillhurst/Sunnyside ARP, including; 
 
· Creating redevelopment which is sensitive to the neighbouring context through building 

scale and design, while encouraging innovation in design.  
· Development of built forms and uses other than loading and vehicle access in rear lane in 

order to create activity and natural surveillance. 
· Contribute to the distinctive and eclectic character of the area, including the traditional small 

lot pattern of development. 
· Designing buildings which are articulated and detailed in a manner that reinforces existing 

development rhythms. 
· Encouraging an environmentally sustainable neighbourhood and building design. 
 
See Appendix III for a complete review of all policies relevant to this proposed development. 
 
Site Layout & Building Design 
 
The overriding principle of this design was to locate the apartment building to meet the tenets of 
street-oriented design as described in the Land Use Bylaw.  As such, the lower portion of the 
building was stepped forward of the homes along 9A Street NW and placed close to the 
property line along 9A Street NW and 2 Avenue NW, creating a positive intimate experience for 
the pedestrian.   The principle entrance into the building is from 9A Street NW, with a secondary 
entrance placed along 2 Avenue NW.  Access to the underground parkade, including loading 
and garbage removal occurs at the rear of the building off the lane. 
 
Building Design 
 
Podium Section:   
The proposed building resembles two components – a podium and tower section.  The 2 storey 
podium section consists of 16 two-storey townhouse units and 12 apartment units.  The majority 
of the townhouse units face onto 9A Street NW and are designed to mimic the rhythm of the 
single-detached homes along the 9A Street NW.  The townhouse units wrap around the north 
side of the building, facing onto 2 Avenue.  All 12 apartment units at the podium level face west 
onto the lane.  Two of these units are at grade and gain their access by a sidewalk from 2 
Avenue NW which runs parallel to the lane.  
 
Individual Street-Oriented Entries: 
All ground floor units have individual entries with raised patios delineated by concrete planters 
and a 1.1 metre high aluminum picket fence.  Vertical fin elements composed of burnished block 
project past the main façade and extend the full two storeys, providing further building 
articulation and added separation between the townhouse units.  While entries along 9A Street 
NW are set into the building, those along 2 Avenue NW are flush to the façade and carry more a 
commercial feel.  For added definition, grey metal open canopies have been placed above each 
of these entries.  These compliment the yellow and grey canopies which accent the main 
entrances along 9A Street NW and 2 Avenue NW respectively.  To complete the design, 
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burnished block has been added in areas where the building transitions along 2 Avenue NW, 
providing a nice contrast to the glass and grey metal panels. 
 
Potential Future Commercial:   
To facilitate future support commercial uses (as outlined in Section 3.13 of the 
Hillhurst/Sunnyside ARP) the two end units at the corner of 9A Street NW and 2 Avenue NW 
have been designed so that the residential units can easily be converted to a commercial use 
should opportunities arise. 
 
Tower Mid-Rise: 
The core of the building consists of floors 3 through 8.  At the third storey, the apartment units 
step back around the entire building, offsetting the townhouse units below.  The roof areas of 
the townhouse units act as terraces for the third storey apartment units.  From 9A Street NW, 
the entire tower section is staggered half way back as seen on the south facade, adding 
articulation and interest to the building.  A number of bedrooms on the 4th, 6th and 7th floors also 
extend past the balconies to the outer facade.  For added affect, these bump outs have been 
accented with yellow metal and appear on the front (East) and rear (West) elevations.  The 
tower is capped off by the mechanical penthouse which provides access to a roof-top amenity 
space.  See Landscaping for more details. 
 
The apartment building incorporates a variety of materials, most notably glass panels which 
extend from floor to ceiling on all floors.  This is offset by vertical columns of grey metal which 
extend to the top of the building’s parapet.  The metal panelling is used further to frame the 
mechanical penthouse which extends the full length of the building. 
 
The total gross floor area of the building on all 8 floors is 9694.49 square metres.  The building 
(including the mechanical penthouse) has a FAR of 4.97.  The overall building height is 26.0 m 
which meets the maximum height limit as prescribed in the DC Guidelines.  Refer to Appendix I 
for details of the building plans. 
 
Heritage Commemoration/Interpretive Feature: 

With direction from Heritage Planning, the applicant will be providing several historic features in 
commemoration of the existing building located at 1037 – 2 Avenue NW.  The features will 
include 2 bronze medallions and two commemorative wall mounted plaques.  The bronze 
medallions will be located within the public sidewalk at the corner of 2 Avenue NW and 9A 
Street NW, the other adjacent to the lane within the small plaza seating area.  Both 
commemorative plaques will be located on site, one near the northeast corner of the building, 
the other behind the bench seating at the northwest corner of the site. 
 
