
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

October 15, 2020, 1:00 PM
IN THE COUNCIL CHAMBER

Members

Director M.Tita, Chair
Director R. Vanderputten, Vice-Chair

Councillor G. Chahal
Councillor E. Woolley

Commissioner P. Gedye
Commissioner L. Juan

Commissioner A. Palmiere
Commissioner K. Schmalz

Commissioner J. Scott
Mayor N. Nenshi

SPECIAL NOTES:
Public are encouraged to follow Council and Committee meetings using the live stream  Calgary.ca/WatchLive 

 
Members may be participating remotely.

1. CALL TO ORDER

2. OPENING REMARKS

3. CONFIRMATION OF AGENDA

4. CONFIRMATION OF MINUTES

4.1. Minutes of the Regular Meeting of the Calgary Planning Commission, 2020 October 01

5. CONSENT AGENDA

5.1. DEFERRALS AND PROCEDURAL REQUESTS
None

5.2. BRIEFINGS
None

https://video.isilive.ca/calgary/live.html


5.3. Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 202 – 25 Avenue
NW, LOC2020-0083, CPC2020-1087

5.4. Policy Amendment and Land Use Amendment in Mount Pleasant (Ward 7) at 1004 - 17
Avenue NW, LOC2020-0102, CPC2020-1118

5.5. Land Use Amendment in Currie Barracks (Ward 8) at 84 and 88 Burma Star Road SW,
LOC2020-0064, CPC2020-1089

5.6. Policy Amendment and Land Use Amendment in Killarney/Glengarry (Ward 8) at3103
Kildare Crescent SW, LOC2020-0087, CPC2020-1113

5.7. Land Use Amendment in Renfrew (Ward 9) at 1080 Remington Road NE, LOC2020-0063,
CPC2020-1117

5.8. Proposed Street Names in Haskayne (Ward 1), SN2020-0003, CPC2020-1068

6. POSTPONED REPORTS
(including related/ supplemental reports)

None

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

7.1. DEVELOPMENT ITEMS
None

7.2. PLANNING ITEMS

7.2.1. Land Use Amendment in Saddle Ridge (Ward 5) at multiple addresses, LOC2020-
0094, CPC2020-1087

7.2.2. Land Use Amendment in Haskayne (Ward 1) at 6125 – 117 Street NW, LOC2018-
0279, CPC2020-1115

7.2.3. Outline Plan in Haskayne (Ward 1) at 6125 – 117 Street NW, LOC2018 0279 (OP),
CPC2020-1114

7.2.4. Land Use Amendment in Spruce Cliff (Ward 8) at multiple properties, LOC2020-
0070, CPC2020-0907

7.2.5. Land Use Amendment in Inglewood (Ward 9) at 1423 – 8 Avenue SE, LOC2020-
0093, CPC2020-1122

7.2.6. Policy Amendment and Land Use Amendment in Chaparral (Ward 14) at 2100 -
194 Avenue SE, LOC2018-0256, CPC2020-1111

7.2.7. Outline Plan in Chaparral (Ward 14) at 2100 – 194 Avenue SE, LOC 2018-
0256(OP), CPC2020-1105



7.3. MISCELLANEOUS ITEMS
None

8. URGENT BUSINESS

9. CONFIDENTIAL ITEMS

9.1. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

9.1.1. Administration Follow Up on Parking Choices for Businesses (Verbal), CPC2020-
1154
Distribution held confidential pursuant to Section 24 (advice from officials) of the
Freedom of Information and Protection of Privacy Act.

Review By: 2020 November 02

9.2. URGENT BUSINESS

10. ADJOURNMENT



 



 

NOTE:  
PLANS SUBMITTED TO THE COMMISSION, AS PART OF THE DEPARTMENTAL REPORTS, 
ARE INCLUDED FOR THE SOLE PURPOSE OF ASSISTING THE COMMISSION IN MAKING 
A DECISION AND ARE NOT TO BE USED FOR ANY OTHER PURPOSE.  
 
ISC: Unrestricted 
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CONSENT AGENDA 
 

 
ITEM NO.:  5.1  DEFERRALS AND PROCEDURAL REQUESTS 
 
 
 
 
ITEM NO.:  5.2 BRIEFINGS 
 
 
 
 
ITEM NO.:  5.3 Manish Singh 
 
COMMUNITY: Tuxedo Park (Ward 7) 
 
FILE NUMBER: LOC2020-0083 (CPC2020-1087) 
 
PROPOSED POLICY AMENDMENT: Amendment to the North Hill Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

(R-C2) District 
 
 To: Residential – Grade-Oriented Infill (R-CG) 

District 
 
MUNICIPAL ADDRESS: 202 – 25 Avenue NW 
 
APPLICANT: Tricor Design Group 
 
OWNER: Chandan Homes Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
ITEM NO.:  5.4 Kelsey Cohen 
 
COMMUNITY: Mount Pleasant (Ward 7) 
 
FILE NUMBER: LOC2020-0102 (CPC2020-1118) 
 
PROPOSED POLICY AMENDMENT: Amendment to the North Hill Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

(R-C2) District 
 
 To: Residential – Grade-Oriented Infill (R-CG) 

District 
 
MUNICIPAL ADDRESS: 1004 - 17 Avenue NW 
 
APPLICANT: New Century Design 
 
OWNER: Domenico Buonincontri 
 
ADMINISTRATION RECOMMENDATION: APPROVAL  
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ITEM NO.:  5.5 Tom Schlodder 
 
COMMUNITY: Currie Barracks (Ward 8) 
 
FILE NUMBER: LOC2020-0064 (CPC2020-1089) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Residential – Grade Oriented Infill (R-CG) 

District 
 
MUNICIPAL ADDRESS: 84 and 88 Burma Start Road SW 
 
APPLICANT: Slokker Canada West / SCW Infill 
 
OWNER: Slokker Canada West / SCW Infill 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
 
 
ITEM NO.:  5.6 Kait Bahl 
 
COMMUNITY: Killarney/Glengarry (Ward 8) 
 
FILE NUMBER: LOC2020-0087 (CPC2020-1113) 
 
PROPOSED POLICY AMENDMENT: Amendment to the Killarney/Glengarry Area 

Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Residential – Grade-Oriented Infill (R-CG) 

District 
 
MUNICIPAL ADDRESS: 3103 Kildare Crescent SW 
 
APPLICANT: Tyler Hawryluk Architectural Design Inc 
 
OWNER: Jerry Abbas 
 Talha Bajwa  
 Muhammad Zain 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  5.7 Angie Dean 
 
COMMUNITY: Renfrew (Ward 9) 
 
FILE NUMBER: LOC2020-0063 (CPC2020-1117) 
 
PROPOSED REDESIGNATION: From: Residential Grade – Oriented Infill (R-CGex) 

District 
 
 To: Residential Grade – Oriented Infill (R-CG) 

District 
 
MUNICIPAL ADDRESS: 1080 Remington Road NE 
 
APPLICANT: Civicworks Planning + Design 
 
OWNER: SNH Developments Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
 
 
ITEM NO.:  5.8 Kristine Stephanishin  
 (Related to Items 7.2.2 and 7.2.3) 
 
COMMUNITY:  Haskayne (Ward 1) 
 
FILE NUMBER:  SN2020-0003 (CPC2020-1068) 
 
PROPOSED STREET NAME:  Morton  
 Morton Ridge 
 
APPLICANT:  IBI Group 
 
OWNER:  Marquis Communities Development Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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PLANNING ITEMS 
 
 
ITEM NO.:  7.2.1 Jordan Furness 
 
COMMUNITY: Saddle Ridge (Ward 5) 
 
FILE NUMBER: LOC2020-0094 (CPC2020-1087) 
 
PROPOSED REDESIGNATION: From: Residential – Narrow Parcel One Dwelling 

(R-1N) District and Residential – Low Density 
Multiple Dwelling (R-2M) District 

 
 To: Residential – Low Density Mixed Housing (R-G) 

District 
 
MUNICIPAL ADDRESS: 9320 - 52 Street NE, 706, 707, 710, 711, 714, 715, 719, 

723, 727, 731, 735, 739, and 743 Savanna Landing NE 
 
APPLICANT: B&A Planning Group 
 
OWNER: Genstar Titleco Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
ITEM NO.:  7.2.2 David Mulholland 
 (Related to Items 5.8 and 7.2.3) 
 
COMMUNITY: Haskayne (Ward 1) 
 
FILE NUMBER: LOC2018-0279 (CPC2020-1115) 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

(S-FUD) District 
 
 To: Commercial – Neighbourhood One (C-N1) 

District, Multi-Residential – Low Profile (M-1) 
District, Residential – One Dwelling (R-1) 
District, Residential – Low Density Mixed 
Housing (R-G) District, Special Purpose – City 
and Regional Infrastructure (S-CRI) District, 
Special Purpose – Community Reserve (S-SPR) 
District  and Special Purpose – Urban Nature 
(S-UN) District 

 
MUNICIPAL ADDRESS: 6125 - 117 Street NW   
 
APPLICANT: IBI Group 
 
OWNER: Morton Land Corporation 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.3 David Mulholland 
 (Related to Items 5.8 and 7.2.2) 
 
COMMUNITY: Haskayne (Ward 1) 
 
FILE NUMBER: LOC2018-0279(OP) (CPC2020-1114) 
 
PROPOSED OUTLINE PLAN: Subdivision of 31.26 hectares ± (77.25 acres ±) 
 
MUNICIPAL ADDRESS: 6125 - 117 Street NW   
 
APPLICANT: IBI Group 
 
OWNER: Morton Land Corporation 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
 
 
ITEM NO.:  7.2.4 Jarred Friedman 
 
COMMUNITY: Spruce Cliff (Ward 8) 
 
FILE NUMBER: LOC2020-0070 (CPC2020-0907) 
 
PROPOSED REDESIGNATION: From: Residential Contextual One / Two Dwelling 

(R-C2) District 
 
 To: Mixed-Use – General (MU-1f3.0h22) District 
 
MUNICIPAL ADDRESS: 3704, 3708, 3712 and 3716 - 8 Avenue SW 
 
APPLICANT: Darren Langille 
 
OWNER: Redline Realty Investment Inc 
 Brett Turner 
 Chen Nu Chen 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.5 Chris Wolfe 
 
COMMUNITY: Inglewood (Ward 9) 
 
FILE NUMBER: LOC2020-0093 (CPC2020-1122) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

(R-C2) District 
 
 To: Special Purpose – Community Institution (S-CI) 

District 
 
MUNICIPAL ADDRESS: 1423 – 8 Avenue SE 
 
APPLICANT: Paul Blakeney 
 
OWNER: St. John the Evangelist, Calgary Catholic Congregation, 

Inc. 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
 
 
ITEM NO.:  7.2.6 Breanne Harder and Calvin Chan 
 (related to Item 7.2.7) 
 
COMMUNITY: Chaparral (Ward 14) 
 
FILE NUMBER: LOC2018-0256 (CPC2020-1111) 
 
PROPOSED POLICY AMENDMENT: Amendment to the Chaparral Area Structure Plan 
 
PROPOSED REDESIGNATION: From: Special Purpose – Recreation (S-R) District and  
 
 To: Residential – One Dwelling (R-1s) District, 

Residential – Low Density Mixed Housing (R-G) 
District, Residential – Low Density Mixed 
Housing (R-Gm) District, Multi-Residential – At 
Grade Housing (M-G) District and Special 
Purpose – City and Regional Infrastructure 
(S-CRI) District 

 
MUNICIPAL ADDRESS: 2100 – 194 Avenue SE 
 
APPLICANT: B&A Planning Group 
 
OWNER: SFGL CORP 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.7 Breanne Harder and Calvin Chan 
 (related to Item 7.2.6) 
 
COMMUNITY: Chaparral (Ward 14) 
 
FILE NUMBER: LOC2018-0256(OP) (CPC2020-1105) 
 
PROPOSED OUTLINE PLAN: Subdivision of 15.69 hectares ± (38.55 acres ±) 
 
MUNICIPAL ADDRESS: 2100 – 194 Avenue SE 
 
APPLICANT: B&A Planning Group 
 
OWNER: SFGL CORP 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
 
 

CONFIDENTIAL ITEMS 
(CLOSED SESSION) 

 
 

ITEM NO.:  9.1.1 Stephanie Loria  
 
COMMUNITY: City Wide 
 
FILE NUMBER: CPC2020-1154 
 
PROPOSED: Administration Follow Up on Parking Choices for 

Businesses 
 
ADMINISTRATION RECOMMENDATION: RECEIVE FOR CORPORATE RECORD 
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MINUTES 

CALGARY PLANNING COMMISSION 

 
October 1, 2020, 1:00 PM 

IN THE COUNCIL CHAMBER 

 
PRESENT: Director M. Tita, Chair  
 Director R. Vanderputten, Vice-Chair (Partial Remote Participation)  
 Councillor G. Chahal (Remote Participation)  
 Councillor E. Woolley (Remote Participation)  
 Commissioner P. Gedye (Remote Participation)  
 Commissioner L. Juan (Remote Participation)  
 Commissioner A. Palmiere (Remote Participation)  
   
ABSENT: Commissioner K. Schmalz  
 Commissioner J. Scott  
   
ALSO PRESENT: A/ Principal Planner J. Silot  
 A/CPC Secretary G. Chaudhary  
 Legislative Assistant D. Williams  
   

 

1. CALL TO ORDER 

Director Tita called the meeting to order at 1:00 p.m. 

ROLL CALL 

Commissioner Gedye, Commissioner Juan, Councillor Chahal, Councillor Woolley, 
Director Vanderputten, and Director Tita. 

Absent for Roll Call: Commissioner Palmiere (joined at 1:02 p.m.), Commissioner 
Schmalz and Commissioner Scott. 

2. OPENING REMARKS 

Director Tita provided opening remarks at today's Meeting. 

3. CONFIRMATION OF AGENDA 

Moved by Director Vanderputten 

That the Agenda for the 2020 October 01 Regular Meeting of the Calgary Planning 
Commission be confirmed. 

MOTION CARRIED 
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4. CONFIRMATION OF MINUTES 

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2020 
September 17 

Moved by Commissioner Gedye 

That the Minutes of the 2020 September 17 Regular Meeting of the Calgary 
Planning Commission be confirmed. 
 
 

MOTION CARRIED 
 

5. CONSENT AGENDA 

Moved by Director Vanderputten 

That the Consent Agenda be approved as follows: 

  

5.1 DEFERRALS AND PROCEDURAL REQUESTS 

None 

5.2 BRIEFINGS 

None 

5.3 Land Use Amendment in Highland Park (Ward 4) at 428 – 34 Avenue NW, 
LOC2020-0111, CPC2020-1091 

5.4 Land Use Amendment in Highland Park (Ward 4) at 204 – 40 Avenue NW, 
LOC2020-0112, CPC2020-1034 

5.5 Land Use Amendment in Windsor Park (Ward 11) at 707 - 57 Avenue SW, 
LOC2020-0119, CPC2020-1026 

MOTION CARRIED 
 

6. POSTPONED REPORTS 

None 

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

7.1 DEVELOPMENT ITEMS 

7.1.1 Development Liaison Application in Beltline (Ward 11) at multiple 
addresses, DL2020-0004, CPC2020-0908 

Commissioner Palmiere declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2020-0908. 
Commissioner Palmiere left the Council Chamber at 1:04 p.m. and 
returned at 1:58 p.m. after the vote was declared. 
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A presentation entitled "DL2020-0004 Development Liaison", 2020 dated 
October 01 was distributed with respect to Report CPC2020-0908. 

The following speakers addressed Commission with respect to Report 
CPC2020-0908: 

1. Kelly Coles, CMLC 

2. Alana Sommers, ISL Engineering 

Moved by Commissioner Gedye 

That with respect to Report CPC2020-0908, the following be approved: 

That Calgary Planning Commission receive for the Corporate Record the 
proposed Development Liaison application, DL2020-0004 for the new 
Victoria Park/Stampede LRT Station, platform and canopy at 1398, 1414, 
1502, 1504, 1510 and 1602 Macleod Trail SE (Plan C; Block 108; Lots 1 
to 4 and Lots 37 to 40; Plan C, Block 115, Lots 1 to 5; Plan C, OT; Portion 
of SW1/4 Section 15-24-1-5). 

MOTION CARRIED 
 

7.2 PLANNING ITEMS 

7.2.1 Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) 
at 129 - 32 Avenue NE, LOC2020-0068, CPC2020-1057 

A presentation entitled "LOC2020-0068 Policy and Land Use 
Amendment", 2020 dated October 01 was distributed with respect to 
Report CPC2020-1057. 

Moved by Commissioner Juan 

That with respect to Report CPC2020-1057, the following be approved: 

That Calgary Planning Commission recommend that Council hold a 
Public Hearing; and 

1. Adopt, by bylaw, the proposed amendment to the North Hill Area 
Redevelopment Plan (Attachment 2); and 

2. Give three readings to the proposed bylaw. 

3. Adopt, by bylaw, the proposed redesignation of 0.07 ± hectares 
(0.177 acres ±) at 129 – 32 Avenue NE (Plan 2617AG, Block 65, Lots 
36 and 37) from Residential – Contextual One / Two Dwelling (R-C2) 
District to Multi-Residential – Contextual Grade-Oriented (M-CGd75) 
District; and 

4. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 



Item # 4.1
 

Unconfirmed Minutes 2020 October 01  Page 4 of 7 

ISC: UNRESTRICTED   

 

7.2.2 Land Use Amendment in Crestmont (Ward 1) at 20 Crestridge Common 
SW, LOC2020-0086, CPC2020-0996 

A presentation entitled "LOC2020-0086 Land Use Amendment", 2020 
dated October 01 was distributed with respect to Report CPC2020-0996. 

Moved by Commissioner Juan 

That with respect to Report CPC2020-0996, the following be approved: 

That Calgary Planning Commission recommend that Council hold a 
Public Hearing, and 

1. Adopt, by bylaw, the proposed redesignation of 0.46 hectares ± (1.13 
acres ±) located at 20 Crestridge Common SW (Condominium Plan 
1910292, Unit 176) from DC Direct Control District to Commercial – 
Community 1 (C-C1) District; and 

2. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.3 Land Use Amendment in Mahogany (Ward 12) at multiple addresses, 
LOC2020-0098, CPC2020-1064 

The following documents were distributed with respect to Report 
CPC2020-1064: 

 A Corrected Cover Report 

 A presentation entitled "LOC2020-0098 Land Use Amendment", 
dated 2020 October 01 

Moved by Commissioner Palmiere 

That with respect to Corrected Report CPC2020-1064, the following be 
approved: 

That Calgary Planning Commission recommend that Council hold a 
Public Hearing; and 

1. Adopt by bylaw the proposed redesignation of 83.90 hectares ± 
(207.32 acres ±) located at multiple addresses (Attachment 5) from 
Residential – One Dwelling (R-1s) District, Residential – Narrow 
Parcel One Dwelling (R-1N) District, and Residential – Low Density 
Multiple Dwelling (R-2M) District to Residential – Low Density Mixed 
Housing (R-G) District, Residential – Low Density Mixed Housing (R-
Gm) District; and 

2. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 
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None 

8. URGENT BUSINESS 

None 

9. CONFIDENTIAL ITEMS 

Moved by Director Vanderputten 

That Pursuant to Section 24 (advice from officials) of the Freedom of Information and 
Protection of Privacy Act, the Calgary Planning Commission move into Closed Meeting 
at 2:16 p.m., in the Council Boardroom, to discuss confidential matters with respect to 
the following items: 

 Item 9.1.1, Parking Choices for Businesses (Verbal), CPC2020-0987, and  

 Item 9.1.2, Guidebook for Great Communities (Verbal), CPC2020-1053 

And further, pursuant to Section 6(1) of the Procedure Bylaw 35M2017, Calgary 
Planning Commission suspend Section 78(2)(b), in order to complete all discussions 
with respect to Reports CPC2020-0987 and CPC2020-1053, and to reconvene in public 
at the Call of the Chair. 

MOTION CARRIED 

Commission reconvened in public meeting at 5:00 p.m. with Director Tita in the Chair.  

Moved by Director Vanderputten 

That Commission rise and report. 

MOTION CARRIED 
 

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

9.1.1 Parking Choices for Businesses (Verbal), CPC2020-0987 

Administration in attendance during the Closed Meeting discussions with 
respect to Report CPC2020-0987: 

Clerks: G. Chaudhary and D. Williams. Advice: S. Loria, S. Pearce, D. 
Morris, T. Henry, J. Silot and M. Beck. 

A confidential presentation was displayed with respect to Report 
CPC2020-0987.  

Moved by Director Vanderputten 

That with respect to Verbal Report CPC2020-0987 the following be 
approved: 

That the Calgary Planning Commission direct that the Closed Meeting 
discussions, distributions and presentation remain confidential pursuant 
to Section 24 (Advice from officials) of the Freedom of Information and 
Protection of Privacy Act, to be reviewed by 2020 November 02. 
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MOTION CARRIED 
 

9.1.2 Guidebook for Great Communities (Verbal), CPC2020-1053 

Administration in attendance during the Closed Meeting discussions with 
respect to Report CPC2020-1053: 

Clerks: G. Chaudhary and D. Williams. Advice: R. Jamieson, D. Hamilton, 
F. Lakha, K. Szabo, G. Baron, S. Pearce, I. Harper, F. McLeod, S. 
Rankin, A. Caron-Roy, S. Jones, W. Koo, H. Ceccato, T. Gonzalez, T. 
Goldstein, J. Mueller, J. de Jong, J. Silot and M. Beck. 
A confidential presentation was displayed with respect to Report 
CPC2020-1053.  

Moved by Commissioner Palmiere 

That with respect to Verbal Report CPC2020-1053 the following be 
approved: 

That the Calgary Planning Commission direct that the Closed Meeting 
discussions, distributions and presentation remain confidential pursuant 
to Section 24 (Advice from officials) of the Freedom of Information and 
Protection of Privacy Act, to be reviewed by 2021 January 29. 

MOTION CARRIED 
 

9.2 URGENT BUSINESS 

None 

10. ADJOURNMENT 

Moved by Commissioner Palmiere 

That this Meeting adjourn at 5:03 p.m. 

ROLL CALL VOTE: 

For: (6): Director Tita, Director Vanderputten, Councillor Chahal, Councillor Woolley, 
Commissioner Gedye, and Commissioner Palmiere 

MOTION CARRIED 

The following items have been forwarded to the 2020 November 02 Combined Meeting 
of Council: 

Planning Matters for Public Hearing: 

Calgary Planning Commission Reports: 

 Land Use Amendment in Highland Park (Ward 4) at 428 – 34 Avenue NW, 
LOC2020-0111, CPC2020-1091 

 Land Use Amendment in Highland Park (Ward 4) at 204 – 40 Avenue NW, 
LOC2020-0112, CPC2020-1034 
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 Land Use Amendment in Windsor Park (Ward 11) at 707 - 57 Avenue SW, 
LOC2020-0119, CPC2020-1026 

 Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 129 - 32 
Avenue NE, LOC2020-0068, CPC2020-1057 

 Land Use Amendment in Crestmont (Ward 1) at 20 Crestridge Common SW, 
LOC2020-0086, CPC2020-0996 

 Land Use Amendment in Mahogany (Ward 12) at multiple addresses, LOC2020-
0098, CPC2020-1064 

 
The next Regular Meeting of the Calgary Planning Commission is scheduled to be held 
on 2020 October 15, at 1:00 p.m. 

  

 
CONFIRMED BY COMMISSION ON 

 
 

   

CHAIR  ACTING CPC SECRETARY 
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Approval(s): T. Goldstein  concurs with this report.  Author: M. Singh 

 

Item # 5.3 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2020-1087 

2020 October 15  

 

Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 202 – 25 
Avenue NW, LOC2020-0083 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Tricor Design Group on behalf of the landowners Chandan 
Homes Ltd on 2020 June 11. This application proposes to change the designation of this 
property from Residential – Contextual One / Two Dwelling (R-C2) District to Residential – 
Grade-Oriented Infill (R-CG) District to allow for: 
 

 rowhouses in addition to building types already allowed (e.g. single detached, semi-
detached, and duplex dwellings in addition to secondary suites); 

 a maximum building height of 11 metres, about 2 to 3 storeys (an increase from the 
current maximum of 10 metres); 

 a maximum of 4 dwelling units (an increase from the current maximum of 2 dwelling 
units); and 

 the uses listed in the R-CG District. 
 
An amendment to the North Hill Area Redevelopment Plan (ARP) is required to accommodate 
the proposed land use redesignation. The proposal aligns with the applicable policies of the 
Municipal Development Plan (MDP). No development permit application has been submitted at 
this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan 

(Attachment 2); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed land use redesignation of 0.06 hectares ± (0.14 acres 

±) located at 202 – 25 Avenue NW (Plan 2617AG, Block 10, Lots 1 and 2) from 
Residential – Contextual One / Two Dwelling (R-C2) District to Residential – Grade-
Oriented Infill (R-CG) District; and 

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 202 – 25 

Avenue NW, LOC2020-0083 
 

 Approval(s): T. Goldstein concurs with this report. Author: M. Singh 

 

BACKGROUND 
 
This application was submitted by Tricor Design Group on behalf of the landowners Chandan 
Homes Ltd on 2020 June 11. As indicated in the Applicant Submission (Attachment 1), the 
applicant intends to redevelop the site with a maximum of four dwelling units. No development 
permit has been submitted at this time. 
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2020 October 15   
 

Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 202 – 25 

Avenue NW, LOC2020-0083 
 

 Approval(s): T. Goldstein concurs with this report. Author: M. Singh 

 

Location Maps 
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Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 202 – 25 

Avenue NW, LOC2020-0083 
 

 Approval(s): T. Goldstein concurs with this report. Author: M. Singh 

 

 

 
Site Context 
 
The subject site is located in the community of Tuxedo Park at the northwest corner of 1 Street 
NW and 25 Avenue NW. The site is approximately 0.06 hectares (0.14 acres) in size and is 
approximately 15 metres wide by 37 metres long. The site is currently developed with a single 
detached dwelling with an attached garage which is accessed off 1 Street NW. A rear lane is 
located north of the subject site. 
 
Surrounding development is characterized by a mix of single and semi-detached dwellings 
designated as R-C2 District. To the northeast of the site, multi-residential developments 
designated Multi-Residential – Contextual Low Profile (M-C1) District are located along 26 
Avenue NW and 1 Street NW. Centre Street N is located approximately 180 metres to the east 
and includes multi-residential and commercial development. 
 
The site is approximately 550 metres (a seven-minute walk) from the proposed Green Line LRT 
station at 28 Avenue N and Centre Street N. Bus Rapid Transit service (BRT) is currently 
operating along Centre Street N among other local bus routes. The nearest bus stop is currently 
located approximately 230 metres (a three-minute walk) east of the site along Centre Street N. 
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As identified in Figure 1, the community of Tuxedo Park reached its peak population in 2019. 
 

Figure 1: Community Peak Population 

Tuxedo Park 

Peak Population Year 2019 

Peak Population 5,326 

2019 Current Population 5,326 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
       Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Tuxedo Park community profile.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal represents a modest increase in density for a corner parcel of land in an inner-city 
area. It proposes a low-density residential land use that allows for a range of building forms that 
respect the scale and character of the existing neighbourhood. The proposal meets the 
objectives of the applicable policies as discussed in the Strategic Alignment section of this 
report. 
 
Land Use 
 
The existing Residential – Contextual One / Two Dwelling (R-C2) District is a low-density 
residential designation in developed areas that is primarily for single detached dwellings, semi-
detached dwellings, duplex dwellings, and secondary suites. The R-C2 District allows for a 
maximum building height of 10 metres and a maximum of two dwelling units. 
 
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for two to three-storey 
(11 metres maximum height) low-density rowhouse developments where one façade of each 
dwelling unit must face a public street. The district provides for a maximum density of 75 units 
per hectare which would enable up to four dwelling units on the subject site. The R-CG District 
also allows for a range of other low-density housing forms such as single detached, semi-
detached, and duplex dwellings and secondary suites. 
 
Development and Site Design 
 
The rules of the proposed R-CG District will provide guidance for the future redevelopment of 
the site including appropriate uses, building height and massing, landscaping and parking. 
Given the specific context of this corner site, additional items that will be considered through the 
development permit process include, but are not limited to: 
 

 ensuring an engaging built interface along both 25 Avenue NW and 1 Street NW; 

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/tuxedo-park-profile.html
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 improving pedestrian connections by ensuring vehicle access to the site is from the rear 
lane; and 

 mitigating shadowing, overlooking, and privacy concerns. 
 
Environmental Site Considerations 
 
There are no environmental concerns associated with this proposal. 
 
Transportation  
 
Pedestrian access is available from existing sidewalks on 1 Street NW and 25 Avenue NW. 
While on-street parking is available in this general area, vehicular access to the site will be 
provided from the existing rear lane. Redevelopment would result in removal of the existing 
driveway curb cut on 1 Street NW, thereby improving pedestrian safety and increasing on-street 
parking. 
 
The site is approximately 550 metres (a seven-minute walk) from the proposed Green Line LRT 
station at 28 Avenue N and Centre Street N. A bus rapid transit service (BRT) is currently 
operating along Centre Street N among other local bus routes. A BRT bus stop serving Route 
300 (BRT Airport / City Centre) and Route 301 (BRT North) is located approximately 550 metres 
(a seven-minute walk) to the northeast of the site. The nearest bus stop serving Route 3 
(Sandstone / Elbow Drive) is currently located approximately 230 metres (a three-minute walk) 
east of the site along Centre Street N.  
 
A Transportation Impact Assessment was not required for this land use proposal. 
 
Utilities and Servicing 
 
Water, sanitary and storm sewer mains are available and can accommodate the proposed land 
use redesignation without the need for network upgrades at this time. Specific details of site 
servicing and stormwater management will be reviewed in detail at the development permit 
stage.  
 
Climate Resilience 
 
The applicant has not identified any climate resilience measures as part of this application. 
Further opportunities to align future development on these sites with applicable climate 
resilience strategies will be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and was notice posted on-site. Notification letters were sent to adjacent 
landowners and the application was advertised online.  
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No public meetings were held by the applicant or Administration for this application. The Tuxedo 
Park Community Association (CA) provided a letter of opposition for this application (Attachment 
3). The CA letter indicated that the proposed land use district is appropriate only within the first 
block east and west of Centre Street N. As the site is the first lot within the second block west of 
Centre Street N, the CA would not be in support.   
 
Administration received a total of 10 public responses regarding this application with seven 
responses in opposition and three in support. The letters in support found increasing density at 
this site appropriate because this site is located in inner-city area and in proximity to future 
Green Line LRT Station, and the proposal allows more effective use of City services. The 
opposition concerns focused on the following areas: 
 

 increase in height, density, and lot coverage; 

 parking and traffic congestion; 

 privacy and shadow impacts;  

 condition of the lane; and 

 changing the character of the neighborhood. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate given the site-specific context and location. 
The proposed R-CG District is a low-density district intended for development on sites that are 
located in close proximity and adjacent to low density residential development within inner city 
communities. Furthermore, development can be contextually sensitive in terms of height and 
setback. Based on these criteria, R-CG District is considered appropriate as it would result in a 
moderate increase in density that would be compatible with the surrounding neighbourhood. 
Parking and design considerations will be reviewed at the development permit stage. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised.  
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy directions of the South Saskatchewan Regional Plan which directs population growth in 
the region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2019) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/s/2018-10-04-CMRB-IGP-Approved-Version-REDUCED.pdf
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Municipal Development Plan (Statutory – 2009) 
 
The subject site is located within the Residential – Developed – Inner City area as identified on 
Map 1: Urban Structure of the Municipal Development Plan (MDP). Both City-Wide policies and 
Inner City Area policies apply. In general, these policies encourage redevelopment in inner city 
communities that is similar in scale and built-form to existing development, including a mix of 
housing. In addition, MDP policies encourage higher residential densities in areas that are more 
extensively served by existing infrastructure, public facilities, and transit. 
 
Climate Resiliency Strategy (2018) 
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
actions that specifically meet objectives of this plan, however, opportunities to align 
development of this site with applicable climate resilience strategies may be explored and 
encouraged at subsequent development approval stages. 
 
North Hill Area Redevelopment Plan (Statutory – 2000) 
 
The North Hill Area Redevelopment Plan (ARP) encourages a variety of housing types that 
accommodate different age groups, household types, and income levels, and supports 
residential intensification which contributes to the renewal and vitality of all communities within 
the policy study area. 
 
The parcel is located within the Low Density Residential area according to Map 2 of the ARP. 
Low density areas are intended to maintain the stability in the policy study area and to protect 
the existing residential character and quality of the neighbourhood. Single and semi-detached 
dwellings are identified as appropriate for these areas. 
 
Administration reviewed the ARP and recommends that the proposed land use is appropriate 
given that R-CG is also considered a low-density residential district in alignment with the 
existing residential character of the area. In order to align the proposed land use amendment 
application with the ARP, a minor amendment to Map 2: Future Land Use Policy – Mount 
Pleasant and Tuxedo (Attachment 2) is required. Map 2 will be amended to change the subject 
site from Low Density Residential to Low Density Residential or Low Density Multi Dwelling. 
 
The Low Density Residential or Low Density Multi Dwelling area intends to provide a wider 
range of housing options which include low profile multi-unit developments and rowhomes. The 
preferred building form in this area has a maximum height of three storeys and direct orientation 
to grade. 
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/mdp-maps.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
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North Hill Communities Local Area Plan (Draft)  
 
The North Hill ARP is under review as Administration is currently working on the North Hill 
Communities Local Area Plan (LAP) which includes Tuxedo Park and surrounding communities. 
Planning applications are being accepted for processing during the local growth plan process. 
The North Hill Communities LAP is anticipated to be finalized in 2021. The proposed land use is 
in alignment with the Urban Form and Building Scale categories of the draft North Hill 
Communities LAP. 
 
Social, Environmental, Economic (External) 
 
The proposed land use district will provide a further range of housing types than the existing 
R-C2 District. The proposed land use district allows for a wider range of low-density housing 
types and as such, the proposed change can better accommodate the housing needs of 
different demographics and lifestyles. 
  
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
North Hill Area Redevelopment Plan, as amended. The proposed R-CG District is a low-density 
district and was designed to be implemented in proximity to or directly adjacent to low-density 
residential development. The proposal represents a modest density increase of an inner-city 
parcel of land and allows for development that has the ability to be compatible with the 
character of the existing neighbourhood.  

 
ATTACHMENT(S) 
1. Applicant Submission 
2. Proposed Amendment to the North Hill Area Redevelopment Plan 
3. Community Association Letter 

https://calgary.ca/engage/Documents/North%20Hill%20Local%20Growth/Draft%20Plan/Draft_North_Hill_Local_Area_Plan.pdf
https://calgary.ca/engage/Documents/North%20Hill%20Local%20Growth/Draft%20Plan/Draft_North_Hill_Local_Area_Plan.pdf
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September 11, 2020 

One of the long range goals of the MDP is to increase density in the inner city. While many 

interior lots that are currently R-C2 are difficult to add density to unless several lots are 

purchased together, there is a growing trend in Calgary to use corner lots to help densify in 

adapting neighborhoods. 

R-CG zoning was developed specifically for such corner lots due to its unique position on 2 

streets. This will allow having low-rise row-houses (for example) that faces both streets 

providing enhanced building exposures, avoiding the blank side walls seen in many areas 

where the sides of semi- detached are not well articulated and also provides interaction with 

the street. Enhanced and tightly controlled bylaws for R-CG also protect adjacent lots from 

issues while providing density, and following the MDP long range goals. 

The area between Center and the 100 block is already slated to be much higher density than 

R-CG in most of the corridor. We believe this type of project provides a good buffer and 

transition from the higher density to the lower density between Center and the 200 block. A 

development like this does not promote further density to internal lots like R-C2, as mentioned 

above, but it does provide a good buffer and a suitable transition in housing variety. R-CG 

allows slightly higher densification, generally up to 4 units, but it is still classified in the bylaws 

as a low density residential district and not a multi-family residential district, and acts as a good 

blend of housing. 

R-CG rules and bylaws have very strong checks and balances prohibiting excessive height 

and massing issues, as well as particular setbacks to protect neighboring properties from 

shadowing and privacy issues. This would be one of the types of lots that meet the goals of the 

MDP while providing a variety of housing diversification for the neighborhood. 
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Proposed Amendment to the North Hill Area Redevelopment Plan 
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1. The North Hill Area Redevelopment Plan attached to and forming part of Bylaw 7P99, 
as amended, is hereby further amended as follows: 

 
(a) Amend Map 2 entitled ‘Future Land Use Policy – Mount Pleasant & Tuxedo’, by 

changing 0.06 hectares ± (0.14 acres ±) located at 202 – 25 Avenue NW (Plan 
2617AG, Block 10, Lots 1 and 2)  from ‘Low Density Residential’ to ‘Low Density 
Residential or Low Density Multi Dwelling’ as generally shown in the sketch 
below: 
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Item # 5.4 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2020-1118 

2020 October 15  

 

Policy Amendment and Land Use Amendment in Mount Pleasant (Ward 7) at 1004 
- 17 Avenue NW, LOC2020-0102 
 
EXECUTIVE SUMMARY   
 
This application was submitted by New Century Design on behalf of landowner Domenico 
Buonincontri on 2020 July 20. The application proposes to change the land use designation 
from Residential – Contextual One / Two Dwelling (R-C2) to Residential – Grade-Oriented Infill 
District (R-CG) to allow for: 
 

 rowhouses, in addition to the building types already allowed (e.g. single detached, semi-
detached, duplex homes and secondary suites); 

 a maximum building height of 11 metres, about 2 to 3 storeys (an increase from the 
current maximum of 10 metres); 

 a maximum number of 4 dwelling units (an increase from the current maximum of 2 
dwelling units); and 

 the uses listed in the R-CG District. 
 

A minor amendment to Map 2 of the North Hill Area Redevelopment Plan (ARP) is required to 
accommodate the proposed land use redesignation. The proposal conforms to the ARP as 
amended and is aligned with the applicable policies of the Municipal Development Plan (MDP). 
No development permit has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan 

(Attachment 1); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.05 hectares ± (0.12 acres ±) located 

at 1004 - 17 Avenue NW (Plan 3150P, Block 10, Lots 2 and 3) from Residential – 
Contextual One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-
CG) District; and  

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
This application was submitted by New Century Design on behalf of landowner Domenico 
Buonincontri on 2020 July 20. Although no development permit has been submitted at this time, 
the Applicant’s Submission (Attachment 2) indicates that the intent is to allow for modest 
densification in the form of a three-unit rowhouse and accompanying secondary suites for each 
dwelling unit.  
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Location Maps 
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Site Context 
 
This flat 0.05 hectare (0.12 acre) site is located in the community of Mount Pleasant, on the 
northwest corner of the intersection of 17 Avenue and 9 Street NW. It is currently developed 
with a single detached dwelling and accessory building (garage) adjacent to the lane, but 
accessed from 9 Street NW.  
 
