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AGENDA

CALGARY PLANNING COMMISSION

January 26, 2023, 1:00 PM
IN THE COUNCIL CHAMBER

Members

Director D. Hamilton, Chair
Director K. Fromherz, Vice-Chair
Councillor A. Chabot
Councillor J. Mian
Commissioner N. Hawryluk
Commissioner F. Mortezaee
Commissioner C. Pollen
Commissioner S. Small
Commissioner J. Tiedemann
Commissioner J. Weber
Mayor J. Gondek, Ex-Officio

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

Members may be patrticipating remotely.

1. CALL TO ORDER

2. OPENING REMARKS

3. CONFIRMATION OF AGENDA

3.1 DECLARATIONS - CONFLICT OF INTEREST

4. CONFIRMATION OF MINUTES

41 Minutes of the Regular Meeting of Calgary Planning Commission, 2023 January 12

5. CONSENT AGENDA

5.1 DEFERRALS AND PROCEDURAL REQUESTS


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

5.2 Land Use Amendment in North Glenmore Park (Ward 11) at 2131 — 50 Avenue SW,
LOC2022-0156, CPC2023-0052

5.3 Land Use Amendment in Rosscarrock (Ward 8) at 1445 — 42 Street SW, LOC2022-0181,
CPC2023-0040

POSTPONED REPORTS
(including related/ supplemental reports)

None

ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

71 DEVELOPMENT ITEMS
None

7.2 PLANNING ITEMS

7.2.1 Outline Plan and Land Use Amendment in Glacier Ridge (Ward 2) at 3810 and
4040 — 144 Avenue NW, LOC2022-0075, CPC2023-0034

722 Land Use Amendment in Highland Park (Ward 4) at 453 and 457 — 35 Avenue
NW, LOC2022-0112, CPC2023-0044

7.2.3 Land Use Amendment in Mount Pleasant (Ward 7) at 501 and 507 — 22 Avenue
NW, LOC2022-0113, CPC2023-0055

7.2.4 Land Use Amendment in Mount Pleasant (Ward 7) at 527 and 531 — 17 Avenue
NW, LOC2022-0155, CPC2023-0017

7.2.5 Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 35
Creston Crescent NW, LOC2022-0146, CPC2023-0026

7.2.6 Land Use Amendment in Tuxedo Park (Ward 7) at 120 — 17 Avenue NW,
LOC2022-0178, CPC2023-0066

7.2.7 Policy Amendment and Land Use Amendment in Sunnyside (Ward 7) at multiple
addresses, LOC2022-0086, CPC2023-0023

7.2.8 Policy Amendment and Land Use Amendment in Bankview (Ward 8) at 2203 —
17A Street SW, LOC2022-0194, CPC2023-0041

7.2.9 Land Use Amendment in Seton (Ward 12) at 19651 — 56 Street SE, LOC2022-
0136, CPC2023-0076

7.2.10 Land Use Amendment in Mayfair (Ward 11) at 6503 Elbow Drive SW, LOC2022-
0083, CPC2022-1313

7.3 MISCELLANEOUS ITEMS
None



10.

11.

URGENT BUSINESS

CONFIDENTIAL ITEMS

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES
None

9.2 URGENT BUSINESS

BRIEFINGS
None

ADJOURNMENT
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CONSENT AGENDA
ITEM NO.: 5.1 DEFERRALS AND PROCEDURAL REQUESTS
ITEM NO.: 5.2 Quadri Adebayo
COMMUNITY: North Glenmore Park (Ward 11)
FILE NUMBER: LOC2022-0156 (CPC2023-0052)

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:

APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

From: Residential Contextual One / Two Dwelling
(R-C2) District

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

2131 — 50 Avenue SW
CivicWorks

Dianna Neufeld
Megan Neufeld

Terry Neufeld

APPROVAL

ITEM NO.: 5.3
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Jennifer Miller
Rosscarrock (Ward 8)
LOC2022-0181 (CPC2023-0040)

From: Residential Contextual One/Two Dwelling
(R-C2) District

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

1445 — 42 Street SW
Horizon Land Surveys

John Klassen
Doreen Klassen

APPROVAL
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PLANNING ITEMS

ITEM NO.: 7.2.1
COMMUNITY:

