Administration Report
Boyle Street

€dmonton

8450 and 8490 - 106A Avenue NW, 10920, 10954 and 11030 - 84 Street
NW and 10619 - Muttart Crossing.

To allow for a high density residential building.

T -
=)

us

DC1 to DC1

DC2,820

Recommendation: That Bylaw 20517 and Charter Bylaw 20518 to amend the Stadium Station Area
Redevelopment Plan and the Zoning Bylaw from (DC1.19819) Direct Development Control Provision to

(DC1) Direct Development Control Provision be APPROVED.

Administration SUPPORTS this application because it:

e |ocates increased density adjacent to an LRT station and aligns with The City Plan's direction for the
Stadium District Node.

e Aligns with the Stadium Station Area Redevelopment Plan’s vision of a vibrant, high density and
mixed-use urban village.

e The proposed DC1 Provision ensures that the development contributes to a pedestrian friendly

environment through more active edges and improved public connectivity.
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Application Summary

BYLAW 20517 will amend Ground-Floor Built-To Line policy and figures 57, 66 and 68 of the Stadium
Station Area Redevelopment Plan (ARP) to reflect the Direct Control Provisions existing height and setback

regulations.

CHARTER BYLAW 20518 will amend the Zoning Bylaw, as it applies to the subject site, from (DC1.19819)
Direct Development Control Provision to (DC1) Direct Development Control Provision for the purpose of
facilitating an additional tower within Area 4. While minor changes are proposed to community amenity
contributions and sustainability targets across the entire Direct Control Provision, the majority of

amendments only impact area 4 and include the following:

e Increased maximum floor area ratio of 7.2 metres within Area 4 (Previously 5.5).

e A maximum of 600 dwellings within Area 4 (Previously 366).

e Development of two greenways connecting 106a Avenue with the LRT corridor.

e Increased maximum setback to side property lines and the LRT corridor within Area 4.

e Alterations to building design and landscape requirements.

The application was accepted on August 16, 2022 from B&A Planning Group on behalf of Evertrust

Development Group Canada Inc.

Both the proposed rezoning and amendment to the Stadium Station ARP are in alignment with the goals
of The City Plan, which identifies the site as being within the Stadium District Node, an area well suited for
mid-rise housing and commercial centres with opportunities for high rise housing near transit stations

and along arterial roadways.

Community Insights

Based on the characteristics of this application, the file was brought forward to the public using the Basic
Approach. This approach was selected because the application generally complies with the Stadium
Station ARP and the scale of development aligns with the anticipated density for a site close to an LRT

Station within a District Node.

Advance Notice, September 08, 2022

e Number of recipients: 217

e Number of responses with concerns: 0

Webpage
e edmonton.ca/boylestreetplanningapplications
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No formal feedback or position was received from the Boyle Street Community League at the time this

report was written.

Site and Surrounding Area

This Direct Development Control Provision covers an area of approximately 3.3 hectares, located along the
northeast corner of the Boyle Street Community. The area was historically occupied by a mix of general
industrial and commercial use buildings, but has recently begun to see the development of several
medium-rise apartments. The site is bounded by the Capital LRT Line to the north and west, low-rise
apartment buildings to the east, and a mix of industrial buildings and medium to high-rise apartments to
the south.

The site is in close proximity to numerous amenities, including a pair of parks, the river valley and
Commonwealth Recreation Centre, with an elementary school and commercial opportunities also within
walking distance. The property is well serviced by a variety of transportation modes, such as bus transit on
84 Street and 111 Avenue, Stadium LRT Station, and access to shared use paths along the LRT corridor

that connect the site to Northlands and the centre city.

Aerial view of application area
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EXISTING ZONING

CURRENT USE

SUBJECT SITE

(DC1) Direct Development Control
Provision

Vacant

CONTEXT

North (DC1) Direct Development Control Multi-unit Housing
Provision

East (DC2) Site Specific Development Control Multi-unit Housing
Provision

South (IM) Medium Industrial Zone General Industrial Use

Building
West LRT Right-of-Way N/A

View of the site loo

king north from 106a Avenue NW (Google Street View, June 2021)
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View of the site looking southwest from the LRT Corridor
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View of the shared use path looking southwest

Planning Analysis

Land Use Compatibility

This application proposes to increase development intensity within Area 4, allowing for a second high-rise
building, increasing both the floor area ratio and maximum density. Decreases to tree canopy coverage,
changes to tower floor plates and increased side and rear setbacks are also proposed to accommodate
the additional building.

The proposed direct control provision reduces the impacts from increased intensity through design
requirements that will improve on-site microclimate conditions. Requirements for ground floor patios and
more transparent windows will create activity at ground level and enhance the sense of connection

between the public and private realms.

Additionally, the direct control provision regulates large side setbacks that provide space for two
greenways along the north and south property lines. The greenways function as multi-modal pathways
that create links in the active travel network, while also improving transitions to abutting properties. In
particular, the 4.5m wide greenway along the south property line will complete a connection from the LRT
corridor’s shared use path, through the neighbourhood interior, to Jasper Avenue and the river valley,

improving pedestrian and bicycle mobility within the community.

106a Avenue is an uncommonly long block, stretching for over 600 metres without an access point to the
LRT Corridor. The Transit Oriented guidelines support a maximum block length of 200 metres to ensure

more walkable and bikeable communities; in turn, supporting transit ridership by providing more access
routes to stations. By introducing mid-block accessways, the two greenways will help break up the length

of the block and improve the community's access to these amenities.

The additional density at this location is appropriate given the close proximity to the Stadium LRT Station,
active travel infrastructure, park space and recreation amenities. Further, the scale of development seen
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in this proposal is well served by recent public infrastructure investments in the neighbourhood. This
includes the construction of new roadways, improvements to sidewalks, two new public parks, and the

redevelopment of the Stadium LRT Station.

The table below illustrates the key zoning changes between the current and proposed zones.