Financing the Public Realm: 
 
The Area Redevelopment Plan requires that all new development pay a development levy or 
levies based on each square metre of building towards the cost of public improvements that 
serves the entire area.  One of these improvement measures is the upgrading of streetscapes 
and open spaces elsewhere within the community. 
 
In response to this initiative, LUPP has formalized the costing for developers as $726.13 per 
unit for residential development.  Based on the proposed development of 101 units, the required 
developer charge is $73,338.64.  In support of this community initiative, the developer has 
agreed to pay the required contribution as indicated in the Conditions of Approval. 
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CPAG has determined that this contribution will be held by The City until the levy is formally 
established. 
 
CPTED - Crime Prevention Through Environmental Design 
 
The application was reviewed by the Calgary Police Service and no concerns were noted. 
 
Environmental Site Assessment 
 
A Phase 1 Environmental Site Assessment (ESA) was submitted by the applicant.  Upon 
review, Environmental Management (Urban Development) found the report satisfactory.  No 
further update or modifications were required. 
 
Urban Design Review Panel 
 
The proposed development was reviewed by the Urban Design Review Panel.  The following 
lists the main comments provided by the Panel and how they were addressed during the review 
of this application. 
 
 
Urban Design Review Panel Comment 

 
Response 

The roof terrace requires handicapped 
accessibility. 

Development has not been targeted for the 
accessibility market. 

Greater legibility of 9A Street NW entrance Improvements were made by: 
· Widening the formal entry area into the 

building. 
· Placing yellow metal canopy over entrance 
· Locating building identification signage on 

top of canopy. 
· Inset address into landscaped wall along 

9A Street NW. 
Class 2 bicycle storage creates bottleneck on 
tight 9A Street NW access. 

Three (3) Class 2 Bicycle stalls have been 
placed by the front entrance.  The remaining 
are located along 2 Avenue NW (5 stalls) and 
off the lane at the northwest corner of the 
building (3 stalls).  

Recommends a sidewalk cut through the 
boulevard on 9A street NW to allow for better 
access to building. 

5 separate sidewalk cuts currently exist 
through the 9A Street NW boulevard along the 
length of the subject site. See Landscape Plan 
(DPL-1) 

The applicant is encouraged to adhere to an 
elevated standard of execution in both public 
realm and building facades (for example 
consideration of metal rather than EIFS). 

The exterior material proposed on the 
elevations will either be a metal or EIFS panel 
depending upon the type of window wall 
system chosen. 
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Landscaping 
 
Landscaping has been proposed at the ground, third and most notably roof-top level.  At-grade, 
each unit has a raised amenity space delineated by hedge and decorative fencing.  The hedge 
and fencing detail carries the same character as some of the existing homes along 9A Street 
NW.  Similarly at the third level, raised planters have been used to separate each private deck 
and provide privacy between units. 
 
At the roof-top, the south facing terrace will provide nearly 400 square metres of landscaped 
common amenity area, designed with pathways, low level planters with shrubs and a variety of 
plantings, ornamental grasses, bench seating, open areas and a fireplace.  This space will be 
available for all residents to use and can be accessed by stairs from the 8 floor level. 
 
Sufficient trees have been placed at grade to meet bylaw requirements.  Additional trees exist 
within the boulevard along 9A Street NW and will be protected at all times during construction.  
No boulevard trees will be removed to accommodate this development. 
 
Site furniture such as benches, bicycle racks will be provided in certain locations on site, 
including a heritage medallion which will be located at the northwest corner of the site.  The 
heritage medallion will commemorate the heritage building which previously existed on site.  
 
Bylaw Relaxations 
 
Under Bylaw 1P2007, hard landscaping should not comprise more than 50 percent (390.4 
square metres) of the required landscaping (780.8 square metres) when a street-oriented multi-
residential building is being proposed.  According to the plans, hard landscaping makes up 
432.19 square metres or 55.35 percent of the total required landscaping; a relaxation of 42.79 
square metres.  Administration recommends a relaxation to the required hard landscaped area 
as the overall hard surface area is slightly above the area allowed and is offset by an 
abundance of soft landscaping (grass and planters), especially at grade.  Furthermore, over 
one-third of the hard landscaping proposed is provided on the roof-top amenity area, which has 
been designed for active and passive use. 
 