FILE NUMBER:

PROPOSED OUTLINE PLAN:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Jennifer Duff

Glacier Ridge (Ward 2)

LOC2022-0075 (CPC2023-0034)

Subdivision of 2.42 hectares + (6.00 acres )

From: Multi-Residential — At Grade Housing (M-G)
District and Residential — Low Density Mixed
Housing (R-G) District

To: Commercial — Community 1 (C-C1) District,
Multi-Residential — At Grade Housing (M-G)
District and Special Purpose — City and Regional
Infrastructure (S-CRI) District.

3810 and 4040 — 144 Avenue NW

Stantec Architecture

1286409 Alberta Ltd. (Shane Communities)

APPROVAL

ITEM NO.: 7.2.2
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Lucas Sherwin

Highland Park (Ward 4)

LOC2022-0112 (CPC2023-0044)

From: Residential — One / Two Dwelling (R-C2) District
To: Housing — Grade Oriented (H-GO) District.

453 and 457 — 35 Avenue NW

CivicWorks

Professional Custom Homes Ltd.

APPROVAL



ITEM NO.: 7.2.3
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:

Calgary Planning Commission
2023 January 26
Page 4

Chad Peters

Mount Pleasant (Ward 7)

LOC2022-0113 (CPC2023-0055)

From: Residential — One / Two Dwelling (R-C2) District
To: Housing — Grade Oriented (H-GO) District.

501 and 507 — 22 Avenue NW

APPLICANT: CivicWorks

OWNER: Professional Custom Homes Ltd.
ADMINISTRATION RECOMMENDATION: APPROVAL

ITEM NO.: 7.24 Courtney Stengel

COMMUNITY: Mount Pleasant (Ward 7)

FILE NUMBER: LOC2022-0155 (CPC2023-0017)

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:

APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

From: Multi-Residential — Contextual Medium Profile
(M-C2) District

To: Multi-Residential — High Density Low Rise
(M-H1h20) District

527 and 531 — 17 Avenue NW
CivicWorks
Deepak Taneja

APPROVAL



ITEM NO.: 7.2.5
COMMUNITY:
FILE NUMBER:

PROPOSED POLICY AMENDMENTS:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Calgary Planning Commission
2023 January 26
Page 5

Chad Peters
Banff Trail (Ward 7)
LOC2022-0146 (CPC2023-0026)

Amendments to the Banff Trail Area Redevelopment
Plan

From: Residential — Grade-Oriented Infill (R-CG)
District

To: Housing — Grade Oriented (H-GO) District.
35 Creston Crescent NW

Horizon Land Surveys

2446925 Alberta Ltd.

APPROVAL

ITEM NO.: 7.2.6
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Dwayne Drobot

Tuxedo Park (Ward 7)

LOC2022-0178 (CPC2023-0066)

From: Mixed Use — General (MU-1f4.5h24) District
To: Mixed Use — General (MU-1f7.0h45) District
120 — 17 Avenue NW

02 Planning and Design

T17 Project GP Ltd.

APPROVAL



ITEM NO.: 7.2.7
COMMUNITY:
FILE NUMBER:

PROPOSED POLICY AMENDMENTS:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Calgary Planning Commission
2023 January 26
Page 6

Jennifer Maximattis-White
Sunnyside (Ward 7)
LOC2022-0086 (CPC2023-0023)

Amendments to the Hillhurst/Sunnyside Area
Redevelopment Plan

From: Multi-Residential — Contextual Medium Profile
(M-C2) District

To: Direct Control (DC) District to accommodate
transit supportive residential development

1001 — 3 Avenue NW and 335 — 9A Street NW
02 Planning and Design
JEMM Kensington Ltd.

REFUSAL

ITEM NO.: 7.2.8
COMMUNITY:

FILE NUMBER:

PROPOSED POLICY AMENDMENT:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Jennifer Miller

Bankview (Ward 8)

LOC2022-0194 (CPC2023-0041)

Amendment to the Bankview Area Redevelopment Plan

From: Residential — Contextual One / Two Dwelling
(R-C2) District

To: Housing — Grade Oriented (H-GO) District.
2203 and 2207 — 17A Street SW

02 Planning and Design

17A Bankview Development Ltd.

