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PREFACE

Area Redevelopment Plans (A.R.P.s) are planning dodumenis, _

adopted by By-law, which set out a comprehensive program of

land use policles and other planning proposals that help to

determine and guide the future of individual communities within
the City. Assuch, anA.R.P. is intended to supplement the Land
Use By-law by providing a local policy context and, where
appropriate, specific land use and development guidelines, on
which the Approving Authority can base its judgement when

deciding on community planning-related proposais. While the. :

districts under the Land Use By-law apply uniformly throughout

the City, an A.R.P. provides acommunity perspectiveto boththe -

existing land use districts as well as to proposed redesignations
of specific sites within a community.

The expected life- of the Hillhurst/Sunnyside A.R.P. is ten to

fiteen years. This may vary in relation to general growth trends

within the Clity or to specific trends In Hillhurs/Sunnyside. Itis

important, therefore, that an evaluation of the Plan’s effectiveness
in meeting its objectives be undertaken within five years of its
approval. ' v

SUMMARY

The Inner City Plan, approved by City Council in 1979, outlines
residential and commercial uses for the Hillhurst/Sunnyside
area. Using this as a framework, the Hillhurst/Sunnyside A.R.P.
reaffirms the Inner City Plan policies of conservation, infill and

" revitalization for the community.

The A.R.P. was also prepared within the overall context of the
City's Long Term Growth Management Strategy adopted by City

- Council in July, 1986. It supports the policies of strengthening

the role of the Inner City areas, contributing to the community’s
quality and image, fabric and social environments.




The polides oftheHillhurst/Sunnyside A.R.P.canbe summérized
as foliows: .

Resldentlal Land Use

@

* A conservation and infill policy is reaffirmed for Hlllhursv |

Sunnyside utilizingthe R-2land use district for large portions
of-the -east and west ends-of the community. This policy

encourages the retention of existing dwellings in good repair

while providing for family-oriented infill development that is
compatible withthe character and scale of existing dwellings.

* Alow density policy utilizing the RM-2 land use designation

is reaffirmed for a large mid-portion (about one half) of the -

community with the distinct aim of providing for a variety of
low profile, family-oriented development.

» The policy of providing for a variety of housing opportunities

within a medium density range under the RM-4 and RM-5
~ land use districts is reaffirmed in the limited amounts now

existing in the area.

* Low profile, family-oriented housing. that respects the
character and scale of early development in the community
is strongly encouraged through the provision of extensive
design guidelines for new development.

Commercial Land Use

e The local commetclal areas under (he Direct Control land

use district are reaffirmed.

. The general commercial areas of 10th Street, Kensington

Road, Kensington Crescent and 14th Street N.W. are

-reaffirmed utilizing the Direct Control land use district with
existing guidelines and a height restriction. :

* The village flavor of the general commercial ai_eas is

reaffirmed and protected through extensive commercial
design guidelines for new development and renovaﬂon of
existing development.

~ Open Space and Recreational Policies

+ In general, the amount of existing open space Is adequate

for the current population, however, should the community
experience a significant increase in population there is'a
requirement for 0.1 hectares (0.3 acres) in the northeast
portion of the communlty. preferably ad|acent to exusung
parkland. . , o S

~* Residual triangular parcels to the east of the LRT line on _9A

Street are to be designated PE.

. ,Large portioné of the nonhem escarpment not already
- designated PE will be redeslgnated as such. :

» Aprogram of planting and landscaping to enhance exlstmg
open space sites will be undertaken.

o
e
.



School Facilities

o . All toadways within the’communlty will retain their exlsll'ng A
- designations.

- The Plan encourages the provision of elementary educational -

opportunities as close to the community as possible.

Should any of Queen Elizabeth, St. John or Sunnyside .

schools be declared surplus by the School Boards, the City
should consider the acquisition of at least 0.5 hectares (1.24
acres) of each for adequate supply and distribution of open
space in the community.

Transportation

A Northwest LRT Impact Monitoring Study will document

- and evaluate socio-economic and environmental changes

resumng from the introduction of LRT into the area.