The area to the north contains low density residential development, typified by the Residential – 
One/Two Dwelling (R-C2) land use. There is a multi-residential development across the 
intersection to the southeast, and the parcels to the south across 17 Avenue NW were recently 
redesignated to accommodate a large mixed-use development. The site is in close proximity to 
the shops and services of 16 Avenue NW, as well as the Max Orange bus line and a major post-
secondary institution (SAIT). 
 
Figure 1 provides an overview of the demographics of Mount Pleasant, based on the most 
recent census (of 2019).  
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Figure 1: Community Peak Population 

Mount Pleasant 

Peak Population Year 2019 

Peak Population 5,889 

2019 Current Population 5,889 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Mount Pleasant community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal represents a modest increase in density for a corner parcel of land in an inner-city 
area and allows for a range of building forms that respect the scale and character of the existing 
neighbourhood. The proposal generally meets the objectives of applicable policies as discussed 
further in this report. 
 
Land Use 
 
The existing Residential – Contextual One / Two Dwelling (R-C2) District is primarily for single 
detached, semi-detached, duplex dwellings, and secondary suites. The R-C2 District allows for 
a maximum building height of 10 metres and a maximum of two dwelling units. Secondary 
suites are permitted uses within the R-C2 District.  
 
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for a range of low-
density housing forms such as single detached, semi-detached, duplex dwellings, rowhouses, 
and secondary suites. The R-CG District allows for a maximum building height of 11 metres and 
a maximum of 75 dwelling units per hectare. For the subject site that would mean a maximum of 
three dwelling units with associated secondary suites.  
 
Development and Site Design 
 
The rules of the proposed Residential – Grade-Oriented Infill (R-CG) District will provide 
guidance for future site development including appropriate uses, building massing, height, 
landscaping and parking. Given the specific context of this corner site, additional items that will 
be considered through the development permit process include, but are not limited to: 
 

 ensuring an engaging built interface along both the 9 Street NW and 17 Avenue NW 
frontages including ensuring access for the principal dwellings meets grade-oriented 
design definitions; 

 improving pedestrian connections along 9 Street NW by ensuring principal vehicle 
access to the site is off the lane;  

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Mount-Pleasant.aspx
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 further evaluation of the secondary suite designs to ensure they meet Land Use Bylaw 
requirements; and 

 mitigation of shadowing, overlooking, and privacy concerns. 
 
Environmental Site Considerations 
 
There are no environmental concerns with the redevelopment of this site.  
 
Transportation 
 
Pedestrian access is available from existing sidewalks on 9 Street NW and 17 Avenue NW. 
While on-street parking is available in this general area, vehicular access for a rowhouse 
development would be available from the lane. 
 
There are good public transit links within 200 metres of the site. Bus Route 5 is available on 10 
Street NW, and there are also stops for Route 19 along 16 Avenue NW. The Bus Rapid Transit 
MAX Orange line is available at SAIT LRT Station, a distance of 450 metres from the site 
(approximately a 6 minute walk). 
 
Utilities and Servicing 
 
Water and sanitary mains are available and can accommodate potential redevelopment of the 
subject site without the need for off-site improvements at this time. Individual servicing 
connections, as well as appropriate stormwater management will be considered and reviewed 
as part of a development permit. 
 
Climate Resilience 
 
The applicant has not identified any specific climate resilience measures as part of this 
application. Further opportunities to align future development on this site with applicable climate 
resilience strategies may be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site. Notification letters were sent to adjacent landowners and the application 
was advertised online. 
 
The Mount Pleasant Community Association provided a response (Attachment 3) indicating that 
they do not support this application, noting that the proposed land use does not align with the 
current ARP which directs multi-family development to main roads, and that the new Local Area 
Plan is still under review and has not yet been approved.  
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The applicant undertook a mail drop to surrounding homes, and has been in contact with the 
Community Association about providing further online engagement opportunities. A copy of the 
Applicant Outreach Summary is attached at Attachment 4. 
 
Comments have been received from one concerned citizen opposed to the proposed policy and 
land use amendment. Concerns included: 
 

 the limited availability of street parking, especially given the proximity to SAIT; 

 current encroachments of fencing and utility poles into the lane; and 

 issues with overflowing waste bins and excessive waste in the lane may be amplified by 
the addition of more units and bins in the space. 
 

These comments are more appropriate to the development permit stage and will be fully 
considered at that time. A new development which meets our current standards may effectively 
resolve some of the existing issues identified, for example by ensuring adequate on-site parking 
and waste storage. 
 
Following a meeting of the Calgary Planning Commission, Commission’s recommendation and 
the date of the Public Hearing will be advertised, posted on-site and mailed out to adjacent 
landowners. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject parcel is located within the Residential - Developed - Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit. Such redevelopment is 
intended to occur in a form and nature that respects the scale and character of the 
neighbourhood context. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/s/20181004CMRBIGPApprovedVersionREDUCED.pdf
https://www.calgary.ca/PDA/pd/Documents/municipal-development-plan/mdp-maps.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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The proposal is in keeping with relevant MDP policies as the R-CG District is a low-density 
district that provides for a modest increase in density in a form that is sensitive to existing 
residential development in terms of height, scale and massing.  
 
This modest increase in density is supported by local transit services including BRT and LRT, 
and the close proximity of commercial and other services would support transit lifestyles in 
alignment with section 2.5 of the MDP. 
 
Climate Resilience Strategy (2018) 
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
actions that specifically meet objectives of this plan, however, opportunities to align 
development of this site with applicable climate resilience strategies may be explored and 
encouraged at subsequent development approval stages. 
 
North Hill Area Redevelopment Plan (Statutory – 2000) 
 
The parcel is located within the Low Density Residential category of the North Hill ARP, which 
allows for single and semi-detached dwelling types. Low density areas are intended to maintain 
the stability in the policy study area and to protect the existing residential character and quality 
of the neighbourhood.  
 
To accommodate the proposed R-CG District, a minor amendment to Map 2 is required to 
change the land use category of the subject site to Low Density Residential or Low Density Multi 
Dwelling typology. Policy considerations encourage a modest increase in density with a greater 
variety of housing types, while still being in scale with the existing context. Appropriate dwelling 
types include rowhouse, amongst other low-density dwellings noted in the ARP.  
 
North Hill Communities Local Area Plan (Draft)  
 
The North Hill ARP is under review as Administration is currently working on the North Hill 
Communities Local Area Plan (LAP) which includes Capitol Hill and surrounding communities. 
Planning applications are being accepted for processing during the local growth plan process. 
The North Hill Communities LAP is anticipated to be finalized in 2021. The proposed land use is 
in alignment with the Urban Form and Building Scale categories of the draft North Hill 
Communities LAP. 
 
Social, Environmental, Economic (External) 
 
The proposed R-CG land use district will provide a further range of housing types than the 
existing R-C2 District. This allows for a wider range of housing types and as such, the proposed 
changes may better accommodate the housing needs of different age groups, lifestyles and 
demographics. 
  

https://www.calgary.ca/UEP/ESM/Documents/ESM-Documents/Climate_Resilience_Plan.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
https://calgary.ca/engage/Documents/North%20Hill%20Local%20Growth/Draft%20Plan/Draft_North_Hill_Local_Area_Plan.pdf
https://calgary.ca/engage/Documents/North%20Hill%20Local%20Growth/Draft%20Plan/Draft_North_Hill_Local_Area_Plan.pdf
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Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and there are no 
growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal aligns with applicable policies of the Municipal Development Plan and the North 
Hill Area Redevelopment Plan, as amended. The proposal allows for a range of low density 
building forms. It represents a modest density increase of an inner city site that is near various 
amenities, services and public transit options. 
  

 
ATTACHMENT(S) 
1. Proposed Amendment to the North Hill Area Redevelopment Plan 
2. Applicant’s Submission 
3. Community Association Letter 
4. Applicant Outreach Summary 
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1. The North Hill Area Redevelopment Plan attached to and forming part of Bylaw 7P99, as 

amended, is hereby further amended as follows: 

 

(a) Amend Map 2 entitled ‘Future Land Use Policy – Mount Pleasant & Tuxedo’, by 

changing 0.05 hectares ± (0.12 acres ±) located at 1004 – 17 Avenue NW (Plan 

3150P, Block 10, Lots 2 and 3) from ‘Low Density Residential’ to ‘Low Density 

Residential or Low Density Multi Dwelling’ as generally shown in the sketch below: 

 



 



  
CPC2020-1118 

 Attachment 2 
  

Applicant’s Submission 
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July 30, 2020 
 
1004 17 Ave NW is currently a single family dwelling built in the early 1940’s.  The lot is located 
one block north of 16th Ave N and is on the SE corner of the block.  The lot is rectangular in 
shape and is approximately 13.72 x 36.59 with a detached garage accessed from the east on 9 
ST W.  There is one large city tree in the boulevard to the south of the lot and the lot is generally 
flat with no significant slope or site constraints.   
 
The property is also located in close proximity to a variety of public transportation.  16th Ave N 
is just one block to the south with regular bus service and routes that carry throughout Calgary.  
There is also regular bus service into downtown on 10th ST W which is one block to the west.  
In addition there is also the SAIT LRT station a short walk from the subject property.   
 
There are a large number of schools, in varying age ranges, in the area including SAIT and U of 
C which makes this a great location for suited units as there are a large number of renters.  
There are plenty of green spaces and parks in the area including Confederation Park to the 
north and McHugh Bluff to the south along with small parks dotted throughout the community. 
 
This application is to redesignate from the existing R-C2 to a proposed R-CG, which would 
allow rowhouses with secondary suites. The future design proposal will be submitted 
concurrently with this application process, with the intention of 3 rowhouse units, each with a 
basement suite. 
 
We believe that due to an abundance of nearby amenities, schools, bus and LRT transit, and 
open space, this parcel is in a perfect location for suited rowhousing. With three rowhouses on 
this lot, we will be able to provide three residences at a reasonable cost in an excellent 
neighbourhood as well as three opportunities for smaller and lower-cost basement suites that 
will allow a greater diversity of Calgarians the opportunity to buy and rent in Mount Pleasant. 
 
There has also been significant spot rezoning to R-CG within the community and we feel that 
this lot has great potential as R-CG. 
 
Clay Israelson 
New Century Design 
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August 20, 2020 
 
Re: Application Notice LOC2020-0102, 1004 17 Avenue NW  
 
Priority Level 3 – Neighbourhood  

 
The Mount Pleasant Community Association (MPCA) appreciates the opportunity to submit 
comments on this Land Use Amendment application. We would like to indicate that we do not 

support this application.  
 
Mount Pleasant is a neighborhood in the midst of transition. A significant number of older, 
original homes have been demolished and replaced with single family or semi-detached infills. 
This has served to revitalize our neighborhood as the population has risen and we see many 
young families moving in.  
 
We understand we need higher density development to bring the types of amenities, services, 
and retail establishments we desire in our neighborhood. We are already seeing a density 
increase from the turnover of older bungalows on 50 foot wide lots to infill homes on 25 foot 
wide lots.  
 
In 2016, our Planning and Development Committee reached out to the community and hosted 
an all-day, open house visioning exercise to gather feedback on the development of our 
neighborhood. At that event it was expressed that our residents support higher density on the 
busier roads in our community (4th Street, 10th Street, and 20th Avenue) but not throughout the 
rest of the community. The Committee supports this planning rationale as it will encourage 
redevelopment of these less desirable properties and the higher density redevelopment will 
have less impact on adjacent properties. 
 
This position was approved by our Board of Directors and ratified at our Annual General 
Meeting by our membership as our official position. We have held to that position over the 
recent years and been supportive of a number of R-CG projects along those three busier roads. 
Some of these are completed and occupied and some are still in development. We have also 
been involved in, and generally supportive of, a number of secondary suites and laneway suites 
in our community. 
 
We are opposed to the requested re-zoning of 1004 17 Avenue NW from an R-C2 to an R-CG 
designation in principle because of our resident supported policy, because it does 
not align with our current Area Redevelopment Plan (ARP), and the new North Hill Local Area 
Plan has not been finalized or adopted. 
 
1. Policy 

 
Our policy is based on a planning rationale and supporting community desires.. This application 
is in contradiction to this policy as it will lead to greater density not on a main road. 
In the Municipal Development Plan (MDP), Mount Pleasant is defined as a Developed 
Residential Area., which recognizes the predominantly low density nature of and supports the 
retention of housing stock or moderate intensification in form and nature that respects the scale 
and character of the neighborhood. It also states that multi-family redevelopment should be 
compatible with the established pattern of development. This application is not consistent with 
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the established pattern of development in the immediate and surrounding residential areas of 
our community, which are predominantly single detached or semi-detached homes. 
 
2. ARP 
 
Our current ARP was put in place after comprehensive consultation between the community 
and the City. It was drafted with the desire to plan and accommodate for growth while 
preserving the unique community character of our neighbourhood. It is very outdated and the 
proposed R-CG land use did not exist when the ARP was enacted. 
 
At this time, this type of land use amendment is premature, given that the City is continuing to 
refine the Local Area Plan itself. We have been actively participating in this and look forward to 
a broad, comprehensive plan leading to a revised plan for Mount Pleasant. 
 
We look forward to working with the developer to further engage the community to arrive at an 
appropriate form of development for this property.  
 
We would also like to inform the City of Calgary that our Planning & Development Committee 
has adopted a new method of prioritizing our response to applications circulated for comment. 
As per this process, this application would count as Priority Level 3 – Neighbourhood, which 
necessitates that our committee provide comments to the City. Please continue to copy us on 
any updates for this application.  
 
Thank you for your time and consideration.  
 
Sincerely,  
Alison Timmins  
Mount Pleasant Community Association Board Director  
Planning & Development Committee Chair 
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September 29, 2020 
 
CPC Outreach Summary 
LOC2020-0102 
Re: 1004 17 Ave NW 
 
Members of Calgary Planning Commission, 
 
The outreach for this application has been quite brief thus far and has consisted of a mail drop, 
completed on August 10, to 30 surrounding homes in close proximity to the subject lot. We 
received one response from the mail drop with a question regarding parking requirements for 
RCG projects, no further feedback has been received. 
 
I have been in contact with the Mount Pleasant Community Association to inquire about their 
perspective on the application. Their position is to not support land use re-designations outside 
of Main Streets or the ARP in the community, as per feedback from community members. They 
were however open to us proposing the application to their Planning and Development 
Committee and also to help us in reaching their community members, in future outreach, 
through their online portals. 
 
It is our intention to make use of the Community Association’s offer to assist us in conducting 
future outreach and ensure that we have heard from members of the community who have not 
yet had a chance to share their opinions, ask questions and inquire for further information. 
 
Regards, 
Clay Israelson 
New Century Design Inc. (Applicant) 
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Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2020-1089 

2020 October 15  

 

Land Use Amendment in Currie Barracks (Ward 8) at 84 and 88 Burma Star Road 
SW, LOC2020-0064 
 
EXECUTIVE SUMMARY   
 
This application was submitted by the landowner Slokker Canada West / SCW Infill on 2020 
May 06. This application proposes to redesignate the site from DC Direct Control District (Bylaw 
100Z2006) to Residential – Grade Oriented Infill (R-CG) District that would allow for: 
 

 rowhouses in addition to building types already allowed (e.g. single detached, semi-
detached, and duplex dwellings in addition to secondary suites); 

 a maximum building height of 11 metres, about 2 to 3 storeys (an increase from the 
current maximum of 10.8 metres); 

 a maximum of 3 dwelling units (a decrease from the current maximum of 7 dwelling 
units); and 

 the uses listed in the R-CG designation. 
 
The proposal conforms to the relevant policies of the Municipal Development Plan (MDP) and 
the Currie Barracks CFB West Master Plan (Revised).  
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed land use redesignation of 0.05 hectares ± (0.12 acres 

±) located at 84 and 88 Burma Start Road SW (Plan 1312559, Block 13, Lots 10 and 11) 
from DC Direct Control District to Residential – Grade Oriented Infill (R-CG) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None.  
 
BACKGROUND 
 
This land use application was submitted by the landowner Slokker Canada West / SCW Infill on 
2020 May 06. A development permit has not been submitted; however, the applicant intends to 
pursue a future rowhouse development, as described in the Applicant’s Submission (Attachment 
1).  
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2006/2006z100.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2006/2006z100.pdf
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Location maps 

 

 

 



Page 3 of 7 
Item # 5.5 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2020-1089 
2020 October 15   
 

Land Use Amendment in Currie Barracks (Ward 8) at 84 and 88 Burma Star Road 
SW, LOC2020-0064 
 

 Approval(s): S. Lockwood concurs with this report. Author: T. Schlodder 

 

 

 
Site Context 
 
The subject site consists of two parcels that are located north of Richardson Way SW and west 
of Bishop Way SW in the community of Currie Barracks. The site is currently stripped and 
graded in preparation for development. Adjacent to the parcel in all directions are semi-
detached dwellings regulated by a Direct Control District (Bylaw 100Z2006). The parcel benefits 
from lane access. The site is relatively flat and approximately 0.05 hectares (0.12 acres) in size, 
with dimensions of approximately 15 metres by 33 metres. 
 
As identified in Figure 1, the community of Currie Barracks reached its peak population in 2019. 
 

Figure 1: Community Peak Population 

Currie Barracks 

Peak Population Year 2019 

Peak Population 1,262 

2019 Current Population 1,262 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
          Source: The City of Calgary 2019 Civic Census 
 

Additional demographic and socio-economic information may be obtained online through the 
Currie Barracks community profile.  

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/currie-barracks.html
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This application proposes to redesignate the site from Direct Control District (Bylaw 100Z2006) 
to Residential – Grade Oriented Infill (R-CG) District to facilitate a future rowhouse 
development. There are many ground-oriented townhouses in the area but this would be the 
R-CG land use district in the area. 
 
This application meets the objectives of the applicable policies as discussed in the Strategic 
Alignment section of this report. 
 
Land Use 
 
This parcel is within Site 2A of the existing DC District (DC100Z2006), which allows for single 
detached dwellings, semi-detached dwellings, duplex dwellings, and townhouse dwelling units. 
The DC District allows a maximum density on the subject site of seven dwelling units (based on 
148 units per hectare) and a maximum building height of 10.8 metres (3 storeys). The 
Secondary Suite use is not a listed use in any of the existing DC site areas, including Site 2A. 
 
The proposed R-CG District is a contextual low-density residential district that allows for a range 
of low-density housing forms such as single detached, semi-detached, duplex dwellings, 
rowhouses and secondary suites. The R-CG District allows a maximum building height of 11 
metres and a maximum of 75 units per hectare, which would enable up to three dwelling units 
on the subject site. 
 
Of particular importance, the proposed R-CG District would result in a reduction from the 
existing DC District maximum of seven dwelling units with no secondary suites, to a maximum 
of three dwelling units and three secondary suites. The applicant is pursuing this change so that 
each dwelling unit will be able to have an attached secondary suite. This will also allow for a 
greater variety of dwelling unit choice within the area.  
 
The proposed district is appropriate for this site as it only allows for building scale and forms that 
are suitable for the surrounding low-density residential area. 
 
Development and Site Design 
 
The rules of the proposed R-CG District will provide guidance for future site development 
including uses, building massing, height, landscaping and parking.  
 
Transportation 
 
Pedestrian and vehicular access to the site is available from Burma Star Road SW and a rear 
lane. On-street parking is also available along Burma Star Road SW. There is no pubic sidewalk 
adjacent to the site.  
 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2006/2006z100.pdf
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The area is served by the primary transit network, Calgary Transit Max Teal, with a stop 
approximately 300 metres walking distance from the site. The site is also within a 400-metre 
walking distance from transit stops providing service to multiple bus routes that connect 
residents to a variety of important destinations including the Foothills Medical Centre and 
University of Calgary as well as the Chinook, Westbrook, Brentwood and Dalhousie LRT 
stations. 
 
There is access to the on-street cycling network along Sarcee Road SW.  Access to the off-
street cycling network is available at Bishop Way SW and links the user to South Calgary over 
the Crowchild Trail pedestrian bridge.  
 
Environmental Site Considerations 
 
An Environmental Site Assessment was not required as part of this application. 
 
Utilities and Servicing 
 
Water, sanitary sewer and storm sewer mains are available to service the subject site.  
 
Climate Resilience 
 
The applicant has not identified any climate resilience measures as part of this application. 
Further opportunities to align future development on this site with applicable climate resilience 
strategies may be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site. Notification letters were sent to adjacent landowners and the application 
was advertised online. 
 
No citizen comments were received at the time of writing this report. 
 
The Rutland Park Community Association provided comments as part of the circulation process 
(Attachment 3). In their email, they indicated support of the application and expressed two 
concerns with public outreach and on-street parking. Administration took these comments under 
consideration as part of their review and asked the applicant to undertake applicant-led 
engagement. Administration notes that parking requirements will be taken into consideration as 
part of a future development permit application review.  
 
The applicant conducted public outreach with the immediate neighbours to the site, as well as 
with Canada Lands Company, which provides architectural oversight for development within 
Currie Barracks. The applicant informed Administration that three stakeholders attended an on-
site meeting that took place on 2020 September 04. A summary of the outreach process and 
findings is available under Attachment 3. 
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No City-led engagement was undertaken as part of this application.  
 
Following a meeting of the Calgary Planning Commission, Commission’s recommendation and 
the date of the Public Hearing will be advertised, posted on-site and mailed out to adjacent 
landowners. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy directions of the South Saskatchewan Regional Plan which directs population growth in 
the region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan. The proposed land use amendment builds on the principles of the Interim 
Growth Plan by means of promoting efficient use of land, regional infrastructure, and 
establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
 
This site is within the Residential – Developed – Established area typology of the Municipal 
Development Plan. Policy for this area encourages modest redevelopment which provides 
moderate intensification in a form and nature that respects the scale and character of the 
surrounding neighborhood.  
 
The proposed redesignation aligns with this policy direction, as development would be guided 
by the building form, scale and setback rules that respects the scale and character of the 
surrounding land uses.   
 
Climate Resilience Strategy (2018) 
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This land use application does not include 
any actions that specifically meet objectives of this plan, however, opportunities to align 
development of this site with applicable climate resilience strategies may be explored and 
encouraged at subsequent development application approval stages. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/interim-growth-plan
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
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Currie Barracks CFB West Master Plan (Revised) (Non-Statutory – 2000) 
 
The site is within the Residential Policy Area “A” / West Currie area of the Currie Barracks CFB 
West Master Plan (Revised). Policy for this area encourages a variety of housing types that are 
compatible with adjacent development. The policy specifically includes street townhomes, a 
form that is similar to rowhouses, as an example of a suitable type that is considered 
acceptable.  
 
Social, Environmental, Economic (External) 
 
The proposed land use district allows for a wider range of residential uses which may better 
accommodate the housing needs of different age groups, lifestyles and demographics.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed district is in keeping with the applicable polices of the Municipal Development 
Plan, and the Currie Barracks CFB West Master Plan (Revised), by supporting a variety of 
housing types that respect the residential character of the area. 

 
ATTACHMENTS 
1. Applicants Submission 
2. Community Association Comments 
3. Applicant Outreach Summary 
 
 
 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=TTTrqyrTeyX&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=TTTrqyrTeyX&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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May 6, 2020 
 

SCW Infill GP Ltd is applying for Redesignation of 84/88 Burma Star Road (Lot 10/11 
Block 13 Plan 1312559) from a DC 100Z2006 Site 2A to a R-CG to allow for Row 
Townhouse with Lower Level Studio Suites. The Building will consist of 3 -2 Storey 
Townhomes above grade with 3 Lower Studio Suites, having a total of 6 units for the 
site.  
 
The site across the street is an apartment complex and feel that the rezoning for this 
site will fit well in the community. Mount Royal University is across the street and 
rezoning will provide accommodations for students. The site is also within 150m of a 
major transit stops.  
 
The Developer, Canada Lands, has been contacted and supports the 
rezoning/townhouse project for Currie Barracks. The project will meet all Architectural 
guide lines as per Canada Lands. 
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June 4, 2020 
 
Thank you for the opportunity to respond to this application. R-CG would seem to be an 
appropriate designation for this space given its general location. We do, however, have 
several concerns.  
 
First-- the other homes on that street were built and sold as executive homes 
(immediate neighbours). We would ask that the developer engage directly with those 
owners to mitigate any potential concerns. I have contacted CLC, and they have 
indicated it is the developer's responsibility to reach out to those owners. As a 
community association, we do not want to undermine the people that are most directly 
affected. 
 
Second-- parking is at a premium in that area. Please do NOT consider any parking 
relaxations for the suites. Should a relaxation be necessary, we ask that as a 
permanent condition of approval that none of the residents be permitted to have access 
to restricted parking passes. Slokker is very much aware of the limited on street parking 
in the area. 
 
Thank you for your time and consideration. 

Best wishes, 

Leanne Ellis 

RPCA VP Development and Traffic 

3130 40 AVENUE SW CALGARY AB T3E 6W9 

development@rutlandparkcommunity.com | www.rutlandparkcommunity.com  

 
 
 

mailto:development@rutlandparkcommunity.com
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.rutlandparkcommunity.com&d=DwMFaQ&c=jdm1Hby_BzoqwoYzPsUCHSCnNps9LuidNkyKDuvdq3M&r=5AoUleV04MgDp6iapy9xvoIzjog3SZyZGznreZapQtA&m=xJvLxNYQ0ZRKhTGhoBu4AiSPILE4ZB3NyDpJHf3oIY0&s=ohq0PLG8FChXygkKDe7zMSke1qw6hlmzDyoqIOQ36A0&e=
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Policy Amendment and Land Use Amendment in Killarney/Glengarry (Ward 8) at 
3103 Kildare Crescent SW, LOC2020-0087 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Tyler Hawryluk Architectural Design Inc on 2020 June 24, on 
behalf of the landowners, Jerry Abbas, Talha Bajwa and Muhammad Zain. The application 
proposes to change the designation of this property from DC Direct Control District to 
Residential – Grade-Oriented Infill (R-CG) District to allow for: 
 

 rowhouses in addition to the building types already allowed (e.g. single and semi-
detached homes, duplexes, and suites); 

 a maximum building height of 11 metres (an increase from the current maximum of 10 
metres); 

 a maximum of 4 dwelling units (an increase from the current maximum of 2 dwelling 
units); and  

 the uses listed in the R-CG District.  
 

A minor map amendment to the Killarney/Glengarry Area Redevelopment Plan (ARP) is 
required to accommodate the proposed land use redesignation. The proposal conforms to the 
ARP, as amended, and is in keeping with applicable policies of the Municipal Development 
Plan.  
 
A concurrent development permit for a four-unit Rowhouse Building has been submitted and 
Administration is ready to approve the development pending Council’s decision on this land use 
redesignation application. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed amendment to the Killarney/Glengarry Area 

Redevelopment Plan (Attachment 3); and 
 
2. Give three readings to the proposed bylaw.  
 
3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located 

at 3103 Kildare Crescent SW (Plan 732GN, Block 4, Lot 29) from DC Direct Control 
District to Residential – Grade-Oriented Infill (R-CG) District; and 

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None.  
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BACKGROUND 
 
This redesignation application was submitted by Tyler Hawryluk Architectural Design (THAD) 
Inc on 2020 June 24, on behalf of the landowners Jerry Abbas, Talha Bajwa and Muhammad 
Zain (Attachment 1). This application proposes to change the designation of this property from 
Direct Control District to R-CG District.  
 
A minor map amendment to the Killarney/Glengarry Area Redevelopment Plan (ARP) is 
required to accommodate the proposed land use redesignation (see attachment 3). The 
proposal conforms to the ARP, as amended, and is in keeping with applicable policies of the 
Municipal Development Plan. 
 
A concurrent development permit (DP2020-4273) for a four-unit, three storey Rowhouse 
Building has been submitted by THAD on behalf of the landowners Jerry Abbas, Talha Bajwa, 
and Muhammad Zain on 2020 June 24. See Attachment 2 for additional information.                   
Administration is ready to approve the development permit pending Council’s decision on the 
subject redesignation application.  
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Location Maps 
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Site Context 
 
The subject site is located in the southwest community of Killarney/Glengarry at the southwest 
corner of 30 Avenue SW and Kildare Crescent SW. The surrounding area is characterized by a 
mix of single and semi-detached dwellings. The predominant land uses in this area are 
Residential – Contextual One Dwelling (R-C1) District and the same Direct Control District 
(Bylaw 28Z91). This DC is based on the R-2 Residential Low Density District in the Land Use 
Bylaw 2P80 and is comparable to the Residential – Contextual One / Two Dwelling District 
(R-C2). 
 
The site is approximately 0.06 hectares (0.14 acres) in size with dimensions of 15 metres by 36 
metres. A rear lane exists along the west end of the site. The property is currently developed 
with a one-storey single detached dwelling. 
 
As identified in Figure 1, the community of Killarney/Glengarry reached peak population in 2019. 

SUBJECT SITE  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z28.pdf
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Additional demographics and socio-economic information may be obtained online through the 
Killarney/Glengarry community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal allows for a modest density increase and a range of building types that have the 
ability to be compatible with the established built form of the neighbourhood. The proposal 
generally meets the objectives of applicable policies as discussed in the Strategic Alignment 
section of this report. 
 
Land Use 
 
The existing Direct Control District (Bylaw 28Z91) is based on the R-2 District of Land Use 
Bylaw 2P80. This district allows for single detached, semi-detached and duplex homes. A 
maximum building height of 10 metres and a maximum of two dwelling units is allowed under 
this district. The DC District limits redevelopment by implementing a minimum parcel size. 
Restricting subdivision in this manner goes against applicable Municipal Development Plan 
(MDP) policies that call for modest density increase in inner city areas. 
 
The proposed R-CG District allows for two to three storey (11 metres maximum height) 
rowhouse developments where one façade of each dwelling unit must directly face a public 
street. The maximum density of 75 units per hectare would allow for up to four dwelling units on 
the subject site. The R-CG District also allows for a range of other low-density housing forms, 
such as single detached, semi-detached, and duplex dwellings. Secondary suites (one backyard 
suite or secondary suite per unit) are also allowable in the R-CG District. 
 
Development and Site Design 
 
The rules of the proposed R-CG District will provide guidance for the future site development, 
including appropriate uses, number of units, building height and massing, landscaping, parcel 
coverage and parking. Additional items to consider in future development permit applications 
include, but are not limited to: 
 

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/killarney---glengarry.html
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 ensuring that the future building placement aligns with building setbacks of the 
proposed R-CG District; 

 emphasizing individual at-grade entrances; 

 ensuring adequately sized amenity spaces for individual units; 

 provision of trees and landscaping; and 

 mitigating privacy concerns with adjacent properties through design elements. 
 
Environmental Site Considerations 
 
There are no environmental concerns associated with the subject site or this proposal. An 
Environmental Site Assessment was not required as part of this application.  
 
Transportation 
 
Pedestrian and vehicular access to the site is available from 36 Street SW and 30 Avenue SW 
and the rear lane. The area is served by Calgary Transit by bus (Route 9), within approximately 
35 metres walking distance of the site on 30 Avenue SW with service to Chinook LRT Station 
and Westbrook LRT Station. On street parking adjacent to the site is not regulated by Calgary 
Parking Authority. The site is approximately 35 metres from the Primary Transit Network on 30 
Avenue SW with the MAX TEAL Transit service. 
 
Utilities and Servicing 
 
Public water and sanitary exist within the adjacent public right-of-way. Development servicing 
will be determined at the development permit and Development Site Servicing Plan stages. 
 
Climate Resilience 
 
The concurrent development permit application enabled by this land use, DP2020-4273 for a 
rowhouse development, indicates charging stations for electric vehicles will be provided in all 
parking stalls.  
 
Stakeholder Engagement, Research and Communication 
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
The application was circulated to the Killarney/Glengarry Community Association. No response 
was received. 
 
As part of the proposed land use redesignation application, the applicant has undertaken 
applicant-led engagement efforts. The applicant placed signage on site illustrating the 
conceptual perspectives of the proposed development that invited neighbours to make contact. 
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They have indicated that they have not received any engagement from the neighbours or 
community association.  
 
Administration received five letters of opposition and one letter of support for the application. 
Already congested on-street parking, loss of privacy, lack of support for one-off redesignations 
and discontent with developer engagement were cited as the main reasons for opposition in the 
letters. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. The design compatibility of discretionary 
uses with respect to the surrounding neighbourhood and parking requirements will be reviewed 
at the development permit stage. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan (SSRP), which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan. The proposed land use amendment builds on the principles of the Interim 
Growth Plan by means of promoting efficient use of land, regional infrastructure, and 
establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject site is located within the Residential – Developed – Inner City area, according to the 
Urban Structure Map (Map 1) of the Municipal Development Plan. The applicable MDP policies 
encourage redevelopment of inner city communities that is similar in scale and built form to the 
existing development, including a mix of housing such as townhouses and rowhousing. The 
MDP also calls for a modest intensification of the inner city, an area serviced by existing 
infrastructure, public amenities and transit. 
 
The proposal is in alignment with relevant MDP policies as the rules of the R-CG District provide 
for a development form that may be sensitive to existing residential development in terms of 
height, built form and density. 
 

https://open.alberta.ca/dataset/460ac866-4416-4d77-a25a-a02fab85a6ec/resource/8261ce03-aa0f-4621-8e2d-c610a72ac37c/download/south-saskatchewan-regional-plan-2014-2024-february-2017.pdf
https://www.calgarymetroregion.ca/interim-growth-plan
https://www.calgary.ca/PDA/pd/Documents/municipal-development-plan/mdp-maps.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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Climate Resilience Strategy (2018) 
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. The concurrent development permit 
application commits to the installation of electric vehicle charging infrastructure, which supports 
Action 4: Support and Enable the Uptake of Electric Vehicles. 
 
Killarney/Glengarry Area Redevelopment Plan (Statutory – 1986) 
 
The subject parcel is located within the Conservation/Infill area as identified on Map 2: Land 
Use Policy in the Killarney/Glengarry Area Redevelopment Plan (ARP). The Conservation/Infill 
area is intended for low-density developments in the form of single detached, semi-detached, 
and duplex dwellings. To accommodate the proposed R-CG District, a minor amendment to 
Map 2 is required to change the land use category of the subject site to Low Density 
Townhousing (Attachment 3). This amendment is supported by the Inner City area policies of 
the MDP. 
 
The Killarney/Glengarry ARP is currently under review by Administration as part of the 
Westbrook Communities Local Growth Planning initiative that includes Killarney/Glengarry and 
other surrounding communities. The multi-community planning process does not prohibit 
applications from being submitted. A full update to the local area plan is anticipated in 2021.  
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for a wider range of housing types than the existing DC 
District and as such, the proposed change may better accommodate the housing needs of 
different age groups, lifestyles and demographics.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current or future operating budget at this time. 
 
Current and Future Capital Budget 
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
  

https://www.calgary.ca/UEP/ESM/Documents/ESM-Documents/Climate_Resilience_Plan.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=DTTrATsAegI&msgAction=Download


Page 9 of 9 
Item # 5.6 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2020-1113 
2020 October 15   
 

Policy Amendment and Land Use Amendment in Killarney/Glengarry (Ward 8) at 
3103 Kildare Crescent SW, LOC2020-0087 
 

 Approval(s): S. Lockwood concurs with this report. Author: K. Bahl 

 

Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan. The 
proposed R-CG District was designed to be implemented in proximity to or directly adjacent to 
low-density residential development. The proposal represents a modest density increase of an 
inner-city parcel of land and allows for development that has the ability to be compatible with the 
character of the existing neighbourhood.   

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Development Permit (DP2020-4273) Summary 
3. Proposed Amendment to the Killarney/Glengarry Area Redevelopment Plan 
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Application for re-zoning with the intent to build a rowhouse development that complies with the Land 
Use Bylaw, Municipal Development Plan (MDP) and the Developed Areas Guidebook (DAG) The new 
Area Redevelopment Plan for Killarney/ Glengarry (ARD) was adopted by Council in 1986 and does not 
align with the more up to date policy such as the MDP and DAG. 

 
The development proposes a Land Use Redesignation to communicate the developers commitment to 
the intention and design principles of the MDP. 

 
The existing land use district can’t achieve the desired proposed use because (DC) does not 

accommodate grade-oriented development in the form of Rowhouse Buildings which requires The 

Residential – Grade-Oriented Infill (RC-G) District where a Rowhouse Building is a permitted use. 

The requested variance is from (DC) to (RC-G) to accommodate a grade-oriented (4-Unit) rowhouse 

building. 

Introduction 
 
The subject site is located at 3103 Kildare Cres SW (1 lot). The site faces Kildare Cres SW adjacent to a 
public park, and 30 Ave SW that corners Holy Name Elementary School public park, AND open space. 
The EB 45 Street CTrain Station is approximately 2.2 km North West of the subject site 
 
The proposed land use change would allow for a residential use development that conforms to the 
principles and vision of the MDP 
 
The proposed would keep several City policy documents. One of the goals of the MDP is to increase 
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inner-city density and provide transportation options for Calgarians that reduce their reliance on 
the automobile by increasing transit use. 
 
Site Context 
 
Currently the area surrounding the site has a mix of R-C1, R-C2, R-CG residential built forms. The 
adjacent site South of the subject site is an R-C2 Land Use, two-storey Semi-detached dwelling, and 
the site North adjacent to 30 Ave SW is an R-C2 Land Use and a two-storey Semi-detached dwelling. 
2839 36 Street SW is located North of the subject site is a R-CG Land Use and a three- storey 
Rowhouse building, 2840 35 Street SW is located North East of the subject site and is a R- CG Land Use 
and a three-storey Rowhouse Building, 3047 37 Street SW is located West of the subject site and is a 
M-C1 Land Use and a Multi-Residential Development. 
 

Urban Design 
 
Increasing density in the appropriate locations is essential in encouraging a community to live and play 
in their community. Increasing the density of the residential development in this location with its close 
proximity to the two public parks, adjacent street parking on 36 ST, 35 ST, 30 AV, Kildare CR, is 
paramount to controlling the impact of the increased densities and reduces the impact of vehicle 
parking and is why the subject parcel was the most appropriate location for the developers 
commitment to the community. 
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DP2020-4273 proposes a 4 unit rowhouse building at 3103 Kildare Crescent SW. The 
subject site is located in the southwest community of Killarney/Glengarry at the 
southwest corner of 30 Avenue SW and Kinsdale Crescent SW. The proposal is 
adjacent to a two storey semi-detached development. The DP proposes two units facing 
30 Avenue SW and two units facing Kildare Crescent SW.  The rowhouse is proposed 
to be 3 storeys in height and to meet all of the applicable rules of the R-CG District in 
the Land Use Bylaw 1P2007.   
 
