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PROPOSAL: 
      Apartment Building (207 Units) with retail and restaurant-licensed at grade. 
 

 

APPLICANT: 
Poon McKenzie Architects 

OWNER: 
Homburg Management 

MUNICIPAL ADDRESS: 
1302 and 1316 – 11 Avenue SW 

LEGAL DESCRIPTION: 
Plan A1, Block 61, Lots 21 to 29 
(Map 16C) 

 
EXISTING LAND USE DISTRICT(S):      DC 10Z2007 
 
 
AREA OF SITE:    0.274 ha ± (0.676 ac ±) 
 
 
CURRENT DEVELOPMENT: Vacant Land, Single Storey Building 
 

 

ADJACENT DEVELOPMENT: 
 
NORTH: Two and four storey commercial development, surface parking lot; 
 
SOUTH: Five storey office building (Red Cross), single storey warehouse, surface parking 

lot; 
 
EAST: Two storey commercial buildings; and 
 
WEST: Single and two storey commercial buildings. 

 

DEVELOPMENT SUMMARY 
RULE 

BYLAW STANDARD PROPOSED RELAXATION 

DENSITY A maximum of 12.0 FAR 9.54 FAR None 

PARKING  1.0 stalls for residential 
Development (207 stalls) 

0.15 stalls for visitors (31 stalls) 

1 stall per 100 metres of gross 
floor area for all other uses (6 
stalls) 

Total required – 244 stalls 

347 stalls None 

EXTERIOR FINISH MATERIALS 
Podium: Granite base with transparent glazing, aluminium spandrel panels 
Tower:  Glass and spandrel glass panels. 
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PLANNING EVALUATION 
 
Introduction 
 
This development permit is for a 207 unit apartment building in the Beltline, with a podium 
comprised of retail, restaurants, and apartment units.  
 
Site Context 
 
The site is located on the northwest corner of 11 Avenue and 12 Street SW.  The area is a mix 
of high density residential, two storey commercial, and mid rise office buildings.   There are two 
high rise residential developments within 200 metres of the site – Vantage Pointe located one 
block to the west along 11 Avenue, and Stella/Nova towers, located two blocks southeast of the 
project.  A third, the Kai towers, is under construction across the street from this site. 
 
Legislation & Policy 
 
Development of this site is guided by the policies of the Beltline Area Redevelopment Plan 
(Approved by Council 2006 May).  The application is contained within the Urban Mixed Use 
area of the Plan.  Within this area, the policy calls for: 
 
1. Promotion of live-work units in a variety of configurations; 

 
2. Vibrant, pedestrian-friendly streets that provide activity throughout the daytime and 

evening hours; and 
 

3. Street front elevations that are highly permeable and transparent by providing doorway 
entrances to the street, allowing for views directly into the business along the majority of 
the façade. 

 
As well, the policy identifies key design initiatives for development such as: 
 
1. Front setbacks should incorporate trees and other urban planting/hard surface treatments 

and should accommodate a variety of commercial activities, including restaurant patios;  
 

2. Building edges that are oriented toward a public right of way should be lined with uses 
that create activity and provide natural surveillance; 

 
3. All parking areas shall be concealed from view from public spaces and ideally are 

located underground;   
 

4. Building bases are encouraged to use masonry or other durable materials and other 
architectural details that establish a strong visual rhythm with human scaled elements; 

 
5. All rooftops, including podium and tower tops are encouraged to incorporate landscape 

amenities or green roofs in order to achieve aesthetic and environmental benefits; 
 

6. The minimum horizontal separation between any two tall buildings shall be 24 metres for 
buildings taller than 36 metres; and 

 
7. Particular attention should be given to the lighting of public and private areas at-grade to 

provide effective and attractive at-grade light.  Special effects, including flood lighting of 
the tower portion and tower top portion may be included if it does not negatively impact 
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surrounding properties. 
This site is also located within the Design District of the “character areas” defined in the Beltline 
ARP, where a combination of land uses and buildings have combined to create areas that are 
identifiable as having special or unique qualities different from neighbouring areas.  The intent 
of policy for this area is to encourage eclectic and innovative design of buildings within the area. 
 
Land Use District 
 
The Direct Control District accommodating this project was approved by City Council in 2006 May.  
Contained within those guidelines are provisions for yards, building design, and landscaping. 
 
