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PROPOSAL: 
New: Mixed use development: Hotel (189 units), Dwelling Units (299 units), Retail Stores, 
Restaurant – Licensed 

 

APPLICANT: 
Norr Architects Planners 

OWNER: 
3 Eau Claire Developments INC. 

MUNICIPAL ADDRESS: 
633 – 3 Ave SW  

LEGAL DESCRIPTION: 
Plan A1, Block 14, Lots 1-10 
(Map 16C) 

 
EXISTING LAND USE DISTRICT(S): DC 23D2009 
 
 
AREA OF SITE:    0.30 ha  (0.75 ac ) 
 
 
CURRENT DEVELOPMENT: Surface Parking Lot 
 

 

ADJACENT DEVELOPMENT: 
 
NORTH: Shaw Court Office Tower 
 
SOUTH: Surface Parking Lot 
 
EAST: Three Storey Office/Commercial  
 
WEST: Multi-Residential Development 

 

DEVELOPMENT SUMMARY 
RULE 

BYLAW STANDARD PROPOSED RELAXATION 

DENSITY 20.0 F.A.R with 
bonusing 

19.96 F.A.R with 
bonusing 

None  

HEIGHT No height limit, 
however limited due to 
shadow restrictions of 
the Bow River pathway 

153.8m 

49 Storeys 

None  

YARDS (BUILDING 
SETBACK) 

None required 3 AV SW = 4.4m 

6 ST SW = 9.0m 

Laneway = 0.6 - 2.8m 

None 

PARKING Retail: 1 stall per 
140m2 = 10 stalls req. 

Hotel: 1 stall per 3 

Retail: 10 stalls prov. 

Hotel: 83 stalls prov. 

Residential: 392 stalls 

None 
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DEVELOPMENT SUMMARY 
RULE 

BYLAW STANDARD PROPOSED RELAXATION 
rooms = 81 stalls req. 

Residential: 0.9 per 
unit = 306 stalls req. 

Visitor: 0.15 stalls per 
res. unit = 51 stalls 
req. 

 

Total stalls required = 
448 

prov. 

 

Visitor: 51 stalls prov.  

 

Total provided = 536 

LANDSCAPING 
All areas not covered 
by building. 

Hard landscaping 
provided throughout 
site 

None 

BICYCLE PARKING Class 1 stalls req. = 
170 

Class 2 stalls req. = 40 

Class 1 provided = 170 

Class 2 provided = 40 

None 

 

 

EXTERIOR FINISH MATERIALS 

The external finishing materials are proposed to be a combination of granite (blue pearl colour), 
curtain wall (blue, light blue, and clear glazing colour), sandblasted concrete, anodized 
aluminium (silver), clear glass railings, and metal/glass canopies (silver).  

 
 

SUMMARY OF CIRCULATION REFEREES 
CPTED ASSESSMENT 
Crime Prevention 
Through Environmental 
Design 

Full CPTED report completed and attached as Appendix V.  

ENVIRONMENTAL 
MANAGEMENT Phase 1 Environmental Site Assessment was submitted and 

approved by Environmental Management at the land-use 
amendment stage.  

URBAN DESIGN  
REVIEW COMMITTEE List of comments attached as Appendix IV and within sections as 

below. 

COMMUNITY 
ASSOCIATION 

Calgary Downtown 
Association (CDA) 

 
The CDA expressed an overall support for the proposal and also 
expressed minor concerns over the lighting of the rear laneway 
and the need for a higher amount of short-stay parking within the 
parkade of the development.  
 
See sections below and Appendix II for full comments.  

COMMUNITY 
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SUMMARY OF CIRCULATION REFEREES 
ASSOCIATION 

Eau Claire Community 
Association (ECCA) 

The ECCA expressed that there were no concerns with the 
proposal.  The ECCA also expressed that the development will 
be an overall benefit to the area by adding residential population 
and identity to the neighbourhood through a modern and fully 
engaging design.   
 
See sections below and Appendix II for full comments. 

 
PLANNING EVALUATION 
 
Introduction 
      
The subject application proposes the construction of a 49 storey mixed use development within 
Calgary’s Downtown core.  The building will consist of ground floor and second level commercial 
uses including retail stores, and restaurant uses.  Levels 3-14 of the development comprises of 
hotel uses and the upper 15-49 floors will contain residential uses.     
 