Rendering 

 
 

Site Plan  
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1. The Killarney/Glengarry Area Redevelopment Plan attached to and forming part of 
Bylaw 16P85, as amended, is hereby further amended as follows: 

 
(a) Amend Map 2 entitled ‘Land Use Policy’, by changing 0.06 hectares ± (0.14 

acres ±) located at 3103 Kildare Crescent SW (Plan 732GN, Block 4, Lot29) from 
‘Conservation/Infill’ to ‘Low Density Townhousing’ as generally illustrated in the 
sketch below: 
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Land Use Amendment in Renfrew (Ward 9) at 1080 Remington Road NE, 
LOC2020-0063 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by Civicworks Planning + Design on behalf 
of SNH Developments Ltd on 2020 May 06. This application proposes to change the 
designation of this property from Residential – Grade-Oriented Infill (R-CGex) District to the 
Residential – Grade-Oriented Infill (R-CG) District to allow for secondary suites and backyard 
suites. 
 
This proposal is in keeping with applicable policies of the Municipal Development Plan. 
 
A development permit application for four secondary suites within the previously approved five-
unit rowhouse development has been submitted and is under review. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.07 hectares ± (0.17 acres ±) located 

at 1080 Remington Road NE (Plan 6133GA, Block 5, Lot 29) from Residential Grade – 
Oriented Infill (R-CGex) District to Residential Grade – Oriented Infill (R-CG) District; 
and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment application was submitted by CivicWorks Planning + Design on 2020 
May 06 on behalf of the landowner, SNH Developments Ltd. 
 
The previous land use amendment, LOC2018-0201 was originally proposed as R-CG but was 
revised from R-CG to R-CGex at the applicant’s request during the review of the application to 
respond to community feedback opposed to secondary suites. The application was reviewed by 
Calgary Planning Commission at its 2019 February 07 meeting and a recommendation of 
approval was sent to the 2019 March 18 Public Hearing, where Council approved the 
redesignation to R-CGex. The parcel is under new ownership and the current owner has 
requested that the land use be amended to allow secondary suites. 
 
A development permit application (DP2020-3946) by FAAS Architecture for four secondary 
suites within the approved five-unit rowhouse development (DP2018-4442) was submitted on 
2020 June 26 and is under review (Attachment 4).  
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Location Maps 
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Site Context 
 
The subject site is located in the community of Renfrew at the northwest corner of Russet Road 
NE and Remington Road NE. The predominant land use in this area is Residential – Contextual 
One / Two Dwelling (R-C2) District, with the exception of a neighbourhood-scale commercial 
development directly south across Remington Road NE, designated as Commercial – 
Neighbourhood 2 (C-N2) District. Surrounding development to the east, west, and north of the 
subject site consists of a mixture of single and semi-detached dwellings. 
 
The subject site is approximately 0.07 hectares (0.17 acres) in size with approximate 
dimensions of 17 metres by 33 metres. The site has lane access along the west property line, 
accessed from Remington Road NE. The site is currently vacant. 
 
As identified in Figure 1, the community of Renfrew reached its peak population in 1968 with 
8,019 residents. The current population for the community is 6,582 residents, a decline of 1,437 
residents (-17.9 percent) from its peak population. 
 
  

SUBJECT SITE  
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Figure 1: Community Peak Population 

Renfrew 

Peak Population Year 1968 

Peak Population 8,019 

2019 Current Population 6,582 

Difference in Population (Number) -1,437 

Difference in Population (Percentage) -17.9% 
Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Renfrew community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal allows for a range of building types including secondary suites and backyard 
suites that have the ability to be compatible with the established built form for the 
neighbourhood. The proposal meets the objectives of applicable policies as discussed in the 
Strategic Alignment section of this report. 
 
Land Use 
 
The proposed Residential – Grade-Oriented Infill (R-CG) District is a residential designation that 
is primarily for two to three storey (11 metre maximum) rowhouse developments where one 
façade of each dwelling unit must directly face a public street. The maximum density of 75 units 
per hectare would continue to allow for up to five dwelling units on the subject site. 
 
The R-CG District also allows for a range of other low-density housing forms such as single 
detached, semi-detached, and duplex dwellings. The removal of the “ex” designation from this 
site would also enable the development of Secondary Suites or Backyard Suites on the parcel.  
 
Secondary Suites are listed as a permitted use in the R-CG District, and Section 546 (2) of Land 
Use Bylaw 1P2007 within the R-CG District provides three criteria for reducing the required 
parking stalls to zero:  
 

 suites must have a floor area less than 45.0 square metres; 

 be located within 150 metres of frequent transit service; and 

 provide 2.5 square metres of space, accessed directly from the exterior, for storage of 
mobility alternatives. 

  
The development permit that is currently under review does not propose additional parking stalls 
to accommodate the suites, but does not meet all of the provisions above to remove the 
requirement for parking. The site is well serviced by a number of transit routes that can be 
considered to cumulatively meet the intent of the rule. The existing transit service in the area 
has been reduced due to the COVID-19 pandemic, however, even considering regular transit 
schedules, the site does not meet the technical requirement for frequent transit service in the 
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Land Use Bylaw and therefore the parking would need to be relaxed at the development permit 
stage. 
 
This land use application also promotes the more efficient use of serviced land through 
allowance of secondary suites. 
 
Development and Site Design 
 
The rules of the proposed R-CG District provide guidance for the development of the site, 
including appropriate uses, building height and massing, landscaping and parking. A 
development permit for a five-unit rowhouse with five motor vehicle parking stalls in garages 
was approved on 2019 August 22, and a further development permit (DP2020-3946) to add four 
secondary suites within the approved five-unit rowhouse was submitted on 2020 June 26. 
 
The secondary suites are proposed within the basements of four of the already-approved units 
and are all one-bedroom suites less than 43 square metres in area. No additional parking stalls 
are proposed, and so the development permit proposes a relaxation for the parking stalls. The 
applicant has submitted a parking study to support the relaxation, which forms part of the 
Engagement Summary document in Attachment 3. More information about the development 
permit can be found in Attachment 4. 
 
Environmental Site Considerations  
 
There are no known outstanding environmentally related concerns associated with the proposal 
and / or site at this time. As such, no Environmental Site Assessment was deemed required. 
 
Transportation 
 
A Transportation Impact Assessment or Parking Study was not required as part of the land use 
amendment application. A parking memorandum was submitted as part of the corresponding 
development application for review. Vehicular access to the parcel is available and anticipated 
to continue from the lane. 
 
The area is well served by transit via Routes 19, 745, and 872 located within approximately 50 
metres of the subject parcel, as well as within 600 metres of the Russet Road BRT Stop (Max 
Orange). On street parking is unrestricted along Russet Road NE and Remington Road NE. 
adjacent to the parcel. Access and parking are being reviewed with the development permit. 
 
Utilities and Servicing 
 
Water, sanitary, and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
 
Development servicing requirements will be determined with the development permit and 
Development Site Servicing Plan. 
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Climate Resilience  
 
The applicant has not identified any specific climate resilience measures as part of this 
application. Further opportunities to align future development on this site with applicable climate 
resilience strategies may be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
In response to the notice posting, and circulation of the land use amendment application, 
Administration received 18 letters of objection regarding the proposed land use amendment 
application. The concerns noted in the letters focused on the provision of parking for the future 
suites and the traffic associated with the vehicles. Many of the letters also cited concerns with 
the further increase in density from the secondary suites, beyond the density increase to  
R-CGex to allow 5 rowhouse units, approved in 2019. 
 
In addition to Administration’s standard practices, the applicant, CivicWorks Planning + Design, 
also consulted with the Renfrew Community Association’s Development Committee to discuss 
and solicit feedback about the proposed land use amendment and development applications. 
The applicant also installed supplementary on-site signage and delivered information postcards 
to ensure surrounding area neighbours were aware of proposed changes to the subject site. 
Details regarding the applicant’s supplementary engagement efforts can be found in Attachment 
3 of this report. 
 
The Renfrew Community Association provided a letter of concern regarding this proposed land 
use amendment on 2020 June 18. The comments from the Renfrew Community Association 
can be found in Attachment 2. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan, which directs population growth in 
the region to Cities and Towns and promotes the efficient use of land. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject site is located within the Residential - Developed - Inner City area, according to the 
Urban Structure Map (Map 1) of the Municipal Development Plan (MDP). The applicable MDP 
policies encourage redevelopment of inner-city communities that is similar in scale and built 
form to existing development, including a mix of housing, such as townhouses and rowhousing.  
 
The MDP also calls for a modest intensification of the inner city, an area serviced by existing 
infrastructure, public amenities and transit.  
 
The proposal is in keeping with relevant MDP policies as the rules of the R-CG District provide 
for a development form that may be sensitive to existing residential development in terms of 
height, built form and density. 
 
North Hill Communities Local Area Plan (Draft) 
 
There is no existing local area plan affecting this site. Planning applications are being accepted 
for processing during the local growth plan process. The North Hill Communities LAP is 
anticipated to be finalized in 2021. The proposed land use is in alignment with the Urban Form 
and Building Scale categories of the draft North Hill Communities LAP. 
 
Climate Resilience Strategy (2018)  
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
specific actions that address objectives of this plan. Further opportunities to align development 
of this site with applicable climate resilience strategies may be explored and encouraged at 
subsequent development approval stages. 
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for a wide range of housing types than the existing R-CGex 
District and as such, the proposed change may better accommodate the housing needs of 
different age groups, lifestyles and demographics. 
  

https://www.calgarymetroregion.ca/interim-growth-plan
https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/mdp-maps.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://engage.calgary.ca/northhill?redirect=/northhill
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
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Financial Capacity 
 
Current and Future Operating Budget 
  
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time.  
 
Risk Assessment 
 
There are no significant risks associated with this proposal.  
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan. The 
proposed R-CG District is intended for parcels located near or directly adjacent to low density 
residential development, while allowing for a range of building types that have the ability to be 
compatible with the surrounding built form and providing a range of housing options.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Community Association Comments 
3. Outreach Summary 
4. Development Permit (DP2020-3946) Summary  
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Since the Land Use (LOC2018-0201) and Development Permit (DP2018-4442) approvals to build a five 
unit Rowhouse in March and September 2019 respectively, this property has undergone a change in 
ownership. The site was purchased by Eagle Crest Construction, who has retained the initial design and 
services of the original project team in order to maintain continuity. As a result of differing developer 
priorities and changing housing market conditions, the vision for this development has shifted to support 
an outcome that is more feasible in today’s housing market.  
 
Secondary Suites 
This Land Use (LOC) application seeks to remove the “ex” modifier from the existing R-CG (Residential – 
Grade-Oriented Infill) Land Use District, to allow Secondary Suites. The exterior of the Rowhouse building 
will remain unchanged from the initially approved design, with only the interior changing to accommodate 
four Secondary Suites in the basement, accessed from the backyard. A Revised Plan application will be 
reviewed concurrently with the LOC Application in order to update the site’s Development Permit. 
 
Parking 
No additional stalls are being proposed within this application. With narrow infill lots it is often challenging 
to provide parking stalls for each unit. The R-CG bylaw includes policies that address this common 
constraint by allowing parking exemptions for smaller and more affordable Secondary Suites when 
located close to transit. These policies exist because residents that seek these kinds of Secondary Suites 
typically demonstrate lower rates of car ownership. Each of the proposed Secondary Suites are meeting 
the R-CG District’s three criteria for parking stall exemptions: 
 
1) the site is located within 150m of frequent transit; 
2) Secondary Suites are less than 45m2 in area; and 
3) Secondary Suites include 2.5m2 of storage space for alternative modes of transportation. 
 
Housing Options 
Eagle Crest Construction is also proposing a change in tenure and intends to develop the proposed 
Rowhouse as rental units. The project team believes that this change will support additional housing 
options for Calgarians in an ideal location. The site is meeting the majority of the City’s Multi-Residential 
Infill Criteria - a guideline which is used to determine whether a property is appropriate for a multi-
residential outcome – typically of a much higher intensity than is being proposed. The property is a corner 
lot with direct lane access, located along a Collector standard road, within 400m of transit and 600m of a 
BRT station, and across the street from a commercial node. The site is also within a ±5 minute walkshed 
of a variety of community resources including the Renfrew Community Association, Stanley Jones 
School, Children’s Village School, St. Alphonsus School, Renfrew Boys and Girls Club, Renfrew Athletic 
Park, Renfrew Aquatic and Recreation Centre, and the Stew Hendry / Henry Viny Arena. 
 
CONCLUSION 
The proposed land use redesignation is in keeping with the city-wide goals and policies of the Municipal 
Development Plan and will facilitate a development vision that will introduce new and innovative housing 
options for Calgarians looking to live in established communities that enjoy excellent access to transit, 
existing infrastructure and community amenities. For the reasons outlined above, we respectfully request 
that Administration, Calgary Planning Commission and Council support this application. 
 
Should you have any questions, comments or concerns, please contact me at 403-852-8921 or 
david@civicworks.ca. 
 
Sincerely, 
CivicWorks 
 
David White | Principal 
BA, MScPl, RPP, MCIP 

mailto:david@civicworks.ca
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Hello  

 

RCA Planning Committee-Response to Circulation of LOC2020-0063 (1101 Russet 
Road NE) 

The RCA Planning Committee reviewed the subject application at its June 3, 2020 
meeting. The committee is not in favour of the proposed change from R-CGex to R-CG. 
While the committee does support increased housing choices and affordable housing in 
principle, we do not feel that this is an appropriate location for this magnitude of density 
increase. While the site is in proximity to transit lines and a commercial site, these 
elements are not provided to the extent needed to warrant the increased number of 
units and the associated parking deficiencies. The adjacent commercial site is quite 
limited in nature, and currently contains a small restaurant with no seating and a 
specialised medical clinic. If the site were closer to a significant commercial site that 
included a grocer or major shopping node, or a C-Train line or a higher frequency BRT 
route, this proposal may make sense. However, given the context, we feel that the R-
CGex is a reasonable compromise for redevelopment of the site and we cannot support 
the proposed change to increase the density of the proposal by adding secondary suites 
that would generate more parking demands. It is also important to note that just last 
year a zoning change was proposed and approved after a great deal of discussion and 
engagement with the community. We believe that the landowner was or should have 
been aware of these discussions prior to purchasing the site. Thank you for the 
opportunity to comment on this application. 

Thanks, 
Jamie Dugdale 
Director, Planning 
Renfrew Community Association 
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A development permit application (DP2020-3946) has been submitted by FAAS Architecture on 
2020 June 26. The development permit application is for four secondary (basement) suites 
within a previously-approved five-unit rowhouse building. The application proposes no additional 
on-site motor vehicle parking stalls. The following excerpts (Figure 1 & 2) from the development 
permit submission provide an overview of the proposal and are included for information 
purposes only.   
 
No decision will be made on the development permit application until Council has made a 
decision on this land use redesignation.   
 
 

Figure 1: Site Plan 
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Figure 2: Basement Plan (Suites) 
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Proposed Street Names in Haskayne (Ward 1), SN2020-0003 
 
EXECUTIVE SUMMARY   
 
This application for proposed street names, for use in the community of Haskayne, was 
submitted on 2020 March 02 by IBI Group, on behalf of Marquis Communities Development Inc. 
The street name application is associated with a land use and outline plan application 
LOC2018-0279, for the development area.  
 
The developer, Marquis Communities Development Inc, intends to market the development 
area as “Morton” within the community of Haskayne. The following street names are proposed 
for use in the development area: Morton and Morton Ridge.  
 

ADMINISTRATION RECOMMENDATION: 
 
1. ADOPT, by resolution, the proposed street names: Morton and Morton Ridge 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None.  
 
BACKGROUND 
 
The application for proposed street names was submitted by IBI Group, on behalf of Marquis 
Communities Development Inc. A summary of the applicant’s proposal can be found in their 
submission (Attachment 1).  
 
The subject application is associated with land use and outline plan application LOC2018-0279. 
The development area is located in Neighbourhood 1 of the Haskayne Area Structure Plan.  
 
Site Context 
 
The community of Haskayne is located north of the Bow River and west of Twelve Mile Coulee 
Road NW. 
 
The development area is bounded by the Canada Pacific Rail line and Bow River to the south, 
and the community of Lynx Ridge and Tuscany to the north and northeast.  
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAcssArW&msgAction=Download
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Location Maps  
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 

Stakeholder Engagement, Research and Communication  
 

The proposed street names were circulated to various City of Calgary business units, related 
agencies and Rocky View County. There were no objections to the proposed street names 
received.  
 

The proposed street names were chosen to reflect the sites history and are based on the 
historical landowner, James Alexander Morton, who ranched the lands. This information was 
deemed to be historically accurate as indicated on the historical land title, referenced in the 
applicant’s submission. 
 

Strategic Alignment 
 

The proposed street names comply with the recommendations of the Municipal Naming, 
Sponsorship and Naming Rights Policy. The compliance report can be found in Attachment 2. 
 

Social, Environmental, Economic (External) 
 

As per the Municipal Naming, Sponsorship and Naming Rights Policy, municipal naming plays 
an important role in simple and unambiguous identification of location and navigation with the 
city of Calgary. 
  

Financial Capacity 
 

Current and Future Operating Budget 
 

There are no impacts to the current and future operating budgets.  
 

Current and Future Capital Budget 
 

There are no impacts to the current and future capital budgets.  
 

Risk Assessment 
 

There are no significant risks associated with this proposal.  
 

REASON(S) FOR RECOMMENDATION(S): 
 

Administration recommends approval of the proposed street names Morton and Morton Ridge. 
The proposed street names comply with the Municipal Naming, Sponsorship and Naming Rights 
Policy.  

 

ATTACHMENT(S) 
1. Applicant’s Submission 
2. Policy Steward’s Compliance Report 

https://www.calgary.ca/content/dam/www/ca/city-clerks/documents/council-policy-library/cp2016-01-municipal-naming-sponsorship-and-naming-rights.pdf
https://www.calgary.ca/content/dam/www/ca/city-clerks/documents/council-policy-library/cp2016-01-municipal-naming-sponsorship-and-naming-rights.pdf


 



March 2, 2020 

Kristine Stephanishin  

Senior Planning Technician 

Community Planning | Planning & Development 

City of Calgary  

Dear Ms. Stephanishin: 

LOC2018-0279 ROAD NAME REQUEST 

IBI Group is submitting this road naming application on behalf of Marquis Communities 
Development Inc. to request approval of the following roads name as identified on the Outline 
Plan: 

1. Morton

2. Morton Ridge

The rationale for selecting these names are as follows: 

Defines and Identifies: Morton is a ‘sub-area’ located within the community of Haskayne in 
which the developer has chosen to market as “Morton”. The name “Morton” would identify this 
area as a unique site different from the surrounding area, i.e. Rockland Park. The Morton 
development is intended to offer a different profile than what is being proposed in Rockland Park 
but will be well integrated as part of the overall Haskayne ASP community. 

Reduces Confusion: “Morton” does not conflict with any existing names within the City of 
Calgary or the surrounding communities.  Furthermore, it will better differentiate this “gateway” 
zone into the Haskayne ASP community. 

Ties to History: The selected road names are based on the historical landowner “James 
Alexander Morton,” who was a farmer that owned the lands in 1953 (see historical land title 
attached). These lands were referred to as the “Morton lands” following the passing of James 
Alexander Morton and are still referred by this name today. The proposed development name 
will capture the site’s history. 

On behalf of our team, we respectfully request the approval of the above noted community name 
for this new LU/OP. 

Sincerely, 

IBI Group 

Benjamin Lee,  Amanda Polini 
Associate Director Planner 

cc: Marquis Communities Development Inc. 

Applicant's Submission
CPC2020-1068 
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    SN2020-0003 Policy Steward’s Compliance Report 
Proposed Public Residential Roadway(s) Naming in the Community of Haskayne 

April 15, 2020  

Proposed Roadway Name(s): Morton, Morton Ridge 

Municipal Naming, Sponsorship and Naming Rights Policy (CP2016-01) Requirements: 
Schedule 1 - Requirements for Municipal Naming of Communities and Roadways       

Section 2. Municipal Naming of Public Roadways 

Policy Requirement Compliant  
(Y/N) 

Comments 

2.1.3 Residential roadways within a Community shall either be 
numbered or named. Roadway names should meet at least one of the 
following naming requirements:  
a. Follow a theme, preferably connected to the Community name;
b. Reflect local geographic feature(s), including flora and fauna;
c. Reflect Community/Calgary Heritage; or
d. Be words using the first several letters of the Community name.

Y 

2.2.2 Proposed roadway names shall be distinct from names used for 
roadways or Communities elsewhere in Calgary. Similar sounding 
roadway names shall be avoided due to confusion it may create for 
citizens or emergency services. Duplicated or similar sounding roadway 
names within the boundaries of deployment of regional emergency 
services shall be avoided.   

Y 

2.2.4 Proposed roadway names that are offensive, misleading or 
otherwise deemed ineffective/unacceptable will not be permitted.  

Y 

2.2.5 When naming roadways after individuals: 
a. The practice shall be to use names of individuals who are retired
(and therefore no longer active in their field of expertise) or deceased;
and
b. Where appropriate, a written consent from the individual or his/her
estate shall be obtained.

Y 

2.2.6 Prefixes within roadway names are generally not permitted, 
unless integral for theme naming.   

Y 

2.2.7 Abbreviations within roadway names are not permitted.  Y 

2.2.8 Names containing special characters (non-alphabetic and non-
numeric characters), with the exception of a hyphen, are not 
permitted.  

Y 

2.2.9 Roadway names (not including a roadway type or quadrant 
identifier) shall not exceed 14 characters in length. Every number, 
letter, hyphen or space used in a roadway name shall be counted as 
one character in the 14-characters limit (e.g., 100 Lake Erie Place (13 
characters), 16A Street SE (3 characters), Beny-Sur-Mer Road (12 
characters)).  

Y 

Policy Steward's Compliance Report
CPC2020-1068 
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    SN2020-0003 Policy Steward’s Compliance Report 
Proposed Public Residential Roadway(s) Naming in the Community of Haskayne 

April 15, 2020  

2.2.11 Roadway names consisting of only alphabetic designations are 
not permitted (e.g., “A Street”, “M Street”, etc.).  

Y 

2.2.16 Naming of roadways using a defined theme shall be permitted if 
the proposed names meet the following requirements:       
a. Themes must be simple and commonly understood, unless reflecting
a theme of national or local significance;
b. When there are many names in use throughout Calgary that could
be associated with a proposed theme the proposed theme naming
shall not be permitted; and
c. Where words used within a theme are not easily recognized as being
associated with the theme, prefixes may be used (e.g., Lake Bonavista,
Lake Lucerne, Lake Tahoe, Lake Wasa, etc.).

N/A 

2.2.20 Words used as roadway types (e.g., “Green”, “Park”, “View”, 
etc.) shall not be permitted for use in compound names selected as 
roadway names (e.g., Coventry Park Drive, Skyview View).  

Y 

Prepared by: Svetlana Montuffar Simonova 

Business Services, Leader: Robert Lewis  

Policy Steward: Jim Duggan  

Policy Steward's Compliance Report
CPC2020-1068 
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2020 October 15  

 

Land Use Amendment in Saddle Ridge (Ward 5) at multiple addresses, LOC2020-
0094 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by B&A Planning Group on behalf of 
Genstar Titleco Ltd. The subject lands are located in the Savanna neighbourhood of the 
northeast community of Saddle Ridge. They were originally designated for low density 
residential under an approved outline plan and land use amendment (LOC2013-0036) in 2014. 
The application proposes to redesignate the subject lands in line with the original intent of the 
outline plan, but with the additional flexibility provided by the use of the Residential – Low 
Density Mixed Housing (R-G) District. This application proposes: 
 

 very minor changes to the anticipated number and type of dwelling units on the land 
currently designated as Residential – Narrow Parcel One Dwelling (R-1N) District and 
Residential – Low Density Multiple Dwelling (R-2M) District; and 
 

 to create more certainty and opportunity for the development of secondary suites by 
making them a permitted use, instead of discretionary use, and expanding the range of 
units they are allowed within, such as semi-detached dwellings and rowhouses. 

 
The proposal aligns with the Municipal Development Plan (MDP) and the Saddle Ridge Area 
Structure Plan (Local Area Plan). This proposal does not require changes to the approved 
outline plan as no changes to the street network or servicing requirements are proposed. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed redesignation of 7.22 hectares ± (17.84 acres ±) 

located at 9320 - 52 Street NE, 9325 - 52 Street NE, and 706, 707, 710, 711, 714, 715, 
719, 723, 727, 731, 735, 739, 743 Savanna Landing NE (Portion of NW1/4 Section 14-
25-29-4; Portion of Plan 1412743, Block 1, Lot 1; Plan 1912055, Block 26, Lots 26 to 38) 
from Residential – Narrow Parcel One Dwelling (R-1N) District and Residential – Low 
Density Multiple Dwelling (R-2M) District to Residential – Low Density Mixed Housing 
(R-G) District; and 

 
2. Give three readings to the proposed bylaw 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
This land use amendment application was submitted by B&A Planning Group on behalf of 
Genstar Titleco Ltd. The application proposes minor changes to areas previously approved for 
low density development in the developing neighbourhood of Savanna.   
 
The previous outline plan and land use amendment was approved in 2014 (LOC2013-0036), 
and stripping and grading of the lands has been completed. 
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Location Maps 
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Site Context 
 
The subject lands are located east of the Calgary International Airport, in the developing 
Savanna neighbourhood within the Saddle Ridge community. The Savanna neighbourhood is 
bounded to the north by Airport Trail NE, to the east by 60 Street NE, to the south by 88 Avenue 
NE, and to the west by Metis Trail NE. 
 
The neighbourhood contains a broad mix of residential land uses and park spaces. Future multi-
residential land uses, and commercial land uses will be located within the Community Activity 
Centre (CAC) in the southeast corner of the neighbourhood. A future Light Rail Transit (LRT) 
station will be located in the CAC, just northwest of the intersection of 80 Avenue NE and 60 
Street NE. A large stormwater management facility is centrally located on the north boundary of 
Savanna. To the southwest of the subject lands is a Neighbourhood Activity Centre (NAC), 
which will contain additional multi-residential and commercial land uses supported by a Transit 
stop(s). 
 
None of the lands proposed to be redesignated with this application will impact the approved 
land use districts for the Activity Centres. 
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As identified in Figure 1, the community of Saddle Ridge reached its peak population in 2019. 
 

Figure 1: Community Peak Population 

Saddle Ridge 

Peak Population Year 2019 

Peak Population 22,321 

2019 Current Population 22,321 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Saddle Ridge community profile 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This application provides greater flexibility for future landowners to develop and operate 
secondary suites in future low-density developments, which responds to changing market 
conditions where household size, demographics and financial capacity are leading to more use 
of secondary suites in new developments. The proposal complies with the applicable policies as 
discussed in the Strategic Alignment section of this report and the approved outline plan for the 
area. 
 
Land Use 
 
The application proposes to redesignate approximately 7.22 hectares (17.84 acres) of land 
designated as R-1N and R-2M to R-G, as detailed in Figure 2 below. 
 

Figure 2: Land Use Proposal 

From To Area (hectares) Area (acres) 

R-1N R-G 6.91 17.07 

R-2M R-G 0.31 0.77 

Total 7.22 17.84 

 
The existing R-1N District is intended to accommodate single detached dwellings in developing 
communities on narrow or small parcels. R-1N does not allow semi-detached or rowhouse 
buildings and secondary suites are a discretionary use. 
 
The existing R-2M District is intended to accommodate comprehensively designed low density 
developments in the form of semi-detached dwellings, duplex dwellings, rowhouse buildings and 
townhouses in developing communities. Single detached dwellings are not permitted in the R-
2M District, and secondary suites are only permitted within the main residential building on the 
titled parcel. 

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/saddle-ridge-profile.html
http://lub.calgary.ca/Part5/Division7_Residential_Narrow_Parcel_One_Dwelling_(R-1N)_District.htm
http://lub.calgary.ca/Part5/Division9_Residential_Low_Density_Multiple_Dwelling_(R-2M)_District.htm
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The proposed R-G District is intended for low density neighbourhoods in master planned 
communities, which applies to the subject lands. The district accommodates the widest range of 
low density residential development. It provides additional flexibility with a wider variety of low 
density uses than the R-1N and R-2M Districts, particularly with regards to the development of 
secondary suites. Secondary suites are allowed as a permitted use in all R-G dwelling types.   
 
Density 
 
The proposal does not impact the density calculations for the area. The outline plan for this area 
was approved with an anticipated density of 20.4 units per hectare (8.2 units per acre) 
exceeding the 20 units per hectare (8.0 units per acre) requirement in the Municipal 
Development Plan and the Saddle Ridge Area Structure Plan. 
 
Should the applicant use the new flexibility to slightly reduce the total number of dwelling units, 
the addition of secondary suites would offset or exceed the number of households in the R-1N 
area. By coming forward with this amendment, the applicant is responding to the increased 
demand for secondary suites in the area.  
 
It is also worth noting that the average household size in Saddle Ridge is 4.1 residents per 
household, which is much higher than Calgary’s overall average household size of 2.6 residents 
per household. Even with a minor reduction in the total number of dwelling units, it would be 
unlikely to negatively impact existing or future commercial uses, as well as transit usage.  
 
Development and Site Design 
 
The areas proposed to be redesignated to R-G will develop with similar low density residential 
uses, in accordance with the regulations set out in the R-G district and the new permissions for 
developing secondary suites. 
 
Environmental Site Considerations 
 
An Environmental Site Assessment was not required. There are no environmental concerns 
associated with this proposal. 
 
Transportation 
 
Pedestrian and vehicular access to the lands, as well as existing and future transit station 
locations remain unchanged from the previously approved outline plan (LOC2013-0036). The 
lands closest to the future Light Rail Transit (LRT) station are 550 metres (just over a five 
minute walk) away from the future station. Transit stops are currently located along 88 Avenue 
NE, over a five-minute walk from the subject lands. However, new transit stops closer to the 
lands will become available as the buildout of Savanna progresses. 
 
A Transportation Impact Assessment was not required for this land use proposal. 
 

http://lub.calgary.ca/Part5/Division_12__Residential_Low_Density_Mixed_Housing_(R-G)_(RGm)_District_Purpose.htm
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Utilities and Servicing 
 
Water main, sanitary sewer, and storm sewer services were previously approved for these sites 
and are not materially impacted by the proposed redesignation.  
 
Climate Resilience 
 
The applicant has not identified any climate resilience measures as part of this application. 
Further opportunities to align future development on these sites with applicable climate 
resilience strategies will be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and was notice posted on-site. Notification letters were sent to adjacent 
landowners and the application was advertised online.  
 
No public meetings were held by the applicant or Administration for this application. No letters 
were received from the public regarding this application. The Saddle Ridge Community 
Association did not provide any comments regarding this application. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised.  
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy directions of the South Saskatchewan Regional Plan which directs population growth in 
the region to Cities and Towns and promotes the efficient use of land.  
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan. The proposed land use redesignation builds on the principles of the Interim 
Growth Plan by means of promoting efficient use of land, regional infrastructure, and 
establishing strong, sustainable communities. 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/interim-growth-plan
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Calgary International Airport Vicinity Protection Area Regulation (2009) 
 
Lands on the west side of this application are within the 25-30 NEF (Noise Exposure Forecast) 
contours. The Calgary International Airport Vicinity Protection Area (AVPA) Regulation is 
intended to ensure compatible development around the airport and mitigate the impacts of 
aircraft noise through the prohibition of certain land uses. The proposed changes do not create 
any conflicts with the AVPA Regulation. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject lands are identified on Map 1: Urban Structure of the Municipal Development Plan 
(MDP) as Planned Greenfield with ASP area. The MDP provides guidance for developing 
communities that are refined by local area plans and outline plans. This recommendation aligns 
with the MDP as the proposed changes will not materially change the expected density of 
residential development in Savanna. 
 
Climate Resilience Strategy (2018) 
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
specific actions that address objectives of this plan. Further opportunities to align development 
of this site with applicable climate resilience strategies may be explored and encouraged at 
subsequent development approval stages. 
 
Saddle Ridge Area Structure Plan (Statutory – 2007) 
 
The Saddle Ridge Area Structure Plan, encourages a variety of housing types that 
accommodate different age groups, household types, and income levels. 
 
The subject lands are located in Cell E, which is identified on the Land Use Plan (Map 6) for 
residential uses and sit north and beyond the Community Activity Centre and Neighbourhood 
Activity Centre areas. 
 
Policies specific to Cell E that are impacted by this change include: 
 

 4.2.1(4) A minimum of 30 percent of the housing units within each neighbourhood shall 
be non-single detached housing units. 

 4.2.1(5) A minimum average residential density of 20 units per hectare (8 units per acre) 
is required in the Residential Area in Cell E within each neighbourhood. 
 

The changes proposed with this application will not put the Savanna neighbourhood in jeopardy 
of not meeting the above targets from the local area plan. It is expected that the area will 
continue to provide the mix of uses required and achieve a density of 20.4 units per hectare (8.2 
units per acre). 
 

https://www.qp.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779813148
https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/mdp-maps.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
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Social, Environmental, Economic (External) 
 
This land use amendment proposes districts that enable a broader range and mix of housing 
types, densities and uses that promote socio-economic diversity, support active transportation 
modes, and allow for more efficient use of land and public infrastructure. 
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
This application proposes using a land use district that will allow more housing flexibility, in 
response to changing market conditions, while remaining compatible with the vision and policies 
of the Municipal Development Plan and the Saddle Ridge Area Structure Plan.  

 
ATTACHMENT(S) 
1. Applicant Submission 
2. Land Use Amendment Plan 
 
 
 



 



Savanna - Land Use Redesignation 
APPLICANT’S SUBMISSION 

B&A Planning Group on behalf of Genstar Development (“Genstar”) is submitting a Land Use Amendment 
application for +/- 7.22 hectares (17.84 acres) of land located within the community of Savanna in the northeast 
quadrant of the City. Savanna is an established and growing residential community. 

The Subject Lands include multiple parcels within the community of Savanna and are currently designated R-2M 
(Residential Low Density Multiple Dwelling) and R-1N (Residential Narrow Parcel One Dwelling). None of the areas 
currently designated R-1N have yet been subdivided. The area currently designated R-2M has been subdivided into 
thirteen (13) lots. All lands are proposed to be redesignated to R-G (Residential Low Density Mixed Housing). 

This Land Use redesignation is not anticipated to have a significant effect on the housing mix within the plan area, apart 
from the addition of secondary suites as a permitted use on all lots. Because the R-2M lands already been 
subdivided for rowhouses there are no anticipated changes to unit counts, housing type or density as a result of this 
application. Amending R-1N areas to R-G will create the potential for semi-detached and rowhouse dwellings in these 
areas. That said, a majority of these R-1N areas are already being prepared for subdivision and servicing and will most 
likely be built as single detached units. 

The Subject Lands will continue to align with all relevant City of Calgary policy upon amendment. 
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Savanna in Saddle Ridge

INTRODUCTION

Background

Genstar Development Company (“Genstar”) 

is submitting a Land Use Redesignation 

application for +/- 7.22 hectares (17.84 

acres) of land (the “Subject Lands”).

These lands are located within the 

community of Savanna, in the northeast 

quadrant of the City. 

Land Use on the Subject Lands was 

approved in 2014 as part of the Savanna 

Outline Plan and Land Use application. 

Amendment Rationale

The Subject Lands are currently designated 

R-2M (Residential Low Density Multiple

Dwelling) and R-1N (Residential Narrow

Parcel One Dwelling). All lands are proposed

to be redesignated to R-G (Residential Low

Density Mixed Housing).

The intent of this land use redesignation 

application is to accomplish two goals: 

1. To allow Secondary Suites as permitted

on these lands. Currently, Secondary

Suites are discretionary on lands

designated R-1N and are not allowed

within rowhouse or semi-detached

dwellings on lands designated R-2M.

2. To ‘clean up’ and simplify the

remaining low density residential lands

within Genstar’s Savanna lands. This

amendment will amend all remaining

low density residential lands in

Genstar’s Savanna to R-G, simplifying

future development of these lands

and providing more flexible housing

options to builders and prospective

homebuyers.

This application does not contemplate 

changes to the housing types proposed on 

any particular lot, although the R-G district 

does allow the potential for a wider and 

denser range of housing options in addition 

to suites. 

Figure 1: Plan Location
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Figure 2: Site Context
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Savanna in Saddle Ridge

Site Description

The Subject Lands include multiple parcels 

within the community of Savanna. None of 

the areas currently designated R-1N have 

yet been subdivided. The area currently 

designated R-2M has been subdivided into 

thirteen (13) lots. 

Addressing & Ownership

Table 1 below provides the municipal 

addresses and legal descriptions of the 

Subject Lands. All lands are owned by 

Genstar Titleco Ltd.

Existing & Proposed 
Land Use

The Subject Lands are currently designated 

R-2M (Residential Low Density Multiple 

Dwelling) and R-1N (Residential Narrow 

Parcel One Dwelling). All lands are proposed 

to be redesignated to R-G (Residential Low 

Density Mixed Housing). 

Housing Mix & 
Policy Alignment

This Land Use redesignation is not  

anticipated to have a significant effect on 

the housing mix within the plan area, apart 

from the addition of secondary suites as a 

permitted use on all lots.

Because the R-2M lands already been 

subdivided for rowhouses there are 

no anticipated changes to unit counts, 

housing type or density as a result of this 

application.

Amending R-1N areas to R-G will create 

the potential for semi-detached and 

rowhouse dwellings in these areas. That 

said, a majority of these R-1N areas are 

already being prepared for subdivision and 

servicing, and will most likely be built as 

single detached units. 

The Subject Lands will continue to align 

with all relevant City of Calgary policy upon 

amendment.