Density has been determined through application of the Density Bonusing system contained in the 
Beltline Area Redevelopment Plan.  This bonus system allows for additional floor area if certain public 
amenity features are provided. The proposed project complies with this policy direction. 
 
The overall density proposed is 9.54 FAR.  The following table illustrates how areas have been 
apportioned to the various bonus categories. 
 

BONUS F.A.R. 
Base Density 8.0 

Publicly accessible Private Open Space  0.94 

Green Roof 0.5 

Reduction in the use of Potable water for 
irrigation 

0.1 

TOTAL 9.54 
 
As part of the application, open space has been provided in accordance with the density 
provisions in the Beltline ARP (See Site Layout and Building design below for details).  Prior to 
release of the development permit, the applicant will be required to submit a public access 
easement agreement to delineate the limits of the plaza space (publicly accessible private open 
space). The applicant has chosen sustainable features for the remainder of the density.   
 
The amount of additional density proposed is supportable given the site access and its location 
within the Beltline as well as the design merits of the building. 
 
Site Layout & Building Design 
      
The project is a 207 unit apartment building, with a podium of retail, restaurants, and apartment 
units. The mix of residential units includes one bedroom (21%), two bedroom (76%) and 
penthouse suites (6%).  Many optional schemes for massing and development of the site were 
entertained during review of this application.   A key feature of this project is the plaza space at 
grade. The option to provide a significant portion of the site as a public plaza was seen as an 
opportunity to frame and enliven this emerging area of the Beltline as well as increase density.  
This plaza space is comprised of flowering trees and grasses planted in a circular pattern.  This 
circular pattern is enhanced through the use of hard landscaping and seating arranged within 
the grassed area.  The central feature of the space is a large water fountain.  This water piece 
would be operational during the summer months, and then frozen in the winter months as an ice 
sculpture.  The applicant has been encouraged to contact The City’s Public Art Consultants as 
part of the project. 



 DP2007-2006 
 CPC 2007 December 13  
 

 
  Page 5 

At grade, the project has restaurants (with outdoor patios) and retail located along 11 Avenue SW, 
with the main door for the project located along the plaza space.  Along 12 Avenue, there is a 
second small restaurant with an outdoor patio.  Transparent glazing has been provided along with 
options for multiple doorways to allow for small scale retail as envisioned in the Beltline ARP.  A 
small amenity space is provided along the plaza area in addition to the restaurants and patios.  
Apartment units are located on the second and third floors for the project.   
 
 Materials used for the base of the project are granite on the main floor, with aluminium spandrel 
panels on the second and third floors.  Materials for the tower are glass and spandrel glass.  A 
decorative metal roof element screens the mechanical penthouse for the project.   
 
The plaza feature results in less site area over which the proposed F.A.R. could be distributed.  
Due to the area devoted to the plaza, the tower floor plate has been slightly expanded over the 
maximum of 750 square metres to 754 square metres.  The Beltline A.R.P. makes provisions for a 
maximum floor plate of 750 m2 in the Urban Mixed-Use Area where the impacts of shadow 
casting, tower separation and cumulative building mass have been satisfactorily mitigated.  
Reacting to this  smaller area over which F.A.R. can be distributed, this application proposes a 3 
metre setback from the lane along the north property line for the residential tower with no step-
back to a smaller floor plate above the 36 metre height mark.  Contemplating the benefits of 
revitalization of under-developed inner city blocks, Administration weighed the potential 
consequences associated with varying from the recommended setbacks for towers.  As part of the 
analysis, Administration tasked the applicant to provide a study that would identify the impacts 
associated with shadow casting and tower separation as it relates to the broader context of the 
area.  

In response, the applicant has provided a model showing one potential scenario for build-out of 
the surrounding block. The model acknowledges that the increase in floor plate size potentially 
compromises the 18 metre and 24 metre separation distances between towers on a north-south 
axis, but would maintain separation in an east-west axis. While this scenario for development 
cannot be guaranteed, it does however suggest that, if assembled as a block, the potential for 
redevelopment of up to five towers maintaining required separation could be accomplished.  
 
Finding the proposed setbacks for this project do not appear to adversely impact public open 
space or important green space within the vicinity and that the remainder of the block does not 
appear to be compromised by the massing, Administration supports the proposed setbacks. 