The City will work towards solutions to the existing parkihg

" and traffic problems in the commercilal areas lhrough a

serles of amelloratlve actlons

Soclal Needs

Attention will be given to the increasing number of single
parent families in the area and their special needs.

The Calgary Police Service and the Community will work to
implement programs to strengthen security in the area.

Heritage Considerations

‘The conservation and enhancement of heritage résburces
~in this area will continue to be encouraged as will the

sensitivity of renovation and new developmentto the existing
character of heritage buildings.
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 INTRODUCTION

Context

Hillhurst/Sunnyside is aninner city community located

just north of the Downtown, separated from it by the
Bow River. It comprises some 232 hectares (573
acres) of land and has a population of 8063 people.

| It contains avariety of landuses and has an extensive
network of community services providing forthe needs -

of a diverse population.

The area is faced with problems which are similar to
those experienced by inner-city neighbourhoods in
cities across Canada. For example, the community’s

proximity to the central business district has resulted

inredevelopment pressures andtransportationrelated
problems that have a destabilizing impact on existing

-tand uses..

in the 1950's much of the community had been
redesignated for medium density residential uses.
The physical impact of these redesignations was not
actually experienced untilthe 1960's and early 1970's
when substantial apartment development took place
in the older portions of the neighbourhood. At the
same time, roadway improvements- and increased
commuter traffic on 10th Street, 14th Street and
Memorial Drive were impacting the community as
well.

Hand in hand with the physical redevelopment of -
Hillhurst/Sunnyside came significant changes in its
demographic make-up. The community’s traditional
population of family and older homeowners was

increasingly replaced by a more mixed population
with a relatively higher proportion of young, single
renters. The area’s proximity tothe Downtown and its
larger number of apartments were important factors

- in facilitating this transition.

These changes In the physical and demographic

nature of Hillhurst/Sunnyside led, inthe early 1970's,

to a strong concern on the part of its residents that -

the character of the community be protected and

- enhanced where possible. in 1977, the Hilihurst/

Sunnyside Design Brief, was adopted by City
Council and contained a number of significant
measures aimed at improving the community. Key
recommendations of the Design Brief included:

« the downzoning of much df the ’area'to preventthe
then developing emphasis on apartment-type
residential redevelopment;

* the introduction of a new zoning tool, the RM-2
residential land use designation, to encourage a
type-of redevelopment more attractive to families,
while allowing an increase in population;

+ improvements to the public areas and to private
-dwellings through the provisions of the Neighbour-
-hood Improvement Program and the Residential

Rehabilitation Assistance Program; .

“« the closing off of certain through streels In the

community to prevent regional traffic from shon-
cumng lhrough the area; ,
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1.2

 West - 18th Street N.W.

- the imposition of a density and height ceiling on 1.3
commercial redevelopment to prevent the spread -
of downtown-type development into this area.

The Design Brief has been an effective document.
This Area Redevelopment Plan reinforces and gives
statutory status to these recommendations and goes
on to deal with other issues which have arisen in the
community since the Design Briefwas prepared. This -
A.R.P. replaces the 1977 Design Brief.

Study Boundaries

“The boundaries of the Hillhuret/Sunnyside ARP are

illustrated in Map 1, and may be summarized as
follows: i

North - generally 8th Avenue N.W. west of
' - 10th Street, and Crescent Road east of
10th Street as shown in Map 1;

East - CentreStreet between Crescent Road N.W.
andthe Bow River;
South - the Bo_w River; and

The boundaries of the A.R.P. coincide with those of
the Hillhurst/Sunnyside Community Association.

- Goals

-+ To provide modifications to the community’s |

The goals of the Hillhurst/Sunnyside ARP are:

¢ To implement the policies of the Calgary General - -
Municipal Plan, the [nner City Plan and -

recommendations of the Inner City Open Space
Study as they apply to Hillhurst/ Sunnyside.

* To encourage a diversmed demographic mix for
the community, with a particular emphasis on
increasing the number of families residing in the
area. :

« To provide for a variety of residential units which is
tied to the demographic goal of the community.

