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CITY OF CALGARY
MUNICIPAL DEVELOPMENT PLAN
2.2.1.b. Plan the development of Activity Centres and Main Streets appropriate to 
the local context by:
i. Maintaining compatibility, avoiding dramatic contrast in height and scale
ii. Locating the tallest buildings and highest densities closest to transit stops and 

stations and in strategic sites
iii. Massing new development to frame adjacent streets in a way that respects 

the existing scale of the street 
iv. Limiting the impacts of shadowing on neighbouring streets, parks and 

properties



iii. Locating the tallest buildings and highest densities closest to transit stops and stations and in 
strategic sites

FUTURE LRT

SUBJECT PROJECT



image credit: https://www.canadianarchitect.com/iw09/

i. Maintaining compatibility, avoiding dramatic contrast in height and scale
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iv. Massing new development to frame adjacent streets in a way that respects the existing scale of 
the street 

Image credit: http://5468796.ca/#inglewood



v. Limiting the impacts of shadowing on neighbouring streets, parks and properties

SUMMER SOLSTICE (JUNE 21)

PURPLE = PROPOSED PROJECT SHADOW
SHADED BLUE = CURRENT BYLAW



v. Limiting the impacts of shadowing on neighbouring streets, parks and properties

AUTUMN EQUINOX (SEPTEMBER 21)

PURPLE = PROPOSED PROJECT SHADOW
SHADED BLUE = CURRENT BYLAW



Section 3.4.1(q) states “(Main Street) Development should create a human-scale environment with a 
strong relationship with the public realm and street, generally encouraging a maximum of a 1:1 building 
height to right-of-way width ratio.”

Image credit: City of Ottawa Streetscape Guide



View Looking East from 9th Ave. SE and 11th St. SE (south side)



View looking North up 12th Street SE



IS THIS THE LAST DEVELOPABLE CORNER?



IS HEIGHT NECESSARY TO MAKE MONEY?



MORE EXAMPLES THROUGHOUT CALGARY
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THE NEGOTIATION



RNDSQR

Assumptions

Base FAR 2.0

Raw Land Value Per Developed Foot $49.00

Developed Building NOI Per Foot $25.00

Cap rate to value building 5.50%

Lot size in square feet 21,082 

Value of raw land at original FAR $2,066,036

New FAR being applied for by developer 6.5

Value of raw land with increased FAR $6,714,617

Raw Land value gain from land use FAR change $4,648,581

Value of developed building at original FAR $19,165,455

Value of developed building at increased FAR requested $62,287,727

Developed building gain from land use FAR change $43,122,273

Developed building area with increased FAR 137,033 

Unit value for density bonusing that developers might pay $40.00

Implied value of ask in return for density $5,481,320

THE NUMBERS



CALGARY DESERVES A VIBRANT MAIN STREET

OTTAWA – BYWARD MARKET



CALGARY DESERVES A VIBRANT MAIN STREET

TORONTO – QUEEN STREET WEST



CALGARY DESERVES A VIBRANT MAIN STREET

KINGSTON – PRINCESS STREET



CALGARY DESERVES A VIBRANT MAIN STREET

HALIFAX – ARGYLE STREET



CALGARY DESERVES A VIBRANT MAIN STREET

VANCOUVER – MOUNT PLEASANT



CONCLUSION



NOW ONE FROM THE HEART



QUESTIONS?
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