Table 1: Legal Description & 
Municipal Addressing

Table 2: Land Use 
Redesignation Statistics

LAND USE REDESIGNATION
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Figure 3: Existing Land Use

Figure 4: Proposed Land Use
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Savanna in Saddle Ridge

Figure 5: Unit Count
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PROPOSED LAND USE PLAN

R-1N Residential - Narrow parcel one Dwelling District

R-2M Residential - Low Density Multiple
Dwelling District

Portions of: Plan 141 2743, Block 1, lot 1
within NE1/4Sec15 Twp25-Rge29-W4M &

NW1/4Sec15 Twp25-Rge29-W4M

706, 710, 714, 707, 711, 715, 719, 723, 727,
731, 735, 739 & 743 Savanna Landing &

9320 52 Street NE

1
2
3
4

dd-mm-yyyy --

pre-app or LOC # etc

Subject Site

1:3,000

Savanna

Subject Site

APPROVED LAND USE PLAN

R-G Residential - Low Density Mixed Housing

5
6
7
8

Existing Approved Proposed

Land Use Housing Type Units Land Use Housing Type Units

R-1N Single Detached 142 R-G Single Detached 142

R-2M Rowhouse 13 R-G Rowhouse 13

APPROVED TOTAL 155 PROPOSED TOTAL 155

1414

66

1515

1313

771010

2323

44

1010

1515 1313

1313

1212

Density Analysis

Figure 5 below illustrates the existing 

approved number of units within the plan 

area, based on the most recent Outline Plan 

and Tentative Plans for the area. As with 

proposed housing mix, these unit counts 

are not anticipated to change with the 

proposed land use and therefore density 

will remain unchanged.
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Land Use Amendment in Haskayne (Ward 1) at 6125 – 117 Street NW, LOC2018-
0279 

EXECUTIVE SUMMARY   
 

The land use amendment application was submitted by IBI Group on behalf of the landowners 
Morton Land Corporation on 2018 December 28. The application proposes a land use 
redesignation of approximately 31 hectares (77 acres) of land in the community of  Haskayne to 
allow for: 
 

 the development of a residential neighbourhood including a variety of housing forms and 
a commercial retail centre;  

 approximately 7.57 hectares (18.71 acres) of an anticipated mix of single detached, 
semi-detached and rowhouse dwelling (R-1 and R-G);  

 approximately 1.89 hectares (4.67 acres) of low height and medium density in a variety 
of forms up to 3 storeys (M-1);  

 approximately 5.38 hectares (13.29 acres) for a community retail centre including small 
and medium format retail uses, multi-residential development, and other compatible 
uses (DC/C-C2);  

 approximately 1.47 hectares (3.63 acres) for proposed stormwater infrastructure 
(S-CRI); 

 approximately 2.24 hectares (5.54 acres) of Municipal Reserve (MR) for public open 
space, neighbourhood parks, and pathways (S-SPR); and 

 approximately 12.73 hectares (31.46 acres) of Environmental Reserve (ER) for the 
protection of ecologically sensitive areas (S-UN). 

 

This application has been applied for with the support of a related outline plan application 
(CPC2020-1114) to provide the future subdivision layout for the site’s development. Conditions 
have been incorporated into the outline plan to effectively address the site’s development. This 
application is being considered under the policies of the Municipal Development Plan and the 
Haskayne Area Structure Plan. 
 

ADMINISTRATION RECOMMENDATION(S): 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 31.28 hectares ± (77.29 acres ±) 

located at 6125 - 117 Street NW (NE1/4 Section 6-25-2-5) from Special Purpose – 
Future Urban Development (S-FUD) District to Multi-Residential – Low Profile (M-1) 
District, Residential – One Dwelling (R-1) District, Residential – Low Density Mixed 
Housing (R-G) District, Special Purpose – City and Regional Infrastructure (S-CRI) 
District, Special Purpose – Community Reserve (S-SPR) District, Special Purpose – 
Urban Nature (S-UN) District and DC Direct Control District to accommodate mixed-use 
commercial with guidelines (Attachment 3); and 

 
2. Give three readings to the proposed bylaw. 
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PREVIOUS COUNCIL DIRECTION / POLICY 
 
On 2018 July 30 Council amended the Haskayne ASP to lift portions of the Haskayne Growth 
Management Overlay (Overlay) affecting the subject site and adjacent lands to the east thereby 
allowing development of these lands to proceed. 
 
BACKGROUND 
 
The land use amendment application was submitted by IBI Group on behalf of the landowners 
Morton Land Corporation on 2018 December 28 and have provided a summary of their proposal 
in the Applicant’s Statement (Attachment 1). 
 
The subject lands were part of an annexation from Rocky View County in 2007. The West 
Regional Context Study, adopted in 2010, established a strategic framework for development of 
these lands and provided direction for preparation of Area Structure Plans. 
 
The Haskayne Area Structure Plan (ASP), adopted by Council in 2015, is the local area plan 
providing specific policy direction for development of the subject lands. The ASP is to be applied 
in conjunction with the policies of the Municipal Development Plan (MDP), and specifically, the 
New Community Planning Guidebook – MDP, Volume 2, Part 1. 
 
On 2018 July 30 at the Combined Meeting of Council, Report C2018-0585 was presented 
regarding the Growth Management Overlays affecting communities within several area structure 
plans. Supplementary report PFC2018-0678 was subsequently presented at Priorities and 
Finance Committee on 2018 June 28. Council held a Public Hearing and gave three readings to 
Bylaw 57P2018, removing portions of the Haskayne Overlay that affect the subject lands and 
lands to the east through which access to the proposed development will be taken. 
 
On 2018 December 13 the land use for the adjacent development, Rowan Park was approved 
by Council. The application, along with the associated outline plan, represented the first 
approved development within the Haskayne Area Structure Plan. Access to Rowan Park is 
reliant on extensions of Nose Hill Drive NW and Bearspaw Dam Road NW that are proposed to 
pass through the subject lands. 
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Location Maps 
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Site Context 
 
The subject lands are located in the northwest quadrant of the city and comprise approximately 
31 hectares (77 acres) within the Haskayne Area Structure Plan (ASP). The lands are bounded 
to the south by Bearspaw Dam Road and the Canadian Pacific Railway (CPR) line, and to the 
north by the Lynx Ridge Golf Course. To the east is the community of Tuscany, The City’s 
Operations Workplace Centre and Bearspaw Water Treatment Plant, and to the west is the 
future community of Rowan Park. 
 
The site consists of an upper and lower plateau. The lower lands contain numerous farm 
buildings, including a dwelling as well as several temporary structures. The upper lands are 
used as pasture land for grazing livestock. 
 
The property consists of three main geomorphic landforms, uplands, lowlands and slopes. The 
northern and northwestern portions comprise the uplands, while the southeastern portion 
consists of the lowlands. The third landform includes three ravines and two remnant sections of 
the southeast-facing valley wall. Slopes range from 15 to over 30 degrees with a 50 metre 
change in elevation across the site. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use amendment, along with the associated outline plan (Attachment 2) will facilitate 
development of a residential neighbourhood that will contribute to the growth of the Haskayne 
community as envisioned by the policies of the Municipal Development Plan and the Haskayne 
Area Structure Plan. 
 
Land Use 
 
The existing Special Purpose – Future Urban Development (S-FUD) District is intended to be 
applied to lands that are awaiting development and utility servicing. This District protects lands 
for future development by restricting premature subdivision and limits development to a range of 
temporary uses that can be easily removed when land is redesignated to allow for development.  
 
The proposed land use map (Attachment 2) illustrates this proposal to redesignate lands from 
S-FUD District to: 
 

 Residential – One Dwelling (R-1) District (4.07 ha); 

 Residential – Low Density Mixed Housing (R-G) District (3.50 ha);  

 Multi-Residential – Low Profile (M-1) District (1.89 ha); 

 DC Direct Control District based on the Commercial – Community 2 (C-C2) District (5.38 
ha); 

 Special Purpose – City and Regional Infrastructure (S-CRI) District (1.47ha);  

 Special Purpose – School, Park and Community Reserve (S-SPR) District (2.24 ha); and 

 Special Purpose – Urban Nature (S-UN) District (12.73 ha). 
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The proposed R-1 District is intended for low-density residential development in suburban 
greenfield locations in the form of single detached development, and allows for secondary 
suites. It allows for a maximum building height of 10 metres. 
 
The proposed R-G District is intended for low-density residential development in suburban 
greenfield locations in the form of single detached, semi-detached, cottage housing clusters and 
rowhouse development. It allows for secondary suites and a maximum building height of 12 
metres. 
 
The proposed M-1 District is intended to provide for multi-residential development in a variety of 
low height and medium density forms and is intended to be in close proximity or adjacent to low 
density residential development. The anticipated form of the development for this site would be 
apartment style development. It has a maximum density of 148 units per hectare and a 
maximum height of 14 metres. 
 
The proposed DC Direct Control District is based on the C-C2 District and will allow for primarily 
commercial development. The proposed DC District (Attachment 3) includes additional 
discretionary uses, provides greater flexibility by allowing for the potential for dwelling units on 
the ground floor of buildings, and provides guidance for the creation of a publicly accessible 
open space. The proposed DC District allows for a FAR of 2.5 and a maximum building height 
of 26 metres. 
 
The proposed S-CRI District is intended to provide works depots, utility facilities, and 
infrastructure such as storm ponds. 
 
The proposed S-SPR District is intended to provide for schools, parks, open space, and 
recreation facilities of various sizes and use intensities. The proposed S-SPR is intended to be a 
public park on land dedicated as a Municipal Reserve (MR).  
 
The proposed S-UN District is intended to be applied to lands that have been set aside for the 
purpose of preserving existing characteristics of a natural plant or animal community. It limits 
development to improvements that facilitate passive recreational use. The proposed S-UN is 
intended to protect environmentally sensitive areas as Environmental Reserve (ER).  
 
Subdivision Design 
 
The proposed subdivision design (Attachment 2) comprises approximately 31.28 hectares 
(77.29 acres). The subdivision follows a modified grid street pattern that allows for a variety of 
building forms that can be sited so that they front onto streets.  
 
The application proposes approximately 12.73 hectares (31.46 acres) of ER. These ER lands 
will protect existing drainage corridors and ravines and will be designated S-UN. 
 
The proposed subdivision design includes approximately 2.24 hectares (5.54 acres) of 
Municipal Reserve (MR) lands. This would provide 12.08 percent dedication, just over the 
required 10 percent Municipal Reserve dedication as per the Municipal Government Act. Given 
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this, the additional lands are dedicated as voluntary. The MR lands will be utilized as pathway 
and open space areas, as well as a buffer to adjacent Environmental Reserve (ER) lands.  
 
Density 
 
The proposed land uses provide for development designed to achieve both the Municipal 
Development Plan and the Haskayne Area Structure Plan minimum density and intensity targets 
(population and jobs). At full build-out, the subject area will be home to approximately 1,502 
residents.  
 
The application will result in a residential unit range between 705 and 805 units. This equates to 
a minimum residential density of 34.17 units per hectare (13.83 units per acre) with a maximum 
residential density of 39.02 units per hectare (15.79 units per acre). This density range achieves 
the intent of the minimum residential density of 20 units per hectare (8 units per acre) suggested 
by the Municipal Development Plan. There are no density targets for this area within the 
Haskayne Area Structure Plan. 
  
The Municipal Development Plan and the Haskayne Area Structure Plan require development 
intensity achieve 60 to 70 people and jobs per hectare. The proposed application will result in 
an anticipated intensity of 62 to 69 people and jobs per hectare in the community of Haskayne. 
 
Environmental Site Considerations 
 
Geotechnical and Slope Stability 
 
A slope stability report was submitted with the application. Based on the report, the proposed 
development is feasible from a slope stability standpoint and restrictive covenants and 
geotechnical setbacks identified at the subdivision phase will not be required to maintain an 
acceptable factor of safety.  
 
Biophysical Impact Assessment (BIA) and Environmental Reserves  
 
A Biophysical Impact Assessment (BIA) was submitted and approved for the associated outline 
plan. Within the outline plan area, approximately 12.73 hectares (31.46 acres) have been 
identified as Environmental Reserve (ER). Escarpments and natural drainage corridors have 
been maintained and have been supplemented by Municipal Reserve (MR) that assists in 
preserving natural areas. The MR lands will remain largely natural and will assist in 
conservation of natural features on site. 
 
Bow Basin Water Management project 
  
The Bow Basin Water Management project currently being undertaken by the provincial 
government, and is intended to reduce the impact of flooding due to severe weather. One of the 
three water storage options being considered by the province is to locate a dam on the Bow 
River at Haskayne Park. This would likely result in the need to relocate / regrade the existing CP 
Rail line, which could impact the development. In the fall of 2020, the Alberta Government will 
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launch a feasibility study of the three water storage options in order to determine the most 
feasible. 
 
Transportation 
 
Streets and Access 
 
The proposed road network within the associated outline plan is planned as a modified grid 
pattern. Primary access to the subject lands is currently provided from Nose Hill Drive NW via 
Bearspaw Dam Road NW.  
 
In the future primary access to the subject lands will come from an extension of Nose Hill Drive 
NW, which will also provide access to the neighbouring community of Rowan Park, an extension 
of 117 Street NW, and an extension of Bearspaw Dam Road NW. The required extension of 
Nose Hill Drive NW passes through land owned by The City of Calgary, and the alignment of 
Bearspaw Dam Road NW adjacent to the subject site is along a titled parcel of land owned by 
Transalta Corp. Implementing these road connection therefore relies on cooperation with third 
parties. 
 
Administration worked with the applicant to develop a transportation network that supports 
multimodal connectivity for local and regional trips. The transportation network includes arterial, 
primary collector and collector streets that accommodate active modes, transit, and vehicular 
movement within the plan area, as well as connections to the regional transportation network.  
 
The combination of the modified grid street network, planned pathways and park space that are 
adaptive to the existing topographic features, provides additional opportunities for pedestrian 
and cyclist connectivity within and around the plan area.  
 
Future transit access to the Haskayne area will be provided along Nose Hill Drive and bus stops 
are anticipated at the foot of Morton Ridge Gate at the intersection of Nose Hill Drive.  
 
Transit 
 
Future transit access to the Haskayne area will be provided along Nose Hill Drive and bus stops 
are anticipated at the foot of Morton Ridge Gate at the intersection of Nose Hill Drive.  
 
Utilities and Servicing 
 
Sanitary servicing for the application area will be provided via connections to the sanitary trunk 
installed within along Nose Hill Drive NW, 117 Street NW, and Bearspaw Dam Road NW. The 
sanitary sewer trunk has been sized to accommodate anticipated sanitary flows for the entire 
Haskayne ASP area.  
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Water servicing for the north cell of the plan area will be provided via connections to the 
watermains at Nose Hill Drive NW and Morton Ridge Gate NW, and at Morton Ridge Way NW 
and Rowich Passage NW to create a looped network. Water servicing for the south cell of the 
plan area will be provided via connections to watermains located within 117 Street NW and 
Bearspaw Dam Road NW.  
 
Stormwater servicing for the north cell of the plan area will be provided via a connection to a 
stormwater pond facility (272WPA) proposed as part of the adjacent Rowan Park development. 
From there, partially treated stormwater will discharge to a stormwater trunk located in Nose Hill 
Drive NW. Stormwater servicing for the south cell will discharge to a proposed stormwater pond 
facility west of 117 Street NW and north of Bearspaw Dam Road NW. From there, partially 
treated stormwater from the stormwater pond will be pumped to a gravity main in 117 Street NW 
to join with the stormwater trunk located in Nose Hill Drive NW. Drainage from Bearspaw Dam 
Road is reduced to predevelopment rates and discharged to an existing stormwater culvert 
located south of Bearspaw Dam Road NW.   
 
Further servicing details will be determined via detailed design at the tentative plan, construction 
drawing, and development permit stages.  
 
Climate Resilience 
 
The applicant has not identified any specific climate resilience measures as part of this 
application. Further opportunities to align future development on this site with applicable climate 
resilience strategies may be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online.  
 
A Community Association has not yet been established for the subject area. However, the 
adjacent Tuscany Community Association provided comment on the initial circulation and were 
generally supportive of the project. No letters from adjacent landowners or the general public 
were received.  
 
One public open house was conducted on 2019 May 23 by the applicant in relation to this 
application. The event was held at the Lynx Ridge Golf Club. Approximately 150 residents of 
Calgary and Rocky View County attended the event. The event provided information about the 
proposed development and gathered feedback from attendees. Positive feedback was received 
about the proposed trail system, while concerns were raised related to traffic affecting county 
and city roads. 
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In alignment with the Intermunicipal Development Plan this application was circulated to Rocky 
View County and they have no objections with the proposal. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council, in relation 
to this land use amendment, will be posted on-site and mailed out to adjacent land owners. In 
addition, Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014)  
 
The recommendation by Administration in this report has considered and is aligned with the 
policy directions of the South Saskatchewan Regional Plan which directs population growth in 
the region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018)  
 
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan. The proposed land use amendment builds on the principles of the Interim 
Growth Plan by means of promoting efficient use of land, regional infrastructure, and 
establishing strong, sustainable communities. 
 
Climate Resilience Strategy (2018)  
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
specific actions that address objectives of this plan. Further opportunities to align development 
of this site with applicable climate resilience strategies may be explored and encouraged at 
subsequent development approval stages. 
 
Rocky View County / City of Calgary Intermunicipal Development Plan (Statutory – 2012)  
 
These lands are subject to the Intermunicipal Development Plan (IDP) and were circulated to 
Rocky View County for comment in accordance with the requirements of the IDP. No comments 
or objections were received within circulation period. The proposed land use and outline plan 
comply with the general policies regarding interface planning in the IDP.  
 
Municipal Development Plan (Statutory – 2009)  

The Municipal Development Plan, Map 1: Urban Structure identifies the subject lands as 
Residential – Developing - Future Greenfield. The MDP provides guidance for development of 
these lands through the policies of the Haskayne Area Structure Plan and the policies of the 
New Community Planning Guidebook (MDP - Volume 2, Part 1), to be applied in conjunction 
with Local Area Plans). The proposed outline plan is largely aligned with the policies and 
principles of the Guidebook and the ASP.  
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/interim-growth-plan
https://www.calgary.ca/UEP/ESM/Documents/ESM-Documents/Climate_Resilience_Plan.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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The proposed outline plan meets the following MDP objectives (Section 3.6.2):  

 Providing a diversity of housing types;  

 Providing daily needs and transit options within walking distance; and 

 Providing parks located throughout the community in walkable proximity to all 
residences. 

 
Haskayne Area Structure Plan (Statutory – 2016) 
 
The core ideas of the Haskayne Area ASP are to:  

 Complement Haskayne Legacy Park and Glenbow Ranch Provincial Park.  

 Preserve key natural features and vistas through a system of ecological networks.  

 Have distinct, attractive Neighbourhoods that allow residents to access services and  
amenities locally.  

 Have an interconnected, efficient, adaptive grid street network.  
 
The ASP vision describes neighbourhood character as being built on the unique natural features 
of the plan area including the escarpment top and forming a green infrastructure network, 
providing character and amenity value.  
 
Drawing on this vision, the ASP provides policies and guidelines regarding the open space 
network, encouraging conservation and enhancement. The main natural feature – the Bow 
River escarpment – will be conserved through environmental reserve dedication. Portions of this 
escarpment will be further enhanced and protected through Municipal Reserve dedication.  
 
The proposed application is generally consistent with the applicable policies and development 
guidelines in the plan. 
 
Social, Environmental, Economic (External) 
 
The proposed land uses enable development of a neighbourhood that provides for a mix of 
housing types, catering to a range of income levels and demographic groups. This aligns with 
policies of the South Saskatchewan Regional Plan regarding the efficient use of land in the 
region.  
  
Financial Capacity 
 
Current and Future Operating Budget 
 
No impact to the current operating budget has been identified. As development proceeds, the 
provision of City services such as roads, parks, emergency services and waste and recycling 
will have an operating budget impact when they are provided. The projected operating costs for 
this development during 2019-2022 have been included in the One Calgary service plans and 
budgets.  
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAcssArW&msgAction=Download


Item # 7.2.2 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2020-1115 
2020 October 15  Page 11 of 11 
 

Land Use Amendment in Haskayne (Ward 1) at 6125 – 117 Street NW, LOC2018-

0279 
 

 Approval: T. Goldstein concurs with this report. Author: D. Mulholland 

 

Current and Future Capital Budget 
 
There is no impact to the current capital budget as a result of this report. The capital investment 
required to construct and upgrade the required local infrastructure will be funded entirely by the 
developer. The proposed development will require City capital investment in utilities and was 
included in the 2019-2022 budget cycle. This City infrastructure was added to the Off-Site Levy 
Bylaw through report PFC2018-0973 and approved by Council on 2018 November 12. The 
utilities will be funded 100 per cent through off-site levies paid by developers. While the 
infrastructure is funded by developer levies, the initial monetary outlay for this infrastructure is 
paid for by The City and debt financed through the 2019-2022 One Calgary budget cycle 
 
Risk Assessment 
  
A risk to the associated outline plan related to access is described in the Regional 
Transportation Network section of this report. For development to occur, Nose Hill Drive will 
need to be extended through lands under third-party control to provide both transportation and 
utility connections. 
 
The risk associated with third-party control of lands is considered low. It is expected the 
developer will be able to secure the necessary road dedications to provide for the required 
extensions of Nose Hill Drive NW and Bearspaw Dam Road. 
 
An additional risk concerns the Bow Basin Water Management project currently being 
undertaken by the provincial government. One option being considered by the province is to 
locate a dam on the Bow River at Haskayne Park. This would likely result in the need to relocate 
/ regrade the existing CP Rail line, which could impact the development. In the fall of 2020, the 
Alberta government will launch a feasibility study of the water storage options in order to 
determine the most feasible. To date, no design adjustments to the land use or accompanying 
outline plan area have been made to account for the Haskayne Park option as it is still in the 
feasibility stage of planning and may not be the preferred option identified in the end. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
This proposal aligns with the goals and objectives of the Municipal Development Plan and the 
Haskayne Area Structure Plan. The proposal will allow for a mix of commercial and residential 
uses, along with a diversity of housing forms that meet the needs of a variety of households and 
demographics. This proposal will also protect existing natural drainage courses and the 
escarpment. 
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2018 December 28 
 
IBI Group has been retained by Morton Lands Corporation (Marquis Community Inc.) to 
complete a Land Use and Outline Plan for a property located at 6125 117 ST NW. The site is 
bounded by the Canada Pacific Rail line and Bow River to the South, the City of Calgary’s road 
depot facility to the east, the Rowan Park development to the west and the community of Lynx 
Ridge and Tuscany to the north and northeast. The site is located within the Haskayne Area 
Structure Plan (ASP) and includes approximately 31.97 ha (79.00 ac) of land divided into an 
upper and lower plateau.  
 
The Morton lands are currently zoned Special Purpose Future Urban Development (S-FUD) 
District and are proposed to be redesignated to Residential – One Dwelling (R-1) District, 
Residential - Low Density Mixed Housing (R-G) District, Multi-Residential – Low Profile (M-1) 
District, Direct Control with a base Commercial – Community 2 (DC(C-C2)) District, Special 
Purpose – School, Park and Community Reserve (S-SPR) District, City & Regional 
Infrastructure  (S-CRI) and Special Purpose – Urban Nature (S-UN).  
 
The proposed Land Use Amendment and Outline Plan is meant to facilitate a comprehensive 
community as a gateway to the Haskayne Area Structure Plan (ASP) lands, consisting of single 
and multi-family development on the upper plateau and mixed use commercial and multi-family 
on the lower plateau. In addition an extensive open space network will connect Tuscany and 
Link Ridge Golf Course through the future Rowan Park development to the west, providing a 
link to Haskayne Legacy Park and Glenbow Ranch Provincial Park and contributes to the 
completion the open space connection between Calgary and Cochrane. 
 
A Direct control is being proposed on the lower plateau to accommodate a mix of commercial 
and residential uses that will be integrated across the site to allow for both vertical and 
horizontal mixed use.  The base district is Commercial Community 2 (C-C2) with the only 
modification being to allow for standalone multi-residential buildings. The purpose of the DC is 
to facilitate a comprehensive site design instead of partitioning the site into smaller land use 
cells, which can be cumbersome for innovative development forms.  
 
The site was previously designated as containing a Growth Management Overlay (GMO). 
Brookfield Developments led the GMO removal process with the support of Marquis and the 
GMO removal was granted at the July 30, 2018 Council meeting.  
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1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 
deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and substituting therefor that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) allow for the additional uses of assisted living and residential care; 
(b) allow for dwelling and live work units to be located on the ground floor of 

buildings; and 
(c) incorporate provisions for publicly accessible private open space. 

 
Compliance with Bylaw 1P2007  
2  Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  

Reference to Bylaw 1P2007  
3  Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
  



  
 CPC2020-1115 
 Attachment 3 
  

Proposed DC Direct Control District 
 

CPC2020-1115 - Attach 3  Page 3 of 3 
ISC:  UNRESTRICTED 

Permitted Uses  
4  The permitted uses of the Commercial – Community 2 (C-C2) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District.  
 
5 The discretionary uses of the Commercial – Community 2 (C-C2) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District with the addition of: 
 

(a) Assisted Living; and 
(b) Residential Care. 

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Commercial – Community 2 (C-C2) District 

of Bylaw 1P2007 apply in this Direct Control District.  
 
Floor Area Ratio 
7 The maximum floor area ratio for parcels in this Direct Control District is 2.5. 
 
Building Height 
8 The maximum building height for parcels in this Direct Control District is 26 metres. 
 
Location of Uses within Buildings 
9 (1) Unless otherwise referenced in subsection (2), Assisted Living, Dwelling Units, 

Live Work Units, and Residential Care may be located on the ground floor of a 
building. 

  
(2) “Commercial Uses” and Live Work Units must not share an internal hallway with 

Assisted Living, Dwelling Units, or Residential Care. 
 

(3) Where this section refers to “Commercial Uses”, it refers to the listed uses in 
Sections 4 and 5 of this Direct Control District Bylaw, other than Assisted 
Living, Dwelling Units, Live Work Units, and Residential Care. 

   
Additional Rules for Park 
10 (1) One contiguous Park must be located in this Direct Control District. 
 

(2) A Park must: 
 

(a) be contiguous to the west and north property lines of the parcel 
designated as S-CRI located at the southeast corner of the site; 
 

(b) include connections to 117 Street NW and Bearspaw Dam Road NW; 
 

(c) have a minimum area of 0.202 hectares (0.5 acres); and 
 

(d) be accessible to the public at all times through the registration of a 
public access easement. 

 
Relaxations 
11 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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EXECUTIVE SUMMARY   

 
This application was submitted by IBI Group on behalf of the landowners Morton Land 
Corporation on 2018 December 28. The application proposes a framework for the future 
subdivision and development of approximately 31.28 hectares (77.29 acres) of land in the 
northwest community of Haskayne. The application provides for:  
 

 the development of a residential neighbourhood including a variety of housing forms and 
a commercial retail centre;  

 a network pathways connecting the neighbourhood to amenities, open space features 
and future development within the Area Structure Plan area;  

 a minimum 145 low density dwelling units with a mix of single detached, semi-detached 
and rowhouse dwellings (R-1 and R-G);  

 a minimum of 226 dwelling units in a multi-residential development consisting of low 
height and medium density in a variety of forms up to 3 storeys (M-1);  

 approximately 4.82 (11.91 acres) hectares for a community retail centre including small 
and medium format retail uses, multi-residential development, and other compatible 
uses (DC/C-C2);  

 approximately 1.25 hectares (3.09 acres) for proposed stormwater infrastructure (S-
CRI); 

 approximately 2.13 hectares (5.26 acres) of Municipal Reserve (MR) for public open 
space, neighbourhood parks, and pathways (S-SPR);  

 approximately 10.65 hectares (26.32 acres) of Environmental Reserve (ER) for the 
protection of ravines and drainage corridors (S-UN); and 

 the location, size and configuration of future public roads and utilities.  
 
The proposed outline plan serves to implement the policies of the Municipal Development Plan 
and the Haskayne Area Structure Plan and supports the efficient utilization of land and 
infrastructure by providing a framework for the future subdivision of new residential districts and 
open space network recommended in the associated land use application (CPC2020-1115). 
 

ADMINISTRATION RECOMMENDATION(S): 

That Calgary Planning Commission APPROVE the proposed outline plan located at 6125 - 117 
Street NW (NE1/4 Section 6-25-2-5) to subdivide 31.28 hectares ± (77.29 acres ±) with 
conditions (Attachment 1). 
 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
On 2018 July 30 Council amended the Haskayne ASP to lift portions of the Haskayne Growth 
Management Overlay (Overlay) affecting the subject site and adjacent lands to the east, thereby 
allowing development of these lands to proceed. 
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BACKGROUND 
 
The land use amendment application was submitted by IBI Group on behalf of the landowners 
Morton Land Corporation on 2018 December 28 and have provided a summary of their proposal 
in the Applicant’s Statement (Attachment 2). 
 
The subject lands were part of an annexation from Rocky View County in 2007. The West 
Regional Context Study, adopted in 2010, established a strategic framework for development of 
these lands and provided direction for preparation of Area Structure Plans. 
 
The Haskayne Area Structure Plan (ASP), adopted by Council in 2015, is the local area plan 
providing specific policy direction for development of the subject lands. The ASP is to be applied 
in conjunction with the policies of the Municipal Development Plan (MDP), and specifically, the 
New Community Planning Guidebook – MDP, Volume 2, Part 1. 
 
On 2018 July 30 at the Combined Meeting of Council, Report C2018-0585 was presented 
regarding growth management overlays affecting communities within several area structure 
plans. Supplementary report PFC2018-0678 was subsequently presented at Priorities and 
Finance Committee on 2018 June 28. Council held a Public Hearing and gave three readings to 
Bylaw 57P2018, removing portions of the Overlay that affect the subject lands and lands to the 
east through which access to the proposed development will be taken. 
 
On 2018 December 13 the land use for the adjacent development, Rowan Park was approved 
by Council. The application, along with the associated outline plan, represented the first 
approved development within the Haskayne Area Structure Plan. Access to Rowan Park is 
reliant on extensions of Nose Hill Drive NW and Bearspaw Dam Road NW that are proposed to 
pass through the subject lands. 
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Location Maps 
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Site Context 
 
The subject lands are located in the northwest quadrant of the city and comprise approximately 
31 hectares (77 acres) within the Haskayne Area Structure Plan (ASP). The lands are bounded 
to the south by Bearspaw Dam Road and the Canadian Pacific Railway (CPR) line, and to the 
north by the Lynx Ridge Golf Course. To the east is the community of Tuscany, The City’s 
Operations Workplace Centre and Bearspaw Water Treatment Plant, and to the west is the 
future community of Rowan Park. 
 
The site consists of an upper and lower plateau. The lower lands contain numerous farm 
buildings, including a dwelling as well as several temporary structures. The upper lands are 
used as pasture land for grazing livestock. 
 
The property consists of three main geomorphic landforms, uplands, lowlands and slopes. The 
northern and northwestern portions comprise the uplands, while the southeastern portion 
consists of the lowlands. The third landform includes three ravines and two remnant sections of 
the southeast-facing valley wall. Slopes range from 15 to over 30 degrees with a 50 metre 
change in elevation across the site. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This outline plan (Attachment 3), along with the associated land use amendment, will facilitate 
development of a residential neighbourhood with a mix of housing types, local commercial, 
community oriented, recreational and public service uses that together will create the 
neighbourhood of Marquis in the community of Haskayne.  
 
The outline plan and the associated conditions describe how community and infrastructure 
build-out will be implemented at the subdivision stage. 
 
Land Use 
 
Concurrent with the outline plan is a land use amendment application. The proposed land use 
map (Attachment 4) illustrates the proposal to redesignate lands from DC Direct Control District 
to: 

 Residential – One Dwelling (R-1) District; 

 Residential – Low Density Mixed Housing (R-G) District;  

 Multi-Residential – Low Profile (M-1) District; 

 DC Direct Control District based on the Commercial – Community 2 (C-C2) District; 

 Special Purpose – City and Regional Infrastructure (S-CRI) District.  

 Special Purpose – School, Park and Community Reserve (S-SPR) District; and 

 Special Purpose – Urban Nature (S-UN) District. 
 
Overall, these districts provide for a variety of forms of residential development, a supporting 
parks and open space network, community commercial uses and opportunities for local 
employment and supporting public infrastructure. The land uses are complimentary to the 
outline plan and provide more certainty on densities, unit types and forms. 
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Subdivision Design 
 
The proposed subdivision design (Attachment 3), comprises approximately 31.28 hectares 
(77.29 acres). The subdivision follows a modified grid street pattern that allows for a variety of 
building forms that can be sited so that they front onto streets. 
 
The subject lands comprise a portion of Neighbourhood 1, as shown on Map 3: Community 
Structure of the Haskayne ASP. The subdivision design generally aligns with Map 4: Land Use 
Concept. 
 
A mix of housings types are proposed in the plan area, including single detached, semi-
detached, duplex, rowhouse, and apartments. The proposed subdivision anticipates 685 
residential units, with approximately 1,502 residents. A breakdown of the statistics for the outline 
plan can be found in the Subdivision Data Sheet (Appendix 5).  
 
Approximately 5.81 hectares (4.36 acres) of the plan area is set aside for low density residential 
dwellings. These lands are located at the north of the plan area, adjacent to the Bow River 
Escarpment. Additionally 1.53 hectares (3.78 acres) are dedicated to multi-residential uses in 
this area of the plan.  
 
The Gateway Commercial Area is located in the south east of the plan area, adjacent to 117 
Street NW and Beaspaw Dam Road NW. This portion of the plan is focused around the 
proposed stormwater pond, and will include a privately owned publically accessible amenity 
space. 
 
The plan provides approximately 2.13 hectares (5.26 acres), equating to 10.3 percent, of the 
Municipal Reserve (MR) to be used as public open space. The 0.3 percent is a voluntary, non-
credit reserve. 
 
The plan contains a network of connected open spaces featuring local, regional and multi-use 
pathways and trails. The regional and multiuse pathway network provides walking and cycling 
connections within the plan area and to adjacent lands. Not only will the regional pathway 
provide views of the river, the foothills and the Rocky Mountains beyond, it comprises a key 
local segment of the Trans Canada Trail connecting Calgary and Cochrane, through the 
Haskayne Legacy Park and Glenbow Ranch Provincial Park to the west.  
 
Municipal Reserve lands are used to provide a linear buffer to sensitive portions of the Bow 
River escarpment. The MR provided adjacent to Environmental Reserve (ER) at the top of steep 
escarpment slopes enhances the Key Wildlife & Biodiversity Zone described in Appendix A of 
the ASP and described in the application’s Biophysical Impact Assessment. Using MR to buffer 
ER in this location is further described in the Environmental section of this report.  
 
Density 
 
The proposed land uses provide for development designed to achieve both the Municipal 
Development Plan and the Haskayne Area Structure Plan minimum density and intensity targets 
(population and jobs). At full build-out, the subject area will be home to approximately 1,502 
residents.  
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The application will result in a residential unit range between 705 and 805 units. This equates to 
a minimum residential density of 34.17 units per hectare (13.83 units per acre) with a maximum 
residential density of 39.02 units per hectare (15.79 units per acre). This density range achieves 
the intent of the minimum residential density of 20 units per hectare (8 units per acre) suggested 
by the Municipal Development Plan. There are no density targets for this area within the 
Haskayne Area Structure Plan. 
  
The Municipal Development Plan and the Haskayne Area Structure Plan require development 
intensity achieve 60 to 70 people and jobs per hectare. The proposed application will result in 
an anticipated intensity of 62 to 69 people and jobs per hectare across the ASP. This application 
represents the last portion of Haskayne to be developed and will meet the target intensity of 
both the MDP and ASP. 
 
The Subdivision Data Sheet with additional detail can be found in Attachment 5. 
 
Transportation 
 
Regional Transportation Network  
 
Nose Hill Drive NW 
 
Nose Hill Drive NW is the primary regional road and initial roadway providing access to the 
community. Nose Hill Drive NW is proposed as a four-lane arterial roadway that connects to 
Stoney Trail approximately 2.25 kilometres east of the plan area. The classification of the 
roadway transitions from an arterial to a parkway as it approaches from the east.  
 
The required extension of Nose Hill Drive NW passes through land owned by The City of 
Calgary. Implementing this road connection therefore relies on cooperation with this third 
parties. The risk associated with this third-party’s control of access is considered low as this 
road alignment was contemplated through the ASP and the City has established processes to 
work with interested parties seeking access over their lands.  
 
Bearspaw Dam Road NW 
 
Bearspaw Dam Road NW is a two-lane collector road which runs north and parallel to the CP 
rail alignment, north of the Bow River. An extension of Bearspaw Dam Road NW will be 
required to provide a critical secondary public access to the community and contain necessary 
utility alignments at an early stage of development.  
 
The alignment of Bearspaw Dam Road NW adjacent to the subject site is along a titled parcel of 
land owned by Transalta Corp. The Transalta parcel is approximately 180 metres long and 20 
metres wide. It provides access from the end of the public portion of Bearspaw Dam Road NW 
to the hydroelectric facility owned by Transalta. Implementing this road connection therefore 
also relies on cooperation with this third party. The risk associated with this third-party’s control 
of access is considered low as this road alignment was contemplated through the ASP.  
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This roadway is identified in the Haskayne ASP. Because the outline plan and the proposed 
development contemplate a roadway connection and installation of utilities through these lands, 
the existing title will need to be registered as a road ROW.  
 
The outline plan conditions of approval have include a requirement for the developer to facilitate 
the dedication of the required road rights of way. These conditions of approval, to be 
implemented at future subdivision stages, give Administration the confidence that the road and 
utility network proposed will ultimately be implemented. 
  
117 Street NW 
 
Along the eastern edge of the plan area, 117 Street NW will be extended north from Bearspaw 
Dam Road NW and will connect to Nose Hill Drive NW. It will be built to a custom collector 
standard, and will provide access to the Gateway Commercial Area, as well as secondary 
access to the residential portion of the plan area. 
 
Local Transportation Network  
 
The local transportation system includes a network of residential streets, cul-de-sacs, walkways, 
and trails. The shape of the plan area is influenced by the Bow River escarpment, and various 
other environmental features. These elements presented challenges to establishing a 
conventional grid network within the community. Consequently, the proposal demonstrates an 
adaptive grid street network that responds to the shape of the parcels and defining escarpment 
landform to create an overall well connected network of streets, pathways and open spaces.  
 
The plan creates a network with connectivity and access opportunities throughout the 
community and is compliant with emergency access requirements. The plan achieves the 
required objectives for the local transportation network with a relatively low requirement of road 
infrastructure, given the site constraints.  
 
Transit Service  
 
In the long term, the ASP requires an extension of the parkway and collector road network to 
provide service to ASP Neighbourhood 4 (to the west of the plan area), with the potential to loop 
the service or possibly connect to the existing Tuscany LRT Station.  
 
Future transit access to the Haskayne area will be provided along Nose Hill Drive and bus stops 
are anticipated at the foot of Morton Ridge Gate at the intersection of Nose Hill Drive.  
 
Active Transportation Network  
 
The Outline Plan includes the provision of pathways, including the Regional Pathway network 
which includes connections running parallel to both Nose Hill Drive NW and Bearspaw Dam 
Road, continuing west into the adjacent neighbourhood of Rowan Park, and ultimately into 
Haskayne Legacy Park (Attachment 3).  
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The plan also includes a series of local pathways located within various reserve lands which 
provide access to amenity spaces and trailheads along the ridge.  
 