APPROVAL
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ITEM NO.: 7.2.9 Adam Kaddoura
COMMUNITY: Seton (Ward 12)
FILE NUMBER: LOC2022-0136 (CPC2023-0076)
PROPOSED REDESIGNATION: From: Direct Control (DC) District
To: Direct Control (DC) District to accommodate the
use of Self Storage Facility
MUNICIPAL ADDRESS: 19651 — 56 Street SE
APPLICANT: CITYTREND
OWNER: Carma Ltd.
ADMINISTRATION RECOMMENDATION: APPROVAL
ITEM NO.: 7.2.10 Wonjun Cho
COMMUNITY: Mayfair (Ward 11)
FILE NUMBER: LOC2022-0083 (CPC2022-1313)
PROPOSED REDESIGNATION: From: Direct Control (DC) District
To: Direct Control (DC) District to accommodate

MUNICIPAL ADDRESS:

APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

commercial uses, with guidelines
6503 Elbow Drive SW
Lynn Donaldson & Associates Design & Contracting Ltd.
Lynn Donaldson & Associates Design & Contracting Ltd.

APPROVAL






Item # 4.1
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MINUTES
CALGARY PLANNING COMMISSION

January 12, 2023, 1:00 PM
IN THE COUNCIL CHAMBER

PRESENT: Director K. Fromherz, Acting Chair
Director R. Vanderputten, Acting Vice
Councillor A. Chabot (Remote Partjet
Councillor J. Mian
Commissioner N. Hawryluk
Commissioner F. Mortezaee

ALSO PRESENT:

1. CALL TO ORDE

rz prowded opening remarks and a traditional land acknowledgement.

M TION OF AGENDA

Mo Dlrector Vanderputten

That the Agenda for the 2023 January 12 Regular Meeting of the Calgary Planning
Commission be confirmed, after amendment, by adding the following Item of Urgent
Business:

e 8.1 Reconsideration of Report CPC2022-1310 (Verbal), CPC2023-0073
MOTION CARRIED

Unconfirmed Minutes 2023 January 12 Page 1 of 5
ISC: UNRESTRICTED



Item # 4.1

3.1 DECLARATIONS - CONFLICT OF INTEREST
Commissioner Small declared a conflict of interest with respect to Iltem 7.2.1.

4. CONFIRMATION OF MINUTES

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2022
December 15

Moved by Commissioner Mortezaee

That the Minutes of the 2022 December 15 Regular Meejifig ofthe Calgary
Planning Commission be confirmed.

ARRIED

5. CONSENT AGENDA

Moved by Commissioner Hawryluk

That the Consent Agenda be approved asf

51 DEFERRALS AND PROCED
None

Land Use Amendment

NT ITEMS

PLANNING ITEMS

.1 Land Use Amendment in Bridgeland/Riverside (Ward 9) at 950
McPherson Square NE, LOC2022-0135, CPC2023-0024

Commissioner Small declared a conflict of interest and abstained from
discussion and voting with respect to Report CPC2023-0024.

Commissioner Small (Remote Member) left the Council Chamber at 1:06
p.m. and returned at 1:30 p.m. after the vote was declared.

Unconfirmed Minutes 2023 January 12 Page 2 of 5
ISC: UNRESTRICTED



Item # 4.1

Commissioner Pollen (Remote Member) joined the meeting at 1:08 p.m.

The following documents were distributed with respect to Report
CPC2023-0024:

o Arevised Cover Report;

e A revised Attachment 2;

e A revised Attachment 4; and
e A presentation entitled "LOC2022-0135
Moved by Commissioner Pollen

That with respect to Report CPC202
after amendment:

That Calgary Planning Com

1. Forward this report (CR
Hearing Meeting of CouN

, Commissioner Mortezaee, Commissioner
iedemann, and Commissioner Weber

MOTION CARRIED

Regonsideration of Report CPC2022-1310 (Verbal), CPC2023-0073
oved by Councillor Mian
That with respect to Verbal Report CPC2023-0073, the following be approved:

That the Calgary Planning Commission reconsider its decision with respect to
Report CPC2022-1310.