* Toencourage commercial developmentinkeeping
with the *“village character” of the area and that
serves both local and regional commerciai needs.

» To ensure that new commercial development and -
the redevelopment of existing commercial uses
are compatible wuth adjacent residential districts.

transportation system o encourage regionaltraffic .

to utilize existing major corridors and prevent
. commercially generated traffic from intruding into

adjacent residential precincts, where feasible.

5

. -

v . . . N - v - '

1



g e e . . .

20

21

2.2

RESIDENTIAL LAND USE

N

Objective

To preserve and enhance the established low density

residential character and increased family orientation
of the community while Identifying where compatible

infill development may be.accommodaled.

Context

In Hillhurst/Sunnyslde the R-2 and RM-2 districts are

the predominant land use designations while the RM-
4 and AM-5 designations provide for medium density
development In some locatlons

‘These deslignations result in a number of residential
- land use types for Hillhurst/Sunnyside as described
below

(a) Low Density

This form of development is found throughout
most of the community. .It is essentially single-

family housing with a considerable amount of -

conversion to two-family housing, predominantly
in R-2 districts, found inthe eastern and western
ends of the community. This type of housing is
most attractive to families and should be retained
in these areas.

(b) Low Density Multi-Unit

This residential form provides for low profile
family-oriented redevelopment under a modified
RM-2 designation.

Considerable redevelopment has taken place in
the community under this designation.. The
designation was developed to encourage, at

_best, small lot redevelopment which is similar in
nature to existing older development and, at the
other extreme, walk-up apartments with -
50 percent 2-bedroom units with at-grade access
to private amenity space. More of the walk-up

_ apartment type units have been developed than
the small lot type. Some townhousing has been
built under the designation as well. While this

~ designation was intended to attract families to
the area, itis not known whether this designation
has achieved the objective.

() Medium Density

Housingtypes cateringto single aduits, childless
~ couples and senlors are found in abundance in.
the community, especially in Sunnyside. This
generally takes the form of three and four storey
walk-up apartments. While much of Sunnyside
has been redesignated so that little more of this
type of development can occur there, some -
room remains inthe community for the RM-4 and
RM-5 medium density type development where
considered appropriate. :

_
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. Some slope instability has been detected over the
- yearsinthe eastern portion of the escarpment between .
. Sunnyside and the Crescent Heights/Rosedale

.communities to the north. A 400 foot setback

measured down from the top of the escarpment
(Map 2) has been set out as an area wnhm which

o development is constrained.

23

231

232

o

—Lastty, new develepment in the Hillhursl/Sunriyside

area is also somewhat constrained by the provisions
of the Land Use By-law with respect to fioodway and
floodplain development. These provisions primarily
affect a portion of Sunnyside (Map 2). .

Policy
' S orval

" The conservation policy of the Inner City Plan is

reaffirmed for large portions of the east and west ends

- of the community utilizing the R-2 designation.

The intent of the conservation policy is to improve
existing neighbourhood quality and character while
permitting low .profile infill development that is
compatible with surrounding dwellings. Existing

_ structures in good repair should be conserved, while

structures In poor repair should be rehabilitated or

‘replaced. New development or redevelopment should

be designed in such a way as to be unintrusive and
blend with the surrounding housing.

ow Density Multi-Uni

A low density multi-unit policy utilizing the RAM-2

~ designation is to be-used in the large mid-portion of

233

.. 234

235

23.6

suitability for families with children.

the Hillhurst/Sunnyside area. Although a maximum. -
of 75 unils per ha. (29 units per acre) are allowed,
developments of ascale designedtoresemble smaller
projects are encouraged.

Appropriate redeveloprhent would consists of single
and two-family dwellings, and small muiti-unit

- developments.- The-suitability of muiti-unit projects

would be measured by their physical blending with
the surrounding houses and their attractiveness/

Medium Density

A medium density policy is proposed for parts of the

community to encourage redevelopment with

multi-unit types of development using the RM-4

- and RM-5 designations. The application of this

policy is restrictedto activity nodes (i.e., commercnal

" areas) and along the N.W. LRT.

