
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

March 18, 2021, 1:00 PM
IN THE COUNCIL CHAMBER

Members

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

Councillor J. Gondek
Councillor E. Woolley

Commissioner M. Landry
Commissioner F. Mortezaee
Commissioner A. Palmiere

Commissioner C. Pollen
Commissioner J. Scott

Commissioner J. Sonego
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, 2021 March 04

5. CONSENT AGENDA

5.1. DEFERRALS AND PROCEDURAL REQUESTS

5.1.1. Deferral Request for CPC2020-0927 (DP2019-6254) to Calgary Planning
Commission no later than 2021 August 05, CPC2021-0337

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


5.2. BRIEFINGS
None

5.3. Road Closure and Land Use Amendment in Glendale (Ward 6) between 2620 Granville
Street SW and 2624 Granville Street SW, LOC2020-0170, CPC2021-0321

5.4. Road Closure and Land Use Amendment in Crescent Heights (Ward 7) adjacent to 1602 - 2
Street NW, 236 and 238 - 15 Avenue NW, LOC2020-0128, CPC2021-0328

6. POSTPONED REPORTS
(including related/ supplemental reports)

None

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

7.1. DEVELOPMENT ITEMS

7.1.1. Development Permit in the Beltline (Ward 8) at 507 – 11 Avenue SW, DP2020-
4338, CPC2021-0389

7.2. PLANNING ITEMS

7.2.1. Policy Amendment and Land Use Amendment in Springbank Hill (Ward 6) at 7440
– 26 Avenue SW, LOC2019-0162, CPC2021-0316

7.2.2. Policy Amendment, Land Use Amendment and Outline Plan in Shaganappi (Ward
8) at multiple addresses, LOC2020-0106, CPC2021-0191

7.2.3. Land Use Amendment in Highland Park (Ward 4) at 352 - 34 Avenue NE,
LOC2020-0189, CPC2021-0345

7.2.4. Land Use Amendment in Stonegate Landing (Ward 5) at 11576 Stonehill Drive NE,
LOC2020-0152, CPC2020-1404

7.2.5. Land Use Amendment and Outline Plan in Cornerstone (Ward 5) at 6221 Country
Hills Boulevard NE, LOC2020-0136, CPC2021-0350

7.3. MISCELLANEOUS ITEMS
None

8. URGENT BUSINESS

9. CONFIDENTIAL ITEMS

9.1. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES
None

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 5.1.1 Deferral Request for CPC2020-0927 (DP2019-6254) to 

Calgary Planning Commission no later than 2021 
August 05 - CPC2021-0337 

 
 CPC2020-0927 (DP2019-6254) was referred back to 

Administration to return no later than Q1 2021 in order to 
explore the following: 

 
1. Resolve access/egress condition details; 
2. Explore entry sequence into the residential 

project, seeking increased separation between 
commercial/fire and residential uses; 

3. Integrate the site with surrounding streets, 
pathways, and fire truck operations; 

4. Evaluate access conditions on 37 Street NW 
and/or the adjacent south site, and provide a 
comprehensive site access plan; 

5. Evaluate mechanisms for fire truck exit safety; 
and 

6. Explore opportunities for improved signal control 
at the 37 Street and 32 Avenue intersection, for 
implementation in conjunction with the proposed 
development. 

 
 In order to thoroughly explore all options associated with 

the referral and amend the proposal, Administration, on 
behalf of the applicant, is requesting a deferral of 
CPC2020-0927 to return no later than the 2021 August 
05 Calgary Planning Commission Meeting. 

 
 
 
 
ITEM NO.:  5.2 BRIEFINGS 
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ITEM NO.:  5.3 Jyde Heaven 
 
COMMUNITY: Glendale (Ward 6) 
 
FILE NUMBER: LOC2020-0170 (CPC2021-0321) 
 
PROPOSED CLOSURE: 0.02 hectares ± (0.05 acres ±) of road adjacent to 2620 

Granville Street SW and 2624 Granville Street SW 
 
PROPOSED REDESIGNATION: From: Undesignated Road Right-of-Way 
 
 To: Residential – Contextual One Dwelling (R-C1) 

District 
 
MUNICIPAL ADDRESS: Adjacent to 2620 Granville Street SW and 2624 

Granville Street SW 
 
APPLICANT: Tronnes Geomatics 
 
OWNER: The City of Calgary 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
 
 
ITEM NO.:  5.4 Courtney Stengel 
 
COMMUNITY: Crescent Heights (Ward 7) 
 
FILE NUMBER: LOC2020-0128 (CPC2021-0328) 
 
PROPOSED CLOSURE: 0.02 hectares ± (0.05 acres ±) of road adjacent to 1608 - 

2 Street NW, 236 and 238 - 15 Avenue NW 
 
PROPOSED REDESIGNATION: From: Undesignated Road Right-of-Way 
 
 To: Multi-Residential – Contextual Medium Profile 

(M-C2) District 
 
MUNICIPAL ADDRESS: Adjacent to 1608 - 2 Street NW, 236 and 238 - 15 

Avenue NW 
 
APPLICANT: The City of Calgary 
 
OWNER: The City of Calgary 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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DEVELOPMENT ITEMS 
 

ITEM NO.: 7.1.1 Colleen Renne-Grivell 
 
COMMUNITY: Beltline (Ward 8) 
 
FILE NUMBER: DP2020-4338 (CPC2021-0389) 
 
PROPOSED DEVELOPMENT: New: Multi-Residential Development, Retail and 

Consumer Service 
 
MUNICIPAL ADDRESS: 507 – 11 Avenue SW 
 
APPLICANT: Gibbs Gage Architects 
 
OWNER: HNC 500 Block I Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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PLANNING ITEMS 
 

ITEM NO.:  7.2.1 Joseph Yun 
 
COMMUNITY: Springbank Hill (Ward 6) 
 
FILE NUMBER: LOC2019-0162 (CPC2021-0316) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Springbank Hill Area Structure Plan 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District to accommodate a 

comprehensively planned multi-residential 
development 

 
MUNICIPAL ADDRESS: 7440 – 26 Avenue SW 
 
APPLICANT: B&A Planning Group 
 
OWNER: Ambrose University College Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
ITEM NO.:  7.2.2 Derek Pomreinke  
 
COMMUNITY: Shaganappi (Ward 8) 
 
FILE NUMBER: LOC2020-0106 (CPC2021-0191) 
 
PROPOSED OUTLINE PLAN: Subdivision of 5.36 hectares ± (13.23 acres ±) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Shaganappi Point Area 

Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: DC Direct Control District, Multi-Residential – 

Contextual Medium Profile (M-C2f1.5d140) 
District, Multi-Residential – Contextual Medium 
Profile (M-C2f1.5d165) District, and Special 
Purpose – School, Park and Community 
Reserve (S-SPR) District 

 
 To: Special Purpose – City and Regional 

Infrastructure (S-CRI) District, Special Purpose – 
School, Park and Community Reserve (S-SPR) 
District, Direct Control District to accommodate a 
variety of grade oriented and mid-rise housing 
forms 

 
MUNICIPAL ADDRESS: 1199 - 24 Street SW, 1200 - 26 Street SW, and 2500 

Bow Trail SW 
 
APPLICANT: Ground Cubed 
 
OWNER: Carma Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.3 Kelsey Cohen 
 
COMMUNITY: Highland Park (Ward 4) 
 
FILE NUMBER: LOC2020-0189 (CPC2021-0345) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

(R-C2) District 
 
 To: Multi-Residential – Contextual Low Profile 

(M-C1) District 
 
MUNICIPAL ADDRESS: 352 - 34 Avenue NE 
 
APPLICANT: NORR Architects Engineers Planners 
 
OWNER: The City of Calgary 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
 
 
ITEM NO.:  7.2.4 Evan Goldstrom 
 
COMMUNITY: Stonegate Landing (Ward 5) 
 
FILE NUMBER: LOC2020-0152 (CPC2020-1404) 
 
PROPOSED REDESIGNATION: From: Industrial – General (I-G) District 
 
 To: DC Direct Control District to accommodate the 

additional use of Vehicle Sales – Major 
 
MUNICIPAL ADDRESS: 11576 Stonehill Drive NE 
 
APPLICANT: Varsity Chrysler Dodge Jeep Ram 
 
OWNER: Albari Holdings Ltd 
 Calgary Industrial Portfolio Nominee Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.5 Manish Singh 
 
COMMUNITY: Cornerstone (Ward 5) 
 
FILE NUMBER: LOC2020-0136 (CPC2021-0350) 
 
PROPOSED OUTLINE PLAN: Subdivision of 9.71 hectares ± (23.98 acres ±) 
 
PROPOSED REDESIGNATION: From: Special Purpose – School, Park and Community 

Reserve (S-SPR) District and Multi-Residential – 
At Grade Housing (M-G) District 

 
 To: Multi-Residential – At Grade Housing (M-G) 

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

 
MUNICIPAL ADDRESS: 6221 Country Hills Boulevard NE 
 
APPLICANT: Stantec Consulting 
 
OWNER: Northpoint East Development Corporation (Anthem 

Cornerstone Management LP) 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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MINUTES 

CALGARY PLANNING COMMISSION 

 
March 4, 2021, 1:00 PM 

IN THE COUNCIL CHAMBER 

 
PRESENT: Director M. Tita, Chair  
 Director R. Vanderputten, Vice-Chair (Remote Participation)  
 Councillor J. Gondek (Remote Participation)  
 Councillor E. Woolley (Remote Participation)  
 Commissioner M. Landry (Remote Participation)  
 Commissioner F. Mortezaee (Remote Participation)  
 Commissioner A. Palmiere (Remote Participation)  
 Commissioner C. Pollen (Remote Participation)  
 Commissioner J. Scott (Remote Participation)  
 Commissioner J. Sonego (Remote Participation)  
   
ALSO PRESENT: A/ Principal Planner K. Wishlow (Remote Participation)  
 A/ CPC Secretary G. Chaudhary  
 Legislative Advisor A. de Grood  
   

 

1. CALL TO ORDER 

Director Tita called the meeting to order at 1:02 p.m. 

ROLL CALL 

Director Tita, Director Vanderputten, Councillor Woolley, Commissioner Landry, 
Commissioner Palmiere, Commissioner Pollen, Commissioner Scott and Commissioner 
Sonego. 

Absent from Roll Call: Councillor Gondek and Commissioner Mortezaee 

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 2021 March 04 Regular Meeting of the Calgary Planning 
Commission be confirmed. 

MOTION CARRIED 
 

4. CONFIRMATION OF MINUTES 
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4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2021 
February 18 

Moved by Director Vanderputten 

That the Minutes of the 2021 February 18 Regular Meeting of the Calgary 
Planning Commission be confirmed. 

  

MOTION CARRIED 
 

5. CONSENT AGENDA 

Moved by Commissioner Scott 

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 Glenbrook (Ward 6) at 2847 - 38 Street SW, LOC2020-
0201, CPC2021-0292 

5.7 Policy Amendment and Land Use Amendment in Montgomery (Ward 7) at 4623 - 
21 Avenue NW, LOC2020-0208, CPC2021-0280 

5.8 Policy Amendment and Land Use Amendment in Montgomery (Ward 7) at 4532 
– 21 Avenue NW, LOC2020-0206, CPC2021-0287 

Moved by  

For: (7): Director Vanderputten, Councillor Woolley, Commissioner Landry, 
Commissioner Palmiere, Commissioner Pollen, Commissioner Scott, and 
Commissioner Sonego 

MOTION CARRIED 
 

5.4 Land Use Amendment in North Glenmore Park (Ward 11) at 2403 – 52 Avenue 
SW, LOC2020-0133, CPC2021-0216 

Commissioner Pollen declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2021-0216. Commissioner 
Pollen left the Council Chamber at 1:07 p.m. and returned at 1:08 p.m. after the 
vote was declared. 

Moved by Director Vanderputten 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.07 hectares 
± (0.17 acre ±) located at 2403 – 52 Avenue SW (Plan 3057HP, Block 3, Lot 11) 
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from Residential – Contextual One / Two Dwelling (R-C2) District to Residential – 
Grade-Oriented Infill (R-CG) District. 

For: (6): Director Vanderputten, Councillor Woolley, Commissioner Landry, 
Commissioner Palmiere, Commissioner Scott, and Commissioner Sonego 

MOTION CARRIED 
 

5.5 Land Use Amendment in Albert Park/Radisson Heights (Ward 9) at 2717 – 15 
Avenue SE, LOC2020-0209, CPC2021-0256 

Commissioner Mortezaee joined the Remote Meeting at 1:09 p.m. 

Moved by Commissioner Scott 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.08 hectare ± 
(0.2 acre ±) located at 2717 – 15 Avenue SE (Plan 4946T, Block 19, Lots 9 to 11) 
from Residential – Contextual One / Two Dwelling (R-C2) District to Residential – 
Grade-Oriented Infill (R-CG) District. 

For: (8): Director Vanderputten, Councillor Woolley, Commissioner Landry, 
Commissioner Mortezaee, Commissioner Palmiere, Commissioner Pollen, 
Commissioner Scott, and Commissioner Sonego 

MOTION CARRIED 
 

5.6 Land Use Amendment in Windsor Park (Ward 11) at 5507 – 6 Street SW, 
LOC2020-0191, CPC2021-0285 

A Revised Attachment 1 was distributed with respect to Report CPC2021-0285. 

Moved by Commissioner Mortezaee 

That with respect to Report CPC2021-0285, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.06 hectares 
± (0.12 acres ±) located at 5507 – 6 Street SW (Plan 4606GN, Block 24, Lot 1) 
from Residential – Contextual One / Two Dwelling (R-C2) District to Residential – 
Grade-Oriented Infill (R-CG) District. 

For: (8): Director Vanderputten, Councillor Woolley, Commissioner Landry, 
Commissioner Mortezaee, Commissioner Palmiere, Commissioner Pollen, 
Commissioner Scott, and Commissioner Sonego 

MOTION CARRIED 
 

6. POSTPONED REPORTS 

None 

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 
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7.1 DEVELOPMENT ITEMS 

None 

7.2 PLANNING ITEMS 

7.2.1 Land Use Amendment in Mission (Ward 11) at 216 - 25 Avenue SW, 
LOC2020-0149, CPC2021-0155 

A presentation entitled "LOC2020-0149 Land Use Amendment" was 
distributed with respect to Report CPC2021-0155. 

Councillor Gondek joined the Remote Meeting at 1:21 p.m. 

Moved by Commissioner Sonego 

That with respect to Report CPC2021-0155, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.04 
hectares ± (0.09 acres ±) located at 216 - 25 Avenue SW (Plan B1, Block 
45, Lots 18 and 19) from DC Direct Control District to Multi-Residential – 
High Density Low Rise (M-H1h15) District. 

For: (9): Director Vanderputten, Councillor Gondek, Councillor Woolley, 
Commissioner Landry, Commissioner Mortezaee, Commissioner 
Palmiere, Commissioner Pollen, Commissioner Scott, and Commissioner 
Sonego 

MOTION CARRIED 
 

7.2.2 Land Use Amendment in Mayfair (Ward 11) at 6507 Elbow Drive SW, 
LOC2020-0099, CPC2021-0286 

Commissioner Palmiere declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2021-0286. 
Commissioner Palmiere left the Council Chamber at 1:22 p.m. and 
returned at 1:29 p.m. after the vote was declared. 

The following documents were distributed with respect to Report 
CPC2021-0286: 

 A Revised Attachment 2 

 A Presentation entitled "LOC2020-0099 Land Use Amendment" 

Moved by Director Vanderputten 

That with respect to Revised Report CPC2021-0286, the following be 
approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.03 
hectares ± (0.07 acres ±) located at 6507 Elbow Drive SW (Plan 8375HF, 
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Block 2, Lots 39) from DC Direct Control District to DC Direct Control 
District to accommodate commercial uses (Revised Attachment 2). 

For: (8): Director Vanderputten, Councillor Gondek, Councillor Woolley, 
Commissioner Landry, Commissioner Mortezaee, Commissioner Pollen, 
Commissioner Scott, and Commissioner Sonego 

MOTION CARRIED 
 

7.2.3 Land Use Amendment in Stoney 3 (Ward 5) at 10930 - 42 Street NE, 
LOC2020-0181, CPC2021-0243 

A presentation entitled "LOC2020-0181 Land Use Amendment" was 
distributed with respect to Report CPC2021-0243. 

Moved by Commissioner Pollen 

That with respect to Report CPC2021-0243, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 1.06 
hectares ± (2.61 acres ±) located at 10930 - 42 Street NE (Plan 1811550, 
Block 5, Lot 5) from Industrial – General (I-G) District to Industrial – 
Commercial (I-C) District. 

For: (9): Director Vanderputten, Councillor Gondek, Councillor Woolley, 
Commissioner Landry, Commissioner Mortezaee, Commissioner 
Palmiere, Commissioner Pollen, Commissioner Scott, and Commissioner 
Sonego 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

None 

9. CONFIDENTIAL ITEMS 

Moved by Commissioner Landry 

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 1:35 p.m., in the Council Boardroom, to discuss confidential matters with respect to 
the following item: 

 Item 9.1.1. Administration Follow Up on Historic East Calgary Communities Local 
Area Plan (Verbal), CPC2021-0270 

MOTION CARRIED 

Commission reconvened in Public Meeting at 3:06 p.m. with Director Tita in the Chair. 
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ROLL CALL: 

Director Tita, Director Vanderputten, Councillor Gondek, Commissioner Palmiere, 
Commissioner Scott, Commissioner Landry, Commissioner Mortezaee, Commissioner 
Pollen, and Commissioner Sonego. 

Absent from Roll Call: Councillor Woolley 

Moved by Director Vanderputten 

That Commission rise and report. 

MOTION CARRIED 
 

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

9.1.1 Administration Follow Up on Historic East Calgary Communities Local 
Area Plan (Verbal), CPC2021-0270 

Administration in attendance during the Closed Meeting discussions with 
respect to Report CPC2021-0270: 

Clerks: G. Chaudhary and A. Degrood. Advice: K. Abbany, C. Chan, D. 
Mahalek, R. Cichowlas, K. Froese, L. Ganczar, D. Hamilton (P&D), B. 
Harder, R. Jamieson, L. Kahn, K. Szabo, J. Hall, M. Beck and K. 
Wishlow. 

A Confidential Presentation was distributed with respect to Report 
CPC2021-0270. 

Moved by Director Vanderputten 

That with respect to Report CPC2021-0270, the following be approved: 

That Calgary Planning Commission direct that the Confidential 
Presentation, Confidential Supplementary Handouts 1 and 2 and Closed 
Meeting Discussions be held confidential pursuant to Section 24 (Advice 
from officials) of the Freedom of Information and Protection of Privacy 
Act, to be reviewed 2021 June 01. 

For: (8): Director Vanderputten, Councillor Gondek, Commissioner 
Landry, Commissioner Mortezaee, Commissioner Palmiere, 
Commissioner Pollen, Commissioner Scott, and Commissioner Sonego 

MOTION CARRIED 
 

9.2 URGENT BUSINESS 

None 

10. ADJOURNMENT 

Moved by Commissioner Landry 

That this Meeting adjourn at 3:09 p.m. 
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MOTION CARRIED 

The following items have been forwarded to the 2021 April 12 Combined Meeting of 
Council: 

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

 Land Use Amendment in Glenbrook (Ward 6) at 2847 - 38 Street SW, LOC2020-
0201, CPC2021-0292 

 Land Use Amendment in North Glenmore Park (Ward 11) at 2403 – 52 Avenue SW, 
LOC2020-0133, CPC2021-0216 

 Land Use Amendment in Albert Park/Radisson Heights (Ward 9) at 2717 – 15 
Avenue SE, LOC2020-0209, CPC2021-0256 

 Land Use Amendment in Windsor Park (Ward 11) at 5507 – 6 Street SW, LOC2020-
0191, CPC2021-0285 

 Policy Amendment and Land Use Amendment in Montgomery (Ward 7) at 4623 - 21 
Avenue NW, LOC2020-0208, CPC2021-0280 

 Policy Amendment and Land Use Amendment in Montgomery (Ward 7) at 4532 – 21 
Avenue NW, LOC2020-0206, CPC2021-0287 

 Land Use Amendment in Mission (Ward 11) at 216 - 25 Avenue SW, LOC2020-
0149, CPC2021-0155 

 Land Use Amendment in Mayfair (Ward 11) at 6507 Elbow Drive SW, LOC2020-
0099, CPC2021-0286 

 Land Use Amendment in Stoney 3 (Ward 5) at 10930 - 42 Street NE, LOC2020-
0181, CPC2021-0243 

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held 
2021 March 18 at 1:00 p.m. 

CONFIRMED BY COMMISSION ON 

 
 

   

CHAIR  ACTING CPC SECRETARY 

   

 



 



Approval(s): T. Goldstein  concurs with this report.  Author: C. Stengel 

Item # 5.1.1 
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Calgary Planning Commission CPC2021-0337 

2021 March 18  

 

Deferral Request for CPC2020-0927 (DP2019-6254) to Calgary Planning 
Commission no later than 2021 August 05 
 
A development permit for an integrated civic facility containing a fire hall, child care, corporate 
accommodation and affordable housing was presented to Calgary Planning Commission on 
2020 September 03 (CPC2020-0927, DP2019-6254). The application was referred back by 
Calgary Planning Commission to Administration to return no later than Q1 2021 in order to 
explore the following: 
 

1. Resolve access/egress condition details; 
2. Explore entry sequence into the residential project, seeking increased separation 

between commercial/fire and residential uses; 
3. Integrate the site with surrounding streets, pathways, and fire truck operations; 
4. Evaluate access conditions on 37 Street NW and/or the adjacent south site, and provide 

a comprehensive site access plan; 
5. Evaluate mechanisms for fire truck exit safety; and 
6. Explore opportunities for improved signal control at the 37 Street and 32 Avenue 

intersection, for implementation in conjunction with the proposed development. 

In order to thoroughly explore all options associated with the referral and amend the proposal 
accordingly, Administration, on behalf of the applicant, is requesting a deferral of CPC2020-
0927 to return no later than the 2021 August 05 Calgary Planning Commission Meeting. The 
intent is to return to Council in September 2021.  

 

https://pub-calgary.escribemeetings.com/Meeting.aspx?Id=c9af1ac6-5e20-444d-a2a5-14b85571793b&Agenda=PostMinutes&lang=English


 



Approval: S. Lockwood  concurs with this report.  Author: J. Heaven 
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Road Closure and Land Use Amendment in Glendale (Ward 6) between 2620 
Granville Street SW and 2624 Granville Street SW, LOC2020-0170 

 

RECOMMENDATION(S): 
 
That Calgary Planning Commission recommend that Council: 
 
1. Give three readings to the proposed road closure of 0.02 hectares ± (0.05 acres ±) of road 

(Plan 2110314, Area ‘A’ and Area ‘B’) adjacent to 2620 Granville Street SW and 2624 
Granville Street SW, with conditions (Attachment 3); and 

 
2. Give three readings to the proposed redesignation of 0.02 hectares ± (0.05 acres ±) of 

closed road (Plan 2110314, Area ‘A’ and Area ‘B’) adjacent to 2620 Granville Street SW 
and 2624 Granville Street SW from Undesignated Road Right-of-Way to Residential – 
Contextual One Dwelling (R-C1) District. 

 
HIGHLIGHTS 

 This application proposes to close a side lane right-of-way adjacent to 2620 Granville 
Street SW and 2624 Granville Street SW and redesignate it to Residential – Contextual 
One Dwelling (R-C1) District. 

 The intent is consolidate Area ‘A’ with the adjacent property to the north, 2620 Granville 
Street SW. The proposed closure of Area ‘B’ would allow for consolidation with the 
adjacent property to the south, 2624 Granville Street SW, at a future date. There are no 
plans to redevelop at this time. 

 The proposed R-C1 District is compatible with the adjacent land uses and conforms to 
relevant policies of the Municipal Development Plan.  

 What does this mean to Calgarians? Reduction of The City’s maintenance costs for 
surplus land. 

 Why does this matter? This redesignation would promote more efficient use of the land.  

 There is no previous Council direction regarding this proposal.  

 Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods. 

 
DISCUSSION  
This road closure and land use redesignation application was submitted by Tronnes Geomatics 
on 2020 November 12 on behalf of the landowner, The City of Calgary. As per the Applicant 
Submission (Attachment 2), the application proposes to close a road right-of-way south of 2620 
Granville Street SW and redesignate the closed road right-of-way to R-C1 District to allow for 
the future consolidation of Area ‘A’ with 2620 Granville Street SW.  
 
The 0.02 hectares (0.05 acre) portion of the side lane is located in the southwest community of 
Glendale. The site is currently an undesignated road-right-of-way, located between 2620 and 
2624 Granville Street SW. While there is no intent to consolidate or purchase Area ‘B’ with 2624 
Granville Street SW at this time, the proposed road closure application would allow for purchase 
and consolidation at a future date. 
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Road Closure and Land Use Amendment in Glendale (Ward 6) between 2620 
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☐ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the Community Association was appropriate. The applicant determined that 
no outreach would be undertaken.  
 
City-Led Outreach Summary  
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site, and notification letters were sent to adjacent landowners on 2020 November 20. 
 
Administration received one phone call of opposition stating the following areas of concern:  

 Increased traffic; and 

 Alley entrance is used and closing it will disrupt traffic patterns. 
 

The Glendale/Glendale Meadows Community Association did not submit a response to this 
application. 
 
Administration considered relevant planning issues specific to the proposed road right-of-way 
closure and land use redesignation. While the subject site may have been used by residents as 
an entrance into the main alley network, the closure is not deemed to have any significant 
impacts on the local community.  
 
Following Calgary Planning Commission, notifications for a Public hearing will be posted on the 
subject site and mailed out to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The recommended road closure and redesignation would allow for the consolidation of an 
undeveloped road right-of-way with an adjacent residential parcel which will have no negative 
impacts on the surrounding neighbourhood. 
 
Environmental 
 
This application does not include any actions that specifically address objectives of the Climate 
Resilience Strategy.  
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
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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Economic 
The proposed land use amendment provides additional housing opportunities in the 
neighbourhood. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this application. 
 
ATTACHMENT(S) 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Registered Road Closure Plan 
4. Road Closure Conditions 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The parcel is located in the community of Glendale. The site is currently vacant and is used as 
lane access. The surrounding lands are designated as R-C1 District and developed with a mix 
of bungalows and two-storey homes. 
 

Community Peak Population Table 
 
As identified below, the community of Glendale reached its peak population in 1969. 

 
Glendale 

Peak Population Year 1969 

Peak Population 3950 

2019 Current Population 2737 

Difference in Population (Number) -1213 

Difference in Population (Percent) -31% 
Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Glendale Community profile. 

 
  

http://www.calgary.ca/CSPS/CNS/Pages/Research-and-strategy/Community-profiles/Community-Profiles.aspx
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Location Maps 
 

 

 

Road Closure Map Proposed Land Use Map 
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Previous Council Direction 
None. 
 

Planning Evaluation 
 
Road Closure  
The application proposes to close a portion (0.02 hectares) of road right-of-way between 2620 
and 2624 Granville Street SW and redesignate it to the R-C1 District. In 2017, The City of 
Calgary Real Estate and Development Services circulated this parcel to assess the long term 
need of this laneway. Following the circulation, the laneway has been deemed surplus by The 
City of Calgary. The potential purchaser intends to consolidate the property with the adjacent 
property and does not have a plan in place to subdivide the property. 
 
The Road Closure Conditions are contained in Attachment 4. 
 
Land Use  
The proposed land use for the undesignated road right-of-way is R-C1 District and is consistent 
with the land use of the adjacent residential properties. The R-C1 District is intended to 
accommodate existing residential development and contextually sensitive redevelopment in the 
form of single detached dwellings in the developed area. The proposed R-C1 District is in 
keepings with the surrounding land uses. 
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Development and Site Design  
The rules of the proposed R-C1 District provide basic guidance for the future site development. 
 
Transportation  
Transportation Planning has no concerns regarding the proposed road closure. Entrance into 
the north-southing running rear lane, to the east of the subject property, will continue to be 
accessed by 26 Avenue SW and 25 Avenue SW. The driveway access for 2620 Granville Street 
SW will continue to be accessed from the street. At the time of redevelopment, future access to 
the property will requested from the rear lane. Parking for 2624 Granville Street SW will 
continue to be accessed from the rear lane to the east. 
 
Environmental Site Considerations  
An Environmental Site Assessment was not required as part of this application. 
 
Utilities and Servicing  
Water and sanitary mains are available to service the subject site. At the time of redevelopment, 
the future developer must coordinate with the utility owners (Enmax, ATCO Gas and Calgary 
Roads) for the removal and/or relocation of existing utilities located within the lane or the 
registration of an easement, or utility right of way for the protection of the utilities. 
 

Legislation and Policy 
 
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 (IGP). The proposed land use amendment builds on the principles of the 
IGP 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 – Established area of the 
Municipal Development Plan  (MDP). The applicable MDP policies encourage redevelopment of 
the established areas that incorporate appropriate densities and moderate intensification in a 
form and nature that respects the scale and character of the neighbourhood.  
 
The proposed road closure and redesignation application is in keeping with relevant MDP 
policies as the proposed R-C1 District is in keeping with the existing neighbourhood. 
 
Climate Resilience Strategy (2018)  
This application does not include any specific actions that address objectives of the Climate 
Resilience Strategy. Further opportunities to align development of this site with applicable 
climate resilience strategies may be explored and encouraged at subsequent development 
approval stages.  
 

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/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
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Applicant Submission 
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Registered Road Closure Plan 
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Road Closure Conditions 
 

1. All existing utilities within the road closure area shall be protected by easement or 
relocated at the developer’s expense. 
 

2. The applicant is responsible for all costs associated with the closure including all 
necessary physical construction, removal, rehabilitation, utility relocation, etc. 
 

3. The closed road right-of-way (Plan 2110314, Area 'A') is to be consolidated with the 

adjacent land at 2620 Granville Street SW, by plan of survey upon closing of the road 

right-of-way sale. 

 

4. The closed road right-of-way (Plan 2110314, Area 'B') is to be consolidated with the 

adjacent land at 2624 Granville Street SW, at the time of purchase. 



 



Approval: T. Goldstein  concurs with this report.  Author: C. Stengel 
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Road Closure and Land Use Amendment in Crescent Heights (Ward 7) adjacent to 
1602 - 2 Street NW, 236 and 238 - 15 Avenue NW, LOC2020-0128 

 

RECOMMENDATION(S): 
 
That Calgary Planning Commission recommend that Council: 
 
1. Give three readings to the proposed closure of 0.02 hectares ± (0.05 acres ±) of road 

(Plan 2110302, Area ‘A’, ‘B’ and ‘C’), adjacent to 1602 - 2 Street NW, 236 and 238 - 15 
Avenue NW, with conditions (Attachment 5); and 

 
2. Give three readings to the proposed bylaw for the redesignation of 0.02 hectares ± (0.05 

acres ±) of closed road (Plan 2110302, Area ‘A’, ‘B’ and ‘C’) adjacent to 1602 - 2 Street 
NW, 236 and 238 - 15 Avenue NW from Undesignated Road Right-of-Way to Multi-
Residential – Contextual Medium Profile (M-C2) District. 

 
HIGHLIGHTS 

 This application proposes to close a small portion of the rear lane road right-of-way 
adjacent to 236 and 238 – 15 Avenue NW, and 1602 – 2 Street NW and redesignate it to 
Multi-Residential Medium Profile (M-C2) District. 

 The proposal will align the rear setbacks along the lane with the neighbouring property 
and is keeping with the relevant policies of the 16 Avenue North Urban Corridor Area 
Redevelopment Plan and the Municipal Development Plan.  

 What does this mean to Calgarians? This proposal would enable more efficient use of 
existing infrastructure and services. 

 Why does this matter? The proposal would allow the adjacent lots to consolidate with the 
surplus lands within the road closure (lane) area and create larger parcels for future 
redevelopment. 

 There is no previous Council direction in relation to this proposal. 

 Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods. 

 
DISCUSSION  
This road closure and land use application located in the northwest community of Crescent 
Heights was submitted by the landowner, The City of Calgary, on 2020 August 24. The 
Applicant Submission (Attachment 2) indicates that they intend to close the portion of the lane 
that is currently grassed and unused, leaving the remainder of the lane functioning as is. The 
application proposes that the closed area be split into three sections, which will be aligned with 
the neighbouring parcels to the south, and consolidated with these parcels respectively. There 
is an adjacent, developed lane that currently exists along the entire block face. The proposed 
closure will allow the rear property lines to align along the block, and provide rear lane access 
for these parcels in the future as they are currently accessed from front driveways on 15 Avenue 
NW.   
 
No development permit application has been submitted at this time. Future redevelopment is not 
expected on the road closure area alone, but could occur on the consolidated parcels.   
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☒ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration  

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the Community Association was appropriate. In response, the applicant 
advised that in addition to speaking with the adjacent landowners, the applicant sent a 
notification letter explaining the purpose of the road closure and redesignation to 32 adjacent 
residents and businesses, including the following: 
 

 all businesses located at 233 -16 Avenue NW; 

 3019 - 16 Avenue NW; 

 homes from 1603 to 1613 - 2 Street NW; 

 1608 - 2 Street NW; and 

 homes from 224 to 240 - 15 Avenue NW. 
 
No feedback or comments were received by the applicant from the public. At this time, one of 
the adjacent land owners has agreed to purchase the land and extend their lot.  
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site and notification letters were sent to adjacent landowners. 
 
No public comments were received at the time of writing this report. 
 
This application was circulated to the Crescent Heights Community Association, who provided  
comments on 2020 September 17 noting they had no objections to the application (Attachment 
3).  
 
Following Calgary Planning Commission, notifications for Public Hearing of Council for the lane 
closure and land use amendment application 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. 
 
IMPLICATIONS  
 
Social  
The proposed road closure and land use redesignation enables the continuation of development 
in Crescent Heights, and provides opportunities for redevelopment that would provide more 
efficient use of land and infrastructure, and support surrounding amenities. It also allows for a 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
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the potential for a wider variety of housing types to better accommodate the housing needs of 
different age groups, lifestyles, and demographics. 
 
Environmental  
This application does not include any actions that specifically address objectives of the Climate 
Resilience Strategy. Further opportunities to align future development on this site with 
applicable climate resilience strategies will be explored and/or implemented at the development 
permit and building permit stages. 
 
Economic 
The ability to further develop additional intensity on these sites in the future will make more 
efficient use of existing infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 

 
RISK 
There are no known risks associated with this application. 
 

ATTACHMENT(S) 
1. Background and Planning Evaluation  
2. Applicant Submission 
3. Community Association Response  
4. Registered Road Closure Plan 
5. Road Closure Conditions 

 
Department Circulation 

 
General Manager  Department  Approve/Consult/Inform  

   

 

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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Background and Planning Evaluation 
 

Background and Site Context 
 
The proposed road closure and land use redesignation is located in the northwest community of 
Crescent Heights along a portion of the lane adjacent to three parcels, 236 and 238 - 15 Avenue 
NW and 1602 - 2 Street NW. The lane is wider along these three parcels on the western edge of 
the lane, allowing for a partial road right-of-way closure to align the property lines along the 
lane, and allow the remainder of the lane to stay functional. The proposed closure area is 
currently grassed and undeveloped, inaccessible due to concrete barricades on the north and 
west portion of the road closure area. It is completely unused. As seen in Attachment 2, 
Applicant Submission, the intent of the application is to create three areas to consolidate with 
the adjacent M-C2 parcels to the south and reestablish a consistent rear property line for 
parcels along the rest of the lane.    
 
The entire proposed closure area is approximately 0.02 hectares in size, and is approximately 7 
metres wide by 30 metres deep. The closure would create three separate smaller areas to align 
with the adjacent parcels to the south and allow for future consolidation. Each smaller area 
would be approximately 7 metres by 10 metres prior to consolidation.  
 
The three adjacent parcels are each currently developed with single detached homes. The 
dwellings located 236 and 238 - 15 Avenue NW each have a rear garage that is accessed from 
15 Avenue NW via driveways that travel along the side yard of the homes. The dwellings 
located at 1602 - 2 Street NW does not have any parking provided on the parcel, and does not 
currently use the lane for access.     
 
The proposed road closure is adjacent to residential developments to the south, and 
commercial activities located across the lane to the north facing 16 Avenue NW. The majority of 
the parcels along 15 Avenue NW, between 2 Street NW and 1 Street NW are designated as 
Multi-Residential – Contextual Medium Profile (M-C2) District. The end lots along 1 Street NW 
are designated as Multi-Residential – Medium Profile Support Commercial (M-X2) District.  The 
block is currently developed with single detached dwellings. To the west, 2 Street NW is 
similarly developed with single detached dwellings and is designated as Multi-Residential – 
Contextual Low Profile (M-C1) District. The commercial parcels along 16 Avenue NW are 
designated as the Commercial – Corridor 1 (C-COR1) District and include businesses such as 
medical clinics, restaurants, salons, and retail establishments. 
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Community Peak Population Table 
 
As identified below, the community of Crescent Heights reached its peak population in 2019, 
and the population has since remained the same. 

 
Crescent Heights 

Peak Population Year 2019 

Peak Population 6,620 

2019 Current Population 6,620 

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 
Crescent Heights Community Profile. 

 
  

http://documentmanagement/lldm01/llisapi.dll/fetch/2000/2812765/2854862/2854673/87514061/87514181/LOC2020-0128-SUPPORTING_DOCUMENT-OTHER-Engagement_Summary.pdf?nodeid=127476473&vernum=-2
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Location Maps 
 

 

 

Road Closure Map Land Use Amendment Map 
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Previous Council Direction 
None. 
 

Planning Evaluation 
 
Road Closure  
The application proposes to close a 0.02 hectare portion of road right-of-way in a lane adjacent 
to 236 and 238 - 15 Avenue NW and 1602 - 2 Street NW. This closure will align the rear 
property lines of the parcels included in this application with the rear property line of the 
neighbouring parcel, 232 - 15 Avenue NW, allowing the remaining lane to function as it has 
been. The closure proposes three separate areas to facilitate consolidation with the adjacent 
parcels to the south as shown on the Registered Road Closure Plan in Attachment 4.  
 
The Road Closure Conditions are provided in Attachment 5. 
 
Land Use  
This application proposes redesignating the road right-of-way as M-C2 District. This is in 
alignment with the neighbouring adjacent parcels and along the majority of the block. The M-C2 
District accommodates multi-residential developments with higher numbers of dwelling units 
than low density residential and lower profile multi-residential land use districts. The M-C2 
District allows for a maximum floor area ratio of 2.5 and a maximum building height of 16.0 
metres (approximately 4 storeys). The M-C2 District allows for seamless consolidation with the 
neighbouring parcels to the south, which share this designation. 
 
Development and Site Design  
The rules of the proposed M-C2 District will provide guidance for the future redevelopment of 
these parcels including appropriate uses, building height and massing, landscaping and parking. 

Subject Site 
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Given the specific context of this site, additional items that will be considered through the 
development permit process include, but are not limited to: 
 

 ensuring an appropriate vehicle access to the sites from the lane; and  

 mitigating shadowing, overlooking, and privacy concerns. 
 
Transportation  
A Transportation Impact Assessment was not required as part of this application. Pedestrian 
access along 2 Street NW will remain along the existing sidewalk. The adjacent residential 
parcels that this portion of the lane runs along do not currently use the lane for vehicle access to 
the site, and instead have driveways accessed off 15 Avenue NW. The proposed road closure 
would close only a portion of the lane, allowing for future vehicle access to be off the lane for 
these parcels and allowing the lane to remain functional. The remaining adjacent lane will be 6.1 
metres wide, in alignment with the neighbouring parcel to the east, and is sufficient width for 
access by local traffic and Solid Waste and Recycling vehicles. 
 
The site is serviced by the Max Orange Primary Transit Route along 16 Avenue NW with a stop 
approximately 300 metres to the west (approximately a four-minute walk) and a stop 
approximately 400 metres to the west (approximately a five-minute walk). The site is also within 
600 metres of a future Green Line station located near 16 Avenue N and Centre Street N.  
 
Environmental Site Considerations  
No environmental concerns were identified. 
 
Utilities and Servicing  
Water, sanitary, and storm mains are available. Enmax power poles are currently located along 

the south and east edges of the road closure lands and will require the registration of an 

easement to protect these assets.   

 

Legislation and Policy 
 
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 (IGP). The proposed application builds on the principles of the IGP 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 on the edge of the Urban Main Street typology next to the 
Residential - Developed - Inner City area as identified on Map 1: Urban Structure in the 
Municipal Development Plan (MDP). 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/interim-growth-plan
https://www.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
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The proposal is in keeping with relevant MDP policies as the proposed lane closure is 
proposing the same land use district as adjacent parcels. This allows for a variety of 
consolidation and development opportunities immediately and in the future.   
 
Transit Oriented Development Policy Guidelines (2004)  
The Transit Oriented Development (TOD) Policy Guidelines provide direction for the 
development of areas typically within a radius of 600 metres (10 minute walking 
distance) of an existing LRT station or a planned LRT station. The guidelines call for 
higher density, walkable, mixed-use areas around LRT stations to optimize the use of 
transit infrastructure and create mobility options for local residents. This site is within 600 
metres of the future 16 Avenue North Green Line station.  
 
The TOD guidelines call for transit supportive land uses and optimized density around stations. 
The lane closure and proposed M-C2 District are in alignment with this policy, providing the 
opportunity to consolidate with neighbouring parcels. Specific design elements, such as parking, 
site access, massing and height will be evaluated through a development permit. 
 
Climate Resilience Strategy (2018)  
This application does not include any specific actions that address objectives of the Climate 
Resilience Strategy. Further opportunities to align development of the consolidated sites in the 
future with applicable climate resilience strategies may be explored and encouraged at 
subsequent development approval stages. 
 
16 Avenue North Urban Corridor Area Redevelopment Plan (Statutory – 2017) 
The subject area is located within the Multi Residential Medium Density Low Minimum 
area as identified on Map 1: Land Uses within the 16 Avenue North Urban Corridor Area 
Redevelopment Plan. The proposed land use allows for consolidation of the lane with 
the adjacent parcels now, and allows for future consolidation in a variety of 
configurations for future redevelopment which aligns with the plan. 
 
North Hill Communities Local Area Plan (Statutory – 2020) 
Administration is currently working on the North Hill Communities Local Area Plan (LAP) which 
includes Highland Park and surrounding communities. Planning applications are being accepted 
for processing during the local growth plan process. The proposed North Hill Communities LAP 
was recommended for approval by the Standing Policy Committee on Planning and Urban 
Development and will be heard at the Combined meeting of Council on 2021 March 22. The 
proposed land use is in alignment with the proposed North Hill Communities LAP. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTKqssKKKK&msgAction=Download
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=BTTrAcKqAyU&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=BTTrAcKqAyU&msgAction=Download
https://engage.calgary.ca/northhill
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Applicant Submission 
 
2020 August 24 
 
This application is a combination of road closure and land use redesignation for the south 
portion (approximately 7.01 metres) of the lane adjacent to three existing residential properties, 
236 & 238 - 15 Avenue NW and 1608 - 2 Street NW. This application proposes to create three 
new parcels extended from and aligned with the north-south property lines of the three subject 
lots. The proposed land use designation is Multi-Residential-Contextual Medium Profile (M-C2) 
District, which is consistent with the existing and surrounding land uses. 
  
The proposal is to align the future north property line of the new parcels with the existing north 
property lines to the immediate east. The proposed size for the three new areas will be 0.007 ha 
(0.018) acres) each or a combined total of 0.021 ha (0.054 acres).  
  
The subject area is owned by the City of Calgary. Even though the subject area is part of the 
public lane connecting 1 Street and 2 Street NW, it is presently not functioning as part of the 
public lane. This area is closed by metre-high wood sticks and metal chain-link barrier, and 
grown with untreated grass and weeds. The west border is blocked by concreate barrier. 
  