Unconfirmed Minutes 2023 January 12 Page 3 of 5
ISC: UNRESTRICTED



Item # 4.1

For: (8): Director Vanderputten, Councillor Mian, Commissioner Hawryluk,
Commissioner Mortezaee, Commissioner Pollen, Commissioner Small,
Commissioner Tiedemann, and Commissioner Weber

MOTION CARRIED

Moved by Commissioner Tiedemann

That with respect to Verbal Report CPC2023-0073, the following be approved:

Administration for the review of a proposed change i
3.5 FAR, and return to Calgary Planning Commissi

9. CONFIDENTIAL ITEMS
9.1 ITEMS FROM OFFICER

None
9.2 URGENT BUSI
None
10. BRIEFINGS

CALGARY PLANNING COMMISSION REPORTS

MOTION CARRIED

e Land Use Amendment in Bridgeland/Riverside (Ward 9) at 950 McPherson
Square NE, LOC2022-0135, CPC2023-0024

The following item has been forwarded on to the 2023 March 7 Public Hearing Meeting
of Council:

PLANNING MATTERS FOR PUBLIC HEARING

Unconfirmed Minutes 2023 January 12 Page 4 of 5
ISC: UNRESTRICTED



Item # 4.1

CALGARY PLANNING COMMISSION REPORTS

¢ Land Use Amendment in Albert Park/Radisson Heights (Ward 9) at 920 and 928
— 35 Street SE, LOC2022-0177, CPC2022-1346

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held
on 2023 February 26 at 1:00 p.m.

CONFIRMED BY COMMISSION ON

CHAIR CR¥

Unconfirmed Minutes 2023 January 12 Page 5 of 5
ISC: UNRESTRICTED






ltem #5.2

Planning and Development Services Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2023-0052
2023 January 26 Page 1 0f 33

Land Use Amendment in North Glenmore Park (Ward 11) at 2131 — 50 Avenue SW,
LOC2022-0156

RECOMMENDATION:
That Calgary Planning Commission recommend that Council:

Give three readings to the proposed bylaw for the redesignation of 0.06 hectares + (0.16
acres ) located at 2131 — 50 Avenue SW Street (Plan 8620AH, Block 17, Lots 7 and 8)
from Residential — Contextual One / Two Dwelling (R-C2) District to Residential — Grade-
Oriented Infill (R-CG) District.

HIGHLIGHTS

e The proposed land use amendment would allow for townhouses and rowhouses, in
addition to the building types already allowed in the existing land use district (e.g., single
detached, semi-detached, duplex dwellings and secondary suites).

e The proposal would allow for an appropriate increase in height and density along a
collector road within walking distance of public amenities and is in keeping with the
applicable policies of the Municipal Development Plan (MDP).

¢ What does this mean to Calgarians? The proposed Residential — Grade-Oriented Infill
(R-CG) District would allow for additional housing options within a community that is well
served by transit and would support a diverse range of Calgarians.

e Why does this matter? Encouraging residential growth in this location would promote
appropriately scaled densification in an established residential area and make more
efficient use of existing infrastructure.

e A development permit application for two semi-detached buildings, plus four secondary
suites has been submitted and is under review.

e There is no previous Council direction related to this proposal.

DISCUSSION

The application, located in the southwest community of North Glenmore Park, was submitted by
CivicWorks on behalf of the landowners, Dianna Neufeld, Megan Neufeld and Terry Neufeld, on
2022 Aug 15. The original application was made to request a land use change to a Direct
Control (DC) District based on the Residential — Grade-Oriented Infill (R-CG) District that would
allow a broader range of housing configurations. However, following Council’s decision to
approve the new amendments to the R-CG District in Land Use Bylaw 1P2007 on 2022 Oct 05,
the applicant chose to amend the application to the R-CG District.