DC1 (AREA 4) DC1 (AREA 4)
Existing Proposed
Maximum | 100.0 m 100.0 m
Height
Maximum Floor |5.5 7.2
Area Ratio
Maximum | 366 dwellings 600 dwellings
Density
Setbackto [2.0-3.0m 20-3.0m
Public
Roadways
Setback to LRT [2.0-7.5m 2.0-25.0m
Right-of-Way
Setback to other | 1.0m per 4.0 increment of building No Maximum'
Lot Lines | height to a maximum of 4.0 m
Maximum | 750 m? 750 m?
Tower Floor
Plate

Plans in Effect

The Stadium Station ARP was adopted in 2018 to enhance business and increase residential presence in
the area through transit-oriented development that capitalizes on access to the Stadium LRT Station. The
Plan looks to establish an area with 18 hours of daily activity through the creation of new commercial and
employment opportunities and with a minimum of 1,600 new residential units with greater levels of

density being developed within 400 metres of the LRT platform.

To guide the area’s transformation into a vibrant, high density, and mixed-use neighbourhood, the ARP
encourages active building frontages, reduced vehicular parking, and the creation of new mobility
connections, referred to as greenways, to improve access to the pedestrian and bicycle facilities along the
LRT corridor.

1 Maximum setbacks were removed to accommodate the inner walls of both towers while the requirement to construct Greenways along both property lines will result in a

minimum building setback of 4.5 metres.
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Administrative updates to the Ground-Floor Built-To Line policy and figures 57, 66 and 58 are required to

bring the ARP into alignment with current direct control provisions.

This application aligns with the ARP's density targets and the building and site design contribute to a more

active and vibrant community.

The City Plan

The City Plan is a vision of Edmonton that respects and preserves the things we value today, while also
creating a city to attract and inspire its next million residents. It aims to achieve this through the Big City
Moves, bold and transformative priorities intended to create new opportunities for Edmontonians. This
application helps achieve the following Big City Moves and their targets:

e A Rebuildable City - to welcome 600,000 new residents into redeveloping neighbourhoods.

e A Community of Communities - 50% of trips made by transit and active transportation.

e Greener as we Grow - a reduction of GHG emissions city-wide.

The site is within the Stadium District Node, which seeks a minimum density of 150 people per hectare
and supports high-rise housing near transit stations. The proposed amendments to the DC1 Provision
align with the objectives of The City Plan by allowing for an additional high-rise residential development
adjacent to the active transportation network and within walking distance to transit, enabling a more
compact neighbourhood. Additionally, the development of two greenways will complete a missing

connection in the neighbourhood, linking the district connector bike route with the river valley.

Edmonton Design Committee (EDC)

The application was reviewed by the EDC on February 23, 2023. EDC provided support with
recommendations related to making the space more pedestrian oriented, building massing and
integration of public art in the building design. They also included four recommendations to help improve

the application:

e Consider design improvements which increase the safety and efficiency of shared use spaces.

e Address the width of connectivity routes to align with Complete Street Guidelines and the Stadium
Station ARP’'s Greenway policies.

e Better integrate public art within the proposal that is respectful of the area’s history and culture.

e Incorporate more significant building stepbacks from the podium to the tower.

While several suggestions will be addressed at the development permit stage, the applicant responded to

these recommendations by increasing the width of both greenways and including regulations that require
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building articulation and architectural treatments to reduce massing impacts and improve microclimate

conditions along the towers.

Public Contributions

To comply with City Policy C599 - Community Amenity Contributions in Direct Control Provisions, this
application is required to provide a total of $398,721.00 of Public Amenity Contributions. The applicant has
proposed to have the contributions divided between the two towers and will satisfy this requirement

through a combination of the following:

e 3-bedroom dwellings designed to be attractive to families by having access to a common amenity area

specifically designed for children and higher levels of bicycle storage space (credit of $35,000 per

dwelling).

e Publicly accessible open space at a rate of $300/sqg. metre (or up to $500/sq. metre with evidence of
cost).

e Public Art

e Contributions for the creation of, or improvement to, off-site Public Amenities, such as public parks,

rinks or open spaces, within the boundaries of the Boyle Street Neighbourhood.

Technical Review

Transportation

In accordance with the Stadium Station ARP, the Provision has been updated to include greenways that
will be located along the north and south boundaries of Area 4 to provide multimodal public access to the
adjacent LRT corridor shared pathway. These greenways will be publicly accessible, with each including a
minimum 3 m wide shared pathway. Other greenway design elements are anticipated to include trees,

planting beds, benches, special paving, and pedestrian scaled lighting.

Transit

ETS operates numerous bus routes in the vicinity of the site at Stadium Transit Centre and along nearby
roadways (including Stadium Road NW and 84 Street NW). The site is roughly 350m walking distance to
Stadium LRT Station.

In addition to the Capital Line LRT, a mass transit bus route is anticipated to operate on 84 Street NW as
part of the future mass transit network associated with the 1.25 million population scenario of the

Edmonton City Plan.

The recently completed Stadium LRT Station Redevelopment project included improvements to platforms,

shelters, pedestrian connectivity, safety and accessibility at or in the vicinity of the station.
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Drainage
Sanitary and storm service connections are available to the site. A Drainage Servicing Report was reviewed with

this application and directs the future sanitary and storm servicing requirements.

EPCOR Water

The applicant/owner will be responsible for all costs associated with providing City standards for water

supply including any changes to the existing water infrastructure required by this application.

All other comments from affected City Departments and utility agencies have been addressed.

Appendices

1 Edmonton Design Committee Letter
2 DC1 Provision Mark Up
3 Application Summary
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EDMONTON+*DESIGN*COMMITTEE

February 23, 2023

Kim Petrin, Branch Manager

Development Services, Urban Planning and Economy
3rd Floor, 10111 - 104 Avenue NW

Edmonton, AB T5J 0J4

Dear Ms. Petrin:

Re: Upper Vista (RZ)
Brian Murray- B&A

As determined by the Edmonton Design Committee at the meeting on February 21, 2023, I am pleased to pass on
the Committee’s recommendation of support for the Upper Vista project, submitted by B&A.