Site Context 
      
The site is situated at the southeast corner of 3 Avenue SW and 6 Street SW within the Downtown. 
 Adjacent to the north of the site is the Shaw Court building containing office uses, to the south is a 
surface parking lot and multi-storey office building, a three storey commercial building is situated to 
the east, and to the west there is a multi-residential high rise development.     
 
The location of the site is significant in terms of context as the primarily residential community of 
Eau Claire is situated directly adjacent to the north and west of this site.  The subject site is situated 
in the transitional edge of the Downtown core being a buffer edge between the commercial core of 
the Downtown and the residential communities adjacent to the downtown.  Section 4.1 Downtown of 
the Centre City Plan provides strategies to ensure that the mixed-use edges between the 
Downtown and the surrounding neighbourhoods are sensitively designed to minimize impact upon 
these communities.  
 
Land Use District 
      
The subject site is regulated under Direct Control District Bylaw 23D2009.  The purpose of this 
district is to provide for the redevelopment of the subject parcel with a mixture of commercial and 
residential uses at a density which is appropriate for the edge of the Eau Claire neighbourhood and 
the Downtown.  This land-use designation is based on the CM-2 Downtown Business District within 
Part 10 of By-Law 1P2007.  This district establishes a maximum density of 20 F.A.R (Floor Area 
Ratio) for a combination of residential and commercial uses on this site.   
 
Adopted by Council in March 2009 the DC Bylaw provides for a different density bonus structure 
then what is typically found within the existing CM-2 designation.  The density bonus structure 
allows two additional bonus features for commercial developments within the B category of 
bonusing.  In addition to the available density bonus features under the B category of the CM-2 
district, the DC Bylaw also includes allowing an additional 1.0 F.A.R for the provision of sustainable 
building features, and an additional 1.0 F.A.R is allowed for a money contribution to the Downtown 
Improvement Fund.  
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The Direct Control district recognises the policies of the Centre City Plan which seek to encourage 
the development of residential uses in the Downtown.  The DC allows a maximum of 7.0 F.A.R for 
residential uses which can be increase to 15.0 F.A.R with the provision of the A category of bonus 
features of the CM-2 district.  Historically residential developments within the CM-2 district have 
been built up to a maximum of 15.0 F.A.R without density bonusing, however given the transitional 
edge condition of the subject site a maximum of 15.0 F.A.R is allowed with similar bonusing for a 
commercial development of a lower density.   
 
Site Characteristics 
      
As outlined above the subject site is situated in a geographically significant location on the border of 
the Downtown and the Eau Claire community.  Although the site does not contain any significant 
topographic or vegetation features its location is nevertheless significant.     
 
Legislation & Policy 
      
Development on the subject site is regulated under the objectives and policies of the Centre City 
Plan.  The Centre City Plan is the pre-eminent document for planning and action within the Centre 
City.  The Centre City Plan outlines a number of policies which directly relate to the overall vision of 
the downtown including the skyline, sunlight preservation, and design of the public realm, built form, 
and architecture.  The Centre City Plan also includes specific Downtown Design Guidelines which 
guide the design of all buildings within the Downtown.   
 
The Centre City Plan recognizes that the vitality of the Downtown lays in the ability to create a 
livable and safe community through implementing quality public realm and architecture policies and 
ensuring that the community connects to the surrounding residential/mixed-use neighborhoods.  
Furthermore, the livability of the Downtown can be reinforced by supporting residential development 
and associated amenities which will generate day and night activities.  
 
The Centre City Plan also encourages new residential development in the Downtown by outlining a 
number of incentives for the development of such uses.  One such incentive as indicated in section 
4.1 Downtown includes:  

o Considering the use of smaller or narrower floor plates and taller buildings to reduce 
shadowing impact, create more light for residential units, and allow for easier conversion 
of office buildings to residential.   

 
The Centre City Plan also sets out polices which relate to the overall vision of the built form of the 
downtown.  Section 7.2 Skyline of the Centre City Plan seeks to ensure that tall buildings are of a 
high quality and designed sensitively in order to preserve and enhance the unique character of 
Calgary’s skyline.  This objective is supported by the policies of Section 7.2 of the Plan which finds 
that all buildings, especially high towers should be sited and designed with the following 
considerations: 

o The visual impact they will have on the existing skyline character; 
o The appropriateness of how they are clustered or located within the Centre City; and 
o The proportions, massing and shape of the body and top of the building.   