The active transportation network will be connected to the existing City pathway network in 
conjunction with the initial phase of development. The existing pathway network currently runs 
within the north boulevard of Nose Hill Drive NW and heads north into Tuscany through 
Tuscany Hill NW.  
 
Utilities and Servicing 
 
Sanitary 
 
Sanitary servicing for the application area will be provided via connections to the sanitary trunk 
installed within along Nose Hill Drive NW, 117 Street NW, and Bearspaw Dam Road NW. The 
sanitary sewer trunk has been sized to accommodate anticipated sanitary flows for the entire 
Haskayne ASP area.  
 
Water 
 
Water servicing for the north cell of the plan area will be provided via connections to the 
watermains at Nose Hill Drive NW and Morton Ridge Gate NW, and at Morton Ridge Way NW 
and Rowich Passage NW to create a looped network. Water servicing for the south cell of the 
plan area will be provided via connections to watermains located within 117 Street NW and 
Bearspaw Dam Road NW.  
 
Stormwater 
 
Stormwater servicing for the north cell of the plan area will be provided via a connection to a 
stormwater pond facility (272WPA) proposed as part of the adjacent Rowan Park development. 
From there, partially treated stormwater will discharge to a stormwater trunk located in Nose Hill 
Drive NW. Stormwater servicing for the south cell will discharge to a proposed stormwater pond 
facility west of 117 Street NW and north of Bearspaw Dam Road NW. From there, partially 
treated stormwater from the stormwater pond will be pumped to a gravity main in 117 Street NW 
to join with the stormwater trunk located in Nose Hill Drive NW.   Drainage from Bearspaw Dam 
Road is reduced to predevelopment rates and discharged to an existing stormwater culvert 
located south of Bearspaw Dam Road NW.   
 
Further servicing details will be determined via detailed design at the tentative plan, construction 
drawing, and development permit stages.  
 
Environmental 
 
Geotechnical and Slope Stability  
 
A slope stability report was submitted with the application. Based on the report, the proposed 
development is feasible from a slope stability standpoint and restrictive covenants and 
geotechnical setbacks will not be required to maintain an acceptable factor of safety. An 
additional slope stability analysis will be required at the tentative plan/construction drawing 
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stage to confirm the long term stability of Bearspaw Dam Road and to provide geotechnical 
recommendations for stabilization measures to be incorporated into the road design by the 
developer, where required. 
 
Biophysical Impact Assessment (BIA) and Environmental Reserves  
 
A Biophysical Impact Assessment (BIA) was submitted and approved for the Outline Plan. 
Within the plan area, 10.65 hectares (29.32 acres) have been identified as Environmental 
Reserve. Escarpments and natural drainage corridors have been maintained and have been 
supplemented by Municipal Reserve that assists in preserving natural areas. The Municipal 
Reserve lands will remain largely natural and will assist in conservation of natural features on 
site.   
 
As is typical with greenfield projects, development of the site will result in localized habitat loss 
for some wildlife species. No vegetation or wildlife observed during field assessments are 
considered species at risk. Where roads will cross natural areas, efforts are being made in the 
design of the plan to minimize environmental disturbance of the area. 
 
Bow Basin Water Management project 
  
The Bow Basin Water Management project is currently being undertaken by the provincial 
government, and is intended to reduce the impact of flooding due to severe weather. One of the 
three water storage options being considered by the province is to locate a dam on the Bow 
River at Haskayne Park. This would likely result in the need to relocate / regrade the existing CP 
Rail line, which could impact the alignment of Bearspaw Dam Road NW. In the Fall of 2020, the 
Alberta Government will launch a feasibility study of the three different water storage options in 
order to determine the most feasible.  
 
Climate Resilience 
 
The applicant has not identified any specific climate resilience measures as part of this 
application. Further opportunities to align future development on this site with applicable climate 
resilience strategies may be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online.  
 
A Community Association has not yet been established for the subject area, and the adjacent 
Tuscany Community Association did not provide comments. No letters from adjacent 
landowners or the general public were received.  
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One public Open House was conducted on 2019 May 23 by the applicant in relation to this 
application. The event was held at the Lynx Ridge Golf Club. Approximately 150 residents of 
Calgary and Rocky View County attended the event. The event provided information about the 
proposed development and gathered feedback from attendees. Positive feedback was received 
about the proposed trail system, while concerns were raised related to traffic affecting county 
and city roads. 
 
In alignment with the Intermunicipal Development Plan this application was circulated to Rocky 
View County and they have no objections with the proposal. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014)  
 
The recommendation by Administration in this report has considered and is aligned with the 
policy directions of the South Saskatchewan Regional Plan which directs population growth in 
the region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018)  
 
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan. The proposed land use amendment builds on the principles of the Interim 
Growth Plan by means of promoting efficient use of land, regional infrastructure, and 
establishing strong, sustainable communities. 
 
Climate Resilience Strategy (2018)  
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
specific actions that address objectives of this plan. Further opportunities to align development 
of this site with applicable climate resilience strategies may be explored and encouraged at 
subsequent development approval stages. 
 
Rocky View County / City of Calgary Intermunicipal Development Plan (Statutory – 2012)  
 
These lands are subject to the Intermunicipal Development Plan (IDP) and were circulated to 
Rocky View County for comment in accordance with the requirements of the IDP. No comments 
or objections were received within circulation period. The proposed land use and outline plan 
comply with the general policies regarding interface planning in the IDP.  
 
Municipal Development Plan (Statutory – 2009)  
 

The Municipal Development Plan, Map 1 Urban Structure identifies the subject lands as 
Residential – Developing - Future Greenfield. The MDP provides guidance for development of 
these lands through the policies of the Haskayne Area Structure Plan and the policies of the 
New Community Planning Guidebook (MDP - Volume 2, Part 1), to be applied in conjunction 
with Local Area Plans). The proposed outline plan is largely aligned with the policies and 
principles of the Guidebook and the ASP.  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/interim-growth-plan
https://www.calgary.ca/UEP/ESM/Documents/ESM-Documents/Climate_Resilience_Plan.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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The proposed outline plan meets the following MDP objectives (Section 3.6.2):  

 Providing a diversity of housing types;  

 Providing daily needs and transit options within walking distance;  

 Providing parks located throughout the community in walkable proximity to all 
residences; and 

 Creating an inter-connected, multi-modal street network.  
 
Haskayne Area Structure Plan (Statutory – 2016)  
 
The Haskayne Area Structure Plan (ASP) provides more detailed direction for development 
through specific policies and guidelines.  
 
The core ideas of the ASP are to:  

 Complement Haskayne Legacy Park and Glenbow Ranch Provincial Park.  

 Preserve key natural features and vistas through a system of ecological networks.  

 Have distinct, attractive Neighbourhoods that allow residents to access services and  
amenities locally.  

 Have an interconnected, efficient, adaptive grid street network.  
 
The ASP vision describes neighbourhood character as being built on the unique natural features 
of the plan area including the escarpment top and forming a green infrastructure network, 
providing character and amenity value.  
 
Drawing on this vision, the ASP provides policies and guidelines regarding the open space 
network, encouraging conservation and enhancement. The main natural feature – the Bow 
River escarpment – will be conserved through environmental reserve dedication. Portions of this 
escarpment will be further enhanced and protected through Municipal Reserve dedication.  
 
The proposed application is generally consistent with the applicable policies and development 
guidelines in the plan. 
 
Social, Environmental, Economic (External) 
 
The proposed land uses enable development of a neighbourhood that provides for a mix of 
housing types, catering to a range of income levels and demographic groups. This aligns with 
policies of the South Saskatchewan Regional Plan regarding the efficient use of land in the 
region.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
No impact to the current operating budget has been identified. As development proceeds, the 
provision of City services such as roads, parks and waste and recycling will have an operating 
budget impact when they are provided. The projected operating costs for this development 
during 2019-2022 have been included in the One Calgary service plans and budgets.  
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAcssArW&msgAction=Download
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 Approval: T. Goldstein concurs with this report. Author: D. Mulholland 

Current and Future Capital Budget 
 

There is no impact to the current capital budget as a result of this report. The capital investment 
required to construct and upgrade the required local infrastructure will be funded entirely by the 
developer. The proposed development will require City capital investment in utilities and was 
included in the 2019-2022 budget cycle. This City infrastructure was added to the Off-Site Levy 
Bylaw through report PFC2018-0973 and approved by Council on 2018 November 12. The 
utilities will be funded 100 per cent through off-site levies paid by developers. While the 
infrastructure is funded by developer levies, the initial monetary outlay for this infrastructure is 
paid for by The City and debt financed as part of the 2019-2022 One Calgary budget cycle. 
 

Risk Assessment 
 

A risk to the proposed outline plan related to access is described in the Regional Transportation 
Network section of this report. For development to occur, Nose Hill Drive will need to be 
extended through lands under third-party control to provide both transportation and utility 
connections. 
 

The risk associated with third-party control of lands is considered low. It is expected the 
developer will be able to secure the necessary road dedications to provide for the required 
extensions of Nose Hill Drive NW and Bearspaw Dam Road. 
 

An additional risk concerns the Bow Basin Water Management project currently being 
undertaken by the provincial government. One option being considered by the province is to 
locate a dam on the Bow River at Haskayne Park. This would likely result in the need to relocate 
/ regrade the existing CP Rail line, which could impact the development. In the fall of 2020, the 
Alberta government will launch a feasibility study of the water storage options in order to 
determine the most feasible. To date, no design adjustments to the outline plan area have been 
made to account for the Haskaybe Park option as it is still in the feasibility stage of planning and 
may not be the preferred option identified in the end. 
 

REASON(S) FOR RECOMMENDATION(S): 
 

This proposal aligns with the goals and objectives of the Municipal Development Plan and the 
Haskayne Area Structure Plan. The proposal will allow for a mix of commercial and residential 
uses, along with a diversity of housing forms that meet the needs of a variety of households and 
demographics. This proposal will also protect existing natural drainage courses and the 
escarpment. 
 

The conditions of approval (Attachment 1) implement the technical aspects of the plan area’s 
future development. 

 

ATTACHMENT(S) 
1. Conditions of Approval 
2. Applicant’s Submission 
3. Proposed Outline Plan 
4. Proposed Land Use Map 
5. Subdivision Data Sheet 
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The following conditions of approval shall apply: 
 
Planning and Subdivision Services: 
 
1. Street names shall be approved by Council prior to approval of the first 

subdivision application.  
 
2. The existing buildings shall be removed prior to endorsement of the final 

instrument.  
 
3. Relocation of any utilities shall be at the expense of the developer and to the 

appropriate standards.  
 
4. It the total area for Municipal Reserve dedication is over 10%, note that this is 

considered a voluntary Municipal Reserve contribution, and compensation in the 

order of $1 for over dedication is deemed to be provided. 

 
5. If the total area for Roads & Public Utility Lot dedication is over 30%, note that 

compensation in the order of $1 for over dedication is deemed to be provided; 

 
6. The Standard City of Calgary Party Wall Agreement regarding the creation of 

separate parcels for semi-detached / townhouses / rowhouse units shall be 

executed and registered against the titles concurrently with the registration of the 

final instrument 

 
7. The Developer shall submit a density phasing plan with each Tentative Plan 

submission, showing the proposed phasing within the Outline Plan area and the 
projected number of dwelling units within each phase to demonstrate compliance 
with the minimum required densities of the Area Structure/Community Plan and 
Municipal Development Plan. 

 
Development Engineering: 
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8. The parcels shall be developed in accordance with the development restriction 
recommendations outlined in the following report(s): 

 Slope Stability Report, prepared by Geo-Slope Stability Services (File No. 
20-128), dated June 30, 2020. 

 Shallow Subsoil and Groundwater Site Investigation, prepared by Almor 
Testing Services Ltd. (File No 011-01-16), dated October 2016. 

 
9. Prior to Approval of the Applicable Construction Drawings, submit a slope 

stability report for review and approval that demonstrates that a minimum factor 
of safety of 1.5 is maintained along the south side of Bearspaw Dam Road where 
proposed grades are in excess of 15%.   

 
10. Prior to Approval of a Development Permit (Stripping and Grading) or 

Tentative Plan, whichever comes first, for the areas identified as APEC 1 and 
APEC 2; the Applicant shall satisfactorily address the issues identified in the 
following report: “2019 Remedial Excavations Update for the Morton Lands site, 
located at 6125 117 St NW, Calgary, Alberta” by Ecoventure, dated December 
12, 2019.  All reports submitted shall be signed by a qualified professional and 
completed to the satisfaction of The City of Calgary (Environmental & Safety 
Management). 

 
11. The portion of the plan area, east of Morton Ridge Gate, consisting of R-1 and R-

G parcels, is anticipated to have between 100 and 115 total units. Typically this 
would trigger the need for a secondary access as per Calgary Fire Department 
guidelines. Due to unique topographical challenges associated with the site, a 
looped access route, a divided road cross-section through the road segment with 
the highest risk, and relatively low anticipated traffic volumes however, the 
Calgary Fire Department will consider the portion of the plan, as currently shown 
and with the currently anticipated densities, a special development case and will 
not require a secondary access route. Changes to the plan and/or to the 
proposed densities may trigger the need for a secondary/emergency 
access at the tentative plan/construction drawing stage.   
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12. Prior to approval of the applicable tentative plan, a utility right-of-way will be 

required over the existing culvert that passes below the CPR tracks south of the 
plan area to ensure that flows are maintained and required infrastructure is 
protected.  

 
13. The proposed 117th Street cross-section proposes utilities in City of Calgary 

property within an existing AltaLink right-of-way. Prior to approval of the 
applicable tentative plan, the following will be required to the satisfaction of 
Real Estate and Development Services: 

 

 An executed custom utility right-of-way agreement; 

 Compensation for City of Calgary land utilized by the utility right-of-way; 

 A crossing agreement with AltaLink.  
 
For further information, please contact Kenneth Tran in Real Estate and 
Development Services (Kenneth.Tran@calgary.ca).  
 

14. Servicing arrangements shall be to the satisfaction of the Manager Infrastructure 
Planning, Water Resources. 

 
15. Prior to tentative plan approval, submit a water network plan showing watermain 

sizes and hydrant locations to Water Resources for review and approval.  
 
16. Prior to endorsement of any Tentative Plan/prior to release of a 

Development Permit, execute a Development Agreement. Contact the 
Infrastructure Strategist, Calgary Approvals Coordination for further information 
at 403-268-3509 or email kyle.ross@calgary.ca. 

 
17. Prior to release of a Development Permit or Prior to Endorsement of the 

final instrument, make satisfactory cost sharing arrangements with Brookfield 
Residential (Alberta) LP for part cost of the future underground utilities and 
surface improvements in Nose Hill Dr NW adjacent to the site, which is to be 
installed by Brookfield Residential (Alberta) LP through their Haskayne 
subdivision plan. 
 

18. Prior to release of a Development Permit or Prior to Endorsement of the 
final instrument, make satisfactory cost sharing arrangements with Brookfield 
Residential (Alberta) LP for part cost of the future underground utilities and 
surface improvements in Bearspaw Dam Rd NW adjacent to the site, which is to 
be installed by Brookfield Residential (Alberta) LP through their Haskayne 
subdivision plan. 
 

19. Off-site levies, charges and fees are applicable.  Contact the Infrastructure 
Strategist, Calgary Approvals Coordination for further information at 403-268-
3509 or email kyle.ross@calgary.ca. 

mailto:Kenneth.Tran@calgary.ca
mailto:kyle.ross@calgary.ca
mailto:kyle.ross@calgary.ca
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20. The developer, at its expense, but subject to normal oversize, endeavours to 

assist and boundary cost recoveries shall be required to enter into an agreement 
to:  
 
a) Install the offsite sanitary sewers, storm sewers and water mains and 
construct the offsite temporary and permanent roads required to service the plan 
area. The developer will be required to obtain all rights, permissions, easements 
or rights-of-way that may be required to facilitate these offsite improvements.  
 
b) Construct the underground utilities and surface improvements in 117 Street 
NW, along the boundaries of the plan area. 

 
c) Construct the underground utilities and surface improvements in Nose Hill Dr 
NW, along the boundaries of the plan area, if not constructed by Brookfield 
Residential (Alberta) LP. 
 
d) Construct the underground utilities and surface improvements in Bearspaw 
Dam Rd NW, along the south boundary of the plan area, if not constructed by 
Brookfield Residential (Alberta) LP. 
 
e) Construct the onsite and offsite storm water management facilities (wet pond, 
wetlands, etc) to service the plan area according to the most current City of 
Calgary Standard Specifications Sewer Construction, Stormwater Management 
and Design Manual and Design Guidelines for Subdivision Servicing.  
 
f) Construct a wood screening fence, chain link fence, sound attenuation fence, 
whichever may be required, along the boundary of the plan area.  
 
g) Construct the MR within the plan area.  
 
h) Construct the multiuse pathway within and along the boundaries of the plan 
area, to the satisfaction of the Director of Parks Development. 
 

Transportation: 
 
 
21. Prior to endorsement of the initial tentative plan (unless provided through earlier 

road closure process), the Developer shall register or facilitate the registration of 
a road plan to the satisfaction of the Director, Transportation Planning, for Nose 
Hill Drive from the west boundary of the Outline Plan to the east boundary of the 
Outline Plan, inclusive. 

 
22. In conjunction with the initial tentative plan, the Developer shall construct two 

lanes along Nose Hill Drive, plus an extension of the existing pathway in the 
north boulevard, from Tuscany Hill to the east boundary of the Outline Plan, 
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inclusive. Alternately, a cost sharing agreement will be entered into between 
Brookfield and Morton Development Corp. to construct the ultimate cross section 
of Nose Hill Drive between the east boundary of the outline plan and Tuscany Hill 
NW. 

 
Nose Hill Drive and ancillary works to support the roadway shall be designed and 
constructed at the Developer’s sole expense, subject to normal oversize, and 
boundary cost recoveries. 

 
23. In conjunction with the applicable tentative plan through which cummulative 

Development in the area (inclusive of Neighbourhoods 1, 2, 3, 4, as identified in 
Haskayne ASP) exceeds 600 units, the Developer shall construct the remaining 
two lanes along Nose Hill Drive, from Tuscany Hill to the east boundary of the 
Outline Plan, inclusive. 

 
Nose Hill Drive and ancillary works to support the roadway shall be designed and 
constructed at the Developer’s sole expense, subject to normal oversize, and 
boundary cost recoveries. 

 
Note: the 600-unit threshold for roadway improvements corresponds with the 
established standard for provision of emergency access for the community. 

 
24. In conjunction with the initial tentative plan, the Developer shall register or 

facilitate the registration of a road plan to the satisfaction of the Director, 
Transportation Planning, for Bearspaw Dam Road from west boundary of the 
Outline Plan to the east boundary of the Outline Plan, inclusive. 

 
25. In conjunction with the applicable tentative plan through which cummulative 

Development in the area inclusive of Neighbourhoods 1, 2, 3, 4, as identified in 
Haskayne ASP) exceeds 600 units, the Developer shall upgrade Bearspaw Dam 
Road to its ultimate cross section as a modified collector street from 87 Street 
NW to the east boundary of the Outline Plan, inclusive. 

 
The offsite upgrades required include re-paving of the roadway to accommodate 
the required loading, and implementation of lighting and pedestrian facilities to 
the satisfaction of Transportation Planning. 
 
Bearspaw Dam Road and ancillary works to support the roadway shall be 
designed and constructed at the Developer’s sole expense, subject to applicable 
oversize, and boundary cost recoveries. 

 
Note: the 600-unit threshold for roadway improvements corresponds with the 
established standard for provision of emergency access for the community. 
 

26. Prior to approval of Construction Drawings and Permissions to Construct 
Surface improvements:  The developer shall provide signed copies of 
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backsloping agreements for any backsloping that is to take place on adjacent 
lands (owned privately or owned by the City). 

 
27. In conjunction with the applicable tentative plan or development permit: the 

design of Bearspaw Dam Road along the southern boundary of the plan area 
(inclusive of the full intersection with 117 Street including the tapers, median, and 
turn geometry required on the east leg of the intersection) must be designed and 
approved to the satisfaction of Transportation Planning. 

 
Adjustments to the road dedication relative to what’s reflected on the Outline 
Plan, and/or relocation of additional existing overhead power poles (beyond the 
two (2) identified during the preliminary planning of the Outline Plan), if required, 
are to be confirmed prior to approval of the applicable tentative plan or 
development permit. The following design considerations must be achieved to 
the satisfaction of Transportation Planning: 

 Sufficient buffer between the regional pathway and any street trees, 
power poles, street light poles, or other obstructions must be provided to 
ensure safe mobility for wheeled users and active users of the regional 
pathway; 

 Sufficient line assignments for all street trees, street light infrastructure, 
and utilities must be provided; 

 Backsloping must not extend into the private lands located south of the 
existing Bearspaw Dam Road ROW unless written approval from the 
adjacent landowner is obtained; 

 Any backsloping exceeding 3:1 will require adequate reinforcement to the 
satisfaction of Transportation Planning 

 Any backsloping exceeding 3:1 will require adequate guardrail or 
alternate roadside safety measures to the satisfaction of Transportation 
Planning 

 Any guardrail, safety infrastructure, reinforcement, or other infrastructure 
will need to be accessible via the road ROW and not require access from 
the private lands south of the existing Bearspaw Dam Road ROW 

 
If modifications to the ROW dedication requirement or if relocation(s) of more 
than two (2) power poles are necessitated in order to achieve the above design 
considerations, the resulting modifications and/or relocation(s) will be reflected as 
a condition of the applicable tentative. 

 
28. In conjunction with the applicable tentative plan or development permit for the 

staged construction of the road network, transit stops shall be provided to the 
satisfaction of the Director, Transportation Planning.  All bus zones shall be 
located: 

 Where commercial areas are concentrated;  

 Where the grades and site lines are compatible to install bus zones; and 

 Where pedestrian walkways, pathways, and roadway crossing 
opportunities are provided. 
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29. Due to the anticipated road grades, no direct vehicular access shall be permitted 

to or from Morton Ridge Gate NW and a restrictive covenant shall be registered 
concurrent with the registration of the final instrument to that effect at the 
Tentative Plan stage. 

 
30. No direct vehicular access shall be permitted to or from Nose Hill Drive NW and 

a restrictive covenant shall be registered concurrent with the registration of 
the final instrument to that effect at the Tentative Plan stage 

 
31. In conjunction with the applicable tentative plan construction drawings with cross 

sections, grading profiles and intersection turning templates shall be submitted 
and approved to the satisfaction of the Director, Transportation Planning for all 
roadways within the plan area, as well as boundary roads.  Back-sloping (cut/fill) 
disturbances to the S-UN(ER) lands will be minimized. Construction drawing 
review may require changes to proposed right-of-way to meet the approved 
design. 

 
32. In conjunction with the applicable tentative plan, all roads and intersections within 

the plan area shall be located, designed, and constructed at the Developer’s sole 
expense to the satisfaction of the Director, Transportation Planning. 

 
33. In conjunction with the applicable Tentative plan or Development Permit, access 

to multi-residential and commercial sites shall be located and designed to the 
satisfaction of the Director, Transportation Planning. 

 
34. For the 2.5m local pedestrian pathway connection through the R-1 parcel 

connecting between the bend in Morton Ridge Way and Morton Ridge Gate NW, 
a 3.0m Public Access Easement Agreement and right of way plan shall be 
executed and registered on title concurrent with the registration of the final 
instrument at the Tentative Plan stage.  

 
35. Temporary oil and gravel bus turnaround / cul-de-sac with a minimum radius of 

15.25 meters is required at the terminus of each construction phase.  Where the 
developer intends to fence the turnaround, the minimum radius shall be 
increased to 16.25 meters.  If road construction and/or construction phasing 
affects the operations of transit service, the Developer is required to provide an 
interim transit route replacement, to the satisfaction of the Director, Transit and 
the Director, Transportation Planning. 
 

36. In conjunction with the applicable tentative plan or development permit, the 
Developer shall enter into a Construction Access Roads Agreement with Roads 
Maintenance. 

 
37. In conjunction with the applicable Tentative plan or Development Permit, all 

community entrance features must be located outside the public right-of-way. 
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Parks: 
 
38.  The developer shall include wildlife mitigation measures in order to reduce the 

risk of vehicle/wildlife strikes along Nose Hill Dr NW in the location identified on 
the below image. Mitigation measures shall include: adequate roadside lighting 
and minimized roadside and median vegetation that would create 
blindspots/reduce sightlines for drivers. Additionally, the area is to be included in 
wildlife management plans. 

 

  
 
39. Prior to decision of the affected tentative plan aplication, the developer shall 

submit finalized concept plans for all Municipal Reserve lands within the Outline 
Plan area to Parks review and approval. Concept Plans shall follow the 
submission requirements outlined in Parks’ Development Guidelines and 
Standard Specifications: Landscape Construction (current version), Chapter 2: 
General Guidelines, Section 2.1 Concept plan Requirements. 
 

40. Prior to endorsement of the affected tentative plan, under separate cover, the 
developer shall submit Landscape Construction drawings, for all Municipal 
Reserve and Environmental Reserve lands within the Outline Plan area to Parks 
for review and approval. Irrigation drawings, if required, are to be submitted as 
part of the same Landscape Construction Drawing package. Landscape 
Construction Drawings shall follow the submission requirements outlined in the 
Parks’ Development Standard Specifications: Landscape Construction (current 
version).  
 

41. Prior to endorsement of the affected tentative plan OR prior to release of 
the stripping and grading permit (whichever occurs first), the developer shall 
submit a detailed Restoration Plan including a maintenance schedule for each 
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Environmental Reserve proposed to be impacted as a result of this development. 
The Plan should indicate how it will be rehabilitated and restored and will adhere 
to the requirements outlined in the City of Calgary Habitat Restoration Project 
Framework. The restored area(s) shall be maintained by the developer until it is 
established and approved by Parks prior to Final Acceptance Certificate (FAC). 
See the City’s Habitat Restoration Project Framework for guidance. 

 

42. Prior to approval of the affected tentative plan OR stripping and grading 
permit (whichever occurs first), an onsite meeting shall be arranged with Parks 
to confirm the surveyed boundaries of all Environmental Reserve lands within the 
subject. A plan illustrating the surveyed ER boundaries must be provided to 
Parks in advance of the onsite meeting. Please contact Parks Natural Area 
Specialist, Dave Hayman at 403-268-1588 or Dave.Hayman@Calgary.ca to 
schedule this site meeting. 
 

43. Prior to endorsement of the affected tentative plan or prior to release of the 
stripping and grading permit (whichever occurs first), protection fencing must 
be installed along surveyed boundaries of Environmental Reserve (ER) lands 
within the Outline Plan area.  An onsite meeting shall be arranged to confirm that 
the protection fencing has been installed to the satisfaction of Parks.  A plan 
illustrating the surveyed ER boundaries must be provided to Parks in advance of 
the onsite meeting.  The protection fencing shall be maintained along the 
confirmed surveyed boundaries of the ER lands until construction activity of the 
subject site has been completed. Contact the Parks Development Inspector at 
403-268-1358 to schedule this site meeting. 
 

44. Prior to approval of the affected tentative plan OR stripping and grading 
permit (whichever occurs first), the grading of the development site(s) adjacent 
to reserve lands shall be confirmed by Parks.  
 

45. The developer shall submit Engineering Construction Drawings and Landscape 
Construction Drawings for the proposed storm ponds to both Water Resources 
and Parks for review.    
 

46. The developer is responsible for constructing all Municipal Reserve and 
Environmental Reserve parcels within the boundaries of the plan area according 
to the approved concept plans and built in accordance with the Parks’ 
Development Guidelines and Standard Specifications: Landscape Construction 
(current version). 
 

47. Any damage to Municipal Reserve lands as a result of this development shall be 
restored at the developer’s expense, to the satisfaction of Parks.  
 

48. Any damage to Environmental Reserve lands as a result of this development 
shall be restored to natural state at the developer’s expense, to the satisfaction of 

http://www.calgary.ca/CSPS/Parks/Documents/Construction/habitat-restoration-framework.pdf?noredirect=1
mailto:Dave.Hayman@Calgary.ca
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Parks. 
 

49. Any damage to Environmental Reserve lands as a result of drainage or storm 
water infrastructure shall be restored to natural state at the developer’s expense, 
to the satisfaction of Parks. 
 

50. If unauthorized disturbance occurs to Environmental Reserve lands, a 
Restoration Plan shall be submitted to Parks to the satisfaction of the Urban 
Conservation Lead. 
 

51. All mitigation measures and recommendations from the approved Biophysical 
Inventory Assessment (BIA) shall be adhered to throughout the development 
process. 
 

52. Any damage to boulevards or public trees as a result of this development shall 
be restored at the developer’s expense, to the satisfaction of Parks. 
 

53. Any damage to existing Regional Pathways as a result of this development shall 
be repaired at the developer’s expense, to the satisfaction of Parks. 
 

54. Construct all Regional Pathway and trail routes within and along the boundaries 
of the plan area according to Parks’ Development Guidelines and Standard 
Specifications: Landscape Construction (current version), including applicable 
setback requirements, to the satisfaction of Parks. 
 

55. The Streets Bylaw (20M88) and the Tree Protection Bylaw (23M2002) contain 
clauses intended to protect trees growing on Public Land. No person shall 
remove, move, cut, or prune a Public Tree or cause a Public Tree to be removed, 
moved, cut or pruned without prior written authorization from the Director, Parks. 
 

56. The applicant shall provide compensation to the City of Calgary for any Public 
Trees that are removed or damaged as a result of development activity.  
 

57. Plant all public trees in compliance with the approved Public Landscaping Plan. 
 

58. The developer shall submit under separate cover, Utility Line Assignment 
Construction Drawings for trees installed within City of Calgary boulevards and/or 
right of ways to Utility Line Assignment and Parks for review and approval. No 
person shall plant trees or shrubbery on City Lands without prior written 
authorization from the Director, Calgary Parks and in the case of walkways, 
medians, boulevards, and road rights of way, without additional prior written 
authorization from the Director, Development Engineering.   
 

59. Any tree planting in the City boulevard shall be performed and inspected in 
accordance with Parks’ Development Guidelines and Standard Specifications: 
Landscape Construction (current version). 
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60. Only native planting species shall be used within this outline plan area, unless 

otherwise authorized by Parks in writing. 

 

61. All proposed site fencing adjacent to or abutting reserve lands, including footings 
and other components, shall be installed completely within private property. 
 

62. A 1.2m chain link fence (or Parks approved alternative) shall be maintained along 
the boundary of the adjacent reserve lands for the duration of the development, 
unless otherwise authorized by Parks in writing. 
 

63. Drainage from the development site into adjacent reserve (MR/ER) lands is not 
permitted, unless otherwise authorized by Parks in writing. Where drainage from 
development sites toward reserve lands cannot be avoided, mitigation measures 
shall be implemented to reduce potential impacts to reserve lands. Mitigation 
measures are to include: grass swales at back of lot; increased topsoil depth at 
back of lot (300-600mm); directing of roof leaders away from reserve lands; and 
incorporate native planting at back of lot. Cross sections for applicable parcels 
may be required at subdivision. 
 

64. Construction access through Environmental Reserve lands is not permitted, 
unless otherwise authorized by Parks in writing. 
 

65. Stockpiling or dumping of construction materials on Environmental Reserve lands 
is not permitted, unless otherwise authorized by Parks in writing. 
 

66. Retaining walls within reserve (MR/ER) lands are not permitted, unless otherwise 
authorized by Parks in writing.  
 

67. Site grading of the development site shall match the grades of adjacent 
Environmental Reserve lands with all grading and slope stability confined to 
private property, unless otherwise authorized by Parks in writing. 
 

68. Backsloping from the development site into adjacent Environmental Reserve 
lands is not permitted unless otherwise approved by Parks. 

 
69. The developer shall, in accordance with The City’s Guidelines for Erosion and 

Sediment Control to the satisfaction of Parks, install appropriate protection 
measures around the Environmental Reserves lands to prevent excessive 
overland drainage and siltation during all phases of construction.   
 

70. Compensation for dedication of reserves in excess of 10% is deemed to be 
$1.00.   
 

71. All landscape construction and landscape rehabilitation shall be in accordance 
with the City of Calgary Parks’ Development Guidelines and Standard 
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Specifications: Landscape Construction (current version). The disturbed area 
shall be maintained until establishment and approved by the Parks Development 
Inspector. 
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2018 December 28 
 
IBI Group has been retained by Morton Lands Corporation (Marquis Community Inc.) to 
complete a Land Use and Outline Plan for a property located at 6125 117 ST NW. The site is 
bounded by the Canada Pacific Rail line and Bow River to the South, the City of Calgary’s road 
depot facility to the east, the Rowan Park development to the west and the community of Lynx 
Ridge and Tuscany to the north and northeast. The site is located within the Haskayne Area 
Structure Plan (ASP) and includes approximately 31.97 ha (79.00 ac) of land divided into an 
upper and lower plateau.  
 
The Morton lands are currently zoned Special Purpose Future Urban Development (S-FUD) 
District and are proposed to be redesignated to Residential – One Dwelling (R-1) District, 
Residential - Low Density Mixed Housing (R-G) District, Multi-Residential – Low Profile (M-1) 
District, Direct Control with a base Commercial – Community 2 (DC(C-C2)) District, Special 
Purpose – School, Park and Community Reserve (S-SPR) District, City & Regional 
Infrastructure  (S-CRI) and Special Purpose – Urban Nature (S-UN).  
 
The proposed Land Use Amendment and Outline Plan is meant to facilitate a comprehensive 
community as a gateway to the Haskayne Area Structure Plan (ASP) lands, consisting of single 
and multi-family development on the upper plateau and mixed use commercial and multi-family 
on the lower plateau. In addition an extensive open space network will connect Tuscany and 
Link Ridge Golf Course through the future Rowan Park development to the west, providing a 
link to Haskayne Legacy Park and Glenbow Ranch Provincial Park and contributes to the 
completion the open space connection between Calgary and Cochrane. 
 
A Direct control is being proposed on the lower plateau to accommodate a mix of commercial 
and residential uses that will be integrated across the site to allow for both vertical and 
horizontal mixed use.  The base district is Commercial Community 2 (C-C2) with the only 
modification being to allow for standalone multi-residential buildings. The purpose of the DC is 
to facilitate a comprehensive site design instead of partitioning the site into smaller land use 
cells, which can be cumbersome for innovative development forms.  
 
The site was previously designated as containing a Growth Management Overlay (GMO). 
Brookfield Developments led the GMO removal process with the support of Marquis and the 
GMO removal was granted at the July 30, 2018 Council meeting.  
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 HECTARES ACRES 

GROSS AREA OF PLAN 31.28 77.29 

LESS: ENVIRONMENTAL RESERVE 10.65 26.32 

LESS: LAND PURCHASE AREA   

NET DEVELOPABLE AREA 20.63 50.98 

 
 

LAND USE 
(Residential) 

HECTARES ACRES # OF LOTS 
# OF UNITS 
(FOR MULTI 

RESIDENTIAL) 

R-1 3.08 7.61 61  

R-G 2.73 6.75 84  

M-1 1.53 3.78 1 226 

Total Residential 7.34 18.14 146 226 

 
 

LAND USE 
(Commercial) 

HECTARES ACRES # OF LOTS 
# OF UNITS 
(FOR MULTI 

RESIDENTIAL) 

C-C2 4.82 11.91 1 334 

Total Commercial 4.82 11.91   

 
 

 
HECTARES ACRES % OF NET AREA 

ROADS (CREDIT) 5.09 12.58 24.7 

PUBLIC UTILITY LOT 1.25 3.09 6.1 

 
 

RESERVES HECTARES ACRES % OF NET AREA 

MR 2.13 5.26 10.3 
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2020 October 15  

 

Land Use Amendment in Spruce Cliff (Ward 8) at multiple properties, LOC2020-
0070 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by Darren Langille, from Redline Real 
Estate, on 2020 May 14 on behalf of the landowners Redline Realty Investment Inc, Brett 
Turner and Chen Nu Chen. The application proposes to redesignate the subject lands from 
Residential – Contextual One / Two Dwelling (R-C2) District to Mixed Use – General (MU-
1f3.0h22) District to allow for:  

 

 a mix of residential and commercial uses in the same building;  

 a maximum building height of 22 metres, approximately 6 storeys (an increase from the 
current maximum of 10 metres);  

 a maximum floor area ratio (FAR) of 3.0, approximately 7,233 square metres of building 
floor area; and  

 the uses listed in the MU-1 District.  

 
The proposal is in keeping with applicable policies of the Municipal Development Plan (MDP). 
Further, the subject site is adjacent to the work plan area for the Main Street initiative and 
Streetscape Master Plan for the 37 Street SW corridor. 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.24 hectares ± (0.59 acres ±) located 

at 3704, 3708, 3712 and 3716 - 8 Avenue SW (Plan 2566GQ, Block 15, Lots 15 to 18) 
from Residential – Contextual One / Two Dwelling (R-C2) District to Mixed Use – 
General (MU-1f3.0h22) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment application was submitted by Darren Langille, from Redline Real 
Estate, on 2020 May 14 on behalf of the landowners Redline Realty Investment Inc, Brett 
Turner and Chen Nu Chen (Attachment 1). 
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Redline Realty Investment Inc, acting on behalf of the other property owners, submitted a pre-
application (PE2019-01938) on 2019 October 28 to receive Administration’s feedback on a 
proposed land use redesignation to facilitate a mixed-use development. Administration 
completed a preliminary assessment of the proposal and provided comments, including the 
following: 
 

 that Applicant-led community outreach be conducted and documented, as per the City of 
Calgary Applicant Outreach Toolkit;  

 that while there was no applicable statutory plan, Administration was undertaking the 
Westbrook Communities Local Growth Planning initiative and the applicant was 
encouraged to participate in the process; and  

 that Administration would be supportive in principle of a medium profile mixed use 
development which provides sensitive transition to the low density residential 
neighbourhood to the north. 

 
The initial application submitted on 2020 May 14 proposed the MU-1 District with: 
 

 a maximum FAR of 4.0, and; 

 a maximum height modifier of 26 metres (approximately seven storeys).  
 
The applicant indicated at the initial submission that they would consider revising their 
application following their community outreach activities and review of the public feedback. On 
2020 September 12, following consultations with community residents and Administration, the 
applicant amended the application to: 
 

 a maximum FAR modifier of 3.0; and 

 a maximum height modifier of 22 metres (approximately six storeys).  
 
As noted in the Applicant’s Submission, while there is no intention of an immediate development 
permit submission, a residential builder intends to pursue a development permit application for 
multi-residential development in the near future.  

