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EXECUTIVE SUMMARY

This report consolidates the decisions of City Council made on 1990 March 12,
1992 January 5 and 1992 June 15 regarding planning policies for the West End
of the Downtown in the area between 9th and 14th Streets West and between 9th
Avenue South and the Bow River (Figure 1). The decisions resulted from a Tong
process of consultation with Tandowners, residents and other groups representing
the citizens of Calgary affected by the development of the West End.
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Figure 1: Generalized Land Use Districts

The contents of this report can be summarized as follows:

1. The West End policies meet overall City and Downtown planning objectives
to strengthen Downtown by promoting a larger population base and supplying
more housing opportunities, which:




West End Consolidation

put more people in close proximity to the diverse range of Downtown
employment opportunities 1in a very strong and complementary
relationship;

efficiently use the existing transportation and other service
systems, reducing demands for roadways or other improvements;

satisfy the future demand for housing thereby reinforcing the
commitment to residential uses in the western part of Downtown;

take advantage of the positive geographic features of the West End
as a Downtown “gateway” in proximity to the Bow Riverbank and the
Mewata public Tands;

support the diverse range of retail, service, entertainment,
cultural and recreational facilities existing Downtown while still
having the flexibility to allow some commercial and institutional
development at varying density levels to complement the central
core and the neighbourhood.

In achieving these objectives, the “Core Area Policy Brief”, the “Calgary
General Municipal PTan” and the “Long-Term Growth Management Strategy” will be
implemented in the West End.

2. In summary, the land use policies can be described as follows:

a)

b)

the West End shall be developed to create a safe, 1livable, high
density mixed use community within the Downtown but having a
distinct neighbourhood 1identity. To that end, public amenities
will be concentrated at grade to enhance the quality of the area
for pedestrians.

the Tand use policies are as follows:

(@GD) In Area A, between 11th Street West and the mid-block point
between 9th and 10th Streets West, densities of up to a Floor
Area Ratio (F.A.R.) of 3.0 for commercial development and
high density residential uses up to 7.0 F.A.R. allowed.

(ii) In Area B, a transitional area adjacent to 9th Street West,
residential or commercial development up to a maximum density
of 7.0 F.A.R. will be allowed.

(iii) In Area C, the site containing the Lord Nelson Inn, commercial
development up to 10,580 square metres, with a bonus of 605
square metres following the provision of required amenities,
will be allowed. Alternatively, residential development up to




a total project 1imit of 7.0 F.A.R. will be allowed with the
provision of mandatory requirements. Mixed use projects will
not be allowed to exceed the 11,185 square metres commercial
Timit.

(iv) The public Riverbank and Mewata Tands remain in the PE
(Pub1ic Park, School and Recreation) and PS (Public Service)
Districts;

) The project-specific DC (Direct Control) District sites in
existence prior to 1992 June 15 will remain as approved.
Their Tocations are illustrated in the body of the report.
In order to implement Council’s approved policies, land use
amendment applications initiated by owners to change these DC
sites would be evaluated on an individual basis, in 1light of
Council’s policies as consolidated in this report.

To implement Council’s 1intent, three special DC Districts establish
rules for development of Tands not included in 2.b)(v) above. These new
districts were applied to the Tand in the West End in a City-initiated
land use redesignation on 1992 June 15.

Council amended the “Core Area Policy Brief”, the “+ 15 Policy” and the
“Off-Site Improvement Policy” to reflect the West End policies.

Council has also instructed the Administration, in consultation with area
businesses and landowners, to prepare public improvement priorities for
the West End area within the current review of the “Downtown Handbook of
Public Improvements” based on the conceptual designs included in Appendix
E of this report.

The vision for the West End includes improvements to the publicly-owned
and controlled lands, including the rights-of-way and a mechanism for
their implementation through the West End Improvement Fund. The moneys 1in
this Fund will be collected over time from commercial development in the
area.
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I. INTRODUCTION

A)

Report Mandate

On 1990 March 12, City Council directed the Planning and Building
Department to draft guidelines for the development of Tland based
on its approval of general policies regarding land use and density
and to prepare a document which consolidated the policies and
approvals regarding the West End area shown in Figure 2. The Tand
use guidelines, as contained in three Direct Control (DC) Districts,
were approved on 1992 June 15. This consolidated report responds to
the direction of 1990 March 12.

S W,

Figure 2: Study Area

B)

Background and Policy Context

This section refers to the current history of Council decisions
pertaining to the development of the land use policies for the West
End.
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Figure 3: Downtown

The “Calgary General Municipal PTan” (1979), as the overall statutory
plan for the City, incorporates general objectives and policy
directions for the Downtown including the desirability of:

increased efficiency of 1land use in the 1dinner city and
Downtown, e.g. increased use of vacant and under-used Tand,
infill and selective redevelopment;

increased population density 1in the inner «city and
Downtown;

increased residential densities adjacent to major employment
centres and main transit routes;

decentralization of as much new employment as possible along
transit corridors to reduce traffic congestion in the Downtown
and inner city; and

encouragement of a better distribution of traffic flow
throughout the transportation system by redistribution of
major traffic generators.
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The “Core Area Policy Brief” (“C.A.P.B.”), approved by Council on
1982 October 29, sets forth a detailed policy framework to guide
future land use and development form in the Downtown (Figure 3).
It outlines specific policies for the Commercial Core Zones 1
and 2, the residential areas of Eau Claire and the East Village,
Chinatown, as well as other special areas throughout Downtown, and
makes the following statements regarding public open space:

“Open space is both an amenity and a necessity within the
Downtown. Private development abutting the Riverbank must
ensure both access and sunlight penetration, thereby protecting
the public image and quality of the Riverbank environment.”

“Greater use of existing public facilities (the Centennial
Planetarium, Mewata Stadium and the Mewata Armouries) should
be encouraged by accommodating community and City-wide
recreational, cultural and social activities.”

On 1984 October 10, City Council amended the “C.A.P.B.” to place
the West End “under policy review” and instructed the Planning and
Building Department to undertake a special study of the area west
of 9th Street West, from 10th Avenue South to the Bow River. The
reason for this study was to review the land use policies of the
“C.A.P.B.” relating to the West End area, and to develop various
other land use alternatives for consideration.

During this time, the “Long-Term Growth Management Strategy” was
approved by Council on 1986 July 22. It includes a set of sixteen
policies, and provides the most current framework for managing
the city’s growth in the foreseeable future and re-establishes as
one of the overriding goals “to enhance the Downtown’s role as a
major employment, housing, shopping and cultural focal point in the
city”.

These policies are aimed at reducing the problems and inefficiencies
in the inner city and Downtown by:

emphasizing public transit to minimize major capital
expenditures for roadway <improvements and environmental
disruptions to inner city and Downtown areas;

ensuring that the proportion of persons using public transit
is 1increased relative to the private car, particularly for
the journey to work;

increasing residential densities 1in various areas of the
Downtown to:




- increase opportunities for new core employees to Tive
near their jobs;

- ensure a more substantial residential presence within
the core employment and commercial area; and

- promote maximum use of existing Downtown services and
facilities.

At the conclusion of the West End study, the Planning and Building
Department recommended the creation of a mixed use community which
would conform to the principles as originally set out as Option 4A
in the “Core Area: West End Policy Review” (1987). This document is
available under separate cover and portions of this document are
reproduced for reference in Appendix A.

Council did not adopt this option as recommended and instead requested
that another plan and rules for development be prepared based on a
commercial future for the West End. This plan and proposed Tand use
districts were outlined in the “Core Area: West End Policy Review”
(1989).

When Council considered this proposal an 1990 March 12, 1it did
not approve this vision for the West End, but instead directed
the Planning and Building Department to prepare rules for the
development of land based on Tand uses and densities as set out 1in
Option 4A of the 1987 report with one exception. A 1imit was to be
placed on overall project density, including residential uses. This
forms the basis for the current land use policy.

In summary, Council directed that:

there was to be a transitional area adjacent to 9th Street
West which would allow commercial development up to a maximum
density of 7.0 F.A.R. and high density residential to a 1imit
to be determined through the planning process.

the remaining area would allow commercial development up to
a density of 3.0 F.A.R. and high density residential with a
density 1imit to be determined by the requirements of future
residents for a Tivable environment, one which included
adequate access to natural T1ight, amenities and parking.
Rules for development were to have regard to market forces.
They were also intended to include environmental guidelines
to protect sunlight access to the park adjacent to the Bow
River.

the public riverbank and Mewata lands would remain in the PE
(PubTic Park, School and Recreation) and PS (Public Service)
Districts.

11
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the DC sites governed by project-specific development
guidelines already approved by Council would not be changed
by the City as a result of the planning for the West End;
however applications by owners of these Tands for Tland use
amendments would in future be evaluated on an 1individual
basis in 1light of the new policies for the West End.

These policies formed the basis of the work which took place after
Council’s direction of 1990 March 12.

o Objectives

@)

Objectives for the West End

The “Downtown Plan” (1979), the “C.A.P.B.” (1982) and the
“Long-Term Growth Management Strategy” (1986) all affirm the
need for viable residential areas in the Downtown for reasons
of satisfying objectives of achieving safety, choice and
efficient use of Civic infrastructure. Residential uses in the
Downtown offer an alternative for Calgarians wanting to live
close to work. They provide a market for downtown commercial
activities and services, enliven the Downtown beyond office
hours and help to achieve Council’s objective of reducing
transportation demands by placing more residences close to
major employment centres.

The West End is in an attractive Tocation separated from the
business commercial core by an established residential area,
and has sufficient undeveloped space to allow the development
of a unique mixed use neighbourhood close to both amenities
and activities. It will add to the Tifestyle choices available
to Calgarians and in this way promote a Tlarger population
Downtown, thereby reducing transportation demands.

D) Planning Process

@)

Residential Livability Research

In response to Council’s direction of 1990 March 12 to
“investigate and recommend an appropriate density Timit for
residential uses which would produce a Tivable mixed use
environment”, the Planning and Building Department began by
studying the factors contributing to residential Tivability,
especially at high density.

In brief, the study included a review of the academic and
professional planning literature on high density Tiving
environments and confirmed that the general Tland use
directions as set out for the West End could result in a
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Tivable environment for residents. It was apparent, however,
that residential satisfaction depended greatly on the design
of buildings (especially their relation to the street), unit
design and access to choice 1in the selection of housing

type.

Since ensuring free choice of housing and the design of units
are both beyond the scope of a Tand use by-law district, a
series of Tivability objectives were developed which focused
on that which could be controlled: the building envelope
and its relation to its neighbours and the public realm.
These objectives, which were ratified by Council at its
consideration of the draft districts on 1992 January 5, are
presented in Section II.E.

Public Involvement

In order to reflect the objectives and values of residents,
owners and other interested Calgarians, a review committee,
the West End Planning Advisory Committee, was established
which attempted to reflect the interests of the broadest
spectrum of people affected by plans for the West End. At a
public meeting in 1991 March, representatives of Tandowners
and tenants, both commercial and residential, were elected
by their peers to sit on this review committee. The committee
also had representation from the Alberta Home Builders
Association, the Building Owners and Managers Association,
the Downtown Business Revitalization Zone, the Federation of
Calgary Communities and the Urban Development Institute.