 
Policies of the Centre City Plan also state the importance of the public realm within Calgary’s 
Centre City.  Good design of the public realm is the essence of creating a livable, thriving and 
caring Centre City.  Public realm consists of three domains: public, semi-public, and private.  One 
essential component of the public realm is the built form of the buildings and structures that frame a 
given block face or streetscape.  Section 7.7.3 Built Form of the Centre City Plan states that “built 
form legibility relates to a mix of uses, range of building types, building massing, consideration of 
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the role and design of a building’s base, body and top, as well as the creative use of materials, 
textures and colours.” All of these elements and components of a building’s design contribute 
significantly to the quality of the public realm.   
 
Section 7.7.3 Built Form outlines a number of policy directives which reinforce the relationship 
between the street wall/built form, linkages and places.  Specifically: 

o The base of a building should create a human-scale street wall that provides a sense of 
enclosure on the street while being in proportion to the overall height of the building. 

o Encouraging smaller floor plates for tall buildings in residential areas to ensure some 
sunlight access to the street and other residential units.  

o Encourage a minimum separation distance between a tall residential building and other 
tall buildings to allow for adequate sunlight penetration and distant views.   

 
The subject site is also located in proximity to the Bow River and Bow River Pathway system.  The 
shadowing impact upon the Bow River Pathway system of any development on this site requires 
analysis and review.    
 
The outlined objectives and policies of the Centre City Plan are certainly applicable to the 
development of the subject proposal.  Further analysis of the proposed development and how this 
proposal relates to these stated policies and the Downtown Design Guidelines will be examined as 
below.    
 
Site Layout & Building Design 
 
Proposed as a 49 Storey mixed use building, comprising of ground floor commercial retail units 
fronting onto 6 Street SW and 3 Avenue SW, a restaurant and commercial retail unit +15 level, and 
a cultural amenity space situated on the lower level. The podium of the building above the +15 level 
contains 243 Hotel rooms which will occupy floors 3-14.  Residential dwelling units and residential 
amenity spaces are located on floors 15-49.  The building is uniquely designed with a 14 storey 
podium and two tower design above the 14 floor.  The dual towers are conjoined at the 28 floor by 
an amenity floor, which acts as a bridge between the two towers.  Above the bridged floor the two 
separate towers are then conjoined again from the 33 floor to the top of the building, which 
terminates in a curvilinear and stepped design.   
 
The proposal has a centralized drive court located to the rear of the building off of the laneway.  
This drive court acts as the main automobile access point to the development for the residential 
component of the building.  The drive court also provides a pedestrian connection along the 
laneway providing a direct link from 6 Street SW to the main residential lobby of the building.  The 
main floor of the building contains two commercial retail units one situated within the north eastern 
portion of the building fronting onto 3 Avenue SW and one retail unit fronting onto 6 Street SW and 
the laneway to the southwestern corner of the main floor.  The remainder of the building consists of 
the hotel lobby centrally located within the building fronting onto 3 Avenue SW and a hotel lounge 
and bar space at the northwestern corner of the building.  The main hotel lobby, hotel lounge and 
CRU space have glass entrance canopies identifying the pedestrian access points to the building.   
 
The application was circulated to the Urban Design Review Panel (see complete comments in 
APPENDIX IV).  The following table lists the main comments of the panel and how they were 
addressed during the review of this application. 
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Urban Design Review Panel Comment Applicants Response 
 
The Panel commends the applicant for the 
strong and simple approach to street tree 
plantings. 
 

 
Noted by the applicant. 

 
The Panel is concerned about the legibility of the 
pedestrian environment on the west and south 
sides of the building. The paving pattern and 
landscape elements should provide better 
legibility and wayfinding for the pedestrians (eg. 
the dark colored concrete ribbon seems to make 
more sense in plan view, and the lotus flower 
imagery does not seem to translate in practical 
terms). 
 

 
The original design of the paving pattern has 
been amended in order to simplify the 
wayfinding of the proposal inline with the UDRP 
comments. The paving in the rear laneway has 
also been removed to further simplify the paving 
pattern. 

 
The Panel is concerned with the lack of 
functional permeability of the west façade of the 
building, and while we appreciate the attempt to 
increase the visual permeability through the use 
of glass, the panel suggests that indoor/outdoor 
uses or additional entries be included. 
 

 
The internal layout of the main floor has been 
amended to increase the permeability into the 
building.  The escalators have been relocated, 
and the CRU space has been brought forward to 
address the elevation.  An additional 
entranceway has also been added along the 
western façade to improve permeability into the 
space.   
 

 
The Panel commends the applicant for the 
boldness and ambition of the design. 
 

 
Noted by the applicant. 