The Committee welcomes this proposed development, and in the interest of ensuring a high standard of urban
design, recommends the Applicant:

e Consider design improvements which increase the safety and efficiency of shared use spaces (e.g., material
use; amenity space/service area compatibility; integrating amenity (linear/open) space opportunities
throughout the area; reducing/eliminating separation devices (e.g., walls, fences, etc.) between pedestrian
and vehicular zones; enhancing landscape areas and separation distances (foundation plantings) from
building edges; integrating surface treatments; minimising laneway widths/turning radius to maximise
pedestrian realm; etc. within the central courtyard/service area that eliminates pedestrian/vehicular zones
and creates a pedestrian-oriented character and realm.) [DC1 Regulations, Section 7 and 8]. Refer below to
a suggested revision to 7.b., which clarifies “efficient” and “safe” in the original text.

From Regulations - SUGGESTED REVISION:

7 b. Vehicular Access shall be located and designed in a manner that provides reasonable
vehicular access and circulation for residents and service vehicles while retaining a pedestrian
prioritized environment, both on-site and off-site. Devices and/or tactics such as surface
treatments, bollards, landscape planters and subtle changes in grade may be utilized to define
vehicular spaces. The circulation space interior to the site shall be designed as shared-space that
accommodate vehicular movements while ensuring a safe and comfortable environment for
pedestrians and active modes of travel.

e Confirm and address the width of primary connectivity routes (106A Avenue, south greenway, and 85
Street greenway extension) to reflect City of Edmonton Complete Street guidelines and greenway standards



(e.g. Stadium Station Greenway Policy #1 & 2 and Open Space and Recreational Facilities Policy #19-21).
Sidewalks should be provided at required widths and free from obstructions such as fences, light poles,
landscaping, etc. Public access easements should be provided at a sufficient width to accommodate these
elements.[DC1 Regulations - Section 5 and 6].

e Better integrate public art within the proposal that is respectful of the area’s history and culture. [DC1
Regulations, Section 10]

e Incorporate a more significant building stepback from the podium to the tower (consistent with the Draft
Tall Building Guidelines) to alleviate the building massing along the 85 Street sidewalk and the south
greenway.[DC1 Regulations, Section 6].

You will notice that a copy of this letter is also being sent to the Applicant. I hope this will inform your future
discussions with the applicant as this project proceeds.

Yours truly,

o

Janice Mills,
EDC Chair

Edmonton Design Committee
IM/ps

c. Brian Murray- B&A
Jordan McArthur- City of Edmonton
Claire St Aubin- City of Edmonton
Edmonton Design Committee
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DC1 Provision Comparison

Strikethreugh: Proposed deletion from DC2 Provision

Underline: Proposed additions to DC2 Provision

(DC1) DIRECT DEVELOPMENT CONTROL PROVISION
(Area 7 - Muttart Site)

1. General Purpose

To facilitate the creation of a high density, mixed-use, urban village development
adjacent to the Stadium LRT Station. This Zone allows for low, medium and high-rise
residential development with high-rise Towers set back on podiums, integrated with
limited commercial, office and service Uses in appropriate areas. The development
will feature two Pocket Parks/Plazas at the north and south interface, a commercial
main street to enhance the pedestrian environment and aesthetic quality, and strong
pedestrian connections to the LRT Station via pedestrian-friendly streets and paths.

2. Area of Application

This Provision shall apply to Lot 2, Block 7, Plan 1723564, Lots IMR & Lot 2,
Block 6, Plan 1723564, Lot IMR, Block 7, Plan 1723564, Lots 9 & 10, Block 8,
Plan 1723564, located between 84 Street and the LRT right-of-way, north of 85
Street, as shown in Schedule “A” of the Charter Bylaw adopting this Provision,
Boyle Street.

3. Uses

Apartment Hotels

Bars and Neighbourhood Pubs
Breweries, Wineries, and Distilleries

Child Care Services

IS

e o

Commercial Schools
Convenience Retail Stores

General Retail Stores

= @ oo

Health Services

—

Liquor Stores
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J. Live Work Unit

k.  Minor Home Based Business

l.  Multi-unit Housing

m. Personal Service Shops

n.  Professional, Financial and Office Support Services

0.  Public Park

p.  Publicly Accessible Private Park

g-  Specialty Food Services

I. Supportive Housing

s.  Residential Sales Centre

t. Restaurants

u.  Fascia On-premises Signs

v.  Freestanding On-premises Signs

w.  Minor Digital On-premises Signs

x.  Projecting On-premises Signs

y.  Temporary On-premises Signs

4. Development Regulations for Uses

a. A minimum of 700 m2 of non-residential uses shall be provided on the Site in
general accordance with Appendix 2.

b.  Non-residential uses shall not be developed above the second Storey and may be
in a freestanding building located in accordance with Appendix 2. Freestanding
non-residential use buildings shall be designed to encourage and strengthen the
pedestrian-oriented character of Muttart Crossing to the satisfaction of the
Development Officer.

c.  Where Use Classes that may, in the opinion of the Development Officer, create

negative impacts such as noise, light or odours which may be noticeable on
adjacent properties or within the same building, and where the Site containing
such Use Classes is directly adjacent to Sites used or zoned for residential
activities, the Development Officer may, at the Development Officer's discretion,
require that these potential impacts be minimized or negated. This may be
achieved through a variety of measures including: Landscaping, screening, which
may exceed the requirements of Section 55 of the Zoning Bylaw; noise
attenuation measures such as structural soundproofing; downward direction of all
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ii.

iil.

exterior lighting on to the proposed development; and any other measures as the
Development Officer may deem appropriate.

No vehicular—oriented Uses shall be permitted.

Bars and Neighbourhood Pubs, Restaurants or Specialty Food Services shall be
limited to 100 Occupants and a maximum of 120m2 of Public Space for each
establishment.

Notwithstanding Section 99 of the Zoning Bylaw, Breweries, Wineries, and
Distilleries may contain an outdoor Public Space next to an Abutting Residential
Use as long as it can be demonstrated that noise impacts will be mitigated to the
satisfaction of the Development Officer.