This committee met many times between March and October
of 1991 to consider proposals produced by staff 1in the
Planning and Building Department, to confirm the livability
objectives, and to review the rules for land use as set out
in two draft districts for the two sub-areas. These rules
were then tested by two architectural firms to confirm that
the guidelines were reasonable and that they could produce
marketable buildings.

At the completion of this process, the draft districts were
taken to the community as a whole in 1991 October to ensure
that all Tandowners and residents were aware of the future
directions being proposed. The districts, as revised, were
taken to a Public Hearing of Council, along with a set of
complementary public improvements and implementation proposals
on 1992 January 5. They received approval 1in principle,
subject to an amendment adding a third district, Area C,
containing the Lord Nelson Inn Tands Tocated on 8th Avenue
South.

13
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In accordance with Council’s direction, three DC District
Bylaws were then prepared and brought before Council on 1992
June 15 when they were applied to Tands in the West End. The
Districts as approved by Council are included in Appendices
B, C, and D.




II.

LAND USE

A)

Area Description

The West End includes major gateways, arrival and departure points
for the Downtown via the 6th and 9th Avenue South couplets, the
Louise Bridge and 11th Street West (Figure 4). The Light Rail
Transit (L.R.T.) station Tocated at 10th Street West and 7th Avenue
South Tinks the area to the rest of the Downtown and the city as a
whole with convenient public transit access.
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Figure 4: West End and Downtown Context
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B)

West End Consolidation

The area enjoys pleasant views toward the Bow River to the north,
to the mountains 1in the distance and to the nearby Mewata Park
Tand to the west. It also benefits from direct access to the
city’s regional system of bike paths which is Tlocated along the
adjacent Riverbank Park, and 1is functionally and visually Tlinked
to the Hillhurst residential community to the north across the Bow
River with schools and a broad range of retail shops and related
services.

The area immediately to the east of the West End, between 7th and
9th Streets West, separating the West End from the central business
core, contains a concentration of high-rise residential buildings.
Within this two-block-wide stretch are Tocated 2,875 units or
approximately 40 percent of the total Downtown dwelling units as
of November 1992. The high-rise residential developments occurring
here were built during the 1960s and 1970s when the Bonus Area C of
the CM-2 District included residential bonuses.

The existing Tand uses in the West End consist mainly of Tow-profile
medium density residential and commercial developments, an area of
single family dwellings Tocated adjacent to the Bow River, car
dealerships, surface parking lots, residential support services,
a seniors’ centre located 1in the Kerby Memorial Building, the
Athabasca University offices, food services, restaurants, coffee
shops and a hotel (Figure 5).

The Westmount Place high density residential development, built 1in
1982 and containing 126 units, 1is the Targest and newest building
in the area, bringing the total number of dwelling units in the
West End to 317. The Calgary Catholic Board of Education offices
will be relocating to the area in a building left unfinished in the
economic downturn in the early 1980s.

The medium density office developments built in the 1970s and early
1980s in the West End are in the 3.0 F.A.R. density range and
include Commerce Centre, Pembina Place, Mewata Place and the Ten-
Ten Building.

Project-Specific Direct Control Districts,

There are fourteen development sites 1in the West End which are
governed by project-specific DC District guidelines. The majority
of these DC Districts are within a medium to high density range (3.0
- 8.0 F.A.R.) and allow for residential, commercial and mixed Tand
uses. The Tlocation of these proposed developments are illustrated
in Figure 6 along with a summary of the densities and uses in these
districts.




Figure 5: West End Major Buildings

O

Major Institutions

Defining the western edge of the West End is the Mewata site,
including the Mewata Armouries (a Federal and Provincial Historic
Resource), the Centennial Planetarium, Alberta Science Centre and
the Mewata Stadium. These uses all attract visitors from beyond the
local community. The Planetarium and Science Centre in particular
have a regional tourist appeal as well. Future expansion plans for
these facilities may result in the relocation of the Mewata Stadium
and the expansion of the Alberta Science Centre facility.

17
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%\. Proposed  Existing

“" F.A.R.
DC PROJECT Storeys Density

) 1 Residential DC 17 8.9

e 2 Resicential DC 17 8.9

o 3 Residential DC 12 nia

4 Residential DC 17" 8.9

. 5 Residential DC (Seniors) 22 8.9
s, 6 Residential DC {Two Towers) 27 10.7
’b@f‘v 7 Mixed Use DC 24 n/a

8 Commercial DC 26 12

9 Mixed Use DC 29 n/a

10 Mixed Use DC 21 n/a

11 Calgary Cathelic School Bd. 11 7.3

12 Commaerciai (Melcor) n/a 6.24

13 Commercial (Plaza 1000) 26 9.45

Figure 6: West End: Existing Project-Specific DC Districts

A major centre for seniors is located in the West End adjacent to
7th Avenue South and across 11th Street West from the Mewata site.
The Kerby Centre is a gathering place for seniors across Calgary,
offering a broad range of educational and social activities. The
offices of Athabasca College, a post-secondary correspondence
educational 1institution, are also Tlocated here along 7th Avenue
South. These uses benefit from the convenient transit and vehicular
access to the West End and result in a high concentration of
attractions here to benefit residents and businesses.
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Figure 7:
D)

Current Bow Trail Connector Alignment

Transportation
The following transportation changes affect the West End area.

The future Bow Trail Connector is a multi-stage scheme that would
improve traffic flows entering and exiting the Downtown from the
west. Road improvements, widening and new ramps would focus on Bow
Trail in the vicinity of the Mewata Bridge. The first phase of the
project was completed in 1989. The second phase of the project
will entail the construction of an interchange in which 5th Avenue
South will be elevated in the order of 9 m west of 11th Street West
(Figures 7 and 8). No fixed construction schedule has been set
as the timing of the Connector is tied to population thresholds
in Calgary. The Community Planning Advisory Committee which was
created to review planning issues in the West End requested that
pedestrian access to the West End Riverbank be provided in the form
of an at-grade crossing with a pedestrian-operated signal generally
in the vicinity of 10th Street West.
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The Riverbank Park is also affected by planning for the Bow Trail
Connector. The alignment of this roadway may create a widened park
area adjacent to the Bow River. The PTlanning Advisory Committee for
the West End has also requested that this decision recognize the
requirements of the West End community for recreation and access
to the Bow River.

Future development potential on the Mewata public lands is severely
restricted by the transportation constraints. In the ultimate Bow
Trail Connector design, Timited access is available to lands west
of the Mewata Stadium via 6th Avenue South, 9th Avenue South or
11th Street West.
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Figure 8: Future Bow Trail Connector Alignment




E)

Residential Quality Objectives

In formulating the rules for development, it was recognized that
there are many conditions affecting the quality of 1life 1in a
community, including but not Timited to the availability of parks
and open space; traffic; feelings of safety and security; the mix
of uses and populations served (employee, resident, visitor); the
density of development as it increases the population in an area;
and the bulk of buildings which in turn affects views, shadows and
privacy.

In planning for the West End, it was necessary to find ways for
a range of uses to Tocate together compatibly at relatively high
densities. The challenge was to create a set of rules and public
actions which result in a livable neighbourhood. To do so, a set of
objectives were used as the basis of the rules for development dealing
with the mix of uses, overshadowing, views, streetscape quality,
compatibility of built forms, building access, relationship to the
street, noise, open space, safety/security, on-site amenities and
landscaping standards (Figure 9).

It is believed that the rules for development in the West End as
contained 1in the DC Districts respond to these objectives and
will produce a livable residential neighbourhood. Development will
include a Tively mix of office and service commercial. Buildings
will be Tlocated close to the sidewalks to enhance public safety
and there will be wide sidewalks with room for generous green
Tandscaping on Tocal streets. Where the roads are busy, green space
is encouraged in the interior of blocks where it is more pleasant
to be outdoors. Development will be in the form of either Tow-
rise commercial or slim residential towers that permit residents
to benefit from the views to the west but which will not create
bulky buildings. Massive buildings are undesirable because of the
tendancy to dominate the street below and create an undesirable
micro-climate for pedestrians caused by development-related wind
and shadow.

21



22

Mix of Uses

The mix of uses should only be
such that it does not conflict
with the safety and enjoyment of
the West End for residents.

Mixed Use Character

Any project containing residential
units should be designed to take
into account the mixed-use
character of the area and provide
screening for both visual and
acoustic privacy.

Overshadowing

Projects should be designed and
sited to minimize the casting of
shadows on neighbouring
residential units or their open
spaces or on any public open space
taking into account their likely
times of use.

Public and Private View Blockage

The massing of projects should
enhance significant views for
existing or future development
where possible.

Streetscape Quality

The design of projects should
create a sense of visual order in
the public realm.

Micro-climate

The arrangement of building mass
on any site should have regard for
at-grade micro-climate by not
causing any increasse to existing
wind velocities.

Streetscape Fit

Design of projects should respect
existing buildings which are
likely to remain on neighbouring
sites with compatible built forms
and should clearly indicate the
Line where public and private
property meet through the
appropriate use of pavement
changes, level changes and
landscaping elements.

Non-residential uses
In any mixed-use project,
residential and non-residential

10.

1.

12.

13.

14.

uses should have separate and
distinct means of access to
streets and on-site parking
facilities.

Daylight penetration

In any residential project, all
habitable rooms should have
adequate access to daylight and,
to the extent possible, direct
sunlight for at l(east a portion of
the day measured at the equinox.

Noise penetration

in any residential project, units
should be designed, constructed
and oriented so as to reduce noise
penetration from neighbouring
buildings, traffic and surrounding
units within the project.

Open spaces

In any residential project, each
unit should have access to private
and semi-privati open spaces of
adequate size and designed in
accordance with the “Amenities for
Apartments", 1979, Planning and
Building Department.

Safety and Security

In any residential project, each
unit and the project in general
should be designed and constructed
so as to be safe and to prevent
unwanted intrusion and harassment.

On-Site Amenities

Residential projects should
provide on-site amenities such as
tennis courts, games rooms,
workshops, and meeting area(s)
that are suitable to the expected
population.

"Green Streets"™

Due to the expected high
densities, the street will play an
important role in defining the
area as residential and as it will
contribute to the amount of
available open space. Street
improvements must take into
account this scarcity and do more
with less. This suggests an
intensely landscaped public street
with soft landscaping elements
where space permits.

Figure 9: Livability Objectives

West End Consolidation



F)

Urban Design and Building Form

@)

€3]

Public Systems

It is particularly important for the success of the West End
as a residential community that there be a distinctive and
attractive character to the area 1in order to promote new
development. Because of the scale of proposed development,
there 1is idincreased importance placed on the roadways and
sidewalks as the focus of community 1ife and as they set a
positive image for the area. The street will be the focus
of community Tife and the design of the public spaces will
complement these aspirations and form the basis of the
expectations of private development.

A design for the public systems has been developed to
complement the area’s residential character and provide the
valuabTle amenity of community open space within the right-of-
way (Figure 10). The overall community vision capitalizes on
the two Tocal roads in the West End which handle low traffic
volumes to create “green streets” or linear parks along 10th
Street West and 8th Avenue South. PubTlic improvements will
create a high Tevel of amenity through enhanced sidewalks
treated with plantings and attractive furnishings.