 
The Panel questions the impact of the heavy 
massing of the building on the Calgary skyline.  
While the individual tower components and the 
base of the building are well articulated, the 
bridge element appears heavy in relation and 
the geometry over elaborate. 
 

 
The original massing of the proposal has been 
amended to reduce its impact upon the Calgary 
skyline.  However the upper mass of the building 
still remains.    

 
The Panel encourages the applicant to consider 
the connections from grade level to the future 
+15 bridge system and the existing +15 cultural 
space.  The Panel also encourages a more 
direct path combining transparency from the 
street to enhance public security and wayfinding.
 

 
As outlined above, the main floor of the building 
has been amended from its original design.  
The elevators have been relocated and a new 
doorway was added to increase access to the 
+15 level.   
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Although the subject proposal achieves many of the objectives and policies of the Centre City Plan, 
including increasing the amount of residential uses in the Downtown core, the proposal fails to meet 
the fundamentals of the Downtown Design Guidelines as set out in the Centre City Plan.  Appendix 
A of the Plan outlines a number of fundamental design guidelines which all buildings within the 
Downtown core must adopt.  These guidelines ensure that every future development site in the 
Downtown has reasonable development opportunities while respecting the Downtown context, 
adjacent properties and the Vision for the downtown within the Centre City.   Amongst these design 
guidelines are principals for the design of the base, body, and tops of buildings within the 
Downtown.    
 
Appendix A Building Body Guidelines of the Centre City Plan affirm fundamental building design 
parameters which ensure office and residential towers above the 12 storey should provide smaller 
floorplates, reduce the length of the east-west tower dimension, as well as appear longer in the 
north-south dimension. Where these design parameters are not achieved, Appendix A provides the 
following criteria for the evaluation of building design: 

 Shadow casting and wind impacts on the public realm and the need to provide reasonable 
light penetration to adjacent buildings; 

 The ability to achieve a 18-24 metre tower separation between residential and office towers; 
 The cumulative building mass impact given the potential “build-out” of the block; 
 The ability to use building orientation, shape and massing to mitigate negative impacts; and 
 The ability to create an attractive architectural design. 

 
Further to the guidelines for the design of the body of high towers, Appendix A provides 
fundamental design guidelines for the top of high buildings.  The top of high buildings are 
encouraged to use techniques such as: 

 A reduction in floor plate sizes; and 
 The stepping of the building mass;  

 
The proposed building does not achieve the desired Downtown Design Guidelines of the Centre 
City Plan as the upper floors of the building, from the 33-49 floors do not reduce in size or in 
proportion to that of the lower floors.  The subject proposal demonstrates that the upper floors of the 
building above the 33 floor are not in proportion to the rest of the building form are not reduced in 
size to the mass of the body of the building.  Therefore this development does not conform to the 
stated fundamental design guidelines for high towers in Calgary’s Downtown.  
 
As designed the proposed building cannot achieve the minimum of 18m in tower separation from 
any future developments to the south of this site.  The proposed tower has a setback of 6.0 metres 
from the centerline of the rear laneway, therefore decreasing the separation for the proposed tower 
to any future development on the adjacent site.  Administration finds that the lack of setback will 
have the effect of prejudicing the site across the laneway to the south thereby compromising the 
reasonable development opportunity of this site.  Administration finds that the building does not 
meet the guidelines for tall towers within Calgary’s downtown and will negatively impact upon the 
ability of the adjacent site to redevelop to its full potential.   
 
The Downtown Design Guidelines are backed by the overarching policies for the vision of the 
Downtown.  Section 4.1 Downtown states that a mixed-use transitional edge should be maintained 
between the downtown and the surrounding neighborhoods.  These transitional edges should be 
sensitively designed and should align with the objectives of the Downtown and each neighbourhood 
that it adjoins.  Sensitively designed edge conditions include additional discretion and design 
requirements of development within these areas.  In this regard developments within the sensitively 
designed transitional edges should relate to the use, site layout, and building design of the 
neighborhoods which they adjoin.  Administration finds that as the proposed building does not 
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comply with the build form guidelines of the Centre City Plan and also does not relate to the building 
massing in relation to the residential land-uses situated directly west and northwest of the subject 
site.  The large building massing will have a negative impact upon the sunlight penetration into the 
Eau Claire community detrimentally impacting upon the amenities of this residential neighbourhood. 
  
Environmental Site Assessment 
      
A Phase 1 Environmental Site Assessment (ESA) was submitted at the time of land-use 
redesignation.  The Phase 1 ESA was approved by Environmental Management.  
 