Notwithstanding Section 92 of the Zoning Bylaw, Live Work Units shall only be
permitted where they front onto a public roadway or a Public Park as shown in
Appendix 2.

Personal Service Shops shall not be developed as Body Rub Centres.

Notwithstanding Section 12.3.1 of the Zoning Bylaw, Minor Digital On-premises
Signs shall be a Class B Discretionary Development.

Signs shall complement the pedestrian-oriented commercial environment and
shall be provided in accordance with Schedule 59E except that:

Notwithstanding Section 59E.2(1)(a) of the Zoning Bylaw Fascia
On-premises Signs shall also be permitted to face an internal roadway,
Public Park, and the LRT right-of-way;

Notwithstanding Section 59E.2(1)(b) of the Zoning Bylaw, Fascia
On-premises Signs that consist only of a company Logogram and / or an
Identification Sign formed of individual letters shall be allowed above the
floor of the third Storey. Not more than one such Sign shall be allowed per
building face and the Sign shall only be used to identify the building name
or the principal tenant of the building;

Notwithstanding Section 59E.2(2)(b) of the Zoning Bylaw, the top of any
Projecting On-premises Sign on a building three Storeys or taller shall not
extend more than 75 cm above the floor of the third Storey;
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iv. Freestanding On-premises Signs may be illuminated;

V. Notwithstanding Section 59E.2(3)(a) of the Zoning Bylaw, the maximum
Height of a Freestanding On-premises Sign shall be 6.0 m;

vi. Notwithstanding Section 59E.2(3)(d) of the Zoning Bylaw and Section 5.f 6
of this Provision, Freestanding On-premises Signs for the purposes of
Identification Signs shall be allowed within the Setbacks of a public
roadway, internal roadway and public park, an LRT right-of way (ROW)
with shared use path, subject to the following regulations:

A. Signs shall have a minimum Setback of 2.5 m from an LRT right-of way
(ROW) with shared use path,

B. Signs shall not exceed a Height of 1.8 m and shall have a maximum Sign
Area of 4.0 m2.

k.  Window Signs may be permanently affixed to the interior or exterior of a
window up to a maximum Sign Area of 20% window coverage, to the
satisfaction of the Development Officer.

l.  Temporary On-premises Signs shall be limited to project advertising and
residential sales purposes only, and excluding trailer mounted Signs and/or Signs
with changeable Copy.

m. Public Parks

1. Two public Parks with a minimum size of 1,000 m2 each shall be provided
and located in General Accordance with Appendix 2.

11. Public Parks shall be designed with the following considerations:

A. As ahigh-quality civic plaza that creates a vibrant pedestrian node that
promotes year-round public passive recreation and enhances the setting
of abutting building(s);

B. To provide flexible programming space;

To actively interface with the adjacent buildings and public roadways;

D. To allow visibility into the Public Park from the adjacent public

roadways and buildings;

To take advantage of view corridors where possible;

F. To provide connections to other surrounding open spaces (i.e.,
courtyards, patios), as well as interior spaces such as lobbies to create a

a

=

well-connected pedestrian network;
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G. To provide safe and defensible space, clear sightlines, adequate lighting
and provision of alternate "escape" paths in accordance with CPTED
principles;

H. To provide easy and direct access particularly for elderly, people with
disabilities, and young children;

I.  Public Parks shall incorporate public seating and impromptu social
gathering areas and include features such as decorative light standards,
trash receptacles, bollards, landscaped planting beds, planters or tree
grates, and a mixture of hard and soft pavement surfacing; and

J. The Public Parks shall be designed as per the principles of City of
Edmonton’s Winter Design Guidelines to promote vibrant use during
winter months.

S. Development Regulations for Site Layout and Built Form
a.  The Site shall be developed in general accordance with the attached appendices.
b.  The Floor Area Ratio, Density and Height for each Area (as identified in
Appendix 2) shall be as follows:
Maximum | Minimum No. | Maximum | Minimum | Maximum
FAR of Dwelling No. of Height Height
Units Dwelling
Units
Areal |7.0 216 576 14 m 120 m
Area2 |7.0 187 498 14 m 120 m
Area3 |55 138 366 14 m 100 m
Aread |557.2 138 366 600 14 m 100 m
c.  The development will be allowed to be phased with varying densities within
each Area—and-the Development-Officershattensurethat as long as the total
number of Dwelling Units for each Area meets the density requirements of
subsection 5.b52.
d.  Notwithstanding Section 5.b. a freestanding non-residential building shall not
have a minimum Height and shall have a maximum Height of 12.0 m.
e.  The maximum Floor Area Ratio for non-residential Use classes shall be 0.5 for

each Area.
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Setbacks shall be provided as follows

Minimum Maximum
i. Main Street 0.0 m 0.0 m
ii. Public Roadways 20m 3.0m
other than a Lane
iii. Public Park 2.0m 3.0m
iv. LRT Right-of-Way 5.0m 7.5m
V. Other Lot Lines 1.0 m per 4.0 m 4.0 m
increment of building
height or portion thereof

Notwithstanding subsections 5.f.i. 5-6a. 5.f.ii. 5-6b, and 5.f.iii 5-6-e. of this

Provision, the Setback may be increased up to a maximum of 4.0 m to
accommodate street-related activities, such as sidewalk cafes, communal
outdoor Amenity Area or a Public Amenity Space that contributes to the
pedestrian-oriented character of the area.

Notwithstanding Section 5.f.iv 5-5-¢. of this Provision, the minimum Setback
from a property line adjacent to the LRT ROW may be reduced to 2.0 m where
a landscaped buffer including a 3.0 m wide shared use path is provided within
the LRT ROW abutting the west Lot Line of the Site. Once established, this
setback shall be applied consistently along the entire length of the Site abutting
the LRT ROW.