The street furniture and materials selected for the West End
reinforce its special character having a distinctly urban feel
but reminiscent of European residential neighbourhoods. These
elements are illustrated in Appendix E. These enhancements
are the basis of expectations for private development to
complement this amenity and quality.

Development Form

Guidelines for the form of private development were included
in the DC Districts for the West End to ensure compatibility
between the commercial and residential uses and in order
to capitalize on the commitments to improvements on public
lands. These include:

(a) the gradual development of pleasantly Tandscaped,
small-scale open spaces along 10th Street West through
the addition of 2.13 m right-of-way setbacks, vyard
requirements and open space requirements aimed at
creating a “green” streetscape offering relief from
the surrounding high density development;

(b) encouragement of attractive and interesting streetscapes
through general design guidelines for street Tlevel
building frontages;
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€))

(o) requiring residential development to take the form of
slim towers and restricting commercial uses to the
first six storeys;

€)) measures intended to reduce the overall massing of
buildings toward the Bow River, including conformity to
the Downtown Environmental Guidelines contained in the
“C.A.P.B.”;

(e) requiring the setting back of upper floor Tlevels to
moderate the impact at grade of larger new buildings
and to protect Tight and air exposure to street level
and residential projects;

&) development of the Tlanes as amenity areas on the quiet
side of buildings as a special secondary pedestrian
system.

Implementation

In the planning process for the West End, it was agreed that
improvements to the character and image of the area are needed
to support the existing housing and businesses and to encourage
additional development in the future. In this process, it was
also decided that the commitment to livability could be best
achieved by upgrading the sidewalk environment and thereby
creating 1living space for the community along the streets
and avenues. Accordingly, measures to improve the image and
Tivability of the area and ultimately its marketability were
included in the land use districts.

The dinclusion of a mandatory contribution to a West End
Improvement Fund for new commercial projects in the area
is one such measure. The street focus that this reflects s
consistent with the decision to terminate the +15 system at
9th Street West. The financial contributions for commercial
developments have been directed to the West End Improvement
Fund in recognition of the West End as primarily a pedestrian-
oriented area with the highest priority being placed on
enhancements at grade.

The Fund will operate based on a contribution formula rather
than requiring actual construction of the improvements, for
two reasons:

this would treat all sites equally, regardless of
location (corner vs. mid-block), or adjacent road
standard (local vs. primary);
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this would allow the contribution to be pro-rated for
smaller, interim projects.

(€)) Fund Operation and Contribution Rate

The Fund will be implemented according to the following
procedures:

i) a contribution to a “West End Improvement
Fund” 1is one of the Mandatory Requirements for
commercial developments as contained in the Land
Use Districts for Areas A, B and C;

ii) the contribution formula is modelled, in part, on
the existing +15 Fund formula, as follows:

total incremental improvement costs for
the area are apportioned on an area basis
to all sites in the area;

payments are based on the amount of
commercial floor area and pro-rated for
projects constructed to less than the base
density;

contributions made for interim projects will
be credited toward any future redevelopment
of the site.

The formula would be as follows:

FC = _
TLA x CFAP
where:
FC = Amount of fund contribution required per

unit area of commercial development

IC = Current incremental cost of total area-
wide public improvements

TLA = Total developable Tand in the West End
CFAP

Commercial floor area potential (3 F.A.R.)
]

1 So that all commercial development pays an equal amount per unit area
of development potential, the base of 3 F.A.R. is used. All sites pay only
according to the amount that is developed. Sites in Area B which must earn the
density in other ways to achieve a higher density than 5 F.A.R. are not required
to make any contribution for density greater than 5 F.A.R.
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i)

iv)

V)

Vi)

vii)

viii)

the contribution ratewill be based on the estimated
incremental costs (i.e. over and above the
standard sidewalk construction as required in the
development permit process) of reconstructing area
sidewalks to the enhanced standards as outlined
in the “Downtown Handbook of PubTlic Improvements”
as amended to reflect the concepts approved by
Council for the West End. This would include
costs associated with implementing these designs
including 1increased sidewalk widths, 1improved
surface materials, specialized street furniture
and 1lighting, 1increased tree planting, etc. The
Planning and Building Department will submit cost
estimates based on the designs as added to the
“Downtown Handbook of PubTlic Improvements”, with
the advice of the Engineering and Environmental
Services Department and in consultation with area
Tandowners, businesses and residents, for the
Board of Commissioners’ approval;

on an annual basis the area costs will be adjusted
to reflect changes in construction costs;

payment 1into the Fund shall be prior to the
release of the development permit at the rate 1in
effect at the time of payment;

the accrued Fund should be used solely for the
construction of improvements within the West End
area and adjacent parks 1in accordance with the
priorities outlined in the “Downtown Handbook of
Public Improvements”;

as described in the three West End DC Districts,
all commercial developments would be required
to contribute based on the amount of commercial
floor space;

the contribution to the Fund would not relieve
an owner of standard obligations to maintain
basic sidewalk conditions, including repair or
reconstruction of any damage incurred during
building construction.

27
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(b) Use of the Fund for Area Improvements

In addition to the West End Improvement Fund, the
normal Local Improvement By-Taw process would also be
followed on an ongoing basis for the replacement of
aging or sub-standard sidewalks and roadways in the
area, although the accrued Fund could be used to assist
in “writing-down” the incremental costs of upgraded
treatments on a project basis subject to Council’s
approval.

Where no bonus is required but an owner commits to improved
sidewalk reconstruction of an equivalent value to the
Fund contribution, the contribution would be waived
or reduced in accordance with the work undertaken. In
Area B, commercial sites have the option of receiving
additional bonus density by committing to the actual
construction of adjacent sidewalk improvements (Bonus
Standard B-1), over and above making the mandatory
contribution (A-4).

Detailed plans of the public dimprovements will be
incorporated into the “Downtown Handbook of Public
Improvements”. This will dinclude the detailed plans
for the treatment of the 10th Street West linear park,
the 8th Avenue South Tocal road and other sidewalk
and Tlandscaping improvement priorities, as well as a
selection of specialized Tighting and street furniture
items to be used throughout the area.

Rules for Development

In accordance with Council’s direction and to recognize the special
opportunities within the sub-areas of the West End, rules for
development have been developed for each of three areas as shown on
Figure 11. The overall intent of the three proposed DC Districts
is to ensure the West End is developed as a Tlivable mixed use
neighbourhood. The major features of the Districts are described
in the following section and the Districts are reproduced in their
entirety in Appendices B, C and D.




— LEGEND —
AREA A

DC AYLAW 47752

AREA B

DC BYLAW 28752

AREA C

CC BYLAW 46292

Figure 11: Land Use Redesignations

¢))

Area A - Direct Control District 47792

Area A, while a mixed use area, is expected to be predominantly
residential. Commercial development to a maximum of 3.0 F.A.R.
is allowed in the first six storeys, but must meet mandatory
requirements which include features such as wider pedestrian
areas on major roads and at corners, open space at grade,
and contributing to the West End Improvement Fund for the
upgrading of public sidewalks and areas (Figures 12 and 13).
Developments which contain a mixture of uses may not exceed
a combined 1imit of 7.0 F.A.R.
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s

7Hesidentlal Commercial Mixed
FAR Max. & F.A.R. Max. Commercial/

Rasidantial
F.A.R. Max.

Figure 12: Area A Density Limits

Residential development is allowed to a maximum of 7.0 F.A.R.
following the provision of the mandatory requirements. Higher
densities were found to seriously compromise residential
Tivability, including access to Tight, air and privacy. In
response to the Tlivability objectives discussed previously,
residential development will be Tlimited to point towers to
ensure adequate access to sunlight, air and views while
ensuring privacy.

The development of a carefully articulated street frontage
has been required to enliven the street and to provide street
surveillance. This street-related podium will also enhance
the micro-climate at the pedestrian level by deflecting winds
travelling down the facades of tall buildings away from street
Tevel.

Landscaped rear yards as well as paved and landscaped Tanes
are also required as they are on the quiet side of development
Tocated between the four major roads in the West End and
can contribute considerably to the amenity value of units
fronting onto them.




STANDARD AMENITY TO BE

PROVIDED

LOCATION AMD ACCESS REQUIREMENTS

PERFORMANCE REQUIREMENTS

1 (a) Ar-Grade
Pedestrian
Circulation

(b} Street Corner

Pedestrian Space

Abutting primary reads and

7 Avenue South and future LRT
aligrments as shown on Map 1,
Section 42.1

Directly accessible to and Level
with public sidewalk.

At all intersections.

Directly accessible to and level
with public sidewalks.

1f arcaded, a minimum unobstructed width of
2.5 metres.

If no structure to grade, a minimum unobstructed
width of 2.2 metres from the setback Line.

Open to the sky or built over above the first
storey.

A triangular area formed by the two setback
lines and a straight lime that intersects them
3.0 metres from the cormner where they meet,

Open to the sky or built over above the first
storey.

Wo wvegetation, finished Lot grade, building or
structure permitted within this area.

2 Open Space At Grade

At grade

Abutting Street or Avenue

5% of net site area

Open to the sky

Depth of open space not ta exceed 1.5 times the
frontage of such open space.

3 Visual [nterest at
Grade

ALL Street and Avenue frontages
at grade

Applies to all commercial
buildings and commercial uses
located in lower {evels of mixed
use buildings

Must be designed so as to accommodate
non-gffice uses such as dwellirq units, retail
stores, personal services, em rtairment
establishments, and restaurant uses.

#Must have direct access from public sidewalks.

A minimum of 50X of the first storey of the
facade must be clear glazing

Facades should be provided with a degree of
visual interest through the use aof building
materials and design, colour and/or cancpies
and awnings.

4 Contribution to West
Erd Improvement Fund.

In accordance with approved policy.

See Section B.2{c)(i) for special exemotion for public auditeria, cinemas and theatres.

1(a)

unsbstructaa
wigih

WITH COLLIMNS AT GRADE
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1 22M
uncbstructed
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setback
fine —— treet comer
pedestrian space
no siructures

\TE 5 sethack ne
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5% of net site
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Developments adjacent to 10th Street West will be required to
Tandscape an enlarged yard which will complement the Tinear
park planned for this local road. A similar yard will be
required along 1lth Street West.

The District also calls for communal amenities dincluding
meeting space within buildings, bicycle storage and outdoor
recreational spaces. The safety requirements of residents
have been translated into design criteria for building design
as well as requirements related to the location of uses in
proximity to entrances and public areas.

Area B - Direct Control District 96D2008

Direct Control Area B, along 9th Street West, borders the
high density commercial core and is intended to accommodate
residential and commercial uses. Commercial density to a maximum
density of 5.0 F.A.R. must provide mandatory requirements,
including contributions to the West End Improvement Fund. An
additional bonus of 2.0 F.A.R. of commercial space can be
achieved through the provision of right-of-way improvements,
pubTlic art or contributions to off-site improvements (Figures
14 -16).