No development is to be permmed within 400 feet
from the top of the escarpment in the Sunnyside
portion of the study area as shown in Map 2 unless
otherwise approved by the City Engineer.

The provisions. of the Land Use By:law with respectto

_Floodway and Floodplain Special. Regulations are to v

be adhered to for any new development inthe areas
shown on Map 2.

Utility upgrading and other public improvements may' .
be required as redevelopment occurs and the costs

‘associated with such upgrading shall be the
- responsibility ofthe developer in accordance with City

" policy.




la
J

. I-\"\:"o

i

ey o -‘I o,

et 2RERSRRODMS llllllll-:l'\-..

l

\"‘ N\

%,

%
o,

v Yo

PRINCE'S IBLAND \

/ / C§NTRE ST/R‘EET/.‘

(¥

A8 THE OTY OF CALGARY

2 PLANNING & BUILDING DEPARTMINT J
\_~ &4
(o % Yim
= } m——

. J o 200 400m

- . 11

 FLOOD BOUNDARY )

[ HILLHURST/ C‘;‘ﬂ
| SUNNYSIDE )

( TITLE )
BUILDING LIMITS &

[ LEGEND : )

=mamm Building Limit Line| -

= — — Floodplain Limit

r




12

- 2.4

241

Implementatlon‘
evelopme deli

As noted eatrlier, Hillhurst/Sunnyside has had avaried
history of development. This has resulted inanumber
of residential precincts, each with its own unique
character, its own assets to protect and problems to

- contend with.

This evaluation of historical development and analysis
ofunique characteristics andiand use rules for specific
land use designations has resulted intheidentification
of seven character areas. Guidelines for each of
these areas have been established. These areas are
as noted on Map 3 and are described as follows:

Area One is bounded by Memorial Drive and the
Bow River, Centre Street, the escarpment and
5A Street NW. -

Area Two is bounded by Memorial Drive and the
Bow River, 5A Street N.W., the escarpment and
9A Street N.W. and the LRT right-of-way.

Area Three is bounded by Memorial Drive and the

_Bow River, 9A Strest N.W. and the LRT right-of-way,

the escarpment and 10th Street N.W.

Area Four is bounded by Memorial Drive and the
Bow River, 10th Street N. W -the escarpment and
14th Street N.W.

Area Five is bounded by Kensingtdn Road N.W.;
14th Street N.W., the escarpment and
16th Avenue N.W.

AreaSixis boUn'ded by Memorial Drive, the Bow River,
14th Street N.W., Kensington Road N.W., and
18th Street N.W.

Area Seven Is bounded by Kensington Road N.W.,

16th Street N.W., 8th Avenue N.W. and

"18th Street N.W..

The urban design cemponem of the residential -

environment consists of boththe residential unit(s) on
the lot and its context (i.e., the street, lane, rights-of-

" way and openspace). Thelatter are discussed under

the Open Space and Transportation Sections of this
ARP. The former, the residential units themselves,
are discussed here under general -guidelines and

then under specific land use designations (eg. RM-2). -

.The intent of these guidelines is to encourage the .-
-maintenance -of the existing low density, family-

oriented flavour of much of the Hillhurst/ Sunnyside
area.

The downzoning of the area through the 1977 Design
Brief and the subsequent development of the RM-2
Low Density Multi-Dwelling District were aimed at
encouraging new development to be sensitive to the

_low.density, .single.and two-family-housing builtinthe

early 1900's. However, other elements of this flavour
(design, landscape, streetscape, relation to other
land uses in the community, etc.) were not well
identified atthattime. The following guidelinesidentify

these elements and outline advantages to new

developments that incorporate them. -
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These guidelines are to be used by the community,

- developers and the Approving Authority to provide

direction in considering and approving development
in this area. In cases where the use proposed is a

discretionary one under the Land Use By-law, these

guidelines will be used as the guiding principles by the

Approving Authority. In other cases, itis hopedthat

the developer will take advantage of these guidelines

~to the mutual benefit of himself and the community.