Notwithstanding Section 5.f.iv. of this Provision, within Area 4, the maximum
Setback from a property line adjacent to the LRT ROW may be increased to
25.0 m where a visible outdoor amenity space is provided between the ground

floor of the building and the property line abutting the LRT Right-of-Way.
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j- Notwithstanding Section 5.f.v. of this Provision, within Area 4. there is no
maximum Setback to other lot lines.

k.  Separation Space shall be provided in accordance with Section 48 of the
Zoning Bylaw except that:

1. One Storey features, such as bay windows, front porches, platform
structures, verandas, and/or entrance features, shall be allowed to project
into a Setback or Side Setback abutting a flanking roadway to a maximum
of 2.0 m. In all cases, a minimum distance of 0.6 m from the property line
to the outside wall of such projection and all other portions of a Dwelling,
including eaves, shall be maintained.

il. In the case of buildings on separate Sites, Separation Spaces may be
reduced to the Setbacks provided and that habitable windows are not
located directly opposite each other, such that privacy is not impacted; or

iii. In the case of buildings on the same Site, the separation distance between
buildings is at least equal to the total minimum Side Setback requirements
for both buildings.

6. Development Regulations for Building and Design Features

a.  Building Massing and Articulation

1. All buildings greater than 25.0 m in Height shall be allowed in the form
of a podium plus Tower composition or other configuration that ensures
design treatments are compatible with the facades of adjacent buildings
in the immediate area.

ii. Towers shall Stepback from the podium wall a minimum of 2.5 m on all
sides abutting a Public Park or a public roadway other than a Lane.

iii. The minimum space between Towers shall be 25.0 m.
iv. The Development Officer may vary Tower spacing in consideration of
the following:

A. The visual, sun/shadowing, and other microclimatic impacts on
adjacent residential development; and
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Vi.

vil.

Viii.

iX.

Xi.

b.

ii.

B. The recommendations and mitigation measures specified in any
required technical studies.

The maximum Floor Plate Area for any portion of a building taller than
25.0 m shall be i t

area—of 750.0 m2, but in no case shall exceed 85% of the podium Floor
Plate.

Notwithstanding Section 6.a.v, should more than one Tower be
constructed within Area 4, the second Tower Floor Plate Area shall not
exceed 85% of the podium Floor Plate, except at the discretion of the
Development Officer, where articulation and architectural treatments are
required to improve massing and microclimate conditions.

The top level(s) of Towers shall contribute to the ‘signature’ of the
building and the City’s skyline through sculpting of the upper floors and
roofs.

The Tower Floor Plate(s) of at least the top 3 4 floors shall be reduced a
further 10% to15%, to the satisfaction of the Development Officer,
through Stepbacks to create the articulation, visual interest, and reduced
massing effects.

Buildings 25.0 m in Height or less are not required to provide
Stepbacks.

The design of a roof or podium roof may include a green roofs, solar
panels, patios, and open spaces.

All mechanical equipment on a roof of any building shall be concealed
by screening in a manner compatible with the architectural character of
the building or concealed by incorporating it within the building.

Building Facade, Materials, and Exterior Finishing

For buildings located at the intersection of public roadways the Fagade
treatment shall wrap around the side of the building to provide a
consistent profile facing both public roadways.

Building Facade(s) abutting a public roadway or Public Park shall be
designed with detail and articulation to a maximum of 12.0m intervals
to create attractive streetscapes and interfaces. Building Facades shall be
articulated by a combination of recesses, entrances, windows,
projections, change in building materials, colours, and/or physical
breaks in building mass.
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iil.

1v.

C.

ii.

1il.

1v.

d.

ii.

1il.

All exposed building faces shall have consistent and harmonious
exterior finishing materials such as stone, masonry, metal, wood panels,
cement panels, and/or glass.

Exterior finishing materials must be durable, sustainable, high quality
and appropriate for the development within the context of the block
face.

Within Area 4 ground floor residential units shall require a minimum of
50% transparent glass along the ground floor facades that face 106a
Avenue and the LRT Corridor.

Building Relationship to Streets

Weather protection in the form of a canopy or other architectural
element shall be provided above ground floor commercial entrances to
create a comfortable environment for pedestrians.

Residential entrances at grade shall be clearly differentiated from
non-residential entrances through distinct architectural treatment and
address the street in a prominent manner.

Parkade entrances shall maintain the architectural harmony with the
building facade.

The ground floor residential units shall provide individual entrances and
other features such as a porch, stoop, landscaped terrace, pedestrian
lighting, and/or patio that are clearly visible from the adjacent sidewalk.
The elevation of the ground floor shall not exceed the elevation of the
abutting public sidewalk by more than 1.0 m, except at the discretion of
the Development Officer where the Grade or other Site conditions
require a greater separation.

Building Relationship to Public Parks

Where non-residential uses are provided abutting a Public Park, they
shall be designed to create a pedestrian-friendly environment, which
may include such things as entrances, outdoor seating areas, canopies,
landscaping and other features that lend visual interest and a human
scale to development.

All ground floor residential units shall provide features such as a porch,
stoop, landscaped terrace, pedestrian lighting, and/or patio that are
clearly visible from the Public Park.

The elevation of the ground floor shall not exceed the Grade elevation
of the abutting Public Park by more than 1.0 m, except at the discretion
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of the Development Officer where the Grade or other Site conditions
require a greater separation.

e.  Building Relationship to LRT Right-of-Way

1. Ground floor residential units shall address the LRT ROW with
individual front or rear entrances and / or other features such as &«

porches, stoops, landscaped terraces, pedestrian lighting, and/or patios
that are clearly visible from the LRT ROW.

A. Within Area 4. Tower | shall provide design articulation along the
LRT Right-of-Way through a combination of architectural
treatments including, but not limited to, the use of landscaping and
pedestrian lighting.

f.  Main Street Regulations

1. Buildings shall provide multiple points of interaction in the form of
stoops, porches, doorways, windows, and/or large windows to facilitate
pedestrian interaction.

ii. All street level Uses that abut a public roadway shall provide a primary
direct access to the street.

iii. Providing continuous ground floor Uses using a pattern of small
frontages no more than 12.0 m in width at street level shall be required.
iv. Where residential uses are provided on the ground floor:

A. All units shall provide separate, individual access at Grade and
feature identifiable doorways, landscaped terraces, pedestrian
lighting, and patios. To ensure adequate privacy, screening shall be
provided to indicate separate individual access to each unit.