Site Access & Traffic 
 
No Traffic Impact Assessment was required. 
 
All vehicular access including loading/unloading and garbage pickup will occur along the rear of 
the building, directly off the paved lane.  The lane is located behind (West) of the subject site 
and runs parallel to 9A Street NW. 
 
Parking 
 
No parking study was required. 
 
According to Bylaw 1P2007, the proposed development requires 92 residential and 11 visitor 
stalls.  Underground parking is accessed off the lane and meets bylaw standards with the 
provision of 99 residential and 11 visitor stalls. 
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Bicycle parking meets the Bylaw standards, with the provision of 51 Class 1 and 11 Class 2 
stalls.  The secured Class 1 stalls are located within Parkade Level 1, while the Class 2 stalls 
are placed strategically around the building. 
 
Site Servicing for Utilities 
 
Existing onsite sanitary and storm connections are available to service the proposed 
development.  No upgrades to the existing servicing are required to support demand generated 
by proposed development.   
 
Note: The redesign plan for 2 Avenue NW (from 9A Street NW to 10 Street NW) has been 
included in Appendix VI for information purposes only.  It is not predicated on the construction of 
the subject development proposal. 
 
Environmental Sustainability 
 
The proposal is seeking to design to the BuiltGreen Program certification. BuiltGreen projects 
are 3rd party certified, energy efficient and environmentally responsible homes. The purpose of 
the BuiltGreen Program is to promote, encourage, enable and recognize environmentally 
responsible residential construction practices. There are six areas of focus: 
 
1. Environmental concern; 
2. Increased energy efficiency and reduced pollution; 
3. Healthier indoor air; 
4. Reduction in water usage; 
5. Preservation of natural resources; and, 
6. Improved home durability and reduction in maintenance. 
 
The Natural Resources Canada EnerGuide Rating System is part of the certification process. All 
BuiltGreen buildings benchmark their energy efficiency against the EnerGuide Rating System. 
The BuiltGreen checklist includes an energy efficiency requirement, and a menu of options in 
categories, addressing a range of "green" items from which the builder can select to meet the 
Bronze, Silver, Gold and Platinum achievement levels. The proposed development will be a 
BuiltGreen Platinum Building.  See Appendix VII. 
 
The proposed development will include a variety of sustainable initiatives, including the 
following: 
· Water and energy efficient plumbing fixtures and appliances. 
· Using structural elements containing recycled materials and locally sourced building 

materials and supplies. 
· Automated lighting systems to be used in all public areas – the majority which are 

fluorescent or LED. 
· Rain water capture on mechanical penthouse to be used to water plantings on roof-top 

amenity space. 
· Efficient irrigation system using rain sensors and drip feed will be used for all vegetation 

proposed at the ground and third storey level. 
· All temporary power used to construct the building will be provided by Green renewable 

energy. 
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Community Association Comments 
 
The  Hillhurst/Sunnyside Community Association was circulated the initial application and 
amended plans/renderings to keep them informed and engaged in the process.  The following is 
a response to their most recent letter which can be cross-referenced in Appendix IV. 
 
1.   Architectural and Urban Design 
 

a. The sun-shadow study as shown in the report was reviewed internally by Urban Design 
specialist and found acceptable.  Limited amounts of shadowing is expected on the 
North side of 2 Avenue NW during the months of May through September, considered 
the critical shadow period in which most cases are measured.  The ARP set a height 
limit of 26 m with a 3 metre stepping of the building beyond 12 m in height as a design 
mechanism to mitigate the impact of shadowing and massing adjacent to the public 
realm.  This development achieves both these principles. 
 

b. With direction from the Urban Design Review Panel (UDRP) and Urban Design (LUPP) 
the proposed plans/renderings were reviewed with respect to building design, its 
massing and proposed height.  The following characteristics were identified: 

 
· All four building sides have been articulated through the use of different 

materials, colours and building stepbacks. 
· The building was designed only with a two storey podium (one less than ARP 

allows) to provide a better pedestrian experience and be more sympathetic to 
adjacent homes along 9A Street NW. 

· The building meets the required bylaw setbacks on all four sides.  In fact, the 
building exceeds the bylaw setback requirement on 9A Street NW. 

· The building does not exceed the FAR (Floor Area Ratio) allowed under the land 
use district. 