The 0.06-hectare site is a mid-block parcel located along 50 Avenue SW. The proposed R-CG
District would allow for two grade-oriented semi-detached buildings of low height and low
density that share a common courtyard-style amenity space. The intent of the application is to
facilitate a concurrent development permit application (DP2022-06677) that was submitted on
2022 Sept 21. This development permit application is currently under review (Attachment 3) and
proposes two semi-detached dwelling buildings with four primary dwelling units and four
secondary suites separated by an interior courtyard and vehicular access from the rear lane.

Approval: S. Lockwood concurs with this report. Author: Q. Adebayo



Planning and Development Services Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2023-0052
2023 January 26 Page 2 of 3

Land Use Amendment in North Glenmore Park (Ward 11) at 2131 - 50 Avenue SW,
LOC2022-0156

A detailed planning evaluation of the application, including location maps and site context, is
provided in Attachment 1 — Background and Planning Evaluation.

ENGAGEMENT AND COMMUNICATION
X Outreach was undertaken by the Applicant
X Public/interested parties were informed by Administration

Applicant-Led Outreach

As part of the review of the proposed policy and land use amendment application, the applicant
was encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with
relevant public groups and the respective community association was appropriate. In response,
the applicant hand-delivered 200 letters to residents within a 200-metre radius of the subject
site. The applicant also provided the information to the North Glenmore Park Community
Association (CA) and the Ward 11 Councillor’s Office. Furthermore, the applicant placed
signage with additional information on the site that includes a dedicated project website. The
Applicant Outreach Summary can be found in Attachment 4.

City-Led Outreach

In keeping with Administration’s practices, this application was circulated to relevant public
groups, notice posted on-site and published online. Notification letters were also sent to
adjacent landowners.

Administration received 11 letters of opposition from the community that highlighted the
following areas of concern:
e increase in density and strain on public infrastructure;
increased traffic and on-street parking issues;
waste and recycling receptacle management issues;
lack of community fit for proposed built form;
reduced sunlight and privacy for neighbouring lots; and
reduced green space and impact on community character.

The North Glenmore Park CA also provided comments to Administration indicating their
opposition to the proposed application. The Community Association Response can be found in
Attachment 5.

Administration considered the relevant planning issues specific to the application and has
determined the proposal to be appropriate. The building and site design, number of units, and
on-site parking will be reviewed and determined at the development permit stage

Following Calgary Planning Commission, notifications for a 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.

Approval: S. Lockwood concurs with this report. Author: Q. Adebayo


https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2022-0156
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Land Use Amendment in North Glenmore Park (Ward 11) at 2131 - 50 Avenue SW,
LOC2022-0156

IMPLICATIONS

Social

The proposed land use district would allow for additional housing types and may better
accommodate the housing needs of different age groups, lifestyle, and demographics towards
fostering an inclusive community.

Environmental

The application does not include any actions that specifically address the objectives of the
Calgary Climate Strategy — Pathways to 2050. Further opportunities to align future development
on this site with applicable climate strategies are being explored and encouraged through the
development permit application.

Economic
The ability to moderately increase density in this location would make for 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 proposal.

ATTACHMENTS

Background and Planning Evaluation

Applicant Submission

Development Permit (DP2022-06677) Summary
Applicant Outreach Summary

Community Association Response

arwbdE

Department Circulation

General Manager Department Approve/Consult/Inform
(Name)

Approval: S. Lockwood concurs with this report. Author: Q. Adebayo






CPC2023-0052
Attachment 1

Background and Planning Evaluation

Background and Site Context

The subject site is located in the southwest community of North Glenmore Park, on the south
side of 50 Avenue SW. The parcel is approximately 15.23 metres wide and 42.22 metres deep.
Currently, this mid-block parcel is developed with a single-detached bungalow and detached
garage accessed from the rear lane.

The surrounding development is characterized by low-density residential districts. Adjacent
parcels to the immediate east, west and south are designated as Residential — Contextual One /
Two Dwelling (R-C2) District. To the north is the Calgary Board of Education’s Alternative High
School. Pockets of Residential — Grade Oriented Infill (R-CG) District located predominantly on
corner lots are also found in the community.