B. The geodetic elevation of the floor that is directly above Grade shall
be greater than the geodetic elevation of the abutting public sidewalk
by at least 0.75 m.

v.  Where non-residential uses are provided on the ground floor:

A. The first Storey shall have a minimum Height of 3.5 m.

B. The geodetic elevation of the top of the floor on the level that is
directly above Grade shall not exceed the geodetic elevation of the
abutting public sidewalk by more than 0.3 m.

C. Atleast 70% of each individual store frontage and the flanking side
of a store located on a corner shall have clear non-reflective glazing
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on the exterior on the first Storey. Transparency is calculated as a
percent of linear metres at 1.5 m above the finished Grade.

g. Street Wall Design

1. The portion of the building fagade that comprises the Street Wall shall
range in Height from 7.0m 9-6m1 to 25.0 m. This Height may be reduced
at the discretion of the Development Officer to respect building Height
proportionality or to accommodate podium gardens, restaurants/cafes, or
natural slope of the site.

1l. The architectural treatment of the building up to the first 25.0 m shall
adhere to the general alignment of the horizontal and vertical elements
of the abutting and adjacent buildings along the same block face.

iil. Notwithstanding Section 6.g.1 of this provision, the maximum Height of
any Street Wall abutting the south boundary of Main Street shall be 18.0
m.

h. Entrances and Corners

1. Where provided, ground floor commercial uses shall open to the public
roadway rather than an internal atrium.
i1. Where commercial buildings are provided at corners they shall provide
courtyards, major entry ways or distinctive architectural features.
1il. Entrances for residential uses and residential-related uses shall be

differentiated from non-residential entrances and provide access at
Grade. The entrances will feature identifiable doorways, landscaped
terraces, and pedestrian lighting to ensure adequate privacy and distinct
architectural treatment.

i. Greenways

1. Within Area 4, greenways to the LRT corridor shall be provided as shown
on Appendix 3.
1. For the greenways:

A. As a condition of a Development Permit for construction of a principal
building, the owner shall register a 4.5 m wide 24-hour Public Access

Easement for the greenway along the northeast Side Lot Line and a 4.5
m wide 24-hour Public Access Easement for the greenway along the

southwest Side Lot Line. Under this Easement. the owner shall be
responsible for maintenance and liability and the spaces shall be

accessible to the public at all times.




Appendix 2 | File: LDA22-0402 | Boyle Street | June 26, 2023

B. A minimum 3.0 m wide shared pathway must be provided along the

northeast Side Lot Line and a minimum 3.0 m wide shared pathway
must be provided along the southwest Side Lot Line. Other design

elements to include within the greenway shall include a combination of
tr lantin nch ial ng, or trian |

lighting.

1. The design of the greenways shall be in general conformance with the
Stadium Station Area Redevelopment Plan to ensure public access to and
from pedestrian and bicycle facilities along the LRT corridor.

7. Development Regulations for Parking, Loading, Storage, and Access

a.  Vehicular access to all areas from public roadways shall be restricted to one
shared access per Site bloelk—aee, except that:

1. The Development Officer may consider a variance to allow additional
vehicular access where adequate sight lines are maintained for vehicles
entering and exiting the Site, and designed to minimize conflicts with
non-vehicular traffic and pedestrians, to the satisfaction of the Development
Officer in consultation with Subdivision and Development Coordination
(Transportation); and

ii. Only one vehicular access shall be permitted on Main Street. This access
shall be limited to Area 1 on the north side of Main Street and shall be
designed with an emphasis on the pedestrian movement.

b.  Vehicular Access shall be located and designed in a manner that provides a
clearly defined, safe, efficient and convenient circulation pattern for both on-site
and off-site vehicular traffic and pedestrian movements.

c.  Off-street Parking shall be permitted only in underground parking structures.

d.  Notwithstanding Section 7.c 3 of this provision, the Development Officer may
consider variances to allow for at-Grade parking provided that the following
criteria is met:

1. A maximum of 10% of the Site area is provided as at-Grade parking;

il. Location of at-Grade parking shall be such that it will not have a negative
impact on abutting uses or development; and

iil. Appropriate level of landscaping or other form of screening is provided to
mitigate negative visual impacts.



Appendix 2 | File: LDA22-0402 | Boyle Street | June 26, 2023

e. Short-term Bicycle Parking spaces fornen-restdenttat-ses may be provided
within the road right-of-way and shall require the review and approval of the
Development Officer in consultation with Subdivision and Development
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Coordination (Transportation) and may require an Encroachment Agreement.

Loading and Servicing

f.

No parking, loading, storage, or trash collection area shall be permitted within
any Setback areas.

Any trash collection area or storage area shall be screened and located within the
principal building such that it is not directly adjacent to and visible from a public
roadway.

8. Development Regulations for Landscaping, Lighting, and Amenity Areas

a.

ii.

iii.

1v.

vi.

Landscaping shall comply with Section 55 of this Bylaw. In addition to Section
55, landscaping shall be as follows:

Landscaping on the Site shall utilize plant materials and architectural
features that provide colour, texture and visual interest throughout the year
to enhance the appearance of the development and create comfortable,
attractive and sustainable environments for the benefit and enjoyment of its
many stakeholders.

The Landscape Plan must be completed by a registered landscape architect
registered to practice in the Province of Alberta.

All Sites shall be fully landscaped to provide canopy coverage for 30% of
the Site (excluding the building footprint), to be established by an analysis
figure prepared by the landscape architect or horticulturalist. Landscape
design shall consider appropriate plant material for horticultural zone 3a.
Notwithstanding 8.a.iii., within Area 4, a minimum canopy coverage of 18%
of the Site (excluding the building footprint), shall be provided and be
established by an analysis figure prepared by the landscape architect or
horticulturalist. Landsca ign shall consider appropriate plant material
for horticultural zone 3a.