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://engage.calgary.ca/westbrook
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Location Maps 
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Site Context  
 
The subject site is located in the southwest community of Spruce Cliff, on the northwest corner 
of 8 Avenue SW and 36 Street SW. The subject site is mostly surround by the R-C2 District to 
the north and east, however to the west of the site, across 37 Street SW, is a Commercial-
Corridor 2 (C-COR2f3.0h46) District with an FAR maximum of 3.0 and a maximum height of 46 
metres. Directly to the south is Westbrook Mall, which is designated as DC Direct Control 
District (Bylaw 67D2009 Site 2) which allows for a maximum FAR of 8.0 (which may be 
increased by 1.0 with bonusing provisions) and a maximum height of 100 metres. 
 
The site is located adjacent to a significant community intersection of 37 Street SW and Bow 
Trail SW. Further, 37 Street SW has also been classified as a Neighbourhood Main Street, and 
at the northeast corner of this intersection, there will be the construction of a multi-use crossing 
and pathway. In 2020 July, a new pedestrian bridge was constructed over Bow Trail SW (from 
Balsam Drive SW) connecting Westbrook Mall and residential development to the east. 
 
The site contains four separate parcels which have a consolidated site area of approximately 
0.24 hectares (0.59 acres) in size, approximately 61 metres (fronting 8 Avenue SW) and 53 
metres deep. The subject site slopes up from 8 Avenue SW. The site contains four single 
detached dwellings with detached garages/parking pads and rear lane access.  
 
  

SUBJECT SITE  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2009/2009d67.pdf
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The subject application includes all the lots within the block, with exception of the property at 
adjacent to 37 Street SW at 716 - 37 Street SW, which is currently owned by The City. The 
property owners have inquired with The City on the possible purchase of the property and an 
assessment by the City’s Real Estate & Development Services department is ongoing. This 
assessment should be completed in Q1 of 2021. 
 
As identified in Figure 1, the community of Spruce Cliff has experienced a slight decrease from 
its peak population in 2018. As such, the proposal could be seen as an opportunity to increase 
the number of residents providing more housing choice within the community. 
 

Figure 1: Peak Population 

Peak Population Year 2018 

Peak Populaiton  4,749 

2019 Current Population 4,673 

Difference in Population (Number) -76 

Difference in Population (Percent) -1.60% 
Source: The City of Calgary 2019 Census 

 
Additional demographic and socio-economic information may be obtained online through the  
South Calgary community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal allows for a range of building types that are recognize and address sensitive 
transition to the existing build environment. The proposal meets the objectives of applicable 
policies as discussed in the Strategic Alignment section of this report. 
 
Land Use 
 
The existing R-C2 District is intended to accommodate existing residential development and 
contextually sensitive redevelopment in the form of duplex dwellings, semi-detached dwellings 
and single detached dwellings in the developed area. The maximum height is 10 metres and the 
maximum number of residential units is two (a total of eight units on four parcels). 
 
The proposed MU-1 District is characterized by buildings having a street-oriented design and 
accommodating a mix of residential and commercial uses. The proposed district will have a 
maximum height of 22 metres (which will require a stepback from the existing low density 
development across the lane) and a maximum floor area ratio of 3.0. While the MU-1 district 
does not require commercial/retail uses at grade, the applicant has indicated that there may be 
an interest to develop a mixed-use development on the site. Administration considers future 
commercial space as appropriate as this would be in alignment with MDP guidelines which 
encourages a mix of commercial and service uses in the established areas. 
 

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/south-calgary-profile.html
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The proposed land use district is considered to be compatible with existing lower density 
development as it promotes transitions to lower scale residential buildings on adjacent parcels 
through building massing and landscaping. 
 
Development and Site Design 
 
At the development permit stage, the subject site will be evaluated against the rules of the 
proposed MU-1 District and will be reviewed in relation to height, massing, parking and 
landscaping. Other key factors that will be important to consider include, but are not limited to 
the following:  
 

 ensure acceptable vehicular access from the rear lane; 

 mitigate any potential impacts on the existing R-C2 properties directly to the north and 
east of the subject site;  

 articulate long building facades to add scale and visual interest;  

 integrate sufficient amenity space (public and private) in the site plan; and  

 green building and climate resiliency mitigation and adaptation considerations.  
 
Transportation 
 
Pedestrian and vehicular access to the site is available from 8 Avenue SW, 36 Street SW and 
the rear lane. The area is served by Calgary Transit (Bus Route 9), within approximately 40 
metres walking distance of the site on Bow Trail SW with service to the Westbrook LRT Station. 
On-street parking adjacent to the site is not regulated by the Calgary Parking Authority. The site 
is approximately 550 metres from the Primary Transit Network on Bow Trail SW to the 
Westbrook LRT Station. 
 
Environmental Site Considerations 
 
There are no environmental concerns associated with the subject site or this proposal. 
 
Utilities and Servicing  
 
Public water and sanitary exist within the adjacent public right-of-way. Development servicing 
will be determined at the development permit and Development Site Servicing Plan (DSSP) 
stage. 
 
Climate Resilience 
 
Administration has reviewed this application in relation to the objectives of the Climate 
Resilience Strategy programs and actions, and no specific measures are being proposed. 
Further opportunities to align future development on this site with applicable climate resilience 
strategies will be explored and encouraged at the development permit stage. 
  

https://www.calgary.ca/UEP/ESM/Documents/ESM-Documents/Climate_Resilience_Plan.pdf
https://www.calgary.ca/UEP/ESM/Documents/ESM-Documents/Climate_Resilience_Plan.pdf
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Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site. Notification letters were sent to adjacent landowners and Community 
Association.  
 
According to the applicant, their community outreach (Attachment 2), included engagement with 
the Spruce Cliff Community Association, surrounding neighbours and the local Councillor, 
involved the following items: 

 
 On 2020 June 18, an outreach package and invitation to attend three online meetings 

(via Zoom platform) was provided to the properties in the immediate vicinity of the 
subject site (42 homes) – this included the description of the proposed land use 
amendment, and rationale for the proposal. 

 On 2020 June 20 the online meetings were canceled in order to take additional time to 
review the public comments received. 

 On 2020 July 14, outreach packages were once again provided to properties (following 
consultations with Administration, the circulation area was extended to include 67 
homes) in the immediate vicinity with invitations to attend online meetings (via Zoom 
platform). The meetings were held on the following dates: 

 
Meeting 1 – 2020 July 20 – seven residents attended;   
Meeting 2 – 2020 July 21 – six residents; and 
Meeting 3 – 2020 July 22 – seven residents attended.  

 
Primary concerns and questions related to, but were not limited to, the proposed height, 
mitigating building shadowing and privacy concerns, on-street parking and future commercial 
spaces.  
 
The Spruce Cliff Community Association has written in opposition to the initial proposal 
(Attachment 3) and their comments include the following primary concerns: 
 

 such a proposal is premature in advance of the completion of the Westbrook Policy 
Project; 

 negative impacts on vehicular traffic; 

 negative impacts on pedestrian safety; 

 negative impacts on potential commercial uses i.e. parking and traffic impacts; and  

 proposed density does not fit the within the existing lower density neighbourhoods. 
 
Thirty-five letters of objection were received from the public on the initial application which was a 
proposal for a redesignation to the MU-1 District with a height modifier of 26 metres and a FAR 
modifier of 4.0. The following is a summary of the concerns received: 
 

 increase in vehicular traffic on surrounding streets – notably Bow Trail SW and 37 Street 
SW; 
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 negative impact on pedestrian safety; 

 lack of information on the future development design - future access to site, on-site 
parking, and location of commercial uses. 

 increase in on-street parking; 

 proposed density and height are too high and do not fit within the existing low density 
neighbourhood – single detached dwellings, townhomes or a three to four storey 
apartment building would be more appropriate; 

 shadow impacts on adjacent properties; 

 increase in noise;  

 site is inappropriate for commercial uses – Westbrook Mall to the south is the more 
appropriate location; 

 negative impacts on property values and community character; 

 concerns with the lack of engagement and details provided by the applicant towards the 
residents and community association; 

 concerns with engagement conducted during the COVID-19 pandemic – not the usual 
community outreach; 

 already a high concentration of shops and services at all sides of the intersection of Bow 
Trail SW and 37 Street SW – do not need more; and 

 the proposal is inconsistent with MDP guidelines – not respecting the existing low 
density character of the neighbourhood. 

 
One letter of support was received from the public on the initial submission which stated that the 
proposal would be a positive development for the community.  
 
Administration considered all relevant planning issues specific to the proposed redesignation 
and worked with the applicant to facilitate the recommended (amended) proposal. Based on the 
review of the relevant policy and assessment of the existing character of the surrounding 
neighbourhood and public feedback, Administration indicated to the applicant that the initial 
proposal of a maximum height of 26 metres and an FAR of 4.0 would not be supported.  
 
Administration recommended that the applicant consider revising the application to reduce both 
the height and FAR modifiers, which would provide a more appropriate transition and interface 
with the existing low-density residential development. Following further discussions with 
Administration, and further community outreach, the applicant decided to follow Administration’s 
recommendation and amended the application to a maximum height of 22 metres and an FAR 
of 3.0. The design compatibility and parking requirements will be reviewed at the development 
permit stage. This will assist in managing concerns related to privacy, shadowing, massing and 
other built form considerations. Administration considered the relevant planning issues specific 
to the proposed redesignation and has determined the proposal to be appropriate due to its 
located adjacent to Bow Trail, the 37 Street SW Neighbourhood Main Street and walking 
distance to the Westbrook LRT Station. 
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The Community Association was given notice on the application revisions, however, they did not 
wish to change their comments. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014)  
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land.  
 
Interim Growth Plan (2018)  
 
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan. The proposed land use amendment builds on the principles of the Interim 
Growth Plan by means of promoting efficient use of land, regional infrastructure, and 
establishing strong, sustainable communities.  
 
Municipal Development Plan (Statutory – 2009)  
 
The subject site is designated as within the Developed Residential Areas – Established Areas 
within Municipal Development Plan which encourages modest redevelopment and new 
developments that incorporates appropriate densities and transition. Multi-residential housing 
types to meet the diverse needs of present and future populations. 
 
The proposal is in keeping with relevant MDP policies as the MU-1 District is characterized by 
buildings with a street-oriented design and accommodating a mix of residential and commercial 
uses. The District is considered to be compatible with existing lower density development as it 
promotes transitions to lower scale residential buildings on adjacent parcels through building 
massing and landscaping. 
 
While the community of Spruce Cliff does not have a local area plan, it is part of the Westbrook 
Local Growth Planning Project, which is currently under review by Administration. The multi-
community planning process does not prohibit applications from being submitted. While the 
project was originally launched in 2019 September, project and engagement timelines are being 
adjusted due to the COVID-19 pandemic and work being completed on the Guidebook for Great 
Communities and does not currently have an anticipated date for completion. 
 
  

https://open.alberta.ca/publications/9781460139417
https://www.calgarymetroregion.ca/interim-growth-plan
https://www.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
https://engage.calgary.ca/westbrook/workinggroup
https://engage.calgary.ca/westbrook/workinggroup
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Climate Resilience Strategy (2018)  
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
specific actions that address objectives of this plan. Further opportunities to align development 
of this site with applicable climate resilience strategies may be explored and encouraged at 
subsequent development approval stages. 
 
Location Criteria for Multi-Residential Infill (Non-Statutory – 2016)  
 
The proposed land use amendment generally aligns with the location criteria for multi-residential 
infill. The subject site is:  
 

 on a corner parcel; 

 adjacent to or across from an existing or planned open space, park or community 
amenity (Spruce Cliff Centre); 

 along or in close proximity to an existing or planned corridor (37 Street SW – Main 
Street); 

 within 400 metres of a transit stop (bus stop directly adjacent to the south);  

 adjacent to existing or planned non-residential development or multi-unit development 
(Westbrook Mall to the south); 

 direct lane access (at rear); and  

 within 600 metres of an existing primary transit stop (approximately 550 metres from 
Westbrook LRT Station). 

 
These criteria provide a framework in which Administration evaluates a site’s appropriateness 
for intensification. The subject site’s size, scale and type of development proposed in relation to 
existing local context indicate that the subject site is an appropriate location for sensitive 
residential intensification. 
 
Social, Environmental, Economic (External) 
 
The recommended land use amendment will provide for a moderate increase in residential 
density and allow for a more efficient use of existing public infrastructure. In addition, this 
proposal would encourage an increase in socio-economic diversity within the area by providing 
a variety of housing types and forms as well as opportunities for local at-grade retail. 
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
  

https://www.calgary.ca/uep/esm/energy-savings/climate-change.html
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=BTTrqKegcgO&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=BTTrqKegcgO&msgAction=Download
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Current and Future Capital Budget 
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed land use redesignation is compatible with the applicable policies identified in the 
Municipal Development Plan and the Location Criteria for Multi-Residential Infill. The subject 
site is also adjacent to a designated Main Street and provides for a moderate increase in 
residential density and a future development in a form that respects the existing low-density 
residential development. Further, the subject site is located within walking distance of transit 
stops, LRT, and is in proximity to commercial, non-residential and multi-residential development. 

 
ATTACHMENT(S) 
1. Applicant’s Submission  
2. Applicant-Led Outreach Summary 
3. Community Association’s Submission 
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August 24, 2020 
 
After consultation with the City of Calgary during our CPAG Pre-App Request PE2019-
01938 it is our understanding that there is an active project called the “Westbrook 
Communities Local Growth Planning Initiative” that is focusing on refreshing & revitalizing 
the communities within it.  
  
As landholders of our parcel for the last 10 years, and stakeholders in the Shaganappi Area 
Redevelopment plan that was conducted prior to and subsequent to the development of the 
west LRT, we have seen the needs of the communities change in recent years.  We believe 
our submission for change of land use is in line with the fundamental interests of the City.  
 
Our unique 4 parcel property is the only “bow trail” facing site between Downtown & Sarcee 
Trail that exists with the original property developed & the original land use designation. As 
the City of Calgary looks to set guidelines for developers to re-shape the 10 communities in 
the project this is a key site to promote it's interest to increase density & maximize the site 
for best use.   
 
There have been numerous changes to the community of Shaganappi due to the C-train 
route, along with numerous changes to the zoning on 33rd St, 17th Ave, 37th Street, areas 
of Killarney & Roscarock, however we believe this small yet important piece of property has 
been overlooked to date and presents an excellent opportunity to modernize the 
streetscape of this portion Spruce Cliff.  
 
As a bow trail facing site with direct access (meaning not via an internal community based 
road such as 12th ave in Shaganappi, or Waverly Drive in Westgate, or behind a traffic wall 
such as on Worcester Drive in Wildwood), a proper & expected increase of density will 
provide a compliment to the WestBrook Mall plans, the neighbouring commercial complex 
to the west & kiddy corner across 37th St.  
 
The request is to provide a mixed use site with available heights of 6-8  stories.  This would 
provide for up to 2 levels of commercial / retail along with 4 to 6 stories of residential usage.  
 
This in our opinion lines up with the building on the corner of 33rd & 17th ave, along with the 
6 story 17th ave mainstreet development guidelines, the height & zoning on the corner of 
33rd and 12th ave sw, and the approval for development on the corner of 29th st & 17th ave 
sw.  
 
This site has additional unique features to maximize the future development, here they are 
follows: 
 

1. The alleyway could be extended between 37th ST and 36th ST to provide access to 
this Mixed site off of 37th Street, along with all the travellers coming eastbound on 
Bow Trail.  This would provide access to this site from all directions; N, S, E & W; 
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2. The City currently owns property address 716 37th ST SW which is the 5th property 

in the 200ft parcel for this application.  It is our belief that if the City worked with us to 
sell whatever portion they will not require for their own needs will provide additional 
space to maximize the future site use; and 

  
3. The City owned road on 8th ave, along with the small park space in front of this 

parcel could be used in conjunction with a developer to once again enhance the final 
site development.  
 

All of these features provide an extremely unique opportunity to take a “tired & out dated” 
zoning and use and convert to something that will provide impact to the growing 
densification happening in this area of the city.  
 
We hope that together with the City of Calgary we can make this small, yet powerful site 
something we can all be very proud of.  Thank you for your consideration.  
 
 
Darren Langille, Founder  
Redline Real Estate 
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Community Outreach on Planning & Development  
Applicant-led Outreach Summary 
 
Project Name: 
 
3704 - 3716 8th Ave SW Land-use Redesignation  
#LOC2020-0070 
 
Outreach Strategy 
 
Please see below for a summary of our efforts with the community. 
 
1. We provided an "outreach" package to the properties in the immediate vicinity to the 

home. This was provided on June 18th. This included 42 homes. This included our 
description of the land-use change request, and our rationale for the proposed change.  

 
We also provided 3 different zoom meetings times to discuss the application & express 
any concerns directly with us.  

 
2. Second letter provided to properties to inform initial meetings were cancelled & being 

rescheduled after receiving a detailed letter from the community. Our goal in re-
scheduling was to provide clear answers to the concerns from the community. This was 
delivered on June 22nd.  

 
3. Outreach package was once again provided to properties in the immediate vicinity with 3 

new zoom meeting dates & times provided. This was provided on July 14th to an 
extended list of properties. This included 67 homes.  

 
Meetings were held:  

 Meeting 1 – 2020 July 20 – seven residents attended;   

 Meeting 2 – 2020 July 21 – six residents; and 

 Meeting 3 – 2020 July 22 – seven residents attended.  
 

The attendees were made up mostly of the homes adjacent to the property site. A few 
owners attended the zoom meeting more than once.  

 
4. Door Knocking efforts performed to all properties who have been invited to zoom 

meetings. A map is included for the outreach & door knocking efforts.  
 
5. A discussion with Lois Sime - from the Spruce Cliff Community Association. She is the 

community member who compiled the summary communication to Jarred Friedman - the 
City Planner on the land use application.  

 
She was on the June 21st Zoom Meeting. I further reached out to see if her and any 
community association members would like to schedule a direct meeting. She declined 
anything further beyond her comments in the letter submitted.  
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6. We have concluded an initial phone conversation with Councillor Evan Wooley in 
regards to the land use application. This call took place on June 19th.  Councillor 
provided his support for the zoning, however he wanted us to complete our community 
outreach. 

 
7. We are conducting a second summary conversation with Councillor Evan Wooley on 

August 5th at 9am.  A member of his office, Zev, was at one of our Zoom Meetings and 
heard some of the concerns being raised by the residents.    

 
The Councillor was provided the list of outreach & the general feedback/ concerns & support we 
received.  
 
Councillor was pleased the outreach was personally performed by us the applicant and 
indicated support for the land use.  Feedback & concerns received were not out of the ordinary 
for this type of application.  
 
The Stakeholders: 
 
Community Residents directly affected by the site.  Map included. Total home count of 67.  
 
Councillor Evan Wooley - Ward 8 
 
Spruce Cliff Community Association  
 
City of Calgary - Real Estate Department 
 
City of Calgary - Westbrook Communities Local Area Plan  
 
City of Calgary - Planning Department (including parks, transportation, utilities) 
 
 
What did you hear? 
 
Please see below for a summary of the main issues raised by the outreach efforts: 
 

● concern the site redevelopment would lead to increase traffic into & out of the 
community of spruce cliff;  

● concern the development would create additional parking usage down the streets 
adjacent of the property;  

● concern the commercial component could bring more crime and/or homeless into the 
community;  

● belief a commercial component to the land use change is not needed due to the number 
of commercial property zoning already in the community or on the Westbrook Mall site; 

● concern for pedestrian safety at corner of 37th & bow trail, and 8th Ave & 36th Street 
due to increase in traffic to site;  

● concern that 7 storey height was too tall for the community (adjacent property owners 
concerned about people looking into their backyards from above); 
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● concern from adjacent property owners that this zoning could negatively affect their 
respective land value; 

● general concerns for why a change of this magnitude is required when it's currently 
zoned for low density residential; and  

● concerns that there was already enough multi-family property in the community of 
Spruce Cliff. 

 
It is our belief that many of these concerns are similar & matching concerns raised by any inner 
city change of use application by its community members and adjacent property owners.  We 
don’t feel our request is unique and there are many examples throughout the city who have 
already achieved what we desire on this site.  
 
In addition to the concerns we received a great deal of support for a land use change to our site 
& a future development. From the outreach performed we belief the community residents would 
see it value add to their section of the community.  
 
How did stakeholder input influence decisions? 
 
Many of the concerns raised by the outreach efforts will be taken into account when we submit 
for a future development permit.  As we look to design and ultimately develop this parcel of 
property with our suggested MU1 zoning we will certainly undertake strong efforts to provide 
solutions for many of the concerns.  
 
At this point we are focused on securing a flexible and appropriate land use for the purposes of 
a functional & integrated design into the community.  Bow Trail is a major commuter road and 
thus direct property site exposure to it warrants a significant change from its original zoning 
when the community was built.  
 
The two key points from our outreach that have influenced our final decision to adjust the 
application were: 
 

1. Building Height. 
2. Density within the building (FAR). 

 
In response to the concerns we are prepared to adjust the application in the following ways: 
 

1. Building Height from 7 storeys to 6 storeys. 
2. Building FAR at 4 to 3.  

 
We believe this is a fair and appropriate adjustment done to reduce the total density on this 
property and lessen the traffic & parking effects on the neighbouring site, while still aligning with 
our vision for a forward thinking use for the site.  
 
We also see this adjustment lining up with the current “Westbrook Communities Local Area 
Plan” for their Scale Lego Block Design #1.  Up to 6 Storey development with commercial active 
grade frontage. This has been widely seen as appropriate along the mainstreets such as bow 
trail / 17th ave / 37th st, for which our development site resides.  
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How did you close the loop with Stakeholders? 
 
A “close the loop” letter is being circulated to the 67 residents, as well as an email to the “e-mail” 
addresses provided by the city who have sent a letter direct to your planning office.  
 
The letter will provide a summary of the outreach we performed, my contact information and the 
changes we have agreed to move forward with on our application.  
 
This letter will be delivered to all 67 addresses on the week of August 10th 2020.  
 
The community association, neighbouring properties and the circulated group of homeowners 
have my personal contact information should they look to speak further in regards to our 
application.  
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Neighbouring Property Outreach Map: 
 
 

 
 
 
Summary: 
 
As the applicants for this land-use redesignation we found the community outreach very 
beneficial.  After reviewing the concerns, and speaking with residents we feel we’ve made the 
necessary improvements to the application to foster a great cohesive future development that 
will provide benefits to the community at large.  
 
Thank you for continuing to work on this application with us.  
 
Sincerely,  
 
 
 
Darren Langille, Site Owner / Applicant.  
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LOC 2020 0070 - 3704, 3708, 3712, 3716 8th Ave SW    RCG to MU1 f4h26 

Spruce Cliff Community Association                                                2020 June 18th 
           

Thank you for the opportunity to contribute comment on this application, this application has 

the community concerned. We are asking you to reject or significantly modify any approvals on 

this application.  In what follows and in the attached Appendices (2) we have done our best to 

explain the why.  Normally some of this discussion would be resolved with a community 

engagement opportunity.   

Background – Where we are: – Spruce Cliff has seen significant growth since 2006, in the range 

of 68% in population and 74% in unit intensity – the community is at peak population in 2018.   

Our community growth has been in all areas – high density towers, mid density in DC / M 

categories where an entire street/ block (Hemlock Cr) was built/rebuilt, and with split lot and 

duplexes in the RC2 lower density area of the community where the properties of this application 

are located.  The community has 20 RC1 zoned properties.  – zoning map page 2. 

Census - Ratio of apartments 73% …    occupancy ratio:  owner 39% / rent 61%    
We include this because in the past CPC asked. 

 

 

 

 Calgary.ca Spruce Cliff Profile 

Commercial areas inventory:    

 There is currently an undeveloped commercial zoned parcel south of the towers facing 

Bow Trail in the TOD activity zone, 

 another undeveloped M/DC zoned lands east of our second commercial cluster at the 

center of community strip mall, between Hemlock and Cedar Cr SW.  

 Our third commercial cluster is west of the applicant’s site between 37 & 38th Street along 

Bow Trail.    

Guiding Documents:   Spruce Cliff does not have an ARP, our growth took place guided by the 

Westbrook Village Area Redevelopment Plan, the MDP, the non-statutory 2012 Spruce Cliff 

Planning Statement, influenced by city policies for contextual development in established areas.  

The maps on the next two pages- not quite up to date with more recent application approvals, 

but will give you the community picture that has gotten us to where we are today.   
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Context -    The applicant’s amalgamated RC2 residential zoned parcels are:  

 outside the Westbrook TOD and its identified activity zone; that overlaps Spruce Cliff and 

the communities to the south. 

 outside of the recently approved 37th Main Street Area south of Bow Trail 
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The plan below pre dates the recently approved 37th Mainstreet re zoning south of Bow Trail and 

clearly shows there is no shortage of commercial in this area.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

http://www.calgary.ca/PDA/pd/Documents/Publications/westbrook-village-arp.pdf 

 

The application talks about changes in the surrounding area Shaganappi, 33rd, Killarney & 

Roscarock, without identifying the Mainstreet projects of 17th Ave & 37th St. south of Bow Trail 

being the new approved policy documents guiding that area rezoning - the outcome of significant 

city project team work with area engagement over years.  They also did not identify that many 

of the other changes noted are within proximity to the LRT stations located inside a TOD zone, 

and the examples we checked, in proximity to Westbrook LRT, are 4 story with active plaza 

frontages, and lower height than applied for here. 
 

The application seems unaware of the change Spruce Cliff has undergone since 2006 - significant 

change. They express an opinion about the need to” modernize the street scape of this portion of 

Spruce Cliff”.  It is true to say we did receive opinion in community feedback on this proposal; 

that these properties are showing age and redevelopment was seen as positive.  Conditions of 

the current property as a reason to redevelop within current zoning is one message, having 

http://www.calgary.ca/PDA/pd/Documents/Publications/westbrook-village-arp.pdf
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deteriorated conditions as a reward to leap to a different zoning seems to us to be counter to 

good neighbourhood evolution. 

 

Future statutory plans:  The application is referencing a “Westbrook Communities Local Growth 

Planning Initiative”, to be a deciding positive factor in favour for acceptance of this rezoning 

request - “refreshing and revitalizing the communities within it”   
 

In checking in on (2020 June 13) the city web site for this planning project – I was reassured to 

find this posting and an update note on the main page, of the suspension of engagement due to 

Covid 19 – until August 31st.    

https://engage.calgary.ca/westbrook/discover the posted Question and answer: 

Opportunities for Residents to Review and Comment on Progress of the Working Group 
during the Evaluation Phase of the Planning Program? 

The Project Team response:  
The evaluate phase will kick off in Spring/ Summer 2020 where we will share the proposed land 
use concepts and draft plan, for the public to evaluate. 

 

It is premature to speculate on the outcome of The Westbrook Communities Local Growth Plan.  

Our understanding was/is in line with the city’s team answer - the concept plan has yet to go 

through a broader community engagement &/or awareness, perhaps revisions from that 

feedback, CPC, through committee and council approvals.  The integrity, trust and perceived 

fairness in distribution of growth to all included communities, and for an open /not 

predetermined outcome is critical to the acceptance of this city teams’ projects final 

recommendation.  
 

Community perspective:   

From all the feedback we received from the broader community on this application; and we want 

to thank them for engaging; we found no support for the project rezoning to the density sought.   

In particular, no support for the height, nor the commercial land use in this part of the 

community.  
  
We have attached, with permission, in Appendix 2 (Page 12 -17), one of the community responses 

sent to the file manager.  The CA appreciates the technical expertise it brings to the community 

perspective on this application.  
 

We are not a community that has stood in the way of change: 

For an originally 50’s-built community, the change has been significant 53% new construction 

since 1991 – 37 % of that in the 10-year lead in while the city found funding and debated route 

alignment for the West LRT that finally arrived in 2010.  This growth makes us just a little 

https://engage.calgary.ca/westbrook/discover
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desperate for some public realm improvements; that for some areas of the city seem to 

proceeded this kind of change.           

 
Calgary.ca /spruce cliff profile     
    

 

 

 

 

 

 

 

In all the 68% growth the community has experienced, the CA’s submissions have only asked you 

to reject 3 (actually 2, but one with modifications on the 3rd) 

 

There is a growing expectation/ need that more change also benefits the community and those 

who make it their home– even if for some it is for a short stay.  In particular a need for good 

design/planning around safety in the public realm; with detail scrutiny of the proposals impact 

on improvements for safety on our sidewalks/bike lanes, streets and in our parks.  
 

We are asking you to reject or significantly modify any approvals on this application.    
 

The community’s history has seen too much tragedy; and it may seem unusual that much of the 

feedback on a LOC application we hear; and you will read in the letters, focuses on community 

safety impacts of the proposal.  
 

Without being gruesome, we will try to explain why, in the context of this site application, on this 

street, in proximity to a residential area of the community and the Bow Trail /37th St intersection- 

A Picture - screen shot for Google maps below: 
 

 What could possibly go wrong here?  Stats seem to say a lot.  One of the letters aptly describes 

this as - head on a swivel when moving through this area, regardless of which mode you are 

traveling in.  

 a 5-leg intersection, nothing is square, 

 lane reductions from south of Bow Trail/ 37th to the north side of the intersection when 

entering the residential area,  

 a higher risk active mode feature of a pork chop island on the SE side, 

 a split pedestrian / cycle crossing over the 5th leg on the SW corner vehicle exit 
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 right in, right out access from Bow Trail to 36th to 8th Ave, and the short weave distance 

to the turn lanes to travel south on 37th 

 the recently signed no left turn from 37th west into the commercial site – that aligns with 

the lane behind the applicant’s properties on the east side that is closed 

 the recently signed one-way lane behind the west commercial site traveling east 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

This application is proposing to add commercial traffic into the residential area on the east 

corner, a use that typically adds commercial signage – a distraction;  open the closed lane at 

the rear of the properties on the east side of 37th, closed years ago for safety reasons, and 

treat that lane as a street.   
 

 Applicants Site vehicle access:  without the lane access to 37th > 

 right in and right out off of Bow Trail,  
 

 to travel south on 37th   >cross multiple lanes to get to the turn lane.  This is an arterial 

road with traffic volumes that often blocks that move, making the most likely route to be 

north on 36th from 8 Ave to 5th Ave, then west on 5th and back south on 37th.  
 

 to go east on Bow Trail, you must do the route above but left turn  At Bow Trail over a 

pedestrian casualty crossing, or travel east on 8th Ave to Spruce Drive, then south on 

Spruce to Bow at 33rd – a route adjacent to the highest population of children in the 

community.  

   

All the routes except the right in, right out at Bow Trail pass residential front doors. 
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You will notice the intersection crossings at 37th do not have enhanced markings per the other 3 

around the Shopping Centre/LRT frame of 33rd to 17th Ave to 37th…. that was because, we were 

told at the time, it is outside of the TOD zone.   A factor in site density considerations? 
 

What contributes to traffic volumes here and why adding more from proposed commercial or 

higher density residential use seems wrong to the community:  
 

On a recent ward office green line tweet discussion, to answer a question on change of ridership 

patterns pre/post the West LRT lines –a graphic was attached - Spruce Cliff is the dark navy box 

along the line – indicating high usage, where other communities to our west actually had less 

(lighter green). This graphic verified what we believe to be our observed truth. More of the 

community is moving in active modes for at least parts of their trips; whether from need ( we 

range over time 20- 30% poverty demographic within the community) or choice ( health and 

recreation), and that we do have higher volumes of cut through traffic entering the community 

at the intersections on Bow Trail at Spruce Drive and at 36th &  37th Street adjacent to this 

application.  
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https://twitter.com/EWoolleyWard8/status/1267835994281140224/photo/1 

 

 

 Blocked exits/entrances from Bow Trail @ 40 & 42nd : Through the years, while towers were 

being constructed in Spruce Cliff,  in anticipation of the new LRT line, Bow Trail was being widened 

and sound walls were being added  along Bow Trail to the west; that installation blocked vehicle 

access north /south at 40 & 42 St.-   much of this  traffic;  that in history used those routes now 

flows through Spruce Cliff at our three access points  Spruce Dr (33rd) 36th & 37th. 

 

The area pedestrian stats around the applicant’s parcels: 

The pedestrian accidents & vehicle collisions down 8th Street & in and around the  36th exit  and 

37th St intersection should wave red flags about any approval of the idea;  that the application 

suggests to make this projects proposed densities and  commercial component viable- “an alley 

https://twitter.com/EWoolleyWard8/status/1267835994281140224/photo/1
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way can be easily extended between 37th St and 36th Street” to provide access to a Mix Site off of 

37” thus providing access from all directions NWES   >>>>  down a back lane?  

In scare quotes on purpose – based on community knowledge, city transportation expert reports, 

the 37th Mainstreet engagement team’s observations/recommendation – this is truly a bad idea. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
http://www.cbc.ca/news/canada/calgary/map-details-16-years-of-calgary-pedestrian-vehicle-collisions-1.2549827 

Some of the community feedback & letters are from those living in and around Poplar Rd / 8th 

Ave – they have seen years of children migrate through the affordable housing complex on the 

south side of the street.  Some of the children from very challenged backgrounds without urban 

street smarts – not so innocent little yellow dots on an accident map.   With this knowledge you 

might better understand why these neighbours object to increased traffic down 8th; also knowing 

commercial uses typically generate more traffic than a residential one.  
 

Pedestrian accidents stats leading up to 2012,  the date of the communities planning statement 

have not significantly change in patterns. Near misses are regularly observed at 37th and  with 

more  / troubling pedestrian outcomes occuring along the  Spruce Drive route from 8th Ave south 

to Bow Trail. As an update to the graphic we have attached to this submission the report 

presented to SPC on Transportation & Transit   2016 September 21: 

item 3.5 Bow Trail and 37th Street/38th Street – Safety and Pedestrian Review   TT2016-0704 

(Appendix 1- page 12).  
 

The report shows the unusually high rear end collisions and updates on pedestrian stats.  

 

http://www.cbc.ca/news/canada/calgary/map-details-16-years-of-calgary-pedestrian-vehicle-collisions-1.2549827
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The outcome of the TT2016-0704 was the added no left turn from 37th to the commercial site to 

the west, and signing the lane behind the west commercial site to be one way traveling east. We 

are still waiting for the painted street double yellow line. 

 

The report also identifies the difficult pedestrian conditions on the NE corner of the intersection 

directly adjacent to the most west parcel of this application.  This intersection needs no further 

distractions in proximity.  

We believe there was another intersection review done in the fall of 2019 as part of the south of 

Bow Trail, 37th Mainstreet work.  
 

Alternate routes of travel?  Some suggest avoid this crossing: 

Street safety fronting these parcels – this is a busy sidewalk along 8th along this applications 

parcels to the corner; to school’s further south & west, to the north end of the shopping center, 

and to the 37th Mainstreet as it exists today and evolves over time. 
 

The current active mode / ped /cycling bridge over Bow Trail to the east – almost finished -directs 

/exits the ramps on the west side to the south – the LRT / Library and the south mall area.  The 

future development of the site was factored into the configuration. The realities are it is a 

significant detour walking, to use it if you are traveling south down 37th or anywhere west (where 

the schools are) – especially if the existing mall doors are closed and you can’t cut through. The 

reason at least in part; that even though known to be dangerous, the 37th intersection sees many 

active mode travelers.  
 

 Impact of a proposal to build commercial at grade:  

The proposal of commercial on the lower two floors – one of the letters we were copied on 

addresses the street impact to this.  For residential above commercial; that arrangement offers 

little to no eyes on the sidewalk below, unless you are standing at the perimeter glass or on the 

edge of an overlooking balcony- your sight lines are across the street.  Across the street from this 

site is commercial with a dark wall and no occupancy through the evening/overnight/and early 

morning hours > nothing looking back to the sidewalk on this side of Bow Trail for the foreseeable 

future.  We have more lived experience this spring, of the environmental design weakness of that 

arrangement with the tragic murder at 6 AM of the shop owner in the front of the commercial 

strip to the west of this site.  
 

Form of residential? 

In some of the community comment, they reference their years in the community in different 

ways, and talk about what they have leaned /observed over that time.  We hope we can support 

in this submission, enough factual references to verify their concerns; but also acknowledge them 
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for hanging in with a community; that has a history of very high move out rates.  Leading up to 

2011- 69% move out, more recent years 2016 -64% still not close to a stable/engaged community.  
 

A relevant consideration for what form of residential units added at this site, and to the current 

community inventory might help create a more stable community.   

Currently apartments are 73% of total community units.          

 

 
 

 Consideration for Commercial - how much in the area … we have vacant undeveloped lands 

zoned commercial sitting ready to go (10 years and counting) at Bow Trail just to the east of the 

applicant’s site & in the area of the current community center strip mall.  
 

We also have “M” level zoned parcels down Spruce Drive; that have aged buildings (gov’t owned) 

that are significantly under built for the current zoning. 
 

Part of the “how much commercial” is an important consideration for Spruce Cliff – the reality is 

the entire community from the furthest developable point north is still very close to a major 

shopping center (20 min walk) and what is to be (please soon) a major TOD commercial 

/entertainment/ residential development.  We are in that area’s catchment and share the 

planned activity zone that straddles Bow Trail.  We already struggle with cut through traffic, and 

it is hard to accept that in/ out to visit commercial from other areas is going to improve the safety, 

and health of the growing number of people that are housed/exposed along those streets (noise, 

air quality, along with the traffic risks). The traffic from Bow Trail is vehicle traffic. 
 

In the commercial already build west from this application, and at the center of community strip 

mall – there are periods of vacancy and periods of high turnover of tenants.   It is hard to find 

something that feels more unsafe to an active mode traveler than a dark wall of closed / vacant 

commercial, and just in case you just didn’t pick up on the “how safe do I feel here”;   we could 

add rolling shudders and grill bars over the windows. Spruce Cliff has a significant ratio of single 

people, many who move about solo. 

 

We have also heard and read about existing sites within the community that offer social housing, 

both rent geared to income for Sr’s housing and a Calgary Housing managed property; that they 
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need to move from 100% residential rental, to add a component of commercial to generate a 

supportive site operating revenue to help cover just basic site maintenance. They are already 

zoned M or higher with D/C uses. 
 

Spruce Cliff has one of the city’s largest social housing sites, 267 units of historically 100% deep 

subsidy rents, and a 55-unit seniors rent geared to income complex.    Both of these sites are 

aging and make up about 20% of our total population (historical it was closer to 50%.) It is 

extremely important that these sites have viable operating models; that can support a reasonable 

quality of maintenance. One of these sites is in the Activity Zone of the TOD and fronts on Spruce 

Drive, the community gateway, a main walking / cycle route traveling to the new library and LRT 

station > a commercial component make sense here.    
 

It is not hard for Spruce Cliff to understand how corrosive and destructive to community 

character/reputation & safety poorly maintained sites can be – the decade of the 1990’s history 

of Hemlock Cr, before redevelopment, is not in any way a story of joy.  Solutions need to be found 

to adequately fund maintenance / re-development of our existing social housing sites – so far, 

adding a small commercial component is all we have heard discussed.  
 