Since the residential guidelines are quite extensive, a
Summary Chart (Table 1) Is provided. This chart
outlines which guidelines are applicable to each

_character area. . - .

General Guidelines

-« Height Compatibility

- Newdevelopmentsshouldriotexceedlhe.height'

of adjacent existing homes by more than

15 percent for the front 3.0 metres of the

development. This can be realized with a

roofed or open porch, by buildingtothe maximum -

-height only at the rear of the dwelling, or by
orienting roof slopes such that their lowest

_ (Figure 1).

- If a proposed building exceeds the height of

adjacent homes, its front yard should be greater,
~ not less, than the front yards on either side.

- In evalualing the height of an infill house, the
effect ofthe shadows on adjacent homes should
be considered. '

.. eaveline_faces. and-is -parallel--to - the -street -

Fig. 1 Fig. 2

« Privacy

- New developments should minimize window
openings on side walls, thereby respecting the
location of windows and outdoor amenity spaces
of adjacent properties (Figure 2).

5 I
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B TABLE 1 hE
Summary Chart of Residential Development Guidelines*
(Numbers Under Designations Refer to Character Areas - See Map 3) .
Areas| All | All R-2 : All FiM-z All | All
Guidelines | | R2| 1 | 5 | 6 | 7 |[RM2| 2 | a4 RM-4 | RM-5
Height X I X : X | X X
Privacy (Windows, Entries, or Decks) X h ‘ ¢
Style ' X X X
Roof Form X X X | X
Materials and Finishes X X X
Yard - Side, Rear, or Front X X X | X |
'Aménity Space X
Corner Lot | X
Adjacency | X X i
Lot Coverage | ' : X
Flood Plain- S| | X
Parking and Access o : X | - X X [ x X
Land Form - T T X | X | |
Siting on a Lot - - 3 X X
Landscaping ' : | X |
Lots Adjacent to LRT | ' ' ' "X
Lot Consolidation ‘ v v : S _ X | X
Zero Lot Line ‘ . : X
*An X in the chart indicates that a parﬁcdlar guideline exists for that area.
15
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- The primary entry to any dwelling unit should be

oriented towards the front of the property and
side entries should only be allowed as back

~ doors (Figure 3).

To prevent overlooking and overshadowing
adjacent yards, the height of any raised deck
which extends past the rear of a neighbouring
structure, should not exceed 0.9 metres (3 feet)
above grade. Second storey balconies should

be located on the front or rear of the house only

and as much as possible eliminate views into
adjacent yards (Figure 4).

Fig. 3  Fig. 4

-+ Historical Style

The single detached home on the narrow lot
has historical precedence in parts of the Hillhurst/
Sunnyside area. Housing styles should be
consistent and compatible with this style
(Figures 5, 6). '

In other areas, bungalows on 50 foot lots are
predominant. This style should be protected.

* Roof Form

- Roof pitches similartothose of adjacent houses

are encouraged. . ’

Low pitched (less than 4:12) roofs with
overhangs greater than 0.4 metres (1.3 feet)
and wide fascias not generally found in the
community should be discouraged. '

Shed and flat roofs should be discouraged
when used as the predominant roof form of any
dwelling unit (Figure 7).

1 Al B
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* Front Yards

- Applicants for new development or additions to
existing housing,- should be encouraged to
provide front yards which are the average ofthe
adjacent front yards.

- Where similar conditions exist in the majority of
nearby properties, the front yard should be
defined at the sidewalk by a hedge or fence.
Any existing vegetation shouldremain (Figure 9).

5.+ Materials and Finishes

- The use of narrow Iap siding, wall shingles, _
brushed stuccoor standard brick is encouraged =

- The scale and character of finishing should not
o " be rustic stained, wide lap or vertical srdrng
' (Figure 8).