For any building that abuts a Site zoned to allow industrial Uses, appropriate
Landscaping and screening shall be provided within the required Setback
areas on the Site.

For buildings abutting the LRT ROW where the required minimum setback
is 5 m, the setback area space shall be landscaped to define a transition area
between LRT ROW and the site through the following techniques:

A. Provision of a naturalized landscaped edge and visual buffer within the
Setback between the building(s) and the LRT ROW through the use of
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evergreen trees, deciduous trees, columnar form trees, andfor-shrubs and
a mix of grasses and other perennials that provide seasonal interest of
varied heights and textures while also addressing CPTED principles to
enable clear sightlines through the landscaped edge.

B. Landscaping within the Setback areas shall include a minimum of one
tree per 25 m2 and one shrub per 6 m2.

. Notwithstanding 8.a..8.a.vi.B., and Section 55, a minimum of 29 trees and 200

shrubs shall be provided within Area 4.

Notwithstanding Section 8.a.vi +€) of this Provision, the requirement for a
landscaping buffer along the LRT nght of-way shall be 2.0 m, in comphance
with Sectlon 55 of thls Bylaw provided-a W o

Landscaping is not required within any Setback area abutting the Main Street.
Decorative and security lighting shall be designed and finished in a manner
consistent with the architectural theme of the development and will be provided
to ensure a well-lit environment for pedestrians, and to accentuate architectural
elements and public art.

Exterior lighting associated with the development shall be designed, located or
screened so as to reduce impacts on adjacent off-site residential units.

Amenity Areas
A minimum Amenity Area of 7.5 m2 per Dwelling shall be provided for all
Dwellings located on the ground floor.
Notwithstanding Section 46.3(a) of the Zoning Bylaw, Amenity Area may
include balconies with a minimum depth of 1.8 m.

9. Other Regulations

Sustainability Targets

a.

Development of the Site shall meet the environmental standards equivalent to the
LEED-ND Silver certification level, although the developer is not required to
seek LEED certification.

As per the requirements of the Certified Green Buildings credit, a minimum of
one building shall be designed to meet the requirements of the LEED™ Green
Building Rating System, Canada NC 1.0, 2009, as amended, to achieve a LEED
Silver standard, although the developer is not required to seek LEED
certification. The Owner may choose which supplementary green sustainable
targets will be implemented, and, at his/her discretion, may indicate additional
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targets in excess of the Silver standard score to provide for flexibility at the
implementation stage. Upon submission of a Development Permit application,
the applicant must submit a detailed report, endorsed by a registered professional
engineer or architect, indicating how the LEED Silver points will be achieved
upon construction completion. This report must be approved by the Development
Officer prior to the issuance of the Development Permit.

c. Upon completion of the building, the Owner shall provide a report by a
professional Architect or Engineer that demonstrates, to the satisfaction of the
Development Officer, that the design and construction of the building meets the
target LEED Silver points described in Section 9.2.

d. No building encroachment shall be permitted on an existing utility ROW
(Registration Number 1905FK) for the deep combined sanitary sewer tunnel.

e. Notwithstanding Section 9(d) 4 of this provision, for any building(s) that may
need to encroach on the said utility ROW for site planning efficiency and site
geometry reasons, the Development Officer shall ensure that a Geotechnical
Stress and Interaction Analysis is submitted, and the encroachment approved
prior to issuance of the Development Permit in consultation with Development
Services Finanetal-Servieesand-Utiities; Dratnage-Servtees. The applicant may
also be required to undertake inspection of the sewer tunnel prior to start of
construction.

f. Prior to the issuance of any Development Permit, the owner shall provide a
Remedlal Action Plan or remedlatlon report= and/or a Risk Management Plan for

and—ﬂiéc%&mmmthat the lands have been remedlated or that

there is a satisfactory plan to remediate the lands as part of construction and prior
to occupancy to allow the intended uses. Further environmental information may

be required by the Development Officer in consultation with the Environmental
Planning Unit in order to show the property is suitable for development and

g. Site and building layouts shall include design elements that take the principles of
Crime Prevention Through Environmental Design (CPTED) into consideration.
These elements may include, but are not limited to, elements that allow for
natural surveillance, increased sightlines and use: and high quality interior and

exterior lighting. The physical layout and landscaping shall reduce the
vulnerability of pedestrians by avoiding areas of concealment or entrapments

such as: long public corridor spaces, stairwells, or other movement predictors;
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avoiding landscaping hazards such as: unpruned trees, rocks that can be thrown,
or blind corners; and by locating parking areas close to building access points

and using wayfinding mechanisms. The Development Officer may require a
Crime Prevention Through Environmental Design assessment prepared by a

lifi i nsultant, and shall lv an nditions n h

approval of the Development Permit based on the recommendations of the
CPTED assessment to promote a safe physical environment Prior-to-thetsstanee

e (it of B 3

h. Prior to the issuance of a Development Permit for any buildings greater than
20.0m in Height, a Qualitative (CED) Wind Impact Study shall be submitted for
review. The development shall incorporate design features to minimize adverse

microclimatic effects such as wind tunneling, snow drifting, rain sheeting both on
and off Site, consistent with the recommendations of the Qualitative (CFD) Wind

Impact Studyv-—detaiteddtndtmpac-Sinds—shat-bepresared-vaguatitieds

1 _ YV -1 JORE = SR P o N, S _ _ _
LICIIT UN OUTIUITITULANAL VYV ILIT LITG 1O VOIUDIIIVIIU L SITTTIIC AP ITCATIUIT TUT IV 11 VYV

i. A Sun Shadow Study shall be submitted with the Development Permit
application for any new development over 20.0 m in Height.