In the community context – even outside of all the difficult access challenges for the properties 

of this application, it seems wrong to be rezoning residential parcels to commercial, even with a 

residential apartment component; especially when other existing commercial lands sit 

undeveloped.  
 

 I think you have the best picture we can give you, on why commercial is not the right answer for 

this site.  

 

 Residential- what form would fit in this low-density zoned area of the community and be 

contextual to adjacent properties to the north and east. 

 

There is a small setback with a wider green edging from Bow Trail across 8th Ave at these parcels; 

that offers shielding from Bow Trail and landscaping could improve that.  Perhaps live work on 

the west end as exists today with the seamstress outlet in the basement.  The highest density 

form in the Low Density envelop, more density than the existing RC2 would be RGC at 11M 

height, or MCG 12M restricted to a Row House form and step backs at any 3rd level. 
 

If you grant a rezoning on these sites from the existing RC2, we hope you find enough reasons in 

our submission to support an alternative lower density and lower height residential use than the 

applicants requested mix use MU1 at 26M and; that if you consider MCG it be with a concurrent 

DP application tied to plans. 
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Thank you for the opportunity to contribute comment, and for considering community 

perspectives in your review of this application.  

 

Lois Sime 

Spruce Cliff CA 

  

Appendix 1 Bow Trail- 37th Street/38th Street – Safety and Pedestrian Review   TT2016-0704 

   2 PDF report files attached  

Appendix 2 Resident correspondence referenced on page   12-17    
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Appendix 1   PDF files (2) summary & report attached   
 

SPC ON TRANSPORTATION AND TRANSIT 

TO BE HELD 2016 SEPTEMBER 21 AT 9:30 AM 

 

3.5 BOW TRAIL AND 37 STREET / 38 STREET - SAFETY AND PEDESTRIAN 
REVIEW, TT2016-0704 

 

Appendix 2   
From: Sam Sidhu 
Sent: June 15, 2020 1:58 PM 
To: jarred.friedman@calgary.ca  
 
Subject: Land Use Amendment - LOC2020-0070  
  
Hello Jarred,  
  
I am writing to you in opposition to the proposed land use amendment LOC2020-0070.  
  
The proposed land use amendment in my mind is going to very detrimental to not only my lot (711 36th 
Street SW) but I believe it will have a negative impact on the whole community.  
  
Background: 

Spruce Cliff is primarily a residential community, that lies between Bow Trail SW and the Bow River 

Escarpment immediately west of the Shaganappi Golf Course in south west Calgary. The subject site is 

currently designated Residential -Contextual One/Two Dwelling (R-C2) District which is intended to 

accommodate residential development in the form of duplex, semi-detached and single detached 

dwellings in developed areas of the City (Appendix A1). The district allows for a maximum of two dwelling 

units and a maximum building height of 10 metres.  

Westbrook Communities Local Growth Planning Project: https://engage.calgary.ca/westbrook 

Currently there are no ARPs that relate to the Spruce Cliff Community. However, the Westbrook 

Communities Local Growth Planning project (ongoing) includes the community of Spruce Cliff and builds 

on the vision, goals and policies outlined in Calgary’s Municipal Development Plan (MDP) and the 

proposed Guidebook for Great Communities. 

The key planning documents relating to Spruce Cliff are the Land Use Bylaw and the Municipal 

Development Plan (MDP). 

Municipal Development Plan: 

 The MDP indicates that the majority of Spruce Cliff is considered part of the Established Area 
(Appendix A2). This area considered modest intensification in the form of townhomes, semi-
detached, single detached and secondary suites on an infill basis.   

mailto:jarred.friedman@calgary.ca
https://engage.calgary.ca/westbrook
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 The area south of 8 Avenue SW is part of a Community Activity Centre. This is defined in the 
MDP as “areas of moderate, job and population growth convenient to one or more communities 
and supported by Primary Transit Network” (Appendix A2).  

As a result, density should strategically be focused within the Community Activity Centre and not within 

the Established Area of the MDP.   

Height and Density + Transition: 

The height, massing, and density of the proposed application does not conform with the neighbourhood’s 

MDP and ARP policies nor its land use designation (R-C2). The height and massing of the resulting 

development are not appropriate or compatible with the surrounding context. With respect to the height of 

26m (an increase from the current maximum of 10m) - it is not appropriate given the built form context, 

the height of existing building, human-scale, and overall low-rise character of the adjacent parcels.  

The proposed application represents a significant density and height increase and does not restrict 

development to a form and massing that would be compatible with the low-density residential character of 

the existing neighbourhood. This land use amendment application shows no consideration towards the 

pedestrian scale or human scale, the shadow impact on the adjacent residential areas and there is no 

appropriate transition between the scale of the existing and the proposed development area.  

The proposed FAR of 4.0 would create inappropriate transitions to neighbouring existing residences. The 

MDP requires there to be a transition from higher scale to lower scale residential buildings on adjacent 

parcels through building location, building massing and landscaping. However, this is not reflected in the 

proposed application. In fact, the land use district selected by the applicant is wholly inappropriate given 

the following policies outlined in the MDP. A more appropriate land use redesignation needs to be 

selected that more closely aligns with the policies below i.e. M-CG or R-CG which facilitates 

townhomes.     

MDP 2.3.2 Respecting and enhancing neighbourhood character –  

 Ensure an appropriate transition of development intensity, uses, and built form between 
low-density residential areas and more intensive multi-residential or commercial areas.  

MDP 2.4.2. Built Form – 

“A tall building is generally defined as a building whose height is greater than the width of the 

right-of way of the street that it fronts”. 

 Tall buildings are appropriate in the Centre City, Major Activity Centres or community 
Activity Centres and Urban Main Streets where deemed appropriate through Local Area 
Plan.  

 Plans and designs for tall buildings should ensure that they are designed with pedestrian 
scale, considerate on the shadow impact on the adjacent residential areas, integrated with 
adjacent areas by stepping down to lower scale buildings and neighbourhoods 

MDP 2.4.2. Developed Residential Areas – 

 Recognize the predominantly low density, residential nature of Developed Residential 
Areas and support retention of housing stock, or moderate intensification in a form and 
nature that respects the scale and character of the neighbourhood. 
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Land Use Bylaw MU-1  

 be characterized by buildings typically between four and six storeys in height and generally 
not exceeding ten storeys;  

 achieve transition to lower scale residential buildings on adjacent parcels through 
building location, buildings massing and landscaping. 

The surrounding land use districts around the proposed application are M-C1 and R-C2 (Appendix A3). 

M-C1 is primarily designated to accommodate multi-residential development of low height and medium 

density of up to a maximum of 148 units per hectare and a maximum building height of up to 14 

metres. 

The Main Street on 37 Street S.W. ends at Bow Trail and doesn’t extend to the subject parcel. It is within 

the Main Street area where policy encourages the use of the MU-1 General Mixed-Use District (Appendix 

A4).  

Previous and current Land Use Redesignation applications along 8 Ave SW have approved lower building 

heights at 12m (an increase from the current maximum of 10.0 metres).   

 LOC2019-0199 – 712 Poplar Road SW 

RC-2 to M-CG – Multi-residential development to accommodate a maximum of 4 grade-oriented 

dwelling units – base density of 75 units per Hecate and maximum building height of 12 metres. 

 LOC2017-0398 – 3355 Spruce Drive SW  

RC-2 to M-CG – Maximum building height of 12 metres and a density modifier of 75 units per 

Hectare 

The proposed application is generally inconsistent with the MDP and previous application of the land use 

bylaw within the community.     

Traffic: 

Based on the City of Calgary Traffic Assessment, the traffic volume generated is anticipated to be slow, 

and moderate. Given the proposed development, the site related traffic interactions with the surrounding 

street network of 8Ave SW, Bow Trail, 36 St SW, and 37 St SW are expected to have a significant 

increase in traffic volume. This would create increased congestion considering commercial uses at-grade 

and would disrupt the existing character of the neighbourhood, especially during peak hours. (Bow trail is 

classified as an arterial road). 

Source: https://maps.calgary.ca/TrafficInformation/ 

 

 

 

 

https://maps.calgary.ca/TrafficInformation/
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Engagement: 

To date there has been no open house and no website with more information about this application.  

 

Conclusion: 

The proposal does not respect the existing surrounding physical character of the neighbourhood. Based 

on the foregoing, the proposed development should have an appropriate and compatible built form 

relationship with adjacent properties (scale) which cannot be accommodated within the MU-1 land use 

district at the proposed heights and FAR.  As currently proposed, there are unacceptable impacts in terms 

of lack of policy alignment with the MDP, shadowing, and massing. 

Please keep me informed regarding any changes to the application  

Thanks, 

Sam Sidhu  

Appendix to Sam Sidhu’s letter. 
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A1: Spruce Cliff Dwelling Profile 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 CPC2020-0907 
                         Attachment 3 
  

Community Association’s Submission 
 
 

CPC2020-0907 - Attach 3  Page 19 of 21 
ISC:  UNRESTRICTED 
 

A2: MDP Urban Structure 
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A3: Land Use Districts – Spruce Cliff 
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A4: Main Street – 37 Street S.W.  (South of Bow Trail) 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 



 



Page 1 of 9 

Approval(s): K. Froese  concurs with this report.  Author: C. Wolfe 

 

Item # 7.2.5 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2020-1122 

2020 October 15  

 

Land Use Amendment in Inglewood (Ward 9) at 1423 – 8 Avenue SE, LOC2020-
0093 

EXECUTIVE SUMMARY   
 
This application was submitted by Paul Blakeney on behalf of the owner, St. John the 
Evangelist, Calgary Catholic Congregation, Inc, on 2020 July 03. John the Evangelist, Calgary 
Catholic Congregation Inc, on 2020 July 03. The application proposes to change the 
designation of the property from Residential – Contextual One / Two Dwelling (R-C2) District to 
the Special Purpose – Community Institution (S-CI) District to allow for:  
 

 the additional use of School – Private;  

 a maximum building height of 12 metres, approximately 2 to 3 storeys (an increase from 
the current maximum of 10 metres); and  

 the uses listed in the S-CI District. 
 
The proposed redesignation is aligned with the policies of the Municipal Development Plan 
(MDP) and the Inglewood Area Redevelopment Plan (ARP). 
 
A change of use development permit application for a School – Private has been submitted and 
is under review. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.10 hectares ± (0.25 acres ±) located 

at 1423 – 8 Avenue SE (Plan A3, Block 12, Lots 31 to 34) from Residential – Contextual 
One / Two Dwelling (R-C2) District to Special Purpose – Community Institution (S-CI) 
District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment application was submitted by Paul Blakeney on behalf of the owner, 
St. John the Evangelist, Calgary Catholic Congregation, Inc, on 2020 July 03. John the 
Evangelist, Calgary Catholic Congregation Inc, on 2020 July 03. As indicated in the Applicant 
Submission (Attachment 1), the applicant intends to use the eastern portion of the existing 
building for a private school.  
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A change of use development permit application to allow for a School – Private was submitted 
on 2020 September 16 by Paul Blakeney and is under review. The applicant is not proposing 
any modifications to the building that would affect the exterior at this time (see Attachment 3). 
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Location Maps 
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Site Context 

 
The site is located in the inner-city community of Inglewood, near the 9 Avenue SE 
Neighbourhood Main Street and the Bow River along 8 Avenue SE between 13 and 14 Streets 
SE. The 9 Avenue SE Neighbourhood Main Street provides services and amenities and is one 
of the major connection points to and from the community.  
 
The parcel comprises approximately 1,510 square metres. The rectangular shaped parcel has 
approximately 40 metres of frontage along 8 Avenue SE and the site is approximately 37 metres 
deep. The church was constructed in 1911, and is designated as a Municipal Historic Resource. 
The building was expanded in the 1950s and that portion of the building does not have heritage 
value. While the proposed private school will operate throughout portions of the building, no 
alterations to the exterior are required. The private school has been operating without City 
approvals on the site for several years and it has already been accredited by Alberta Education. 
The proposed land use designation will allow the school to receive provincial funding while 
operating out of the church site.  
 
The lands surrounding the subject site have a range of land use designations. To the north and 
west are single and semi-detached houses. To the southwest is the 9 Avenue SE 
Neighbourhood Main Street consisting of various retail and commercial uses. To the east are 
rowhouses and other low-density housing units.  
 

https://www.calgary.ca/content/www/en/home/pda/pd/heritage-planning/discover-historic-calgary-resources.html.html?dhcResourceId=510
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As identified in Figure 1, below, Inglewood has experienced a slight population decline from its 
peak in 2018. 
 

Figure 1: Community Peak Population 

Inglewood 

Peak Population Year 2018 

Peak Population 4,072 

2019 Current Population 4,024 

Difference in Population (Number) -48 

Difference in Population (Percent) -1% 
Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Inglewood community profile.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The application proposes to redesignate the lands to allow for a private school and the place of 
worship that exists. The proposal is consistent with the applicable policies, as discussed in the 
Strategic Alignment section of this report.  
 
Land Use  
 
The existing R-C2 District is intended for single detached, semi-detached and duplex housing. 
The District allows for a maximum of two dwelling units per parcel with a secondary suite in the 
form of a basement suite or backyard suite. All sizes of places of worship are allowed under the 
District. The place of worship is small sized. The district allows a maximum building height of 10 
metres. 
 
The proposed S-CI District is intended to provide for culture, worship, and education, facilities 
amongst other uses. The proposed S-CI designation of the site is appropriate for the place of 
worship that exists, and the private school use intended for the site. The historic designation of 
the western portion of the building means that the exterior of that portion of the building cannot 
change. The applicant is not proposing any modifications to the building that would affect the 
exterior at this time. 
 
Development and Site Design 
 
As noted in the Applicant’s Submission (Attachment 1), the purpose of this application is to 
allow for a private school that has been operating without City approvals and the place of 
worship that exists. The development permit application that is under evaluation is for a change 
of use to allow for the private school and it is not proposing any changes to the building’s interior 
or exterior. 

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/inglewood.html
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Transportation 
 
A Transportation Impact Assessment was not required as part of the land use amendment 
application, however a parking memorandum was requested and submitted as part of the 
application review. The area is well served by transit via Routes 1 and 101 located within 
approximately 200 metres of the subject parcel, as well as within 400 metres of Route 302 and 
the MAX Purple BRT line on 9 Avenue SE. Vehicular access to the parcel is available and 
anticipated to continue from the lane. On street parking is restricted along 8 Avenue SE 
adjacent to the parcel, including an existing loading area. Access, parking, and loading will be 
further reviewed as part of the development permit process. 
 
Environmental Site Considerations  
 
There are no known outstanding environmentally related concerns associated with the proposal 
and / or site at this time. As such, no Environmental Site Assessment was deemed required at 
this time. 
 
The existing site / development resides within the Flood Fringe flood regulated zone as per 
current Council approved flood maps. Future development (if any) on/within the lands must 
adhere to current Flood Fringe flood regulations. 
 
Utilities and Servicing 
 
Water and sewer connection(s) exist to the site. Water, storm, and sanitary deep utilities are 
available adjacent to the site. Development servicing requirements will be determined at the 
future development permit and development site servicing plan stage(s). 
 
Climate Resilience 
 
The applicant has not identified any specific climate resilience measures as part of this 
application. Further opportunities to align future development on this site with applicable climate 
resilience strategies may be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online.  
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The Inglewood Community Association responded with a letter of support (see Attachment 2). 
No letters were received in response to the public circulation. A public meeting was held the 
evening of 2020 August 20 at the Inglewood Community Association Hall and online. One 
individual attended in-person and one individual attended online. No feedback was received 
from this engagement. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 

The recommendation by Administration in this report has considered and is aligned with 
the policy direction of the South Saskatchewan Regional Plan which directs population 
growth in the region to the Cities and Towns and promotes efficient use of land. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The 
proposed policy and land use amendment build on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject parcel is located within the Residential - Developed – Inner City area as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP). The subject parcel is 
located along 8 Avenue SE, which is identified as being a part of the 9 Avenue SE 
Neighbourhood Main Street in the MDP. Neighbourhood Main Streets provide for broad mix of 
residential, employment and retail uses along a Neighbourhood Boulevard street type. The 
proposal is in keeping with relevant MDP policies.  
 
Inglewood Area Redevelopment Plan (Statutory – 1993) 
 
The site is within the Residential category of the Inglewood Area Redevelopment Plan’s (ARP) 
Generalized Future Land Use (Map 6). While not specifically mentioned, institutional uses such 
as places of worship and schools are generally considered supportive of and compatible with 
residential uses. Policy 7.1.23 seeks “To maintain and improve the existing services.” Policy 
7.1.27 seeks “To promote the idea of Inglewood as a learning environment.” Supporting an 
education facility meets those policies.  
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/s/20181004CMRBIGPApprovedVersionREDUCED.pdf
https://www.calgary.ca/PDA/pd/Documents/municipal-development-plan/mdp-maps.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTrATsscrH&msgAction=Download
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Heritage preservation is encouraged through Policy 1.1.7 and since the historic part of the 
building has already been designated, the policy is fulfilled. This application is supported by 
planning policy. 
 
The existing ARP is currently under review by Administration as part of the Historic East Calgary 
Local Growth Planning initiative. The multi-community planning process does not prohibit 
applications from being submitted. A full update to the local area plan is anticipated in Q1 2021. 
The application generally aligns with the forthcoming draft plan. 
 
Climate Resilience Strategy (2018) 
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
actions that specifically meet objectives of this plan, however, opportunities to align 
development of this site with applicable climate resilience strategies may be explored and 
encouraged at subsequent development approval stages. 
 
Social, Environmental, Economic (External) 
 
The social, environmental and economic implications of the new district are largely the same as 
the current district given that the intended uses have operated on the site for many years. 
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed land use amendment is consistent with the applicable policies of the Municipal 
Development Plan and the Inglewood Area Redevelopment Plan. The proposal would allow for 
ongoing use of a historic building and the provision of services to residents of the surrounding 
area. 

https://engage.calgary.ca/GreenLineCommunities/IR
https://engage.calgary.ca/GreenLineCommunities/IR
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
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2020 August 12 
 
What is this proposal about?  
This application relates to St. John the Evangelist Catholic Church located at 1423 8 Ave SE 
(the “Church”) in the Inglewood Community. This LCD application is the first stage in a process 
which would eventually allow the use “School – Private” to be added to the existing uses of the 
Church. Our school has already been accredited by Alberta Education and this change in land 
use designation will allow our school to receive funding while operating out of the Church.  
Summary of the application’s impact:  

a. There will be no changes or renovations to the Church or surrounding property. The 
Church is a heritage building and the Church will not be changed or demolished.  

b. There will be no impact to the community because the school has already operated out 
of the Church for the past 2 years and a similar program operated between 2013 and 
2016;  

c. There will be no change in the parking burden in the neighbourhood; and  
d. This application simply fulfills an administrative requirement to allow the school to run 

out of the Church.  
 
What is the program about?  
The Gilbertine Institute is non-profit corporation and an accredited school authority in the 
Province of Alberta and operates cooperatively with the Church in this endeavor. The Institute 
operates two educational programs: 1) a two-day per week shared responsibility program (e.g. 
homeschool co-op) and a full-time home education program with its office in Derwent, Alberta. 
Functionally, the school operates analogously to a part-time private school for two days a week. 
Parents homeschool their children for the remaining three days a week. The school curriculum 
broadly follows the Alberta Programs of Study and the classical Catholic tradition to educate the 
full person in both intellectual excellence and strong character formation.  
 
Why is this proposal an appropriate fit for the community of Inglewood?  
Since the school has already operated at the St. John’s Church within Inglewood for several 
years, we believe the school fits well into the community fabric and would provide a tremendous 
opportunity for youth education. The school has also received the support of the Inglewood 
Community Association. 
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2020 August 10 
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A development permit application (DP2020-5828) has been submitted by Paul Blakeney on 
2020 September 16. The change of use development permit application is to allow for a School 
– Private. The historic designation of the western portion of the building means that the exterior 
of that portion of the building cannot change. The development permit application that is under 
evaluation is for a change of use to allow for the private school and it is not proposing any 
changes to the building’s interior or exterior. 
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Policy Amendment and Land Use Amendment in Chaparral (Ward 14) at 2100 - 
194 Avenue SE, LOC2018-0256 
 
EXECUTIVE SUMMARY 
 
This land use redesignation and policy amendment application was submitted by B&A Planning 
Group on behalf of the landowner SFGL CORP, managed by WestCreek Developments on 
2018 November 20. The application proposes to redesignate approximately 15.69 hectares 
(38.55 acres) of land in the southeast community of Chaparral, which has been proposed to be 
called the neighbourhood of Chaparral Meadows. Specifically, the application provides for: 
 

 approximately 1.58 hectares (3.90 acres) for single detached dwellings that can 
accommodate secondary suites (R-1s); 

 approximately 6.69 hectares (16.53 acres) for an anticipated mix of single detached and 
semi-detached dwellings (R-G and R-Gm); 

 approximately 3.23 hectares (7.98 acres) for an anticipated multi-residential 
development (M-G) which will provide for approximately 126 units in an at-grade multi-
residential built form of up to 13.0 metres in height and a maximum density of 80 units 
per hectare (198 units per acre); and 

 approximately 4.19 hectares (10.35 acres) of Special Purpose – City and Regional 
Infrastructure (S-CRI). 
 

An amendment to the Chaparral Area Structure Plan (ASP) is required to accommodate the 
proposed residential uses in this location. The proposal supports applicable policies of the 
Municipal Development Plan (MDP). 
 
This application is accompanied by an outline plan application (CPC2020-1105) to provide the 
future subdivision layout for the site’s development. Conditions have been incorporated in the 
outline plan to effectively address the site’s development. 
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ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed amendment to the Chaparral Area Structure Plan 

(Attachment 3); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 15.69 hectares ± (38.55 acres ±) 

located at 2100 – 194 Avenue SE (Portion of Plan 1112999, Block 1, Lot 4) Special 
Purpose – Recreation (S-R) District to Residential – One Dwelling (R-1s) District, 
Residential – Low Density Mixed Housing (R-G) District, Residential – Low Density 
Mixed Housing (R-Gm) District, Multi-Residential – At Grade Housing (M-G) District and 
Special Purpose – City and Regional Infrastructure (S-CRI) District ; and 

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
On 2018 November 20, B&A Planning Group submitted the application on behalf of the 
landowner SFGL CORP, managed by WestCreek Development. The Applicant’s Submission 
can be found in Attachment 1. 
 
The community of Chaparral consists of two neighbourhoods: Chaparral and Chaparral Valley, 
located to the east of Chaparral. This application and the concurrent outline plan (CPC2020-
1105) proposes a new neighbourhood, to the east of Chaparral Valley and to the west of the 
Blue Devil Golf Course, tentatively called Chaparral Meadows. 
 
In 2002 at the time of subdivision of The Blue Devil Golf Course, The City agreed to defer 
dedication of Municipal Reserve as long as the golf course was accessible to the public. In 
2009, when the golf course began to operate as a private course, the cash-in-lieu was paid to 
address the outstanding reserve commitment. 
 
As such, the Municipal Reserve requirement for this application has already been met, therefore 
no additional land dedication is required. 
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Location Maps  
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Site Context 
 
The subject site is located in the community of Chaparral, south of Stoney Trail SE and east of 
Macleod Trail SE. The site consists of one undeveloped triangular parcel located north of 194 
Avenue SE and east of Chaparral Valley Drive SE and is approximately 15.69 hectares (38.55 
acres) in size. The site has a five metres elevation difference with the high point situated in the 
southwestern portion of the site. 
 
Surrounding development primarily consists of single detached dwellings and townhouse 
development. Chaparral Valley, a neighbourhood in the community of Chaparral, is located to 
the west of the plan area. An existing Public Utility Lot, approximately 10 metres wide, is located 
along the eastern boundary of Chaparral Valley and will be expanded by an additional 15 
metres as part of this proposal, creating an approximately 25 metre wide utility corridor between 
the proposed neighbourhood of Chaparral Meadows and the existing neighbourhood of 
Chaparral Valley. The utility corridor will accommodate a pathway that connects to the existing 
regional pathway system. 
 
The Blue Devil Golf Club is located to the northeast with the Bow River and Fish Creek 
Provincial Park beyond the golf course to the north and east, respectively. The developing 
community of Wolf Willow is located to the south, across 194 Avenue SE. An access road for 
the Blue Devil Golf Club is located along the eastern boundary of the subject site and will be 
upgraded to continue to provide access to the golf course. Vehicular access to the subject site 
will be via 194 Avenue SE.  

SUBJECT SITE  



Page 5 of 12 
Item # 7.2.6 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2020-1111 
2020 October 15   
 

Policy Amendment and Land Use Amendment in Chaparral (Ward 14) at 2100 - 
194 Avenue SE, LOC2018-0256 
 

 Approval(s): K. Froese concurs with this report. Authors: B. Harder and C. Chan 

 

The former BFI Landfill is located to the southeast of the subject site; however, the subject site 
is located outside of the landfill setback.  
 
As identified in Figure 1, the community of Chaparral reached its peak population in 2016. 
 

Figure 1: Community Peak Population 

Chaparral 

Peak Population Year 2016 

Peak Population 13,013 

2018 Current Population 12,654 

Difference in Population (Number) -359 

Difference in Population (Percent) -2.76% 
          Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Chaparral community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed land use redesignation and policy amendment, along with the associated outline 
plan (Attachment 2) will enable a range of low-density residential development along with multi-
residential development with at-grade unit access. 
 
Land Use 
 
The existing Special Purpose – Recreation (S-R) District is intended to accommodate a range of 
indoor and outdoor uses. 
 
This application proposes to redesignate the subject site from Special Purpose – Recreation 
(S-R) District to: 

 

Land Use Hectares Acres 

Residential – One Dwelling (R-1s) 1.58 3.90 

Residential – Low Density Mixed Housing (R-G and R-Gm) 6.69 16.53 

Multi-Residential – At Grade Housing (M-G) District  3.14 7.76 

Special Purpose – City and Regional Infrastructure (S-CRI) District 4.19 10.35 

 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Chaparral-Profile.aspx
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The R-1s, R-G and R-Gm Districts will accommodate a range of low-density residential 
development in the form of single detached, semi-detached, duplex and rowhouse 
development. Single-detached development is anticipated in the R-1s and R-G Districts. 
 
The R-1s District will be located on the western edge of the site, to provide a similar interface of 
single-detached dwellings to that of the existing single detached dwellings located to the west of 
the site in Chaparral Valley. Multi-residential development in the form of the M-G District which 
provides all units with direct pedestrian access at-grade and provides outdoor space for social 
interaction will be located at the southwest corner of the site. 
 
The R-Gm District is anticipated to be developed as rowhouses and will provide a transition 
between R-G development and M-G development. 
 
While not part of this application, the proposed land use map captures an administrative 
housekeeping correction that will eliminate an existing sliver of Special Future Urban 
Development (S-FUD) land use from within the 194 Avenue SE road right-of-way. 
 
Subdivision Design 
 
As the subject area is constrained from the north, west and east, there are limited street 
configurations that could be considered as part of this development.  
 
Development will be accessed from 194 Avenue SE and generally follows a modified grid street 
pattern with both laned and non-laned low density residential. A dry stormpond is located at the 
southeast corner of the site while the larger stormpond is located at the north tip of the site. 
Locating the stormpond at the northern tip of the site limits the number of houses in Chaparral 
Valley that will back on to the new residential development to approximately 13 houses. 
 
A walking path will be located along the Public Utility Line on the western boundary of the 
subdivision and will connect to Wolf Willow to the south and the greater regional pathway 
network. 
 
Municipal Reserve 
 
In 2002 at the time of subdivision of The Blue Devil Golf Course, The City agreed to defer 
dedication of Municipal Reserve as long as the golf course was accessible to the public. In 
2009, when the golf course began to operate as a private course, the cash-in-lieu was paid to 
address the outstanding reserve commitment. 
 
As such, the Municipal Reserve requirement has already been met, therefore no additional land 
dedication is required. 
 
Administration encouraged the applicant to provide additional Municipal Reserve dedication in 
the form of centrally-located open space as part of their submission, which the applicant 
declined to provide. The applicant instead proposed an open space at the northern tip of the 
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development, which Administration could not support due to access and area standards for 
parks and open spaces. 
 
Density 
 
The plan anticipates 308 new residential dwelling units to accommodate approximately 873 new 
residents.  
 
The Chaparral Area Structure Plan anticipated an overall residential density in Chaparral 
between 12 and 17 units per hectare (five to seven units per acre) with consideration for ranges 
above or below that intensity at the discretion of the Approving Authority. While the 
corresponding outline plan anticipates a density of only 20.5 units per gross developable 
hectare (8.3 units per acre), overall, Chaparral’s residential density is anticipated to increase 
from 10.7 units per hectare (4.3 units per acre) to 11.6 units per hectare (4.7 units per acre), 
which aligns with the ASP. 

Table 1: Density Requirements 

 Units per Hectare Units per Acre 

MDP minimum residential density 20 8 

ASP Requirement: Residential density 12-17 5.7 

Outline plan density 20.5 8.3  

Current Chaparral residential density 
excluding outline plan 

10.7 4.3 

Chaparral residential density including 
outline plan 

11.6 4.7 

 
Intensity 
 
The plan anticipates an intensity of 61 people and job per developable hectare (150 people and 
jobs per developable acre).  
 
Environmental Site Considerations 
 
No significant concerns were identified through the Environmental Site Assessment from the 
previous uses on a portion of the site relating to a railroad right-of-way and a sand/gravel 
operation. Minor remediation associated with those previous uses, as may be required, will be 
addressed through the normal processes with Alberta Environmental and Parks (AEP). 
The water table is considered relatively shallow at this site and in the Chaparral Valley Lands. 
The addition of fill material and the increased imperviousness with this proposed development is 
expected to reduce infiltration rates and limit recharge across the site which will reduce the 
existing shallow groundwater flow. The impact to groundwater flow on adjacent lands both down 
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gradient (Wolf Willow and the Blue Devil Golf Course) and up gradient (Chaparral Valley Lands 
to the west) is expected to be negligible. 
 
This development is within the flood fringe of the Bow River. The flood fringe is considered 
developable, as the risk of damages from river flooding is mitigated/reduced through building 
regulations and the Environmental Reserve setback. Primary living spaces are not constructed 
below the 1:100 river flood elevation. 
 
Transportation 
 
Access to the plan area is available from 194 Avenue SE which is classified as an Arterial 
Street, via the future signalized intersection at the new Meadows Gate SE. An emergency 
access is proposed to Chaparral Valley Boulevard SE, this will also provide active mode 
connection.  There is an existing private golf course road along the east boundary of the plan 
area, direct access to the golf course road from the plan area is prohibited. 
 
A Transportation Impact Assessment was received in support of the land use application.  The 
Transportation Impact Assessment identified the proposed density can be supported by the 
surrounding road network.  
 
The plan area is currently serviced by Calgary Transit Route 444 Chaparral Valley / Walden with 
service every 20 minutes in the peak hours. There nearest bus stop is directly west of the plan 
area on Chaparral Valley Boulevard SE. A future bus stop is planned directly adjacent to the site 
on 194 Avenue SE. There is an existing 3.0m Regional Pathway along 194 Avenue SE that 
provides cycling connections to Fish Creek Park and the Rotary Mattamy Greenway.  
 
Utilities and Servicing 
 
Water Infrastructure  
 
Water servicing is proposed to be provided through connections to the existing water main 
located adjacent to the site to the south along 194 Avenue SE which is adequately sized to 
support the proposed development.  
 
Sanitary Infrastructure  
 
Sanitary servicing is proposed to be provided through a connection to the existing trunk sewer 
that runs along the west boundary of the site. Capacity is available within the existing system for 
the proposed development. 
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Storm Infrastructure  
 
Storm servicing is proposed within their Staged Master Drainage Plan to be provided through 
the construction of on-site stormwater management ponds with controlled discharge to the 
existing storm sewer main located adjacent to the site in 194 Avenue SE. In addition to 
capturing all surface drainage from within the plan boundaries, the system is also designed to 
accept and manage the existing surface and pipe drainage that is being discharged to this site 
from the existing Chaparral Valley community that is adjacent to the west.  
 
Drainage 
 
The Staged Master Drainage Plan has been approved by Water Resources. A hydrogeological 
report was submitted by WestCreek Developments in October 2019 by Waterline Resources 
Inc. and was peer reviewed by EXP as a third party due diligence review. The result of the study 
was that the addition of fill material, imperviousness and management of on-site surface 
rainwater runoff with the proposed development will reduce infiltration rates and recharge 
reducing the existing groundwater flow through the shallow groundwater system. EXP’s review 
agreed with the findings that no negative impact on groundwater conditions is expected for the 
adjacent Chaparral Valley lands located to the west with the addition of this development. 
 
Climate Resilience 
 
The applicant has not identified any climate resilience measures as part of this outline plan. 
Further opportunities to align future development on this site with applicable climate resilience 
strategies may be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication 
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and noticed posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
The Chaparral Community Association was circulated as part of this application and responded 
with a letter of opposition on 2019 January 28 (Attachment 4). An updated letter from the 
Community Association was not provided. 
 
Administration received 56 letters of opposition from area residents. Planning-related concerns 
were primarily focused around traffic congestion in the area, the high-water table, flooding from 
river and snow melting; and lack of open spaces and schools. 
 
Administration considered the relevant planning issues and deemed the proposal appropriate. 
 
The applicant conducted community consultation as part of the application which included 
hosting three open houses on 2018 June 26, 2019 February 28, and 2019 September 03. 
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The applicant also provided a postcard drop to nearby residents, project updates to the 
Chaparral Community Association, Chaparral Lake Residents Association, and subscribed 
citizens via email. An Engagement Summary submitted by the applicant provides an overview of 
engagement conducted throughout the project (Attachment 5). 
 
Based on feedback from early engagement with residents, the applicant moved the stormwater 
pond to the north portion of the site, which reduced the number of existing Chaparral Valley 
residences that will back onto new residences in Chaparral Meadows.  
 
The applicant also changed their proposed multi-residential development site from Multi-
Residential – Low Profile (M-1) District, which allows for apartment style development, to Multi-
Residential – At Grade District, based on Chaparral Valley resident’s concerns about the built 
form that were heard during public engagement. 
 
Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission's 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014)  
 
The recommendation by Administration in this report has considered and is aligned with the 
policy directions of the South Saskatchewan Regional Plan which directs population growth in 
the region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
application builds on the principles of the Interim Growth Plan by means of promoting efficient 
use of land, regional infrastructure, and establishing strong, sustainable communities. 
 
Intermunicipal Development Plan for the Municipal District of Foothills and the Calgary 
(2017) 
 
The site is subject to the Intermunicipal Development Plan for the Municipal District of Foothills 
and the Calgary (IDP) and as such the application was circulated to the Municipal District of 
Foothills for comment in accordance with the requirements of the IDP. A response was received 
on 2019 March 01 indicating no objections with the application. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/s/2018-10-04-CMRB-IGP-Approved-Version-REDUCED.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=GTTrAeeeysG&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=GTTrAeeeysG&msgAction=Download
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Municipal Development Plan (Statutory – 2009) 
 
The subject site is identified as Planned Greenfield with Area Structure Plan Area on Map 1: 
Urban Structure in the MDP. The MDP identifies that specific policies will be identified through 
the local area plan. This application provides opportunities for a range of housing that takes 
advantage of existing infrastructure and amenities in Chaparral and the surrounding areas, 
supporting MDP objective 2.2: shaping a more compact urban form. 
 
Climate Resilience Strategy (2018)  
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
specific actions that address objectives of this plan. Further opportunities to align development 
of this site with applicable climate resilience strategies may be explored and encouraged at 
subsequent development approval stages. 
 
Chaparral Area Structure Plan (Statutory – 1988) 
 
The subject site is located within the Private Recreational Facility (Golf Course) Area on Map 1: 
Land Use / Transportation of the Chaparral Area Structure Plan (ASP). An amendment to the 
ASP to change the land use category of the subject site from Private Recreational Facility (Golf 
Course) to Residential Area is required to accommodate the proposal (Attachment 4). 
 
The Residential Area is intended for residential development with an overall residential density 
in Chaparral between 12 and 17 units per hectare (five to seven units per acre). The proposed 
amendment would increase Chaparral’s overall residential density from 10.7 units per hectare 
(4.3 units per acre) to 11.6 units per hectare (4.7 units per acre). 
 
Social, Environmental, Economic (External)  
 
The recommended land uses allow for a range of residential housing types with at-grade 
entrances to accommodate the housing needs of different age groups, lifestyles and 
demographics. 
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There is currently no impact to the current operating budget. As development proceeds, the 
provision of City services such as roads, transit, and parks maintenance would have an 
operating budget impact at such time as they are provided. The projected operating costs for 
this development during 2019-2022 have been included in the One Calgary 2019-2022 Service 
Plans and Budgets. 
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/mdp-maps.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/mdp-maps.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=UTTrAcssscW&msgAction=Download
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Current and Future Capital Budget 
 
There is no impact to the current capital budget as a result of this report. The capital investment 
required to construct and upgrade the required local infrastructure will be funded by the 
developer. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
Chaparral Area Structure Plan, as amended, and will allow for additional residential 
development in the form of single detached, semi-detached, rowhouses and low profile multi-
residential in the community of Chaparral. 
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1. The Chaparral Area Structre Plan attached to and forming Part of Bylaw 14P88, as 

amended, is herby further amended as follows: 

(a) Amend Map 1 entitled ‘Land Use/ Transportation Plan’, by changing 16.07 
hectares ± (39.72 acres ±) located at 2100 – 194 Avenue SE (Plan 1112999, 
Block 1, Lot 4) from ‘Private Recreational Facility (Golf Course)’ to ‘Residential’ 
as generally illustrated in the sketch below: 
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Outline Plan in Chaparral (Ward 14) at 2100 – 194 Avenue SE, LOC 2018-0256(OP) 
 
EXECUTIVE SUMMARY   
 
This outline plan application was submitted by B&A Planning Group on behalf of the landowner 
SFGL CORP, managed by WestCreek Developments on 2018 November 20. The application 
proposes to redesignate approximately 15.69 hectares (38.55 acres) of land in the southeast 
community of Chaparral, which has been proposed to be called the neighbourhood of Chaparral 
Meadows. Specifically, the application provides for: 
 

 an anticipated 308 residential units with a maximum of 493 units; 

 an anticipated density of 20.5 residential units per hectare (8.3 units per acre); aligning 
with the overall density for Chaparral within the Chaparral Area Structure Plan; 

 an anticipated intensity of 61 people and jobs per gross developable hectare; 

 approximately 3.71 hectares (9.17 acres) of Special Purpose – City and Regional 
Infrastructure (S-CRI) for a public utility lot; and 

 the location of future local roadways, utilities and services.  
 