Landscaping 
      
The subject development proposes landscaping of all frontages of the site, including a large plaza 
space on the western side of the site.  The large plaza space and setbacks along 3 Avenue SW 
have been utilized in order to maximize the potential density bonus for the subject proposal.  The 
ample landscaping has the effect of pushing the built form of the development to the south and east 
of the site.  This has a negative effect on the separation to the adjacent sites as described above.  
 
Landscape details of the plaza space includes coloured concrete paving with flamed granite accent 
paving ribbons running in a circular pattern throughout the site.  As well a public art feature is also 
proposed within the western plaza on top of a circular planting box and raised seating feature.  Two 
raised seating benches are also located along the 3 Avenue SW frontage flanking the main hotel 
lobby of the building.   
 
A 2.8m wide pedestrian pathway is proposed along the southern wall of the building separating the 
building from laneway automotive traffic.  This pathway includes a raised curb which will minimize 
any potential conflicts with pedestrians utilizing the laneway as a pedestrian connection from 6 
Street SW to the main residential lobby.  Twelve Brandon Elm trees are proposed in a double 
planting pattern within tree grates along the 6 Street SW frontage and twenty-four are proposed 
along the 3 Avenue SW frontage creating an alley of trees along both frontages.  Nineteen Class 2 
bicycle parking are proposed between the proposed street trees providing 40 stalls of on street 
bicycle parking. 

Site Access & Traffic 
      
Pedestrian access to the proposed development is proposed off of all adjacent roadways frontages 
including the laneway.  A centralised entrance lobby fronting onto 3 Avenue SW will act as the main 
entrance way for pedestrian access to the proposed hotel.  Resident pedestrian access is proposed 
off of the laneway, which is designed with a centralised drive-court for automotive and service drop-
offs and pick-ups.  There are also pedestrian entrances into the building along the 6 Street SW 
frontage accessing the hotel restaurant, retail stores, and escalators to the +15 level.  
 
The proposal includes 6 levels of underground parkade which is accessed off of the rear lane 
running along the southern boundary of the site.  Waste and Recycling service as well as a loading 
area is also serviced off of the laneway. Hotel automotive access will occur along 3 Avenue SW.   
 
A Transportation Impact Assessment was submitted for this development and was approved by 
Transportation Planning.    

Parking 
      
Parking for the proposed development is proposed within four levels of underground parkade.  
Parking for commercial, hotel, and residential uses have been allocated and will be assigned for 
each use.     
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A parking study was not required as part of this development permit.  
 
Site Servicing for Utilities 
      
All servicing is available to this development.   
 
Environmental Sustainability 
      
In the absence of a City Council mandate to ensure LEED certification, Administration has 
encouraged the applicant to provide a summary of sustainable design strategies for this proposal.  
The applicant has indicated a commitment to sustainable design practices as shown in the LEED 
checklist attached in APPENDIX I.  The checklist indicates that the proposed development could 
achieve a level of LEED Silver. However, there has been no indication that LEED registration will be 
pursued upon completion of this project at this time.   
 
Community Association Comments 
      
The subject application was circulated to both the Eau Claire community Association and the 
Calgary Downtown Association.  Both Community Associations expressed support for the subject 
development.  The full comments are contained in Appendix III.    
 
Adjacent Neighbour Comments 
      
No comments were received from the neighbouring residents or properties as of the date of this 
report.  
 
CONCLUSION: 
 
The proposal is not supported for the following reasons: 
 
1. In conjunction with the form of the base/body/top scheme, the subject proposal does not comply 

with the Downtown Design Guidelines of the Centre City Plan.  The inability of the proposal to 
achieve the recognized minimum tower separations on-site results in the distinct impression of 
one very large floor plate. Mixed-use projects inherently use smaller floor plates, stepping of the 
building mass and adequate tower separation to mitigate negative impacts of wind and light 
penetration. 

 
2. Given the cumulative building massing impact for the potential ‘build-out’ of the block, the 

reduced tower setbacks from adjacent properties, particularly to the south, compromises future 
development/re-development on those parcels.   

 
3. While distinctive in design the proposed massing of the proposal does not achieve the policies 

for developments within the transitional edge of Calgary’s downtown.   
 
CORPORATE PLANNING APPLICATIONS GROUP RECOMMENDATION: REFUSAL  
 
The Corporate Planning Applications Group recommends REFUSAL in accordance with the 
reasons stated above.  
 
Michael Stevenson 
2009/May 
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