The proposal has multiple benefits to the City of Calgary and the community, such as: 

 
- Taking advantage of the unused inner city land 

- Achieving the highest and best land use of the City-owned land asset 

- Improving aesthetics of the lane by reducing vacant unused grass area 

- Aligning the lane borderlines to promote consistency 



 



CPC2021-0328 

Attachment 3 

CPC2021-0328 Attachment 3  Page 1 of 1 
ISC:UNRESTRICTED 

Community Association Response 
 
From: Dennis Marr <planning@crescentheightsyyc.ca>  

Sent: Thursday, September 17, 2020 2:31 PM 

To: Stengel, Courtney G. <Courtney.Stengel@calgary.ca> 

Cc: CAWard7 - Dale Calkins <caward7@calgary.ca> 

Subject: [EXT] LOC2020-0128; road closure with land use redesignation 

Dear Courtney, 

Thank you for inviting the Crescent Heights Planning Committee to comment on this LOC. 

We have no objections to this LOC but ask that before executing this action, the owners of the 

adjacent residences are offered the right of first refusal to purchase the land directly north of 

their property. We are sure they would appreciate the extra space. 

Should you have questions please contact me by email or phone at 403-807-7257. 

Sincerely, 

Dennis Marr, Director Planning 

Crescent Heights Community Association 
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Road Closure Conditions 
 

1. All existing utilities within the road closure area shall be protected by easement or 

relocated at the developer’s expense. 

 

2. The applicant is responsible for all costs associated with the closure including all 

necessary physical construction, removal, rehabilitation, utility relocation, etc. 

 

3. The closed road right-of-way is to be consolidated with the adjacent land at time of 

purchase.  

 



 



Approval: S. Lockwood concurs with this report.  Author: C. Renne-Grivell 
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Development Permit in the Beltline (Ward 8) at 507 – 11 Avenue SW, DP2020-4338 

 

RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the Development Permit (DP2020-4338) for 
New: Multi-Residential Development, and Retail and Consumer Services at 507 – 11 Avenue 
SW (Plan 1811169, Block 70, Lot 48) with conditions (Attachment 2). 

 
HIGHLIGHTS 

 This development permit application proposes a new 39-storey, mixed-use building with 
retail uses at-grade and 531 dwelling units in the community of the Beltline. 

 The development permit complies with the relevant planning policies of the Municipal 
Development Plan, Centre City Plan and the Beltline Area Redevelopment Plan. 

 What does this mean to Calgarians? This will allow for the redevelopment of an 
underutilized parcel of land (currently used as a surface parking lot) that will provide at-
grade retail and high-density housing in an established neighbourhood, contributing to 
an increased range of housing in the area, close to the downtown core, and to transit 
opportunities. 

 Why does this matter? Providing new, high-density housing in the core of the city makes 
good use of existing City infrastructure, supports businesses located in the area and will 
open up more opportunities for people to live in close proximity to where they work. 

 Council previously approved both a land use for the subject site (Bylaw 255D2017) to 
facilitate a heritage density transfer from the Nellie McClung building as well as a road 
closure bylaw (Bylaw 11C2017) to close the lane between the north and south parcels of 
this development at the 2017 July 31 Combined Meeting of Council. 

 Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods. 

 
DISCUSSION  
This application, in the Centre City Beltline community, was submitted by Gibbs Gage Architects 
on behalf of the landowner HNC 500 Block I Inc on 2020 July 15. The subject site is located on 
the southwest corner of 4 Street SW and 11 Avenue SW. The parcel is currently developed as a 
surface parking lot. This development proposal contains 531 units in one tower. The podium is 
9-storeys, with retail and consumer service uses on the ground level only, facing both 4 Street 
SW and 11 Avenue SW. Due to existing utility lines along the 11 Avenue SW frontage, no trees 
could be planted in this area. However, this application proposes a series of moveable, 
re-deployable flexible planters and benches to activate the public realm. 
 
This application represents the second phase of a two-phase development. The first phase, 
consisting of a 35-storey residential tower and 7-storey podium, was approved on 2017 
December 14 under DP2017-2379 and is already developed on the parcel directly south of the 
subject parcel. A closed lane separates the two phases, and the closure area is being 
repurposed as landscaped courtyard and passenger pickup/drop-off space. Council approved 
the subject road closure bylaw (Bylaw 11C2017) to close the lane between the north and south 
parcels of this development at the 2017 July 31 Combined Meeting of Council. One condition of 
the road closure was that a public access easement agreement was to be registered on that 
part of the lane subject to the closure. 
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 Approval: S. Lockwood concurs with this report. Author: C. Renne-Grivell 

 

As part of the review process, this application was reviewed by the Urban Design Review Panel 
(UDRP) on 2020 September 02. The UDRP was supportive of this application and their 
comments are included in Attachment 5. 
 
A detailed planning evaluation of this application, including location maps, is provided in 
Attachment 1, Background and Planning Evaluation.  
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☐ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed development permit application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the Community Association was appropriate. The applicant determined that 
no outreach would be undertaken. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site, and published online.  
 
No public comments were received at the time of writing this report. 
 
No comments from the Beltline Neighbourhoods Association were received at the time of writing 
this report. 
 
Following Calgary Planning Commission, Commission’s decision will be advertised in 
accordance with the Alberta Municipal Government Act. 
 
IMPLICATIONS  
 
Social 
This development permit will provide an increased range of housing choice in close proximity to 
the downtown core. 
 
Environmental 

Administration has reviewed this application against the applicable policies in the Climate 
Resilience Strategy. The applicant has indicated that thermally broken balconies and triple 
glazing are being considered for this development. Preliminary energy modelling indicates that 
the building is targeting 2.2 percent better than the National Energy Code for Buildings (NECB 
2017) minimums through a reduction in glazing percentage, upgrading of the envelope with 
more insulation, and high-efficient electrical and mechanical systems, including heat-recovery 
systems. However, no specific additional measures to support the Climate Resilience Strategy 
have been identified at this time. 

 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=DP2020-4338
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
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 Approval: S. Lockwood concurs with this report. Author: C. Renne-Grivell 

 

Economic 
The proposed development permit provides for housing opportunities in close proximity to the 
downtown core and its extensive employment opportunities. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENT(S) 
1. Background and Planning Evaluation 
2. Conditions of Approval 
3. Applicant Submission 
4. Development Permit Plans 
5. Urban Design Review Panel Comments 

 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context  
 
The proposed development is located in the Beltline on the southwest corner of 11 Avenue SW 
and 4 Street SW. The parcel is approximately 0.29 hectares in size, approximately 61 metres 
wide by 46 metres deep. The site is currently a surface parking lot. 
 
To the north of the subject site, there is a mid-rise office development on the northwest corner of 
11 Avenue and 4 Street SW and directly beside it, the Canadian Equipment and Supply red 
brick warehouse building that is listed on The City of Calgary’s Inventory of Historic Resources. 
To the east, across 4 Street SW, is a two-storey commercial strip mall style development. To 
the west is a low-rise, five-storey office tower. To the south is the first phase of this 
development, One Park Central apartments, a mixed-use multi-residential tower with at-grade 
retail.  
 
Council approved a road closure bylaw (Bylaw 11C2017) to close the lane between the north 
and south parcels of this development at the 2017 July 31 Combined Meeting of Council, one 
condition of this road closure being that a public access easement agreement be registered on 
that part of the lane subject to the closure. This area is being re-purposed as a landscaped 
courtyard and passenger pickup/drop-off space. 
 

Community Peak Population Table 
 
As identified below, the community of the Beltline reached its peak population in 2019. 
 

Beltline 

Peak Population Year 2019 

Peak Population 25,129 

2019 Current Population 25,129 

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 on Beltline 
Community Profile online page. 
 

  

https://www.calgary.ca/CSPS/CNS/Pages/Research-and-strategy/Community-profiles/Community-Profiles.aspx
https://www.calgary.ca/CSPS/CNS/Pages/Research-and-strategy/Community-profiles/Community-Profiles.aspx
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Location Maps 
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Previous Council Direction 

 
Council previously approved both a land use for the subject site (Bylaw 255D2017) to facilitate a 
heritage density transfer from the Nellie McClung building as well as a road closure bylaw 
(Bylaw 11C2017) to close the lane between the north and south parcels of this development at 
the 2017 July 31 Combined Meeting of Council. 
 

Planning Evaluation 
 
Land Use 
The subject parcel is designated as Direct Control District, Bylaw 255D2017, to facilitate a 
heritage density transfer from the Nellie McClung building to the subject site. The base district 
for this DC is the Centre City Mixed Use District (CC-X). The proposed development aligns with 
the overall purpose of the CC-X District, as the development provides for: 

 storefronts along a continuous block face; 

 opportunities for commercial uses at-grade and residential on upper floors; and 

 base density with the opportunity for a density bonus over and above the base density to 
achieve mixed-use and public benefit within the community. 

 
Density Bonus 
The proposed floor are ratio (FAR) for this development is 13.2. In accordance with Part 11, 
Division 7 of the Land Use Bylaw, bonusing is required for FAR above 8.0. The heritage density 
transfer (totaling 8,094.47 square metres) increased the total allowable FAR by 2.82. The 
additional FAR of 2.38 is proposed to be bonused for through the provision of a publicly 
accessible private open space in the form of a courtyard area adjacent to the south façade of 
the development, connecting with the open space area provided with the first phase of 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2017/255d2017.pdf
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development. The publicly accessible private open space is proposed in a location, form, 
configuration and constructed in a manner acceptable to Administration. The financial value of 
the open space was substantiated through a third-party quantity surveyor and deemed in-line 
with current market rates.  
 

Floor Area Ratio Summary 

Land Use Bylaw Section Land Use Bylaw Provisions Proposed Floor Area Ratio 

1166(1)(c)(i) 5.0 FAR 5.0 FAR 

1166(1)(c)(ii) 
Additional 3.0 FAR for Multi-
Residential Development 

3.0 FAR 

1166(3) & Part 11, Division 7 
Section 1200(b) 

Bonus above 8.0 FAR up to 
maximum of 12.0 FAR 

2.38 FAR 

Part 11, Division 7, Section 
1202 

Heritage Density Transfer 
allows for an additional 10% 
above the maximum FAR for 
Bonus Area D 

2.82 FAR 

Total Proposed FAR:  13.2 FAR 

 
Development and Site Design  
This application proposes a multi-residential high-rise tower with retail at grade. Key aspects of 
the development are described below.  
 
Site and Building Design 
Building (At-grade Level) 
Retail and Consumer Service uses line the 4 Street SW and 11 Avenue SW frontages. There is 
approximately 500 square metres of commercial retail space proposed. The primary residential 
entrance is located on the southeast corner of the building off of 4 Street SW. There is also an 
entrance into the residential tower lobby beside the pedestrian drop-off area in the lane. The 
primary vehicular entrance to the parkade is located at the northwest corner of the building, 
along 11 Avenue SW. The publicly accessible, private open space is located along the south 
facade of the building, adjacent to the closed lane. 
 
Podium and Tower  
The podium is proposed as nine-storeys, for a total height of approximately 35 metres. The 
double height main level contains the retail and consumer service uses. Levels 2 to 8 contain 
residential units with a mix of 133 studio units, 48 one-bedroom units and seven two-bedroom 
units and Level 9 consists of an outdoor roof-top amenity space, including an outdoor pool, 
outdoor shower area and barbeque stations and an indoor amenity area with lounge and fitness 
facilities. 
 
The podium is pedestrian-scaled towards the street. The exterior of the podium is composed of 
clear glass with silver metal, black granite, dark metal, and laminate paneling accents to frame 
the podium and portions of the individual store fronts and entry-ways. There are individual 
canopies provided along the street frontages and in the lane to create a human scale and 
provide pedestrian comfort. 
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The tower is positioned on the eastern portion of the podium, fronting on to 11 Avenue and 4 
Street SW. The tower extends an additional 30 storeys in height above the podium (for a total 
from ground to roof-top of approximately 134 metres) with residential uses on Levels 10 to 38 
and an indoor and outdoor amenity area on Level 39 as well as a mechanical penthouse. The 
tower consists of a mix of 235 one-bedroom units, 104 two-bedroom units and 4 three-bedroom 
units. The total unit count for the project is 531 units. The exterior of the tower is composed of 
clear glass and metal panels (white and silver). 
 
Amenity Areas 
Common amenity areas for the residents will be provided at-grade, on Level 2, on the podium 
rooftop, and on the tower rooftop. The at-grade common amenity area is located outdoors in the 
lane, adjacent to the lobby area and is the publicly accessible private open space that has been 
bonused for. The common amenity area on Level 2 contains an outdoor dog-run area, and the 
podium rooftop and tower rooftop amenity areas are located indoors and outdoors on Level 9 
and Level 39 respectively, as described above. 
 
Private amenity areas will be provided for all of the residential units with balconies integrated 
into the facades of the tower. 
 
Landscaping 
Public Realm 
Along 11 Avenue SW, boulevard trees were unable to be provided, as there are underground 
utility lines in this area. However, there will be removable planters and benches provided, and 
bike racks have been located adjacent to the retail store entries close to the corner. There are 
three boulevard trees (Green ash), that have been proposed along the 4 Street SW frontage.   
 
The publicly accessible private open space along the lane-way uses concrete unit paving along 
the full south façade of the building and extending past the east building face into the sidewalk 
area along 4 Street SW to draw pedestrians into the open space area. There is one granite clad 
planter proposed in this area with a wood topped, granite clad bench wrapping around a portion 
of it. Three lilac trees and some shrubs are proposed within the planter. The application also 
proposes two art installations in this area, as an extension of the art pieces provided with the 
first phase of development. These pieces will sit on granite clad art plinths with wood topped, 
granite clad benches wrapping around a portion of their base. “Artistic” bike racks have also 
been located adjacent to the residential lobby entrance. 
 
Private Realm 
The Level 2 outdoor amenity area features a turfed, dog run with benches and planters and some 
ornamental shrubs and grasses. The Level 9 outdoor amenity area includes some planters with 
two medium deciduous trees (crabapple and/or lilac trees) and shrubs along with a turfed area 
adjacent to the outdoor pool and a seating area. The Level 39 outdoor amenity area includes 
concrete unit paving with some synthetic turf and removable furnishings.  
 
City Wide Urban Design 
The proposed development was reviewed by the City Wide Urban Design team. Their 
comments focused primarily on the important and visible location of this development which 
therefore requires enhanced site and public realm landscaping as well as building 
architectural design. There was a request to pay particular attention to the architectural 
articulation where the retail units interface with 11 Avenue and 4 Street SW and the design 
of the corner elements of the building. 
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The applicant’s rationale and the resulting additional revisions to the site and building design 
elements were deemed appropriate. 
 
Urban Design Review Panel (UDRP) 
Administration brought this application to UDRP on 2020 September 02. UDRP supported the 
project, but did have some comments, especially regarding the design and connectivity of the 
lane to promote multi-modal circulation and public access to it. The comments from UDRP are 
noted in Attachment 5.  Administration worked with the applicant to refine this development 
permit in response to UDRP comments.  
 
No further review by UDRP was required. 
 
Transportation  
The subject site is well serviced by transit, as there are bus stops directly across the subject site 
along both 4 Street SW and 11 Avenue SW (including Routes 3, 17, 13 and 90) that service the 
downtown core, Mount Royal University and provide a direct link to the south via Elbow Drive. 
Vehicular access is provided off 11 Avenue SW, at the west end of the site. The proposal will 
provide 332 residential parking stalls over five parkade levels, in line with Land Use Bylaw rules.  
 
A Transportation Impact Assessment (TIA) was submitted by the applicant in support of the 
application. The TIA was reviewed and accepted by Administration. In addition, a parking study 
was submitted to support a reduction in parking of 76 parking stalls for residents and 54 parking 
stalls for visitors. This parking study was reviewed and approved by Administration. 
 
Bicycle Parking Facilities 
The development provides 278 Class 1 bicycle parking stalls on the Parkade P1 Level, which 
are accessed using a dedicated bicycle access from the rear lane. Fifty-eight Class 2 bicycle 
parking stalls are located along 11 Avenue SW and adjacent to the residential lobby entry in the 
rear lane.  
 
Environmental Site Considerations  
No environmental concerns were identified and no Environmental Site Assessment was 
required.    
 
Utilities and Servicing  
Public water, sanitary and storm sewer mains exist in the adjacent public rights-of-way for 
development servicing purposes. Development servicing will be determined at the Development 
Site Servicing Plan circulation stage. 

 
Legislation and Policy 
 
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 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 Calgary Metropolitan Region Board’s 
Interim Growth Plan (IGP). The proposed development builds on the principles of the IGP 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 in the Activity Centres – Centre City area as identified on Map 1: 
Urban Structure in the Municipal Development Plan (MDP).  
 
The proposed development is consistent with the MDP, as it proposes high-density 
development and incorporates a high-quality public realm into the design of the project. 
 
Climate Resilience Strategy (2018)  
Administration has reviewed this application against the applicable policies in the Climate 
Resilience Strategy. The applicant has indicated that thermally broken balconies and triple 
glazing are being considered for this development. Preliminary energy modelling indicates that 
the building is targeting 2.2 percent better than the National Energy Code for Buildings (NECB 
2017) minimums through a reduction in glazing percentage, upgrading of the envelope with 
more insulation, and high-efficient electrical and mechanical systems, including heat-recovery 
systems. However, no specific additional measures to support the Climate Resilience Strategy 
have been identified at this time. 
 
Land Use Bylaw (2007) 
Administration would highlight this development permit requires the following relaxations to the 
Land Use Bylaw. Administration has reviewed each relaxation individually and considers each 
relaxation to be acceptable for the reasons outlined below. 
 

Bylaw Relaxations 

Regulation Standard Provided 
Administration Rationale 

for Supporting a 
Relaxation 

1169 Front 
Setback Area 

Where the parcel shares 
a property line with a 
street, the front setback 
area must have 
minimum and maximum 
depth as noted. 
(1)(a) 4 Street SW: Min 
1.5 – Max 3.0 
NOTE: Measured from 
R.O.W. 
 
(1)(d) 11 Avenue (W of 
Olympic Wy SE): 
Min 1.5 – Max 3.0 

Plans indicate the East (4 
St SW) setback as having a 
maximum setback of 4.52m 
(+1.52m) 
 
Plans indicate the north (11 
AV SW) setback as having 
a minimum setback of 
0.02m (-1.48m) 

The public realm on the 
north face is sufficiently 
wide to accommodate 
pedestrian movement and 
tenant activation space. 
 
The additional setback on 
the east face allows for 
building articulation and 
additional pedestrian 
movement area. 
 

1168 Building 
Orientation 

The main public 
entrance to a building 
must face the property 

Plans indicate the main 
public entry faces south 
towards the adjacent parcel. 

A secondary lobby entrance 
faces the public street (4 
Avenue) and retail uses line 
both public streets.  

https://www.calgarymetroregion.ca/interim-growth-plan
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
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line shared with a 
commercial street. 

 

1151 Amenity 
Space 

Private amenity space 
(7)(b) have no min. 
dimensions of less than 
2.0 m.. 

Plans indicate the proposed 
balconies as being 0.58m (-
1.42m) to 1.94m (-0.06m). 

There are other alternate 
amenity areas provided on 
Level 2, 9 and 39.  

1151 Amenity 
Space 

Common Amenity space 
Outdoors 
(8)(c) No dimension less 
than 6.0 m.; 

Plans indicate the second 
floor outdoor amenity space 
as having a minimum 
dimension of 5.68m (-
0.32m) and the 39th floor 
outdoor amenity space as 
having a minimum 
dimension of 5.45m (-
0.55m). 

The application proposes 
three different outdoor 
amenity areas, the most 
extensive being on the 
rooftop of the podium, so a 
small reduction in the size 
for these two spaces is 
considered minimal in 
comparison to the overall 
space provided. 

1151 Amenity 
Space 

Common Amenity space 
Indoors 
(8)(c) No dimension less 
than 6.0 m.; 

Plans indicate the 9th floor 
indoor amenity space as 
having a minimum 
dimension of 3.52m (-
2.48m) and the 39th floor 
indoor amenity space as 
having a minimum 
dimension of 2.76m (-
3.24m). 

The proposed size of both 
of these indoor amenity 
areas is still sufficiently 
sized. 

1148 Planting 
Requirements 

(3) Deciduous trees min. 
caliper of 50 mm, 50.0% 
of the provided trees 
must have min. caliper of 
75 mm. 

Plans indicate 1 (-1) 
deciduous trees as being 
75mm caliper. 
 
Note: 3 deciduous trees at 
75mm caliper located 
along 4 ST SW have not 
been counted as they are 
not located within the 
parcel. 

Additional trees and 
enhanced landscaping 
proposed for the rooftop 
amenity area on the 
podium. 
 

1157 Parking Stalls (1)(a) 0.75 stalls per unit 

Plans indicate 323 (-76) 
parking stalls. 
 
Note: This does not 
include the 1 stall that 
does not meet Section 
122(4)(a/b) 

A parking study was 
submitted as part of this 
application and was 
reviewed and approved by 
Administration to support 
this relaxation in parking. 

1157 Visitor 
Parking Stalls 

(1)(b) 0.1 stalls per unit 
Plans do not indicate any 
visitor parking stalls (-54) 

A parking study was 
submitted as part of this 
application and was 
reviewed and approved by 
Administration to support 
this relaxation in parking. 

122 Standards for 
Motor Vehicle 
Parking Stalls 

(4) The minimum width 
of a motor vehicle 
parking stall required for 
a Dwelling Unit is: 

Plans indicate 1 stall within 
Parkade Level 2 as being 
2.77m (-0.08m) 

This is a very minor 
relaxation in size and, 
therefore, can be supported 
by Administration.  
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(b) 2.85m where one 
side of a stall abuts a 
physical barrier; 
(c) 2.5m in all other 
cases. 

Direct Control 255D2017 Bylaw Discrepancies 

No Discrepancies under the Direct Control Noted  

 
Centre City Plan (Non-statutory – 2007)  
Centre City Design – Skyline – Section 7.2 endeavours to ensure the design of towers are sited 
and designed to have a positive contribution to the Calgary skyline. The placement, massing, 
shape and choice of materials for the tower contribute to Calgary’s skyline character. 
 
The Centre City Plan identifies 4 Street SW as a major pedestrian corridor and encourages 
high-quality treatments to enhance the public realm.  
 
Beltline Area Redevelopment Plan (Statutory – 2006) 
 
Urban Mixed-Use Area  
The site is located in the Urban Mixed Use planning policy area in the Beltline ARP. This 
development permit fulfils the policy objectives of this area by providing an active retail frontage 
at-grade and residential units above grade.  
 
Tower and podium design (base, body and top of the building) 
The design of the towers provides variation between the podium, body (middle) and tower top, 
through: 

 Variation in the size and proportion of openings between the podium and the tower; 

 Provision of canopies over retail entrances at grade – providing material variety between 
the podium and the tower; and 

 Incorporating rooftop amenity area and rooftop mechanical effectively into the top of the 
building and changing colours and materials at the tower top – providing variety in the 
massing between the body and top of the tower. 
 

Balcony design 
This development permit provides balconies for residential units integrated into the facade of the 
towers in compliance with Beltline ARP Policy. 
 
Wind study 
In line with the direction of the Beltline ARP, the applicant submitted a pedestrian wind study 
with this development permit application. The study examined the level of pedestrian comfort 
provided on adjacent sidewalks, laneways, parking and loading areas, building access points, 
and above grade amenity spaces. The study concluded that wind conditions at-grade were 
overall acceptable for the uses proposed. Above grade wind conditions were also generally 
considered comfortable. However, the report did suggest that for the Level 2 amenity area, if 
sitting or more sedentary activities were desired, then the report recommended that the full 
terrace perimeter guard be raised to be 2.0 metres above the walking surface as well as to 
provide a canopy, pergola or other overhead structure along the north and east sides of the 
terrace. In addition, if seating were to be provided on the southwest corner of the Level 9 terrace 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=PTTqycyTceP&msgAction=Download
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or the south side of the Level 39 terrace, the report recommended the adjacent perimeter 
guards to be 2.0 metres above the walking surface. This application has implemented these 
recommendations. 
Shadow study 
In line with planning policy in the Beltline ARP the applicant submitted a shadow study for this 
development permit. The study demonstrates that the proposed development does not cast a 
shadow on historic assets, public spaces, or areas protected by Land Use Bylaw 1P2007 and 
the Beltline ARP.  
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Conditions of Approval 
 

Prior to Release Requirements 
 
The following requirements shall be met prior to the release of the permit.  All requirements shall 
be resolved to the satisfaction of the Approving Authority: 
 
Planning: 
 
1. Submit a complete digital set of the amended plans in PDF format and a separate PDF 

that provides a point-by-point explanation as to how each of the Prior to Release 
conditions were addressed and/or resolved.  The submitted plans must comprehensively 
address the Prior to Release conditions as specified in this document.  Ensure that all 
plans affected by the revisions are amended accordingly.  To arrange the digital 
submission, please contact your File Manager directly.   

 
2. Submit a letter from Enmax Corporation indicating that the following issues have been 

addressed.  Please contact Arnel Soledad at EPC_Permits@enmax.com to resolve the 
issue(s).  The proposed resolution may necessitate further CPAG review of amended 
plans.   

- The double doors for the EDD Room shown on drawings # DP10.05, 
DP10.06, DP20.06, C01 and EDP1.0 will need to be to the same size and 
specification to those into the Transformer Vault for equipment access i.e. 
open to a full 180 degrees. 

 
3. A Development Agreement shall be executed in conformity with all reports, plans and 

materials submitted to and approved by the Development Authority, to address:  
a) Details of responsibilities for and construction of $1,384,573.50 (based on 13.2 FAR) 

of improvements on the subject site within the proposed  Publicly Accessible Private 
Open Space; 

b) Registration of a public access easement over the Publicly Accessible Private Open 
Space;   

c) Details of materials and public art within the Publicly Accessible Private Open Space; 
and 

d) If applicable, any outstanding amount of bonused floor area not covered through 
improvements to the Publicly Accessible Private Open Space may be bonused for 
through a financial contribution to the Beltline Community Investment Fund at a rate 
of $270 multiplied by the amount of outstanding bonused floor area, in accordance 
with the Bonus standards of Part 10 of Land Use Bylaw 1P2007.  

 
Development Engineering: 
 
4. Amend the plans to:  

 
Waste & Recycling Services - General 
a. Provide an overhead door (min. size of 3.0m wide X 2.1m high) and a separate 

man door with keypad access for the waste facilities. 
b. Provide metric dimensions and scale on all drawings for waste facilities. 
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c. Provide protection to ensure all parts of the storage area do not come into 
contact by any part of a container. Refer to the “Development Reviews: Design 
Standards for the Storage and Collection of Waste”  
Found at: http://www.calgary.ca/UEP/WRS/Pages/Commercial-
Services/Development-Permits-Waste-Recycling.aspx 

 
5. Submit three (3) sets of the Development Site Servicing Plan details to Development 

Servicing, Inspections and Permits, for review and acceptance from Water Resources, 
as required by Section 5 (2) of the Utility Site Servicing Bylaw 33M2005. Contact 
developmentservicing2@calgary.ca for additional details. 

 
For further information, refer to the following: 
 
Design Guidelines for Development Site Servicing Plans 
https://www.calgary.ca/PDA/pd/Documents/urban_development/publications/DSSP-
Design-Guidelines.pdf 
 
Development Site Servicing Plans CARL (requirement list) 
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-
plan.pdf 

 
6. Remit payment (certified cheque) for the infrastructure upgrades for the Centre City 

communities, in the amount of $290,701.20 to Development Engineering.  This levy 
includes both the Centre City Utility Levy approved under the Centre City Utility Levy 
Bylaw 38M2009 and an amount approved by Council for community recreation, 
transportation, parks upgrading, and greenways.  The amount identified above is 
determined by using $4,710 per meter of site frontage (on avenues only) for the 
proposed development (61.72m on 11 AV SW) 

 
7. After the Development Permit is approved but prior to its release, the landowner shall 

execute an Off-Site Levy Agreement for the payment of off-site levies pursuant to Bylaw 
2M2016.  The off-site levy is based on a 2020 development approval date and was 
based on the following:        

      

Description Unit(s) 

507 - 11 Avenue SW 
New 1 Bed: 485/New 2 Bed: 

71/New Comm: 2246m2 

 
Based on the information above, the preliminary estimate is $176,759.00. 
Should payment be made prior to release of the development permit, an Off-Site Levy 
Agreement will not be required. 

 Include the completed Payment Submission Form, which was emailed to the 
applicant. 

 Only certified cheques or bank drafts made payable to the City of Calgary are 
acceptable. 

 
To obtain an off-site levy agreement or for further information, contact the Calgary 
Approvals Coordination, Infrastructure Strategist (DEBBIE MEILI at 4032688223 or 
deborah.meili@calgary.ca) or offsitelevy@calgary.ca.  

 

http://www.calgary.ca/UEP/WRS/Pages/Commercial-Services/Development-Permits-Waste-Recycling.aspx
http://www.calgary.ca/UEP/WRS/Pages/Commercial-Services/Development-Permits-Waste-Recycling.aspx
mailto:developmentservicing2@calgary.ca
https://www.calgary.ca/PDA/pd/Documents/urban_development/publications/DSSP-Design-Guidelines.pdf
https://www.calgary.ca/PDA/pd/Documents/urban_development/publications/DSSP-Design-Guidelines.pdf
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-plan.pdf
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-plan.pdf
mailto:offsitelevy@calgary.ca
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Transportation: 
 
8. Amend plans to identify all visitor parking stalls. 
 
9. Execute and register on title an Access Easement Agreement with the City of Calgary 

over Plan 1811169, Block 70, lot 48 (Servient Lands) in favour of 11 Avenue S.W. 
(Dominant Lands) for the purpose of pedestrian access. The agreement and registerable 
access right of way plan shall be to the satisfaction of the Director, Transportation 
Planning and the City Solicitor. A standard template for the agreement and an Instruction 
Document will be provided by the Transportation CPAG Generalist. Submit an original 
copy of the executed agreement and the certificate of title(s), indicating the agreement is 
registered on title, for all affected parcels. This is to be registered over the 2.134m 
Bylaw/ Public realm setback, and 3m x 3m corner cut.  

 
10. Remit a performance security deposit (certified cheque, bank draft, letter of credit) for 

the proposed infrastructure listed below within the public right-of-way to address the 
requirements of the Business Unit.  The amount of the deposit is calculated by Roads 
and is based on 100% of the estimated cost of construction. 

 
The developer is responsible to arrange for the construction of the infrastructure with 
their own forces and to enter into an Indemnification Agreement with Roads at the time 
of construction (the security deposit will be used to secure the work).  

 
Roads 
a. Construction of new driveway crossings on 11 Avenue S.W., 
b. Construction of new sidewalks adjacent to 11 Avenue and 4 Street S.W., 
c. Construction of new wheelchair ramps, 
d. Construction of new tree trenches to City standards, 
e. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Roads personnel. 
 
11. Remit payment (certified cheque, bank draft) for the proposed infrastructure listed below 

within the public right-of-way to address the requirements of the Business Units. The 
amount is calculated by the respective Business Unit and is based on 100% of the 
estimated cost of construction. 

 
The developer is responsible to coordinate the timing of the construction by City forces.  
The payment is non-refundable. 

 
Roads 
a. Street lighting upgrading adjacent to site frontages (If required). 

 
Parks: 
 
12. Amend L2.0 plan: 

a) Indicate the setbacks between proposed boulevard trees and utilities, servicing 
connections, streetlights and fire hydrant.  Provide the minimum setback 
requirements as required in Section 4.1.2 and Section 4.1.3 of Parks 
“Development Guidelines and Standard Specifications: Landscape Construction 
(current edition)”: 
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 https://www.calgary.ca/csps/parks/construction/park-development-
guidelines.html 

 
 Adjust the tree spacing if needed and amend all relevant plans accordingly. 
 
b) Provide a note on the plan that “An Urban Forestry Technician must be called 

to site through 311 during tree trench backfill to ensure root barrier/fabric, 
soil volume and soil compaction meet the City standards” 

 
c) Provide a note on the plan that “Tree planting in the City boulevard shall be 

performed and inspected in accordance with Parks Development 
Guidelines and Standard Specifications – Landscape Construction (current 
edition).  Applicant is to contact the Parks Development Inspector at 403-
804-9417 or 403-268-5204 to arrange an inspection”. 

 

Permanent Conditions 
 
The following permanent conditions shall apply: 
 
Planning:  
 
13. The development shall be completed in its entirety, in accordance with the approved 

plans and conditions. 
 
14. No changes to the approved plans shall take place unless authorized by the 

Development Authority. 
 
15. A Development Completion Permit shall be issued for the development; before the use 

is commenced or the development occupied. A Development Completion Permit is 
independent from the requirements of Building Permit occupancy. Call Development 
Inspection Services at 403-268-5311 to request a site inspection for the Development 
Completion Permit.  

 
16. Ground floor glazing shall not be obscured by film or other visual obstructions, including 

window display boxes or similar window displays with solid backs. 
 
17. All roof top mechanical equipment shall be screened as shown on the approved plans.  
 
18. The grades indicated on the approved Development Permit plans must match the 

grades on the Development Site Servicing Plan for the subject site as per the Lot 
Grading Bylaw.  

 
19. The walls, pillars and ceiling of the underground parkade shall be painted white or a 

comparable light colour.  
 
20. The light fixtures in the parkade shall be positioned over the parking stalls (not the drive 

aisles).  
 
21. All stairwell doors and elevator access areas shall be installed with a transparent panel 

for visibility. 

https://www.calgary.ca/csps/parks/construction/park-development-guidelines.html
https://www.calgary.ca/csps/parks/construction/park-development-guidelines.html
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Development Engineering: 
 
22. 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 shall immediately report the 

contamination to the appropriate regulatory agency including, but not limited to, 
Alberta Environment, Alberta Health Services and The City of Calgary (311).  

b.  on City of Calgary lands or utility corridors, The City of Calgary, Environmental 
and Safety Management division shall be immediately notified (311).  

 
23. The developer / project manager, and their site designates, shall ensure a timely and 

complete implementation, inspection and maintenance of all practices specified in 
erosion and sediment control report and/or drawing(s) which comply with Section 3.0 of 
The City of Calgary Guidelines for Erosion and Sediment Control.  Any amendments to 
the ESC documents must comply with the requirements outlined in Section 3.0 of The 
City of Calgary Guidelines for Erosion and Sediment Control. 

 
 For other projects where an erosion and sediment control report and/or drawings have 

not been required at the Prior to Release stage, the developer, or their designates, shall, 
as a minimum, develop an erosion and sediment control drawing and implement good 
housekeeping practices to protect onsite and offsite storm drains, and to prevent or 
mitigate the offsite transport of sediment by the forces of water, wind and construction 
traffic (mud-tracking) in accordance with the current edition of The City of Calgary 
Guidelines for Erosion and Sediment Control.  Some examples of good housekeeping 
include stabilization of stockpiles, stabilized and designated construction entrances and 
exits, lot logs and perimeter controls, suitable storm inlet protection and dust control. 

 
The City of Calgary Guidelines for Erosion and Sediment Control can be accessed at: 
www.calgary.ca/ud (under publications). 

 
For all soil disturbing projects, the developer, or their representative, shall designate a 
person to inspect all erosion and sediment control practices a minimum of every seven 
(7) days and during, or within 24 hours of, the onset of significant precipitation (> 12 mm 
of rain in 24 hours, or rain on wet or thawing soils)  or snowmelt events.  Note that some 
practices may require daily or more frequent inspection.  Erosion and sediment control 
practices shall be adjusted to meet changing site and winter conditions. 

 
24. Stormwater runoff must be contained and managed in accordance with the “Stormwater 

Management & Design Manual’ all to the satisfaction of the Director of Water Resources. 
 
25. The grades indicated on the approved Development Site Servicing Plan(s) must match 

the grades on the approved Development Permit plans.  Upon a request from the 
Development Authority, the developer or owner of the titled parcel must confirm under 
seal from a Consulting Engineer or Alberta Land Surveyor, that the development was 
constructed in accordance with the grades submitted on the Development Permit and 
Development Site Servicing Plan. 

 
26. No trees, shrubs, buildings, permanent structures or unauthorized grade changes are 

permitted within the utility rights-of-way. 
 
27. Pursuant to Bylaw 2M2016, off-site levies are applicable.  

http://www.calgary.ca/ud
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28. After approval of the Development Permit but prior to issuance of a Development 
Completion Permit or any occupancy of the building, payment shall be made for off-site 
levies pursuant to Bylaw 2M2016.  To obtain a final estimate contact the Calgary 
Approvals Coordination, Infrastructure Strategist (DEBBIE MEILI at 4032688223 or 
deborah.meili@calgary.ca) or offsitelevy@calgary.ca. 

 
Transportation: 
 
29. The Access Easement Agreement for the purpose of pedestrian access shall remain 

over Plan 1811169, Block 70, lot 48 (Servient Lands) in favour of 11 Avenue S.W. 
(Dominant Lands) until such time as required by the Development or Subdivision 
Authority in connection with Approval No. DP2020-4338 or extinguished with the consent 
of the Development or Subdivision Authority obtained through an application in writing to 
the Development or Subdivision Authority which shall be accompanied by a registerable 
discharge of easement and a copy of the certificate of title downloaded or obtained 
within one week of submission of the application. 

 
30. The developer shall be responsible for the cost of public work and any damage during 

construction in City road right-of-ways, as required by the Manager, Transportation 
Planning. All work performed on public property shall be done in accordance with City 
standards. 

 
31. Indemnification Agreements are required for any work to be undertaken adjacent to or 

within City rights-of-way, bylawed setbacks and corner cut areas for the purposes of 
crane operation, shoring, tie-backs, piles, surface improvements, lay-bys, utility work, 
+15 bridges, culverts, etc. All temporary shoring, etc., installed in the City rights-of-way, 
bylawed setbacks and corner cut areas must be removed to the satisfaction of the 
Manager of Transportation Planning, at the applicant's expense, upon completion of the 
foundation. Prior to permission to construct, contact the Indemnification 
Agreement Coordinator, Roads at roadsia@calgary.ca 

 
Parks: 
 
32. Any tree planting in the City boulevard shall be performed and inspected in accordance 

with Parks Development Guidelines and Standard Specifications – Landscape 
Construction (current edition). Applicant is to contact the Parks Development Inspector 
at 403-804-9417 or at 403-268-5204 to arrange an inspection. 

 

mailto:offsitelevy@calgary.ca
mailto:roadsia@calgary.ca
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INTRODUCTION

DEVELOPMENT OVERVIEW
The project consists of a single residential building, 
envisaged as the second part of a 2 phase development 
in Calgary, fronting onto 4th St, between 11th and 12th 
Ave.

The program proposes 531 residential units, located 
within a substantial podium and the tower above, each 
independently served by elevators (2 for podium and 3 
for tower).

Below grade parking is provided across 5 floors, with 
a total of 332 stalls. As part of the retail strategy, 42 
of these stalls are publicly accessible, to be shared 
between residential visitors and retail users. There 
is a dedicated retail shuttle elevator that serves P01 
and daylights in the north portion of the building. This 
provides public access to the parkade without security 
concerns for the lobby areas or the residential elevators. 
Bicycle parking for residents is provided at P01, with a 
dedicated bicycle access ramp, fronting south, onto the 
upgraded lane, which addresses the 12th Ave. cycle 
track. Vehicular access is located off 11th Ave. in an 
effort to reduce traffic volumes in the pedestrian-friendly 
lane. The lane is also used for servicing and pick-up/
drop-off facilities, but large traffic volumes are not 
foreseen.

PUBLIC REALM INTERFACE

The project is designed to complete the vision that 
was established as part of the Phase 1 development. 
It occupies a prominent corner in Calgary’s Beltline 
and has adjacencies to many of the City’s amenities, 
including parks and bike lanes. By creating an 
improved, upgraded woonerf that connects to the 
breezeway of Phase 1, the project aims to increase the 
pedestrian realm beyond the typical. 

A retail storefront interface is located along 11th Ave. to 

the north and this wraps to 4th St. on the East side of 
the property. A residential  presence is located at the SE 
corner of the project, wrapping into the lane, on the south 
facade, addressing the existing Phase 1 building. Warm, 
wood-effect materials are brought to grade to frame 
retail elements and consistent glazing is used to allow 
retail or restaurant tenants to animate the public realm. 
The residential lobby is located adjacent to the required 
functions associated with a multi-family building of this 
scale, i.e. loading, drop-off, delivery etc., allowing and 
encouraging these activities to take place on the site, 
rather than on the public streets.

URBAN MASSING

The massing of the building was initially conceived as a 
‘match’ to phase one, although design discussions led to 
an ‘inverted’ gesture that works very well to complement 
the existing building. Cues are taken from massing 
gestures and materiality to allow the project to be seen 
as a ‘sibling’ rather than a ‘twin’ with the existing phase. 
Wood-effect panelling is used in a distinct way, by framing 
retail elements, while massing gestures are independent 
of what came before, while respecting the conceptual 
language that has been established.

A residential podium extends up to +30m, containing a 
single floor of retail and lobby spaces, with 7 storeys of 
residential units on top of this. L09 contains residential 
amenities and an exterior amenity space atop the 
residential podium. There is a pool proposed at L09. In 
the lower portion of the tower (L10-14) there is a slightly 
different tower floorplate, allowing a higher concentration 
of smaller units lower down, and larger units are placed 
on the upper floors (L15-36) to avail of opportunities to 
have higher rent spaces up higher in the tower. There are 
2 storeys of penthouse units that allow up to 14 units (7 per 
floor) and a level 39 ‘clubhouse amenity’ with asociated 
exterior terraces. 
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STATISTICS
Being zoned as a DC site, this project has total allowable base FAR of up to 10.82. This development proposes a 
maximum FAR of 13.2 and the additional density has been addressed through an effective bonusing strategy as 
follows.

Bicycle parking have been provided per bylaw requirements and the vehicle parking reduction was supported by 
the authorities throughout the application process, with the main focus being on the pedestrian and bicycle-friendly 
nature of the development and the greater vision for the City of Calgary as a city with mixed-mode, eco-friendly 
transportation. Minor relaxations to the total number of vehicle parking has been proposed along with more diverse 
and convenient bike parking throughout both developments.

Convenient and direct access to underground bicycle parking through the south lane, along with providing a variety 
of bike storage types intends to make this facility a highly usable feature of the Two Park Central development.

Following tables, show detailed calculations of vehicle and bicycle parking, along with the overall statistics for the 
project.

UP

CANOPY ART INSTALLATION 

ART INSTALLATION

ART INSTALLATION

PGRADES (BEYOND TYPICAL LANE 
LUDED IN PAPOS TOTAL

E MAP EXTRACT (16C)
N.T.S.

2 SITE AERIAL VIEW
DP10.01

AZARD MAP

LEVEL

GROSS FLOOR AR
USES

L 01
L 1.5
L 02
L 03
L 04
L 05
L 06
L 07
L 08
L 09
L 10
L 11
L 12
L 13
L 14
L 15
L 16
L 17
L 18
L 19
L 20
L 21
L 22
L 23
L 24
L 25
L 26
L 27
L 28
L 29
L 31
L 32
L 33
L 34
L 35
L 36
L 37
L 38
L 39
L 40

TOTAL

RETAIL, LOBBY, BoH
MECH, LEASING, BoH
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES. AMENITY
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS (P/H)
RES UNITS (P/H)
RES AMENITY
MECH. PENTHOUSE

1

1
1
1
1
1
1
1

3

RESIDENT STALLS REQUIRED: 399
VISITOR STALLS REQUIRED: 54

TOTAL PARKING REQUIRED = 453 STALL

PARKING PROVIDED:
332 STALLS IN 5 LEVEL BELOW-GRADE 
PARKADE
ADDITIONAL PARKING STUDY PROVIDED
TO CLARIFY PUBLIC SHARED PARKING

RETAIL PARKING REQUIREMENT: 
0 (ASSUMING MAX USE AREA <465M

BONUSING AND DENSITY SUMMARY  
BASE F.A.R. RESIDENTIAL 

USES
HERITAGE DENSITY 
TRANSFER
M2 F.A.R.

F.A.R. 
ACCOUNTED 
FOR

DENSITY REQUIRING 
BONUSING
M2 F.A.R.

INCENTIVE 
RATE 
CALCULATION

REQUIRED 
COST OF 
PAPOS AREA

5.0 3.0 8,094.47 2.82 10.82 6,837.4 2.38
$270/M2

X0.75
= $202.50/M2

$1,384,573.50

ALL REQUIRED BONUSING ABOVE 10.82 F.A.R. IS ACCOUNTED FOR BY UTILISING ITEM 2.0 WITHIN THE BONUSING 
PROVISIONS CONTAINED IN BYLAW 1P2007, AS PER BELOW.