- Decorative or thematic stucco should be _ Fig. 9 . I Fig. 10

, discouraged (eg. Spanish swirls). ' ' T :

o - No front driveways or garages should be

- Hand split cedar shakes, concrete roof tiles, o permitted to interrupt the continuity of the

and metal roofing should be dlscouraged - sidewalk or boulevard, except where there is no
lane access (Figure 10).

17
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* Rear Yards

Wheninfill development onsmall lots i$ considered,
to enhance the use of the rear yard as a private
amenity space, garages should be located within

the rear 9.0 metres of the yard to prevent tandem -

parking on long driveways.

Private Amenity Space

Private outdoor areas should be located inthe rear

yard where possible. Where this is not feasible,
such spaces should be screened from public view
by a hedge or fence which is compatible with the
neighbourhood style. :

Corner Lots

- Any development on a corner site should have-
its building corner articulated with some design
element, such as a corner window, turret or
faceted bay window (Figure 11).

- Facadetreatmentonacorner site shouldrespect
the dual frontage, with windows, projections,

~._and roof forms facing the flanking roadway as-

well as the frontage.

- The principal entry of a dwelling unit located on
a street corner could face the flanking roadway
to provide variety and animation on side streets

- (Figure 11).

* Adjacency

‘New development adjacent to larger buildings of
higher density should be allowed a greater degree
of relaxation and flexibility in compensation for this

- situation. It should, however, retain aspects of low
density residential character. (Figure 12).

e
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yard requirements).

R-2 Areas (One, Five, most of Six and Seven)

R-2 guidelines as contained in the Land Use By-law
apply in these areas except as noted below.

Where R-2 areas are intended for single detached ”

infill development on narrow lots (less than 12.19 m,
40 feet, but particularly on 7.62 m, 25 feet lots), the
guidelines should encourage this form of development
by considering appropriate relaxations. These
relaxations should only be considered if they are
matched by a reduction in other by-lawed infill
development requirements (i.e., side yard and rear

T 2
& "'0,

12

e | | |
T |
Fig. 13

«  Height variations of up to 1.5 metres (4.93 feet)

should be allowed, if the roof slope exceeds 6 in

- 12 (Figure 13) except for Area 7 and Area 5 along

16th Street West. All height variations should be

evaluated to ensure that the sight lines and

lighting of adjacent properties is not negatively
affected.

Structures such as open pdrches, steps, decks
and fireplace cantilevers should not be included
in the calculation of lot coverage (Figure 14),

" since they actually constitute landscaped or

outside areas.

Relaxation of the minimum side yard (1.2 m,

3.94 feet) should be allowed. It is generally-

inappropriate to relax both side yards, although
eachside yardrelaxation request must be judged
on its own merits. The foundation relaxation

‘should not exceed 0.3 metres (0.98 feet), and

cantilever projection relaxations should not
exceed 0.6 metres (2 feet) but should not exceed

" 40 percent ofthe area of either side wall. Atleast

oneside yard should provide 1.2 metres (3.9 feet)
clear access from the front to the rear of the lot
(Figure 15), preferably on the side next to the
existing adjacent housing.

19
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2.4.1.21

24122

Specmc Recommendations - R-2 Development in
Area One

Area One is distinguished primarily by its land use
category and the change in the direction of the street
grid. it lies at the lowest elevation in the community
and falls wholly within the floodplam as definedinthe
Land Use By-law.

* Any redevelopment of the half block strip of RM-2
"on 5A Street N.W. should have a form compatible
with the adjacent R-2 area across the lane and
should create a residential edge which respects
the rhythm established by existing narrow frontages
through articulation of longer developments.

* Due to the restrictive nature of the floodplain

- regulations in the Land Use By-law, more flexibility
should be allowed in developing R-2 sites within
the floodplain where safety is not jeopardized.

Specific Recommendations - R-2 Development in
Area Five :

Area 5 is distinguished from Areas 6 and 7 by its older
age, smaller lot sizes and hillside slopes.

« Any r'edevelopme'nf should have height restrictions

which acknowledge steeply sloping sites, allowing
for an additional storey on the down side of the
slope, if at the rear of the property and allowing the
existing side contours to remain (Figure 17).