· The building does not exceed the maximum building height as prescribed in the 
DC Guidelines (26 m). 

 
c. With direction from UDRP and Urban Design Specialist, administration upon further 

review is satisfied that the proposed development provides a balance between vertical 
and horizontal elements.  By introducing colour and solid partitions between balconies 
within the tower section, the impact of the glazing is lessened. 
 

d. 2 Avenue NW transitions from commercial activity along 10 Street NW to a residential 
neighbourhood on 9A Street NW.  Since the building is primarily residential, the 
applicant envisioned the primary residential entrance being placed along 9A Street NW.  
To address the community’s concerns a secondary entrance was placed off 2 Avenue 
NW, allowing residents and visitors access into the building. 
 

e. From the initial design, modifications were made to address 2 Avenue NW by creating a 
corner feature and replacing the burnished block with a glass, thereby carrying a similar 
architectural design along 2 Avenue NW.  These changes also provided opportunities for 
this end unit to convert to a live/work unit or support commercial use such as a coffee 
shop or hair salon.  Although administration did consider reorienting the units to face 2 
Avenue NW, concern was expressed about breaking up the building’s appearance along 
9A Street NW.  In the end, the design remained the same to keep the strong rhythm of 
residential units already established along the street. 
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f.   The proposed architecture and use of materials do reflect a modern building design.  
However, softer elements such as the burnished block, wood doors and at-grade 
landscaping present a more traditional residential experience at the pedestrian level, 
reflecting the general character of the neighbourhood. 
 

g. In response to the Prior to Release condition, the applicant will be consulting with 
Heritage Planning to provide several features in commemoration of the existing historic 
building located at 1037 – 2 Avenue NW.  The features will include 2 bronze medallions 
and two commemorative wall mounted plaques.  The bronze medallions will be located 
within the public sidewalk at the corner of 2 Avenue NW and 9A Street NW, the other 
adjacent to the lane within the small plaza seating area.  The commemorative plaques 
will both be located on site, one near the northeast corner of the building, the other 
behind the bench seating at the northwest corner of the site. 
 

h. The proposed development offers a variety of units and sizes ranging from a 400 square 
foot ft studio to a 1200 square foot townhouse unit.  This will ensure a diverse mix of 
people of varying demographic and economic backgrounds.  In exploring partnerships 
with the Homeless Foundation and Norfolk Housing, the challenge for these agencies 
has been ongoing management and support services for their clients, especially within a 
building not owned or controlled by the agency.  According to the applicant, they are still 
having ongoing discussions with the Attainable Homes Calgary Corporation to see if 
their model of providing equity to buyers and supporting mortgage insurance can work in 
this project. 
 

2. Transit Oriented Development (TOD) 
 
 Transit Oriented Development (TOD) policies are designed to encourage a reduction in car 

usage, not necessarily car ownership.  The proximity to local services (especially a grocery 
store), transit and LRT stops will ensure that the average car usage of an individual is 
substantially reduced.  To encourage less car ownership, the applicant has committed to 
team up with a car-share agency to provide an on-street vehicle that is both available to 
residents of proposed development and the broader community.   
 

3.   Sustainable Design Elements 
 

The developer proposes to construct a building to the BuiltGreen Program certification.  The 
BuiltGreen checklist includes an energy efficiency requirement, and a menu of options in 
categories, addressing a range of "green" items from which the builder can select to meet 
the Bronze, Silver, Gold and Platinum achievement levels. As designed, the proposed 
building will achieve a BuiltGreen Platinum standard. 
 
Although the developer has expressed no intention to apply for LEED certification, for 
purposes of comparison, a LEED checklist was prepared by the applicant and found the 
building compares to a LEED Silver standard. 

 
Public Consultation 
 
Throughout the course of the application, the applicant and Administration committed to 
engaging the Community Association and general public in discussions about the proposal to 
best understand resident’s comments at the grass-roots level.  The following events took place: 
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· 2010 September 16 - Applicant attended public open house hosted by community 
association.  Formal application was not made until 2010, November 27. 

· 2010 November 18 – Members of LUPP attended meeting with Alderman, and members 
of Kensington BRZ and Community Association to discuss implementation of ARP 
policies.  Request was made to develop a report detailing the enhancement of the 2 
Avenue NW public realm. 