1216.1 (1)             The amount of additional gross floor area achieved by providing the requirements of the public 
amenity items in Table 6.1 are calculated as a floor area ratio, an Incentive Ratio or an Incentive Rate.

(2)             An Incentive Rate indicates that the amount of additional gross floor area will be calculated by 
dividing the cost of the provided public amenity item in Table 6.1 by the respective Incentive Rate as established 
by Council where the following Incentive Rates apply:

AMENITY AREA CALCULATIONS

L 02
L 02
L 02
L 02
L 03-L 08
L 09
L 09
L 10-L 14
L15-L36
L 37-L 38
L 39
L 39

SUBTOTAL

37.9

669.9

215.4

923.2

170.8
25

5

180
510.4

225
880

60

191.9

2248.1

DOG RUN AREA
PRIVATE TERRACES (5, ADJACENT TO DOG RUN)
PRIVATE TERRACE (SINGLE, ADJACENT TO DOG RUN)
DOG SPA ROOM
6 UNITS PER FLOOR (E FACE)  6 FLOORS, 5M2 BALCONY PER UNIT
TOTAL EXTERIOR AMENITY AREA, INCLUDING POOL
TOTAL INTERIOR AMENITY
9 UNITS PER FLOOR (E AND W FACES)  5 FLOORS, 5M2 BALCONY PER UNIT
8 UNITS PER FLOOR (E AND W FACES)  22 FLOORS, 5M2 BALCONY PER UNIT
TOTAL INTERIOR AMENITY
TOTAL EXTERIOR AMENITY

LEVEL INT.
(M2)

EXT.
(M2) DESCRIPTION

TOTAL 
AMENITY (M2)

3171.3

AMENITY AREA REQUIREMENT:
5.0 M2  PER DWELLING UNIT

TOTAL REQUIRED = 531 UNITS X 5M2

2,655 M2

AMENITY AREA PROVIDED

Notes:
• Dimension to face of stud (interior partit

concrete, concrete block, exterior wall sh
unless noted otherwise

• Note when required minimum clear dim
identified.

• Verify all dimensions, elevations, and da
errors and/ or discrepancies to the archit
construction.  

• Do not scale drawings.
• This drawing supercedes previous issues

S.
TE AERIAL VIEW

BUILDING STATISTICS

ZONING
DC 255D2017
BASED ON CC-X WITH DENSITY TRANSFER
MAX FAR = 13.2

SITE AREA
2,873 m2

MAX G.F.A.
37,923.6 m2

PROPOSED G.F.A.
37,923 m2

PROPOSED F.A.R.
13.2

LEVEL

DWELLING UNIT COUNT
STUDIO 1 BED 2 BED TOTAL

L 01
L 1.5

LEVEL m2

GROSS FLOOR AREA
USES

-
-

-
-

-
-

-
-

L 01
L 1.5

RETAIL, LOBBY, BoH
MECH, LEASING, BoH

1,717
529

NUMBER OF UNITS: 531

RESIDENT PARKING REQUIREMENT: 
0.75 STALLS  PER DWELLING UNIT

VISITOR PARKING REQUIREMENT:
0.10 STALLS  PER DWELLING UNIT

RESIDENT STALLS REQUIRED: 399
VISITOR STALLS REQUIRED: 54

TOTAL PARKING REQUIRED = 453 STALLS

PARKING PROVIDED:
332 STALLS IN 5 LEVEL BELOW-GRADE 
PARKADE
ADDITIONAL PARKING STUDY PROVIDED 
TO CLARIFY PUBLIC SHARED PARKING

CLASS 1 STALL REQUIREMENT:
0.50 STALLS  PER DWELLING UNIT

CLASS 2 STALL REQUIREMENT:
0.10 STALLS  PER DWELLING UNIT

+ 5% OF VEHICLE STALL REQ.

CLASS 1 STALLS REQUIRED: 266 
CLASS 2 RES STALLS REQUIRED: 54 
CLASS 2 RETAIL STALLS REQUIRED: 0 

PARKING PROVIDED:
CLASS 1 = 278 STALLS AT P01 LEVEL
CLASS 2 = 58 STALLS DISTRIBUTED 
ACROSS SITE 

RETAIL GFA: 509 M2

VEHICLE PARKING 

PARKING AND LOADING  

BICYCLE PARKING 

TOTAL REQUIRED = 266 CLASS 1
54 CLASS 2

LOADING 

RETAIL PARKING REQUIREMENT: 
0 (ASSUMING MAX USE AREA <465M2)

LOADING STALL REQUIREMENT:
1 STALL PER 9300M2 GFA

LOADING STALLS REQUIRED: 5

ALTHOUGH A MORE TYPICAL 
APPROACH USES A SINGLE STALL 
FOR RESIDENTIAL USE AND A 
SINGLE STALL FOR RETAIL USES

LOADING PROVIDED:
1 STALL IN LANE
ADDITIONAL STAGING AREA 
INTERNAL TO THE BUILDING FOR 
RESIDENTIAL MOVE-IN/OUT

AMENITY AREA CALCULATIONS

L 02
L 02

170.8
25

DOG RUN AREA
PRIVATE TERRACES (5, ADJACENT TO DOG RUN)

LEVEL INT.
(M2)

EXT.
(M2) DESCRIPTION

AMENITY AREA REQUIREMENT:
5.0 M2  PER DWELLING UNIT

TOTAL REQUIRED = 531 UNITS X 5M2

2,655 M2

AMENITY AREA PROVIDED

SITE AREA:       2873 m2

PROPOSED GROSS FLOOR AREA (GFA):   37,923m2

PROPOSED FLOOR AREA RATIO (FAR):   13.2

NUMBER OF RESIDENTIAL UNITS:    531

RETAIL GROSS FLOOR AREA:    513 m2

VEHICLE PARKING:      332 stalls total

 RESIDENT PARKING     290 stalls

 RETAIL AND RES. VISITOR PARKING   42    stalls

BICYCLE PARKING:      336 stalls

 CLASS 1 (UNDERGROUND)    278    stalls (266 required)

 CLASS 2 (SITE)      58       stalls (54 required)
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LEVEL

DWELLING UNIT COUNT
STUDIO 1 BED 2 BED 3 BED TOTAL

L 01
L 1.5
L 02
L 03
L 04
L 05
L 06
L 07
L 08
L 09
L 10
L 11
L 12
L 13
L 14
L 15
L 16
L 17
L 18
L 19
L 20
L 21
L 22
L 23
L 24
L 25
L 26
L 27
L 28
L 29
L 30
L 31
L 32
L 33
L 34
L 35
L 36

L 37(P/H)
L 38(P/H)

L 39
L 40

PODIUM

TOWER

TOTAL

LEVEL m2

GROSS FLOOR AREA
USES

-
-

19
19
19
19
19
19
19
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-

133

-

133
(25%)

-
-
6
7
7
7
7
7
7
-

11
11
11
11
11
8
8
8
8
8
8
8
8
8
8
8
8
8
8
8
8
8
8
8
8
8
8
2
2
-
-

48

235

283
(53%)

-
-
1
1
1
1
1
1
1
-
2
2
2
2
2
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
3
3
-
-

7

104

111
(21%)

L 01
L 1.5
L 02
L 03
L 04
L 05
L 06
L 07
L 08
L 09
L 10
L 11
L 12
L 13
L 14
L 15
L 16
L 17
L 18
L 19
L 20
L 21
L 22
L 23
L 24
L 25
L 26
L 27
L 28
L 29
L 30
L 31
L 32
L 33
L 34
L 35
L 36
L 37
L 38
L 39
L 40

PODIUM

TOWER

TOTAL

RETAIL, LOBBY, BoH
MECH, LEASING, BoH
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES. AMENITY
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS
RES UNITS (P/H)
RES UNITS (P/H)
RES AMENITY
MECH. PENTHOUSE

1,702.2
458.9

1,429.8
1,429.8
1,429.8
1,429.8
1,429.8
1,429.8
1,429.8
864.3
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
835.4
551.1
112

13,034

24,889

37,923

VISITOR STALLS REQUIRED: 54

TOTAL PARKING REQUIRED = 453 STALLS

PARKING PROVIDED:
332 STALLS IN 5 LEVEL BELOW-GRADE 
PARKADE
ADDITIONAL PARKING STUDY PROVIDED 
TO CLARIFY PUBLIC SHARED PARKING

CLASS 2 RETAIL STALLS REQUIRED: 0 

PARKING PROVIDED:
CLASS 1 = 278 STALLS AT P01 LEVEL
CLASS 2 = 58 STALLS DISTRIBUTED 
ACROSS SITE 

TOTAL REQUIRED = 266 CLASS 1
54 CLASS 2

ALTHOUGH A MORE TYPICAL 
APPROACH USES A SINGLE STALL 
FOR RESIDENTIAL USE AND A 
SINGLE STALL FOR RETAIL USES

LOADING PROVIDED:
1 STALL IN LANE
ADDITIONAL STAGING AREA 
INTERNAL TO THE BUILDING FOR 
RESIDENTIAL MOVE-IN/OUT

NSITY SUMMARY  
TAGE DENSITY 

NSFER
F.A.R.

F.A.R. 
ACCOUNTED 
FOR

DENSITY REQUIRING 
BONUSING
M2 F.A.R.

INCENTIVE 
RATE 
CALCULATION

REQUIRED 
COST OF 
PAPOS AREA

4.47 2.82 10.82 6,837.4 2.38
$270/M2

X0.75
= $202.50/M2

$1,384,573.50

E 10.82 F.A.R. IS ACCOUNTED FOR BY UTILISING ITEM 2.0 WITHIN THE BONUSING 
AW 1P2007, AS PER BELOW.

additional gross floor area achieved by providing the requirements of the public 
.1 are calculated as a floor area ratio, an Incentive Ratio or an Incentive Rate.

ate indicates that the amount of additional gross floor area will be calculated by 
rovided public amenity item in Table 6.1 by the respective Incentive Rate as established 
owing Incentive Rates apply:

.00 per square metre.

AMENITY AREA CALCULATIONS

L 02
L 02
L 02
L 02
L 03-L 08
L 09
L 09
L 10-L 14
L15-L36
L 37-L 38
L 39
L 39

SUBTOTAL

37.9

669.9

215.4

923.2

170.8
25

5

180
510.4

225
880

60

191.9

2248.1

DOG RUN AREA
PRIVATE TERRACES (5, ADJACENT TO DOG RUN)
PRIVATE TERRACE (SINGLE, ADJACENT TO DOG RUN)
DOG SPA ROOM
6 UNITS PER FLOOR (E FACE)  6 FLOORS, 5M2 BALCONY PER UNIT
TOTAL EXTERIOR AMENITY AREA, INCLUDING POOL
TOTAL INTERIOR AMENITY
9 UNITS PER FLOOR (E AND W FACES)  5 FLOORS, 5M2 BALCONY PER UNIT
8 UNITS PER FLOOR (E AND W FACES)  22 FLOORS, 5M2 BALCONY PER UNIT
TOTAL INTERIOR AMENITY
TOTAL EXTERIOR AMENITY

LEVEL INT.
(M2)

EXT.
(M2) DESCRIPTION

TOTAL AMENITY 
(M2)

3171.3

AMENITY AREA REQUIREMENT:
5.0 M2  PER DWELLING UNIT

TOTAL REQUIRED = 531 UNITS X 5M2

2,655 M2

AMENITY AREA PROVIDED

DP DRAFT REVIEW 2020-05-19
DTR1 Date 6

-
-

26
27
27
27
27
27
27
-

13
13
13
13
13
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
7
7
-
-

188

343

531

-
-
-
-
-
-
-
-

-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
2
2
-
-

-

4

4
(1%)

STATISTICS
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EXISTING PHASE 1

PROPOSED PHASE 2
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CONTEXT ANALYSIS
Occupying the north half of a City block bound by 4th 
St. and 5th St. SW and fronting onto 11th Ave. SW, the 
development site is in a prime location in Calgary’s Beltline. 
It exists in a zone between the existing commercial core, 
to the north, and a fast growing residential/mixed use 
zone to the south, east and west.

The city block which includes the project site is located on 
the north west side of Central Memorial Park. The overall 
massing addresses this adjacency by creating optimum 
view angles to the park and the surroundings. Also the 
residential amenity spaces were designed, taking into 
consideration the existing phase 1 tower to the south.

Along with analyzing, and responding to, the existing 
massing and architectural gestures, the design team 

sought to examine the broader context in which the 
project sits. 

This contextual analysis explored 3 scales of context; 
block, city and landscape. 

At the ‘block’ scale, the project is adjacent to, and 
overlooks, Central Memorial Park to the SE and seeks to 
exploit this connection to the City amenity. 

At the scale of the City, there are impressive views to the 
North, of the Calgary skyline. 

To the West, the Rocky mountains are visible above 
a certain height. These 3 views combine to inform the 
massing and sculpting of the tower massing.

©  2 0 1 9  S O L O M O N  C O R D W E L L  B U E N Z 

TWO PARK CENTRAL | CALGARY 3

View AnalysisView Analysis

Level 37: Rocky 
Mountains

Pan
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Panoramic Views to 

Calgary Skyline

View to Calgary 

View to Central 
Memorial Park

Level 15: Skyline

Level 9: Park
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URBAN DESIGN STRATEGY

CREATIVITY
This development proposes to build the phase 2 of Park Central towers and augment users' experiences 
through  creating legible, active and enjoyabe surroundings. The adjacent central memorial park and other 
focal points, the various active urban corridors, and the practical requirements of buildings of this scale have all 
fed into the urban design of the site. The proposal to create a pedestrian friendly urban space in between the 
two phases of this development was done with a view to promoting an active and animated site.

The building itself has made use of articulation of form and materials to provide an approachable scale and the 
integration of a podium as distinct from the tower elements is deliberate in giving this development a legibility 
that is required of this building type.

CONNECTIVITY
Connectivity has been a significant driver in the site strategy.  Spreading amenity spaces on various levels of 
the building, allows for a more open concept main floor with various retail typologies which will eventually spill 
outdoors to maximize site activity.  While these amenity spaces are spread out through the building, they still 
provide desirable views to the site and surroundings, while keeping the privacy of users, as well as maintaining 
a cohesive deisgn vocabulary both inside and outside.

CONTEXT
As seen in the site analysis diagrams, the subject parcel is well positioned within the fast-changing neghbourhood 
of beltline and the addition of an appropriately scaled mixed use residential development will enhance the 
greater community. Proximity to downtown, retail and commercial buildings and LRT are supplemented by an 
adjacency to central memorial park and 11th ave. corridor. 

CPC2021-0389 
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ACCESSIBILITY
The access to/from the site is clear and identifiable, creating a hierarchy and a legible environment for residents, 
guests, and pedestrians at large. Building lobby entrances are visibly distinct from the tower elements and create 
a sense of address. Barrier-free accessibility has been maintained throughout the site, with gentle ramping 
being the primary strategy to deal with grade-change. This tower has independent waste and recycling pickup 
facilities. These are designed to be compatible with the pedestrian-first nature of the site.

SCALE
The podium and canopies are designed at appropriate height for the proposed towers which are architecturally 
detailed to improve proportion along the street edge and the public realm. This smaller scale is reinforced 
through the various interfaces at grade.

INTEGRATION
The North street frontage houses the commercial aspects of the main floor.  Visitor bicycle parking is located 
along the north and east edge of the site, providing efficient access to the street systems and local businesses 
while reserving the southern area of the site for outdoor amenities capitalizing on the available sun exposure, 
along with tying into neighbourhood pathways.

Pedestrian traffic flows between residents and passers-by are blurred in these areas, specially on the enhanced 
urban space along the south edge.  The indoor social spaces are connected through the outdoors, creating an 
indoor-outdoor relationship between public and private uses and the urban space.  

South facing amenity spaces have been considered strong drivers in the overall design.

URBAN DESIGN STRATEGY
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SAFETY
Ample site lighting and residential units offer a high level of visual overlook during the extended hours of the 
day and week. Low planter walls are used as separating elements and screening is provided by vegatation.  All 
public spaces are passively screened and CEPTD principles have been applied throughout the site design.

QUALITY
The quality of the construction systems will be considered as part of the long term viability of the project and with 
the associated codes and specifications (including the performance within the NECB requirements). Exterior 
materials will be a mixture of high-quality modularized window-wall construction. Podium elements at grade 
will provide resistance to various weather conditions (snow and ice removal etc.) that can typically impact the 
immediate experience of the building.

ANIMATION
The public realm is enhanced through a meandering pathway with upgraded paving, green spaces and seating. 
This will be complimented with urban scale art pieces and installations. The site is generously lit with LED 
bollards and wall mounted fixtures highlighting the avenues of movement.

Public use of the site is encouraged and a visibly active site is desired by the owner.

FLEXIBILITY
In terms of urban design, the flexibility of this site and development is largely centred on the ground floor retail 
and public spaces. This will allow for various activities to take place in the spaces between the buildings. 
The owner is intent on providing spaces that can flexibly accomodate a wide range of users so as to be a 
marketable, successful and sustainable development.

URBAN DESIGN STRATEGY
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DIVERSITY
While the residential units are currently designed to suit the current market, future considerations have been made 
with respect to how varying uses could be accomodated as the community evolves and develops. Increased 
ceiling heights at main floor ensure future retail is viable. A variety of uses (residential lobby and various retail 
options with associated exterior space) are proposed in order to animate the site.

SUSTAINABILITY
The project will provide for a higher level of sustainability which is reinforced by the need to meet NECB criteria. 
The developer does not anticipate this being a LEED project, but is committed to utilizing sustainable principles 
as supported by the selection of the consultant team who all have LEED accredited professionals and extensive 
expertise in achieving LEED certification. This approach will balance capital vs. lifecycle benefits for building 
systems and material selection.

ORIENTATION
Siting and the form of the tower acknowledges the broader context including; prevailing winds, solar orientation 
and vehicular movement.

As mentioned previously, site strategy dictates that the predominant vehicluar circulation takes place to the 
North, with the south of the site reserved for pedestrian-oriented amenities.

URBAN DESIGN STRATEGY
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SITE PLAN
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FORMAL STRATEGY

SCHEME 2B

2PC

2PC

1PC

2PC

2PC

2PC

SCHEME 3B

2PC

SCHEME 2A

1PC 1PC

SCHEME 3A

1PC

View to Rocky
Mountains

Central Business 
District

Central Business 
District

View to Park

13 Sh
Balc

X

This development tries to create an appropriate response to it’s immediate context, while taking into the account the 
broader vision and the nature of developing Beltline neighbourhood. Providing various views and connections to the 
Central Memorial park, downtown and 11th and 17th ave corridors, the 2 Park Central tower is envisioned to become 
an active mixed use development in the heart of Beltline.

The form of the tower corresponds to the immediate context, as well as the relationship to the existing phase 1 tower. 
Using the “Siblings” concept instead of “Twins” in the formal development of the phase 2 tower allows for more 
flexibility and a stronger correlation between the two towers.

The use of similar material palette among the two towers, along with the staggered ‘L-shaped’ white frame to the 
balconies play an important roll in creating a cohesive design concept and visual identity for the whole development 
which contributes to the broader vision for the Beltline neighborhood.

1 2 3

Hexagon Square X Shape
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SEPTEMBER 21ST - 10 AM

SEPTEMBER 21ST - 2 PM

SEPTEMBER 21ST - 12 PM

SEPTEMBER 21ST - 4 PM

The design team see the shadow study as being an 
important step in the design process. This study gives a 
good indication of ideal locations for public rooftop amenity 
spaces and allows design to build on this knowledge.

In summary, the shadow studies indicate that all the 
shadow requirements are met through different times of 
the year.

No City-protected shadow encroachment zones are 
impacted by the building’s shadow.

SHADOW STUDIES
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WIND STUDIES

Wind Rose - Calgary

A pedestrian-level wind comfort study has been completed by a third party professional 
engineering group, guaranteeing an efficient design specially for exterior amenity spaces 
and public plazas. Identification of local prevailing winds throughout the year has also helped 
inform the location and design of podium rooftop amenities. This positioning, coupled with 
knowledge of the solar patterns allow for a successful and comfortable exterior amenity 
space and pedestrian comfort.

In summary, the wind studies indicated that the proposed design has met and exceeded all 
requirements defined by City of Calgary standards.

Physical wind study model

Seasonal distribution of winds - Calgary International Airport

 

Centron 
PLACE 10 RESIDENTIAL, CALGARY:  PEDESTRIAN LEVEL WIND STUDY  

5

SEASONAL DISTRIBUTION OF WINDS  
CALGARY INTERNATIONAL AIRPORT, CALGARY ALBERTA  

 
 
 
 
Notes: 

1. Radial distances indicate percentage of time of wind events. 
2. Wind speeds are mean hourly in km/h, measured at 10 m above the ground. 

Centron 
PLACE 10 RESIDENTIAL, CALGARY:  PEDESTRIAN LEVEL WIND STUDY  

5

 
 
 
 
Notes: 

1. Radial distances indicate percentage of time of wind events. 
2. Wind speeds are mean hourly in km/h, measured at 10 m above the ground. 

 

 
PHOTOGRAPH 3:  CLOSE-UP VIEW OF STUDY MODEL LOOKING SOUTHEAST 
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ART WALK
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ART INSTALLATION OVERVIEW

Ron Moppett is a painter living and working in 
Calgary, Alberta. Born in England in 1945, he 
immigrated to Canada in 1957. Moppett attended 
the Alberta College of Art (now ACAD) from 1963 to 
1967, and the Instituto de Allende in Mexico in 1968. 
 
Drawing inspiration from a variety of historical and 
cultural styles, the artist offers a diverse view of pop 
culture and a glimpse into the “dailiness” of life. 
A brilliant colourist, Moppett stencils and distills 
shapes with oil and acrylic paint, creating complex 
picture puzzles that hold multiple layers of meaning. 
 
Moppett is one of Canada’s leading contemporary 
artists who is often at the forefront of advanced 
research in the field of visual arts. His career includes 
a significant number of honours, exhibitions, 
publications and awards, including numerous Canada 
Council grants and the prestigious Gershon Iskowitz 
Prize in 1997.  
 
Several major surveys of his work have been 
organized: beginning with a show at the Walter Phillips 
Gallery at the Banff Centre in 1982, and another, a 
travelling exhibition, organized by Glenbow Museum 
in Calgary in 1990. Ron Moppett’s sculptural and 
installation work was the subject of a major survey 
exhibition titled SCULPTUR(AL) curated by Christine 
Sowiak for the Nickle Galleries that opened in the 
fall of 2015. Primarily known as a painter, this major 
survey presented three-dimensional works from the 
1970s through to the present.  The Glenbow Museum 
will present works by Ron Moppett in February 2020.  
 
In the fall of 2016 the Art Gallery of Alberta presented 
a two-person exhibition with Ron Moppet and his 
son Damian Moppett, a prominent contemporary 
artist in his own right, titled Damian Moppett + Ron 
Moppett (Every Story Has Two Sides). A variation of 
this exhibition was shown at the National Gallery of 
Canada in 2017 titled Masterpiece in Focus: Ron and 
Damian Moppett.   In August of 2017 his work was 
included in Open Horizons: Allyson Glenn, Colleen 
Heslin and Ronald Moppett at the Cultural Foundation 
of Tinos, Tinos, Greece.  

In the spring of 2015 Ron Moppett was awarded a 
commission to create a large-scale work for Cadillac 
Fairview’s Deloitte Tower in Montréal. Titled 
VASEHAT/WINDOWMOON, the painting measures 
3.5 meters high by 2.5 meters wide and was installed 
in September of 2015. In 2012, Ron Moppett unveiled 
THESAMEWAYBETTER/READER, a large-scale public 
work commissioned by the Calgary Municipal Land 
Corporation for the city’s East Village.  For his piece 
Moppett worked with German stained glass experts 
Mayer of Munich to translate a collage/painting into 
a 5-paneled mosaic tiled wall featuring more than 
956,321 unique hand cut Venetian and Mexican 
glass and stone tiles. Overall the mural measures 
approximately 4 meters high and 33 meters wide. 
 
In addition to his painting practice, he has worked as 
an important curator and a teacher. He has exhibited 
extensively throughout Canada, the United States, 
and Europe. In 2013 - as a testament to Moppett’s 
presence, participation and contribution to the visual 
arts community in Calgary throughout the years - 
Moppett was invited by Glenbow Museum to curate 
Made in Calgary: The 1970s, the second installment 
of the museum’s Made in Calgary series which 
showcases works of the visual arts community in 
Calgary throughout the last five decades. His work 
was also included in the subsequent iterations of this 
series: Made in Calgary: The 1980s (curated by Jeffrey 
Spalding), Made in Calgary: The 1990s (curated by 
Nancy Tousley), Made in Calgary: The 2000s (curated 
by Katherine Ylitalo). 
 
Moppett’s work can be found in many prominent 
private and public collections including the National 
Gallery of Canada, the Musée d’art contemporain, 
The Art Gallery of Alberta, Glenbow Museum, and the 
Mackenzie Art Gallery, to name a few.

Ron moPPett

Vincent’s Last Studio at Trepanier BaerRon Moppett

THESAMEWAYBETTER/READER at East Village, Calgary
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“Janet’s Crown”, 2001, Southern Alberta Institute of Technology, Calgary 
 
 
 
 
 
 
 
 
 
 
 

 
More Information on the Artists: 
 
Katie Ohe, RCA, L.L.D. 
 

 
 
 
Katie Ohe, RCA, L.L.D, is a renowned Canadian sculptor and one of the first artists to make abstract 
sculpture in Alberta. Born in 1937 in Peers, Alberta, she attended the Alberta College of Art (ACAD), 
the Montreal School of Art and Design, the Sculpture Centre in New York and Fonderia Fabris in 
Verona, Italy.  
  
Ohe’s work has been exhibited across Canada and internationally, in addition to numerous 
commissioned works installed throughout Alberta. Her work is also represented in collections 
including the Canada Council Art Bank, the Alberta Foundation for the Arts, the Shell Collection, The 
University of Calgary, and the Glenbow Museum. In 1991 Katie received the ACAD Alumni Award of 
Excellence Award (formerly the Board of Governors’ Award of Excellence) and in 2001 was the 
recipient of an honorary doctorate from the University of Calgary in recognition of her influence on 
art in Alberta. 
  
Katie is a fiercely beloved teacher and mentor in the arts. She has taught sculpture at the Alberta 
College of Art + Design since 1970 and her students include many successful and high profile artists 
with International careers such as Evan Penny, Christian Eckart, Brian Cooley, Alexander Caldwell 
and Isla Burns. 
  
Katie is an elected member of Royal Canadian Academy of Arts and entitled to use the RCA 
designation as acknowledgement of her contribution to Canadian art.  Driven by the desire to be 
able to express thoughts and emotions through her work, Katie’s sculptures compel you to 

Katie oHe
Katie Ohe, RCA, L.L.D, is a renowned Canadian 
sculptor and one of the first artists to make abstract 
sculpture in Alberta. Born in 1937 in Peers, Alberta, 
she attended the Alberta College of Art (ACAD), the 
Montreal School of Art and Design, the Sculpture 
Centre in New York and Fonderia Fabris in Verona, 
Italy.  
  
Ohe’s work has been exhibited across Canada 
and internationally, in addition to numerous 
commissioned works installed throughout Alberta. 
Her work is also represented in collections including 
the Canada Council Art Bank, the Alberta Foundation 
for the Arts, the Shell Collection, The University of 
Calgary, and the Glenbow Museum. In 1991 Katie 
received the ACAD Alumni Award of Excellence 
Award (formerly the Board of Governors’ Award 
of Excellence) and in 2001 was the recipient of an 
honorary doctorate from the University of Calgary in 
recognition of her influence on art in Alberta. 
  
Katie is a fiercely beloved teacher and mentor in 
the arts. She has taught sculpture at the Alberta 
College of Art + Design since 1970 and her students 
include many successful and high profile artists with 
International careers such as Evan Penny, Christian 
Eckart, Brian Cooley, Alexander Caldwell and Isla 
Burns. 
  
Katie is an elected member of Royal Canadian Academy 
of Arts and entitled to use the RCA designation as 
acknowledgement of her contribution to Canadian art.  
Driven by the desire to be able to express thoughts 
and emotions through her work, Katie’s sculptures 
compel you to physically interact with them and their 
kinetic movements mesmerize. 
 
Katie Ohe will be in a show at the Griffin Art Projects, 
West Vancouver in Fall of 2019 with Evan Penny and 
Christian Eckart and will be having a solo exhibition 
at the Esker Foundation in January 2020.
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Katie Ohe, RCA, L.L.D, is a renowned Canadian 
sculptor and one of the first artists to make abstract 
sculpture in Alberta. Born in 1937 in Peers, Alberta, 
she attended the Alberta College of Art (ACAD), the 
Montreal School of Art and Design, the Sculpture 
Centre in New York and Fonderia Fabris in Verona, 
Italy.  
  
Ohe’s work has been exhibited across Canada 
and internationally, in addition to numerous 
commissioned works installed throughout Alberta. 
Her work is also represented in collections including 
the Canada Council Art Bank, the Alberta Foundation 
for the Arts, the Shell Collection, The University of 
Calgary, and the Glenbow Museum. In 1991 Katie 
received the ACAD Alumni Award of Excellence 
Award (formerly the Board of Governors’ Award 
of Excellence) and in 2001 was the recipient of an 
honorary doctorate from the University of Calgary in 
recognition of her influence on art in Alberta. 
  
Katie is a fiercely beloved teacher and mentor in 
the arts. She has taught sculpture at the Alberta 
College of Art + Design since 1970 and her students 
include many successful and high profile artists with 
International careers such as Evan Penny, Christian 
Eckart, Brian Cooley, Alexander Caldwell and Isla 
Burns. 
  
Katie is an elected member of Royal Canadian Academy 
of Arts and entitled to use the RCA designation as 
acknowledgement of her contribution to Canadian art.  
Driven by the desire to be able to express thoughts 
and emotions through her work, Katie’s sculptures 
compel you to physically interact with them and their 
kinetic movements mesmerize. 
 
Katie Ohe will be in a show at the Griffin Art Projects, 
West Vancouver in Fall of 2019 with Evan Penny and 
Christian Eckart and will be having a solo exhibition 
at the Esker Foundation in January 2020.
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Katie Ohe, RCA, L.L.D. 
 

 
 
 
Katie Ohe, RCA, L.L.D, is a renowned Canadian sculptor and one of the first artists to make abstract 
sculpture in Alberta. Born in 1937 in Peers, Alberta, she attended the Alberta College of Art (ACAD), 
the Montreal School of Art and Design, the Sculpture Centre in New York and Fonderia Fabris in 
Verona, Italy.  
  
Ohe’s work has been exhibited across Canada and internationally, in addition to numerous 
commissioned works installed throughout Alberta. Her work is also represented in collections 
including the Canada Council Art Bank, the Alberta Foundation for the Arts, the Shell Collection, The 
University of Calgary, and the Glenbow Museum. In 1991 Katie received the ACAD Alumni Award of 
Excellence Award (formerly the Board of Governors’ Award of Excellence) and in 2001 was the 
recipient of an honorary doctorate from the University of Calgary in recognition of her influence on 
art in Alberta. 
  
Katie is a fiercely beloved teacher and mentor in the arts. She has taught sculpture at the Alberta 
College of Art + Design since 1970 and her students include many successful and high profile artists 
with International careers such as Evan Penny, Christian Eckart, Brian Cooley, Alexander Caldwell 
and Isla Burns. 
  
Katie is an elected member of Royal Canadian Academy of Arts and entitled to use the RCA 
designation as acknowledgement of her contribution to Canadian art.  Driven by the desire to be 
able to express thoughts and emotions through her work, Katie’s sculptures compel you to 
physically interact with them and their kinetic movements mesmerize. 
 
Katie Ohe will be in a show at the Griffin Art Projects, West Vancouver in Fall of 2019 with Evan 

Katie oHe
Katie Ohe, RCA, L.L.D, is a renowned Canadian 
sculptor and one of the first artists to make abstract 
sculpture in Alberta. Born in 1937 in Peers, Alberta, 
she attended the Alberta College of Art (ACAD), the 
Montreal School of Art and Design, the Sculpture 
Centre in New York and Fonderia Fabris in Verona, 
Italy.  
  
Ohe’s work has been exhibited across Canada 
and internationally, in addition to numerous 
commissioned works installed throughout Alberta. 
Her work is also represented in collections including 
the Canada Council Art Bank, the Alberta Foundation 
for the Arts, the Shell Collection, The University of 
Calgary, and the Glenbow Museum. In 1991 Katie 
received the ACAD Alumni Award of Excellence 
Award (formerly the Board of Governors’ Award 
of Excellence) and in 2001 was the recipient of an 
honorary doctorate from the University of Calgary in 
recognition of her influence on art in Alberta. 
  
Katie is a fiercely beloved teacher and mentor in 
the arts. She has taught sculpture at the Alberta 
College of Art + Design since 1970 and her students 
include many successful and high profile artists with 
International careers such as Evan Penny, Christian 
Eckart, Brian Cooley, Alexander Caldwell and Isla 
Burns. 
  
Katie is an elected member of Royal Canadian Academy 
of Arts and entitled to use the RCA designation as 
acknowledgement of her contribution to Canadian art.  
Driven by the desire to be able to express thoughts 
and emotions through her work, Katie’s sculptures 
compel you to physically interact with them and their 
kinetic movements mesmerize. 
 
Katie Ohe will be in a show at the Griffin Art Projects, 
West Vancouver in Fall of 2019 with Evan Penny and 
Christian Eckart and will be having a solo exhibition 
at the Esker Foundation in January 2020.
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“Janet’s Crown”, 2001, Southern Alberta Institute of Technology, Calgary 
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Katie Ohe, RCA, L.L.D, is a renowned Canadian sculptor and one of the first artists to make abstract 
sculpture in Alberta. Born in 1937 in Peers, Alberta, she attended the Alberta College of Art (ACAD), 
the Montreal School of Art and Design, the Sculpture Centre in New York and Fonderia Fabris in 
Verona, Italy.  
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sculptor and one of the first artists to make abstract 
sculpture in Alberta. Born in 1937 in Peers, Alberta, 
she attended the Alberta College of Art (ACAD), the 
Montreal School of Art and Design, the Sculpture 
Centre in New York and Fonderia Fabris in Verona, 
Italy.  
  
Ohe’s work has been exhibited across Canada 
and internationally, in addition to numerous 
commissioned works installed throughout Alberta. 
Her work is also represented in collections including 
the Canada Council Art Bank, the Alberta Foundation 
for the Arts, the Shell Collection, The University of 
Calgary, and the Glenbow Museum. In 1991 Katie 
received the ACAD Alumni Award of Excellence 
Award (formerly the Board of Governors’ Award 
of Excellence) and in 2001 was the recipient of an 
honorary doctorate from the University of Calgary in 
recognition of her influence on art in Alberta. 
  
Katie is a fiercely beloved teacher and mentor in 
the arts. She has taught sculpture at the Alberta 
College of Art + Design since 1970 and her students 
include many successful and high profile artists with 
International careers such as Evan Penny, Christian 
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aRt LigHting CanoPy Con
Shown here is a concept for an art lighting installation 
on the underside of the large feature entrance canopy. 

The project team is currently exploring this option as 
a way to integrate the building with the proposed art 
walk and create a unified expression where art and 
built form com together, creating an added layer of 
interest in the proposed woonerf area.

While the concept illustrated here is at a preliminary 
stage, the team is hopefult that an artist, who 
specializes in lighting installations could furhter 
develop the idea and create a unique piece that could 
really add to the proposed vision for an “art walk” 
through the block.
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BONUSING STRATEGY
The bonusing strategy that has been used follows the 
guidelines of PAPOS (publicly accessible private open 
space) as described in the Land Use Bylaw.

The PAPOS extent involves a portion of the walkway on 
the south side of the parcel which includes but not limited 
to upgraded paving and street furniture, public art pieces 
and upgraded podium elevation cladding.

The method used to calculate the total bonus contribution 
for the PAPOS credit divides into two parts. The strategy 

accounts for costs additional to ‘what would be built 
anyway.’ Examples of this logic include discounting the 
cost of public sidewalk in the bylaw setback areas, or 
discounting the cost of standard exterior glazing on the 
podium level, while including credit for the upgraded 
cladding for the canopies, landscaping and upgraded 
cladding as they all contribute to improving the public 
condition.

UP

SSIBLE PRIVATE 
/- 270 m2)

CANOPY ART INSTALLATION 
PROVIDED AS PAPOS 
COMPONENT

ART INSTALLATION

ART INSTALLATION

AL LANE 

BONUSING AND DENSITY SUMMARY  
BASE F.A.R. RESIDENTIAL 

USES
HERITAGE DENSITY 
TRANSFER
M2 F.A.R.

F.A.R. 
ACCOUNTED 
FOR

DENSITY REQUIRING 
BONUSING
M2 F.A.R.

INCENTIVE 
RATE 
CALCULATION

REQUIRED 
COST OF 
PAPOS AREA

5.0 3.0 8,094.47 2.82 10.82 6,837.4 2.38
$270/M2

X0.75
= $202.50/M2

$1,384,573.50

ALL REQUIRED BONUSING ABOVE 10.82 F.A.R. IS ACCOUNTED FOR BY UTILISING ITEM 2.0 WITHIN THE BONUSING 
PROVISIONS CONTAINED IN BYLAW 1P2007, AS PER BELOW.

1216.1 (1)             The amount of additional gross floor area achieved by providing the requirements of the public 
amenity items in Table 6.1 are calculated as a floor area ratio, an Incentive Ratio or an Incentive Rate.

(2)             An Incentive Rate indicates that the amount of additional gross floor area will be calculated by 
dividing the cost of the provided public amenity item in Table 6.1 by the respective Incentive Rate as established 
by Council where the following Incentive Rates apply:

(a)           Incentive Rate 1 is $270.00 per square metre.

ALL REQUIRED BONUSING ABOVE 10.82 F.A.R. IS ACCOUNTED FOR BY UTILISING ITEM 2.0 WITHIN THE BONUSING 
PROVISIONS CONTAINED IN BYLAW 1P2007.
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Total PAPOS area
+/-270 m2

ART INSTALLATION 2
ART INSTALLATION 1

UNIQUE FEATURE 
LIGHTING

BONUSING AND DENSITY SUMMARY
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SE CORNER - AERIAL VIEW
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SE CORNER
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NE CORNER
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11TH AVE INTERFACE
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Following a greater vision for Calgary as a pedestrian 
and bicycle friendly city, this project has focused on 
providing convenient, safe, diverse and efficient bicycle 
parking solutions which meets all the standards as well as 
satisfaction of future tenants.

These solutions include an secured underground bike 
parking and maintenance facility which can be directly 
accessed through the main plaza and at grade, along 
with providing a variety of bike storage types intends to 
make this facility a highly usable feature of the Phase 2 of 
Park Central towers.

MOBILITY
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floor-mounted bike rack wall-mounted bike rack

BIKE STORAGE & MAINTENANCE FACILITY

P1 SECURED BIKE STORAGE AND 
ACCESS PLAN
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SECOND FLOOR DOG RUN & AMENITY AREA
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TERRACES
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UP

UNIT S4
0223

UNIT J2
0225

UNIT J2
0227

UNIT J2
0229

UNIT S4
0221

UNIT S4
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UNIT J2
0219

UNIT S5
0224

UNIT S5
0226

UNIT S5
0228

UNIT S5
0230

UNIT J3
0232

UNIT J1
0218

UNIT A1
0207

UNIT A6
0208

UNIT S3
0209

UNIT M1
0210

UNIT M1
0211

UNITS3
0212

UNIT A6
0213

UNIT A4
0214

UNIT A4
0215

UNIT A6A
0216

PET SPA
0217

UNIT B3A
0222

STAIR 03
234

UNIT S2
0231

UNIT S1
0233

ELEVATOR
LOBBY

0203
CORRIDOR

0200

CORRIDOR
0200

CORRIDOR
0200A

PROPOSED RAISED (150mm ±) DOG RELIEF AREA
(HEATED, MECHANICALLY DRAINED SYNTHETIC
TURF SURFACE)

REMOVABLE LANDSCAPE FORMS ESCOFET JULES PLANTER
POSSIBLY WITH PERMANENT PLANTINGPROPOSED PAVERS OR CONCRETE

PROPOSED BENCH, TYP.

PROPOSED C.I.P. CONCRETE PLANTER WITH
CLAD FACES (LAMINAM OR GRANITE) & GRANITE
TOP C/W ORNAMENTAL GRASSES / SHRUBS

PROPOSED
DIVIDER SCREEN
- SEE ARCH.

LOCATION FOR POSSIBLE
DOG THEMED SCULPTURE
(NOT PART OF THIS DP)

11
00

WWW W

W

PROPOSED
BUILDING

24002400

1350

L3.0
3

W

W

L3.0
4

2L3.0

80
3

20

2046

Ø360OPENING
IN BASE

Ø1207

22
35

Ø293

37
1

Ø1287

PLAN VIEW

FRONT ELEVATION

SIDE ELEVATION

80
3

20

2046

Ø360OPENING
IN BASE

Ø1207

22
35

Ø293

37
1

Ø1287

PLAN VIEW

FRONT ELEVATION

SIDE ELEVATION

FG

UNIT
TERRACE

DOG RUN
AREA 45

0 
M

IN
.

INSULATION, DRAINAGE &
WATERPROOFING (SEE ARCH.)

1100 MIN.

500

FG

60
0 

M
IN

. S
O

IL
 M

IX

LEVEL 02

106650

LEVEL 03

110000

TERRACE DIVIDER
- SEE ARCH.

PROPOSED RAISED
CONCRETE PLANTER W/
GRANITE CLADDING

PROPOSED
SYTHETIC TURF
(DOG RUN) AREA -
SEE ARCH.

PROPOSED BENCH

REMOVABLE LANDSCAPE FORMS ESCOFET
JULES FREESTANDING PLANTER WITH
SEASONAL OR PERMANENT PLANTINGS

45
0

L3.0
3

L3.0
4

300

50

200mm WIDE
CONCRETE WALL

30mm THICK GRANITE
CLADDING AND 20mm
AIR SPACE BEHIND

SOIL MIX

BARK MULCH

200

PROPOSED LIGHT FIXTURES (2nd FLOOR AMENITY SPACE):

QTY.     SYMBOL                 DESCRIPTION

IN-WALL RECESSED LIGHT (W)
(WE-EF STI 279 LED)W

IRRIGATION NOTE:

ALL SHRUB AREAS WILL BE IRRIGATED WITH A LOW FLOW (DRIP / BUBBLER)
AUTOMATED IRRIGATION SYSTEM.  THE IRRIGATION SYSTEM IS CONFINED TO
THE PLANTING BEDS ONLY.

7

PROPOSED PLANT LIST (2ND FLOOR AMENITY SPACE):

QTY.     SYMBOL                            DESCRIPTION

6 SHRUBS - #5 CONT.  (900mm HT.)
DWARF KOREAN LILAC

92 ORNAMENTAL GRASSES OR SHRUBS - #2 CONT. (600mm HT.)
KARL FOERSTER FEATHER REED GRASS
SEM FALSE SPIREA
DART'S GOLD NINEBARK
ALPINE CURRANT

0 1 2 5m1
L3.0

LEVEL 02 - LANDSCAPE PLAN
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MODEL:  JULES
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DISTRIBUTOR: LANDSCAPE FORMS

PRODUCT INFORMATION:

4
L3.0
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PROPOSED BUILDING

 POOL

PROPOSED
BUILDING

PROPOSED CUSTOM METAL
OVERHEAD TRELLIS -
SEE ARCH. FOR DETAILS

PROPOSED BBQ STATION
WITH BUILT-IN CABINET, TYP.
2 GRILLS (TOTAL)

PROPOSED STONE CLAD RAISED
CONCRETE PLANTERS, TYP.

TURF AREA
(SYNTHETIC)

PROPOSED OUTDOOR SHOWER

STAIR

MECH

W

W WW W

W

W

TOWER OVERHANG ABOVE

WWW

PROPOSED MOVEABLE SEATING

DN DN

DN
DN

DN

UP

D0907

D0
90

4

DS901 DS902

D0916

D0915

D0
90

9

D0
91

0

D0
91

1

D0
91

2

D0905

D0
92

4

P23+

P23+

P23+

P42

P42

P44

P23+

P42

P42

P23

P23

P23+
P23+

P23+

P23+ P23+

P23+

P23+

P23+

P23+

P44

P23+

P42

P23+ P23+P42

P42

P42

P42

P42

P42

P42

P23+

P23+

P42

P21+ P42

D0933

D0931

D0914

D0923

D0928

D0927

P100

P23+

D0
93

2A

P42

P42

P41

D0926D0929

CONCRETE CURB FLUSH TO PAVERS

PROPOSED PRECAST CONCRETE PAVERS

1800mm CLEARANCE
ZONE AROUND POOL L4.0

2

L4.0
3

L4.0
4

PROPOSED
CONCRETE
UNIT PAVING -
TYP.