The site is located within a walkable community, rich with amenities such as the Glenmore
Athletic Park, which is located an eight-minute walk to the east. Additionally, Central Memorial
High School and Lord Shaughnessy High School are located within a two-minute walk and
seven-minute walk respectively. A cycling route is located on 20 Street SW. Nearby bus stops
provide direct connections to downtown, Mount Royal University, Signal Hill Centre, and
Westhills Towne Centre.

Community Peak Population Table

As identified below, the community of North Glenmore Park reached its peak population in
1970.

North Glenmore Park
Peak Population Year 1970
Peak Population 3,776
2019 Current Population 2,391
Difference in Population (Number) - 1,385
Difference in Population (Percent) - 36.68%

Source: The City of Calgary 2019 Civic Census

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

CPC2023-0052 Attachment 1 Page 1 of 5
ISC:UNRESTRICTED


https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/north-glenmore-park.pdf

CPC2023-0052
Attachment 1

Location Maps
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CPC2023-0052
Attachment 1
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Previous Council Direction
None.

Planning Evaluation

Land Use

The existing R-C2 District is primarily intended for a maximum of two dwelling units in the form
of single detached, semi-detached, or duplex dwellings with a maximum building height of 10
metres. Secondary suites are permitted uses within the R-C2 District.

The proposed R-CG District allows for a range of low-density housing forms such as single
detached, semi-detached, duplex dwellings, rowhouses and townhouses. The R-CG District
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units
per hectare. Based on the parcel area of the site, a maximum of four dwelling units could be
developed on this parcel with this district.

In 2023 January, amendments to the R-CG District came into effect. These amendments allow
for additional configurations on these sites such as units facing the street with units separated
by a courtyard space of a minimum 6.5 metres width behind them. These rear units also have a
maximum building height of 8.6 metres.

Secondary suites (one backyard suite or one secondary suite per dwelling unit) are also allowed
in the R-CG District, and do not count towards allowable density. The development would
require 0.5 parking stalls per dwelling unit and per secondary suite.

CPC2023-0052 Attachment 1 Page 3 of 5
ISC:UNRESTRICTED



CPC2023-0052
Attachment 1

Development and Site Design

If this redesignation is approved by Council, the rules of the R-CG District will provide guidance
for future site development including appropriate uses, building massing, height, landscaping,
waste management and parking.

The development permit application (Attachment 3) proposes two two-storey semi-detached
buildings separated by an interior courtyard and comprising of four dwelling units and four
secondary suites. Vehicle parking is to be provided in a detached garage that is accessed via
the rear lane. Given the specific context of this mid-block site, additional items that will be
considered through the development permit process include, but are not limited to:

e ensuring an appropriate interface along 50 Avenue SW, and

e mitigating shadowing, overlooking, and privacy concerns.

Transportation

The site fronts onto 50 Avenue SW, which is classified as a collector road. Pedestrian
connectivity in the neighbourhood is provided through sidewalks on each street frontage. Transit
service to downtown, Mount Royal University, Signal Hill Centre, Westhills Towne Centre and
the 306 Max Teal Bus Rapid Transit stop on Richardson Way SW are provided by local bus
stops within a one and two-minute walk of the subject site.

A bus stop for westbound Route 13 (Altadore) is located on 50 Avenue SW approximately 80
metres away, including an eastbound stop located approximately 150 metres away on the same
street. A southbound Route 7 (Marda Loop) stop is also located approximately 180 metres away
on 20 Street SW. A cycling route is also located on 20 Street SW.

Vehicle access to the subject site would be provided from the rear lane. The subject site is not
located within a residential street parking permit zone and on-street parking is presently
unrestricted along 50 Avenue SW.

Environmental Site Considerations
No environmental site concerns were identified.

Utilities and Servicing

Water, sanitary, and storm sewer mains are available to service the site. Specific details of site
servicing, stormwater management and waste and recycling management are being reviewed in
detail through the development permit application.

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.

Growth Plan (2022)

The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s
Growth Plan (GP). The proposed land use amendment builds on the principles of the GP by
promoting efficient use of land and regional infrastructure, and establishing strong, sustainable
communities.