10.  Public Improvements and Contributions

a. Prior to the issuance of any development permit, the owner shall enter into an
Agreement with the City of Edmonton to contribute $9.15 per m2 of gross Floor
Area of the development towards the following community amenity

contributions, in any combinatio

L L bt

n:

1. For the acquisition of public art. The art will be acquired through an art
rocurement process administered by the owner(s). The following shall
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apply to these contributions:

A. Artworks shall be created by a professional artist: Public Artshalt-be

B. Artworks shall be within private property, excluding the interior of the
building. and shall be in a location(s) that is publicly viewable, to the
satisfaction of the Development Officer;: Purehased-Artshatnelade

by-theFEdmonton-Arts-Couneit:
C. Th 11l ired through an rocurement pr

administered by the owner(s) and all costs related to the procurement of

artworks, operation and future maintenance shall be the responsibility of
the owner; Fheownertreonstlattorwith-the EdrmontonArts Courretd

o ~ oAt Do oo ann

D. Ifa development application has not been made within five (5) years of
the date of passage of this Bylaw, the Public Art contributions shall be
increased from that point forward according to the annual rate of
national inflation as determined by Statistics Canada; and/or

1. Towards the funding of an on-Site public amenity such as, or any
contribution of, publicly accessible open spaces and Family Oriented
Dwelling units with three or more bedrooms or the partial or whole funding
of off-site public amenities such as streetscape improvements, public park
improvements and improvements to Community [.eague facilities.

b. In addition to contributions outlined in 10(a), within Area 4., prior to the issuance
of a Development Permit for construction of a principal building, the owner shall

enter into an Agreement between the City and the owner to Contribute $271,728

to:

1. the creation of on-Site Public Amenities, such as public art, a minimum of
286.75 sq m. of publicly accessible open space (registered by way of
easement) at a rate of $300/sq. metre (or up to $500/sq. metre with evidence
of costs) or Family Oriented Dwelling units with three or more bedrooms at
a rate of $35.000 per unit, with more specific details to be determined at the

Development Permit Sta t n th ner and City Administration; or

ii. the Boyle Street Community League for off-site amenities within the Boyle
Street neighbourhood. such as a community hall, community rink or public
park improvements, with specific details to be determined at the
Development Permit stage between the Owner and City Administration in
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consultation with the Boyle Street Community [.eague.

c. In addition to contributions outlined in 10(a), within Area 4, prior to the issuance

ii.

1il.

1v.

of a Development Permit for construction of a second principal building, the
ner shall enter into an Agreement bet n the City and th ner t

Contribute $126.993 to:

1. the creation of on-Site Public Amenities, such as public art, a minimum of
286.75 sq m. of publicly accessible open space (registered by way of

easement) at a rate of $300/sq. metre (or up to $500/sq. metre with evidence
of costs) or Family Oriented Dwelling units with three or more bedrooms at
a rate of $35.000 per unit, with more specific details to be determined at the

Development Permit Stage between the Owner and City Administration; or

1i.__the Boyle Street Community [.eague for off-site amenities within the Boyle
Street neighbourhood, such as a community hall, community rink or public
park improvements, with specific details to be determined at the
Development Permit stage between the Owner and City Administration in
consultation with the Boyle Street Community [.eague.

The Owner shall enter into an Agreement(s) with the City of Edmonton for all
off-site improvements necessary to serve the development to the satisfaction of
the Development Officer in consultation with Subdivision and Development
Coordination (Transportation). The Agreement(s) shall include an engineering
drawing review and approval process. Improvements to be addressed in the
Agreement include but are not limited to the following:

Construction of the portion of Main Street between 84 Street NW and LRT
ROW with the first stage of development.

Construction of the portion of Main Street between the eastern boundary of
the LRT ROW and Stadium Road, including all roadway modifications and
signalization at the intersection of Main Street and Stadium Road.
Construction of an extension of 106A Avenue NW between 85 Street NW
and Main Street.

Improvements to the western portion of 106A Avenue NW south of 85
Street NW and up to a distance of approximately 70.0 m. These
improvements may include a provision of new curb, sidewalk, street
lighting, and street trees.

Improvements to the northern portion of 85 Street NW between 106A
Avenue NW and 84 Street NW. These improvements may include a
provision of new curb, sidewalk, street lighting, and street trees.
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vi.

Vii.

Viil.

iX.

Improvements to the western portion of 84 Street NW between 85 Street
NW and 111 Avenue NW. These improvements may include a provision of
new curb, sidewalk, street lighting, and street trees.

Construction of two Public Parks adjacent to the Site as per the approved
Landscape Plan.

Construction of a pedestrian access to the south end of the Stadium LRT
station.

Construction of a shared use path within the LRT right-of-way adjacent to
the site.

Construction of modifications to the intersection of Jasper Avenue and 84
Street, including a contribution toward the installation of traffic signals.



Appendix #3 | File: LDA22-0402 | Boyle Street | June 26, 2023

Application Summary

Information

Application Type:

Rezoning and Plan Amendment

Bylaw(s)/Charter Bylaw(s):

20517 & 20518

Location: Land generally south of the Stadium LRT Station, west of 84
Street NW and north of 85 Street NW.
Address(es): 8450 and 8490 - 106a Avenue NW

10920, 10954, and 11030 - 84 Street NW
10619 - Muttart Crossing

Legal Description(s):

Lot 9 and 10, Block 8, Plan 1723564
Lot TMR and 2, Block 6, Plan 1723564
Lot TMR and 2, Block 7, Plan 1723564

Site Area: Approximately 3.3 Hectares
Neighbourhood: Boyle Street
Ward: O-day'min

Notified Community
Organization(s):

McCauley, Parkdale-Cromdale, and Boyle Street Community
Leagues

Applicant:

B&A Planning Group

Planning Framework

Current Zone(s) and Overlay(s):

(DC1.19819) Direct Development Control Provision

Proposed Zone(s) and Overlay(s):

(DC1) Direct Development Control Provision

Plan(s) in Effect:

Stadium Station Area Redevelopment Plan

Historic Status:

None

Written By:
Approved By:
Branch:
Section:

Jordan McArthur

Tim Ford
Development Services
Planning Coordination