T

Fig. 17 | Fig. 18

+ Parking lots for commercial buildings on the west
side of 14th Street N.W. should not be Iocated
west of the lane (Figure 18). '

* Any redevelopment along the west side of
15th Street N.W. should respect the higher
.elevation of the land and the existing retaining
walls adjacenttothe sidewalk. Drive-under garages
should be discouraged along this edge (Figure 19).

Fig. 19
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24123

Specaf c Flecommendatlons - R-2 Development in

~ Area Six

24124

Area 6, while similar in vintage and lot size to Area 5,

does not have the contour differences and is..

distinguished by its wide, named streets. -

* The properties between Kensington Road and
. Westmount Road should have vehicular access
off Westmount Road only.

Specific Recommendatlons - R-2 Development in
- Area Seven :

Area7 is characterized by predominantly single storey
bungalows on 15.2metre (50 foot) lots with ascattering
of older one and a half and two storey homes. These

- smaller homes have broad front lawns and-are widely

spaced with no streetside boulevard.

~* Any redevelopment ofthis area should respect the

spaciousness of the existing fabric with compatible
finishes, roof slopes, front setbacks and scale
(Flgure 20) 4

. The boulevard portions of the road rights of way
should be landscaped integrally with the front
‘- yards to maintain.the continuity of the broad front

_ yards in this area (Flgure 21)

Fig. 21

2413

RM-2 Areas (Two, Four and a Portion of Six) -

The FlM 2 desugnatlon was developed to encourage’ '

avariety of housing forms. Animportant housing form
for Hillhurst/Sunnyside is the small lot, 2 unit type.
However, existing RM-2 use rules discourage thls
housmg type.

Where mduvndual lot redevelopment is desired in an
RM-2 area, the regulations should encourage this
type of development by relaxing the constraints

regarding the building envelope and siting of such

dwelling units on 7.62 metre (25 foot) and 9.14 metre

(30 foot) lots as follows:

+  Theeavelines restrictedto 9.0 m (29.5 feet) should
be those facing public rights of way and open
- spaces (Figure 22).

to the three storey height limit, provided that they
are within the roof form.

« Lofts or half storeys should be allowed'in additlory ~

21
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_* Relaxation of the minimum side 'yard (1.2m,
3.9 feet) should be permitted on one side of the lot
between grade and 3.0 metres, and on both sides
above 3.0 metres. The foundation relaxation
should not exceed 0.3 metres (0.98 foot) and

~cantilever projection relaxations should not exceed
50 percent of the area of either side wall. At least
one side yard must provide 1.2 metres (3.9 feet)
clear access from the front to the rear of the lot

(Figure 23).
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Fig. 22 - Fig. 23
2:4.1.3.1 Specific Recommendatlons RM-2 Development in
Area Two

Area 2 is distinguished from Area 1 by its land use
category and its northeast to southwest street
orientation.

» Development of lots backing onto the base of the
escarpment should have drive under garages and
entry spaces at street level with living spaces
above, oriented bothtothe street and the Sunnyside

~ pathway. -

Lot consalidation along Memorial Drive should be

encouraged to reflect historic structures of this

_scale (Figures 24, 25).

Fig. 24 . - Fig. 25

 The trapezoidal ends of the blocks at the eastern

edge of Area2 should be consolidated with adjacent
lots to enable clusters of row homes presenting
facades to 5A Street and the avenue on which
they lie (Figure 26).

. Developm‘ents on lots adjacent to the LRT right-of-

way and the Sunnyside Station should have their

- entries and some window openings oriented to the

landscaped LRT corridor both to present a
residentialimage andto provide asense of security
and safety for people at the station. - -
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2.41.32 Specific Recommendations - RM-2 Dévelopment in

Area Four

Area 4 is a stable residential area bordered by both
the 10th Street and 14th Street transportation

- corridors and their associated commercial strip

development. Housing stock is generally good and
well maintained. The unique characteristic of Area 4
is its long uninterrupted blocks, intersected only once
by the diagonal of Gladstone Road N.W.