INSULATION, DRAINAGE &
WATERPROOFING

SEE ARCHITECTURAL

PROPOSED CONCRETE CURB, TYP.

PROPOSED SYNTHETIC TURF

PROPOSED SHRUB, TYP.

C.I.P. CONCRETE
PLANTER WALL,
CLAD WITH
STONE VENEER
CLADDING AND
CAPS - TYP.

MIN. 600mm
DEPTH SOIL MIX,
TOPPED WITH
50mm BARK
MULCH

100mm DEPTH PEA GRAVEL
FOR SOIL DRAINAGE -
19Ø ROUND WASHED ROCK

DRAIN - SEE MECH.

SEE ARCHITECTURAL
CUSTOM TRELLIS

FOR ALL POOL DETAILS REFER
TO MASTER POOLS DRAWINGS

POOL

60
0

SEE ARCHITECTURAL
CUSTOM RAILING

PROPOSED MOVEABLE
PATIO CHAIRS

CL

SLOPE

SLOPE

SLOPE

SLOPE

SEE ARCHITECTURAL
CUSTOM RAILING

C.I.P. CONCRETE
PLANTER WALL,
CLAD WITH
STONE VENEER
CLADDING AND
CAPS - TYP.

PROPOSED CONCRETE UNIT PAVING - TYP.

INSULATION, DRAINAGE &
WATERPROOFING

SEE ARCHITECTURAL

MIN. 600mm
DEPTH SOIL MIX,
TOPPED WITH
50mm BARK
MULCH

100mm DEPTH PEA GRAVEL
FOR SOIL DRAINAGE -
19Ø ROUND WASHED ROCK

PLANTER DRAIN - SEE MECH.

PROPOSED SYNTHETIC TURF (BEHIND)

PROPOSED MOVEABLE PATIO CHAIRS FA
C

E
 O

F 
B

U
IL

D
IN

G

PROPOSED
SHRUB

60
0

SEE ARCHITECTURAL
CUSTOM RAILING

C.I.P. CONCRETE PLANTER WALL,
CLAD WITH STONE VENEER
CLADDING AND CAPS - TYP.

PROPOSED CONCRETE UNIT PAVING - TYP.

INSULATION, DRAINAGE &
WATERPROOFING

SEE ARCHITECTURAL

MIN. 1200mm DEPTH SOIL MIX,
TOPPED WITH 50mm BARK MULCH

100mm DEPTH PEA GRAVEL
FOR SOIL DRAINAGE -
19Ø ROUND WASHED ROCK

SLOPESLOPE

PLANTER DRAIN - SEE MECH.

12
00

PROPOSED TREE

PROPOSED SHRUB, TYP.

PROPOSED PLANT LIST (9TH FLOOR AMENITY SPACE):

QTY.     SYMBOL                 DESCRIPTION

MEDIUM DECIDUOUS TREES
(75mm CALIPER)

THUNDERCHILD CRABAPPLE
IVORY SILK TREE LILAC
SPRING SNOW CRAB
GLADIATOR CRABAPPLE

SHRUBS
(#5 CONTAINER - 2.5m MAX. HEIGHT)

ALFREDO COMPACT CRANBERRY
BARBERRY
FROEBELLI OR GOLDMOUND SPIREA
HYDRANGEA
SEM FALSE SPIREA
DWARF KOREAN LILAC
HANSA ROSE
CALGARY CARPET JUNIPER

PERENNIALS / GRASSES
(#2 CONTAINER)

PERSICARIA / FLEECEFLOWER
DAYLILY
AUTUMN JOY SEDUM
KARL FOERSTER FEATHER REED GRASS
BLUE OAT GRASS

2

87

118

PROPOSED LIGHT FIXTURES:

QTY.     SYMBOL                 DESCRIPTION

LED LINEAR LIGHT - SURFACE MOUNTED
ON TRELLIS

LED LINEAR - XOOLUM HYDRA IP 67

IN-WALL RECESSED LIGHT (W)
WE-EF STI 279 LED

GROUND MOUNTED UPLIGHT (IN BEDS)
LUMINIS SCOPO SC350

W

IRRIGATION NOTE:

ALL TREES AND SHRUB AREAS WILL BE IRRIGATED WITH A LOW FLOW (DRIP /
BUBBLER) AUTOMATED IRRIGATION SYSTEM.  THE IRRIGATION SYSTEM IS
CONFINED TO THE TREE AND SHRUB BEDS ONLY.
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PROPOSED
SYNTHETIC
TURF

CANOPY
ABOVE

PROPOSED
CONCRETE UNIT
PAVING, TYP.

C

PROPOSED
BUILDING

2
L5

.0

PROPOSED
MOVEABLE
FURNISHINGS, TYP,

4

3
L5.0

L5.0

100

SEE ARCHITECTURAL

CUSTOM RAILING
(BEHIND)

PROPOSED
SYNTHETIC TURF

INSULATION,
DRAINAGE &
WATERPROOFING
SEE ARCHITECTURAL

30
0

PROPOSED
CONCRETE UNIT
PAVING

SEE ARCHITECTURAL
CUSTOM RAILING

PROPOSED MOVEABLE PLANTER, TYP.

B
U

IL
D

IN
G

 F
A

C
E

(WITH SEASONAL PLANTINGS)

PROPOSED MOVEABLE FURNISHINGS - TYP.

REFER TO ARCH.
CUSTOM RAILING

PROPOSED
SYNTHETIC TURF

L5.0
2

CANOPY ABOVE-
REFER TO ARCH.

PROPOSED CONCRETE CURB
(FLUSH WITH PAVERS) B

U
IL
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G
 F

A
C

E
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3L6.0

-103
104

LE

2L6.0

CB

PROPERTY LINE

MH

REQUIRED 2.134m PUBLIC REALM SETBACK

LINE OF FOUNDATION WALL BELOW

MINIMUM 1.5m SETBACKMINIMUM 1.5m ZONING SETBACK

MAXIMUM 3.0m ZONING SETBACK

EXTENT OF TREE TRENCH SLAB

EXISTING STREET
LIGHT POLE EXISTING HYDRANT

EXTENT OF TREE TRENCH SLAB

NEW WHEELCHAIR RAMP

1219

45
5

POLYETHYLENE LINER
STAINLESS STEEL LEVELING GLIDES

559END PLATE

SIDE PANEL

WOOD SEAT INSERT END PLATE

SIDE PANEL

WOOD
SEAT

14
5

PRODUCT INFORMATION:

MANUFACTURER:  LANDSCAPE FORMS
MODEL:  GUS 18" HT. STRAIGHT PLANTERS,

(4) WITH POLYETHYENE LINER,
(2) WITH WOOD SEAT INSERT

FINISH:   ALUMINUM WITH STEEL END PLATES;,
WOOD SEAT INSERT: IPE

INSTALLATION:  FREESTANDING (PER MANUFACTURER
SPECIFICATIONS), INSTALL DRAIN 
HOLES PRIOR TO FILLING WITH SOIL.

CONTACT: JULIA RYAN
PHONE: (604) 649-4367
EMAIL:  juliar@landscapeforms.com

FRONT ELEVATION SIDE ELEVATIONPLAN VIEW (PLANTER)

PLAN VIEW (BENCH)

1219

ISOMETRIC (PLANTER)

ISOMETRIC (BENCH)
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TY
P.

CURB AND GUTTER,
SEE CIVIL DRAWINGS

MINIMUM 50mm DEPTH
CRUSH GRAVEL AS PER CITY
OF CALGARY STANDARDS

RIGID CLOSED CELL FOAM
INSULATION (H.I. 40 OR
EQUIVALENT) AS PER CITY
OF CALGARY STANDARDS

EXPANSION JOINT

CONCRETE SIDEWALK
REINFORCED TO CITY
OF CALGARY DOWNTOWN
STANDARD SPECIFICATIONS

8mm POLY VERTICAL ROOT
BARRIER AROUN ALL 4 SIDES
OF TRENCH (OVERLAP
JOINTS 300mm MIN.)

MINIMUM 900mm
DEPTH SOIL MIX

150mm DEPTH
GRANULAR DRAINAGE

10
0

13
05

835500+/- 1238 O.D. TREE GRATE FRAME

30
0

ALIGN BACK OF TREE GRATE
FRAME TO PROPERTY LINE

R20
0

R
22

5 R
235

R260

A-A

BOTTOM VIEWPLAN VIEW

NOTES:
DUCTILE IRON TO CONFORM TO A.S.T.M. A.536
ALL DIMENSIONS SHALL CONFORM TO ±2MM TOLERANCE EXCEPT
AS NOTED.  NO DEVIATION SHALL BE ACCEPTABLE FOR
DIMENSIONS LESS THAN 10mm
TREE GRATE TO CITY OF CALGARY STANDARD SPECIFICATIONS,
ROADS CONSTRUCTION, GALVANIZED
FRAMES GALVANIZED, NOT POWDER COATED
ENSURE CONSISTENT GRATE THICKNESS AND ANGLE DEPTH

TROJAN TWF 406 TREE GRATE FRAME (OR EQUIVALENT)
NELSON STUDS 6 x 70mm LG HOT DIP GALVANIZED
FRAME CONSTRUCTION: L38 x 38 x 6mm HOT DIP
GALVANIZED
WELDING ON OUTSIDE AND BOTTOM ONLY

TROJAN TREE GRATE 48" X 72"
MODEL: SUNBURST (AS PER CITY OF
CALGARY ROADS CONSTRUCTION)
MATERIAL: DUCTILE IRON
MANUFACTURER:   TROJAN INDUSTRIES
CONTACT:                MARK McPHAIL
PHONE:                   (403)269-6525

STEEL EDGER AXONOMETRIC (NTS)

SECTION A-A

10
TYP.

20

20

1845

1832 INSIDE

OPENING FOR GRATE

1238

1225 IN
SIDE

OPENING FOR GRATE

30

914

10

12
20

30

30

10

30

30 20
165

20
287

25

19

10

914

20

25

12
20

30

30

235

PRODUCT INFORMATION:

FG

TOP VIEW -  NTS

MANUFACTURER: FORMS + SURFACES
CONTACT: MIKE BENZ
PHONE: (800) 451-0410
EMAIL: mike_benz@forms-surfaces.com
MODEL: LIGHT COLUMN BOLLARD

SERIES 600, ILLUMINATED,
SECURITY CORE, LBLCO-604-SEC
STANDARD 360° PERFORATED 
DESIGN SHIELD,

FINISH/ COLOUR: TBD
INSTALLATION: EMBEDED
DETAILS:           AS PER MANUFACTURER'S  

          SPECIFICATIONS

SHIELD PATTERN

PERFORATED PATTERN
NOT SHOWN FOR CLARITY

190.5Ø 238Ø

228.6Ø

600mm WIDE CONCRETE BAND
(250mm MINIMUM DEPTH)
TIED TO CONCRETE PEDESTAL

LANEWAY

WELDED STEEL
CROSS SUPPORTS

125mm CONCRETE TOPPING
SLAB TIED TO CURB

UNIT PAVING

EMBED ONLY HEAVY WALL
STEEL SECURITY CORE

360° PERFORATED
SHIELD

INSULATION AND
WATERPROOFING -
SEE ARCHITECTURAL

150Ø
6.35
(.25")

12
20

61
0

600

10
0

47
.85

3% 3%

POLYMERIC SAND INFILL TYP.

FILTER CLOTH TO
PREVENT SAND RELEASE

19Ø PE PIPE / WRAP
ENDS WITH FILTER CLOTH

40mm SAND BED

CRUSHED GRAVEL BACKFILL,
INSULATION, DRAINAGE,
WATERPROOFING (SEE ARCHITECTURAL)

CONCRETE PAVERS

TOP OF PARKADE SLAB

CONCRETE TOPPING SLAB

PARKADE SLAB

DRAIN - TYP.
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TY
P.

4 STREET SW

REINFORCED CONCRETE
TREE TRENCH SLAB

EXPANSION JOINT

CONCRETE SIDEWALK
REINFORCED TO CITY
OF CALGARY DOWNTOWN
STANDARD SPECIFICATIONS

CURB AND GUTTER,
SEE CIVIL DRAWINGS

MINIMUM 50mm DEPTH
CRUSH GRAVEL AS PER CITY
OF CALGARY STANDARDS

RIGID CLOSED CELL FOAM
INSULATION (H.I. 40 OR
EQUIVALENT) AS PER CITY
OF CALGARY STANDARDS

8mm POLY VERTICAL ROOT
BARRIER AROUN ALL 4 SIDES
OF TRENCH (OVERLAP
JOINTS 300mm MIN.)

100mm BIODEGRADABLE
VOID FORM

10
0

15
0

500+/- 8351238

10
0

30
0

PRODUCT INFORMATION:

FG TOP VIEW -  NTS

MANUFACTURER: FORMS + SURFACES
CONTACT: MIKE BENZ
PHONE: (800) 451-0410
EMAIL: mike_benz@forms-surfaces.com
MODEL: COLUMN BOLLARD

SERIES 600, NON-ILLUMINATED,
SECURITY CORE, LBLCO-604-SEC

FINISH/ COLOUR: TBD
INSTALLATION: EMBEDED
DETAILS: AS PER MANUFACTURER'S 

SPECIFICATIONS

190.5Ø 238Ø

228.6Ø

600mm WIDE CONCRETE BAND
(250mm MINIMUM DEPTH)
TIED TO CONCRETE PEDESTAL

LANEWAY

WELDED STEEL
CROSS SUPPORTS

125mm CONCRETE TOPPING
SLAB TIED TO CURB

UNIT PAVING

EMBED ONLY
HEAVY WALL STEEL
SECURITY CORE

INSULATION AND
WATERPROOFING -
SEE ARCHITECTURAL

150Ø
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0
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0

600
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0
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R17
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PRODUCT INFORMATION:

FG

15°

MANUFACTURER:  LANDSCAPE FORMS
MODEL:  BOLA BIKE RACK
FINISH:   STAINLESS STEEL
INSTALLATION:  EMBEDDED (PER MANUFACTURER

SPECIFICATIONS) EXCEPT: PRE-FORM
HOLES TO ENSURE NO  
REINFORCEMENT CONFLICTS

CONTACT: JULIA RYAN
PHONE: (604) 649-4367
EMAIL:  juliar@landscapeforms.com

TOP VIEW

FRONT ELEVATION SIDE ELEVATION

TREE TRENCH SLAB
(THICKENED SIDEWALK
UNDER BIKE RACKS
LOCATIONS)
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PRODUCT INFORMATION:

BOTTOM VIEW
NTS

MANUFACTURER: FORMS + SURFACES
CONTACT: MIKE BENZ
PHONE: (800) 451-0410
EMAIL: mike_benz@forms-surfaces.com
MODEL: COLUMN BOLLARD

SERIES 600, NON-ILLUMINATED,
REMOVABLE, LBLCO-604-REM

FINISH/ COLOUR: TBD
INSTALLATION: SURFACE MOUNTED
DETAILS: AS PER MANUFACTURER'S 

SPECIFICATIONS

ENLARGED VIEW
OF THE REMOVABLE
MOUNTING PLATE

600mm WIDE CONCRETE BAND
(250mm MINIMUM DEPTH)
TIED TO CONCRETE PEDESTAL

LANEWAY

INSULATION AND
WATERPROOFING -
SEE ARCHITECTURAL

125mm CONCRETE TOPPING
SLAB TIED TO CURB

UNIT PAVING

LOCK NOT
SUPPLIED
BY F+S

190.5Ø
MOUNTING
CIRCLE
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4 STREET SW TREE TRENCH LAYOUT - ENLARGEMENT DETAIL
1:50

2
L6.0

4TH STREET TREE TRENCH SECTION 
1:50

3
L6.0

4TH STREET TREE TRENCH SECTION
1:50

4
L6.0

TREE GRATE DETAIL
1:20

8
L6.0

COLUMN BOLLARD DETAIL (NON-ILLUMINATED)
1:20

9
L6.0

COLUMN BOLLARD DETAIL - (ILLUMINATED)
1:20

5
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TYPICAL CONCRETE UNIT PAVING DETAIL
1:20

6
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GUS PLANTER / BENCH
1:20
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SINGLE BIKE RACK DETAILS
1:20

10
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REMOVABLE BOLLARD DETAIL (NON-ILLUMINATED)
1:20
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PRODUCT INFORMATION:

MANUFACTURER: LUMENPULSE
CONTACT: OPTICS LIGHTING
PHONE:                     (403) 668-1373
MODEL: LUMENBEAM  INGROUND LARGE LED C/W
                                         360° ROTATION AND 15°TILT
FINISH/ COLOUR: STAINLESS STEEL - WITH CUSTOM
                                         COLOUR TRIM TO MATCH SURROUNDING
                                         GRANITE COLOUR
INSTALLATION: EMBEDED. INSTALL FLUSH WITH GRANITE
                                         PAVING WITH MAX TILT SETTING
DETAILS: AS PER MANUFACTURER'S SPECIFICATIONS

TOP VIEW

25
0

FRONT VIEW

32
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PRODUCT INFORMATION:

CL

MANUFACTURER: WE-EF
CONTACT: OPTICS LIGHTING

SUSANNE DROST
PHONE: (587) 393-8558 / (403) 512-0104
EMAIL: sshewchuk@opticslighting.com
MODEL:        STI279 LED (5.32" X 16.73")
FINISH/ COLOUR: GREY METALLIC - SUBMIT COLOUR
                                         SAMPLES
INSTALLATION: RECCESSED
DETAILS: SUBMIT SHOP DRAWINGS INCLUDING 

INSTALLATION DETAILS FOR REVIEW 
AND APPROVAL

FG

OF FIXTURE

CONDUIT
OPENING

CONCRETE
PLANTER WALL
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5 41
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27
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PRODUCT INFORMATION:

B-B (1:1)

B

B

LUMINAIRE TOP, 45° TILT

L = N X 62.5 +10; N = 1...63
Lmin = 1 X 62.5 +10 = 73
Lmax = 63 x 62.5 + 10 = 3948

FINISH: ANODIZED AL-SILVER
   (OR BLACK)

MANUFACTURER: LED LINEAR
CONTACT: OPTICS LIGHTING

SUSANNE DROST
PHONE: (403) 668-1373 ext. 111
EMAIL: sshewchuk@opticslighting.ca
PHONE: XOOLUM HYDRA HD25 IP67
FINISH/ COLOUR: TBD
INSTALLATION: RECESSED/SURFACE MOUNTED
DETAILS: AS PER MANUFACTURER'S 

SPECIFICATIONS

TC-POINT: BACK OF THE MODULE

60

L

30

25
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PRODUCT INFORMATION:

MANUFACTURER: LUMINIS
CONTACT: WOW LIGHTING

MARTA HERNANDEZ
PHONE: (403) 266-6249 EXT.222
EMAIL: martah@wowlighting.com
MODEL: SCOPO SC350
FINISH/ COLOUR: TBD
INSTALLATION: GROUND MOUNT
DETAILS: AS PER MANUFACTURER'S 

SPECIFICATIONS

CONCRETE
INSTALLATION

3"9.6"

9.
1"

PRODUCT INFORMATION:

MANUFACTURER: LUMINIS
CONTACT: WOW LIGHTING

MARTA HERNANDEZ
PHONE: (403) 266-6249 EXT.222
EMAIL: martah@wowlighting.com
MODEL: 3" SCOPO SC355 PROJECTOR C/W 

POLE (100MM Ø) AND ANTIGLARE
FINISH/ COLOUR: GUN METAL - SUBMIT STANDARD 

COLOUR SAMPLES FOR FINISH 
SELECTION

INSTALLATION: MOUNTED ON POST
DETAILS: SUBMIT SHOP DRAWINGS
                                         INSTALLATION DETAILS FOR
                                         REVIEW AND APPROVAL

SC355 - pole mount
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• •• •• •••••••
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SC350 - ground mount

4
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IN-GROUND UPLIGHT DETAIL (FLUSH WITH TOP OF ART PLINTHS)
1:10
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Urban Design Review Panel Comments 

 

Date September 2, 2020 

Time 1:00 

Panel Members Present  
Chad Russill (Chair) 
Terry Klassen 
Ben Bailey 
Colin Friesen 
Jeff Lyness 
Michael Sydenham 
 

Distribution 
Chris Hardwicke (Co-Chair) 
Gary Mundy 
Beverly Sandalack 
Ryan Agrey 
Jack Vanstone 
Glen Pardoe 
Noorullah Hussain Zada 

Advisor David Down, Chief Urban Designer  

Application number DP2020-4338 

Municipal address 507 11 Av SW 

Community Beltline 

Project description New: Multi-Residential Development, Retail and Consumer Service 

Review First 

File Manager Adam Sheahan 

City Wide Urban Design Sonny Tomic 

Applicant Gibbs Gage Architects 
 

*Based on the applicant’s response to the Panel’s comments, the Chief Urban Designer will determine if further review will include 

the Panel or be completed internally only by City Wide Urban Design. 

Summary 

Overall, Phase 2 of the development represents a continuation of the design intentions established in the now 

constructed Phase 1. As a whole, the development is a positive addition to the Beltline Community by meeting 

several urban design elements promoted by UDRP.  

The Panel endorses the project and is supportive of the architectural design intent. However, the area that prompted 

the most discussion was the design and resulting impact on connectivity and activation of the internal lane, noted on 

the applicant’s package as ‘Art Walk – Pedestrian Realm’. As this project acquired additional density bonusing for this 

area—deemed Publicly Accessible Private Open Space, further detailed design refinement is recommended by the 

Panel. The current design of the laneway is viewed as a private access primarily serving the needs of building 

residents rather than promoting a more holistic view of multi modal circulation and a publicly accessible / navigable 

interface.  

 

Urban Design Element 

Creativity Encourage innovation; model best practices 

 Overall project approach as it relates to original ideas or innovation 

UDRP Commentary The applicant’s design concept of two ’sibling towers’ is a thoughtful and subtle way of allowing 
for an interface between the two phases of the development without simple mimicry. 

Applicant Response  

Context Optimize built form with respect to mass and spacing of buildings, placement on site, response to adjacent 

uses, heights and densities 

 Massing relationship to context, distribution on site, and orientation to street edges 
 Shade impact on public realm and adjacent sites 

UDRP Commentary The Tower masses are located so as not to interfere with each other. The integration of a 
defined retail / commercial street face along 11th and 4th addresses the community’s desire for a 
mixed use and public street interface. The movement of the parkade access to 11th may pose a 
concern as it abruptly breaks this edge – careful consideration on the design of the entrance for 
the parkade is recommended. 

Applicant Response  
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Human Scale Defines street edges, ensures height and mass respect context; pay attention to scale 

 Massing contribution to public realm at grade 

UDRP Commentary Acknowledging the level of detail required for a high-rise tower, the incorporation of additional 
human scaled elements at or near the ground plane will advance the design aspirations 
presented. In the laneway, moving away from standard bollards to delineate pedestrian and 
vehicular movements to more universal shared space principles would help achieve a better 
human scale experience at-grade. 
 
In addition, the incorporation of element(s) that physically bridge the two phases would create a 
more human-scaled, defined sense of place. Discussion by the Panel included overhead string 
lights or other design elements that create a sense of enclosure or ‘outdoor room’. 

Applicant Response  

Integration The conjunction of land-use, built form, landscaping and public realm design 

 Parking entrances and at-grade parking areas are concealed 
 Weather protection at entrances and solar exposure for outdoor public areas 
 Winter city response 

UDRP Commentary The vision for the internal laneway is seemingly in conflict with the design as presented. 
Outlined in the submission, the design is overtly formal with strictly defined vehicular access with 
typical sidewalk conditions on each side. If the design intent is to create a public realm amenity 
where people are encouraged to linger, the Panel recommends re-designing the lane/access to 
be less linear with  
structured laybys and demarcating bollards to one that incorporates natural traffic calming 
techniques.  A woonerf or shared space public realm is an interface that intentionally plans for a 
degree of uncertainty to heighten caution and respect for all users in the space.  The current 
layout in this area contrasts that concept. Additional consideration should be given to one-way 
directional movement for vehicles from 4th ST SW through to 12th AV SW. 

Applicant Response  

Connectivity Achieve visual and functional connections between buildings and places; ensure connection to existing 

and future networks. 
 Pedestrian first design, walkability, pathways through site 

 Connections to LRT stations, regional pathways and cycle paths  

 Pedestrian pathway materials extend across driveways and lanes 

UDRP Commentary Similar to the rated urban design element ‘Integration’, the connectivity of the multi -modal 
laneway could be increased through a less rigidly defined separation of spaces. With bollards 
defining the pedestrian-vehicle realms, crossing from phase 1 to phase 2 by pedestrian is not 
promoted. Further incorporation of the art walk component to act as a defining element to limit 
vehicle movement without being overt could be explored.  
 
The notion of shared space was presented and is recommended to be further developed so that 
the design represents the presented intentions.  It should be noted that as part of application 
DP2017-2379 (Phase 1), the termination (or potential to extend to 11th Avenue) of the galleria 
would be critical to the success of the open space. The treatment of the laneway and interface 
to the proposed building still has room for improvement in this regard. 

Applicant Response  

Animation Incorporate active uses; pay attention to details; add colour, wit and fun 
 Building form contributes to an active pedestrian realm 
 Residential units provided at-grade 
 Elevations are interesting and enhance the streetscape 

UDRP Commentary Phase 2 represents a lessening of warmth in materially from Phase 1. Although this allows for 
individual definition of the two phases, the use of a primarily dark color palette in the podium 
could be reconsidered. 
 
The Panel strongly advises extending the retail / commercial elements around the SE corner of 
the podium in order to activate the lane. The primary residential entrance is located off the lane 
and is highly visible from both 4th ST SW and from 12th AV SW through the Phase 1 breezeway. 
As a result, the second additional residential lobby entrance fronting 4th ST SW should not be 
required.  In the current format, it is perceived to erode both the strength of the internal lane 
connection as well as the commercial storefront along 4th Street. 

Applicant Response  

Accessibility Ensure clear and simple access for all types of users  
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 Barrier free design 
 Entry definition, legibility, and natural wayfinding 

UDRP Commentary The definition of the individual entrances are clear and well defined. The incorporation of a 
transition through the art walk / pedestrian zone without curbs is a great addition to promoting 
accessibility of users. 

Applicant Response  

Diversity Promote designs accommodating a broad range of users and uses 

 Retail street variety, at-grade areas, transparency into spaces 
 Corner treatments and project porosity 

UDRP Commentary Viewed in relation to phase 1 as an overall development, there is a wide range of uses, making 
this development a truly mixed-use project that will serve Beltine community for years to come. 

Applicant Response  

Flexibility Develop planning and building concepts which allow adaptation to future uses, new technologies 

 Project approach relating to market and/or context changes 

UDRP Commentary The podium floors allow for a variety of uses that can fluctuate over time in relation to market 
demand.  

Applicant Response  

Safety Achieve a sense of comfort and create places that provide security at all times  

 Safety and security 
 Night time design 

UDRP Commentary Potential to incorporate more overhead lighting as noted in previous comments. Otherwise, the 
design presents a thoughtful layout re: safety with a high degree of eyes on the street and 
passive monitoring of the laneway. 
 
Achieving safe flow negotiates shared areas at appropriate speeds and with due consideration 
for the other users. This includes laying out the streetscape furnishings with auto-turn analysis 
/test-fitting to thoughtfully expand the pedestrian realm and improve overall experience.  The 
design should make active modes attractive by meeting their needs i.e. bike parking and seating 
areas and ensuring safety. i.e. smooth surfaces and clear of obstacles, contrary to rows of 
bollards. 
 

Applicant Response  

Orientation Provide clear and consistent directional clues for urban navigation 

 Enhance natural views and vistas 

UDRP Commentary The orientation of the facades of each tower establishes oblique views across, while still 
allowing for unimpeded views from the residential units. 

Applicant Response  

Sustainability Be aware of lifecycle costs; incorporate sustainable practices and materials 

 Site/solar orientation and passive heating/cooling 
 Material selection and sustainable products 

UDRP Commentary Sustainability was not noted as being considered past the code requirements even though the 
team was presented as being well versed in the subject matter. More thoughtful integration of 
sustainable approaches relative to the project would be welcomed.  

Applicant Response  

Durability Incorporate long-lasting materials and details that will provide a legacy rather than a liability  

 Use of low maintenance materials and/or sustainable products 
 Project detailed to avoid maintenance issues 

UDRP Commentary Use of durable and quality materiality throughout. Consideration on the durability of lit bollards 
as they are often problematic if considered the principle interface for lighting and wayfinding in 
the pedestrian realm.  
 

Applicant Response  

 



 



 

Approval: S Lockwood concurs with this report.  Author: J Yun 
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Policy Amendment and Land Use Amendment in Springbank Hill (Ward 6) at 7440 
– 26 Avenue SW, LOC2019-0162 

 

RECOMMENDATION(S): 
 
That Calgary Planning Commission recommend that Council: 
 
1. Give three readings to the proposed bylaw for the amendments to the Springbank Hill 

Area Structure Plan (Attachment 2); and 
 
2. Give three readings to the proposed bylaw for the redesignation of 5.39 hectares ± (13.31 

acres ±) located at 7440 – 26 Avenue SW (Portion of Plan 2420AK, Block Z) from Direct 
Control District to Direct Control District to accommodate a comprehensively planned 
multi-residential development, with guidelines (Attachment 3). 

 
HIGHLIGHTS 

 This combined policy and land use amendment application seeks to allow for slope-
adaptive townhouse and apartment-style multi-residential development in the community 
of Springbank Hill. 

 The application represents an appropriate increase in residential density, allows for 
development that is compatible with the character of existing and future development in 
the area and is in keeping with the applicable policies of the Municipal Development 
Plan (MDP) and the Springbank Hill Area Structure Plan (ASP), as amended. 

 What does this mean to Calgarians? The proposed land use allows for a 
comprehensively planned multi-residential development in proximity to a planned 
Neighbourhood Activity Centre. 

 Why does this matter? Additional housing types and choice in this predominantly low 
density residential community, and an area challenged by fragmented ownership, 
advances the vision of applicable planning policies for this area. 

 Amendments to the Springbank Hill ASP are required to accommodate the proposed 
land use amendment. 

 There is no previous Council direction related to the proposed land use redesignation. 

 Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods. 

 
DISCUSSION  
This land use amendment application was submitted by B&A Planning Group on behalf of 
Partners Development Group on 2019 October 24. The current landowner is Ambrose 
University College Ltd who has authorized the applicants (the prospective landowner) to submit 
this land use amendment application. No development permit application has been submitted at 
this time, however, as indicated in the Applicant Submission (Attachment 4), the intent is to 
accommodate a comprehensively planned multi-residential development.    
 
An amendment to Map 2 of the Springbank Hill ASP is required to change the future land use 
policy for this site from Standard Suburban and Environmental Open Space (EOS) Study Area 
to Medium Density to accommodate the land use redesignation. Removal of the EOS Study 
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Area is supported by Administration as a Biophysical Impact Assessment was reviewed and 
concluded that there are no areas that qualify to be conserved as Environmental Reserve (ER). 
The Springbank Hill ASP requires EOS Study Areas to be evaluated when land use 
amendments are being considered.  
 
A detailed planning evaluation of the application, including location maps and site context is 
provided in Attachment 1, Background and Planning Evaluation. 
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☒ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the Community Association was appropriate. The applicant has provided a 
summary of the various outreach conducted with community and resident stakeholders, 
contained in Attachment 5. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site, published online, and notification letters were sent to adjacent landowners. 
 
Administration received 14 letters from the public. All submissions express clear opposition to 
the application, citing concerns around the incompatibility of the proposed land use and future 
built forms anticipated with existing low density areas to the south. 
 
Administration held online meetings with resident stakeholders and the SBHCA on multiple 
occasions throughout the review process communicating how the subject application was 
evolving to address the community’s concerns. The applicant has responded to the community 
stakeholders by significantly reducing the scale of building forms potentially interfacing with low 
density areas, demonstrated through a land use concept plan provided (Attachment 7).  
 
Administration circulated the updated proposal to SBHCA and all residents who submitted 
letters of objection in the initial circulation provided by the City. A letter from the SBHCA 
(Attachment 6) was received on 2021 March 08 requesting the applicant and Administration to 
consider rules and guidelines in the proposed DC District that better align with the concept plans 
shared. Key concerns aligning the applicant’s concept plans and visions with corresponding 
rules in the proposed DC District, have now been addressed. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the current proposal to be appropriate. Specific interface issues along low density 
areas will be considered at the development permit stage. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2019-0162
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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. 
 
IMPLICATIONS  
 
Social 
This proposed land use allows for a wider range of housing types than the existing DC District. 
The proposed change better accommodates the housing needs of different age groups, 
lifestyles and demographics; resulting in a more inclusive community. 
 
Environmental 
This application does not include any actions that specifically address objectives of the Climate 
Resiliency Strategy. Further opportunities to align future development on this site with 
applicable climate resilience strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The potential increase in population results for increases of use for local goods and services, 
benefitting the future Neighbourhood Activity Centre (NAC) in walking distances to the subject 
site. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known associated risks with this application. 
 
ATTACHMENT(S) 
1. Background and Planning Evaluation 
2. Proposed Amendments to the Springbank Hill Area Structure Plan 
3. Proposed Direct Control District 
4. Applicant Submission 
5. Applicant Outreach Summary 
6. Community Association Response 
7. Concept Plan 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 

   

 

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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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is a 5.4 hectare (13.3 acres) undeveloped forested area located in the 
community of Springbank Hill. This sloped and rolling site runs approximately 335 metres along 
77 Street SW and 170 metres across; just south of 17 Avenue SW.  
 
The local context is comprised of institutional, local community facilities and low density 
residential areas. More specifically, a University Campus area (Ambrose University) exists to 
the east with low density residential areas (single family dwellings) designated as Residential – 
One Dwelling (R-1) District, to the south. Multi-residential areas are currently under 
development to the west. Institutional and community facilities (Ernest Manning High School, 
Rundle College and Westside Recreation Centre) are located to the north and east of the 
subject site. Griffiths Woods Elementary and Valleyview Community Church are located to the 
south along 26 Avenue SW. 
 
Under the Springbank Hill ASP, the subject site is designated Standard Suburban with an 
Environmental Open Space (EOS) Study Area overlay; established to recognize areas subject 
to further environmental analysis subsequent to Council’s adoption of the Springbank Hill ASP 
in 2017. At that time, the landowner’s vision (Ambrose University) was limited to ensuring the 
long-term vision of the University Campus was maintained. Medium density residential uses 
were not considered for these lands prior to the adoption of the ASP in 2017. 
 
It is only recently that the same landowner provided authorization to the applicant to explore a 
different vision for the subject site. The current landowner does not envision the subject site as 
being part of the long term expansion of its institutional uses; offering the applicant the subject 
site to explore a different vision. The applicant on behalf of the current landowner, has 
submitted the proposed policy amendment to the Springbank Hill ASP and land use amendment 
application with studies supporting residential development of medium density and medium 
height. 
 
No development permit applications have been submitted that area associated with this land 
use amendment application. 
 

Community Peak Population Table 
 
As identified below, the community of Springbank Hill reached its peak population in 2018, and 
the population has decreased slightly within the past year. 
 

Springbank Hill 

Peak Population Year 2018 

Peak Population 10,052 

2019 Current Population 9,943 

Difference in Population (Number) -109 

Difference in Population (Percent) -1.08% 

Source: The City of Calgary 2019 Civic Census 
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Additional demographic and socio-economic information may be obtained online through the 
Springbank Hill Community Profile. 
 
Location Maps 
 
 

 

 
 
 
 

 

 

 
 
 

Subject Site 

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/springbank-hill-profile.html
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Previous Council Direction 

None. 
 

Planning Evaluation 
 
Land Use 
The existing DC District (Bylaw 67Z2007) is based on the rules found in Land Use Bylaw 2P80 
and comprises of three distinct land use areas accommodating institutional, commercial and low 
density residential development. Land use rules within Site 3 of this DC District are based on 
the Restricted Residential Single-Detached (RR-1) District; intended to accommodate low 
density residential development in areas where compatibility with special environmental 
characteristics is essential. Residential parcels are to be a minimum of 0.16 hectares (0.40 
acres) accommodating buildings up to 11 metres in height. 
 
The proposed DC District splits the subject site into two distinct land use areas (Site 1 and Site 
2). Both areas accommodate housing forms of medium height and density; while ensuring 
appropriate transitions in density and building forms are established towards low density 
residential areas.  
 
Site 1 of the DC is based on the rules of the Multi-Residential – Medium Profile (M-2) District; 
intended to accommodate apartment style multi-residential buildings. The minimum density 
required in Site 1 is 60 units per hectare (uph). A maximum building height of 24 metres is 
intended to accommodate slope-adaptive buildings, where height is measured from sloping 
grades. 
 
Site 2 of the DC is based on the rules of the Multi-Residential – At Grade Housing (M-G) 
District; intended to accommodate grade-oriented townhomes and rowhouses where each unit 
is provided with separate accesses from grade. The density range allowed in Site 2 is 35 to 80 
uph. Greater building setbacks (8.5 metres) from low density areas are required in Site 2. The 
maximum building height on Site 2 is 24 metres. A site-specific policy is proposed as part of this 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2007/2007z67.pdf
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application to ensure the building height does not exceed three storeys for the majority of the 
buildings as detailed in the policy section below. 
 
The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 7 and 12. Sections 7 and 12 incorporate rules of the base districts in Bylaw 1P2007 
where the DC District does not provide for specific regulations. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC rule is to ensure that rules regulating aspects of development that are not specifically 
regulated by the DC, can also be relaxed in the same way that they would be in a standard 
district.  
 
In addition, the relaxation section of the proposed DC District also allows the Development 
Authority to consider minor relaxations to the maximum building height on Site 1 of the DC 
(Section 8). The intent is to allow unique building design and architectural elements.  
 
Development and Site Design 
The rules of the proposed DC District, will provide guidance for future site development 
including appropriate uses, building massing, height, landscaping and parking. Due to the 
significant sloping nature of the site, additional items will be considered through the 
development permit process that include, but are not limited to: 
 

 Retention and/or replacement of existing vegetation within undeveloped areas; 

 Ensuring building setbacks accommodate reasonable landscape buffers with low 
density areas (R-1 Districts) to the south; 

 Improving pedestrian connections along 77 Street SW and towards future expansion of 
the University Campus; and 

 Mitigation of overlooking and privacy concerns to adjacent low density areas. 
 
Density 
The Land Use Concept Plan provided by the applicant anticipates 465 residential units to be 
accommodated on the subject site in a variety of multi-residential buildings forms. The overall 
density illustrated by this land use concept plan is 88 units per hectare (uph); in mid-range 
between the 38 to 148 uph allowed within medium density areas of the Springbank Hill ASP. 
This is an increase from Standard Suburban policy applicable to the site that currently allows for 
a range of 7 to 17 uph.  
 
Transportation 
 
Site Access and Traffic 
A Transportation Impact Assessment was reviewed as part of this application. Traffic concerns 

have been addressed by recommendations stemming from the Transportation Impact 

Assessment (TIA) for long-term roadway improvements to the local network. These future 

improvements include the following: 

 signalized intersections along 77 Street SW at 17 Avenue SW and 19 Avenue SW;  

 a controlled intersection aligning with the anticipated intersection at Spring Willow Drive 
SW; and 

 continuing development of a multi-use pathway along 77 Street SW connecting into the 
regional pathway network. 

 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=NTTrAeyqeeK&msgAction=Download
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Vehicular access to future developments on the subject site is anticipated from accesses along 
77 Street SW. The first access is from a future four-way intersection at 19 Avenue SW. The 
second anticipated access is from a controlled intersection aligning with Spring Willow Drive SW 
(two-way stop sign). A third access will be located between 19 Avenue and Spring Willow Drive 
SW and will be stop controlled. Detailed analysis determining future signalization at 17 Avenue 
SW and 19 Avenue SW (along 77 Street SW) will be based on anticipated long-term traffic 
volumes; upon full development of the community assumed by the TIA to occur by the year 
2048. 
 
Active Modes 
Complementing the upgrade of 77 Street SW as a modified collector street, is the development 
of a regional pathway along the northerly edge of 19 Avenue SW. It is anticipated the regional 
pathway along 77 Street SW will transition into a multi-use pathway south of 19 Avenue SW; 
ultimately connecting to the regional pathway network south of the subject site at 26 Avenue 
SW. Completion of the multi-use pathway and other elements within the public boulevard is 
subject to future considerations at the development permit stage. 
 
Transit 
The nearest transit route currently serving the immediate area is Bus Route 454 that loops 
between 69 Street LRT Station from Springborough Boulevard SW, west along 26 Avenue SW 
then south onto 77 Street SW towards the southernmost destination of the Signal Hill 
Commercial Centre on Richmond Road SW. Future adjustments to current transit service in the 
community may result in additional transit stops to be constructed along 77 Street SW; north of 
26 Avenue SW and subject to future obligations of the developer at the development permit 
stage. The existing 69 Street Blue Line LRT station is approximately one kilometre from the 
subject site. Extension of the Blue Line LRT along 17 Avenue SW towards a terminus station 
west of 85 Street SW (approximately two kilometres to the west); remains a long-term transit 
option that would also serve Springbank Hill.  
 
Environmental Site Considerations 
A Biophysical Impact Assessment (BIA) was submitted and reviewed as part of this application. 
The purpose of a BIA is to provide a detailed study and review of a project including project 
alternatives, and recommended mitigation measures. Along with Section 664 of the Municipal 
Government Act, the BIA also assists in determining areas that satisfy criteria for an 
Environmental Reserve (ER) dedication. The findings during the review of the application and 
the BIA conclude there are no areas qualifying to be dedicated as ER. For this reason, 
Administration supports lifting of the EOS Study Area overlay on the subject lands; associated 
with the redesignation of these lands from Standard Suburban to Medium Density. 
 
Utilities and Servicing 
Offsite water, sanitary and storm main extensions required to serve the subject site will be 
constructed at development permit stage; connecting to existing infrastructure. Downstream 
infrastructure can accommodate future development of this site. Servicing connections will be 
reviewed at the development permit stage. 
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Legislation and Policy 
 
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 (IGP). The proposed land use amendment builds on the principles of the 
IGP 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 – Developing Planned Greenfield with Area 
Structure Plan (ASP) area as identified on Map 1: Urban Structure in the Municipal 
Development Plan (MDP). The applicable policies promote housing diversity and choice through 
a wide range of housing types and densities to create diverse neighbourhoods. The proposed 
amendment to the Springbank Hill ASP and redesignation ensures future development provides 
appropriate transitions in building forms with existing low density areas to the south.  
 
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. 
 
Springbank Hill Area Structure Plan (Statutory – 2017) 
The subject site is located within the Standard Suburban area identified on Map 2: Land Use 
Concept in the Springbank Hill ASP. Standard Suburban areas are intended to accommodate 
development patterns that existed prior to the adoption of the MDP. This includes a limited 
range of residential institutional and recreational uses. Additionally, an Environmental Open 
Space (EOS) Study Area overlay applies to the site; established to recognize areas requiring 
further environmental analysis after Council’s adoption of the Springbank Hill ASP in 2017.  
 
To accommodate the proposed land use, an amendment to Map 2 is required to remove the 
EOS overlay and change the land use typology from Standard Suburban to Medium Density. 
Removal of the EOS Study Area is supported by Administration as these lands would not qualify 
as Environmental Reserve. The Medium Density policy accommodates a greater concentration 
of units; increase housing choices within the Plan area, predominantly through multi-residential 
building forms. Medium Density areas are also typically located in proximity to other medium 
density and mixed-use areas; supported by walking distances from the primary transit network. 
In this instance, the subject site is anticipated to be within walking distance to the 69 Street LRT 
Station, an existing Neighbourhood Node to the east; and a future Neighbourhood Activity 
Centre (NAC) with mixed-use areas, to the west along 19 Avenue SW. 
 