· 2010 December 13 – Administration and applicant attended 2nd public open house. 
· 2011 January 17 – Circulation to Hillhurst/Sunnyside Community Association 
· 2011 March 14 - Administration and applicant attended 3rd public open house. 
· 2011 May 19 – Administration arranged meeting attended by applicant, Alderman and 

representatives of community association to discuss proposed renderings and letter 
provided by Community Association. 

 
Adjacent Neighbour Comments 
 
No comments were received. 
 
 
CONCLUSION: 
 
The proposal is supported for the following reasons: 
 
1. The proposed development complies with the objectives and policies of the 

Hillhurst/Sunnyside Area Redevelopment Plan and the rules of Bylaw 1P2007. 
   

2. The proposed multi-residential development will be one of the first medium density mid-rise 
residential developments under the amended ARP and will contribute to the ongoing 
redevelopment of Sunnyside and continued viability of the Kensington BRZ. 

 
3. The proposed development is well defined at the podium level through the use of colour, 

building articulation, change of materials, landscaping and lighting providing a pleasant 
experience for pedestrians walking past the building.  The variety of unit types and sizes 
provides opportunities for different homeowners such as families, seniors and young 
professionals all to reside in the same building.  

 
 
CORPORATE PLANNING APPLICATIONS GROUP RECOMMENDATION: APPROVAL  
 
Recommend that Calgary Planning Commission APPROVE the application with the following 
conditions: 
 
Prior to Release Requirements 
The following requirements shall be met prior to the release of the permit.  All requirements shall 
be resolved to the satisfaction of the Approving Authority. 
 
Planning: 
 
1. Submit a total of seven (7) complete sets of Amended Plans (file folded and collated) to 

the Planning Generalist that comprehensively address the Prior To Release conditions 
of all Departments as specified below.   
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In order to expedite the review of the Amended Plans, please include the following in 
your submission: 
 

a. Three (3) of the plan sets shall highlight all of the amendments.   
 

b. Three (3) detailed written responses to the Conditions of Approval document that 
provides a point by point explanation as to how each of the Prior to Release 
conditions were addressed and/or resolved.   
 

c. In addition to the full sized plans requested above, please submit one (1) 11 x 17 
complete set of plans for the purpose of the Development Completion Permit 
(DCP) process.  
 

Please ensure that all plans affected by the revisions are amended accordingly.   
 
2. Amend the plans to show the following modifications: 
 

· Label one residential and one visitor stall as dedicated for handicapped parking. 
· Design a covered awning for weather protection above the main and secondary 

entrance for 9A Street NW and 2 Avenue NW respectively. 
· Clearly label the proposed exterior materials on all elevations. 
· Show proposed locations of the heritage plaques on landscape plan (DPL-1) 
· Provide confirmation in writing from Transportation Planning and/or Urban 

Development (Roads) that an off-site parking stall will be permitted to facilitate the 
car-sharing initiative. 

 
Heritage: 
· The applicant shall provide design details, location, and proposed text for the historic 

interpretive elements (i.e plaques and medallions) to the satisfaction of the Senior 
Heritage Planner. 

 
3. Remit payment (certified cheque, bank draft) for contribution to Public Realm 

Improvements as per the Hillhurst/Sunnyside ARP. 
a) Payment is based on the following: 

$726.13 per unit x 101 units 
= $73,338.64 

 
Urban Development: 
 
4. Remit a performance security deposit (certified cheque, bank draft, letter of credit) for 

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

 
The developer is responsible arrange for the construction of the infrastructure either with 
their own forces or may elect to have the City construct the infrastructure on their behalf. 
 
If the developer elects to construct the infrastructure with their own forces, the developer 
will need to enter into an Indemnification Agreement at the time of construction and the 
deposit will be used to secure the work.  
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Roads 
a. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc. 

should it be deemed necessary through a site inspection by Roads personnel. 
Including concrete paver sidewalk along 9A Street NW, should it be damaged 
during construction. 

b. Construction of the 2 Avenue NW Streetscape Project (Southside) 
 
5. Remit payment (certified cheque, bank draft) for the proposed infrastructure listed below 

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

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

 
Roads 
a. Street lighting upgrading adjacent to 9A Street NW and 2 Avenue NW. 

 
Parks: 
6. Amend the Site and Landscape plans to show proposed servicing locations and 

demonstrate that the proposed servicing falls outside the drip lines of the existing and 
proposed boulevard trees located adjacent to the development parcel to the satisfaction 
of the Director, Parks.   