Urban Design Review Panel 
The application was circulated to the Urban Design Review Panel (see complete comments in 
APPENDIX III).  The following table lists the main comments of the panel and how they were 
addressed during the review of this application. 
 

Urban Design Review Panel Comment 
 

Applicants Response 

The Panel recommends that the entry plaza 
be pedestrian only, and only used by 
emergency vehicles. Panel recognizes that a 
unique design solution to accommodate this 
requirement will need to be developed;  
 

Original application had the plaza space being 
used as a vehicular entry.  The applicant has 
revised this to delete the vehicular entry for the 
project. 

The Panel recommends a better transition 
from narrow sidewalk at the corner to wider 
sidewalk on the street where the plaza 
features intercept the sidewalk be created. 
 

Noted and completed by the applicant 
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Landscaping / Sustainable Design Features 
 
The applicant has indicated a desire to shadow LEED certified rating for this project.  While LEED 
certification has not yet been mandated by The City of Calgary, The City Centre Plan recognizes 
and rewards sustainability in design and construction through the bonus program.  A total of up to 
1.0 F.A.R. may be granted for a package of sustainable building features such as a green roof, 
mixed uses and use of water efficient landscaping/elimination of potable water for irrigation. 
 
Beyond the plaza space landscaping at grade, landscaping has been provided for the project in 
two other locations.  These locations are used to qualify the project as a ‘green roof’ under the 
Beltline ARP provisions for density bonusing.  Intended to provide environmental benefits such 
as improved air quality, storm water management and green space, the third floor includes a 
planting of prairie grasses along the western and northern edges of the project adjacent to 
active office uses including patios.  The second concentration of ‘green roof’ treatment is on the 
fourth floor of the project along the east and west ends of the podium.  The eastern space, 
including a manicured lawn, will be available to the residents of the tower via an internal 
corridor.   The western space will be an active edge fronting living units.   
 
A combination of Colorado spruce trees and shrubs have been provided along with native 
grasses.  In order to qualify for the density bonusing, the project must eliminate the use of 
potable water for irrigation. 
 
Site Access & Traffic 
 
There is one vehicular access for this project located off the rear lane.  A loading space has also 
been provided off the rear lane.  The requirements for a Transportation Impact Assessment were 
completed and accepted through the Land use Amendment for the site.   
 
Parking 
 
The parking provisions for the Beltline area stipulate a minimum of 0.9 parking stalls per living 
unit.  The applicant has provided 1.48 stalls per unit based upon a unit size ratio.  According to 
the applicant, this parking ratio is a consequence of bringing higher income purchasers to the 
inner city where accommodating the parking needs of this type of buyer is critical to attracting 
them to the downtown.   
 
The parking ratio for this project uses a baseline of 1 parking stall per unit.  Approximately sixty-
seven percent (67%) of the two bedroom suites will have the opportunity for two parking stalls.  
Additionally, each of the six penthouse suites would have an additional parking stall.  
 
In reviewing this proposal, Administration looked at other recent examples in the Downtown/Beltline 
where parking has been structured around unit sizing, as well as The City of Calgary 
Transportation Planning’s analysis of the ratio.  Contemplating unit size as an expression of trip-
generation may not necessarily be revealing in this area of the Downtown.  Within close proximity 
to entertainment venues, employment and bus transit as well as other modes of travel, 
Administration recognizes that the pattern of automobile use may be different in this location.   
 
The City’s Transportation Planning Division has stated support for a maximum of 1.5 parking 
stalls with this proposal.  All parking will be within the five levels of underground parkade with 
the exception of six retail stalls at grade, accessed from the lane. 
 
Bicycle storage facilities have been provided at grade and on the first floor of the parkade. 
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Site Servicing for Utilities 
 
Services are available for the proposed development.  The developer is responsible for any 
required upgrades to the existing services including a contribution to the Centre City 
Development Levy. 
 
Environmental Site Assessment 
 
No concerns arose through the review of this application. 
 
Community Association Comments 
      
A letter of support was received from the Beltline Community Association (See APPENDIX II).  
They were supportive of the plaza space as long as there was no vehicular access for the 
project.  As well, they were supportive of some of the initiatives taken for sustainability for the 
project.   
 