Additionally, an amendment to Section 3.1.6 (Medium Density) of the ASP is proposed. The 
proposed site-specific text amendment is intended to limit grade-oriented multi-residential 
buildings to three storeys with exceptions to accommodate slope adaptive design. To exceed 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/interim-growth-plan
http://www.calgary.ca/PDA/pd/Documents/municipal-development-plan/mdp-maps.pdf
https://www.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
https://www.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
https://www.calgary.ca/uep/esm/energy-savings/climate-change.html#strategy
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=NTTrAeyqeeK&msgAction=Download
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three stories buildings would have to meet slope adaptive design policies found in Section 7.6 of 
the ASP. Based on the concept plans considered by Administration as part of its review, the 
proposed amendment ensures any increased height is accommodated for only portions of 
buildings that are located sloping grades. 
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Current Land Use Concept - Springbank Hill ASP 
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Proposed Amendments to the Springbank Hill Area 
Structure Plan 
 

 
1. The Springbank Hill Area Structure Plan attached to and forming part of Bylaw 28P2017, 

as amended, is hereby further amended as follows: 
 

(a) Delete the existing Map 2 entitled ‘Land Use Concept’ and replace with the 
revised Map 2 entitled ‘Land Use Concept’, attached as Schedule A. 
 

(b) In Section 3.1.6, Medium Density, under 'Building Design', add the following to 
the end of policy 3: 
 

“For sites located east of 77 Street SW between 17 Avenue SW and 26 
Avenue SW, grade-oriented townhouse and rowhouse buildings should 
not exceed three storeys. Increased height may be considered for 
portions of buildings where the building can satisfy Slope Adaptive Design 
policies in Section 7.6, and where impacts and compatibility with 
surrounding built form can be addressed to the satisfaction of the 
Approving Authority.” 
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SCHEDULE A 
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Proposed Direct Control District 
 
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 replacing it with 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) accommodate multi-residential housing of a range of forms and densities;  

 
(b) establish building forms and setbacks that are sensitive to adjoining low density 

residential districts; and 
 

(c) establish maximum building heights that accommodate slope adaptive building 
forms. 

 
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.  
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SITE 1 (2.88 hectares ±) 
 
Application 
4 The provisions in Sections 5 through 8 apply only to Site 1. 
 
Permitted Uses 
5 The permitted uses of the Multi-Residential – Medium Profile (M-2) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Multi-Residential – Medium Profile (M-2) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
7 Unless otherwise specified, the rules of the Multi-Residential – Medium Profile (M-2) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Building Height 
8 The maximum building height is 24 metres 
 
SITE 2 (2.51 hectares ±)  
 
Application 
9 The provisions in sections 10 through 15 apply only to Site 2. 
 
Permitted Uses 
10 The permitted uses of the Multi-Residential – At Grade Housing (M-G) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
11 The discretionary uses of the Multi-Residential – At Grade Housing (M-G) District of 

Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
12 Unless otherwise specified, the rules of the Multi-Residential – At Grade Housing (M-G) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Building Height 
13 The maximum building height is 24 metres. 
 
Setback Area 
14 The depth of all setback areas must be equal to the minimum building 

setbacks required in Section 14 of this Direct Control District Bylaw. 
 
Building Setbacks 
15 (1) The minimum building setback from a parcel designated as a low density 

residential district is 8.5 metres. 
 

(2) In all other cases, the minimum building setback is 1.2 metres. 
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Relaxations 
16 The Development Authority may relax the rules contained in Sections 7, 8 and 12 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007.  
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Applicant Submission 
 
March 8, 2021  

Introduction 

On behalf of Partners Development Group (Partners), B&A Planning Group prepared an application for a 
Land Use & Policy Plan Amendment in the Community of Springbank Hill. The plan area is generally located 
south of 17 Avenue SW and east of 77 Street SW, consisting of 5.39 ha (13.31 ac) municipally addressed 
as: 7440 26 Avenue SW (Plan 2420AK; Block Z). Partners were not involved in the original Springbank Hill 
Area Structure Plan (ASP) process, approved in 2017, as the subject site was still owned by Ambrose 
University and the lands were not for sale. Partners became involved in 2019 and established a new 
development vision for the subject site, requiring a policy amendment to the ASP as part of this application. 

This application supports statutory and non-statutory policy goals including locating higher density 
residential areas close to established primary transit (LRT) stops; providing a variety of household unit 
types that accommodate people of different lifestyles, economic means, and abilities; and allowing the 
natural landscape of the area to influence proposed development, including slope adaptive building design.  

Vision & Rationale 

Partners propose a comprehensive residential development that is responsive to the natural topography 
and sensitive to the established built environment of the area. To achieve this vision, this application 
proposes to redesignate the plan area to allow for complementary medium density multi-residential, 
reflective of and working in collaboration with surrounding future development. 

The development will contribute to the completion of the Springbank Hill neighbourhood through upgrades 
to both vehicular and non-vehicular transportation networks, which will encourage and promote alternative 
modes of transportation such as walking, cycling, and public transportation. The development will add high 
quality and complementary residential housing and innovative design to Springbank Hill, diversifying 
housing options for current and future residents of the community. This will supply a noticeable gap in the 
housing market by offering differentiated housing forms, to attract a variety of individuals and families in all 
segments of their lifecycle. This development considers the aspirations of the existing community, which is 
a critical component of community building, while also considering the aspirations for future residents with 
a more diverse residential mix. Partners Development Group is experienced with multi-residential and they 
have identified the plan area as prime location for medium density housing. 

Public Engagement 

Public engagement has been a critical component of this application process and directly impacted changes 
to the plan itself. Since July 2019, the project team engaged and shared project information and updates, 
collected feedback from adjacent neighbours, the Community Association, and the public at-large 
throughout key phases of the outreach process. Community members were updated and informed of 
engagement activities through a variety of communications methods including door knocking, letters to 
adjacent landowners (20 households) and the greater community (370 households), a dedicated project 
website, and email updates to the Community Association and 39 project email subscribers. 

The project team held four meetings with directly adjacent residents (public welcome at the final two), a 
Community Association meeting, and one community-wide public open house. Feedback received 
throughout these events, alongside feedback provided through individual phone calls and email 
communication between residents and the project team, has largely influenced the final concept plan and 
direct control district with significant attempts to minimize offsite impact to adjacent residents. 

Summary of Key Plan Changes and Efforts 

 Excluded the “Mahood Parcel” from the application based on concerns from adjacent residents. 
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 Significantly reduced the overall unit count to 465 units from 730 in the original proposal. This 
corresponds to a density of approximately 88 units per hectare, with higher densities located in the 
north portion of the plan area. 

 Revised the Direct Control (DC) district to include two sites based on the M-2 and M-G districts. 
This was a specific response to community concerns and the M-G site is based on a 135-metre 
distance from the south property line to ensure a transition from ground-oriented to apartment style 
forms. 

 The DC proposes to increase the minimum setback to 8.5 metres along the south boundary with 
maximum building heights up to 3 storeys (interface to the existing community); and maximum 
height of 24 metres on the north half of the site; accommodating the topographical nature of the 
site. 

 Completed additional technical analysis to address concerns relating specifically to traffic along 
77th. 

 Introduced a new frontage road along 77th Street to accommodate traffic to maintain an attractive 
pedestrian environment. 

Incorporating feedback through the engagement process and changing the plan significantly, the 
application proposes the following: 

Policy Plan Amendment 

To accommodate the vision for the new neighbourhood, the proposal requires an amendment to the 
Springbank Hill ASP to identify Medium Density residential development for the plan area. 

Land Use Redesignation 

The application proposes to redesignate the subject lands from DC67Z2007 to a DC district based on the 
M-2 (Multi-Residential – Medium Profile) and M-G (Multi-Residential – At Grade Housing) districts. The DC 
district is required to provide for additional building heights to account for the change in grade across the 
site and to provide additional building setbacks from the adjacent single-family homes on Springborough 
Green SW. The revised land use proposal directly responds to feedback provided by adjacent residents.  

The DC District is a means to achieve the concept plan, which anticipates apartment forms in the north 
portion, transitioning to smaller-scale ground-oriented buildings in the mid to south portions of the site. To 
secure an appropriate transition on the south portion of the site, the DC proposes two sites based on the 
M-G (south) and M-2 (north) districts. The portion of the DC based on the M-G ensures the built form within 
135 metres from a property line, shared with a low-density residential district, will be grade-oriented. The 
purpose of this is to provide assurance to adjacent residents that low-profile residential (i.e., townhomes) 
will be built within an appropriate transition area.  

Conclusion 

Partners Group is excited to be a part of the Springbank Hill Community and feels this development will 
respond thoughtfully to the existing topography, while achieving a compatible interface with its immediate 
neighbours.  They are seeking the support of Calgary Planning Commission and City Council.  
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Applicant Outreach Summary 
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Community Association Response 
 

March 8, 2021 

 

RE: Land Use Amendment Application LOC2019-0162 

 
Dear Joseph, 

 
Thank you for the opportunity to provide comments for Land Use Amendment application LOC2019-
0162. I am responding as President of the Springbank Hill Community Association, on behalf of our 
Board of Directors, our Planning Committee, members of our community association and residents of our 
community at large. 

 

Over the past 18 months we have had the opportunity to meet with the planning group, the developer 

and their representatives in various settings to listen, review proposals and provide feedback. 
 
The community is unable to support the land use application that was presented to us on Friday March 
5th. 

 
Through this process, the community has been presented with 4 "visions" of development along with 4 
land use applications. 

 
While the latest "vision" from the developer appears to address the majority of the community’s 
concerns, the latest land use application is the least restrictive of the 4 and provides the developer the 
greatest flexibility, and very limited accountability to deliver the proposed vision. 

 
How can the community comment or support a proposal, when there is NO guarantee of what will be 
built? 

 
To summarize our understanding of the applicant’s response to our concerns, 
which we have summarized below: 
 

 At this time the application area has been reduced from the original intention of 900 units down 
to 465 units, with the removal of the Mahood Lands. The new concept plan results in a density 
of 88 uph 136 low density townhome units and 329 apartment style units. 

 

 The build form has been revised to demonstrate 8-14 units townhome buildings on the lower 
half of the Ambrose site with higher density apartments along the northern edge, closer to 17th 
Avenue. A proposed setback of 8.5 metres, similar to a low-density land use district has been 
proposed. Most balconies/amenity space are planned along the west facades. All building 
entrances will be from the west. 

 
We have attached the proposed vision document from the applicant, for reference purposes. 

 
In reading the applicant’s cover letter and reviewing the vision document, we initially felt that we had 
been heard, and meaningful changes had been made to this application. 

 
However, based on our detailed review of the land use application from Friday March 5th, it is now our 
understanding that densities, build forms, heights, and setbacks are all open to relaxation, and allow for 
a wider range of design at future steps in the process. 
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We understand the grades of this particular parcel are challenging. This is not unusual in our community, 
and the applicant has had over 18 months to review the topology, plan and refine their design. 

 
As a resolution the community proposes simple prescriptive restrictions to be added to the land use 
application that are not open to relaxation, providing the community with confidence that the developer 
will deliver on their vision within clearly state parameters. We propose the following: 

 
M-2 and M-G zones: 

a) A demarcation line between the m-2 and M-G zone more in line with the vision document 

presented to us. 

 
b) Density of 88 uph - 136 to include low density townhome units and 329 apartment style 

units, with a variance of 10% to allow for issues at development permit stage. 

 
M-G zone: 

a) Balconies/amenity space only permitted along the west facades. 

 
b) All building entrances only permitted along the west side of the buildings. 

 
c) Each unit must have a separate and direct pedestrian access to grade. 

 
d) The minimum building setback from a parcel designated as a low density residential district to 

be 8.5 metres. 

 
e) A restriction that ensures the building height measured from the top of grade of each building is 

no more than 8.5 metres, (or 2.5 storeys). Our reason for this request is that the M-G standard 
of 13 metres is not measured from top of grade. Since we are asking for definitive heights, we 
are recommending 2.5 storeys from the highest point of grade to match the surrounding 
residential area. 

 

We are community residents and volunteers; we are not city planners and our group members do not 
have a formal background in planning. However, we are simply asking for restrictions to be put in place 
to hold the developer accountable at the DP stage to the vision presented to the community during the 
Land Use stage. We feel this is a reasonable and actionable request and we are prepared to fully 
support this application with the above noted restrictions. 

 

At this time the community is unable to support this application as presented, and we request CPC to 

reject the land use application in its current form without the addition of the restrictions requested above. 

 
Sincerely, 

 

 

Elio Cozzi 
President, Springbank Hill Community Association 
 
 

Cc: Circulation Control, Planning & Development, City of Calgary 

Jeff Davison, Councilor Ward 6 

Members of the Board of Directors, Springbank Hill Community Association Members 
of the Planning Committee, Springbank Hill Community Association Michael Hoffman, 
President, Sprinborough Residents Association 

Frank Pogubila, Springbank Hill Resident 
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Concept Plan 
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SECTION 1 
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SECTION 2 
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Policy Amendment, Land Use Amendment and Outline Plan in Shaganappi (Ward 
8) at multiple addresses, LOC2020-0106 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 
1. As the Council-designated Approving Authority, approve the proposed outline plan located 

at 1199 - 24 Street SW, 1200 - 26 Street SW, and 2500 Bow Trail SW (Plan 1510643, 
Block 2, Lot 1; Plan 574JK, Block 2, Lots A and B) to subdivide 5.36 hectares ± (13.23 
acres ±) with conditions (Attachment 12); and 

 
2. Forward this report (CPC2021-0191) to the 2021 April 12 Combined Meeting of Council to 

the Public Hearing portion of the Agenda. 
 

That Calgary Planning Commission recommend that Council:  
 

3. Give three readings to the proposed bylaw for the amendments to the Shaganappi Point 
Area Redevelopment Plan (Attachment 10); 

 
4. Give three readings to the proposed bylaw for the redesignation of 0.88 hectares ± (2.17 

acres ±) located at 2500 Bow Trail SW (Portion of Plan 574JK, Block 2, Lot A) from Direct 
Control District, Multi-Residential – Contextual Medium Profile (M-C2f1.5d165) District, 
and Special Purpose – School, Park and Community Reserve (S-SPR) District to Direct 
Control District to accommodate a variety of low-density grade-oriented residential 
building forms, with guidelines (Attachment 7); 

 
5. Give three readings to the proposed bylaw for the redesignation of 3.91 hectares ± (9.67 

acres ±) located at 1199 - 24 Street SW, 1200 - 26 Street SW, and 2500 Bow Trail SW 
(Plan 1510643, Block 2, Lot 1; Portion of Plan 574JK, Block 2, Lots A and B) from Direct 
Control District, Multi-Residential – Contextual Medium Profile (M-C2f1.5d140) District, 
Multi-Residential – Contextual Medium Profile (M-C2f1.5d165) District, and Special 
Purpose – School, Park and Community Reserve (S-SPR) District to Special Purpose – 
City and Regional Infrastructure (S-CRI) District, Special Purpose – School Park and 
Community Reserve (S-SPR) District, and Direct Control District to accommodate a 
variety of medium-density grade-oriented residential building forms, with guidelines 
(Attachment 8); and 

 
6. Give three readings to the proposed bylaw for the redesignation of 0.57 hectares ± (1.40 

acres ±) located at 2500 Bow Trail SW (Portion of Plan 574JK, Block 2, Lot A) from Direct 
Control District, Multi-Residential – Contextual Medium Profile (M-C2f1.5d140) District, 
and Special Purpose – School, Park and Community Reserve (S-SPR) District to Direct 
Control District to accommodate mid-rise multi-residential development, with guidelines 
(Attachment 9). 
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HIGHLIGHTS 

 This application seeks to establish a new subdivision framework and to redesignate the 
subject property to allow for redevelopment of this inner-city site with a range of 
residential uses, open spaces, and roadways. 

 The proposal is intended to accommodate a variety of residential housing types at low 
and medium density, which supports demographic and economic diversity in the 
community, allows for development of a vacant site within walking distance to LRT, and 
is in keeping with the applicable policies of the Municipal Development Plan. 

 What does this mean to Calgarians? This proposal supports missing-middle housing in a 
location with access to alternative transportation modes and makes more efficient use of 
existing infrastructure, lowering overall servicing costs to Calgarians. 

 Why does this matter? This proposal will allow for a vacant site to be developed in a 
form that reflects its context and supports higher-density development in more 
appropriate locations.  

 Amendments to the Shaganappi Point Area Redevelopment Plan are required to allow 
for this application. 

 Two development permits for: stripping and grading, and a multi-residential 
development, have been submitted and are under review. 

 There is no previous Council direction related to this application. 

 Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods. 

 
DISCUSSION  
This application was submitted on 2020 July 23 by Ground Cubed on behalf of the landowner 
Carma Ltd. The approximately 5.4 hectare site is in the community of Shaganappi between 24 
Street SW and 26 Street SW and is bounded by the Shaganappi Point Golf Course to the north 
and Bow Trail SW to the south. A pedestrian bridge over Bow Trail SW directly connects the site 
to Shaganappi Park, and the entire site is within 600 metres (a seven-minute walk) of the 
Shaganappi Point LRT Station. The site was previously the home of the Jacques Lodge 
cottages for seniors which were demolished in 2014. 
 
As referenced in the Applicant Submission (Attachment 2), the proposed land use districts allow 
for a variety of residential building forms including semi-detached dwellings, rowhouses, stacked 
townhouses, ground-oriented dwelling units and mid-rise apartment buildings. Public park space 
is planned along the south property line and in the northeast corner. The site is to be accessed 
from 24 Street SW, a widened Sovereign Crescent SW, and a new public road near the site’s 
western edge with the proposed name of Sovereign Heights SW. 
 
Administration has reviewed the proposal and while it does represent a substantial decrease in 
allowable density, it still meets city-wide objectives of accommodating residential growth in 
established areas well-served by transit. High-density development is planned nearby at 
Westbrook Village, providing this site with the opportunity to support a different type of transit-
oriented development focused on grade-oriented forms. 
 
Two development permits have been received and are currently under review. One, submitted 
on 2021 January 19 (DP2021-0337; Attachment 3) is for the medium-density multi-residential 
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development comprising the majority of the site and includes 150 dwelling units in 22 buildings. 
A second permit, submitted on 2021 March 02 (DP2021-1303), is for stripping, grading and 
deep utility construction. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☒ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the application, the applicant was encouraged to use the Applicant 
Outreach Toolkit to assess which level of outreach with public stakeholders and the Community 
Association was appropriate. In response, the applicant attended Shaganappi Community 
Association meetings with both the full board and multiple times with the development 
committee, notified residents throughout the adjacent neighbourhood of Sunalta West, met with 
residents expressing specific concerns, and hosted two online forums. 
 
In response to specific concerns heard from the neighbours, the applicant has proposed 
additional regulations to limit the height of the intended future mid-rise building and provided 
additional information to The City regarding traffic demand in the area and possible solutions. 
The full Applicant Outreach Summary can be found in Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site and published online, and notification letters were sent to adjacent landowners. 
 
Administration received 27 letters of opposition to the project from nearby residents. Reasons 
for opposition include: 

 traffic and ability to exit the community; 

 the density of the development being too high next to detached housing; 

 potential shadowing from the mid-rise site; 

 effects on adjacent property values; 

 potential slope issues; and 

 loss of green space and mature trees. 
 
The Shaganappi Community Association provided a letter (Attachment 5) on 2021 February 04 
in support of the overall project vision and development concept, while committing to work with 
The City on specific transportation solutions and designs for the multi-residential site. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. Site design, placement of larger buildings, the total 
number of units, location of green space, accesses to and from adjacent roads, and amount of 
on-site parking will be reviewed and determined at the development permit stage. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2020-0106
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Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal allows for a variety of housing choices in low and medium-density residential 
building forms. The proposal may accommodate the housing needs of a more diverse 
population looking for convenient access to transit within a walkable distance, including families 
choosing to live in an inner-city community. 
 
Environmental 
This application does not include any actions that specifically address objectives of the Climate 
Resilience Strategy. Further opportunities to align future development on this site with 
applicable climate resilience strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposal enables a greater variety of housing choice within the community of Shaganappi. 
Redevelopment of this vacant site will enable it to contribute to Calgary’s overall economic 
health by creating property value and housing new residents within a short distance of an 
existing activity centre (Westbrook Mall). 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Development Permit (DP2021-0337) Summary 
4. Applicant Outreach Summary 
5. Community Association Response 
6. Proposed Land Use District Map 
7. Proposed Direct Control District (DC/R-2, R-G) 
8. Proposed Direct Control District (DC/M-G) 
9. Proposed Direct Control District (DC/M-H1) 
10. Proposed Amendments to the Shaganappi Point ARP 
11. Proposed Outline Plan 
12. Proposed Outline Plan Conditions of Approval 
13. Proposed Outline Plan Data Sheet 
 
Department Circulation 

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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General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Shaganappi, north of Bow Trail between 24 and 
26 Streets SW. Approximately 5.36 hectares (13.23 acres) in size, the site is currently vacant. 
No stripping or grading have commenced on the site, except for the removal of several trees in 
the southeast corner in response to nuisance complaints. Vehicle access to the site is available 
from both 24 Street SW and Sovereign Crescent SW. A seniors’ housing cluster of 300 cottages 
and townhouses (Jacques Lodge) stood on the site from 1963 until their demolition in 2014. 
 
Surrounding development consists of single detached housing across the lane to the west and 
across 24 Street SW to the east. The Shaganappi Point Golf Course is located to the west and 
north across Sovereign Crescent SW, and Shaganappi Park is directly south across Bow Trail 
SW via a pedestrian bridge. The residential communities of Sunalta West, Scarboro, and 
Shaganappi are generally to the east, southeast, and southwest. 
 
The site is entirely within 600 metres (a seven-minute walk) of Blue Line LRT service at 
Shaganappi Point Station. The site is approximately 1.5 kilometres (an 18-minute walk) from 
retail and groceries at Westbrook Mall, as well as from the Killarney Aquatic and Recreation 
Centre. Additional retail and recreational opportunities are within 700 metres (a nine-minute 
walk) along 17 Avenue SW and down toward the Bow River Pathway. 
 
A development permit for the majority of the site has been submitted (DP2021-0337) and is 
under review. This permit proposes 150 grade-oriented dwelling units in 22 buildings closely 
integrated with privately owned but publicly accessible open spaces. Future development permit 
applications will propose low-density units along the future Sovereign Heights SW and mid-rise 
multi-residential units at the site’s southeast corner. 
 

Community Peak Population Table 
 
The community of Shaganappi reached its peak population in 1969 and experienced a decrease 
of 33 per cent by 2010. As shown in the following table, in 2019 the community’s population was 
still 24 per cent below its peak. 
 

Shaganappi 

Peak Population Year 1969 

Peak Population 2,132 

2019 Current Population 1,626 

Difference in Population (Number) -506 

Difference in Population (Percent) -24% 

Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Shaganappi Community Profile. 

  

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/shaganappi-profile.html
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Location Maps  
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Previous Council Direction 
None. 
 

Planning Evaluation 
 
Land Use 
The existing M-C2f1.5d140 and M-C2f1.5d165 Districts are designed to support medium-density 
multi-residential development. These specific districts allow for a maximum height of 16 metres 
and a total floor area ratio (FAR) of 1.5, below the base district maximum of 2.5. The placement 
of these districts on the east and west boundaries of the site aligns with their intent to be in 
close proximity or adjacent to low-density residential development. 
 
The existing land use designation across the remaining portion of the site is a DC District based 
on the Multi-Residential – High Density Medium Rise (M-H2) District. Allowing for an FAR of 3.2 
and a maximum height of 36 metres, the existing designation is designed to support high-
density residential development with supportive medical, office and retail uses. 
 
These two existing land use districts were approved by City Council on 2014 July 21 as part of 
application LOC2012-0058, which also included a policy amendment and outline plan to support 
high-density seniors’ housing. Since that time, the land has remained vacant, reflecting a desire 
on the part of the previous landowner to more closely integrate their institutional development 
with existing neighbourhoods. 
 
A higher-density transit-oriented development is planned around the nearby Westbrook LRT 
Station and was approved by Council on 2009 June 01. However, even with higher maximum 
height and buildable area than at Jacques Lodge, as well as the substantial public investment in 
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an underground transit station, market uptake has been slow and no development has yet been 
realized. 
 
The Jacques Lodge site has since been sold and the new landowner has submitted an 
application for a different development concept on the site, one more modest in scale and 
density but with higher potential for build-out over the next ten years. 
 
This application proposes three new DC Districts and two special purpose districts: 
 

 DC District with three sites based on the R-2 and R-G Districts; 

 DC District based on the M-G District; 

 DC District based on the M-H1 District; 

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

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

The distribution of these districts may be viewed in Attachment 6. 
 
As proposed, the new land use concept for the site involves three DC Districts designed to 
support a variety of residential building forms that innovatively respond to the site’s significant 
topography. The proposed DCs on this site allow for grade-oriented housing to be located close 
to the site’s two internal roadways and prioritize rooftop amenity spaces and proximity to 
communal open spaces over private yards and setbacks. Because this proposal seeks to 
provide a master plan for a currently vacant site with no internal context, non-contextual low-
density districts were deemed appropriate to use as base districts for the proposed DC Districts. 
 
The first DC District (Attachment 7) applies to the westernmost portion of the application area 
and consists of three low-density grade-oriented sites. Site 1 is based on the R-2 District but 
increases the maximum height to 12 metres and includes provisions for larger rooftop patios. 
Site 2 is envisioned to be developed with rowhouses. As such, it is based on the R-G District but 
with a maximum height of 14.5 metres to accommodate rooftop patios, and reduces the setback 
required from the adjacent open space to the rear of the parcel. Site 3 is also based on the R-G 
District but creates more flexibility in constructing single detached and/or semi-detached 
dwellings on parcels which will be constrained by adjacent public rights-of-way. 
 
The second DC District (Attachment 8) encompasses the majority of the site and is designed to 
support medium-density grade-oriented housing in the form of rowhouses, townhouses and 
stacked townhouses. The DC differs from the base district of M-G by increasing the maximum 
height from 12 metres to 14.5 metres and by allowing for smaller private amenity spaces. In 
alignment with the concurrent development permit application, the corner visibility triangle does 
not apply at private internal roadway intersections, and the visitor parking requirement is 
reduced. 
 
The third DC District (Attachment 9) applies to the southeast corner of the property and allows 
for mid-rise multi-residential development as per the base district of M-H1. The purpose of a DC 
in this location is to set a maximum FAR of 2.5 and to create a maximum height regulation 
intended to limit the visual impact of future development on the adjacent low-density community 
east across 24 Street SW. The proposed maximum height rules restrict the perceived height of 
the building to no more than what is currently allowed under the existing M-C2 land use 
designation. 
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The proposed DC Districts include a relaxation section that allows the Development Authority to 
relax the rules of the base districts in Bylaw 1P2007, where the DCs do not provide specific 
regulations. In a standard district, many of these rules can be relaxed if they meet the test for 
relaxation of Bylaw 1P2007. The intent of this DC rule is to ensure that rules regulating aspects 
of development that are not specifically regulated by the DCs, can also be relaxed in the same 
way that they would be in standard districts. 
 
The proposed S-SPR District is intended to provide for parks and open space and will be 
applied to land dedicated as Municipal Reserve (MR) pursuant to the Municipal Government Act 
(MGA). The three-metre setback area surrounding the pedestrian bridge support structure is to 
be designated S-SPR but will not be credited toward the applicant’s required MR dedication. 
 
The proposed S-CRI District is intended to provide for city and regional infrastructure necessary 
for the proper servicing of the development. As shown on Attachment 11, these land use 
districts are located where new drainage infrastructure is needed and gives those pipes a right-
of-way that does not negatively impact land dedicated as MR. These areas are to be designated 
as Public Utility Lots (PULs) as per the MGA. 
 
Development and Site Design 
Development of the majority of the site will be able to proceed as per DP2021-0337 if the 
relevant DC District (Attachment 8) and policy amendments (Attachment 10) are approved by 
Council. 
 
If the amendments are approved, the eastern and western portions of the site will require 
development permits. The relevant land use designations and amended ARP policy will provide 
guidance on building massing, height, landscaping and parking. 
 
Urban Design Review Panel 
The overall development concept was presented at the pre-application enquiry stage to the 
Urban Design Review Panel on 2020 March 25. Comments from the Panel were generally 
supportive, praising the creative approach to handling the slope, maximization of scenic views, 
connectivity and navigability. However, the proposal was determined to be lacking in terms of 
accessibility and its flexibility to intensify over time. In response, the applicant was able to 
reduce several pathway grades.  
 
Subdivision Design 
The proposed outline plan comprises 5.36 hectares (13.23 acres) and includes three main 
development areas. The western portion of the site is to be oriented around a new north-south 
public roadway (Sovereign Heights SW) and includes 0.89 hectares (2.18 acres) set aside for 
single detached, semi-detached and rowhouse units on fee-simple lots. The proposed 
regulations in the DC District (Attachment 2) allow for these units to have higher parcel 
coverage and taller height than would otherwise be permitted in the base districts. The intent of 
this design is to preserve a sensitive interface with existing development to the west while still 
encouraging intensification. Backyard suites are desirable in this location and are listed uses in 
the land use district. The street itself is proposed to end in a cul-de-sac which will serve as one 
of three access points to a private condominium road servicing the remainder of the site, 
connecting to Sovereign Crescent SW and 24 Street SW. 
 
As the site slopes down to the east, the private road meanders across the parcel, using the 
switchbacks to create blocks of flat land suitable for grade-oriented rowhouse, stacked 
townhouse, and low-rise apartment units. The proposed buildings are to be located close to the 
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street to provide a sense of enclosure to the public realm. Driveway aprons are kept short to 
further improve the public realm by discouraging parking in front of the units. 
 
A key design consideration for the location of buildings is to create close integration between 
the amenity spaces of each unit and the series of open spaces throughout the community. With 
the exception of several of the buildings in the east, almost every unit in the development has 
direct access to a park space from their rear door. Pathway connections through the open 
spaces connect residents throughout the site to the LRT station, the bridge over Bow Trail SW 
to Shaganappi Park, and to the Bow River Pathway system accessible to the northeast. 
 
The southeast corner of the site is intended to be developed with five-to-six storey multi-
residential development. The area proposed for this DC District has a 10-metre change in 
elevation from its west to east, offering an opportunity for a terraced building to be constructed 
into the side of the hill. This site is deemed acceptable for the mid-rise form, provided that the 
interface with 24 Street SW is carefully designed to be as sensitive as possible to existing 
development. Custom height regulations promote at-grade townhouse units with apartment 
units above and set back. Height increases up the slope, allowing the built form to rise 
concurrent with the grade. Though this area is intended to feature the highest density on the 
site, it is situated where it would have the least visual impact and least ability to impact the 
privacy of adjacent residents. 
 
Municipal Reserve is proposed along the entire south boundary of the application area, allowing 
for better pedestrian and cyclist connectivity between Shaganappi Point LRT Station and 24 
Street SW. Another MR site is intended at the northeast corner of the application area where it 
would be able to serve as a rest stop for pedestrians and cyclists who have ascended the Bow 
River valley. In all, 0.498 hectares of MR are being dedicated, which is 10.67 per cent of the 
area of the main parcel. This application includes two small remnant parcels from which 
reserves shall not be taken. 
 
A breakdown of the statistics for the outline plan can be found in the Proposed Outline Plan 
Data Sheet (Attachment 12). 
 
Density and Intensity 
The proposed land uses provide for development designed to achieve the Municipal 
Development Plan (MDP) minimum density and intensity (population and jobs) targets. 
 
At full build-out, the subject area is expected to accommodate approximately 331 units: 31 units 
fronting the new public road, 150 units in the central part of the site, and an estimated 150 
apartment units in the southeast corner. Over a total site area of 5.36 gross developable 
hectares (13.23 acres) the proposed development would achieve a unit density of 61.8 units per 
hectare (25.0 units per acre). 
 
The MDP sets minimum intensity targets for both new communities (60 people and/or jobs per 
gross developable hectare) and in areas meant to support the Primary Transit Network (100 
people and/or jobs per gross developable hectare). 
 
At an estimated 1.9 persons per unit, the development would have a total population of 
approximately 630 persons and a residential intensity of approximately 117 persons per gross 
developable hectare, exceeding MDP minimums. 
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Transportation 
 
Transit 
The subject site has access to Calgary Transit bus and rail service as it is located along the 
Primary Transit Network close to Shaganappi Point LRT Station. The entire site is within 600 
metres (a seven-minute walk) of the LRT station, and bus service is available via Route 9 stops 
located at either end of the site at 24 Street SW, 26 Street SW and across Bow Trail SW. 
 
Active Transportation Network 
The outline plan includes the provision of a new pathway along the south side of the site parallel 
to Bow Trail SW, a desired link between 26 Street SW and the pedestrian bridge. The pathway 
will extend both west and north, connecting the Shaganappi Point LRT Station to the Bow River 
Pathway northeast of the site. 
 
Pedestrian connectivity through the site will be via the sidewalks along the private road, but also 
through connections between the site’s internal open spaces and the MR space to the south. 
The MR space in the northeast also functions as a gateway between the development site and 
the Bow River Pathway to the northeast. 
 
Streets Network 
The applicant proposes two major changes to the public street network in this community: 
creation of a new public road to provide the western point of access to the site, and the 
widening of Sovereign Crescent SW. The current configuration of the road is one that is narrow 
and steep. As proposed, an additional lane width would be created on the road to allow for 
public parking. As part of this widening, the grade on both the south and the north side of the 
road will be affected, requiring minor changes to Shaganappi Point Golf Course land. 
 
A Transportation Impact Assessment (TIA) was submitted as part of this application to 
determine likely changes to transportation patterns in the area as a result of this development. 
The TIA has determined that there is sufficient capacity on all surrounding to accommodate the 
expected increase in vehicular traffic. The Calgary Fire Department had no concerns over 
emergency vehicles being able to access the neighbourhood. 
 
However, a key finding of the TIA is that southbound traffic on 26 Street SW will continue to 
experience a “failure” level of service (delays exceeding 80 seconds) regardless of whether this 
site is developed or not. This is currently and will continue to be caused by high traffic volumes 
on Bow Trail SW and the prioritization of the LRT during rush hour. 
 
The TIA examined the impact of creating an additional right-turn lane for vehicles to turn west 
onto Bow Trail SW and demonstrated that this additional lane would largely offset the additional 
delays and congestion caused by this development. Administration is working with the applicant 
and other stakeholders to determine the appropriateness and feasibility of this improvement 
through the subdivision process. 
 
Environmental Site Considerations 
The applicant provided a Slope Stability Report and a Deep Fills Report, both of which were 
approved by Administration. Despite public report of underground instability, no significant 
geotechnical issues were identified, however a post-development slope stability study will be 
required. 
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A Phase 1 Environmental Site Assessment determined the risk of environmental contamination 
was low, and a Preliminary Natural Site Assessment determined the potential for critical species 
or habitat loss was also low. 
 
Utilities and Servicing 
 
Stormwater Servicing 
A Staged Master Drainage Plan was submitted and approved by Administration. Should 
overland drainage occur from the west, it will be directed down Sovereign Heights SW and 
south through the end of the cul-de-sac, through the proposed public utility lot and towards Bow 
Trail SW. 
 
Sanitary Servicing 
A Sanitary Servicing Study was submitted and approved by Administration, showing that there 
is capacity to service the site within existing infrastructure. 
 
Water Servicing 
As the previous use of the site had required relatively light servicing, upgrades to off-site utilities 
are required to accommodate the proposed development. The developer is required to construct 
water mains, including a dual feed from the West Calgary pressure zone and a pressure-
reducing valve to the Sunalta pressure zone. 
 

Legislation and Policy 
 
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 (IGP). The proposal builds on the principles of the IGP 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 as identified on 
Map 1: Urban Structure of the Municipal Development Plan (MDP). Policies for this area support 
appropriate transitions between adjacent areas, a variety of multi-family housing types, and 
maximal front door access to the street and other public areas. 
 
In particular, the proposal aligns with the MDP goal of encouraging a transit-supportive land use 
framework by locating population growth within walking distance of the Primary Transit Network. 
The proposal exceeds the minimum density in the MDP and creates a pedestrian environment 
conducive to walking from 24 Street SW to the LRT station. While the application does not 
propose any commercial or other non-residential uses, it does support a broad mix of higher-
density residential forms which tend to result in lower levels of daily automobile use. 
 

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
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In addition to typology-specific policies, the proposal aligns with applicable city-wide policies 
regarding building a more compact city, making more efficient use of existing infrastructure, and 
accommodating a broader mix of housing and residents in established areas.  
 
Transit Oriented Development Policy Guidelines (2004) 
The TOD Guidelines lay out The City’s expectations for what constitutes good planning near 
LRT stations and frequent bus stops. The proposal aligns with the Guidelines in that it is within 
600 metres of the station, has medium-density residential development to support transit 
ridership, and offers direct and easy-to-navigate pathway connections to the station. 
 
Where the application does not align with the Guidelines is in organizing the density of the 
development such that the highest density is placed closest to the station, and in incorporating 
commercial development into the site. The location of the multi-residential site is such that it has 
the least impact on the least amount of its surroundings and, while not directly adjacent to the 
LRT station, is within 600 metres and has a direct pedestrian connection along the new 
pathway. Commercial development is not proposed at this time, but may be included in the 
future at the base of the multi-residential site. 
 
The proposal most closely aligns with the Residential Neighbourhood station type, which 
supports medium-density residential development including townhouses and four-to-five-storey 
apartments. Developments of this type can serve as “feeders” to higher-order transit stations at 
major nodes, such as Westbrook Village (Westbrook Mall) or Greater Downtown. 
 
Climate Resilience Strategy (2018) 
The project provides support to several objectives of the Climate Resilience Strategy by 
encouraging lower transportation emissions via transit mobility and more efficient use of land to 
combat urban sprawl. 
 
Shaganappi Point Area Redevelopment Plan (ARP) (Statutory – 2014) 
The Shaganappi Point ARP policies for the subject site were originally written in conjunction 
with the previous land use and outline plan application. Given the shift in direction with this new 
proposal, several amendments to the Plan are required (Attachment 10). Amendments include 
changes to the previously approved open space concept, mobility network, and pedestrian 
linkages, as well as to remove policy specific to the anticipated seniors’ housing. Other 
amendments include realignment of the Land Use Policy Areas along with changes to the 
associated policies to support the proposed land use districts for the subject site. 
 
Westbrook Communities Local Area Plan 
The Shaganappi Point Area Redevelopment Plan (ARP) is under review as Administration is 
currently working on the Westbrook Communities Local Area Plan (LAP) which includes 
Shaganappi and surrounding communities. Planning applications are being accepted for 
processing during the local growth plan process. The Westbrook Communities LAP is 
anticipated to be finalized in 2021. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTKqssKKKK&msgAction=Download
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ATTrAcKqAKU&msgAction=Download
https://engage.calgary.ca/westbrook
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Applicant’s Submission 
 
Submitted on 2020 July 21 
 
Company: ground cubed planning for Brookfield Residential 
Contact: Jill Sonego 
 
On behalf of Brookfield Residential, ground cubed planning is pleased to submit this Land Use 
Amendment / Outline Plan application for the Jacques Lodge site. Brookfield Residential has a 
compelling new vision for the site, consisting of a comprehensively planned residential 
community that celebrates the site's unique topography and views and is centered around 
thoughtfully designed open spaces. Featuring a context-sensitive design, this development will 
add new housing choices to the Shaganappi community (including "missing middle" housing 
forms) and will provide new connections for active mobility and new park spaces in the area. 
  
Formerly home to the Jacques Lodge seniors housing development, the site was redesignated 
in 2014 to allow for high density development. The current market cannot support the intensity 
of development or the mix of uses facilitated by the existing land use districts. Therefore, a land 
use amendment is required to allow for development that will be transit-supportive and can be 
realized in the near-term, adding to The City's tax base and providing new housing units near an 
established LRT station.  
  
Despite the ongoing COVID-19 pandemic, a comprehensive stakeholder engagement process 
was undertaken prior to submission of this application. We engaged the Shaganappi 
Community Association at the outset of the design process to learn how best to engage the 
broader community and to identify initial opportunities and concerns. Our initial development 
concept was shared with the broader community via a Live Online Open House and 
supplementary online materials. Many phone calls and emails were exchanged with area 
residents and several meetings with stakeholders were held to better understand ideas and 
concerns. We also gathered additional feedback through an online survey.In addition, we 
launched a website to provide additional information (visit www.cultivateideas.ca/jacqueslodge).  
  
The new vision for the Jacques Lodge site will result in a unique development within Calgary's 
inner city, providing new housing choices in transit-supportive forms and new active mobility 
connections and parks. Knitted into the dramatic topography of Calgary's inner southwest, this 
development will facilitate an unparalleled living experience. 
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Development Permit (DP2021-0337) Summary 
 
This development permit proposes 150 attached residential units in 22 buildings. On a 3.28-hectare site, the development achieves a unit density of 46 units per hectare. Buildings adjacent to Municipal Reserve are oriented toward the park 

space, as are buildings fronting the three main pockets of private open space.  

Fig 1: Site Plan 
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Fig 2: Townhouse 
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Fig 3: Back-to-back 

Townhouse 
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Fig 4: Rowhouse 



Community Outreach on Planning & Development
Applicant-led Outreach Summary 

calgary.ca/planningoutreach 

Please complete this form and include with your application submission. 

Project name:  

Did you conduct community outreach on your application?   YES    or NO 

If no, please provide your rationale for why you did not conduct outreach. 

Outreach Strategy 

Provide an overview of your outreach strategy, summary of tactics and techniques you 

undertook (Include dates, locations, # of participants and any other relevant details)  

Stakeholders 

Who did you connect with in your outreach program? List all stakeholder groups you connected 

with. (Please do not include individual names)  
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Community Outreach for Planning & Development 
Applicant-led Outreach Summary 

calgary.ca/planningoutreach 

What did you hear?  

Provide a summary of main issues and ideas that were raised by participants in your outreach. 

How did stakeholder input influence decisions?  

Provide a summary of how the issues and ideas summarized above influenced project 

decisions. If they did not, provide a response for why.  

How did you close the loop with stakeholders? 

Provide a summary of how you shared outreach outcomes and final project decisions with the 

stakeholders that participated in your outreach. (Please include any reports or supplementary 

materials as attachments)  
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Community Engagement Summary 
JACQUES LODGE REDEVELOPMENT LOC2020-0106

Brookfield Residential and ground cubed undertook a comprehensive engagement process to inform the Outline Plan / Land Use 
Amendment application for the Jacques Lodge Redevelopment. Initial work on the application coincided with the beginning of 
the COVID-19 pandemic and the engagement plan was adapted accordingly. 

At the outset of the project, we established the key values for the engagement process, which were Transparency and 
Responsiveness. We determined that being open with stakeholders with respect to our development goals, considerations, and 
how we would use community feedback was important to us. Therefore, we decided to place all relevant information on our 
website and forward all relevant application materials to the Community Association and to any parties who requested them.  

Being responsive and proactive was also important to us.  We established a practice of responding immediately to stakeholder 
requests and comments and to providing information before it was requested. We kept our website up-to-date with the latest 
information and provided stakeholders with ample notice about upcoming events. The Community Association and other 
stakeholders were provided with verbatim Detailed Team Review documents and our responses to them. Our understanding is 
that all Detailed Team Review documents and our responses to them, as well as all versions of the Outline Plan, were disseminated 
to residents of the community that live north of Bow Trail. Also, when a stakeholder made a suggestion that we couldn’t address, 
we transparently explained the reasons why. This all helped to develop a relationship of trust with stakeholders, and our 
uncommon level of transparency led to our engagement process being described as “first-class” by the Community Association. 