7 Resldantial or 5 Commercial
F.A.R. Max. F.A.R. Basa

Figure 14: Area B Density Limits




achieved through provision of Group A features™

Borus Group A: A maximum of 5.0 F.A.R. may be
STANQARD AMENITY TQ BE LOCAT{OH AWD ACTESS REQUIREMENTS PERFORMANCE REQUIREMENTS
PROV[DED
Al At-Grade Pedestrian o 1Y arcaded, a minimum unobstructed width of 3.5 metres.
Cireulation
o If no structure to grade, a minimum uncbstiucted width of 2.2
o Abutting primary resds and metres from the setback line.
a) on-Site 7 Avenue 5, a2 shown on Map 1,
Padestrisn Roadway Network, Section 42.1. | o Open to the sky or built over above first storey.
Space
o Directly sceessible to and
level with pubiic sidewalks.
3] Street Carner o At all intersections. o A triangular area formed oy the two setback lines and 3 straight
Pedestrian Space line which intersects them 7.5 metres from the corner wnere they
¢ Directly sccessible te and meet.
Level with public sicewslks. N

o Open ta the sky or built-over sbove the second storey.

o No vegetation, finighed lot grade, building or structure within
the trianguier ares formed by the two setback Lines snd a
straight tine which intersects them I metres from the corner
where they meet. Beyond this distance, colums permitted to
satisfaction of the Aporoving duthority,

A2 Open Space at Grade 0 At grade. o 5 percent of net site area.
5 Abutting street or averwe. o Dpen to sky.
o Depth of open space may not exceed 1.5 times the fromtage of
such open space
A3 Visual Interest at a AlL street and averue o Must be designed so as to accommodate non-cffice uses such as
Street Level frontages at grade. dgwelling units, retail stores, personal services, entertainment
establishments, and restaurants,
a Applies to all commercial
buildirgs snd commercial uses o ALl grade level commarcial uses fronting streets and avenues
tocated in lower levels of shall have direct access from public sidewalks.
residential or mixed use
buildings o |f commercial, a minimm of 50 percent of the facade area must
be clear glazing.

o facades should be provided with a degree of visual interest
through the use of building materials and design, colour, and/or
cancpies and awnings.

Ab Contribution to West a |m accordance with approved policy.
End [mprovement Fund
(for commercial uses
only)

See Seciion B.¢.(C) for specisl exemplion for puolic auditoria, cinemas, snd Cheatres.

Al{a)

I5M
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WITH COLUMNS AT GRADE
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line = street cormer

pedesirian space

ng struclures

S —_———
satback hina

33



WEST END LAND USE RISTRICT
Bonus Density Table

Bonus Group B: A maximum additional 2.0 F.A.R. may be achieved through the
provision of Group B features.

pPublic Spaces

¢(a) Provided on
Site

(b) Contribution
to Public
Art Fund

F.A.R.

1 square
metre of
floor area
for every
$110
(October
1984
dollars) of
sculpture
provided.

1 square
metre of
floor area
for every
$110
(October
1984
dollars)
contributed
to Public
Art Fund.

o Value contributed to

sculpture used
outdoors at-grade or
on building exterior
visible from the
sidewalk in a setting
on site acceptable to
Approving Authority.

1§ off the devetopment
site, on 8th S. Avenue
between 9 and '

11 Streets W.,

10 Street W. or a West
End public park.

STANDARD AMENITY TO BE BONUS RATIOD LOCATION AND ACCESS PERFORMANCE REQUIREMENTS
PROVIDED REQUIREMENTS
B-1 Improvements to 2.5:1 o Sidewalk areas wWithin Enhanced treatment and materials
Adjscent adjacent Rights-of- over and above basic¢ standards
Right of Way Way. for sidewalk reconstructien,
consistent with Council's policy
for public improvements in the
Downtown.
8-2 off-Site Available only in accordance
Improvements with Council policy for a
contribution to, or the
const-uction of, features
identified in Council's poliey
for public improvements in
Downtown,
8-3 Sculpture in Maximum of 1

Unique not mass-produced
sculpture by a practitioner in
the visual arts who is generally
recognized by critics and peers
as a professional of serious
intent and ability.

Value of sculpture provided
caleculated in accordance with
Council's approved policy.

In accordance with Council
policy.
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Residential developments can achieve a maximum of 7.0 F.A.R.
through the provision of mandatory at-grade pedestrian
circulation and open space. Requirements for the +15 system
do not extend into the West End due to the focus on the grade
Tevel for public improvements.

a3) Area C - Direct Control District 49792

Direct Control Area C, as amended by Council, applies to the
Tands north of 8th Avenue South between 9th and 10th Streets
West belonging to the Lord Nelson Inn. This area borders the
high density commercial area to the east. The district rules
reflect a mix of both Area A and Area B requirements along
with rules adapted to the current and planned hotel uses on
site.

A total of 10,580 square metres of commercial development, with
the provision of mandatory requirements, and an additional
605 square metres of commercial space, with the provision of
Bonus Group B features, is allowed. Residential density of up
to 7.0 F.A.R. 1is permitted with the provision of mandatory
requirements (Figures 17 - 19).

F.A.R. Max. Commaercial
F.A.R. Base

605 m?2

F.A.R.
Bonus

7 Residential 1 0,580- m?2

Figure 17: Area C Density Limits
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Bonus Group A:

A maximum of 10,580 sq.metres (113,885 sq.feet) may be achieved through provision of these featyres,*

STAMDARD AMENITY TO BE PROVIDED LOCATION AM) ACCESS REQUIZEMENTS PERFORMANCE REQUIREMENTS
Al (#) At-Grade Fedestrian ] Abutting primsry roads and o' If arcaded, a minimm uncbstructed width of
Circulatien 7 Avenue South and future LRT 3.5 metres.
alignments as shown on Map 1,
Section 62.1 a 1f no structure to grade, a minimun uncbstructed
width of 2.2 metres from the serback line.
-] Directly accessible to and
level with public zidemalk. a Open to the sky or built over anave the first storey.
(b} Street Corner ] At all intersections.
Pedestrisn Space a A triangular area formed by the twe setback Lines and
o Directly accessible to and a straight Line that intersects them 7.5 metres from
tevel with public sidewalks, the corner where they meet.,

a Open to the sky or built over above the second
sTorey.

a Ho vegetation, finished lot grade, building or
structure permitted within the triangular area farmed
by the two set back Lines and a straight line which
intersscts thee 3 metrea from the corner where they
meet. HBeyond this distance, colums permittec to the
satisfaction of the Approving Authority,

A2 Open Space At Grede ] At grade o 5% of net site area
] Abutting Street or Averue a Qpen to the sky

Q depth of open space npot to exceed 1.5 times the

frontage of such oOpen space.
. A3 Visual [nterest at Grade a AlLL Street and Avenue a Must be designed so as to accommodate non-office uses

frontages at grade such as duelling units, retail stores, personasl
services, entartairment estalrlishments, and
restaurants.

-] Applies to all commercial

buildings and commercisl uses a All grade level commercial uses fronting streets and

located in lower levels of averues shall have direct access from public

mixed use buildings sicdewalks.

L] If commercial, 2 minimgm of 50% of the first storey
af the facace must be clear glazing.

a Facaces snould be orovided with a degres of visual
interest througn the use of building materials and
aesign, colour and/or cancoies and awnings.

L1 Contribution ta West End a In accordance With approved potlicy.
Imorovement Furd ( far
commercisl uses oniy).

frontaga

At(a)
35M | 22m
unobsiniciec ungostructed
witn wici

i

1

1

1]

WITH COLUMNS AT SRADE NO COLUMNS
A2 . 5% of net 512

- 1
{ - A i
| - JLS % fromage I
I Gl Y S
S8iback line

See Section 3.2(c} for special exemption for public auditoria, cinemas and theatres.

streel corner
pedestriar space

no structures

satnacx line
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WEST END LAND USE DISTRICT
Bonus Density Table

Bonus Group B:

A maximum additional 605 sq.metres (6,508 sq.ft.) of commercial

space may be achieved through the provision of Group B features.

STANDARD AMENITY TO BE BONUS RATIO LOCATION AND ACCESS PERFORMANCE REQUIREMENTS
PROVIDED REQUIREMENTS
B-1 Improvements to 2.5:1 o Sidewalk areas Enhanced treatment and materials
Adjacent within adjacent over and above basic standards
Right of Way Rights-of-way. for sidewalk reconstruction,
consistent with Council's policy
for public improvements in the
Downtown.
B-2 off-Site Available only in accordance
Improvements with Council policy for a
contribution ta, or the
construction of, features
identified in Council's policy
for public improvements in
Downtown.
B-3 Sculpture in Maximum of 1
Public Spaces F.A.R.
(a) Provided on 1 square a Value contributed to Unique not mass-produced
Site metre of sculpture used sculpture by a practitioner in
floor area outdoors at-grade or the visual arts who is generally
for every on building exterior recognized by critics and peers
$110 visible from the as a professional of serious
(October sidewalk in a intent and ability.
1984 setting on site
dollars) of acceptable to Value of sculpture provided
sculpture Approving Authority. calculated in accordance with
provided. Council's approved policy.
o 1f off the
development site, on
8th 5. Avenue
between 9 and
11 Streets W.,
10 Street W. or a
West End public
park.
(b) Contribution | 1 square In accordance with Councit
to Public metre of policy.
Art Fund floor area
for every
$110
(October
1984
dotlars)
contributed
to Public
Art Fund.
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Remaining Lands

Of the areas in the West End not included in the DC Districts, the
uses will be as follows.

€D

2

The area west of 11th Street West will retain the existing PE
(Public Park, School and Recreation) and PS (Public Service)
designations. These Tlands are dealt with in the Riverbank
chapter of the “C.A.P.B” and continue to serve a variety
of recreational, open space and public service functions.
Council, in 1its decision of 1991 November 27, directed that,
as residential development occurs, the Mewata Stadium Tands be
considered for development for appropriate local open space.
More detailed plans for the Mewata Tands will be prepared
prior to the construction of the West L.R.T. extension. This
work would take into account the functional requirements of
the L.R.T. station, expansion plans for the Planetarium/
Alberta Science Centre, and the Tocal recreational needs of
West End residents.

The project-specific DC District sites in existence prior to
1992 June 15 will remain as approved. Their Tocations are
illustrated 1in Figure 6. In order to implement Council’s
approved policies, Tand use amendment applications initiated
by owners to change these DC sites would be evaluated on an
individual basis in Tight of Council’s policies as consolidated
in this report.
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Appendix A

MAP 6. LAND USE OPTION 4(A}. NEW ALTERNATIVE
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3.6. CONCLUSIONS
AND RECOMMENDATIONS

The basic issue is whether the West
End should just be a part of the
commercial core of the Downtown or
should it be allocated primarily for
residential purposes with more limit-
ed commercial development.

Having regard to:

* the City's new long-term growth
strategy and Council’'s policies of
encouraging downtown housing,
increased population and resi-
dential densities in cliose proxim-
ity to major employment centres
and main transit corridors;

* looking at what is happening in
other North American cities; and

* based on an overview of the
whole of Downtown:

it is concluded that the West End is a
very viable and attractive area for
predominantly residential develop-
ment with low to medium density
commercial and mixed land uses, with
a limited transition area of higher
commercial intensity. This conclu-
sion is supported further by the
following:

. The West End area is separated
from the central business core
by an extensive area of sxistent
residentiai development between
7th and 9th Streets West,

s  "Westmount Place"” and various
other existing and
residential developments in the
area show the suitability and
attractiveness of residential
development in the West End.

] Current development in the West
End suggests a market for
commercial development at much
lower densities than what the
Commerciai Core Zone 1 develop-
ment guidelines allow.