 
7. Amend the plans to indicate the species of the proposed trees planted along 2 Avenue 

NW. Two (2) American elms and two (2) Mountain Ashes are suggested. 
 
Permanent Conditions 
 
Planning:  
 
8. The development shall be completed in its entirety, in accordance with the approved 

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

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

development is occupied.  A Development Completion Permit is independent from the 
requirements of Building Permit occupancy.  Call Development Inspection Services at 
403-268-5491 to request a site inspection for the Development Completion Permit.  

 
11. Upon completion of the main floor (storey) subfloor of the apartment building, the 

geodetic elevation of the constructed main floor (storey) subfloor must be submitted to 
and approved by the Development Authority prior to any further construction proceeding.  
Fax confirmation to 403-268-8178 to the attention of 'Bylaw Checker - Geodetics'.   

 
12. Submit proof of formal BuiltGreen certification, at such time as certification is officially 

issued, by third party certification program. 
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13. Contributions to Public Realm Improvements as per Hillhurst/Sunnyside ARP: 
 

a) Shall be deposited and held in a Planning Development and Assessment capital 
project account, on an interim basis, and transferred to the Hillhurst/Sunnyside 
Public Realm Improvement fund, upon formal establishment of the fund. 

 
b) Expenditure of funds directed to the improvement of the triangular open spaces as 

identified on Map 3.4 Urban Design Initiatives shall be determined based on future 
priority criteria for the Hilllhurst/Sunnyside Public Realm Improvement fund. 

 
c)  Payment is non-refundable except in the event of expiry of the development 

permit prior to commencement of construction, in which case the funds shall be 
refunded. 
 

d)  Expenditure of the funds shall not commence until construction has commenced. 
 
14. All roof top mechanical equipment shall be contained within the roof pitch and shall not 

be visible from thoroughfares or sidewalks.  
 
15. Loading and delivery shall take place in the designated loading stall as shown on the 

approved plans and shall, at no time, impede the safety of pedestrian movements and 
use of the parking lot.  

 
16. Handicapped parking stalls shall be located as shown on the approved plans released 

with this permit. 
 
17. All trees and shrubs shown on the approved site plan to be retained shall be protected 

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

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

system as identified on the approved plans.  
 
19. All areas of soft landscaping shall be irrigated as shown on the approved plans. 
 
20. The walls, pillars and ceiling of the underground parkade shall be painted white or a 

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

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

for visibility. 
 
Urban Development: 

23. The subject parcels shall be consolidated onto a single title. 

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

construction in City road right-of-ways, as required by the Manager, Urban Development.  
All work performed on public property shall be done in accordance with City standards. 
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25. 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, sidewalks, lane paving, 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 Urban Development, 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. 

 
26. The owner, and those under their control, shall develop an erosion and sediment control 

drawing and implement good housekeeping practices to protect onsite and offsite storm 
drains, and to prevent or mitigate the offsite transport of sediment by the forces of water, 
wind and construction traffic (mud-tracking) in accordance with the current edition of the 
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 developer, or their representative, shall designate a person to inspect all controls 
and practices every seven days and within 24 hours of precipitation or snowfall events.   

 
27. Contain storm run-off on site. 
 
28. The grades indicated on the approved Development Permit (DP) plans must match the 

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

 
29. 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, 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). 

 
If prior to or during construction of the development the developer, the owner of the 
titled parcel, or any of their agents become aware of contamination on City of Calgary 
lands or utility corridors, the City’s Environmental Assessment & Liabilities division shall 
be immediately notified (311). 

 
Transportation: 
 
30. 2 Avenue NW between 9A Street NW and 10 Street NW shall be designed according to   
 the Sunnyside Hillhurst ARP design. The applicant is responsible to construct the south
 side of 2 Avenue NW in accordance with this design within the area noted.   
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Parks: 

25. Public trees located on the boulevard adjacent to the development site shall be retained 
and protected during all phases of construction by installing a temporary fence around 
the extent of the branches ("drip line") and ensuring no construction materials are stored 
inside this fence. 

 
26. In order to ensure the integrity of existing public trees and roots, construction access is 

not permitted through 9A Street NW.  
 
27. In order to ensure the integrity of existing public trees and roots, new walkway shall not 

extend past the city sidewalk onto the boulevard.  
 
28. Caution required when removing existing walkways as there are a few in the boulevard 

within 2m of trunks. Urban Forestry must be onsite to mitigate any damage.  
 
 
Paul Maddock 
2011/June 
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