The Beltline Planning Group commented on the requirement for four sided buildings, with the 
rear lane being “as active and safe as possible”.  While there is not as much activity along the 
rear lane at grade as other projects, measures have been taken to ensure this area is as safe 
as possible.  They also commented on a narrowing of the carriageway along 12 Street SW.  
This is outside the scope of the Development Permit.  While there is discussion about bylawed 
setbacks on other streets, there has been no intent to narrow carriageways within the Beltline.   
 
Adjacent Neighbour Comments 
      
No Comments Received. 
 
 
CONCLUSION: 
 
The proposal is supported for the following reasons: 
 
1. The project aligns with the development goals of the Beltline Area Redevelopment Plan. 
 
2. This high density development is compatible with adjacent development along 10 Avenue 

and 7 Street SW.  
 
3. The plaza space provided is a unique compliment to the area, and provides for an urban 

amenity in a high density neighbourhood. 
 
 
CORPORATE PLANNING APPLICATIONS GROUP RECOMMENDATION:   APPROVAL 
 
The Corporate Planning Applications Group recommends APPROVAL with the following 
conditions: 
 
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. 
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Planning: 
 
1. The developer shall execute a Public Access Easement Agreement for the plaza space to 

the satisfaction of the Manager of Urban Development; 
 
Urban Development: 
 
2. Submit amended plans to the File Manager to specifically address the requirements of 

the Business Unit(s) as listed below: 
 
 Calgary Roads 

a. Indicate the new curb alignment (lip of gutter 3.76m) dimensioned from the 
bylawed setback line; 

b. Removal of encroachments (outdoor café and bike parking) from within the 
bylawed setback; and 

c. Relocate the tree planting along 11 AV SW into tree trenches adjacent to the 
back of curb; 

 
3. The developer shall remit payment for the Centre City Utility Levy, in the amount of 

$272,300.00, to Urban Development.  This off-site levy is for Community Recreation, 
Transportation, Parks Upgrading, Greenways and the construction, upgrading and 
replacement of water and sanitary sewer mains required for or impacted by the 
proposed development in The Centre City Area.  The Utility Levy amount above is 
determined by using $3,970 per meter of site frontage (on the avenues only) of the 
proposed development; 

 
4. The developer shall consolidate the subject parcels onto a single title and provide a copy 

of the Certificate of Title; 
 
5. The developer shall remit payment, in the form of a certified cheque, bank draft, or letter 

of credit.  An estimate of the costs will be prepared by the City and provided to the 
applicant.  The estimate will be prepared once the applicable comments relating to the 
Business Unit(s) noted below are resolved on the plans. 

 
Calgary Roads 
a. Sidewalks 
b. Wheelchair ramps 
c. Concrete lane paving 
d. Streetlight upgrading 
e. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Calgary Roads 
personnel; 

 
6. The developer shall execute Public Access Easement Agreement for the 2.134 metre 

bylawed setback and corner cut areas to the satisfaction of the Manager of Urban 
Development; 

 
Transportation: 

 
7. Curb cuts which are no longer required shall be closed and remediated at the client’s 

expense.  Indicate this on the plans; 
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8. Provide signage at grade indicating that parking for visitors is available within the 
parkade and indicate on the site plan the locations of this signage; 

9. The developer shall provide a package outlining the custom transit shelter details. 
Contact Calgary Transit (Darlene Whiting, 537-7875) for submission requirements.  Any 
custom shelter approved by Calgary Transit shall be supplied and installed at the 
developer’s expense to the satisfaction of the Director, Calgary Transit.  Alternatively, 
provide Calgary Transit a certified cheque for the current cost of an installed transit 
shelter if a custom shelter design cannot be agreed upon; 

 
Parks: 

 
10. Provide a landscape construction detail of the tree grate for the street trees on 12 Street 

SW and 11 Avenue SW; 
 
Permanent Conditions 
 
Planning:  
 
11. The development shall be completed in its entirety, in accordance with the approved 

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

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

13. A Development Completion Permit shall be applied for, and approval obtained, prior to 
any occupancy.  Call the Development Field Inspection Group at 268-5491 to request 
that a Field Inspector conduct a site inspection and sign the Development Completion 
Permit; 

14. Upon completion of the main floor subfloor, proof of the geodetic elevation of the 
constructed subfloor must be submitted to and approved by the Development Authority 
prior to any further construction proceeding; 