PART Il - LAND USE OPTIONS

proposed

Appendix A

¢ With expectations to build high
density commercial developments
under Core Zone 1 guidelines in
the future, it is less likely that
redevelopment will occur in the
short-term. This situation not
only would sustain the current
environmental conditions and
uncertainty about the eventual
role of the West End, but aiso
could cause additional long-term
negative .impacts on the environ-
mental quality in the area.

Basad on an evaluation of the five
land use options, Option 4(A) is
recommended as the most suitable
land usae alternative for the West End
toward achievement of the overall
City and Downtown Core Area objec-
tives.

This policy direction would define a
degree of certainty for the western
part of the Downtown as an addi-
tional "special character” area, and
would promote development of the
area in a supportive manner to the
existing and future offices, retail
and other types of service commer-
cial eastablishments, entertainment,
cultural and recreational facilities in
the Downtown Core.

The area to the south of 9th Avenue
South exhibits characteristics which
are similar along the C.P.R. tracks
to the east of the West End area.
Land use alternatives for potential
future development along both sides
of the C.P.R. tracks would more
appropriately be examined within the
context of one study. Therefore,
this area should be incorporated in
the C.P.R. Special Study area boun-
daries, and should be deait with as a
part of that process.
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3.7.

IMPLEMENTATION
STRATEGY

The following implementatidn strate-
gy is recommended for the preferred
lLand Use Option 4(A):

1.

42

AREA A: PE Public Park, School
and Recreation, and PS Public
Service District land use desig-
nations be retained on the Mewa-
ta public lands.

AREAS B and C: revised land
use districts be developed and
applied to these lands, which
would:

* allow residential land use
without a density [imit
throughout the area, and
achievement of up to 3.0
F.A.R. in Area B and up to
7.0 F.A.R. in Area C for
commercial and institutional
uses;

. address the various envi-
ronmental factors related to
the area; and

. incorporate performance
guidelines suitable to this
location such as:

- amenity area provisions
particularly related to resi-
dential developments;

- treatment of grade and
above-grade open spaces
and public areas; and

- sensitive treatment of the
area around the Riverbank,
the Centennial Planetarium
and the Provincially desig-
nated heritage site of the
Mewata Armouries.

Appendix A

AREA D should be included with-
in the C.P.R. Special Study area
boundaries, and be dealt with as
part of that study.

The DC (Direct Contrel) District
sites, which are governed by
site-specific development guide-
lines pertaining to projects
which Council approved, should
not be changed by the City as a
result of this Study. Land Use
Amendment Applications initiated
by owners’' to change these DC
gsites will be evaluated on an
individual basis, in light of the
policies contained in this Report.

The Core Area Policy Brief be
amended as outlined in the
Appendix of this Report.

The public systems, action plans
for the specific first priority
physical improvements and
program initiatives outlined in
the Downtown Handbook of
Public improvements for the West
End area, be reviewed and
updated in accordance with the
policy recommendations for the
area.

PART IIl - LAND USE OPTIONS
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FIGURE 3. LAND USE OPTION 4(A). NEW ALTERNATIVE
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AMENDMENT # 92/22
ByLaw # 47292

SCHEDULE B

Rt

‘1 6 AV S

DA
NI

AREA A WEST END DC: ODIRECT CONTROL RISTRICT

GENERALLY APPLYING TO THE AREA BETWEEN 11 STREET W. AND MID-BLOCK

A. LAND USES

W _RIV

1.  Purpose

The purpose of this West End District is to:

{a)

(b}

provide for predominantly high density residential
development, with low to medium density commercial
development; and

establish a comprehensive system for the provision of
at-grade pedestrfan amenities which enhances the
residential character and livability of the District.
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Appendix B

Amendment # 92/22
Bylaw # 47292

SCHEDULE B

Permitted Uses

Notwithstanding any other requirement of this By-law, proposed
or existing uses of a site shall be permitted uses on that site
if they:

(a)

{b)

are included in the 1ist of discretionary uses in Section
A.4.; and

have been approved before the date on which this By-law
was approved by a development permit that has not
expired.

Permitted Use Rules

Notwithstanding any other requirements of this By-law, a
proposed or existing structure may be developed, redeveloped,
or continue to extst provided that:

(a)

{b)

there is no variation, whatsoever, except as may be
allowed pursuant to Sectfon 11{1)(a){(11{) of By-law 2P8O,
in that structure except as may be necessary to comply
with other applicable legislation: and

ft has been approved before the date on which this By-law
was approved by a development permit that has not
expired.

Discretionary Land Uses

Apartment buildings (C.U.)

Apartment hotels

Athletic & recreational facilities

Child care facilities (N.P.)

Cinemas

Commercial schools

Community association buildings

Dwelling units (C.U.)

Essential public services

Financial institutions

Crocery stores

Home occupations (N.P.)

Hostels {N.P.)

Identification Signs

Laboratories

Liquor stores (excluding cold beer vendors) (N.P.)
Live theatres

Lodging houses (N.P.)

Mechanical reproduction and printing establishments
Medical clinics

Offices {C.U.)

Parking areas (temporary)

Parks and playgrounds

Personal service businesses

Private clubs and organizations

Private schools

Public and quasi-public buildings (N.P.)
Public and separate schools

Public transportation facilities
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Appendix B

Amendment # 92/22
Bylaw 4 47792

SCHEDULE 8
CONTINUED

Radio and television studios
Restaurants

Retail food stores

Retail stores

Senior citizens housing (C.U.)
Spectal care facilities (N.P.)
Stacked townhouses (C.U.)
Townhouses {C.U.) )
Unfversities, colleges and provincial training centres
Veterinary clinics (N.P.)

NOTE: N.P. - Hotfce Posting 1s mandatory for these uses in
accordance with Section 10(4) of By-law 2P80.

C.U., - See Sectioﬁ B.17 as follows.
B. DISCRETIONARY USE RULES

In addition to the General Rules for Downtown Districts contained in
Section 42.1 of By-law 2P80, the following rules shall apply
{i1lustrations are also included to assist in understanding the
intent of the following Discretionary Use Rules):

1. In this By-law:

{a) Residential uses include Apartment buildings, Owelling
units, Home occupatfons, Lodging houses, lostels, Senior
citizens housing, Stacked townhouses, Townhouses; and

(b) A1l other uses in the Discretionary Use List in Sectten
A.4. wil) be considered commercial uses relative to the
Gross Floor Area provisions of this by-law.

?. Gross Floor Area
(a) Commercial Uses

Al11 development, regardless of density, shall provide the
features in Table 1 attached hereto, to the satisfaction
of the Approving Authority. The maximum gross floor area
for commercial uses shall be 3.0 F.A.R. which shall be
located between grade and the sixth storey only.



CONTINUED

(b}

(c)

Appendix B

Amendment # 92/22
Bylaw # 47792

SCHEDULE 8

Residential Uses

{1

(i1)

The maximum gross floor area for residential uses
shall be 7.0 F.A.R,, less any commercial density
provided in accordance with Section 8.2.({a) above.
Only open balconies will be excluded from the
calculation of residential density,

A1l residential buildings adjacent to primary
roads, 7th Avenue S, and future L.R.T. alignments,
as shown on Map 1 in Section 42.1 of By-law 2P80,
must provide at-grade pedestrian circulation space
as described in Table 1 attached hereto

[Standard 1{a) and (b)].

Exceptions and Qualifications

(1}

Notwithstanding the requirements of Section B.2 (a)
and (b), the Approving Authority may allow up to an
additional 0.5 F.A.R. for purpose-built public
auditoria, c¢inemas, and theatres. A permanent sign
identifying these spaces must be affixed to the
exterior of the building.

3. Public Spaces - General Performance Requirements

(2}

(b}

shall

be;

A1l public spaces, for which density has been granted,

(1)

(i)

(111}

subject to a public access easement registered
against the title of the property and satisfactory
to the Approving Authority.

accessible to persons with push carts or carriages,
the elderly, the physically handicapped and others
whose mobility is impaired; and

maintained, including any landscaping, artwork,
purpose-buillt space and special right-of-way
improvements, throughout the 1ife of the building.

Outdoor areas, covered by efther an awning or canopy,
projecting a maximum of 1.5 metres, are considered to be
open to the sky,

4. Building Massing and Siting

(a)

Orientation

(1)

(11)

Building faces shall be aligned parallel to the
street grid.

Buildings shall be designed and located to minimize
overshadowing of public and communal open spaces
both on and off site.
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(b}

{c}

Amendment § 92722

Bylaw § 47192

SCHEDULE B

Helght and Bulk

(1)

{14}

(111}

Mustrntion 1

Appendix B

Buildings in
the West End
shall provide
for a generally
cont inuous
“strest wall®
through a Tow
to mid-rise
element having
2 minimm
height of 9.0
matras located
within 3,0
metres of the
sethback line
{or sethack
lines in the
case of corper
sites). This
base or podfium
must be no
higher than 21
metres

{1 lustration

Portions of the bulldiag rising above the base or
podium creating the “street wall® must step back a
minimm dimension of 3.0 metres from the front of
that podium, measured perpendicular o the property

1ine abutting the roadway.

AN portions of the

building aver 21 matres in height must comply with

this stepping back requirement {1llustration 1}.

In order to maintain the slimness of towers and
avoid slab forms, floorplates located above

21 metres shall be limited to 2 maximum gross Floor

plate of 600 square metres {excluding only open
balconter from this total}.

Separation Distances
Betwean Towers

All partions of
puildings which rise
above the podium
and/or abhave 21
metres in height are
required to provide a
minimum 12.0 motre
soparation distance
from the nearest
common 3ide or rear
property line
{I1lestration 2},
excepl as provided

Nustratlon 2

below:

{i} on corner
sites, ne
separation
distance is
required

adjacent to the
street.



CONTTNUED
{d)
5. Yards
(a)

Amendment § 92/22
Bylaw # 47292

SCHEDULE B

{ii) where the
amount of
residential
development in
a building
which contains
primarily
commercial uses
is less than
1.0 F.ALR., the
separation
distance to the
nearest
property line
may be relaxed
provided that
the distance
between any
living or
bedroom windows
and existing or
potential
development
shall be a
minimum of
24 metres
{ITlustration

Light and Ventilation

{1) Private outdaor
amenity spaces
located within
three floors of
grade should be
oriented away
from areas with
concentrations
of automobile
exhaust fumes,
particularly
major
intersections.

A1l yards located
adjacent to local or
secondary roads shal)
be intensively
landscaped using soft
landscaping to
reinforce the "green
strect® character and
add to the visuval
amenity of the
street,

fltustration 3

Appendix B

Separation Distance

Mintmum
i /\ 24m
: - >
.__<:

o Auedasd

M),
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(b)

{<})

(d)

Amcndment § 82/22
Bylaw ¥ 47292

SCHEDULE 8

Appendix B

Front Yard

{1

A maximum of
3.0 metres as
measured from
the sethack
line for 75% of
the frontage.
The remaining
25% of the
frantage can be
used to
articulate the
facade or
provide pocket
parks
{IMlustration
4).

Side Yard

(1)

i)

Interior Sides
of a Site

None permitted.

Street Side of
a Corner Site

Haximum 10
metres.