The proposed outline plan serves to implement the policies of the Municipal Development Plan 
and the Chaparral Area Structure Plan and supports the efficient utilization of land and 
infrastructure by providing a framework for the future subdivision of new residential districts as 
recommended in the associated land use application (CPC2020-0111). 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the proposed outline plan located at 2100 – 194 
Avenue SE (Plan 1112999, Block 1, Lot 4) to subdivide 15.69 hectares ± (38.55 acres ±) with 
conditions (Attachment 1). 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
On 2018 November 20, B&A Planning Group submitted the application on behalf of the 
landowner SFGL CORP, managed by WestCreek Development. The Applicant’s Submission 
can be found in Attachment 3. 
 
The community of Chaparral consists of two neighbourhoods: Chaparral and Chaparral Valley, 
located to the east of Chaparral. This application and the concurrent land use and policy 
amendment (CPC2020-1111) proposes a new neighbourhood, to the east of Chaparral Valley 
and to the west of the Blue Devil Golf Course, with a tentative name of Chaparral Meadows. 
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In 2002 at the time of subdivision of The Blue Devil Golf Course, The City agreed to defer 
dedication of Municipal Reserve as long as the golf course was accessible to the public. In 
2009, when the golf course began to operate as a private course, the cash-in-lieu was paid to 
address the outstanding reserve commitment. 
 
As such, the Municipal Reserve requirement for this application has already been met, therefore 
no additional land dedication is required.  
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Location Maps 
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Site Context 
 
The subject site is located in the community of Chaparral, south of Stoney Trail SE and east of 
Macleod Trail SE. The site consists of one undeveloped triangular parcel located north of 194 
Avenue SE and east of Chaparral Valley Drive SE and is approximately 15.69 hectares (38.55 
acres) in size. The site has a five metres elevation difference with the high point situated in the 
southwestern portion of the site. 
 
Surrounding development primarily consists of single detached dwellings and townhouse 
development. Chaparral Valley, a neighbourhood in the community of Chaparral, is located to 
the west of the plan area.  
 
The Blue Devil Golf Club is located to the northeast with the Bow River and Fish Creek 
Provincial Park beyond the golf course to the north and east, respectively. The developing 
community of Wolf Willow is located to the south, across 194 Avenue SE. An access road for 
the Blue Devil Golf Club is located along the eastern boundary of the subject site and will be 
upgraded to continue to provide access to the golf course. Vehicular access to the subject site 
will be via 194 Avenue SE.  
 
The former BFI Landfill is located to the southeast of the subject site; however, the subject site 
is located outside of the landfill setback.  
  

SUBJECT SITE  



Page 5 of 12 
Item # 7.2.7 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2020-1105 
2020 October 15   
 

Outline Plan in Chaparral (Ward 14) at 2100 – 194 Avenue SE, LOC 2018-0256(OP) 

 

 Approval(s): K. Froese concurs with this report. Authors: B. Harder and C. Chan 

 

As identified in Figure 1, the community of Chaparral reached its peak population in 2016. 
 

Figure 1: Community Peak Population 

Chaparral 

Peak Population Year 2016 

Peak Population 13,013 

2019 Current Population 12,654 

Difference in Population (Number) -359 

Difference in Population (Percent) -2.8% 

                             Source: The City of Calgary 2019 Civic Census. 
 
Additional demographic and socio-economic information may be obtained online through the 
Chaparral community profile.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed outline plan (Attachment 2), along with the associated land use redesignation and 
policy amendment (CPC2020-1111) will enable a range of low-density residential development 
along with multi-residential development with at-grade unit access. 
 
Land Use 
 
The existing Special Purpose – Recreation (S-R) District is intended to accommodate a range of 
indoor and outdoor uses. 
 
This application proposes to redesignate the subject site from Special Purpose – Recreation 
(S-R) District to: 
 

Land Use Hectares Acres 

Residential – One Dwelling (R-1s) 1.58 3.90 

Residential – Low Density Mixed Housing (R-G and R-Gm) 6.69 16.53 

Multi-Residential – At Grade Housing (M-G) District  3.14 7.76 

Special Purpose – City and Regional Infrastructure (S-CRI) District 4.19 10.35 

 
The R-1s, R-G and R-Gm Districts will accommodate a range of low-density residential 
development in the form of single detached, semi-detached, duplex and rowhouse 
development. Single-detached development is anticipated in the R-1s and R-G Districts. 
  

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Chaparral-Profile.aspx
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Subdivision Design 
 
As the subject area is constrained from the north, west and east, there are limited street 
configurations that could be considered as part of this development.  
 
Development will be accessed from 194 Avenue SE and generally follows a modified grid street 
pattern with both laned and non-laned low density residential. A dry storm pond is located at the 
southeast corner of the site while the larger storm pond is located at the north tip of the site. 
Locating the storm pond at the northern tip of the site limits the number of existing houses in 
Chaparral Valley that will back on to the new residential development to approximately 13 
houses. 
 
The R-1s District will be located on the western edge of the site, to provide a similar interface of 
single-detached dwellings to that of the existing single detached dwellings located to the west of 
the site in Chaparral Valley. Multi-residential development in the form of the M-G District which 
provides all units with direct pedestrian access at-grade and provides outdoor space for social 
interaction will be located at the southwest corner of the site. 
 
The R-Gm District is anticipated to be developed as rowhouses and will provide a transition 
between R-G development and M-G development. 
 
A walking path will be located along the Public Utility Line on the western boundary of the 
subdivision and will connect to Wolf Willow to the south and the greater regional pathway 
network. 
 
Municipal Reserve 
 
In 2002, at the time of subdivision of The Blue Devil Golf Course, The City agreed to defer 
dedication of Municipal Reserve (MR) as long as the golf course was accessible to the public. In 
2009, when the golf course began to operate as a private course, the cash-in-lieu was paid to 
address the outstanding reserve commitment. 
 
As such, the MR requirement has already been met, therefore no additional land dedication is 
required. 
 
Administration encouraged the applicant to provide additional MR dedication in the form of 
centrally-located open space as part of their submission, which the applicant declined to 
provide. The applicant instead proposed an open space at the northern tip of the development, 
which Administration could not support in this location due to access and area standards for 
parks and open spaces. 
 
Open Space and Pathway Network 
 
There is a regional pathway on the north side of 194 Avenue SE, along the south boundary of 
the outline plan area, providing connections to adjacent regional public open spaces. 
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An existing Public Utility Lot, approximately 10 metres wide, is located along the eastern 
boundary of Chaparral Valley and will be expanded by an additional 15 metres as part of this 
proposal, creating an approximately 25 metre wide utility corridor between the proposed 
neighbourhood of Chaparral Meadows and the existing neighbourhood of Chaparral Valley. The 
utility corridor will accommodate a pathway that connects to the existing regional pathway 
system and to the stormpond area north of the site. 
 
Density 
 
The plan anticipates 308 new residential dwelling units to accommodate approximately 873 new 
residents.  
 
The Chaparral Area Structure Plan anticipated an overall residential density in Chaparral 
between 12 and 17 units per hectare (five to seven units per acre) with consideration for ranges 
above or below that intensity at the discretion of the Approving Authority. While the 
corresponding outline plan anticipates a density of only 20.5 units per gross developable 
hectare (8.3 units per acre), overall, Chaparral’s residential density is anticipated to increase 
from 10.7 units per hectare (4.3 units per acre) to 11.6 units per hectare (4.7 units per acre), 
which aligns with the ASP. 
 

Table 1: Density Requirements 

 Units per Hectare Units per Acre 

MDP minimum residential density 20 8 

ASP Requirement: Residential density 12-17 5.7 

Outline plan density 20.5 8.3  

Current Chaparral residential density 
excluding outline plan 

10.7 4.3 

Chaparral residential density including 
outline plan 

11.6 4.7 

 
Intensity 
 
The plan anticipates an intensity of 61 people and job per developable hectare (150 people and 
jobs per developable acre).  
 
Development and Site Design 
 
There are currently no active applications for new buildings on the subject site. 
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Environmental Site Considerations 
 
No significant concerns were identified through the Environmental Site Assessment from the 
previous uses on a portion of the site relating to a railroad right-of-way and a sand/gravel 
operation. Minor remediation associated with those previous uses, as may be required, will be 
addressed through the normal processes with Alberta Environmental and Parks (AEP). 
 
The water table is considered relatively shallow at this site and in the Chaparral Valley Lands. 
The addition of fill material and the increased imperviousness with this proposed development is 
expected to reduce infiltration rates and limit recharge across the site which will reduce the 
existing shallow groundwater flow. The impact to groundwater flow on adjacent lands both down 
gradient (Wolf Willow and the Blue Devil Golf Course) and up gradient (Chaparral Valley Lands 
to the west) is expected to be negligible. 
 
This development is within the flood fringe of the Bow River. The flood fringe is considered 
developable, as the risk of damages from river flooding is mitigated/reduced through building 
regulations and the Environmental Reserve setback. Primary living spaces are not constructed 
below the 1:100 river flood elevation. 
 
Transportation 
 
Access to the plan area is available from 194 Avenue SE which is classified as an Arterial 
Street, via the future signalized intersection at the new Meadows Gate SE. An emergency 
access is proposed to Chaparral Valley Boulevard SE, this will also provide active mode 
connection.  There is an existing private golf course road along the east boundary of the plan 
area, direct access to the golf course road from the plan area is prohibited. 
 
A Transportation Impact Assessment was received in support of the land use application.  The 
Transportation Impact Assessment identified the proposed density can be supported by the 
surrounding road network.  
 
The plan area is currently serviced by Calgary Transit Route 444 Chaparral Valley / Walden with 
service every 20 minutes in the peak hours. There nearest bus stop is directly west of the plan 
area on Chaparral Valley Boulevard SE. A future bus stop is planned directly adjacent to the site 
on 194 Avenue SE. There is an existing 3.0m Regional Pathway along 194 Avenue SE that 
provides cycling connections to Fish Creek Park and the Rotary Mattamy Greenway.  
 
Utilities and Servicing 
 
Water Infrastructure  
 
Water servicing is proposed to be provided through connections to the existing water main 
located adjacent to the site to the south along 194 Avenue SE which is adequately sized to 
support the proposed development.  
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Sanitary Infrastructure  
 
Sanitary servicing is proposed to be provided through a connection to the existing trunk sewer 
that runs along the west boundary of the site. Capacity is available within the existing system for 
the proposed development. 
 
Storm Infrastructure  
 
Storm servicing is proposed within their Staged Master Drainage Plan to be provided through 
the construction of on-site stormwater management ponds with controlled discharge to the 
existing storm sewer main located adjacent to the site in 194 Avenue SE. In addition to 
capturing all surface drainage from within the plan boundaries, the system is also designed to 
accept and manage the existing surface and pipe drainage that is being discharged to this site 
from the existing Chaparral Valley community that is adjacent to the west.  
 
Drainage 
 
The staged master drainage plan has been approved by Water Resources. A hydrogeological 
report was submitted by WestCreek Developments in October 2019 by Waterline Resources 
Inc. and was peer reviewed by EXP as a third party due diligence review. The result of the study 
was that the addition of fill material, imperviousness and management of on-site surface 
rainwater runoff with the proposed development will reduce infiltration rates and recharge 
reducing the existing groundwater flow through the shallow groundwater system. EXP’s review 
agreed with the findings that no negative impact on groundwater conditions is expected for the 
adjacent Chaparral Valley lands located to the west with the addition of this development. 
 
Climate Resilience 
 
The applicant has not identified any climate resilience measures as part of this outline plan. 
Further opportunities to align future development on this site with applicable climate resilience 
strategies may be explored and encouraged at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and noticed posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
The Chaparral Community Association was circulated as part of this application and responded 
with a letter of opposition on 2019 January 28 (Attachment 6). 
 
Administration received 56 letters of opposition from area residents. Planning-related concerns 
were primarily focused around traffic congestion in the area, the high water table, flooding from 
river and snow melting; and lack of open spaces and schools. Administration considered the 
relevant planning issues and deemed the proposal appropriate. 
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The applicant conducted community consultation as part of the application which included 
hosting three open houses on 2018 June 26, 2019 February 28, and 2019 September 3. The 
applicant also provided a postcard drop to nearby residents, project updates to the Chaparral 
Community Association, Chaparral Lake Residents Association, and subscribed citizens via 
email. An Engagement Summary submitted by the applicant provides an overview of 
engagement conducted throughout the project (Attachment 7). 
 
Based on feedback from early engagement with residents, the applicant moved the stormwater 
pond to the north portion of the site, which reduced the number of existing Chaparral Valley 
residences that will back onto new residences in Chaparral Meadows. The applicant also 
changed their proposed multi-residential development from Multi-Residential – Low Profile (M-1) 
District, which allows for apartment style development, to Multi-Residential – At Grade District, 
based on Chaparral Valley resident’s concerns about the built form that were heard during 
public engagement. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy directions of the South Saskatchewan Regional Plan which directs population growth in 
the region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
application builds on the principles of the Interim Growth Plan by means of promoting efficient 
use of land, regional infrastructure, and establishing strong, sustainable communities. 
 
Intermunicipal Development Plan for the Municipal District of Foothills and the Calgary 
(2017) 
 
The site is subject to the Intermunicipal Development Plan for the Municipal District of Foothills 
and the Calgary (IDP) and as such the application was circulated to the Municipal District of 
Foothills for comment in accordance with the requirements of the IDP. A response was received 
on 2019 March 1 indicating no objections with the application. 
 
Municipal Development Plan (Statutory - 2009) 
 
The subject site is identified as Planned Greenfield with Area Structure Plan Area on Map 1: 
Urban Structure in the MDP. The MDP identifies that specific policies will be identified through 
the local area plan. This application provides opportunities for a range of housing that takes 
advantage of existing infrastructure and amenities in Chaparral and the surrounding areas, 
supporting MDP objective 2.2: shaping a more compact urban form. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/s/2018-10-04-CMRB-IGP-Approved-Version-REDUCED.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=GTTrAeeeysG&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=GTTrAeeeysG&msgAction=Download
https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/mdp-maps.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/mdp-maps.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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Climate Resilience Strategy (2018) 
 
The Climate Resilience Strategy identifies programs and actions intended to reduce Calgary’s 
greenhouse gas emissions and mitigate climate risks. This application does not include any 
specific actions that address objectives of this plan. Further opportunities to align development 
of this site with applicable climate resilience strategies may be explored and encouraged at 
subsequent development approval stages. 
 
Chaparral Area Structure Plan (Statutory – 1988) 
 
The subject site is located within the Private Recreational Facility (Golf Course) Area on Map 1: 
Land Use / Transportation of the Chaparral Area Structure Plan (ASP). An amendment to the 
ASP to change the land use category of the subject site from Private Recreational Facility (Golf 
Course) to Residential Area is required to accommodate the proposal (CPC2020-1111). 
 
The Residential Area is intended for residential development with an overall residential density 
in Chaparral between 12 and 17 units per hectare (5 to 7 units per acre). The proposal would 
increase Chaparral’s residential density from 10.7 units per hectare (4.3 units per acre) to 11.6 
units per hectare (4.7 units per acre). 
 
Social, Environmental, Economic (External)  
 
The recommended land use allows for the provision of a range of housing types to 
accommodate the housing needs of different age groups, lifestyles and demographics. 
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There is currently no impact to the current operating budget. As development proceeds, the 
provision of City services such as roads, transit, and parks maintenance would have an 
operating budget impact at such time as they are provided. The projected operating costs for 
this development during 2019-2022 have been included in the One Calgary 2019-2022 Service 
Plans and Budgets. 
 
Current and Future Capital Budget 
 
There is no impact to the current capital budget as a result of this report. The capital investment 
required to construct and upgrade the required local infrastructure will be funded by the 
developer. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=UTTrAcssscW&msgAction=Download
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REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
Chaparral Area Structure Plan, as amended, and will allow for additional residential 
development in the form of single detached, semi-detached, rowhouses and low profile multi-
residential in the community of Chaparral.  

 
ATTACHMENT(S) 
1. Conditions of Approval 
2. Proposed Outline Plan 
3. Applicant’s Submission 
4. Subdivision Data Sheet 
5. Proposed Land Use District Map 
6. Community Association Letter 
7. Applicant’s Engagement Summary 
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The following Conditions of Approval shall apply:  
 
Subdivision Services: 
 
1. If applicable, prior to approval of the initial Tentative Plan, the special conditions 

addressing the formation and maintenance/financial responsibilities of the Residents 
Association shall be applied as a condition of subdivision approval to the satisfaction of 
the Approving Authority. 

 
2. Prior to affected Tentative Plan approval (and submission of construction drawings), the 

proposed community and street names be submitted to the satisfaction of the 
Subdivision Authority. 

 
3. Municipal Reserves are not owing. Compensation for over-dedication of reserves is 

deemed to be $1. 
 
4. If the total area for Roads & Public Utility Lot dedication is over 30%, note that 

compensation in the order of $1 for over dedication is deemed to be provided. 
 
5. Condition and determine if a Residents Association shall be comprised of all residents in 

the community and if so, all impacted titles within the plan area shall have an 
encumbrance identifying the financial and maintenance responsibility of said parcels to 
the Residents Association, registered against the titles concurrent with the 
registration of the final instrument. 

 
6. The Standard City of Calgary Party Wall Agreement regarding the creation of separate 

parcels for semi-detached / townhouses / rowhouse units shall be executed and 
registered against the titles concurrently with the registration of the final instrument. 

 
7. The Developer shall submit a density phasing plan with each Tentative Plan submission, 

showing the proposed phasing within the Outline Plan area and the projected number of 
dwelling units within each phase to demonstrate compliance with the minimum required 
densities of the Area Structure/Community Plan and Municipal Development Plan prior 
to approval of the Tentative Plan. A tentative plan for a specific phase may have lower 
minimum densities provided it demonstrates how the anticipated build-out of the 
approved Outline Plan will comply with the MDP. 

 
Development Engineering: 
 
8. All technical details and reports associated with this Outline Plan have been accepted on 

a conditional basis referencing the guidelines and standards of the day.  The Developer 
is responsible to update all such details and reports as may be required at the time of 
development/construction to reflect the applicable requirements at that time.  The 
Developer is responsible to ensure all infrastructure can be constructed in accordance 
with the applicable standards and regulations at the time of development.  If such an 
update impacts the layout during the review of the detailed engineering construction 
drawings, it is the Developer’s responsibility to accommodate the required changes 
within their plan, or apply for an amendment to the Outline Plan for the affected portions 
if a significant change is necessary.   
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9. This Outline Plan contains one or more ponds to manage stormwater. The Staged 
Master Drainage Plan (SMDP) developed for this Outline Plan has an expiry date of 5 
years from the date of the Outline Plan approval because guidelines, standards, and 
regulations may change from time to time. If subdivision and construction of any given 
pond and its associated catchment area does not commence within 5 years of approval, 
the Developer shall be required to update the SMDP as may be deemed appropriate, to 
the satisfaction of the Manger of Infrastructure Planning. If such an update impacts the 
layout or size of the ponds, it is the Developer’s responsibility to accommodate the 
required changes within their plan, or apply for an amendment to the Outline Plan for the 
affected portions if necessary.  

 
Please note that until City-wide volume control targets are finalized through the 
stormwater target studies, it is advised that the applicant be flexible with the design of 
the storm ponds to consider a 40 mm runoff volume target which may be applied in the 
future at the time of development. Low Impact Development and stormwater source 
control is recommended. 

 
10. Prior to approval of the affected Tentative Plan(s), review and provide updated 

overall grading and drainage details for the existing and proposed PUL along the west 
boundary of the plan area.  Updated plans and cross sections shall reflect the locations 
of underground utilities (existing and future) and adjust the location of the concrete swale 
and proposed storm sewer as may be required to eliminate any potential conflicts for 
future access/excavation of the utilities. 

 
Positive overland drainage to a public road or stormwater pond is required for the entire 
utility corridor (within the plan area). A concrete swale(s) is required to capture and 
redirect drainage from the adjacent proposed residential lots, as well as all existing lots 
to the west. Provide a minimum slope of 2% across the PUL to capture and direct water 
from existing lots to the swale(s). 

 
11. Prior to approval of the first Tentative Plan or Development Permit application 

(including Stripping and Grading) the applicant shall arrange to have a public 
Overland Drainage Easement Agreement executed and registered for the flow of 
stormwater onto Lot 2 Block 1 Plan 0311051 to accommodate the overland escape 
drainage requirements for the storm ponds. Submit a copy of the executed Overland 
Drainage Easement and the certificate of title showing the registration of the agreement. 
Contact the Development Engineering Generalist for a copy of the agreement. 

 
12. Prior to approval of the first Tentative Plan or Development Permit application 

(including Stripping and Grading) the applicant shall provide a signed Letter of 
Commitment indicating that the recommendations related to management of unsuitable 
fill material outlined in McIntosh-Lalani’s 2019 Geotechnical Report titled “Chapparal 
Meadows.” (Prepared for WestCreek Developments Ltd.), will be adhered to.  All 
information submitted will be reviewed to the satisfaction of The City of Calgary 
(Environmental and Safety Management). 
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13. If during construction of the development, the developer, the owner of the titled parcel, or 
any of their agents or contractors becomes aware of any contamination,  

 
a. the person discovering such contamination must immediately report the 

contamination to the appropriate regulatory agency including, but not limited to, 
Alberta Environment and Sustainable Resource Development, the Alberta Health 
Services and The City of Calgary (311).  

 
b. on City of Calgary lands or utility corridors, the City’s Environmental Risk & 

Liability group must be immediately notified (311).   
 
14. Prior to endorsement of the affected legal plans, submit documentation 

demonstrating that the existing utility right-of-way 1956JK have been fully discharged 
and affected utilities have been removed and/or relocated. All submitted documentation 
shall be to the satisfaction of the Development Engineering Generalist. 

 
15. Prior to endorsement of the affected final instrument, execute an Emergency 

Access Agreement with the City of Calgary that will be registered over the multi-
residential lot(s) along the south boundary of the plan (Servient Lands) in favor of 194 
Avenue SE (Dominant Lands).  The agreement and registerable access right of way plan 
shall be to the satisfaction of the Manager, Infrastructure Planning and the City Solicitor.  
A standard template for the agreement and an Instruction Document will be provided by 
the Development Engineering CPAG Generalist.  Submit an original copy of the 
executed agreement along with the certificate of title(s) and corporate registry search.  
The executed agreement is to be registered on title concurrent with the registration of 
the final instrument. 

 
 Please note that this agreement is to provide an additional emergency access route into 

the community though the multi-residential site. This will be registered as a blanket 
easement until such time as a route through the site can be confirmed.  The site shall be 
designed in such a way as to integrate the emergency access as a multi-purpose facility 
to ensure it gets adequate maintenance at all times. 

 
16. Throughout the phases construction of the development, each construction phase must 

meet the minimum fire access standards in place at the time of development. Any group 
of dwelling units of 100 or more requires 2 accesses. Furthermore, if the primary road to 
access the plan is longer than 120m, an emergency access road is required. If the road 
to access the plan area is longer than 200m, a secondary public access road is required. 

 
17. The parcels shall be developed in accordance with the development restriction 

recommendations outlined in the following report(s): 
 

 Geotechnical Report, prepared by McIntosh-Lalani Engineering Ltd. (File Number 
M-L8676), dated September 13, 2019 and any associated updated versions of 
this report.  

 Hydrogeological Assessment report, prepared by Waterline Resources Inc. (File 
Number 3205-19-001), dated October 15, 2019 and any associated updated 
versions of this report. 
 

Please note: A peer review of the Hydrogeological Assessment Report, prepared by 
Waterline Resources Inc. (File Number 3205-19-001), dated October 15, 2019 and the 
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Geotechnical Report, Chaparral Meadows (McIntosh and Lalani Engineering Ltd., 2019 
Sept 13) have been completed by EXP and the recommendations and conclusions in the 
reports must be followed by the applicant, WestCreek Developments Ltd. The peer 
review was done in three phases:  
 

1. 3rd Party Review of Chaparral Meadows Hydrogeological Assessment Report 
Phase 1 - Initial Assessment Review (EXP, 2020 Mar. 10) 

2. Phase 2 – Preliminary Assessment Review (EXP, 2020 Mar. 12) 
3. Phase 3 – Final Assessment Review (EXP, 2020 Sept 18).  

 

Waterline Resources Inc. responded to the first two reviews with Waterline Resources 
Inc.'s (WL) Supplemental Information Request Response letter, dated June 5, 2020. 
EXP reviewed the response and prepared the Phase 3 letter which The City reviewed 
and accepted. The third party due diligence review basically agreed with the overall 
conclusions found in the report by Waterline Resources Inc. The technical responses 
requested by EXP confirmed Waterline’s technical approaches and rationale for their 
inclusion or exclusion of certain data in the groundwater characterizations and impact 
determination. EXP did not disagree with Waterline’s “no Impact” assessment of 
potential impacts of the project on groundwater within the Chaparral Valley Lands to the 
west. 

 
18. Servicing arrangements shall be to the satisfaction of the Manager Infrastructure 

Planning, Water Resources.  Install water mains and hydrants, storm, sanitary sewer 
mains in accordance with the City of Calgary design guidelines and specifications. The 
site is located within the Pine Creek Pressure Zone. Water Network Design and 
preliminary grading for the site shall be submitted for review and approval by Water 
Resources prior to approval of the first Tentative Plan or Development Permit 
application. 

 
19. Separate service connections to a public main shall be provided for each proposed lot 

(including strata lots).  
 
20. The Development shall accommodate all existing drainage that is entering the site from 

the adjacent lands, both overland and piped flows.  Details and location of the proposed 
manhole(s) to intercept the existing culverts under Chaparral Valley Drive SE are subject 
to review and approval by Water Resources.  Such installations may be permitted within 
the Public Utility Lots, but if necessary to avoid conflict with future infrastructure, the 
Developer shall locate the manhole(s) outside of the Public Utility Lot (and provide utility 
right-of-way as may be required). 

 
21. Off-site levies, charges and fees are applicable to the plan area.  Prior to endorsement 

of any subdivision Legal Plan and/or prior to release of a Development Permit, the 
Developer shall either pay the applicable off-site levies, charges and fees, or enter into 
an agreement to pay.  Contact the Infrastructure Strategist, Calgary Approvals 
Coordination for further information at 403-268-5782 or email Galina.Karadakova-
Mineva@calgary.ca. 

 
22. Prior to endorsement of any subdivision Legal Plan and/or prior to release of a 

Development Permit, the Developer shall execute a Development Agreement to 
construct all on-site and off-site public infrastructure (underground utilities, stormwater 
management facilities, roads, municipal reserves, public utility lots, etc.) necessary to 

mailto:Galina.Karadakova-Mineva@calgary.ca
mailto:Galina.Karadakova-Mineva@calgary.ca
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service the plan area as required by The City at the Developer’s expense.  The 
developer will be required to obtain all rights, permissions, easements or rights-of-way 
that may be required to facilitate these improvements. Contact the Infrastructure 
Strategist, Calgary Approvals Coordination for further information at 403-268-5782 or 
email Galina.Karadakova-Mineva@calgary.ca. 

 
23. Prior to endorsement of any subdivision Legal Plan and/or prior to release of a 

Development Permit, the Developer shall make satisfactory cost sharing arrangements 
with Genstar Development Company for part cost of the existing storm sewer and 
sanitary sewer installed in 194 Avenue SE that was constructed by Genstar 
Development Company under the Chaparral Phase 1 (DA2007-0018) subdivision. At the 
time of Development, when the designs are finalized and the Developer enter into a 
Development Agreement, the applicable cost sharing will be determined according to the 
final design and the standard practice. If the final servicing design details at the time of 
development do not connect to the sanitary and storm systems in 194 Avenue SE at the 
time the developer enters into a development agreement, this condition will be removed. 

 
24. Prior to endorsement of any subdivision Legal Plan and/or prior to release of a 

Development Permit, the Developer shall make satisfactory cost sharing arrangements 
with Westcreek Developments LTD. for part cost of the surface improvements and 
underground utilities in 194 Avenue SE that was constructed by Westcreek 
Developments LTD. under the Wolf Willow Phase 1 (DA2018-0025) subdivision. 

 
25. Prior to endorsement of any subdivision Legal Plan and/or prior to release of a 

Development Permit, the Developer shall make satisfactory cost sharing arrangements 
with Genstar Development Company for part cost of the existing storm sewer installed in 
Chaparral Valley Drive SE that was constructed by Genstar Development Company 
under the Chaparral Phase 1 (DA2007-0018) subdivision. Repayment is applicable for 
any boundary road regardless of whether it is used for access or not as per standard 
industry practice. 

 
26. Prior to endorsement of any subdivision Legal Plan and/or prior to release of a 

Development Permit, the Developer shall make satisfactory cost sharing arrangements 
with Westcreek Developments LTD. for part cost on a per hectare basis for the storm 
water management facility in Lot 1 in Block 1, Plan 071 5230 that was constructed by 
Westcreek Developments LTD. under the Wolf Willow Phase 1 (DA2018-0025) 
subdivision. 

 
Prior to endorsement of any subdivision Legal Plan and/or prior to release of a 
Development Permit, the Developer shall make satisfactory cost sharing arrangements 
with Genstar Development Company for part cost on a per hectare basis for the storm 
water management facility in Lot 153PUL in Block 3 that was constructed by Genstar 
Development Company under the Chaparral Phase 1 (DA2007-0018) subdivision. 
 

27. The developer, at its expense, but subject to normal oversize, endeavours to assist and 
boundary cost recoveries shall be required to enter into an agreement to: 

 
a) Install the offsite sanitary sewers, storm sewers and water mains and construct 

the offsite temporary and permanent roads required to service the plan area.  
The developer will be required to obtain all rights, permissions, easements or 
rights-of-way that may be required to facilitate these offsite improvements.  

mailto:Galina.Karadakova-Mineva@calgary.ca
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b) Construct the underground utilities and surface improvements within the 

boundary of the plan area. 
 

c) Construct the onsite and offsite storm water management facilities (wet pond, 
wetlands, swales, etc) to service the plan area according to the most current City 
of Calgary Standard Specifications Sewer Construction, Stormwater 
Management and Design Manual and Design Guidelines for Subdivision 
Servicing. 

 
d) Construct a wood screening fence, chain link fence, sound attenuation fence, 

whichever may be required, inside the property line of the residential lots where 
they abut Municipal Reserve, Environmental Reserve, Public Utility Lots, 
neighborhood/urban boulevards, arterial roads, etc. within and along the 
boundary of the plan area. 

 
e) Construct the Public Utility lots within the plan area, including the necessary 

drainage infrastructure to provide proper drainage for the lots in accordance with 
City of Calgary guidelines.  

 
f) Construct the local pathways within and along the boundaries of the plan area, to 

the satisfaction of the Director of Parks Development. 
 

g) Rehabilitate any portions of public and/or private land or infrastructure that are 
damaged as a result of this development, all to the satisfaction of The City of 
Calgary. 

 
28. Submit an electronic version of a Deep Fills Report to the Development Engineering 

Generalist for any subdivision or development applications that have fills in excess of 
2.0m, or if the proposed development will not have any fills in excess of 2.0m, submit a 
letter to that effect signed and sealed by a professional Geotechnical Engineer.  

 
The report must be prepared by a qualified Geotechnical Engineer under seal and permit 
to practice stamp to the satisfaction of the Geotechnical Engineer, Roads.  The report is 
to identify lots to be developed on fills in excess of 2.0m above original elevations within 
the Plan area.  The report must also state whether the lots to be developed on these fills 
will require any specific development restrictions.  

 
If required, a Development and Geotechnical Covenant may be registered against the 
affected lot(s), prohibiting the development of the lot(s), except in strict accordance with 
the development restriction recommendations in the Deep Fills Report. 

 
29. Prior to approval of the affected Tentative Plan(s) or Development Permit, submit 

an electronic version of a Slope Stability Report to the Development Engineering 
Generalist for any subdivision or development applications that have proposed grades in 
excess of 15%, or if the proposed development will not have any grades in excess of 
15%, submit a letter to that effect signed and sealed by a professional Geotechnical 
Engineer.  The report must be prepared by a qualified Geotechnical Engineer under seal 
and permit to practice stamp to the satisfaction of the Geotechnical Engineer, Roads. 
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If required, a Development and Geotechnical Covenant may be registered against the 
affected lot(s) prohibiting the development of the lot(s), except in strict accordance with 
the development restriction recommendations in the Slope Stability Report.  
 
Note:  This includes all back sloping areas on the east and west sides of the 
Development and sloping within and adjacent to the proposed storm ponds. 

 
30. Prior to issuance of any construction permissions, an Erosion and Sediment Control 

Report and Drawings for the development site shall be submitted to the satisfaction of 
the Manager of Infrastructure Planning.  The report and drawings shall follow the latest 
version of The City of Calgary Guidelines for Erosion and Sediment Control. 

 
31. No trees, shrubs, buildings, permanent structures or unauthorized grade changes are 

permitted within the utility rights-of-way. 
 
32. The potential pathway within the Public Utility Lot along the west side of the Outline Plan 

is to be designed and constructed to the satisfaction of the Director, Calgary Parks. This 
pathway (if applicable) will be operated and maintained by Parks. 

 
Transportation: 
 
33. Prior to endorsement of the applicable tentative plan, the developer shall make 

payment for the cost to upgrade the intersections of Macleod Trail / 194 Avenue S and 
Macleod Trail / 210 Avenue S based on the transportation impact assessment 
recommendations for the west and east Macleod area. The cost sharing contribution for 
the Macleod Trail intersections upgrades is proportional to the number of single-family 
lots and multi-family units (based on Outline Plan maximums). The Developer shall pay 
the City $357/ unit for its share of the intersection upgrades. 

 
34. Prior to Tentative Plan approval, the design and right-of-way requirements for 

roundabouts shall be approved to the satisfaction of the Director, Transportation 
Planning. The design requirements shall include, but not be limited to: 

 
a) Bus stops adjacent to roundabouts should be located outside the curb flares 

influence zone and along the curb lanes where there is on-street parking. 
b) A fastest path analysis.  
c) A sight lines analysis for roundabouts, as well as truck and transit sweep paths 

through all roundabouts shall be provided.  Transit buses shall not be required to 
mount the central truck apron in order to navigate the roundabout. 

d) All roundabouts in the plan area shall include bike ramps to facilitate cycling 
access through the roundabouts. 
 

35. In conjunction with the first tentative plan, the full length of the Golf Course access road 
and buffer zone shall be subdivided and consolidated with the Golf Course parcel. 
Access to the golf course parcel shall be provided to the satisfaction of the Director, 
Transportation Planning. 

 
36. No direct vehicular access shall be permitted to or from 194 Avenue SE; and a restrictive 

covenant shall be registered on all applicable titles concurrent with the registration of 
the final instrument to that effect at the Tentative Plan stage. 
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37. No direct vehicular access shall be permitted to or from the Golf Course Access Road; 
and a restrictive covenant shall be registered on all applicable titles concurrent with the 
registration of the final instrument to that effect at the Tentative Plan stage. 

 
38. No direct vehicular access shall be permitted to or from the curvature of the roundabout; 

and a restrictive covenant shall be registered on all applicable titles concurrent with the 
registration of the final instrument to that effect at the Tentative Plan stage. 

 
39. In conjunction with the applicable Tentative Plan, no direct vehicular access shall be 

permitted to collector roadways for all R-G residential lots.  Vehicular access shall be 
provided via rear lanes.  Restrictive covenant shall be registered on all applicable 
titles concurrent with the registration of the final instrument to that effect at the 
Tentative Plan stage. 

 
40. In conjunction with the applicable Tentative Plan or Development Permit, a noise 

attenuation study is required for the multifamily residential units adjacent to 194 Avenue 
SE, certified by a Professional Engineer with expertise in the subject of acoustics related 
to land use planning.  

 
41. In conjunction with the applicable Tentative Plan, collector standard roads (and below) 

shall be built to their full width to the satisfaction of the Director, Transportation Planning. 
 
42. In conjunction with the applicable Tentative Plan, detailed engineering drawings and 

turning templates shall be submitted and approved to the satisfaction of the Director, 
Transportation Planning for all roadways within the plan area, as well as boundary 
roads.  Construction drawing review may require changes to proposed right-of-way to 
meet the approved design. 

 
43. In conjunction with the applicable Tentative Plan, all roads and intersections within the 

plan area shall be located, designed, and constructed at the Developer’s sole expense 
to the satisfaction of the Director, Transportation Planning. 

 
44. In conjunction with the applicable Tentative Plan or Development Permit, access to 

multi-family and commercial sites shall be located and designed to the satisfaction of the 
Director, Transportation Planning. 

 
45. In conjunction with the applicable Tentative Plan or Development Permit, the Developer 

shall enter into a Construction Access Roads Agreement with Roads Maintenance. 
 
46. In conjunction with the applicable Tentative Plan or Development Permit, all community 

entrance features must be located outside the public right-of-way. 
 
Parks: 
 
47. The developer shall submit detailed Engineering Construction Drawings and Landscape 

Construction Drawings for the proposed storm pond to both Water Resources and Parks 
for review and approval Prior to the Endorsement of the affected tentative plan. 
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48. The developer shall submit Engineering and Landscape Construction Drawings for the 
PUL (S-CRI) along the west boundary of the plan area, including the proposed pathway 
within this corridor, to Parks for review and approval Prior to the Endorsement of the 
affected tentative plan. 

 
49. Construct all local and regional pathway routes within and along the boundaries of the 

plan area according to Parks’ Development Guidelines and Standard Specifications 
– Landscape Construction (current version), including setback requirements, to the 
satisfaction of the Director, Parks.  

 
50. Plant all public trees in compliance with the approved Landscape Construction Drawing 

for Boulevard and Median Tree Line Assignment. 
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 HECTARES ACRES 

GROSS AREA OF PLAN 15.00 37.07 

LESS: ENVIRONMENTAL RESERVE   

LESS: LAND PURCHASE AREA   

NET DEVELOPABLE AREA 15.00 37.07 

 

LAND USE 
(Residential) 

HECTARES ACRES # OF LOTS 
# OF UNITS  
(FOR MULTI 

RESIDENTIAL) 

R-G 4.14 10.23 120  

R-Gm 0.59 1.46 28  

R-1S 1.26 3.11 33  

M-G 2.38 5.87  126 

Total Residential 8.37 20.67 181 126 

(Non-Residential)     

 

 HECTARES ACRES % OF NET AREA 

ROADS (CREDIT) 2.92 7.22 19.47 

PUBLIC UTILITY LOT 3.71 9.17 24.73 

 

RESERVE HECTARES ACRES % OF NET AREA 

MR    

MSR    

MR (NON-CREDIT)    
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