15. All enclosed parking areas shall have walls and ceilings painted a white or light colour 
and have a lighting system to meet the average minimum lighting illumination of 54 LUX; 

16. The seven retail, 32-visitor, and 307 residential parking stall(s) must be provided and 
maintained during the life of the development in the numbers and locations as shown on 
the approved plan released with this development Permit.  All parking, visitor and 
loading stalls must be made available for the sole use of the retail operators, residents 
and their visitors to the site.  All stalls must be properly marked indicating its use to the 
satisfaction of he D Authority; 

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

Urban Development: 
 
18. If during construction of the development, the applicant, the owner of the development, 

or any of their agents or contractors becomes aware of any contamination: 
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a. The person discovering such contamination shall forthwith report the contamination 
to Alberta Environment, the Calgary Health Region and The City of Calgary; 

 
b. The applicant shall submit a current Phase II Environmental Site Assessment 

report to The City of Calgary; and 
 
c. If required, the applicant shall submit a Remedial Action Plan and/or a Risk 

Management Plan to The City of Calgary.  
 
Prior to issuance of a Development Completion Permit, a letter from the qualified 
professional who prepared the Remedial Action Plan and/or a Risk Management Plan is 
to be issued to The City of Calgary in which the qualified professional certifies that the 
Remedial Action Plan and/or Risk Management Plan has been implemented. 
 
All reports are to be prepared by a qualified professional and shall be to the satisfaction 
of The City of Calgary (Environmental Management); 

 
19. The developer shall be responsible for the cost of public work adjacent to the site in City 

rights-of-way, as required by the Manager of Urban Development, including but not 
being limited to: 

 
a. Removal of any existing facilities not required for the new development (old 

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

 
All work performed on public property shall be done in accordance with City Standards 
and include, but not necessarily be limited to driveways, walks, curbs, gutters, paving, 
retaining walls, stairs, guard rails, street lighting, traffic signs and control devices, power 
and utility poles, electrical vaults, transformers, power lines, gas lines, communication 
lines, water lines, hydrants, sanitary lines, storm sewer lines, catch basins, manholes, 
valves, chambers, service connections, berms, swales, fencing and landscaping. 
 
Every effort will be made to identify the cost of public works associated with this 
development in advance of work proceeding; however, in some cases, this will be 
impossible to predict.  Where the actual cost exceeds the estimate, the developer shall 
pay the difference, upon receipt pf notice, to The City; 
 

20. Indemnity Agreements are required for any work to be undertaken adjacent to or within 
the City right-of-way or setback areas for purpose of shoring, tie-backs, piles, sidewalks, 
lane paving, lay-bys, utility work, +15 bridges, culverts, etc.  All temporary shoring, etc., 
installed in City rights-of-way and setback areas must be removed to the satisfaction of 
the Manager of Urban Development, at the developer’s expense, upon completion of 
foundation work; 
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21. The developer, 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).  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.  Please refer to the current edition of The City of Calgary Guidelines for 
Erosion and Sediment Control for more information; and 

 
12. The developer shall submit an “As Constructed Grade Certificate” signed and sealed by 

a Professional Engineer, registered Architect, or a Professional Land Surveyor 
confirming that the development has been constructed in functional compliance with the 
Development Site Servicing Plan.   Certification is to be completed within the timelines 
specified in the Lot Grading Bylaw 32M2004.  Functional compliance is solely 
determined by The City to mean compliance with all City Bylaws, Standards, 
Specifications and Guidelines. 

 
 
 
Dwayne Drobot 
2007 December      
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ITEM NO. :  3  Dwayne Drobot 
(2:30 pm)  
 
COMMUNITY: BELTLINE 
 
FILE NUMBER: DP2007-2006 
 
MUNICIPAL ADDRESS: 1302 – 11 Avenue SW 
 
APPLICANT: Poon McKenzie 
 
DESCRIPTION: Apartment Building (207 Units) – Mixed Use  
 
   
 
Comments Provided by the Panel: 
 
• The Panel commends the applicant for a creative and quality project;  
 
• The Panel recommends that the entry plaza be pedestrian only, and only used by 

emergency vehicles. Panel recognizes that a unique design solution to accommodate this 
requirement will need to be developed; and 

 
• The Panel recommends a better transition from narrow sidewalk at the corner to wider 

sidewalk on the street where the plaza features intercept the sidewalk be created. 
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