Rear Yard

(1}

A minimum of
9.0 metres with
the following
exceptions
where the rear
yard may be
reduced to 3.0
metres:

. salely

commerc{al
buildings
{1lustration
5)i

. buildings where

the residential
portion is less
than 1.0 F.A.R.
{I1Tustration
6}; or

. for the podium

portion of
development
which i%
ortanted to 10
or 11 Stireels
¥. {{.e., has
windows of
habitabie rooms
and entrances
oriented to the
street), if the

lllustration 4
Front Yarg

filustration 5
Rear Yard

Solely commercial buldings

Hilustrotlon 8
Rear Yard

- .

Less than 1 F AR, residential
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(e)

Amendment # 92/22
Bylaw # 472192

SCHEDULE B

depth of the
podium portion
is no greater
than a
dimension of 15
metres as
measured
perpendicular
to the side
property line
(;llustration
1.

(11) The Approving

Authority shatll
consider
relaxations to a
portion of the
rear yard for
residential
buildings where
the quality or
usability of the
communal amenity
space would be
significantly
improved by being
elevated. This
relaxation will
not be granted
where development
or potential
development on
other sites will
be adversely
affected,

(1i11) A1l portions of

the rear yard at
grade are to be
attractively
treated in
recognition of the
role of the lanes
as the primary
location of quiet
communal open
space for
residentiatl
projects and as
secondary
pedestrian access
routes for
residents.

10 Street W. Yard

A1l sites adjacent to
10 Street W. between
9 Avenue S, and 4
Avenue 5. must
provide a yard with a
minimum dimension of
3 metres as measured
from the setback line
along 10 Street W,

[t must be open to

Hlustration 7

Appendix B

A |
lane El 15 m

Near Yard \

—m— iy

Q|

¢ ——— —— " —— 1 S

1
Podium Orlented to the Sireet |

188Ng

lllustration 8

10 Street W. Yard

B

Avenue

)]

10 Sireet W.
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(f)

Amendment # 92/22
Bylaw # 47792

SCHEDULE B

the sky and be
intensively
landscaped using soft
landscaping. For
commercial buildings
it may serve as
Standard 2 space as
required in Table 1
attached hereto
{ITlustration 8).

11 Street W. Yard

All sites adjacent to
the east side of

11 Street W, betwaen
9 Avenue S. and

% Avenue S, must
provide a yard of
2.14 metres. It must
be open to the sky
and be Tandscaped.
For commercial
buildings it may
serve as Standard 2
space as required in
Table 1 attached
herete {I1lustration
9).

6. Dwelling Units

Buildings containing
dwelling units shall be
subject to the following:

(a)

(b)

{c)

(d)

No dwelling unit,
ether than a
superintendent’s or
caretaker’s
apartment, shall be
located below a
commercial use.

Appendix B

lllustration 9

11Streel W.

11 Street W. Yard

Avenue

-

A meeting room of sufficient size to accommodate all

residents shall be provided.

This must be situated in a

visible location at or above grade in proximity to either
the entrance lobby or other communal amenities.

For each dwelling unit, a private amenity space having a
minimum area of 5.6 square metres, shall be provided in
the form of an open or enclosed balcony and having a
minimum dimension of 1.8 metres.
waived by the Approving Authority if the development
provides an equivalent amount of space in the form of
private secure storage for each unit and communal amenity
space suitable to the needs of the expected residents. A
permanent sign posted in the elevator lobby shall
identify this communal space.

This requirement may be

A1l on-site horizental surfaces other than private
amenity space greater than 5.6 square metres in size,
that are overviewed by dwelling units and not required
for vehicular access, shall be usable and Tandscaped to
the satisfaction of the Approving Authority.
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Amendment # 92/22
Bylaw # 47292

SCHEDULE B
CONTINUED

{e) Where 50 percent or more of the gross floor area of a
building s comprised of dwelling units,

(i) a minimum of 40 percent of the gross site area
shall be provided as common amenity space for all
residents through a combination of indoor and
outdoor spaces which may include accessible and
usable spaces provided under 6(b) and 6{d) abava.

(f)  Privacy Hllustration 10

Achieving adequate
privacy is a crucial
aspect of livability
(M lustration 10).

(1) Unit
orientation and
screening shall
enhance
privacy.

{1i) Dwelling units
a2t grade must
be designed to
provide
adequate
privacy through
yards, level
changes and/or
screening.

Prlvacy

{g) Noise

(1}  Appropriate design and construction techniques
should be used to buffer dwelling units from noise,
such as:

o orienting outdoor arsas and bedrooms away from
noise sources;

0 using alternate ventilation to minimize opening
windows;

o using glass block walls or acoustically rated
glazing,

7. Safety

Safety and a sense of security are key components of
~ livability.

(a) Separate entrances, lobbies and circulation, including
elevatoring, shall be provided for commercial and
residential uses. Lobbies should be visible from the
street,

(b) Residential design should clearly delineate public,
private and semi-private spaces to remove any ambiquity
as to who may use which spaces in any given development.

{c) Both residentfal and commercial buildings should maximize
opportunities for natural surveillance of sidewalks,
entries, circulation routes, semi-private areas and 55
parking entrances. Consideration should be given to
grouping laundry factltties, amenity rooms and storage
roems for higher visibility and surveillance.
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Amendment § 92/22
-Bylaw # 47792

SCHEDULE B

CONTINUED

10.

1.

12,

Roofs

(a) Low and mid-rise building rodfs shall be designed to be
usable as open space or to be attractive as seen from
above and should incorporate appropriate screening of
rooftop mechanical equipment.

Entrances

(a) Multiple entrances animate the street and reinforce a
separate identity for dwelling units and commercial
enterprises. All entrances to retail, restaurant and
service establishments abutting a roadway shall be
directly accessible from the sidewalk.

Lane Edges

While sidewalks adjacent to roadways will continue to be the
primary pedestrian routes, lanes in the West End wil) be
important visual elemehts either as they are overviewed by

dwelling units and common spaces, or as they will be seen as
people enter parking areas.

{a} A1l lanes will be paved and curbed at the property line.
A 2.5 metre sidewalk and pedestrian level lighting must
be provided adjacent to the lane.

(b) Development walls viewed from the lane shall be fully
designed and made attractive to nefghbouring developments
and passersby through use of quality materials, colours,
textures, articulation and landscaping.

Right-of-Way Setbacks
See Section 17 of By-Taw 2P80.
Parking and Loading

(a) See Section 18 of By-law 2P80 for parking and loading
requirements except as provided below.

(b)  Restaurants shall provide a minimum of 1 space per
140 net square metres of development.

{c) Parking areas (temporary} shall only be allowed where
sites front on primary roadways as illustrated on Map 1,
Roadway Network, in Section 42.1 of By-law 2P80.

(d) Parking provided: for any commercial or residential
development shall be located in structures below grade.

{e) Residential parking {s to be secured and separate from
any commercial parking en-site.

(f) A1l vehicular access to developments for parking and
loading shall be from the lane via streets not avenues.

{g) Parking for bicycles at the rate of 1 space per five
dwelling units shall be available in a secure and
convenient location on-site in residential or mixed-use
buildings. In commercial buildings, secure and
convenient bicycle storage shall be provided in
sufficient quantities as determined by the Approving
Authority and located on a site-specific basis.
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Amendment 1 92/22
Bylaw ¥ 47192

SCHEDULE B
CONTINUED

{h} Where Yoading bays are provided, they shall be covered
and screened. They must be properly paved and Finished
with adequate signage and lighting. Where possible they
shall be enclosed with overhead doors.

13. {Dutside Storage
No outside storage shall be allowed,

14. Floodway and Floodplain Spacial Regulations
The develupment shall confoym with the City of Calgary fleodway
and Floodplain Special Regulations, Section 19.1 of Dy-Taw 2PBO
as amended from time to time to the satisfaction of the
Approving Authority.

15.  Identification Signs

Identification signs only shall be allowed. AIT third party
advertising signs shall be prohibited,

The provisions of the Sign Appendix of By-Taw 2PB0 shall apply,
mutatis metandls, to an identification Sign as If such a sign
were located in the CM-2 District.
16. Comditions of Development
In addition to the guidelines contained in this DC District,
the Approving Authority may impose conditions on a Development
Permit as provided for in Section 11(2}(a)(i) of By-law 2P80,
17.  Certainty of Use

where an application {s for a use 1isted as a discretionary use
and is Followed by the letter “C.U.*, the application shall not
be refused by the Approving Authority on the grounds of use.
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AMENDMENT LOC2008-0056
BYLAW NUMBER 96D2008

CONTINUED

Purpose
1 This Direct Control District is intended to:

@) provide for commercial and residential development at medium to
high densities;

(b) establish a comprehensive system for the provision of amenities
available to the public to meet the special needs of Downtown.

Compliance with Bylaw 1P2007

2 Unless otherwise specified, the rules and provisions of sections 1 through 4 of Part 1,
sections 21(1),(2) and 22 of Part 2, and Part 10 of Bylaw 1P2007 apply to this Direct
Control District.

Reference to Bylaw 1P2007
3 Unless otherwise specified within this Direct Control District, a reference to a section

in Part 10 of Bylaw 1P2007 is a reference to the section as it existed on the date of
passage of this Bylaw.

General Definitions
4 In this Direct Control District,

€) “Commercial uses” means all uses, other than residential uses, in
the Discretionary Use List in Section 7.

(b) “Residential uses” means Apartment buildings, Dwelling units, Home
occupations, Hostels, Lodging houses, Senior citizens housing,
Stacked townhousing and Townhouses.

Defined Uses
5 In this Direct Control District,

€) “Restaurants” means an establishment where food is prepared and
served on the premises for sale to the public; and may include
entertainment which is ancillary to the preparation and service of
food.

(b) “Senior citizens housing” means any multiple dwelling constructed in
compliance with The Senior Citizens Housing Act.
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Permitted Uses

Notwithstanding any other requirement of this Bylaw, proposed or existing
uses of a site shall be permitted uses on that site if they:

6

Discretionary Uses

7

(1)

(1)

(@)
(b)
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are included in the list of discretionary uses in Section 7; and,

have been approved before June 15, 1992 by a development permit

that has not expired.

The following uses are discretionary uses in this Direct Control District:

()
(b)
(©)
(d)
(e)
()
(9)
(h)
(i
)
(k)
()
(m)
(n)
(0)
(p)
(a)
(n
(s)
®
(u)
V)
(w)
(x)
v)
(2)
(aa)
(bb)
(cc)
(dd)
(ee)
(ff)
(99)

Amusement arcades
Apartment buildings (C.U.)
Apartment-hotels

Athletic and recreational facilities
Automotive sales and rental
Automotive services
Automotive specialties
Billiard parlours

Child care facilities (N.P.)
Commercial schools
Community association buildings
Drinking establishments
Dwelling units (C.U.)
Entertainment establishments
Essential public services
Financial institutions

Grocery stores

Home occupations

Hostels (N.P.)

Hotels

Identification Signs
Laboratories

Liquor stores (N.P.)

Lodging houses

Mechanical reproduction and printing establishments

Medical clinics

Offices (C.U.)