We employed the following engagement tactics throughout the course of the application: 

March 2020 
• Met with Community Association to introduce project and determine any special engagement requirements 

April 2020 
• Launched website at www.cultivateideas.ca/jacqueslodge

May 2020 
• Hosted Online Open House and Live Q&A session to share Initial Development Concept and gather feedback prior to 

formal application submission (84 participants) 
• Hosted Online Survey regarding Initial Development Concept (82 participants) 
• Issued update to stakeholders to remind them to participate in the Online Survey and review engagement 

materials online 
• Met with Community Association to discuss Lessons Learned from Online Open House and next steps 

July 2020
• Posted Video Update to website to go through feedback received from Online Open House and Live Q&A Session and 

explain how the Initial Development Concept was modified accordingly for the formal application submission 
• Posted “What We Heard Report” to website, including detailed information as to how feedback was used 

August 2020
• Issued update to stakeholders to inform them about official application acceptance by The City of Calgary 

September 2020
• Became aware of community concerns regarding future apartment building site (“Site 5”)
• Issued formal letter to stakeholders acknowledging concerns and outlining our strategy to address them  

November 2020 
• Sent Detailed Team Review 1 to Community Association and met to discuss 
• Hosted a virtual meeting for all Shaganappi residents who live north of Bow Trail to discuss feedback received to date 

and how it would be addressed (18 participants) 

January 2021
• Sent Detailed Team Review 2 and our response to Community Association 
• Met with Community Association to discuss Detailed Team Review 2 and Development Permit submission 

February 2021
• Met with Community Association to discuss regulations for DC 3 / Site 5 (apartment building site) 
• Sent Detailed Team Review 3 to Community Association 

March 2021
• Issued update to stakeholders through email list regarding changes to application and its progression to Calgary 

Planning Commission 
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Initial Development Concept:

Stakeholder Engagement Summary 
and What We Heard Report 

JULY 2020

JACQUES LODGE
REDEVELOPMENT
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1.0 INTRODUCTION

1.1 Background
In advance of submitting a Land Use 
Amendment and Outline Plan application 
for the redevelopment of the Jacques Lodge 
site, Brookfield Residential and ground 
cubed planning undertook a comprehensive 
initial engagement process with community 
stakeholders. This report outlines:
- the approach we took;
- the stakeholders we identified;
- our special engagement considerations;
- the engagement tactics we used;
- a summary of feedback received; 
- advertising and communication methods; and
- detailed results from our online survey. 

The report also describes how feedback 
received was used to shape the Revised 
Development Concept, which was submitted to 
The City of Calgary as part of our application. 
In addition, where concerns were not able to be 
addressed, the report identifies the reasons for 
that. 
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2.0 STAKEHOLDER ENGAGEMENT APPROACH

2.1 Engagement Principles 2.2 Stakeholder Identification 
A key goal of our application process is to 
engage the affected stakeholders through 
a transparent and accessible engagement 
process. To this end, we established a set 
of Engagement Principles to be followed 
throughout the Land Use Redesignation 
process. These principles were based upon 
The City of Calgary’s Engage! Policy and are as 
follows:

• ACCOUNTABILITY. We will uphold the 
commitments we make to stakeholders. 

• INCLUSIVENESS. We will make efforts to 
reach and hear from those who are impacted 
directly or indirectly by the project. We will 
also make our best efforts to accommodate 
diverse needs. 

• TRANSPARENCY. We will provide clear, 
timely, and complete information where 
possible. We will also make efforts to 
ensure decision processes, procedures, and 
constraints are understood and followed.  
Lastly, we will ensure we report back the 
feedback we hear during the process and 
demonstrate how it influenced our decisions. 

• COMMITMENT. We will demonstrate 
commitment to reaching those most 
impacted by the project and will do our best 
to follow through with any promises made to 
stakeholders.  

• RESPONSIVENESS. We will provide timely 
information to stakeholders and will respond 
to questions in a helpful manner.

At the outset of the engagement planning 
process, we undertook a stakeholder 
identification exercise prior to submitting any 
formal applications to The City. Our team’s 
values are such that stakeholder feedback is 
important to receive early in our design process.

Accordingly, we reached out to the Shaganappi 
Community Association at the outset of our 
initial design exercise to learn about how 
the Community Association would like to be 
engaged, and to understand if there are any 
special engagement considerations for the 
project. The Community Association provided 
us with helpful information regarding its 
membership, its “Street Beat” communication 
tool, and engagement tactics that may be 
effective for the community. Although the 
Community Association enjoys considerable 
membership, not all residents of the Shaganappi 
community are members of the Community 
Association and therefore additional tactics 
were noted as being required to non-member 
residents.

We also reached out to Ward 8 Councillor Evan 
Woolley to learn about any special engagement 
considerations for the project. As a result, we 
determined that we would undertake targeted 
stakeholder engagement with the Community 
Association but would also make efforts to 
speak with individual residents or landowners 
as required. In particular, the residents located 
in close proximity to the east side of the site 
(east of 24 Street SW) were identified as 
particularly affected stakeholders who may not 
be represented by the Community Association. 

In addition, we identified the Killarney-Glengarry 
Community Association as another organization 
that may have an interest in the project. 
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2.3 COVID-19 Considerations 
Given the public health restrictions in place 
regarding COVID-19, we identified that an 
unconventional strategy for stakeholder 
engagement would be required. The typical 
approaches of hosting in-person meetings 
and  public open houses were not possible 
during our initial engagement period, and 
so we developed a comprehensive online 
engagement strategy to ensure we were able to 
provide transparent, accessible information out 
to stakeholders as well as collect meaningful 
information and feedback. 

In discussions with the Community Association, 
The City of Calgary’s Community Planning 
and Engage departments, and the Ward 8 
Councillor’s office, we determined that an 
online open house (including a recorded video 
presentation) was an ideal tactic to engage 
stakeholders on our Initial Development 
Concept. The recording of the open house 
would be available at any time on our 
development website, allowing for stakeholders 
to view and comment on the materials on their 
own time. 

We also were able to have multiple telephone 
calls and virtual meetings with community 
residents and the Community Association, 
allowing the dialogue to continue during a time 
when in-person meetings are not possible. 

Every attempt was made to facilitate an 
inclusive, transparent initial engagement 
process during an unprecedented public health 
crisis. 

2.4 Engagement Tactics
To conduct stakeholder engagement regarding 
our Initial Development Concept, we employed 
four tactics, as follows: 

Development Website
At the outset of the project, we established 
a website to act as a repository for 
project information (www.cultivateideas.
ca/jacqueslodge). The website provides 
information about the project, the landowner, 
frequently asked questions, and the Initial 
Development Concept. This site can be updated 
at any time as the need arises. 

Live Online Open House
On May 7, 2020, we hosted a “live” online 
open house. The event consisted of a pre-
recorded video in which our team members 
introduced the Initial Development Concept 
and provided information about the landowner, 
the development / applications process, and 
opportunities to provide feedback. Following 
the airing of the video, we began a live 
question-and-answer period during which 
meeting attendees could ask questions on our 
website and we would answer them in “real 
time.” 

Stakeholders were invited to the Online Open 
House through several tactics, as follows:
- Direct Mail. Postcards providing information 
about the event were mailed to residents within 
the community with instructions regarding how 
to participate in the event.
- Shaganappi Community Association “Street 
Beat” network. The Community Association 
generously offered to advertise our event 
through their internal email list-serve, which 
reaches a large portion of the Shaganappi 
community. 
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Stats A. Online Open House B. Online Survey

Dates May 7, 2020 May 7, 2020 - May 24, 2020

Location Online - Microsoft Teams N/A

Time 6:30pm - 8:30pm N/A

Advertising 
Methods

Development Website,
Social Media,

Direct Mail, Councillor

Website, 
Open House

Number of 
Attendees 84 (online) 82

2.4 Engagement Tactics Cont’d

- Online Flyer. The Ward 8 Councillor’s office 
posted a digital flyer to advertise the event 
on their Twitter page on three occasions, 
thus reaching a wider audience than just the 
Shaganappi community.  

- Online Survey. A survey was posted online 
to receive detailed feedback on our Initial 
Development Concept. The survey was available 
for a two-week period. 

- Email, Telephone, and Text Conversations. 
Throughout the initial stakeholder engagement 
period, dozens of emails, phone calls, and text 
messages were exchanged with area residents. 
This allowed for a direct line of communication 
with interested stakeholders to be established.

Please see Appendix A for the materials used to 
advertise the Online Open House. 
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Stats A. Online Open House B. Online Survey

Dates May 7, 2020 May 7, 2020 - May 24, 2020

Location Online - Microsoft Teams N/A

Time 6:30pm - 8:30pm N/A

Advertising 
Methods

Development Website,
Social Media,

Direct Mail, Councillor

Website, 
Open House

Number of 
Attendees 84 (online) 82

C. Development Website D. Community Association

April 14, 2020 - Present June 29

www.cultivateideas.ca/
jacqueslodge Zoom Meeting

N/A 6:30pm - 8:30pm

Social Media Invitation from Community 
Association

N/A 10 residents 

- Presentation to Development Committee 
of the Shaganappi Community Association. 
Following the closure of the online survey and 
the analysis of all stakeholder engagement 
results, we held a virtual meeting with the 
Community Association’s Development 
Committee and two additional residents of 
homes adjacent to the site. We presented the 
feedback we received and shared our Revised 
Development Concept. We also explained 
how the feedback from our initial engagement 
period was used and how it shaped our revised 
concept.
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3.0 WHAT WE HEARD

3.1 Online Survey 
An online survey was available on our 
development website from May 7, 2020 to May 
24, 2020. A total of 82 respondents filled out 
the survey. An overview of the survey results 
is provided below, with a full transcription of 
results and explanatory charts and graphs 
provided within Appendix C.

3.1.1 Respondent Characteristics

Nearly all respondents indicated their 
community of residence. Almost all respondents 
indicated they live within close proximity to 
the development site, particularly within the 
communities of Shaganappi and Scarboro/
Sunalta West. 

3.1.2 Initial Development Concept Aspects 

Respondents were asked to indicate how they 
felt about particular aspects of the development 
concept. A summary of the results to this 
question is provided below. 

• The majority of respondents (69%) indicated 
they either loved or liked the curvilinear street 
network. A small minority of respondents 
(11%) indicated they either disliked or strongly 
disliked the curvilinear street network. 

• The majority of respondents (69%) indicated 
they either loved or liked the amount of open 
space shown on the concept. Less than 10% 
of respondents indicated they disliked or 
strongly disliked the amount of open space. 

• 48% of respondents indicated they loved 
or liked the mix of housing types proposed. 
34% of respondents indicated they disliked 
or strongly disliked the mix of housing types. 
19% were neutral. 

• The majority of respondents (73%) indicated 
they loved or liked the walking and cycling 
connections. 5% of respondents indicated 
they disliked the walking and cycling 
connections. 

• 37% of respondents indicated they loved or 
liked the amount of density proposed for the 
development. 44% of respondents indicated 
they disliked or strongly disliked the amount 
of density proposed. 

• The majority of respondents (56%) indicated 
they loved or liked the view preservation 
afforded by the Initial Development Concept. 
12% indicated they disliked or strongly disliked 
the view preservation. 

Overall, the majority of respondents (57%) 
indicated they generally loved or liked the Initial 
Development Concept. 23% indicated neutrality, 
and 20% indicated they disliked or strongly 
disliked it. 

3.1.3 Housing Types – Mix and Location 

Respondents were asked questions regarding 
the mix of housing types proposed and their 
proposed locations. A summary of results of 
these questions is provided below. 
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3.1.3.4 Mix of Housing Types
A majority (58%) of respondents indicated 
they felt the mix of housing types proposed 
is appropriate for the development, with 42% 
indicating they did not feel the mix of housing 
types was appropriate. 

The respondents who indicated they did 
not feel the mix of housing types proposed 
was appropriate were asked to provide 
supplementary comments. In general, concerns 
were raised about the apartment building 
location and its suitability with respect to the 
surrounding low-density residential context. 
Generally speaking, the respondents who 
provided supplementary comments to this 
question indicated a preference for single 
family homes on the development site and for 
the elimination of the apartment units. Some 
comments regarding concerns about high 
density and traffic were raised, as well as a lack 
of dedicated senior’s housing units proposed 
for the site. 

3.1.3.5 Location of Housing Types 
A majority (57%) of respondents indicated they 
felt the locations of the housing types were 
appropriate for the development, with 43% 
indicating they did not feel the locations of the 
housing types was appropriate. 

The respondents who indicated they did 
not feel location of housing types proposed 
were appropriate were asked to provide 
supplementary comments. In general, 
respondents indicated they felt the apartment 
building would be better placed closer to the 
LRT station. In part, this is due to concerns 
about compatibility between the apartment 
building and the low-density residential 
development east of 24 Street SW. Some 
respondents also questioned the need for 
higher-density housing in this general location 
and shared concerns about congestion and 
traffic.  

3.1.3.6 Additional Comments Regarding 
Housing Types 
Respondents were also asked to indicate if they 
felt that any housing types were missing from 
the concept. Some respondents indicated a 
desire for single family estate homes or estate 
villa bungalows, as well as just more single 
family homes in general. Other respondents 
indicated a desire for dedicated senior’s 
housing or bungalow-style duplexes to enable 
older adults to enjoy single-level living.  
Respondents were also asked to provide any 
additional comments regarding the housing 
types envisioned for the development. Some 
respondents indicated a preference for higher-
density housing, given the site’s location next to 
an LRT station and in the inner-city and support 
for the stacked townhouses envisioned for the 
site. Many respondents indicated a preference 
for single family homes and larger park spaces, 
and concerns regarding the apartment building 
and the potential for this to be home to renters 
in the future. 
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3.1.4 Connections

With respect to connections, respondents were 
asked to indicate how they felt about both the 
connections provided within the development, 
as well as to and from it.  

A majority (71%) of respondents indicated they 
loved or liked the pedestrian connections shown 
in the concept. A majority (58%) of respondents 
indicated they also loved or liked the bicycle 
connections provided in the concept. With 
respect to vehicle connections, 40% of 
respondents indicated they loved or liked the 
connections provided within the development, 
with 27% of respondents indicating they disliked 
or strongly disliked those connections. 

A majority (67%) of respondents indicated 
they loved or liked the pedestrian connections 
to and from the development. Similarly, a 
majority of respondents (64%) indicated they 
loved or liked the bicycle connections to and 
from the development, and 69% indicated they 
liked or loved the transit connections to and 
from the development. With respect to vehicle 
connections, 40% of respondents indicated 
they loved or liked the vehicle connections 
provided to and from the development. 38% 
indicated they disliked or strongly disliked the 
vehicle connections provided to and from the 
development. 

3.1.5 Open Spaces

Four open spaces were proposed for the 
development site. Respondents were asked 
questions regarding these spaces. A summary 
of responses to these questions is provided 
below. 

3.1.5.1 Connect
A majority (63%) of respondents indicated 
they loved or liked the Connect space, with 
13% indicating they disliked or strongly 
disliked it. Supplementary comments indicated 
concern about the size of the space, potential 
overcrowding, and its adjacency to Bow Trail 
and the effect of that on the usability of the 
space. 

3.1.5.2 Play
A majority (65%) of respondents indicated 
they loved or liked the Play space, with 
29% indicating neutrality and 6% indicating 
they disliked or strongly disliked the space. 
Supplementary comments generally indicated 
support for the concept of a “Play” space and 
for an all-ages play experience. Some concerns 
were raised regarding the size of the space and 
a desire for it to be larger, as well as a potential 
feeling of exclusivity for the park in that it could 
be interpreted that this space is meant only for 
the residents of the development. A concern 
was raised regarding the location of the space 
at the top of the hill and potential accessibility 
challenges for people to get to the park from 
further east. 

3.1.5.3 Celebrate
A majority (65%) of respondents indicated 
they loved or liked the Celebrate space, with 
29% indicating neutrality and 6% indicating 
they disliked or strongly disliked the space. 
Supplementary comments indicated support 
and excitement for the space as a civic and/or 
gathering space. Some concerns were raised 
regarding a perception of exclusivity of this 
space and the potential for it to be interpreted 
as a space for the adjacent residents only. 
Concerns were also raised about accessibility to 
the space for wheelchairs and strollers, as well 
as privacy for the future residents whose homes 
will front onto this space. 
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3.1.5.4 Gather
A majority (56%) of respondents indicated 
they loved or liked the Gather space, with 37% 
indicating neutrality and 7% indicating they 
disliked or strongly disliked it. Supplementary 
comments indicated support for the blending 
of this space with the pedestrian overpass. 
Concerns were raised regarding the ability to 
provide parking to support a farmer’s market or 
other high-activity outdoor uses to this location. 
Suggestions were made to better connect this 
space to the river pathway through a green 
corridor and to consider inclusion of retail space 
in this location. 

3.1.5.5 Ranking of Open Spaces
Respondents were asked to rank each 
proposed open space with respect to which 
they could see themselves using the most. 
Generally speaking, the results indicated no 
clear preference, but the Connect space was 
ranked as the space the respondents would see 
themselves using the most by a small margin.

3.1.6 Additional Comments 

Respondents were given an opportunity to 
provide additional comments regarding the 
development on the topic of their choice. 
Concerns regarding traffic and access were 
prevalent in the responses, as well as concerns 
regarding the placement of the apartment 
building and the consideration of an apartment 
building at all for this site. Desires were shared 
for retail and services to be provided on the 
development site, as well as for dedicated 
senior’s housing. Some respondents indicated 
they were under the impression the site 
was gifted for the use of senior’s housing 
indefinitely and wanted to understand how 
any other type of development could take 
place. Questions were also raised regarding 
the one-way lane shown on the west side of 
the site and the design intent behind it, with a 
preference shared for lanes with development 
on both sides.  Many positive comments were 
also received indicating support for moving 
forward with development on the site, the 
proposed “downzoning” as compared to the 
current entitlement, and excitement for the 
neighbourhood to build out and provide new 
housing, park spaces, and connections within 
the area. 
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3.2 Community Association Meetings
Throughout the course of the initial 
engagement period, regular telephone meetings 
were held with the Shaganappi Community 
Association’s leadership. The purpose of these 
was to provide informal updates.

Following the analysis of feedback, we held 
a virtual meeting with the Development 
Commitee, in addition to two landowners with 
properties adjacent to the east side of the site. 
During this meeting, we presented the feedback 
to date, as well as our Revised Development 
Concept. We shared how feedback had shaped 
our decisions, and then provided an opportunity 
for attendees to ask questions. 

Generally speaking, the feedback provided was 
positive. However, the adjacent landowners 
were concerned about the potential impacts of 
the apartment building(s) on their properties. 
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3.3 Other Communications and Concerns
Given our desire to be transparent and 
accessible, we provided our contact information 
(including emails and cellular phone numbers) 
to stakeholders. Following our online open 
house, we received 13 emails and a handful of 
text messages from residents of the community. 
Many of these residents shared their comments 
and concerns via email. These are summarized 
as follows:

Construction
Some nearby residents are concerned about 
the impacts of construction activities. Given 
that the ultimate development of the site 
will be a multi-year long process, residents 
have expressed a desire to make construction 
occur as quickly as possible and to minimize 
disruptions where feasible. 

Previous Use of Land for Senior’s Housing
Some nearby residents are under the impression 
that the development site was gifted to The City 
in the past for the express purpose of senior’s 
housing, in perpetuity. These residents were 
concerned that the development plans are not 
in keeping with the perceived intended use of 
the land. Upon review, we determined that no 
such restrictions are in place on the land title. 

Drainage Issues
Some nearby residents shared concerns about 
drainage and underground streams, and 
potential flooding impacts to their properties 
as a result of the development. We confirmed 
that there are areas that may receive overland 
flow, and so our submission accommodates 
these areas accordingly to ensure flood risk is 
mitigated. Our Staged Master Drainage Plan 
will also adhere to all relevant policies and 
standards to ensure stormwater and drainage is 
handled appropriately. 

Potential Transportation Conflicts
A resident shared concerns regarding 
potential transportation conflicts resulting 
from the “offset-T” intersection proposed 
for the east side of the development site. 
Given the use of 24 Street SW as an access 
point to the development and to the existing 
residential area, as well as its use as a cycling 
and pedestrian connection to the Bow River 
pathway, this resident was concerned about the 
potential conflicts that could occur between 
vehicles, bicycles, and pedestrians as a result 
of the “offset-T” intersection. The TIA revealed 
that although there will be cars, bicycles, and 
pedestrians in the vicinity of this intersection 
and this introduces the potential for conflicts, 
the volumes of traffic are predicted to be low. 

Golf Course Traffic and 26 Street SW
Some residents indicated that during certain 
times of day, the Shaganappi Golf Course 
generates traffic that results in queuing at 
the intersection of 26 Street SW and Bow 
Trail, inconveniencing residents trying to 
exit the neighbourhood. The TIA revealed 
that traffic generated by the golf course is 
generally “reverse-flow” and is not anticipated 
to materially affect the operation of this 
intersection during the vast majority of times of 
day and during the course of a year. 
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4.0 WHAT WE DID

4.1 What We Addressed
Upon receiving the detailed feedback 
from The City of Calgary (through the pre-
application process), the online survey, 
Community Association meetings, and informal 
conversations with residents, we refined our 
concept to address feedback. 

Below is a summary of stakeholder feedback 
we were able to address in our application 
submission. 

Apartment Building 
Many comments were received through 
the online survey and through informal 
conversations with residents regarding concerns 
about the massing, orientation, and location of 
the apartment building. Adjacent neighbours 
to the east expressed concerns about overlook 
and the streetscape along 24 Street SW, and 
potential incompatibility between an apartment 
building and the adjacent low-density 
residential homes. 

To address these concerns, we drafted a Direct 
Control District for the apartment building site 
that specifically included a regulation intended 
to minimize any negative massing or shadowing 
impacts of the building. This regulation 
proposes to limit the height of a building 
adjacent to 24 Street SW to 23 metres, within 
20 metres of the property line adjacent to 24 
Street SW.

Traffic 
Many comments were received informally and 
through the online survey regarding traffic and 
congestion within the area. Understanding 
that the transportation network in the area is 
constrained by the presence of Bow Trail and 
the LRT, and upon hearing from residents that 
traffic and queuing is a major local concern, 
we undertook a new Transportation Impact 
Assessment (TIA) by a qualified consultant. The 
TIA used the most up-to-date “VISSIM” software 

to predict travel patterns and behaviours in 
the area that could change as a result of the 
development. This TIA was undertaken by a 
consultant that had not been involved in any 
previous applications for this site and therefore 
was able to approach it objectively and with 
“fresh eyes.” 

The TIA revealed that the intersection of Bow 
Trail and 26 Street SW will be at capacity by 
2028 regardless of our development, and the 
traffic issues in the area will not appreciably 
increase as a result of our development. 

Bicycle Connections
Comments received informally and through 
the online survey indicated a desire for 
enhanced bicycle connections through the area, 
particularly to access the Bow River pathway. As 
a result, we have incorporated a new multi-use 
pathway (to accommodate both pedestrians 
and bicycles) on the west side of 24 Street SW 
into our design. This will provide a continuous 
link from the pedestrian bridge to the Bow River 
pathway within a dedicated bicycle facility. 

Park Space on East Side of Development
Some stakeholders expressed a desire for a 
park space to be located on the east side of the 
development to complement the connection to 
the Bow River pathway. This desire was echoed 
by comments from The City of Calgary’s Parks 
Department. As a result, we added an additional 
open space at the northeast corner of the 
development site called “Rest.” This park space 
will serve as a gathering place for residents 
and for cyclists and pedestrians coming to and 
from the Bow River pathway to rest before 
continuing on with their journey. 
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One-Way Loop Road
Comments regarding the one-way loop road 
proposed for the west side of the site were 
received from both The City of Calgary and 
by respondents to the online survey. Given the 
desire to incorporate semi-detached homes on 
a public road along the west side of the site and 
to service the rest of the development through 
an internal private street network, our Initial 
Development Concept included a public one-
way loop road on the westernmost edge of the 
site. The City of Calgary indicated that this was 
not supportable due to issue with addressing 
and street standards. Comments submitted 
through the online survey also questioned the 
efficiency of this design. 

As a result, our submission eliminates the 
one-way loop road and rather, shifts the semi-
detached homes west so they back onto the 
existing lane at the west edge of the site. This 
new concept still allows for a sensitive interface 
to the existing homes along 26 Street SW while 
freeing up space for parks and other activities 
on the site. This new layout addresses The City 
of Calgary’s concerns about this portion of the 
site and allows for more efficient use of space. 

Desire for More Low Density Housing 
Comments received through the online survey 
indicated a desire for lower-density housing 
on the site, including single-family homes. 
Given the new layout on the west side of the 
site, we were able to include the potential 
for two single-family home sites within our 
submission. Our concept now includes a 
full mix of single-detached, semi-detached, 
rowhouse, townhouse, stacked townhouse, and 
apartment units. This will enhance the choice 
available within the area and will allow for the 
development of more “missing middle” housing. 

Stormwater and Underground Springs
Comments were received informally from 
stakeholders regarding drainage on the site 
and the presence of underground springs. 
As a result of these comments and to fulfill 
application requirements from The City of 
Calgary, we are undertaking a Staged Master 
Drainage Plan for the site. This will indicate how 
stormwater will be managed on-site. 
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4.2 What We Were Unable to Address
Given site limitations, landowner goals, and 
technical considerations, we were not able to 
address all feedback from stakeholders. Below 
is a summary of the key areas of concern that 
we were not able to address. 

Apartment Building Location 
Comments were received regarding the 
compatibility of the apartment building and 
its location relative to the LRT station. Some 
stakeholders indicated they would like to see 
the apartment building moved farther west 
or eliminated from the development plan 
completely. 

Due to technical considerations with respect 
to site grading, we are unable to move 
the apartment building farther west and 
accommodate the necessary underground 
parking while ensuring an economically viable 
project. 

We are also unable to eliminate the apartment 
building from the development plan. Given the 
development site’s location in close proximity 
to the LRT station, it is important to provide 
higher-density housing to make efficient 
use of land in the city. It is also important to 
us to provide a mix of housing types so the 
development can be welcoming to a diverse 
group of people who may be seeking a variety 
of housing types. Therefore, our submission 
keeps the apartment building in its previous 
location. 

Desire for Retail and Commercial Uses
Comments were received regarding a desire 
to incorporate retail and/or other commercial 
uses on the development site. Due to the 
limited access to the site and the site’s unique 
characteristics, retail and commercial uses 
are not viable in this location. As a result, we 
are unable to incorporate these uses within 

the development. The development will be 
residential only, although there are commercial 
developments within close proximity (e.g., 
Westbrook Mall, 17 Avenue SW Main Street). 

Desire for Dedicated Senior’s Housing 
Comments and concerns were noted with 
respect to the use of the site for senior’s 
housing. The previous application for the 
site (put forward by Silvera for Seniors, the 
previous site owner) included an intent to 
provide dedicated senior’s housing units. Some 
stakeholders indicated they would like to see 
the entire site dedicated to senior’s housing, 
or at least some portions. Although units 
within the development will be designed to be 
age-friendly, there is no intent to incorporate 
dedicated senior’s housing. Rather, the 
development will feature housing types that 
will be suitable for seniors to “age in place,” 
such as single-level apartments and townhouse 
flats that will be appropriate for independent 
seniors. The mix of housing types on the 
development site will allow for older adults 
within the existing Shaganappi community who 
may live in a single-family home to downsize to 
a maintenance-free home. 

Desire for All Low-Density Housing 
Comments were received indicating a desire 
for all development on the site to be exclusively 
single family or semi-detached homes. This 
was seen as a way to maintain the prevailing 
low-density character of the neighbourhood 
that exists today. Given City of Calgary policies 
regarding development in close proximity to 
LRT stations, as well as inner-city development 
economics and landowner objectives, the mix of 
housing types envisioned for the site (including 
townhouse and apartment units) continues to 
be seen as appropriate. Dedicating the majority 
of the site to single-family or semi-detached 
homes is not feasible. 
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4.3 What Is Still To Be Determined 
There are some topics for which feedback 
was provided but decisions will not be made 
until the future. These include items related 
to Development Permit, Building Permit, or 
construction issues. 
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APPENDIX A | OPEN HOUSE ADVERTISING METHODS

Website

Project information and Online Open House registration were through the 
development website at: www.cultivateideas.ca/jacqueslodge. This site will 
be live throughout the Land Use Amendment and Outline Plan application 
process and will be updated as necessary. 
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Direct Mail

The post card below was sent as direct mail to 239 homes within the community, 
including all of the homes located east of the development site and north of Bow 
Trail (Mail Route: LCD 20).

JACQUES
LODGE
UPCOMING REDEVELOPMENT

LIVE Online Open House

Thursday May 7, 2020

6:30 PM - 8:30 PM

REGISTER NOW 
for the link to the live online open house:

cultivateideas.ca/jacqueslodge

www.brookfieldresidential.com

We want your feedback!

Hello Neighbour!

Brookfield Residential has an exciting new 
vision for the Jacques Lodge site in the 
Shaganappi community. As we get ready to 
apply for a Land Use Redesignation (rezoning) 
application, we would like to share our vision 
with you and hear your thoughts. 

Please join us for a LIVE Online Open House 
on May 7 to learn more about the project and 
to provide your input. The Open House will 
consist of an online presentation followed 
by a question/answer period. If you cannot 
virtually attend the event, the presentation and a 
recording of the question/answer period will be 
posted online to be viewed at your convenience.

Please register for the event at 
cultivateideas.ca/jacqueslodge. 
The link to the LIVE Online Open House will be 
provided to registrants closer to the event date. 

For more information about the LIVE Online 
Open House and how to participate, or for more 
information about the project in general, please 
contact us at planning@groundcubed.com.  
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www.brookfieldresidential.com
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Community Association and Ward Councillor Social Media 
The Shaganappi Community Association sent the following digital flyer through their Street 
Beat network, which reaches a total of 260 homes. The Ward 8 office also posted a link to this 
on their Twitter account on three occasions leading up to the Online Open House. 

Brookfield Residential has an exciting new vision for the Jacques 
Lodge site in the Shaganappi community. As we get ready to apply 
for a Land Use Redesignation (rezoning) application, we would like to 
share our vision with you and hear your thoughts. 

Please join us for a LIVE Online Open House on May 7 to learn 
more about the project and to provide your input. The Open House 
will consist of an online presentation followed by a question/answer 
period. If you cannot virtually attend the event, the presentation and 
a recording of the question/answer period will be posted online to be 
viewed at your convenience.

Please register for the event at 
cultivateideas.ca/jacqueslodge. 
The link to the LIVE Online Open House 
will be provided to registrants closer to the 
event date. 

For more information about the LIVE 
Online Open House and how to 
participate, or for more information about 
the project in general, please contact us at 
planning@groundcubed.com.  

LIVE Online Open House

Thursday May 7, 2020

6:30 PM - 8:30 PM

REGISTER NOW 
for the link to the live online open house:

cultivateideas.ca/jacqueslodge
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Materials from our Live Online Open House, including the video recordings, were 
posted on our development website and will be kept there throughout the duration 
of the project: www.cultivateideas.ca/jacqueslodge.

Recording of Live Online Open House: 

www.cultivateideas.ca/jacqueslodge-engagement

APPENDIX B | WEBSITE MATERIALS
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TOTAL RESPONSES

APPENDIX C | ONLINE SURVEY RESULTS

This section outlines the results of the online survey. Please note that comments 
provided have not been modified and are provided here verbatim.  
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Which community do you live in? Please use the drop-down menu to 
select, or enter a different community name in the “other” box.Q1 

Jacques Lodge Redevelopment

1 / 1

48.75% 39

6.25% 5

2.50% 2

38.75% 31

0.00% 0

Q1 Which community do you live in? Please use the drop-down menu to
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Please indicate how you feel about the following aspects of the Initial 
Development Concept.Q2 

Jacques Lodge Redevelopment

1 / 2

Q2 Please indicate how you feel about the following aspects of the Initial
Development Concept.
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How do you feel, in general, about the Initial Development Concept?Q3
Jacques Lodge Redevelopment
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Do you feel the mix of housing types is appropriate for the development?Q4

Jacques Lodge Redevelopment
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Why not? Please explain.Q5
• We’d like to see a community similar to the one below. 

Too much for the roads to handle. Too much density. 
Leave that to the south and west. Again, the roadway 
was not designed for this amount of density even 
though the reports suggest otherwise. 

• This is not a high density area. Devalue of our lands. 
Traffic. 

• As already stated, I think the condo development is not 
appropriate for this site.  Given the unique nature of the 
site, what would be ideal is estate single family homes.  
The infrastructure is not designed to accommodate 
the type of density proposed.  When Jacques Lodges 
was operational, it may have housed 300 residents, but 
very few of them had vehicles.  At that time, there was 
no LRT and access in and out of the area was far easier 
than what it is today.  Understandably the developer 
will be looking to maximize return through density, 
however, more estate-style villa bungalows would be my 
preference.  Townhomes and apartments will decrease 
the quality of life for the neighborhood through density 
and related problems.

• The mixed housing creates the situation where there is 
less interest for all demographics. Ie. If I'm looking at 
townhomes, I would not particularly enjoy being next to 
apartment and vise versa. 

• 300 units with parking is too dense 
• A higher amount of semi-detached would fit better with 

the surrounding neighborhoods, would fit better around 
the central open space and the east water feature

• Lose the apartments. They are out of place adjacent to 
the corresponding neighbourhood. It is also too dense 
for the area. There will be parking issues and access 
does not facilitate this kind of density.

• Should primarily be single family homes.
• Condo building should be close to train station. 
• "As I previously mentioned, this neighborhood consists 

of non attached single family houses. 
• It's a small community that's somewhat private. Once 

360 units get added, it will be over crowded and 
extremely busy. "

• I think the apartment building reduces the value of 
development in a beautiful area

• Condos and townhouses significantly increases density, 
traffic and parking implications on the rest of the 
community. 

• The housing types - are they set aside for low income 
seniors as the property was donated to the City of 
Calgary for?

• Don't love the thought of the apartment units. This area 
has a precedent of middle to higher income families who 
keep to themselves and are very quiet. The additional 
people and inclusion of lower cost living could 
negatively affect that.

• I have an issue with the large condo development on the 
corner. I feel that it feels like an afterthought and I live 
on the street right beside it. I also feel that the density is 
too high,  as someone who lives in the neighbourhood I 
can tell you that we already have very long waits at the 
lights on Bow trail and 26th. I can't imagine how bad it 
will be when we go from 42 houses to 342!

• We hope more higher end town house and penthouse 
can be build. Highly against building condominium here

• The apartment will be an eye sore and add too many 
people to such a small area.  It will negatively impact the 
neighbours.

• As mentioned in the previous question I don't think 
you need this kind of density when you have a 73 unit 
complex across the street.  

• There should be dedicated Senior Living at this site. 
Until the parking, access and egress studies are 
completed, I can not agree with this much density.

• Does not fit in with the rest of the community.
• I think there should be some single family homes and I 

am not sure about the apartment building 
• More specific details required to show how 

infrastructure will support this. There have been many 
concepts floated out in the past.

• Way way way too many townhomes. Apartment spaces 
will need parking structure 

• where's the senior's housing?
• I think adding more high-end single family homes 

and attached townhouses while eliminating the 
condo complex would maintain the character of the 
neighbourhood. The condo complex looks like a forced 
design add-on and doesn't integrate well.

• Want all single family
• The area should not have a big condo development. I 

would like to see some single family housing to lower 
the density.

• The housing types on 24th street are too drastically 
different from the housing types east of the 
development. 

• If this area is going to join the rest of Sovereign 
Crescent. It should reflect the same design principles. 
Large lots with several different and unique styles and 
builds. This should NOT be an opportunity to shove 
as many units as you can into this space. The reason 
several of us live in this area is because we dislike the 
way new communities are designed so densely. 

• Single family not included 
• the semi detached form is the most common in the 

immediate communities such as shaganappi and 
killarney.  What I believe there is a desire for is smaller 
detached homes that are not confined to the typical 
50x120 inner city plot.  What you have done here is 
taken a blank canvas and reverted back to a legacy 
land use shape of 50 ft increments that never really 
made sense for the inner city.  I would suggest cottage 
cluster types of single and up/down detached units or 
row houses that make better use of the side setback 
requirements than semi detached.
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Do you feel the locations of the housing types as shown is appropriate for 
the development?Q6
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• This area struggles with congestion and traffic already. This 
high rise shiuld yiu still consider it should be located south 
west end of the property. Not sure what made Brookfield 
this that people paying high prices would want to view 
a building at the case of the hill. Why do you believe the 
neighbors east of the property be comfortable with this? 
Something isn’t right here. 

• I have said there is no need for an apartment building in 
this immediate area. We do not need so many people. If 
apartment really has to be over there it should be up on 
the avenue where all those occupants are not in full view of 
my front door and bedroom window. 

• I understand why the housing types are located where 
they are and not for a second do I believe it has anything 
to do with accommodating the residents of 26 St. by 
transitioning the type of housing adjacent to them.  If that 
were true, what does that say to the residents of 24St, 
Sovereign Cres. and Sandhurst Ave. who will be butting up 
to the condo site?  

• The apartment dwarfs the surrounding structures. 
• Please look at the boring drawing you provided.   Show me 

elevations.   What a ridiculous question.   
• Similar to the earlier comment, the semi detached should 

have better access to the open spaces, semi-detached 
around the central green space and the east water feature

• Too dense. Will attract rentals and will create a parking 
nightmare.

• They seem very squished together. 
• Too much density unless westbrook mall is redone. Too 

many homes means too many cars etc
• Condo should be near train station.
• Same answer as previously
• Duplexes and townhouses, if not stand alone homes are 

adequate
• The apartment complex sits adjacent tp 24th street which 

is across from R1 homes.  in conforming with the existing 
area’s streetscape elevations the apartment complex would 
be better suited, placed west of proposed site. e.g. next to 
(north of) the bridge over Bow Trail.

• If there had to be apartments it would make more sense 
to have it along bow trail to be closer to the train station 
and so that it is surrounded on the other sides with 
townhouses. That way residents don’t have to look at a big 
blocky building and the townhomes get a view as well.

• Wouldn’t it make more sense for the highest density to be 
closest to the C-Train station?

• Again, I think that there could be a more integrated way to 
have condo/townhouses in the development. Currently the 
condos are just jammed into a corner of the development.

• Please remove condominiums and raise town house target 
market to form high end community

• The apartments should be right by the train.  I’d rather 
not see any apartments to be honest.  Too many people, 
low-end of cost spectrum - we want high end to help our 
property values.

• The semi detached should be mixed in with the other types 
of homes

• this does not fit in with the existing community.
• Concerned with placement of condo’s.
• I am not sure the apartment building will work, I think it 

may make the other housing options less attractive
• Would prefer the apartment residence be located on the 

SW corner of the property closer to the c-train station
• Apartment location is difficult to appreciate. The vehicle 

access to that area is very limited/awkward.
• there is no senior’s housing that the land was promised for!
• “If the condos are a requirement for density, because of the 

physical size, they should be located in the middle of the 
development.

• The challenge of having it along 24th Street is integrating 
it with the neighbourhood and not having negative 
impacts on existing homes. This complex will tower over 
the adjacent bungalows and as it is currently shown in the 
concept drawing looks like a giant wall. Shadowing, loss of 
privacy, inhibiting views and street appeal are all concerns 
and may negatively effect the property values of the 
adjacent homes.

• The community has gone through this exercise with 
the past land owner - Silvera where it was identified 
for continuity and community integration setbacks and 
building heights along 24th street needed to be addressed. 
Here is a excerpt of the Land use Redesignation document.

• “”The rezoning was approved after almost two years of 
working with city planners, in an expanded role which 
allowed them to add some transparency around the 
sufficiency of the plan. Last minute concessions from 
Silvera regarding planned set-backs for existing homes 
were sufficient to allow Shaganappi community board 
members to speak in favour of the plan at the July public 
hearing. The density proposed is unchanged, but focussed 
more appropriately to the middle of the site.

• If you are a resident adjacent, the zoning on the Jacques 
property adjacent to your houses is M-C2, which is medium 
density multi-residential, with varied building height and 
front setback areas that are intended to reflect the context 
of your houses. The MC-2  zone will be extend at least 
50 metres from the property line across the lane at 26th 
Street, and at least 80 metres from the property line at the 
west side of 24th Street.  Between these two M-C2 setback 
areas, 36 metre heights are possible in the middle of the 
site.

• On the east and west sides of the property, building 
heights next to existing housing will be capped at 10 
meters for 25 meters from the Jacques property line into 
the site (24 meters if you live on 26 Street); after which 
there will be a 16 meter limit total to the end of the MC-2 
parcel. Jacques site buildings will need to be set back 8 
meters from Bow Trail, 6 meters from the Jacques property 
line in the lane of 26th Street and 3 metres elsewhere on 
the property.

• The Shaganappi ARP has some additional protections 
for residents adjacent to Jacques; a senior’s designation 
for the area in the middle of the site, a requirement for 
“exceptional signature architectural design” for any tall 
buildings at that location and landscaping requirements for 
the site more generally.””

• Want all single family
• Already explained
• If there are to be condos, I think these should be located 

closer to the pedestrian bridge in the middle of the 
property vs on either 24th street or 26th street. In addition 
there should be semi detached on 24th street as planned 
for on the west side of the development to allow for a 
smoother transition from the current single family homes 
already located east of the site. 

• This is a small community of detached homes. It should 
remain that way.

• Density is too high on24St

Why not? Please explain.Q7
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• Web would suggest 50-60 high end residential   homes 
to set yourself apart from the same old generic 
developments popping up all over the city. 

• Retirement Living
• The City of Calgary (Council and Planning Dept) will 

surely/likely want the Brookfield plan for the Jacques 
site to conform more to M-C2 and M-H2 criteria. I would 
be very much against that, as I was when the Silvera 
re-zoning took place, for many obvious reasons that the 
city refuses to recognize. I very much support the level 
of density that is proposed by the Brookfield concept 
plan and believe it is sensitive to the setting and 
infrastructure capacity.

• More higher class housing and larger properties as is 
consistent with this area. 

• SIngle  family estate homes or estate villa bungalows.
• There should be no 5 story condo  and you Need to look 

at the parking and traffic issues.   
• I would like to see detached housing in the mix but 

would be good with more semi-detached
• Larger homes similar to what the neighbourhood 

already has. 
• Single family homes
• More single family homes
• Single family detached
• No
• Detached homes
• No 
• No Housing types missing.
• Single detached homes as this is in keeping with the 

current zoning of the community. 
• A tiny home complex would be way cooler.
• Specific low income housing for seniors. 
• Live-work suites?  Suites for non-seniors as well?
• Personally, I have nothing against taller buildings/more 

density,as long as they are not soviet Russia style cinder 
block monstrosities. But that’s just me; so ALL Good.

• As long as no condominium 
• Detached single family
• More duplex should be added 

• Bungalow style duplexes to enable older people to stay 
on one level

• Single family homes
• n/a
• no
• I don’t think any types are missing but I still think there 

should be more units. 
• Perhaps a larger multilevel apartment tower.
• no
• Would like to see more smaller apartments in the 16-24 

unit  range. 
• Seniors housing
• single family homes with reasonably sized lots. Or not 

develop it at all and make it a green space.
• Detached single family homes.
• Retail services 
• Single family homes
• Surprised that there are not a few spots for single 

homes to break up the flow like in Currie Barracks / 
Marda Loop.

• More stand-alone (front lane or single-lane)
• seniors housing is a major missing element!
• Single family housing.
• No
• I am happy with the mix
• Single family
• Yes, single family housing
• Single family homes with carriage houses
• More detached R1 zoned homes.
• No
• I think there should be a larger attempt made to 

produce a ground oriented form that isnt available 
elsewhere in the grid areas that have to rely on lane 
access.  in this design, much less land is allocated 
to lanes but I dont see the housing shapes really 
maximizing that opportunity 

Do you feel that any housing types are missing from the concept? If so, please share. Q8
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Do you have any additional comments regarding the housing types 
envisioned for the development? If yes, please share. Q9

• See above. 
• Assisted Living type of building would allow for density 

without the traffic issues
• Please take the time to review the two DTR (Detailed 

Team Reviews) documents and the former owner’s 
responses to understand some of the issues raised 
by the city’s planning group. Also, review, if available, 
comments on the prior re-zoning from concerned 
residents.

• Go back to the drawing boards please!
• At the very least, please re-visit the condo site.
• “It is boring cheap and uninspired.   
• 
• The market is overflowing with a surplus of housing.    

Do something unique that actually integrates with the 
neighbourhood. “

• I do like that at least the apartment complex is smaller 
so it wouldn’t be too tall. 

• Creating more density when the area already struggles 
with traffic and recreation etc cause issue for current 
residents.  Property taxes are high and we are struggling 
with crime and traffic already.

• Concerned the condominiums could turn into rentals.  I 
don’t think that is favorable for this development

• I think it is a good mix and makes good use of space.  
Another option would be to locate the multi family 
housing further west beside Bow Trail.