* Large developments of over 30.4 m (100 feet) on

. the interior portions of blocks should reflect the

regularrhythm establishedbythe 7.6 and 9.1 metre

- (25 and 30 foot) lot widths through breaks or
articulations in the street facade (Figure 27). -

Fig. 27

At corners, particularly on the irregularly shaped
parcels atthe intersection of Gladstone Road N.W.
withthe various cross streets, larger developments
are encouraged. :

Consideration should be given to appropriate
relaxations of regulations on lots abutting
commercial lanes as follows:

- Zero lot line garages, built with no side yards
and built to the maximum height of 5 m (16 feet)
at the rear should be allowed and where
necessary, easements obtained (Figure 28). .

- Relaxations to the Land Use By-law should be’

considered to allow fence heights to be built to
a maximum of 2.4 metres (8 feet).

- Zerolotline houses wherethe side yard abutting
the commercial lane is reducedto zero, allowing
for a facade of up to two storeys on the property -
line should be allowed. Construction would

~have to comply to the Alberta Building Code

regulations regarding combustibility, window
openings and fire ratings (Figure 29).

_ %‘gm@ﬂy _ }ﬂ%m relax.
lab codel
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» The block facing Riley Park should permit
developments with a dual frontage and vehicular
access so as to take better advantage of the
adjacent park. " :

* Rear units should orient to. the laneway with
“vehicular access to attached garages from this
lane. Front units should face 5th Avenue N.W.,
with attached garages accessed from the avenue
(Figure 30). ' "

24.1.4

+ Therhythm and interval of the long block of homes
along the southern edge of Area 4 adjacent to
Memorial Drive should be maintained. Any
development of more than one 7.6 m (25 foot) lot
should have its facade articulated in 7.6 m (25
foot) intervals with a residential imagery such as

~gable ends and porches and ground oriented
entries for as many units as possible (Figure 31).

2.4.1.3.3 Specific Recommendations - RM-2 Development '

in Area Six

* Theblockin Area 6 on Kensington Road classified
- RM-2 should reflect the dual frontage which
exists between Kensington Road and
Westmount Boulevard by orienting entries to
each street. Vehicular access should be
restricted to Westmount Road only, as access to
Kensington Road is considered dangerous.

General Guidelines - RM-4 Areas

Small areas throughout the community.are designated
RM-4. If any redevelopments are to occur in these

~ areas, they should be designed in amanner compatible

with the low density residential character of the area
- articulated facades, ground oriented entries, lane

‘access parking and sloped roofs.
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RM-5 Areas (Generally Area Three)

RM-5 redevelopment will very likely occur on lot
consolidations as opposed to individual narrow
frontage parcels. Tothis end, the following guidelines
regarding relaxations are proposed:

.= Building height should not exceed four storeys but
may include a loft within a sloped roofto amaximum

of 15 m (49 feet).

+ To minimize the impact on adjace'n't lower derrsity
residential, RM-5 development should be

encouragedto lower the permitted eaveline height

on that side (Figure 32).
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24151 Specrﬁc Recommendatrons RM-5 Development in .

Area Three

Area 3 is the most isolated-of the character areas
bounded by 10th Streetcommercial andthe northwest

LRT line. It is also the most likely to be totally

redeveloped. Efforts should be made to encourage
new development to be sensitive to and reflect existing
housingforms mthe community through the following:

* Entries to ground oriented units and common
entries to upper and rear units should be located
on the continuous facades of development along

"the single block having an RM-5 designation on
10th Street N.W. and all of 9A Street N.W.

« . Dormers, inset roof decks and wall articulaﬁons
such as balconies, porches, and window projections

should be included-on the frontages (Figure 33). .

 Rear yards should incorporate landscaped decks
over parkingtoprovide distance, height differential
and landscape screening betweenresidential uses
and oommercial uses across the lane (Figure 34).

« The use of sloping roof forms should be -

encouraged.

* Further study of Area Three is recommended after
LRT becomes operatlonal

25
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