Parking areas (temporary)
Parking structures

Parks and playgrounds
Personal service businesses
Private clubs and organizations
Private schools
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(hh)  Public and quasi-public buildings (N.P.)
(ii) Public and separate schools
() Public transportation facilities
(kk) Radio and television studios
(Iy Restaurants
(mm) Retail food stores
(nn)  Retail stores
(0o)  Senior citizens housing (C.U.)
(pp)  Special care facilities (N.P.)
(qq)  Stacked townhouses (C.U.)
(rr) Townhouses (C.U.)
(ss) Universities, colleges and provincial training centres
(tt) Utilities
(uu)  Veterinary clinics (N.P.)
(2) N.P. - Notice Posting is mandatory for these uses in accordance with Section

10(4) in Part 10 of Bylaw 1P2007.

3) C.U. - See Section 23 as follows.

Permitted Use Rules

8 1) Notwithstanding any other requirement of this Bylaw, a proposed or existing
structure may be developed, redeveloped, or continue to exist provided that:

@)

(b)

Application

there is no variation whatsoever, except as may be allowed pursuant
to Section 11(1)(a)(iii), Part 10 of Bylaw 1P2007, in that structure
except as may be necessary to comply with other applicable
legislation; and,

it has been approved before June 15, 1992, by a development permit
that has not expired.

9 The provisions in sections 10 through 23 apply only to discretionary uses.

Development Guidelines

10 In addition to the General Rules for Downtown Districts contained in Section 42.1 in
Part 10 of Bylaw 1P2007, the following rules shall apply.

Conditions of Development

11 In addition to the guidelines contained in this DC District, the Approving Authority
may impose conditions on a Development Permit as provided for in Part 10, Section
11(2)(a)(i) of Bylaw 1P2007. 63
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Gross Floor Area

12 (1)

2

®3)

Method of Calculation - Commercial Uses

All development, regardless of density, shall provide all Bonus Group A
features to the satisfaction of the Approving Authority. The maximum gross
floor area for commercial uses, calculated using the Bonus Density Tables
attached hereto, shall be:

€) 5.0 F.A.R. which shall not be refused on the grounds of density only,
where all Group A features are provided to the satisfaction of the
Approving Authority;

(b) 7.0 F.A.R. where, in addition to satisfactory provision of all Group A
features, Group B features of a type, location, and design required by
and acceptable to the Approving Authority are provided.

Method of Calculation - Residential Uses

All development, regardless of density, shall provide Bonus Group A features
as required to the satisfaction of the Approving Authority. The maximum
gross floor area for residential uses shall be 7.0 F.A.R., less any commercial
density provided in accordance with Section 12(1). Only open balconies will
be excluded from the calculation of residential density.

Exceptions and Qualifications

Notwithstanding the requirements of Section 12(1) and (2), the Approving
Authority may allow up to an additional 0.5 F.A.R. for purpose-built public
auditoria, cinemas, and theatres. A permanent sign identifying these spaces
must be affixed to the exterior of the building.

Public Spaces - General Performance Requirements

13 (1)

)

All public spaces, for which density has been granted, shall be:

@) subject to a public access easement registered against the title of the
property and satisfactory to the Approving Authority.

(b) accessible to persons with push carts or carriages, the elderly, the
physically handicapped and others whose mobility is impaired; and,

(c) maintained, including any landscaping, artwork and special right-of-
way improvements, throughout the life of the building.

Outdoor areas, covered by either an awning or canopy, projecting a
maximum of 1.5 metres are considered to be open to the sky.
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Building Design

14 The ground and second floors of a development shall be designed and built so as to
be capable of accommodating a range of non-office uses such as dwelling units,
retail stores, personal services, entertainment establishments and restaurants.

Maximum Building Height
15 Subject to the other requirements of this District, a maximum of 76.2 metres.

Dwelling Units
16 (N Buildings containing dwelling units shall be subject to the following:

€)) No dwelling unit, other than a superintendent's or caretaker's
apartment, shall be located below a commercial use.

(b) No window of a living room or bedroom shall be located closer than a
horizontal distance of 12 metres from a side or rear property line or
24 metres from the facing windows of any other building on the same
site.

(c) For each dwelling unit, a private amenity space, having a minimum
area of 5.6 square metres, shall be provided either in the form of an
open or enclosed balcony with a glazed opening to the outside
amounting to no less than 75 percent of the exterior wall and a
minimum dimension of 1.8 metres. This requirement may be waived
by the Approving Authority if the development provides an equivalent
amount of space in the form of private secure storage for each unit
and communal amenity space suitable to the needs of the expected
residents. A permanent sign posted in the elevator lobby shall identify
this communal space.

(d) All on-site horizontal surfaces, other than private amenity space,
greater than 5.6 square metres in size, that are overviewed by
dwelling units and not required for parking or access, shall be
landscaped to the satisfaction of the Approving Authority.

(e) Where 50 percent or more of the gross floor area of a building is
comprised of dwelling units, a minimum of 40 percent of the gross
site area shall be provided as common amenity space for all
residents through a combination of indoor and outdoor spaces, which
may include accessible and usable spaces provided under Section
16(1)(d).

Right-of-Way Setbacks

17 See Part 10, Section 17 of Bylaw 1P2007. 65
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Parking and Loading
18 (D) See Part 10, Section 18 of Bylaw 1P2007 for parking and loading
requirements except as provided below:

(a) Parking provided for any commercial or residential development may
not be located at or above grade.

(b) Restaurant uses shall provide parking at the rate of one space per
140 net square metres of development.

(© Parking areas (temporary) shall only be allowed where sites front on
primary roadways as illustrated on Map 1, Roadway Network, in Part
10, Section 42.1 of Bylaw 1P2007.

(d) Parking for bicycles at the rate of 1 space per five dwelling units shall
be available in a secure and convenient location on-site in residential
or mixed-use buildings. In commercial buildings, secure and
convenient bicycle storage shall be provided in sufficient quantities as
determined by the Approving Authority and located on a site-specific
basis.

Identification Signs

19 Identification signs only shall be allowed. All third party advertising signs shall be
prohibited. The provisions of the Sign Appendix of Part 10, Bylaw 1P2007 shall
apply, mutatis mutandis, to an Identification Sign as if such a sign were located in the
CM-2 District.

Outside Storage
20 No outside storage shall be allowed.

Floodway/Floodplain

21 The development shall conform with the City of Calgary Floodway and Floodplain
Special Regulations, Part 10, Section 19.1 of Bylaw 1P2007 as amended from time
to time to the satisfaction of the Approving Authority.

Roofs
22 Low and mid-use building roofs should incorporate appropriate screening of roof-top.

Certainty of Use

23 Where an application is for a use listed as a discretionary use and is followed by the
letters "C.U.", the application shall not be refused by the Approving Authority on the
grounds of use.



Appendix C

AMENDMENT LOC2008-0056
BYLAW NUMBER 96D2008

5au123y1 pue 'sewduld ‘erJoytone 3tgnd Joj uoildwaxa )aidads Jop (3)'2°8 UOLIS 335

ELEIST

v
4S 13U JO %S
0D woe
L% NG Q\
O
I, 10
o
saInanils ou 5
saeds uewisapad
18100 193118 — auy
[pesias . (@
SNHINICI ON 3avE9 LY SNWNTOT HUM
]
1
1
!
yiam yipm
pasnisqoun paanIsgoun
nae " Ws'e
(el

(Auo
$asN 1212J3u03 40})
puny JuawaroJdul pu3

*Adrjod panoscde yiim 3jueplodde Ul 0 3530 01 U0§INQLJIU0) "
*sBuiume pue saidoued
40/pus ‘400103 ‘uBissp pue SjeiJaleu BULP)LNG Jo 3sn Ayl ySnosys
35233t 12NSIA O 93530 @ YiM P3pLA0Ld 3q plRoys sapedey ©
*Burz)B Jes)d q
Isnu 93J8 9pede; Ayl Jo Juassad (g O UrWLULW 8 ‘|81d3um0d 31 O sduipling
350 paxiu 0 1813u3pLSI
*syienapys 911Gnd wodp $$39%8 13a1Lp ARy 11eys 10 §]3A3) Jan0] U} PAlR20)
S3NUIAR PUB $333435 BULIUOJ) SISN |319J5u0T 13A3] 3padb J1Y O | S3sA |e13Jaeued pus sEuipling
1819450003 118 03 salyddy o
*$1URIN1Sas pue ‘SIUBLYS|IGRISI
WANIELIANLI 'SITLALIS Jeuossad 'sasods yie3as ‘situn Buyljamp *apelb 12 sa6R104} 19A31 399033
$2 4InS $asN 391 440-U0U IEPOIOIIT 03 S8 OS PABLSIP 3q ISTH O 3NUBAR pUe 133418 1Y © 18 3saJau] ensiA 1]
a2eds uado yons
J0 #63u0y 3yl Sauld §°| PaddNa lou Aew eds uado jo yadag o
“Ays 03 usdg o *anuaAe Jo 333418 Buylingy ©
*92J8 3118 U Jo Juwedjad § © *apeiB 3y © $pea9 30 93eds WG
*A3doy3ny Butaouddy 3y o Uatldeysties
03 par3juuad SUN|od 'a3uelsip 1Yt puodag 333 Ayl aJayn
J3UJ03 Y3 WOJ; SAUTA § WAYD $IIISUIY YILyM aut) IyBLeULS
® pue S3uy] 338G1as O3 Y AG PAUIO BaUR Je)nBusldl Ayl
ULyIIA 24039038 Jo BupYIng ‘apeJs 0] paysiulj “u0(193abaA oy ©
+A2401S PuO23s By} A0Ge JAA0-3]1INq Jo Ays 9yl 03 wadg ©
*sx1enapys 911G7d Y3 13A3)
QtE" pue 01 31q1$5339¢ Aj13311q O
A3y3 asayn JauJ03 Y1 WLy SAUNAW §°) WAYL S1ISIAIL YILYN UL} aoeds uRdIsapaq
34612415 © pug SauL| 3Ieqaas om3 Iyl Aq pawdoy ease Jejnbuelll ¥ O 5U0133a8431U} 118 3Y © Jauwdo) 333035 (q
*sY1empis 9t1gnd y1in 13A3]
pue 03 3)G:ssadde A133311Q ©
3eds
*A34038 3541} 9A0GR J3A0 111nq Jo AYS ay3 03 LD © | |2y UOLIFAS "yiomlay Aempeoy ueLJisapad
‘1 dey Lo umeys s ‘s anuaay L asug (2
"3UL] §08qR35 Y3 wOJ) SINW pue speas Asewpud Buplingy 0
2°2 $0 YIpIM PalanJIsqoun Lnuulw @ ‘3pRu6 01 aunanais ou i ©
UoL181M413
$3.330 §°§ 30 YIPIA PALINJISGOUN WNwlUL @ ‘papedte [ O UR1J1SIPIq 3ped9-1Y VY
Q301A0¥d
SINIWIYLNOIY $5300¥ QNY HOTLY201 38 0L ALINIAY QUYONYLS

SINIWIYINOIY IINVWI04¥3d

»S341109} Yy 61049 10 UOLSiACLd ybnodyy paadLyde

aq few "y'y'4 (G 40 wAwWLXRW y

y dnodg snuog

31qe) A1Lsuag snuog
LITY1S10 35N ONYT N3 LS3M

67



CONTINUED

-

WEST END LAND USE DISTRICT

Bonus Density Table

Bonus Group B:

A maximum additional 2.

provision of Group B features.
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0 F.A.R. may be achieved through the

Public Spaces

(a) Provided on
Site

(b) Contribution
to Public
Art Fund

F.A.R.