• No comments.
• We would have liked to have had some commercial 

space included in the plan in order to have services 
available in walking distance. 

• suggest 4 story max for condo development
• Am concerned about the comment that the land was 

initially given to the city exclusively for seniors housing. 
Can Evan Woolley comment on this?

• Wondering about the earlier understandings that there 
would be some focus given to accommodations for 
seniors. 

• no
• No; in fact given the location on a major road, bikeway + 

LRT station, could be more dense.
• N/A
• Too many homes. Very crowded looking. 
• would prefer no apartment
• don’t like the condo idea, hope it is low ie 4 stories
• I love that you have included semi-D and towns. My 

only comment is that I think there could be even more 
townhomes to increase the density. 

• They should be available to a range of incomes
• I am not opposed to a condo development but am 

hesitant to say I love it when I don’t know what it might 
be like - a cement block or something more individual 
and ascetic

• Seniors 
• I would prefer a green space with. i don’t see a need for 

a large development in this space when there is plenty 
of space on the outskirts of the city.

• Concerned about condo’s being half the density.  Need 
to ensure height is kept to a minimum.  3-4 stories max 
seems appropriate for the neighbourhood.

• Condo building should be 3-4 stories only
• What is the planned height for the apartment? Can you 

please add this information to the artist renderings 
• Haven’t digested all the information but would be 

interested in examples of similar developments and 
housing mixes in the city.

• as above
• No
• No
• Also to be considered is that there is a new condo 

development going in already about 3 blocks away. The 
area does not need another one

• Condos, the most dense development type, should 
be placed closest to transit. I realize you’re trying to 
preserve viewshed to downtown, but it doesn’t make 
sense to make the most people travel the furthest from 
transit to reach their home.

• If there are to be condos, a lower rise condo would be 
preferable to maintain the city views. Hoping there will 
be ample parking within the development to ensure cars 
not parking into the east of 24th street

• There is already traffic issues entering and leaving this 
community. Speed of cars entering is already dangerous, 
adding such a dense amount of units and vehicles will 
increase the existing issues enormously.

• Maybe some single family houses!
• I think you have an excellent plan to create stacked flats 

in the central area.  this is a type of housing least well 
understood in the calgary inner city.  I also think you 
could find a way to add in some detached units around 
a private courtyard to allow a premium type of unit for 
those that wish the added privacy of a detached form 
but not the yard work.
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Please indicate how you feel about the connections 
provided within the development.Q10
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Q10 Please indicate how you feel about the connections provided within
the development.
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Please indicate how you feel about the connections to 
and from the development.Q11

Jacques Lodge Redevelopment
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Q12 Please indicate how you feel about the Connect space.
Answered: 69 Skipped: 13
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Q12 Please indicate how you feel about the Connect space.
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Q12 Please indicate how you feel about the Connect space.
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Please indicate how you feel about the Connect space.

Do you have any additional comments about the 
Connect space? If yes, please share.

Q12

Q13
• There should be a better way to connect residents who 

live on Sovereign Crescent to the LRT station. Also, 
there should be a better connection for cyclists coming 
into the site from the bridge over Bow Trail whose 
objective is to get to the Bow River bike path system 
(and of course the return journey as well).

• There is not enough open space. 
• Really you call this open space?   This is left overspace 

along the highway 
• We have our own space and quiet neighborhood
• pretty limited
• Open space immediately adjacent to a thoroughfare like 

Bow Trail isn’t much of an open space asset.  Not a great 
spot to contemplate nature or otherwise recreate.

• It’s pretty, but it doesn’t provide direct connections to 
where people need to go and people will not want to 
hang out facing bow trail.

• Great to see a pedestrian connection between the 
pedestrian overpass and the C Train station

• no
• It doesn’t actually fill the critical pathway link between 

the north end of 24 St SW, and the Bow Tr overpass.
• nice buffer from traffic coming BowTr. What is the 

physical separation? Standard curb, jersey barrier?
• understand existing trees will be removed, and please be 

sensitivity and add trees that can reached 8 to 10 meters 
at their mature age  

• Too crowded
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Q14 Please indicate how you feel about the Play space.
Answered: 68 Skipped: 14
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Q14 Please indicate how you feel about the Play space.
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Please indicate how you feel about the Play space.Q14

Do you have any additional comments about the Play space? If yes, please share.Q15
• Will primarily serve the residents that live around this 

park.
• The apartment if your going to get to have it should be 

there. You could see the golf course from upper floors 
from there.  Not going to see the golf course on the 
ground through the houses. 

• This space could be bigger
• I like that it’s a multi generational space
• The play space doesn’t seem centered between the 

most ‘family friendly units’
• it is small
• Not that many people in the community walk up that 

hill, so  it doesn’t really provide an attractive space. Does 
it have a view of the city? It’s very good from that spot 
but doesn’t seem to be showcased.

• Please don’t fill this space with playground equipment
• no
• Please make sure it’s easy to bike AND walk there from 

pathways / Bow Tr overpass so it’s truly a regional 
amenity and not just for this development’s residents.

• Feel a little exclusive for the homes around it
• There is no view of the golf course from your planned 

play space 
• The idea is great, it would be good to see more details. 
• Concept of these spaces is. Great but without knowing 

the actual design it’s hard to be able to comment further
• Lawn Bowling?
• Seems small.  
• Need to ensure significant access for wheelchairs at 

intergenerational park (not just a small ramp for the 
young kids - adults in wheelchairs too).

• What is an inter generational playground?
• Comment for Connect Space  - It would be good to take 

the pedestrian and bicycle traffic away from Bow Trail. 
I was hoping there would be an option to continue on 
and connect further north to reach the path down to the 
river without mixing in with roadways that will now be 
busier.

• Awfully small for a “play” space
• We need a playground in this part of the community.  

Hopefully residents of the already established 
community can come play too!

• NO
• More is necessary.
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Q16 Please indicate how you feel about the Celebrate space.
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Q16 Please indicate how you feel about the Celebrate space.
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Please indicate how you feel about the Celebrate space.

Do you have any additional comments about the 
Celebrate space? If yes, please share.

Q16

Q17
• Will also primarily serve those living immediately 

adjacent to this park, but this will be more accessible 
to others because of its larger size, although the access 
pathways to the park do not appear to be particularly 
open or wide.

• Boring design 
• Would sacrifice this space for more playground
• Looks good, like how it breaks the entire site almost to 

two smaller sites. 
• This space is for future tenants/home owners. It doesn’t 

apply to us. 
• better
• I would think it would be farther up the hill to have a 

better view
• Really like the idea of civic/celebratory space.
• Likley only residents will use it. No view of downtown.
• Wonderful space if occupants of those units not 

bordering the space feel equal they are users
• no

• Please make it accessible to regional pathways / Bow 
Tr overpass with safe barrier-free connections across 
internal roads as needed.

• Hope to add a green space line like this along the 24 
Ave side

• This looks like a great park space.
• Limited privacy for those homes backing on to it
• Noise pollution.
• replace with a few retail like coffee shops
• This will be a great gathering place for the community, 

love it!  
• I think it’s silly to have a dedicated space for this.
• Need to ensure ease of access for strollers and 

wheelchairs.  Community is seeing revitalization with 
many new families in the ares.  Need good wheelchair 
access.

• NO
• Could this area be a good place for a playground? Could 

it be bigger?
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Q18 Please indicate how you feel about the Gather space.
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Q18 Please indicate how you feel about the Gather space.
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Q18 Please indicate how you feel about the Gather space.
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Please indicate how you feel about the Gather space.

Do you have any additional comments about the 
Gather space? If yes, please share.

Q18

Q19
• Same comments as for the “playing” space.
• Do better.   
• Probably a better buffer to existing homes if this was 

moved to the East of the higher density units. 
• Where is the on street parking for the visitors to the 

farmer’s market?
• No road access... not good for a farmer’s market. 

Tucked behind an apartment, not great for inviting the 
community to events.

• Access to bring in anything of size might be a limitation
• no
• Does a lovely job connecting the Bow Tr overpass and 

Shaganappi Park to this parcel - but doesn’t connect 
this parcel to the Bow River Pathway at the north end of 
24 St SW.

• Like this connection to the ped overpass
• What do you mean by high level of activity? 
• Would rather see a grocery store/cafe/retail space
• Farmer’s markets?  Really?  And large gatherings?  

• Don’t have enough details to give in an opinion.
• Ideally the Gather area could be reworked to provide 

a green corridor to migrate down to the river pathway 
with limited roadway interaction. That would be a 
fantastic legacy. The idea of a green belt to the river is 
possible.

• No
• I think having a bigger space here and potentially a 

smaller other area makes more sense
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Q20 Please rank the open spaces with respect to which spaces you could
see yourself using the most. A rank of "1" indicates that you could see

yourself using this space more than the others. 
Answered: 58 Skipped: 24
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Q20 Please rank the open spaces with respect to which spaces you could
see yourself using the most. A rank of "1" indicates that you could see

yourself using this space more than the others. 
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Please rank the open spaces with respect to which spaces you could see yourself 
using the most. A rank of “1” indicates that you could see yourself using this space 
more than the others. 

Do you have any additional comments regarding the information and concepts 
we have shared for the development? If yes, please share.

Q20

Q21
• Better than previous proposals. Good builder. Traffic 

issues will destroy the site.  Across Bow Trail a .mess.  We 
are developers.  House backs on site on 26th Street. 

• Could brookfield show how it will incorporate the 
development into the existing topography, i.e. use the 
existing “plateaus” or “benches” to place the various 
units on, thus minimizing the amount of scalping that 
would have to take place. Please also show what is being 
done to preserve the existing urban forest.

• Please do not put in an apartment building. If I wanted to 
live in downtown setting that’s where I would be. I don’t 
want to see their bedroom windows or them to see mine. 

• I understand that you are waiting on a traffic study to be 
completed but this issue cannot be understated.  This 
proposed development will have a significant negative 
impact on the surrounding neighborhoods.  Access east 
and south from this neighborhood is already problematic 
so adding the type of density being proposed will create 
chaos.  The intersection of 17 Ave. and 26 St. cannot 
adequately handle the traffic as it is now, so spillover 
throughout the surrounding residential areas is inevitable.     

• You need to come back with a better design.    You also 

need to use a digital platform where people can speak.   
• Timing of the development, most developments are 

somewhat phased but given the amount of available 
housing in the city, is the timing correct or is there a 
phasing that would spread the development over time 
that could level load a work crew that would be more 
appropriate with the current availability of housing.

• There are some great ideas here. Move away from the 
apartments and develop some better ideas around 
parking and access and there would be plenty of 
potential for this to be a great fit. Otherwise it will trash 
the area and cheapen its charm. 

• No
• Again, concerned regarding the gift of these lands to the 

city for the purpose of seniors housing and that is being 
lost. 

• Please consider move condo apartment closer to train 
station. 

• “Putting in an apartment building is probably my least 
favorite part. 

• It’s going to change everything about this area.  Having 
rental units will bring lower income residents and families. 
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• will be good to see it proceed.  The land has been 
neglected for many years...thanks...

• The reduction in density will ease traffic burden and 
preserve the golf course as it will integrate well 

• Seniors should have access to retail - thinking in 
particular of corner store, small grocery store, pharmacy 
and/or cafe or pub space.  Does the land use permit (or 
can it?) some commercial as well?  Mixed use is essential 
to quality of life, and I have difficulty conceiving of 
seniors having to walk to 17th Ave. with its (still pretty 
limited) offerings, or to Westbrook.   Would be great to 
see some small scale commercial on the site.

• There was very little spoken about the style of the 
exterior. It would be a shame to have this unique space 
taken up by standard looking multi-family housing. It 
would be nice to have this positioned as a higher end 
version of the same.

• Go for it, “guys”
• A popular (apartment) building style these days will 

have ‘retail’ on the ground floor. I hope this is under 
consideration as a (mini) community like this (and 
drawing from adjacent folks) could benefit from a 
convenience store, dry cleaner, etc. and a place to get a 
(craft) beer (or kambuchka or whatever you like). Thanks 
for listening.

• Overall very supportive, but please do what you can do 
enhance walking / biking connections through this area 
and not just to your new parks / within the parcel. 24 St 
SW north of Bow Tr is a big low-hanging fruit type of 
pathway missing link.

• No condominium please. Donot make 24 Ave more 
crowded and generate more traffic

• Too crowded for such a small area, in my opinion.  Who is 
your target resident?  How many cars will be in the area? 
What do you plan to do about the transient population 
currently in the area?  

• You have done nothing to appease concerns over traffic 
- you did not address any of the 26th Street concerns 
and gave no timeline for when the traffic study will be 
complete.  It feels like you are disrespecting concerns of 
the existing neighbours. Traffic and access to and from 
This neighborhood is a huge concern,

• because the condo attracts a lower economic group, they 
and that building will be the maim problem with your 
plan

• I am really surprised at how Brookfield was able to make 
this site work at such a low density (relatively speaking). 
If the numbers work, I think the proposed site plan is 
pretty amazing. 

• I would like to see dedicated bike lanes and sidewalks 
on both side of the street. A grocery store space and 
cafe/retail space would make this a more sustainable 
community and destination (find a way to get around city 
parking requirements)

• I thought the presentation was well done and I so 
appreciate your company taking the time to explain your 
plans and listen to our community concerns. I am hopeful 
that this can become a great development and addition 
to our neighbourhood.

• I really hope that the landscaping that you are showing 
is true.  Trees and a nice space is the most important.  
Density is not.

• Guest and Overflow parking is a major concern.  
Sunalta West, Sovereign Cres, Sandhurst and 24th St 
would accommodate a lot of this.  Garbage, Compost 
and Recycling is picked up at the front of properties.  
Congesting streets with parking will cause access issues.

• “the site is not being used for the intended purpose 

of the donors.  Why are we considering this proposal?  
Seems like we expected to accommodate a large 
development that will increase the density of the 
community with very little benefit to the existing 
community.

• I am not happy to see the alderman apparently giving his 
blessing at this point of the approval process.”

• Concerns with the condo piece.  Need to ensure height 
and sprawling nature of condo building is minimized.  
Also need to ensure sufficient parking within the complex 
so parking on 26 and 24/Soverign Cres/Sandhurst Ave 
are not being used for Brookfield residents/guests.

• Glad to see some action finally happening. It is a 
unique space and could provide some well integrated 
connections to the existing community. Thanks for 
providing the opportunity for feedback. Many issue 
remain from prior development projects that didn’t have 
enough open communication. There are opportunities to 
fix them to the benefit of all.

• “It was mentioned that Brookfield has been working with 
the Community Association but this is the first I’ve seen 
of your plans. As I’m sure you are aware, the community 
went through an engagement process with Silvera and 
alot of the challenges that we worked through with them 
are the same that Brookfield faces. 

• As an adjacent property owner and neighbour, I urge you 
to look to the solutions that the community agreed upon 
in regards to traffic mitigation, site density placement 
and the development integration into the community as a 
foundation for planning your design.”

• the fact that you have no senior housing on land that was 
deeded to the city for this purpose is not going to fly and 
you need to re-evaluate your priorities.

• Overall i am very happy with the concepts i have seen!
• If you moved the condos to the SW corner of the site 

(closest to the train station) could you put some retail at 
the bottom, i.e. a small coffee shop?

• The concepts are a great start and do look high end. 
The only concern is the condo development and types 
of housing on 24th street. As indicated before it is a 
drastic change from single family housing to multi family 
housing! Would prefer if other housing types were 
considered here such as semi detached or single family 
homes with carriage houses.

• Park space should be placed on the west side of 24th 
Street to continue the feel of entering the river pathway.

• There must be community meetings with both sides 
willing to compromise. Many Meetings!

• I think the dual one way lane is a poor choice for this 
site.  What is really peculiar is the space that is trapped 
between the lanes.  your concept and presentation really 
minimizes this odd design.  is this because you have 
not really considered what this will be like or you have 
other reasons for designing it this way that you have 
not shared?  I would like to see another concept for the 
semi-detached and dual lane accessed lands as discussed 
elsewhere in the survey.  I think you could do a lot more 
here while relying less on designing around lane access 
garages.  To deal with the grade perhaps a series of 
narrow angled penetrations into courtyard type builds?  
detached homes with drive under garages?  you stated 
at the beginning of the presentation you wanted to work 
with the slopes, but I think here you are letting the slope 
control the housing type too much.  this is a blank slate 
and does not need to be built just as it would have been 
across the lane on 24st. thanks for the opportunity to 
comment.  
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Community Association Response 
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Proposed Land Use District Map 
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Proposed Direct Control District (DC/R-2, R-G) 
 

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 replacing it with 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 accommodate grade-oriented housing 

characterized by tall height and large open balconies. 
 
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. 
 
No Development Permit Exemption 
4 The construction of or addition to a Single Detached Dwelling, Semi-detached 

Dwelling or Duplex Dwelling in this Direct Control District requires a development 
permit. 
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SITE 1 (0.34 hectares ±) 
 
Application  
5 The provisions in sections 6 through 12 apply only to Site 1. 
 
Permitted Uses 
6 The permitted uses of the Residential – One / Two Dwelling (R-2) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
7 The discretionary uses of the Residential – One / Two Dwelling (R-2) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
8 Unless otherwise specified, the rules of the Residential – One / Two Dwelling (R-2) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Parcel Coverage 
9 The maximum parcel coverage is 65.0 per cent of the area of the parcel, which must 

be reduced by 21.0 square metres for each required motor vehicle parking stall that is 
not provided in a private garage. 
 

Building Height 
10 The maximum building height is 12.0 metres. 
 
Building Height on a Corner Parcel 
11 The maximum building height for a building located on a corner parcel is that provided 

in Section 10 of this Direct Control District Bylaw. 
 
Balcony Depth 
12 An open balcony may project up to 4.8 metres from the building façade to which it is 

attached.  
 
 
SITE 2 (0.20 hectares ±) 
 
Application  
13 The provisions in sections 14 through 21 apply only to Site 2. 
 
Permitted Uses 
14 The permitted uses of the Residential – Low Density Mixed Housing (R-G) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
15 The discretionary uses of the Residential – Low Density Mixed Housing (R-G) District 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
16 Unless otherwise specified, the rules of the Residential – Low Density Mixed Housing 

(R-G) District of Bylaw 1P2007 apply in this Direct Control District. 
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Parcel Coverage 
17 The maximum parcel coverage is 65.0 per cent of the area of the parcel which must be 

reduced by 21.0 square metres for each required motor vehicle parking stall that is not 
provided in a public garage. 

 
Parcel Area 
18 The minimum area of a parcel is 95.0 square metres per unit. 
 
Building Setback Areas 
19 Unless otherwise provided in Section 20 of this Direct Control District Bylaw, the 

minimum depth of all setback areas must be equal to the minimum building setbacks 
provided in the Residential – Low Density Mixed Housing (R-G) District of Bylaw 
1P2007. 

 
Building Setback from Rear Property Line 
20 The minimum building setback from the rear property line is 1.4 metres. 

 
Building Height 
21 The maximum building height is 14.5 metres. 
 

SITE 3 (0.08 hectares ±) 

Application  
22 The provisions in sections 23 through 30 apply only to Site 3. 
 
Permitted Uses 
23 The permitted uses of the Residential – Low Density Mixed Housing (R-G) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
24 The discretionary uses of the Residential – Low Density Mixed Housing (R-G) District 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
25 Unless otherwise specified, the rules of the Residential – Low Density Mixed Housing 

(R-G) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Parcel Depth 
26 The minimum parcel depth is 21.0 metres. 
 
Building Setback Areas 
27 Unless otherwise provided in Section 28 of this Direct Control District Bylaw, the 

minimum depth of all setback areas must be equal to the minimum building setbacks 
provided in the Residential – Low Density Mixed Housing (R-G) District of Bylaw 
1P2007. 

 
Building Setback from Rear Property Line  
28 The minimum building setback from the rear property line is 1.4 metres. 

 
Building Height 
29 The maximum building height is 14.0 metres. 
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Outdoor Private Amenity Space 
30 No private amenity space is required. 

 
Relaxations 
31 The Development Authority may relax the rules contained in Sections 8, 16, and 25 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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Proposed Direct Control District (DC/M-G) 
 

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 replacing it with 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 accommodate comprehensively planned 

grade-oriented multi-residential development in a variety of forms. 
 

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. 
 
Permitted Uses 
4 The permitted uses of the Multi-Residential – At Grade Housing (M-G) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
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Discretionary Uses 
5 The discretionary uses of the Multi-Residential – At Grade Housing (M-G) District of 

Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Multi-Residential – At Grade Housing (M-G) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 

Visibility Triangle on Private Road 
7 Section 569 of Bylaw 1P2007 does not apply in this Direct Control District where both of 

the streets abutting the corner parcel are private condominium roadways. 
 
Building Height 
8 The maximum building height is 14.5 metres measured from grade. 
 
Private Amenity Space Minimum Dimension 
9 A private amenity space must have no minimum dimension of less than 1.5 metres. 
 
Visitor Parking Stall Requirement 
10 The minimum motor vehicle parking stall requirement for each Dwelling Unit and 

Live Work Unit is 0.08 visitor parking stalls per unit. 
 
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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Proposed Direct Control District (DC/M-H1) 
 

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 replacing it with 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 multi-residential development; and 

 
(b) provide height and massing rules to help mitigate the potential visual impact of the 

development on adjacent low-density development. 
  

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. 
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Permitted Uses 
4 The permitted uses of the Multi-Residential – High Density Low Rise (M-H1) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
5 The discretionary uses of the Multi-Residential – High Density Low Rise (M-H1) District 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Multi-Residential – High Density Low Rise 

(M-H1) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
7 The maximum floor area ratio is 2.5. 
 
Building Height 
8 (1) Unless otherwise provided in subsection (2), the maximum building height is 

26.0 metres. 
 
(2) The maximum building height: 
 

(a) is 10.0 metres measured from grade within 4.0 metres of the property 
line shared with 24 Street SW; 
 

(b) increases to 16.0 metres measured from grade at a distance of 4.0 
metres from the property line shared with 24 Street SW; and 
 

(c) increases consistently at an angle of 22 degrees from the horizontal to a 
maximum of 26.0 metres measured from grade, as shown on Illustration 
1.  

 
(3) The following diagram illustrates the rules of subsection (2): 
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Illustration 1: Building Height in this Direct Control District 
 

 

Relaxations 
9 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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Proposed Amendments to the Shaganappi Point Area 
Redevelopment Plan 
 

 1. The Shaganappi Point Area Redevelopment Plan attached to and forming part of Bylaw 
16P2014 is hereby amended as follows:  

  
(a) Delete Map 2.1 entitled “Land Use Policy Areas” and replace it with the revised  

Map 2.1 entitled “Land Use Policy Areas” attached as Schedule A. 
 
(b) In Section 2.0 Land Use & Density, subsection 2.3 Low Density Multi-Residential, 

delete the first paragraph and replace with the following: 
 

“This area includes parcels along 26 Street SW and along 13 Avenue SW 
as well as the area north of Bow Trail SW. Due to the level of 
redevelopment based on the existing low-density land use designation, as 
well as the presence of adjacent single and semi-detached dwellings, 
there is a need for redevelopment to be sympathetic with existing built 
form on neighbouring parcels, as well as potential future built forms.” 
  

(c) In Section 2.0 Land Use & Density, subsection 2.3 Low Density Multi-Residential, 
delete policy 1 and replace with the following: 

 
“1. New development should be low-density grade-oriented 

residential development including rowhouses, townhouses as well 
as single and semi-detached dwellings.” 

 
(d) In section 2.0 Land Use & Density, subsection 2.4 Medium Density Residential, 

delete the first sentence and replace with the following: 
 

“This area runs along the south side of 12 Avenue SW as well as portions 
of the area north of Bow Trail SW.” 
 

(e) Delete Sections 2.6 and 2.7 in their entirety. 
 
(f) Delete Figure 3.1 entitled “Building Heights and Setbacks”. 
 
(g) In Section 3.2 entitled North of Bow Trail, delete policies 1, 4, 5, 6, 7, 8 and 9 and 

renumber the remaining policies accordingly. 
 
(h) In Section 3.2 entitled North of Bow Trail, following the remaining policies as 

renumbered, add the following additional policies: 
 

“3. While it is recognized that some level of overlooking in urban 
settings is inevitable, building design should consider limiting 
opportunities for overlooking into adjacent properties. 

 
4. New development applications on the former Jacques Lodge site 

should include a comprehensive landscaping and planting plan. 
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This landscaping should support pollinators and wildlife while 
minimizing water use.” 

 
(i) Delete Map 4.1 entitled “Open Space” and replace it with the revised Map 4.1 

entitled “Open Space” attached as Schedule B. 
 
(j) Delete Map 5.1 entitled “Mobility” and replace it with the revised Map 5.1 entitled 

“Mobility” attached as Schedule C. 
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SCHEDULE A 
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SCHEDULE B 
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SCHEDULE C 
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Proposed Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only. 
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Proposed Outline Plan Conditions of Approval 
 
These conditions relate to the approval of the Outline Plan (Recommendation 1) where Calgary 
Planning Commission is the Approving Authority. Attachment for Council’s reference only. 
 

The following Conditions of Approval shall apply: 
 
Planning & Subdivision Services: 
 
1. Compensation for dedication of reserve in excess of 10% is deemed to be $1. 
 
Development Engineering: 
 
2. The parcels shall be developed in accordance with the development restriction 

recommendations outlined in the following reports: 
 

 Deep Fills Report, prepared by M.L. Engineering (File No. 02004299), dated 
December 7, 2020. 
 

 Slope Stability Report, prepared by M.L. Engineering (File No. 02004299), dated 
December 7, 2020. 
 

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

 
4. Prior to the approval of an affected Tentative Plan or Development Permit, the 

Developer shall provide a detailed design to identify how the existing overland drainage 
will be accommodated through the site in accordance with the current City of Calgary 
standards and guidelines. As per the Staged Master Drainage Plan, overland flows from 
the west will be directed through the western DC Site 1 towards the proposed cul-de-sac 
(Sovereign Heights SW), and then south along the road with a spill route through the 
public utility lot towards Bow Trail SW.  The spill route from the proposed public road 
must not be directed onto private land.  The drainage through DC Site 1 shall be, at the 
minimum, accommodated with an appropriately sized concrete overland escape route 
swale and public overland drainage right-of-way and agreement registered on title, all to 
the satisfaction of the Director of Water Resources. 

 
5. Water mains must be installed as per the approved Water Network plan, including dual 

feed from West Calgary pressure zone and PRV to the Sunalta pressure zone. Details 
on connections north of Bow Trail shall be further reviewed for approval prior to SB. For 
further information, contact Jian Huang with Water Resources – Development 
Approvals, 403-268-5605. 

 
6. Prior to Endorsement of the final instrument, execute a Development Agreement / 

Indemnification Agreement.  Contact the Infrastructure Strategist, Calgary Approvals 
Coordination for further information at 403-268-5138 or email rob.hirber@calgary.ca.  

 
7. Development Permits will be required to be submitted to release the Building Permits. 
 

mailto:rob.hirber@calgary.ca
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8. Pursuant to Bylaw 2M2016, treatment plant levies, fees and boundary charges are 
applicable. 

9. 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 (sanitary sewer, storm sewer, water mains) and 

surface improvements within and along the boundary of the plan area. 
 
c) 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.  

 
d) Construct a wood screening fence, chain link fence, sound attenuation fence, 

whichever may be required, along the boundary of the plan area.  
 
e) Construct the MSR/MR within the plan area.  
 
f) Construct the multiuse pathway within and along the boundaries of the plan area, to 

the satisfaction of the Director of Parks Development. 
 

10. The applicant is aware that the requirements to provide a Retaining Wall Design 
Disclosure Statement and Retaining Wall Structural Design Drawings as outlined under 
this application, have been deferred to DP2021-0337 and must be completed in its 
entirety at the DP stage. 

 
11. The applicant is aware that the requirements to provide an adequate 6.0m clearance for 

Fire Access throughout the site as outlined under this application, have been deferred to 
DP2021-0337 and must be completed in its entirety at the DP stage.  

 
Transportation: 
 
12. In conjunction with the applicable Tentative Plan or Development Permit, the 

applicant shall submit a parking study in support of any proposed parking relaxation, to 
the satisfaction of the Director, Transportation Planning.  The intent of the study will be 
to “right-size” a parking strategy or plan to best support the proposed development, 
balancing location and proximity to primary transit, and inclusive of TDM measures that 
prioritizes pedestrian and active modes network access and use. 

 
13. In conjunction with the applicable Tentative Plan or Development Permit, the 

developer shall provide an analysis to evaluate the appropriate crossing treatment for 
locations where Regional Pathways or multi-use pathways intersect with the street 
(intersection of 24 ST and Sovereign CR). The crossing shall be designed to the 
satisfaction of the Director, Transportation Planning. The Developer will be responsible 
for all costs associated with implementation of the required crossing treatment at this 
location and is required to submit payment in support of the proposed Tentative Plan or 
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Development Permit application.   
 

14. 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. 
 

15. In conjunction with the applicable Tentative Plan, all roads and intersections within 
the plan area shall be located, designed, constructed and dedicated at the Developer’s 
sole expense to the satisfaction of the Director, Transportation Planning. 
 

16. No direct vehicular access shall be permitted to or from BOW TR SW, SOVEREIGN CR 
and 24 ST SW; 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. 
 

17. In conjunction with the applicable Tentative Plan or Development Permit, all noise 
attenuation features (noise walls, berms, etc.), screening fence, and ancillary facilities 
required in support of the development shall be constructed entirely within the 
development boundary (location of noise walls, berms, screening fence, etc) and 
associated ancillary works shall not infringe onto the road right-of-ways.  Noise 
attenuation features and screening fences shall be at the Developer’s sole expense. 

 
18. In conjunction with the applicable Tentative Plan or Development Permit, the 

Developer shall enter into a Construction Access Roads Agreement with Roads 
Maintenance. 
 

19. In conjunction with the applicable Tentative Plan or Development Permit, all 
community entrance features must be located outside the public right-of-way. 
 

20. In conjunction with the initial Tentative Plan, the Developer shall enter into an 
agreement for all construction cost obligations for all streets and features within public 
right-of-way adjacent to the outline plan area to the satisfaction of the Director, 
Transportation Planning. 
 

21. Prior to approval of construction drawings and permission to construct surface 
improvements, the Developer shall provide signed copies of back sloping agreements 
for any back sloping that is to take place on adjacent lands, to the satisfaction of the 
Director, Transportation Planning. 
 

22. In conjunction with the applicable Tentative Plan or Development Permit, access 
for R-CG sites shall be designed to the satisfaction of the Director, Transportation 
Planning. 
 

23. In conjunction with the applicable Tentative Plan, the Developer shall ensure that all 
pathways from MSR/MR land have a direct pedestrian connection by sidewalk or 
pathway to the desired crossing at the intersections, to the satisfaction of the Director, 
Transportation Planning. 
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24. In conjunction with the applicable Tentative Plan or Development Permit, 
pedestrian routes are to be free of obstacles that would interfere with the accessibility of 
pedestrians using wheelchairs. Sidewalks are to be constructed with curb cuts where 
there is a change in elevation. 

 
25. An Access Easement Agreement and right of way plan for the proposed shared public 

access, private open spaces, and emergency access shall be executed and registered 
on title concurrent with the registration of the final instrument at the Tentative Plan 
stage. 

 
26. In conjunction with the applicable Tentative Plan or Development Permit, grading 

along Bow TR is to be confirmed through the review of detailed Construction Drawings 
to minimize backsloping into the right-of-way. 

 
Parks: 
 
27. Prior to construction, the applicant is to identify any anticipated impacts to Shaganappi 

Point Golf Course for review and approval by Calgary Recreation in advance.  Contact 
John Faber at 403-300-1024 or email john.faber@calgary.ca for further information. 

 
28. The impacted golf course areas shall be graded, loamed, and seeded/sodded to the 

same or better condition than currently exists and shall be to the satisfaction of 
Recreation Golf Course Operations.  Contact John Faber at 403-300-1024 or email 
john.faber@calgary.ca for further information. 

 
29. Stockpiling or dumping of construction materials on Shaganappi Point Golf Course 

/Calgary Recreation parcels is not permitted, unless otherwise authorized in writing by 
Calgary Recreation in advance of the encumbrance. 

 
30. Construction access through Shaganappi Point Golf Course /Calgary Recreation lands is 

not permitted, unless otherwise authorized in writing by Calgary Recreation in advance 
of the encumbrance. 

 
31. The integrity/height of the safety fence at the end of driving range fence must be 

maintained and shall be to the satisfaction of Calgary Recreation Golf Course 
Operations.  If the proposed elevation drops, the safety fence height has to be raised in 
consultation with Calgary Recreation.  Contact Recreation Golf Course Operations, John 
Faber at 403-300-1024 or email john.faber@calgary.ca for further information 

 
32. Access to Shaganappi Point Golf Course shall be maintained through the course of 

construction at the standard deemed acceptable by Calgary Recreation in writing and in 
advance of any modifications to facility exits and entrances. 

 
33. Proposed grading shall match at the Shaganappi Point Golf Course/ Calgary Recreation 

parcel property line to ensure Calgary Recreation parcels are unencumbered during and 
after construction build-out, unless otherwise authorized in writing by Recreation in 
advance. 

 
34. Prior to stripping and grading or the first tentative plan, whichever comes first, the 

applicant shall submit detailed plans of the proposed pedestrian bridge ramp / proposed 

mailto:john.faber@calgary.ca
mailto:john.faber@calgary.ca
mailto:john.faber@calgary.ca


CPC2021-0191 

Attachment 12 

CPC2021-0191 Attachment 12  Page 5 of 5 
ISC:UNRESTRICTED 

municipal reserve (MR) green space to Calgary Roads and Calgary Parks for review and 
approval. 

 
35. Prior to stripping and grading or the first tentative plan, whichever comes first, the 

applicant is to review grading plans with Parks to reduce cut and fill within future 
municipal reserve (MR) lots in order to facilitate the retention of existing trees on the site. 
Cut and fill plans and landscape concepts/construction drawings should be submitted 
and demonstrate efforts to retain existing trees within the MR lots. 

 
36. All proposed parks (MR) and Regional/Local Pathways and Trails are to comply with the 

Calgary Parks’, Development Guidelines and Standard Specifications: Landscape 
Construction (current edition), to the satisfaction of the Director, Calgary Parks. 

 
37. Any railings to be installed within the MR sites are to comply with the Calgary Parks’, 

Development Guidelines and Standard Specifications: Landscape Construction 
(current edition), to the satisfaction of the Director, Calgary Parks. 

 
38. Calgary Parks does not support point source drainage directed towards MR extents. All 

drainage and storm related infrastructure catering to private property shall be entirely 
clear of MR areas. 

 
39. Prior to the approval of the affected tentative plan, finalized landscape concept plans 

for all MR sites shall be submitted for Parks’ review and approval. 
 
40. Prior to the approval of the affected tentative plan, the developer shall confirm 

fencing requirements adjacent to MR parcels to the satisfaction of the Director, Calgary 
Parks. 

 
41. Prior to Endorsement of the tentative plan, Landscape Construction Drawings that 

are reflective of the subject Tentative Plan for the proposed MR lands are to be 
submitted to the Parks Development Coordinator, Nathan Grimson at (403)-268-2367 or 
Nathan.Grimson@calgary.ca for review and approval prior to construction. 

 
42. Prior to approval of the first tentative plan or stripping and grading permit 

(whichever comes first), it shall be confirmed that grading of the development site will 
match the existing grades of adjacent parks and open space, with all grading confined to 
the private property, unless otherwise approved by Parks. 

 
43. When a Regional Pathway is also to be used as a service vehicle access road, the 

pathway and all accesses must be constructed to a Residential Road standard so that 
the pathway can support the weight of maintenance vehicles. 

 
44. Prior to the approval of the affected tentative plan, public access easements shall be 

registered on any regional pathway routes located on private lands.  
 
45. Plant all public trees in compliance with the approved Public Landscaping Plan. 
 
46. Throughout the development process, adhere to all recommendations and mitigation 

measures outlined in the final version of Preliminary Natural Site Assessment (PNSA) as 
prepared by Natural Resources Solutions Inc. 

mailto:Nathan.Grimson@calgary.ca
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Proposed Outline Plan Data Sheet 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan.  
Attachment for Council’s reference only. 

 HECTARES ACRES 

GROSS AREA OF PLAN 5.357 13.237 

LESS: ENVIRONMENTAL RESERVE 0 0 

LESS: LAND PURCHASE AREA 0 0 

NET DEVELOPABLE AREA 5.357 13.237 

 

LAND USE 
(Residential) 

HECTARES ACRES 
ANTIPCATED 

# OF LOTS 

ANTICIPATED 
 # OF UNITS 

(Multi Residential) 

DC 1 (R-2 / R-G) 0.619 1.530 31  

DC 2 (M-G) 3.278 8.100  150 

DC 3 (M-H1) 0.567 1.402  150 

Total Residential 4.464 11.032 31 300 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 0.315 0.778 5.9% 

PUBLIC UTILITY LOT (S-CRI) 0.028 0.067 0.5% 

 

RESERVES HECTARES ACRES 
% OF NET 

AREA 

MR Credit (S-SPR) 0.53 1.31 10.0% 

MR Non-Credit (S-SPR) 0.02 0.06 0.5% 

 

 UNITS UPH UPA 

ANTICIPATED # OF RESIDENTIAL 

UNITS 
331   

ANTICIPATED DENSITY   61.8 25.0 

ANTICIPATED INTENSITY   117 48 

 



 



Approval: T. Goldstein  concurs with this report.  Author: K. Cohen 
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Land Use Amendment in Highland Park (Ward 4) at 352 - 34 Avenue NE, LOC2020-
0189 

 

RECOMMENDATION(S): 
 
That Calgary Planning Commission recommend that Council: 
 
1. Give three readings to the proposed bylaw for the redesignation of 0.08 hectares ± (0.20 

acres ±) located at 352 - 34 Avenue NE (Plan 5942AD, OT) from Residential – Contextual 
One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Low Profile (M-C1) 
District. 

 
HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject property to allow 
for a three-storey multi-residential development.    

 The proposal allows for an appropriate built form and uses within the community of 
Highland Park and is in keeping with the applicable policies of the Municipal 
Development Plan. 

 What does this mean to Calgarians? More housing opportunities with access to 
alternative transportation modes and employment areas and allows for more efficient 
use of existing infrastructure. 

 Why does this matter? This proposal, from the Aboriginal Friendship Centre of Calgary, 
will create 12 affordable housing units for seniors in Highland Park. 

 A development permit application was submitted and is currently under review. 

 On 2019 September 30, Council adopted UCS2019-1148 Proposed Method of 
Disposition – Various Properties authorizing Administration to sell five individual 
development sites to experienced non-profit housing providers for the purpose of 
developing new non-market housing units across Calgary. 

 Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods. 

 
DISCUSSION  
This land use amendment was submitted on 2020 December 02 by NORR Architects Engineers 
Planners on behalf of the future developer, Aboriginal Friendship Centre of Calgary (AFCC). 
The site is owned and currently maintained by The City of Calgary which have provided 
permission for this application. 
 

Council Priority P6 – ‘Increase affordable and accessible housing options’ has a key focus area 
to increase the availability of affordable housing units. Furthermore, the Corporate Affordable 
Housing Strategy defines a ten-year strategic direction for The City of Calgary to guide the 
creation of safe, affordable homes. 
 

The proposed project is part of the Council-approved Non-Market Housing Land Sale Program 
(CP2019-02) which provides surplus City-owned land to experienced non-profit providers to 
develop affordable housing. Ownership will remain with The City until the AFCC obtains the 
required development permits for the proposed project.  Once the land sale is complete, the 
affordable housing provider will be required to enter into a Housing Agreement with The City of 

https://www.calgary.ca/content/dam/www/cs/olsh/documents/affordable-housing/corporate-affordable-housing-strategy.pdf
https://www.calgary.ca/content/dam/www/cs/olsh/documents/affordable-housing/corporate-affordable-housing-strategy.pdf
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Calgary and registered on the land title. This will ensure that the homes are maintained as 
affordable housing units for a minimum period of 40 years. 
 

This 0.08 hectare site in the northeast community of Highland Park is located on the north side 
of 34 Avenue NE, east of 2 Street NE. It is currently vacant and determined to be surplus to 
other business units’ municipal need. Vehicular access is provided from 34 Avenue NE.  
 
As indicated in the Applicant Submission (Attachment 2), the proposed application will enable 
the development of a multi-residential building designed to be compatible with surrounding land 
uses.  A development permit (DP2020-7797) for a three-storey multi-residential development 
with 12 units was submitted concurrently on 2020 December 02 and is under review. A 
summary of DP2020-7797 is provided in Attachment 5. 
 
A detailed planning evaluation of this land use amendment application, including location maps 
and site context, is provided in Attachment 1, Background and Planning Evaluation. 
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☒ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders was appropriate. In response, the applicant held three virtual meetings with the 
Highland Park Community Association, The Wing Kei Supportive Living Facility board, and 
Councillor Sean Chu. The Applicant Outreach Summary can be found in Attachment 3. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site, published online, and notification letters were sent to adjacent landowners.  
 
Administration received one letter of support from the public, which noted the importance of 
providing affordable housing to senior citizens. 
 
The Highland Park Community Association was notified of the application and responded on 
2020 December 29 that they have no objections to the application (Attachment 4).  
 
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. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2020-0189
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IMPLICATIONS  
 
Social 
The proposed application will allow for a range of housing choices to accommodate the needs 
of diverse age groups, lifestyles and demographics. The proposal allows for efficient use of land 
by allowing moderate intensification of the parcel.  
 
Environmental 
The land use application does not include any actions that specifically address objectives of the 
Climate Resilience Strategy. The related DP2020-7797 proposes a highly energy efficient 
building with solar panels.  
 
Economic 
The ability to develop a three-storey multi-residential development will support intensification 
within 1 kilometre (12-minute walk or 5-minute bike ride) of future Green Line LRT stations. It 
will also make more efficient use of existing infrastructure while maximizing the Green Line 
investment. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
The proposed project represents an ideal use of the parcel given the increasing need for 
affordable housing in Calgary. To ensure affordable housing is developed as part of the sale of 
the site, The City will utilize resources (such as building commitments, housing agreements and 
options to repurchase) recorded to the title at the closing of the sale to ensure development is 
completed in a timely manner, and occupancy by eligible residents is maintained through the 
term of the housing agreement.  
 
ATTACHMENT(S) 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Community Association Response 
5. Development Permit (DP2020-7797) Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 

   

 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Highland Park on the north side of 34 Avenue 
NE, east of 2 Street NE. The site is approximately 0.08 hectares (0.2 acres) in size, with an 
approximate width of 20 metres and a depth of 41 metres. Vehicular access is provided from 
34 Avenue NE. 
 
Surrounding development is characterized by low density residential development to the south 
and west, in the form of single and semi-detached dwellings, and commercial and industrial 
uses to the east and north. The Wing Kei Greenview Supportive Living Facility is located to the 
northwest of the site, along 35 Avenue NE.   
 
A development permit for a three-storey multi-residential development with 12 units was 
submitted by NORR Architects Engineers Planners on 2020 December 02 and is under review 
as a concurrent application.  See Attachments 2 and 4 for additional information. 
 

Community Peak Population Table  

 
As identified below, the community of Highland Park reached its peak population in 1969. 
  

Highland Park 

Peak Population Year 1969 

Peak Population 4,875 

2019 Current Population 3,838 

Difference in Population (Number) -1,037 

Difference in Population (Percent) -21.27% 
Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Highland Park Community profile. 

  

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/community-profiles/highland-park.html
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Location Maps  
 

  

 

Subject Site 
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Previous Council Direction 
 
In 2016 July, Council approved “Foundations for Home”, Calgary’s Corporate Affordable 
Housing Strategy, which identified affordable housing as a Council Priority. The Affordable 
Housing Strategy defines a ten-year strategic direction for The City across six objectives 
including leveraging City owned land, which aims to support affordable housing development 
within the non-profit sector through land transactions.  
 
At the 2019 September 30 Regular Meeting of Council, Council provided Administration with 
authorization to target market five parcels of City owned land to the affordable housing sector, 
including the subject parcel.  
 