1 square
metre of
floor area
for every
$110
(October
1984
dollars) of
sculpture
provided.

1 square
metre of
floor area
for every
$110
(October
1984
dollars)
contributed
to Public
Art Fund.

Value contributed to
sculpture used
outdoors at-grade or
on building exterior
visible from the
sidewalk in a setting
on site acceptable to
Approving Authority.

If off the development
site, on 8th S. Avenue
between 9 and

11 Streets W.,

10 Street W. or a West
End public park.

STANDARD AMENITY TO BE BONUS RATIO LOCATION AND ACCESS PERFORMANCE REQUIREMENTS
PROVIDED REQUIREMENTS
B-1 Improvements to 2.5:1 Sidewalk areas within o Enhanced treatment and materials
Adjacent adjacent Rights-of- over and above basic standards
Right of Way way. for sidewalk reconstruction,
consistent with Council's policy
for public improvements in the
Downtown.
8-2 Off-Site o Availabte only in accordance
linprovements with Council policy for a
contribution to, or the
construction of, features
identified in Council's policy
for public improvements in
Downtown.
B-3 Sculpture in Maximum of 1

0 Unique not mass-produced
sculpture by a practitioner in
the visual arts who is generally
recognized by critics and peers
as a proféssional of serious
intent and ability,

o Value of sculpture provided
calculated in accordance with
Council's approved policy.

o In accordance with Council
policy.
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SCHEDULE A
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SCHEDULE B
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AREA C WEST END DC: DIRECT CONTROL DISTRICT

GENERALLY APPLYING TO THE AREA FROM MID-BLOCK BETWEEN 9 AND

A. LAND USES

N 44
3LT10 40}

1. Purpose

The purpose of this district is to:

(a)

(b)

provide for commercial and residential development at
medium to high densitfes;

estabTish a comprehensive system for the provision of
amenities available to the public to meet the special
needs of Downtown.
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Radio and television studios
Restaurants

Retail food stores

ftetail stores

Senior citizens housing (C.U.)
Spectal care facilities (N.P.)
Stacked townhouses (C.U.)
Townhouses (C.U.)
Universities, colleges and provincial training centres
Utilities

Veterinary c¢linics (N.P.}

NOTE: N.P. - Notice Posting {s mandatory for these uses in
accordance with Section 10(4) of By-law 2P80.

€.U. - See Section 8.14 as follows.

B. DISCRETIONARY USE RULES

In addition to the General Rules for Downtown Districts contained in
Section 42.1 of By-law 2P80, the following rules shall apply
(itlustrations are also included to assist in understanding the
intent of the following Discretionary Use Rules):

1.

In this By-Taw:

(a) Resident!al uses Include Apartment buildings. Dwelling
units, Home occupations, Hostels, Lodging houses, Senior
citizens housing, Stacked townhousing and Townhouses.

{b) Commercial uses are all other uses in the Discretionary
Use List in Section A.4.

Gross Floor Area
{2) Method of Calculation - Commercial Uses

A1l development, regardless of density, shall provide all
Bonus Group A features to the satisfaction of the
Approving Authority. The maximum commercial density-
shall be as existing on or before the date on which this
By-law is approved or:

o 10,580 square metres (113,885 square feat) whichever
is the greater subject to the provision of all Bonus
Group A features to the satisfaction of the Approving
Authority;

o an additional 605 square metres {6508 square feet) of
bonus density, where in addition to satisfactory
provision of all Group A features, Group B features,
of a type, location, and design required by and
acceptable to the Approving Authority are provided.

(b} on - Re

A1l development, regardless of density, shall provide
Bonus Group A features as required to the satisfaction of
the Approving Authority. The maximum gross floor area
for residential uses shall be 7.0 F.A.R., less any
commercial density provided in accordance with

Section B.2(a). Only open balcontes will be excluded
from the calculation of residential density.
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(¢} Exceptions and Qualifications

Notwithstanding the requirements of Section 8.2.{a) and
{b), the Approving Authority may allow up to an
additional 0.5 F.A.R. for purpose-built public auditoria,

cinemas, and theatres.

A permanent sign identifying

these spaces must be affixed to the exterior of the

building.

3. Public Spaces - General Performance Requirements

{a) All public spaces, for which density has been granted,

shall be:

{1) subject to a public access easement registered
against the title of the property and satisfactory
to the Approving Authority.

(11) accessible to persons with push carts or carriages,
the elderly, the physically handicapped and others
whose mobility {s impaired, and

(111) maintained, including any landscaping, artwork and
special right-of-way improvements, throughout the
life of the building.

(b}  Outdoor areas, covered by efther an awning or canopy,
projecting a maximum of 1.5 metres are considered to be

open to the sky.
4. Building Design

The ground and second
floors of a development
shall be designed and built
so as to be capable of
accommodating a range of
non-office uses such as
dwelling units, retail
stores, entertainment
establishments and
restaurants.

5. Maximum Building Height

Subject to the other
requirements of this
District, a maximum height
of 76.2 metres,

6. Yards
(a) 10 Street W. Yard

Adjacent to 10 Street
WM., provide a yard
with a minimum
dimension of 3 metres
as measured from the
setback line along 10
Street W. It must be
open to the sky and
be intensively
landscaped using soft

Hiustration 1

10 Street W. Yard

o —im e

l"l"' 8 Avenue

;-

10 Street W.
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Permitted Uses

Notwithstanding any other requirement of this By-law, proposed

or existing uses of a site shall be permitted uses on that site
if they:

(a) are included in the 1ist of discretionary uses in Section
A.4.; and

(b} have been approved before the date on which this By-law

was approved by a development permit that has not
expired.

Permitted Use Rules

Notwithstanding any other requirements of this By-law, a
proposed or existing structure may be developed, redeveloped,
or continue to exist provided that:

(a) there is no variation whatsoever, except as may be
allowed pursuant to Section 11 (1)(a)(iit) of By-law
2P80; 1in that structure except as may be necessary to
comply with other applicable legislation; and

(b) 1t has been approved bafore the date on which this By-law

was approved by a development permit that has not
expired,

Discretionary Uses

Amusement arcades

Apartment bufldings (C.U.)
Apartment-hotels

Athletic and recreational facilities
Billiard parlours

Child care facilities (N.P.)
Commercial schools

Community association buildings
Orinking establishments

Dwelling units (C.U.)

Entertainment establishments
Essential public services

Financial institutions

Grocery stores

Home occupations

Hostels (N.P.)

Hotels

ldentification Signs

Laboratories )

Liquor stores (excluding cold beer vendors) (N.P.)
Lodging houses

Mechanical reproduction and printing establishments
Medical clinics

Offices (C.U.)

Parking areas (temporary)

Parking structures ‘

Parks and playgrounds

Personal service businesses

Private clubs and organizations
Private schools

Public and quasi-pubite buildings {N.P.)
Public and separate schools

Public transportation facilities
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landscaping. For
commercial buildings
it may serve as
Standard AZ space as
required in the Bonus
Density Tables
attached hereto
([1lustration 1).

7. Dwelling Units
8uildings containing lllustration 2

dwelling units shall be
subject to the following:

{a) No dwelling unit,
other than a
superintendent’s or
caretaker’s
apartment, shall be
Yocated below a
commercial use.

aEEBEERES
ﬁ-.i-.-jii-
ASSEEERBAES
EAEESEEEEEEN

{b) Mo window of a living
room or bedroom shall
be located closer
than a horizontal
distance of 12 metres
from a side or rear
property line or 24
metres from the .
facing windows of any
other building on the
same site.
{I1lustration 2},

{c) For each dwelling unit, a private amenity space, having a
minimum area of 5.6 square metres, shall be provided either in
the form of an open or enclosed balcony with a glazed opening
to the outside amounting to nc less than 75 percent of the
exterior wall and a minimum dimension of 1.8 metres.  This
requirement may be waived by the Approving Authority if the
development provides an equivalent amount of space in the form
of private secure storage for each unit and communal amenity
space suitable to the needs of the expected residents. A
permanent sign posted in the elevator lobby shall identify this
communal space.

(d) A1l on-site horizontal surfaces, other than private amenity
space, greater than 5.6 square metres in size, that are
overviewed by dwelling units and not required for parking or
access, shall be landscaped to the satisfaction of the
Approving Authority.

{e) Where 50 percent or more of the gross floor area of a building
{s comprised of dwelling units, a minimum of 40 percent of the
gross site area shall be provided as common amenity space for
all residents through a combination of indoor and outdoor
spaces, which may include accessible and usable spaces provided
under Section B.7.(d).

8. Right-of-Way Setbacks _ 75
See Section 17 of By-law 2P80.
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9.

10.

11,

12.

13.

14.

15,

Parking and Loading

{a) See Section 18 of By-law 2P80 for parking and loading
requirements except as provided below:

(1) Parking provided for any commercia) or residential
development may not be located at or above grade.

{11) Restaurant uses shall provide parking at the rate of one
space per 140 net square metres of development,

(1i1) Parking areas (temporary) shall only be allowed where
" sites front on primary roadways as illustrated on Map 1,
Roadway Network, in Section 42.1 of By-law 2P80.

(iv) Parking for bicycles at the rate of 1 space per five
© dwelling units shall be available in a secure and
convenient location en-site in residential or mixed-use
buildings. In commercial buildings, secure and
convenient bicycle storage shall be provided in
sufficient quantities as determined by the Approving
Authority and located on a site-specific basis.

Identification Sfgns

Identificatior signs only shall be allowed. A1V third party
advertising signs shall be prohibited. The provisions of the Sign
Appendix of By-law 2P80 shall apply, mutatis mutandis, to an
Identification Sign as 1f such a sign were located in the CM-2
District.

Outside Storage
No outside storage shall be aliowed.
Floodway/Floodplain

The development shall conform with the City of Calgary Floodway and
Floodplain Special Regulations, Section 19.] of By-law 2P80 as
amended from time to time to the satisfaction of the Approving
Authority.

Conditions of Development

In addition to the guidelines contained in this DC Dfstrict, the

Approving Authority may impose conditions on a Development Permit as
provided for in Section 11(2)(a){i} of By-law 2P80.

Certainty of Use

Where an application {is for a use 1isted as a discretionary use and
is followed by the letters *C.U.®, the application shall not be
refused by the Approving Authority on the grounds of use.

Roofs

Low and mid-rise building roofs should incorporate appropriate
screening of rooftop mechanical equipment.
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Bonus Group B:

WEST END LAND USE DISTRICY
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A maximum additional 605 sq.metres {6,508 sq.ft.) of commercial

space may be achieved through the provision of Group O Teatures.

STAUDARD

AMENIYSY 10 OF
PROVENED

DONUSE RATHD

LOCATION AND ACCESS
NEQUIRENENTS

PERTORMANIE RECUINERENTS

B-3

impravements to
Mdpagent
Hight ol Uny

2.5:%

Sldevalk aress
within adiscent
Righta~of -way,

Enhancerd treniment and materinls
oyer sred above Baklc Sisedards
for sidewalk revonatruction,
coptiztent with Coumell+s pollcy
for public improvements in the
Donst owrt.
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C.P.C. 1991 November 27 1-091-041
ATTACHMENT 4 - Page 5.
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