A full process of submission, evaluation, awarding and sale authorization was undertaken for 
each of the parcels. Applicants were evaluated on several different criteria, including their 
experience in operating affordable housing, experience in developing affordable housing in the 
past, capital funds in place, development timeline and potential partnerships. The Aboriginal 
Friendship Centre of Calgary was selected as the successful applicant for the subject site with 
the sales authorization approved by the Management Real Estate Review Committee on 2020 
October 01. 
 

Planning Evaluation 
 
Land Use 
The existing R-C2 District is a low-density residential designation that allows for a range of low-
density housing forms such as single detached, semi-detached, duplex dwellings, and 
secondary suites. R-C2 has a maximum building height of 10 metres and allows for a maximum 
of two dwelling units on this site. 
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The proposed M-C1 District is intended to provide multi-residential development in a variety of 
forms and of low height and medium density, adjacent to low density residential development in 
the developing areas. The maximum density is 148 units per hectare, which would allow for up 
to 12 dwelling units. The M-C1 District allows for a maximum building height of 14.0 metres 
(approximately three to four storeys) and building setbacks to provide compatible transition with 
surrounding developments. 
 
Development and Site Design 
The rules of the proposed M-C1 District will provide guidance for the development of the site, 
including appropriate uses, building height and massing, landscaping and parking. Other key 
factors that are being considered during the review of the development permit application 
include the following: 
 

 ensuring an engaging built interface on all elevations; 

 ensuring an appropriate interface with the topography of the site and the surrounding 
buildings;  

 proposed access and parking provision/layout; 

 pedestrian circulation within the parcel; and 

 appropriate amenity space for the residents. 
 
Transportation 
Pedestrian and vehicular access to the site is available via 34 Avenue NE. The site does not 
have access to a lane. The lane visible on the aerial photo is not accessible due to slope and 
existing Enmax infrastructure. On-street parking is available and unregulated, and DP2020-
7797 proposes three visitor parking stalls on the site. The intended residents of this Elders’ 
lodge are not expected to own cars. 
 
The area is served by Calgary Transit Route 5 North Haven and Route 69 Deerfoot Centre, with 
a shared bus stop approximately 600 metres from the site on Edmonton Trail NE. The site is 
within a 1 kilometre radius of the future 28 Avenue and 40 Avenue Green Line LRT Stations.   
 
Environmental Site Considerations 
An Environmental Site Assessment was not required as no environmental concerns were 
identified.  
 
Utilities and Servicing 
Public water, sanitary and storm deep utilities exist adjacent to the site, within the road right-of-
way. Development site servicing requirements will be determined at the time of development.  
 

Legislation and Policy 
 
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 Calgary Metropolitan Region Board’s 
Interim Growth Plan (IGP). The proposed [development/land use amendment/policy 
amendment] builds on the principles of the IGP by means of promoting efficient use of land, 
regional infrastructure, and establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
Highland Park does not currently have an Area Redevelopment Plan, so the Municipal 
Development Plan is the guiding policy for this site. The subject site is located within the Inner 
City Developed typology as identified on Map 1: Urban Structure in the Municipal Development 
Plan (MDP). The applicable MDP policies encourage redevelopment and modest intensification 
of established communities to make more efficient use of existing infrastructure, public 
amenities and transit, and delivers small and incremental benefits to climate resilience. Such 
redevelopment is intended to occur in a form and nature that respects the scale and character 
of the neighbourhood context. The proposal is in keeping with relevant MDP policies as the M-
C1 District provides for a modest increase in density in a form that is sensitive to existing 
development in terms of height, scale and massing. 
 
The MDP’s City-wide policies, Section 2 and specifically Section 2.2: Shaping a More Compact 
Urban Form, provides direction to encourage transit use, make optimal use of transit 
infrastructure, and improve the quality of the environment in communities. The intent of these 
policies is to direct future population growth and density in the city in a way that fosters a more 
compact and efficient use of land, creates complete communities, allows for greater mobility 
choices and enhances vitality and character in local neighbourhoods. The proposed M-C1 land 
use would, therefore, be ideal for this site due to its location near two future LRT stations along 
the proposed Green Line, and its proximity to the services of Edmonton Trail and Centre Street 
North, which are both Urban Main Streets.  
 
The City-wide policies in Section 2 also encourage a full range of housing forms, tenures and 
affordability. The proposed M-C1 land use would allow for the provision of new affordable 
housing opportunities in a developed community. 
 
Overall, this application supports the objectives and meets the applicable policies of the MDP by 
providing affordable housing options in close proximity to transit and Urban Main Streets. 
 
North Hill Communities Local Area Plan (Draft)  
Administration is currently working on the North Hill Communities Local Area Plan (LAP) which 
includes Highland Park and surrounding communities. Planning applications are being accepted 
for processing during the local growth plan process. The proposed North Hill Communities LAP 
was recommended for approval by the Standing Policy Committee on Planning and Urban 
Development and will be heard at the Combined meeting of Council on 2021 March 22. The 
proposed land use is in alignment with the proposed North Hill Communities LAP. 
 
Climate Resilience Strategy (2018)  
Opportunities to align future development of this site with climate resilience strategies are 
currently being explored during the review of the associated development permit (DP2020-
7797). The building proposed is highly energy efficient, aiming for Net Zero Ready or Net Zero. 
It includes highly visible solar panels on the south (street-facing) façade of the building to 
highlight the importance of renewable energy, supporting Program 3: Renewable and Low-
carbon Energy Systems of the Climate Resilience Strategy. 
 

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
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://engage.calgary.ca/NorthHill/realize
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-resilience-plan.pdf
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Applicant Submission 
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Applicant Outreach Summary 
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Community Association Response 
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Development Permit (DP2020-7797) Summary 
 

A development permit application (DP2020-7797) was submitted by NORR Architects 
Engineers Planners on 2020 December 02.  The development permit application is for a multi-
residential development with a total of 12 units. 
 
The following excerpts (Figures 1, 2 and 3) from the development permit application provide an 
overview of the proposal and are included for information purposes only.  Administration’s 
review of the development permit application will determine the ultimate site and building layout, 
including parking, landscaping and site access and will also look at building design and 
materials.  No decision will be made on the development permit application until Council has 
made a decision on this land use amendment application. 
 
 
Figure 1: Rendering of Proposed Development (View looking northeast from 34 Avenue NE) 
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Figure 2: Rendering of Proposed Development (View looking northwest from 34th Avenue NE) 
 

 
 

 
Figure 3: Rendering of Proposed Development (View of amenity space from main entrance) 
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Figure 4: Site Plan 
 

 



 



Approval: T. Goldstein  concurs with this report.  Author: E. Goldstrom 
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Land Use Amendment in Stonegate Landing (Ward 5) at 11576 Stonehill Drive NE, 
LOC2020-0152 

 

RECOMMENDATION(S): 
 
That Calgary Planning Commission recommend that Council: 
 
1. Give three readings to the proposed bylaw for the redesignation of 2.63 hectares ± (6.50 

acres ±) located at 11576 Stonehill Drive NE (Portion of Plan 1911011 Block 5, Lot 1) 
from Industrial – General (I-G) District to Direct Control District to accommodate the 
additional use of Vehicle Sales – Major, with guidelines (Attachment 3). 

 
HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject property to allow 
for Vehicle Sales – Major in addition to the uses of the Industrial – General (I-G) District.  

 The applicant intends to construct a dealership for new cars in close proximity to a 
number of existing car dealerships in northeast Calgary. The proposal is in keeping with 
the applicable policies of the Municipal Development Plan and the Revised Stoney 
Industrial Area Structure Plan. 

 What does this mean to Calgarians? Further economic development to serve the 
Calgary market. 

 Why does this matter?  The proposal allows for the industrial character of the vicinity to 
be maintained, while supporting business, investment, and job creation in the area. 

 A development permit application for a new car dealership has been submitted and is 
under review by Administration. 

 There is no previous Council Direction regarding this proposal. 

 Strategic Alignment to Council’s Citizen Priorities: A prosperous city. 
 
DISCUSSION  
This land use amendment application was submitted by Varsity Chrysler Dodge Jeep Ram on 
behalf of the landowners, Albari Holdings Ltd and Calgary Industrial Portfolio Nominee Inc, on 
2020 October 26, as per the Applicant Submission (Attachment 2). A development permit 
(DP2020-7704) for a new car dealership was submitted on 2020 November 27 and is under 
review (Attachment 4). 
 
The approximately 2.63 hectare vacant site is situated in the northeast community of Stonegate 
Landing on the northeast corner of Stonehill Drive NE and Stonehill Gate NE. The site is also 
approximately 250 metres north of Country Hills Boulevard NE. Currently the site is 
undeveloped. The proposed DC District maintains the rules of the Industrial – General District 
while adding the use of Vehicle Sales – Major.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
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STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☐ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the Community Association was appropriate. They determined that no 
outreach would be undertaken. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site and published online and notification letters were sent to adjacent landowners. 
 
Administration received one response from an adjacent landowner concerned about an existing 
restrictive covenant on the parcel that prohibits automotive sales on the parcel. The City 
considers this a civil matter and, therefore, not a planning consideration. The restrictive 
covenant was registered in 2018 and includes several parcels of land within Stonegate Landing. 
Its intent is to limit the number of automotive dealerships in the area to the five existing 
dealerships. The applicant is currently pursuing a discharge of the restrictive covenant.  
 
There is no community association for the subject area. 
 
Administration considered the relevant planning issues specific to the proposed development 
and has determined the proposal to be appropriate. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal enables the further development of the community of Stonegate Landing and 
clustering of like businesses in close proximity to other complimentary services and major 
transportation routes. 
 
Environmental 
This application does not include any actions that specifically address objectives of the Climate 
Resilience Strategy. 
 
Economic 
The proposal provides a wider range of employment uses in an industrial designated area and 
strengthens the overall viability as a business node for this industry. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2020-0152
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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Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENT(S) 
1. Background and Planning Evaluation  
2. Applicant Submission 
3. Proposed Direct Control District  
4. Development Permit (DP2020-7704) Summary 
 
Department Circulation 

General Manager  Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context  
 
The subject site is a 2.63 hectare portion of a larger 15.58 hectare site in Stonegate Landing, in 
northeast Calgary. To the south of the site are existing car dealerships on the south and north 
side of Country Hills Boulevard NE. Most of the land south of the site is designated for 
commercial uses, and one Industrial – Commercial (I-C) District that also contains a car 
dealership. To the west, north and east of the site is land designated Industrial – Commercial 
(I-G) District, however, no development has occurred north and northwest of the site at this 
time. 
 

Community Peak Population Table 
 
There is no community population data available for this area. 
 

Location Maps 
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SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing I-G District is an industrial designation that is utilized for a wide variety of light and 
medium general industrial uses and a limited number of support commercial uses. The I-G 
District allows for a maximum building height of 16 metres and a maximum floor area ratio of 
1.0. The proposed DC District is based on the I-G District with the additional discretionary use of 
Vehicle Sales – Major, allowing for more than five vehicles to be available for sale or lease. The 
maximum building height and floor area ratio will remain unchanged in the DC.  
 
A DC was used in this instance as it allows an I-G base district to be maintained, which will 
support and reinforce the industrial nature of this area. The I-G land use base district allows for 
light industrial development that is not possible with other land uses, so preserving this base 
district will provide assurance that light industrial uses remain achievable on the site in the long 
term. The proposed use of the site will allow for the potential of allowing future light industrial 
uses, as much of the site is anticipated to be developed as surface parking for vehicle inventory. 
Using this approach would make it relatively easy to adapt for other uses in the future or as 
industries transition through time. Additionally, the addition of Vehicle Sales – Large to the I-G 
District is seen to be a narrow and specific deviation from the stock district that is contextually 
appropriate in this location. The site is appropriate for the additional use through the DC as it is 
located along the permiter of the industrial area, adjacent to major roads with easy access from 
a signalized intersection at County Hills Boulevard NE. 
 
The proposed DC District includes a rule (Section 7) that allows the Development Authority to 
relax Section 6 of the DC. Section 6 incorporate rules of the base districts in Bylaw 1P2007 
where the DC does not provide for specific regulations. In a standard district, many of these 
rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this DC 
rule is to ensure that rules regulating aspects of development that are not specifically regulated 
by the DC, can also be relaxed in the same way that they would be in a standard district. 
 
Development and Site Design  
The rules of the DC District based on the I-G District will provide basic guidance for future site 
development including landscaping, parking and access. 
 
Transportation  
Vehicular access to the site is available from Stonehill Drive NE and Stonehill Place NE. 
Although the site is vacant, recently constructed sidewalks exist along the east and south 
boundaries of the site. The area is served by Calgary Transit bus service (Route 100) with a 
stop located approximately a 700 metre walk away and service to the McKnight-Westwinds LRT 
Station. The subject site will be within the 400 metre walking distance from transit service as per 
policy requirements, once buildout of the area is further completed. 
 
Environmental Site Considerations  
No Environmental concerns were identified. 
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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. 
 

Legislation and Policy 
 
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 (IGP). 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. amendment] builds on the principles of the IGP by 
means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009)  
The subject sites are located within the Standard Industrial area as identified on Map 1: Urban 
Structure in the Municipal Development Plan (MDP). The Standard Industrial typology allows for 
a broad range of industrial, employment and support industrial uses of varied intensities. It also 
allows supports non-industrial uses when in close proximity to transit. The proposed land use 
aligns with relevant MDP policies. 
 
Climate Resilience Strategy (2018)  
This application does not include any specific actions that address objectives of the Climate 
Resilience Strategy.  
 
Calgary International Airport Vicinity Protection Area (2009)  
The Airport Vicinity Protection Area Regulation identifies the subject site as being located within 
the 30 – 35 Noise Exposure Forecast (NEF) of the Airport Vicinity Protection Area Regulation 
(AVPA). The AVPA Regulation was created to ensure that only compatible land uses are 
developed near airport flight paths. The AVPA Regulation establishes prohibitive uses in certain 
locations, identified within NEF areas. Industrial uses and vehicle sales are generally allowable 
within the 30-35 NEF contour area. The development permit for the site has been circulated to 
the Airport Authority and reviewed against the applicable regulations to ensure compliance. 
 
Revised Stoney Industrial Area Structure Plan (Statutory – 2006)  
The site is identified as part of the Business/Industrial area in Map 3 – Land Use Concept of the 
Revised Stoney Industrial Area Structure Plan (ASP). The Business/Industrial area is intended 
to provide for a variety of light industrial uses within the context of an industrial/business park. 
The ASP notes that Secondary Commercial uses, which includes automotive sales, may be 
allowed in the Business/Industrial area where determined compatible and appropriate. As the 
site has easy access to major transportation arteries, a Secondary Commercial use is 
considered appropriate in this location. Additionally, maintaining the base Industrial – General 
district allows for future light industrial uses on the site, as outlined in the ASP. As such, the 
proposal aligns with the policy set forth in 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/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/uep/esm/climate-change/climate-actions.html
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
https://www.qp.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779813148
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=BTTrAeeeyTG&msgAction=Download
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Applicant Submission 
 
September 22, 2020 
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Proposed Direct Control District 
 

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 replacing it with 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 accommodate the additional use of 

vehicle sales – major. 
 

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. 
 
Permitted Uses  
4  The permitted uses of the Industrial – General (I-G) District of Bylaw 1P2007 are the 

permitted uses in this Direct Control District. 
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Discretionary Uses  
5  The discretionary uses of the Industrial – General (I-G) District of Bylaw 1P2007 are 

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

(a) Vehicle Sales – Major. 
 

Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Industrial – General (I-G) District of Bylaw 

1P2007 apply in this Direct Control District. 
 
Relaxations  
7 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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Development Permit (DP2020-7704) Summary 
 
A development permit (DP2020-7704) is being reviewed alongside this land use amendment. The 
proposed development is a new Chrysler/Jeep dealership. It includes vehicle sales and automotive 
services. There are two entrances to the site, along Stonehill Gate NE and Stonehill Drive NE. There is 
access to a signalized intersection with Country Hills Boulevard NE via Stonehill Drive NE, approximately 
250 metres south of the subject site. Hail shelters are proposed along the south and west portions of the 
site to protect the vehicle inventory. Parking behind the building is allocated for staff and service parking. 
The proposed height of the building is 10.5 metres with a floor area of 7,250 m2 and a floor area ratio of 
0.3. 
 
Site Plan 
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Elevations 
 

 



Approval: T. Goldstein  concurs with this report.  Author: M. Singh 
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Land Use Amendment and Outline Plan in Cornerstone (Ward 5) at 6221 Country 
Hills Boulevard NE, LOC2020-0136 

 

RECOMMENDATIONS: 
 
1. That Calgary Planning Commission, as the Council-designated Approving Authority, 

approve the proposed outline plan located at 6221 Country Hills Boulevard NE (portion of 
NE1/4 Section 23-25-29-4) to subdivide 9.71 hectares ± (23.98 acres ±), with conditions 
(Attachment 5). 

 
That Calgary Planning Commission recommend that Council: 
 

2. Give three readings to the proposed bylaw for the redesignation of 2.52 hectares ± (6.23 
acres ±) located at 6221 Country Hills Boulevard NE (Portion of NE1/4 Section 23-25-29-4) 
from Special Purpose – School, Park and Community Reserve (S-SPR) District and Multi-
Residential – At Grade Housing (M-G) District to Multi-Residential – At Grade Housing (M-
G) District and Residential – Low Density Mixed Housing (R-G) District. 

 
HIGHLIGHTS 

 The application seeks to establish a new subdivision design and redesignate a portion of 
the subject property. This will allow for reducing the size of a future high school site to be 
dedicated as Municipal and School Reserve (MSR) from approximately 8.5 hectares (21 
acres) to approximately 7.28 hectares (18 acres), as well as the provision of a variety of 
housing options in the forms of single detached, semi-detached, rowhouses and 
townhomes. 

 The Joint Use Coordinating Committee (JUCC) has supported the amendments to the 
previously approved outline plan and existing land uses to facilitate the creation of a 
future subdivision while meeting the recreational needs of the community. 

 What does this mean to Calgarians? The proposal will optimize MSR space to allow for 
a high school site to meet the educational and recreational needs of a developing 
community. 

 Why does it matter? It is important to ensure efficient, affordable and functional school 
sites that meet the needs of a community. 

 The application is in alignment with the Cornerstone Area Structure Plan (ASP). 

 There is no previous Council direction regarding this proposal. 

 Strategic Alignment to Council’s Citizen Priorities: A city of safe and inspiring 
neighbourhoods. 

 

DISCUSSION  
The application was submitted by Stantec Consulting on behalf of the landowner, Northpoint 
East Development Corporation (Anthem Cornerstone Management LP) on 2020 September 16.  
 
The subject land, located in the community of Cornerstone, is bounded by Country Hills 
Boulevard NE to the north and Cornerstone Boulevard NE to the east. Cornerstone Way NE 
and Cornerstone Street NE are proposed respectively to the south and west. Adjacent parcels 
are designated to allow for a variety of low-density and multi-residential housing and commercial 
uses. 
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As indicated in the Applicant Submission (Attachment 2), this application proposes to amend the 
previously approved outline plan (Attachment 3) and land uses to reduce the size of a future 
high school site from approximately 8.5 hectares (21 acres) to approximately 7.28 hectares (18 
acres). The residual areas will be designated as low-density residential housing (such as single 
detached, semi-detached, rowhouses) and at-grade multi-residential housing (such as 
townhomes). The reduction of the high school site has come as a result of a 3.6 hectare 
deferred reserve caveat no longer available to be applied to the high school site as it was 
applied to another school site in the adjacent community of Cityscape to the west. Given this, 
JUCC has recommended to amend the size of the overall high school site.  
 
No development permit applications have been submitted at this time. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
 

STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☐ Outreach was undertaken by the Applicant 

☒ Public/Stakeholders were informed by Administration  

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders was appropriate. They determined that no outreach would be undertaken because 
it is a new phase within the Cornerstone Community and there are no residents within proximity. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site and published online, and notification letters were sent to adjacent landowners. 
 
No comments from the public were received at the time of writing this report. There is no 
community association for the subject area. 
 
An important stakeholder with this application is the Calgary Board of Education (CBE), and 
Administration has been in frequent contact with them, both through the JUCC and directly. 
Conversations have focused around optimal school site design, size, and supporting sports field 
design and options. The Calgary Board of Education provided a letter stating their official 
position on this application (Attachment 7). 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2020-0136
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IMPLICATIONS  
 
Social  
The application provides a future framework for residential development and a high school site. 
The development of these lands will enable a more efficient use of land and infrastructure while 
meeting community educational and recreational needs. 
 
Environmental  
This application does not include any actions that specifically address objectives of the Climate 
Resilience Strategy. Further opportunities to align future development on this site with 
applicable climate resilience strategies will be explored and/or implemented at the development 
permit and building permit stages. 
 
Economic 
The application enables the continuation of development in the community of Cornerstone. The 
development also provides additional housing opportunities which will support future local 
business and employment opportunities within Cornerstone. 
 
Service and Financial Implications 
No anticipated financial impact. 

 
RISK 
Part of the rationale for the reduced high school site size was to balance the site size with the 
amount of land to be purchased.  If the proposal is not approved as included within this report: 
for an approximate 7.28 hectares (18 acres) school and playfield site, the additional 
approximate 1.22 hectares (3 acres) of land will have to be purchased from the developer using 
additional funds from the Joint Use Reserve Fund. The JUCC have recommended a balanced 
approach at a reduced school site size in order to minimize any additional need to purchase 
land.   
 

ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Existing Outline Plan (LOC2014-0173) 
4. Proposed Outline Plan 
5. Proposed Outline Plan Conditions of Approval 
6. Proposed Outline Plan Data Sheet 
7. Calgary Board of Education Response 

 
Department Circulation 

 
General Manager  Department  Approve/Consult/Inform  

   
 

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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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject land is located in the developing community of Cornerstone and is bounded by 
Country Hills Boulevard NE to the north and Cornerstone Boulevard NE to the east. 
Cornerstone Way NE and Cornerstone Street NE are proposed respectively to the south and 
west. Adjacent parcels are designated to allow for a variety of low-density and multi-residential 
housing and commercial uses. 
 
The site has a previous outline plan approval (LOC2014-0173, Attachment 3) and land use 
approval (LOC2018-0147) that established an 8.5 hectare (21 acre) high school site and 
adjacent residential development in this location. The subject application is looking to revise 
outline plan for approximately 9.71 hectares (23.98 acres) and a land use redesignation for 
approximately 2.52 hectares (6.23 acres). 
 
When the original outline plan was approved in 2015, an 8.5 hectare (21 acre) MSR dedication 
was planned for the high school site. This provided a school building envelope, and play fields 
which included a baseball diamond, cricket pitch and major / minor soccer field. This 8.5 hectare 
MSR dedication was calculated to consist of a 0.89 hectare dedication from the developer, a 
4.01 hectare land purchase using the Joint Use Reserve Fund, and a 3.6 hectare deferred 
reserve caveat from Skyview Ranch lands to the north (LOC2006-0156). Looking at the entire 
Northeast area, the 3.6 hectare deferred reserve caveat was subsequently applied to school 
lands to the west in the adjacent community of Cityscape resulting in an increase in overall 
dedication of the necessary Municipal and Municipal School reserves at the highschool site in  
Cornerstone.  
  
To correct the re-allocation of Municipal and School Reserve dedications, the JUCC directed 
Administration to work on reducing the total area of the high school site at this location. JUCC 
further directed Administration to work with the school board (Calgary Board of Education) and 
the applicant, in consultation with Site Planning Team (SPT), to finalize design details of the 
site. The Calgary Board of Education has historically provided a 10-acre school building 
envelope which will be provided on this site. The remaining lands have been allocated for 
supporting recreational fields, with designs proposed which meet municipal specifications.  
 
For the proposed 7.28 hectare (18 acre) MSR dedication currently planned for the high school 
site, a 0.89 hectare dedication is still expected from the developer. The remaining 6.39 hectare 
land will be purchased using the Joint Use Reserve Fund. 
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Community Peak Population Table 
 
As identified below, the community of Cornerstone reached its peak population in 2019. 

 
Cornerstone 

Peak Population Year 2019 

Peak Population 2,648 

2019 Current Population 2,648 

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 
Ward 5 profile. 

 
Location Maps  

 

 

Proposed Land Use 

 

https://www.calgary.ca/csps/cns/social-research-policy-and-resources/ward-5.html
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Land Use Redesignation area 

 
 
 

 

  

Subject Site 
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Previous Council Direction 
None. 
 

Planning Evaluation 
 
Land Use 
The application area is currently designated as S-SPR and M-G Districts. The application 
proposes redesignation to M-G and R-G Districts. 
 
The existing S-SPR District is intended to provide for schools, parks, open space, and 
recreational facilities, and may have parcels of varying sizes and intensities. This District should 
only be applied to land dedicated as reserve pursuant to the MGA. All 7.28 hectare (18 acre) S-
SPR land within the outline plan area will be dedicated Municipal and School Reserve (MSR). 
 
The existing and proposed M-G District is intended to provide for at-grade multi-residential 
housing in developing areas in form of primarily townhouses and rowhouses. It allows for a 
maximum building height of 13 metres (about 3 to 4 storeys). The M-G District has a minimum 
required residential density of 35 units per hectare and a maximum residential density of 80 
units per hectare. 
 
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, also allowing for secondary suites. It allows for a maximum building 
height of 12 metres (about 3 to 4 storeys). 
 
The proposed M-G and R-G Districts are appropriate at this location because they provide a mix 
of housing choices in the developing community of Cornerstone, close to a future high school 
site. 
 
Subdivision Design 
The proposed outline plan (Attachment 4), comprises approximately 9.71 hectares (23.98 acres) 
and includes a portion of S-SPR land that will remain unchanged and thus is not included in the 
total land use resignation area. The future subdivision will include a 7.28 hectare (18 acre) MSR 
to allow for a high school site and a residential section south of the high school site with a new 
residential road (Country Hills Parade NE) connecting to Cornerstone Way NE and Cornerstone 
Street NE. The modified grid pattern allows for a variety of building forms and flexible parcel 
sizes to accommodate future residential development opportunities south of the high school 
site. 
 
With the proposed application, the previously approved 8.5 hectares (21 acres) MSR will be 
reduced to 7.28 hectare (18 acre) MSR to allow for a high school site with a 10-acre school 
building envelope and two major/minor soccer fields. With the high school site reduction, a 
baseball diamond is being removed and a cricket pitch is being replaced with a major/minor 
soccer field. There are planned baseball diamonds to the north of the site and smaller cricket 
pitch will be provided within the school site to the east. A number of sport field alternatives were 
reviewed throughout the application process but grading and site size challenges limited the 
options which could be delivered.  
 
The proposed changes will still allow the amount of parks and open space envisioned in the 
community and are not expected to create any negative impacts. The open spaces in 
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Cornerstone are well distributed and provide a range of amenities/activities for residents to 
enjoy. This includes several ER parcels protecting wetlands throughout Cornerstone that 
provide significant amounts of open space and recreational opportunities that are in addition to 
the MGA requirement of 10 percent MR allocation. The site size reduction does not impact the 
school building envelope and will not have any negative impact to the community in terms the 
size, quality, or catchment area of the school. 
 
Density 
The Cornerstone ASP generally requires a minimum residential density of 20 units per gross 
developable hectare (8 units per gross developable acre) within Neighbourhood Areas. The 
ASP policy allows the density of specific developments to vary.  
 
The application meets the ASP density targets for this area. The anticipated density previously 
approved for the subject phase (Phase 6) of Cornerstone (LOC2018-0147) was 31.25 units per 
hectare (12.64 units per acre). With the proposed application, the anticipated density for Phase 
6 would be 29.61 units per hectare (12 units per acre) – which would exceed the minimum 
requirements of both the Cornerstone ASP and the Municipal Development Plan (both of which 
are 20 units per hectare / 8 units per acre), and provides the expected diversity in housing 
types. 
 
Transportation 
The subject site is located within a previously approved outline plan (LOC2014-0173, 
Attachment 3) area. The subject land is located in the community of Cornerstone and is 
bounded by Country Hills Boulevard NE to the north and Cornerstone Boulevard NE to the east. 
Cornerstone Way NE and Cornerstone Street NE are proposed respectively to the south and 
west.  
 
The access to the high school site remains unchanged at the intersection of Cornerstone 
Common NE and Cornerstone Street NE. A new 16 metre wide residential road (Cornerstone 
Parade NE) is proposed to provide access to the new R-G lots and it connects Cornerstone 
Street NE and Cornerstone Way NE. The M-G lot will have access from all three sides - 
Cornerstone Parade NE, Cornerstone Way NE and Cornerstone Boulevard NE.  
 
A transit bus stop serving Route 128 is located approximately 800 metres (10-minute walk) west 
of the site along Country Hills Boulevard NE. A new Blue Line LRT station is planned near the 
intersection of Country Hills Boulevard NE and 60 Street NE, approximately 600 metres (8-
minute walk) west. Additionally, future bus transit service is planned to run along around the site 
serving the future high school and adjacent residential areas. 
 
A Transportation Impact Assessment was not required for this proposal. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Sanitary and water servicing is available through extensions of existing infrastructure via future 

Cornerstone Street NE and Cornerstone Way NE west and south of the plan area. Stormwater 

servicing for the plan area will as per the approved Staged Master Drainage Plan and will 

contribute to the future stormwater facility south of the plan area.   

 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=TTTrAcsqgyX&msgAction=Download
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Legislation and Policy 
 
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 (IGP). The proposed land use amendment builds on the principles of the 
IGP by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009)  
Map 1: Urban Structure of Municipal Development Plan (MDP) includes the subject parcel within 
the Developing – Future Green Field typology. The MDP recognizes that plans for new 
communities in Future Greenfield areas will be established through an Area Structure Plan. 
Cornerstone Area Structure Plan (ASP) was adopted by Council in 2014 to provide specific 
direction for development of Cornerstone Community. 
 
Climate Resilience Strategy (2018) 
This application does not include any specific actions that address objectives of the Climate 
Resilience Strategy. Further opportunities to align development of this site with applicable 
climate resilience strategies may be explored and encouraged at subsequent development 
approval stages. 
 
Cornerstone Area Structure Plan (Statutory – 2014)  
The Cornerstone Area Structure Plan (ASP) identifies the site as being within a general 
Neighbourhood Area and portions shown as High School Site, Transit Station Planning Area, 
Neighbourhood Activity Centre and Corridor Planning Area. 
 
The ASP policies Transit Station Planning Area feature a high intensity of land uses including 
multi-residential, retail and office. It is expected to transition to lower-intensity development at its 
outer edge to create an appropriately scaled transition for Neighbourhood Area. The 
Neighbourhood Area allows for an appropriate mix of residential and non-residential uses. The 
High School Site provides a location for a future public high school. The Corridor Planning Area 
allows for street-fronting and pedestrian-oriented development. The Neighbourhood Activity 
Centres are focal points of Neighbourhoods and will feature multi-residential housing, open 
space and nonresidential use.  
 
The proposal meets the ASP policy direction by providing a high school site within the Transit 
Station Planning Area and a mix of housing choices through M-G and R-G Districts – creating 
an appropriate transition to Neighbourhood Area. The M-G District will ensure pedestrian-
oriented multi-residential development along Cornerstone Boulevard NE within the Corridor 
Planning Area and forming part of Neighbourhood Activity Centre. 

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/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/uep/esm/climate-change/climate-actions.html
https://www.calgary.ca/uep/esm/climate-change/climate-actions.html
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=TTTrAcsqgyX&msgAction=Download
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Applicant Submission 
 
2020 September 16 
 
The Cornerstone Outline Plan was approved in July 2015, encompassing an area of 477 
hectares, and providing for a variety of residential and commercial uses, as well as schools 
(five), open space, environmental reserve, and supporting public infrastructure. Since approval 
of the Outline Plan, subdivision and construction has advanced, with several stages of the 
community developed within the community. 
 
Since approval of the Outline Plan, funding availability and requirements of the high school site 
have changed, and the 21 acres originally set aside for this school site is no longer necessary. 
This application incorporates the proposed changes to the school site, including reduction of the 
school parcel (from 21 ac to 18 ac, and the corresponding reallocation of this area for residential 
purposes.  
 
The proposed Land Use Redesignation reflects modifications to the Outline Plan layout as a 
result of the modified school site, as follows: 
 

- Special Purpose – School, Park and Community Reserve (S-SPR) to Residential – Low 
Density Mixed Housing (R-G); 

- Special Purpose – School, Park and Community Reserve (S-SPR) to Multi-Residential – 
At Grade Housing (M-G); and 

- Multi-Residential – At Grade Housing (M-G) to Residential – Low Density Mixed Housing 
(R-G) 

 
The proposed land use is a positive and compliant modification to the Cornerstone community, 
resulting in a more efficient and affordable high school site and provide greater utilization and 
efficiency of land. 
 
 



 



CPC2021-0350 

Attachment 3 

CPC2021-0350 Attachment 3 Page 1 of 1 
ISC:UNRESTRICTED 

Existing Outline Plan (LOC2014-0173) 
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Proposed Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only. 
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Proposed Outline Plan Conditions of Approval 
 
These conditions relate to the approval of the Outline Plan (Recommendation 1) where Calgary 
Planning Commission is the Approving Authority. Attachment for Council’s reference only. 
 
The following Conditions of Approval shall apply: 
 

Subdivision Services: 
 
1. A uniform screening fence (with gates where appropriate) of high quality material 

requiring minimum maintenance, be provided at the developer’s expense where required 
along Cornerstone Way NE from Cornerstone Parade NE to Cornerstone Street NE; the 
design of such fence shall be to the satisfaction of the Approving Authority. 

Development Engineering: 
 
2. Servicing arrangements shall be to the satisfaction of the Manager Infrastructure 

Planning, Water Resources. 

3. Concurrent with the registration of the final instrument, execute and register on all 
parcels with double frontage lots that are adjacent to a collector road, a neighbourhood 
boulevard, an urban boulevard, an arterial road, a skeletal road, or a Transportation 
Utility Corridor, a Screening Fence Access Easement Agreement with the City of 
Calgary.  The agreement and registerable access right of way plan shall be approved by 
the Manager, Infrastructure Planning and the City Solicitor prior to endorsement of the 
final instrument. A standard template for the agreement will be provided by the 
Development Engineering Generalist.  Prepare and submit three (3) copies of the 
agreement for the City’s signature. 

4. Prior to Endorsement of the final instrument, execute a Development Agreement / 
Indemnification Agreement.  Contact the Infrastructure Strategist, Calgary Approvals 
Coordination for further information at 403-268-3509 or email kyle.ross@calgary.ca. 

 
5. Pursuant to Bylaw 2M2016, off-site levies are applicable. 

6. 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 (sanitary sewer, storm sewer, water mains) and 
surface improvements along the boundary of the plan area.  
 
c) 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.  
 

kyle.ross@calgary.ca
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d) Construct a wood screening fence, chain link fence, sound attenuation fence, 
whichever may be required, along the boundary of the plan area. 
 
f) Construct the multiuse pathway within and along the boundaries of the plan area, to 
the satisfaction of the Director of Parks Development. 
 
g) Street lighting. 

Transportation: 

 
7. No direct vehicular access to Cornerstone Street and Cornerstone Way NE will be 

permitted for the R-G lots. Access for these lots will be from Cornerstone Parade NE 
only. A restrictive covenant shall be registered on all applicable titles concurrent with 
the registration of the final instrument to that effect at the applicable Tentative Plan 
stage. 

8. Concurrent with the tentative plan, a right-in and right-out only intersection located at 
Cornerstone Street and Cornerstone Parade NE will be designed to the satisfaction of 
Transportation.  

Parks: 
 

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

10. Prior to the approval of the affected tentative plan, finalized concept plans for all MR 
and MSR sites shall be submitted for Parks’ review and approval.   

11. Prior to the endorsement of the affected tentative plan, finalized concept plans for 
the MSR site shall be submitted for Parks’ review and approval. Note: that the Outline 
Plan depicts two major/minor soccer fields included within the MSR area. Upon further 
detailed review and acceptance by The City, this could be subject to change in order to 
provide a cricket pitch and one major / minor soccer field design. 

12. Prior to endorsement of the affected tentative plan, under separate cover, the 
developer shall submit Landscape Construction drawings, for all reserve lands 
(MR/MSR) within the Outline Plan area to Parks for review and approval. Landscape 
Construction Drawings shall follow the submission requirements outlined in the Parks’ 
Development Standard Specifications: Landscape Construction (current version). 

13. All landscape construction shall be in accordance with Parks’ Development Guidelines 
and Standards Specifications: Landscape Construction (current version). 

14. Construct all 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 applicable setback requirements, to the 
satisfaction of Parks. 
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15. 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. 

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

17. Prior to approval of the first tentative plan or stripping and grading permit 
(whichever comes first), it shall be confirmed that grading of the development site will 
match the existing grades of adjacent parks and open space (MR and/or ER), with all 
grading confined to the private property, unless otherwise approved by Parks.   

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

19. Site grading on private lots shall match the existing grades of adjacent MR/MSR lands 
with all grading confined to private property, unless otherwise approved by the Director, 
Parks. 

 20. Drainage from the development site onto the adjacent municipal reserve/municipal 
school reserve is not permitted. 
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Proposed Outline Plan Data Sheet 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan.  
Attachment for Council’s reference only. 
 

 HECTARES ACRES 

GROSS AREA OF PLAN 9.71 23.98 

LESS: ENVIRONMENTAL RESERVE   

LESS: LAND PURCHASE AREA   

NET DEVELOPABLE AREA 9.71 23.98 

 

LAND USE 
(Residential) 

HECTARES ACRES 
ANTIPCATED 

# OF LOTS 

ANTICIPATED 
 # OF UNITS 

(Multi Residential) 

R-G 1.36 3.37 35  

M-G 0.68 1.68  40 

Total Residential 2.04 5.05 35 40 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 0.39 0.93 4% 

 

RESERVES HECTARES ACRES 
% OF NET 

AREA 

MSR (S-SPR) 7.28 18.00 75% 

 

 UNITS UPH UPA 

ANTICIPATED # OF RESIDENTIAL 

UNITS 
75   

ANTICIPATED DENSITY   7.72 3.10 
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Calgary Board of Education Response 
 

 

 



CPC2021-0350 

Attachment 7 

CPC2021-0350 Attachment 7  Page 2 of 2 
ISC:UNRESTRICTED 

 

 


	Agenda
	3. CPC AGENDA March 18, 2021 - Final.pdf
	4.1 Unconfirmed Minutes - Calgary Planning Commission, 2021 March 04.pdf
	5.1.1 Deferral Request for CPC2020-0927 (DP2019-6254) to Calgary Planning Commission no later than 2021 August 05-CPC2021-0337.pdf
	5.3 Road Closure and Land Use Amendment in Glendale (Ward 6), LOC2020-0170 - CPC2021-0321.pdf
	5.3 Attach 1- Background and Planning Evaluation - CPC2021-0321.pdf
	5.3 Attach 2 - Applicant Submission - CPC2021-0321.pdf
	5.3 Attach 3 - Road Closure Plan - CPC2021-0321.pdf
	5.3 Attach 4 - Road Closure Conditions - CPC2021-0321.pdf
	5.4 Road Closure and Land Use Amendment in Crescent Heights (Ward 7),  LOC2020-0128 - CPC2021-0328.pdf
	5.4 Attach 1 - Background and Planning Evaluation - CPC2021-0328.pdf
	5.4 Attach 2 - Applicant Submission - CPC2021-0328.pdf
	5.4 Attach 3 - Community Association Response - CPC2021-0328.pdf
	5.4 Attach 4 - Registered Road Closure Plan - CPC2021-0328.pdf
	5.4 Attach 5 - Road Closure Conditions - CPC2021-0328.pdf
	7.1.1 Development Permit in the Beltline (Ward 8) at 507 – 11 Avenue SW, DP2020-4338 - CPC2021-0389.pdf
	7.1.1 Attach 1 - Background and Planning Evaluation - CPC2021-0389.pdf
	7.1.1 Attach 2 - Conditions of Approval - CPC2021-0389.pdf
	7.1.1 Attach 3 - Applicant Submission - CPC2021-0389.pdf
	7.1.1 Attach 4 - Development Permit Plans - CPC2021-0389.pdf
	7.1.1 Attach 5 - Urban Design Review Panel Comments - CPC2021-0389.pdf
	7.2.1 Policy and Land Use Amendment in Springbank Hill (Ward 6) at 7440 26 Avenue SW, LOC2019-0162 - CPC2021-0316.pdf
	7.2.1 Attach 1 - Background and Planning Evaluation - CPC2021-0316.pdf
	7.2.1 Attach 2 -Proposed Amendments to Springbank Hill Area Structure Plan - CPC2021-0316.pdf
	7.2.1 Attach 3 -Proposed Direct Control District - CPC2021-0316.pdf
	7.2.1 Attach 4 -Applicant Submission - CPC2021-0316.pdf
	7.2.1 Attach 5 -Applicant Outreach Summary - CPC2021-0316.pdf
	7.2.1 Attach 6 -Community Association Response - CPC2021-0316.pdf
	7.2.1 Attach 7 - Concept Plan - CPC2021-0316.pdf
	7.2.2 Policy Amendment, Land Use Amendment and Outline Plan in Shaganappi (Ward 8), LOC2020-0106 - CPC2021-0191.pdf
	7.2.2 Attach 1 - Background and Planning Evaluation - CPC2021-0191.pdf
	7.2.2 Attach 2 - Applicant Submission - CPC2021-0191.pdf
	7.2.2 Attach 3 - Development Permit (DP2021-0337) Summary - CPC2021-0191.pdf
	7.2.2 Attach 4 - Applicant Outreach Summary - CPC2021-0191.pdf
	7.2.2 Attach 5 - Community Association Response - CPC2021-0191.pdf
	7.2.2 Attach 6 - Proposed Land Use District Map - CPC2021-0191.pdf
	7.2.2 Attach 7 - Proposed DC District (DC - R-2, R-G) - CPC2021-0191.pdf
	7.2.2 Attach 8 - Proposed DC District (DC - M-G) - CPC2021-0191.pdf
	7.2.2 Attach 9 - Proposed DC District (DC - M-H1) - CPC2021-0191.pdf
	7.2.2 Attach 10 - Proposed ARP Amendments - CPC2021-0191.pdf
	7.2.2 Attach 11 - Proposed Outline Plan - CPC2021-0191.pdf
	7.2.2 Attach 12 - Proposed Conditions of Approval - CPC2021-0191.pdf
	7.2.2 Attach 13 - Proposed Outline Plan Data Sheet - CPC2021-0191.pdf
	7.2.3 Land Use Amendment in Highland Park (Ward 4) at 352 34 Avenue NE, LOC2020-0189, CPC2021-0345.pdf
	7.2.3 Attach 1 - Background and Planning Evaluation - CPC2021-0345.pdf
	7.2.3 Attach 2 -Applicant's Submission - CPC2021-0345.pdf
	7.2.3 Attach 3 -Applicant Outreach Summary - CPC2021-0345.pdf
	7.2.3 Attach 4 - Community Association Response - CPC2021-0345.pdf
	7.2.3 Attach 5 - Development Permit (DP2020-7797) Summary - CPC2021-0345.pdf
	7.2.4 Land Use Amendment in Stonegate Landing (Ward 5) at 11576 Stonehill Drive NE, LOC2020-0152 - CPC2020-1404.pdf
	7.2.4 Attach 1 - Background and Planning Evaluation - CPC2020-1404.pdf
	7.2.4 Attach 2 - Applicant Submission - CPC2020-1404.pdf
	7.2.4 Attach 3 - Proposed Direct Control District - CPC2020-1404.pdf
	7.2.4 Attach 4 - Development Permit (DP2020-7704) Summary - CPC2020-1404.pdf
	7.2.5 Land Use Amendment and Outline Plan in Cornerstone (Ward 5), LOC2020-0136 - CPC2021-0350.pdf
	7.2.5 Attach 1 - Background and Planning Evaluation - CPC2021-0350.pdf
	7.2.5 Attach 2 - Applicant Submission - CPC2021-0350.pdf
	7.2.5 Attach 3 - Existing Outline Plan (LOC2014-0173) - CPC2021-0350.pdf
	7.2.5 Attach 4 - Proposed Outline Plan - CPC2021-0350.pdf
	7.2.5 Attach 5 - Outline Plan Conditions of Approval - CPC2021-0350.pdf
	7.2.5 Attach 6 - Outline Plan Data Sheet - CPC2021-0350.pdf
	7.2.5 Attach 7 - Calgary Board of Education Response - CPC2021-0350.pdf