CPC2023-0052 Attachment 1 Page 4 of 5
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http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan

CPC2023-0052
Attachment 1

Municipal Development Plan (Statutory — 2009)

The site is located within the 'Developed Residential - Established Area’ as indicated on Map 1:
Urban Structure of the Municipal Development Plan (MDP). The proposal aligns with the MDP
policies which encourage redevelopment and modest intensification of inner-city communities to
make more efficient use of existing infrastructure, public amenities and transit, and delivers
small and incremental benefits to climate resilience.

Calgary Climate Strategy (2022)

This application does not include any specific actions that address the objectives of the Calgary
Climate Strategy — Pathways to 2050. Further opportunities to align development of this site
with applicable climate strategies will be explored and encouraged at subsequent development

approval stages.
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460-5119 Elbow Drive SW P 4032015305
Calgary, Alberta T2V 1H2 F 403 201 5344

RE: Land Use Redesignation: R-C2 to R-CG
2131 50 AV SW | Plan 8620AH; Block 17; Lots 7-8 | 0.064ha

Civic Address: 2131 50 AV SW
Developer-Builder: RNDSQR
Land Use Redesignation Applicant: CivicWorks

APPLICANT STATEMENT

The subject site is located in the community of North Glenmore Park and consists of 0.064ha of
privately owned land. RNDSQR has retained CivicWorks to undertake a Land Use
Redesignation (LOC) process for this property. The LOC is proposed to accommodate a
change from the site's current R-C2 (Residential - Contextual One/Two Dwelling) District to the
R-CG (Residential - Grade-Orientad Infill) District

The development vision for this site proposes a four unit (+63uph) rowhouse-style
development with two two-storey buildings separated by an interior courtyard: four primary
rowhome units, four secondary suites, four on-site parking stalls (one per rowhome), four
alternative mobility storage units (one per suite), and private, landscaped amenity space for
each unit and suite.

PLANNING RATIONALE

The following characteristics make the subject site especially appropriate for the proposed
land use change, facilitating the development of new and innovative inner-city housing options
for Calgarians:

Lot Size + Width: The subject site is comprised of one mid-block lot that is larger-than-typical
(+50'%140") and an appropriate location and size for 'Missing Middle" housing forms.

Direct Lane Access: The subject site has direct lane access, facilitating a development
that orients vehicle access to the rear lane, creating an uninterrupted, pedestrian-friendly
streetscape interface along 50 AV SW.

Proximity to Transit: The site has good proximity to transit, within £400m to both local and
frequent transit routes (= 100m), within +600m to Primary Transit Max. Yellow and Max. Teal
BRT routes (+450m), and along a designated bicycle route on 50 AV SW and nearby 20 ST SW.

Along a Collector or Higher Standard Street: The subject site is situated along 50 AV SW,
which is an MDP-designated Parkway.

Proximity to Activity Centre: The subject site is within £450m of the Mount Royal University
Major Activity Centre.

Proximity to Parks, Open Space & Community Amenities: The subject site is within walking
distance to Alternative, Central Memorial, and Lord Shaughnessy Schools. The site is also
+400m from Glenmore Athletic Park, and =1km (=15min. walk) from both Mount Royal
University and Sandy Beach Park.

Page 1 of 2



Ve

03 K%

www.civicworks.ca

CPC2023-0052 Attachment 2
ISC:UNRESTRICTED

CPC2023-0052
Attachment 2

POLICY ALIGNMENT

The subject site is located within the community of North Glenmore Park and is not within the
boundaries of any local area plan. The subject site is governed by the city-wide policies of the
Municipal Development Plan (MDP), which encourage the development of innovative and
varied housing options in established communities, more efficient use of infrastructure, and
more compact built forms in locations with direct and easy access to transit, shopping, schools
and other community services.

COMMUNITY OUTREACH

RNDSQR is committed to being a good neighbour and working with surrounding
community members and interested parties throughout the application process. As part

of that commitment, RNDSQR and the project team have designed and will undertake a
comprehensive community outreach process in support of this application to ensure a clear
and transparent process for all involved. Interested parties like nearby residents, the North
Glenmore Park Community Association, and Ward 11 Councillor’s office have been invited to
participate in our process, which will focus on informative and fact-based engagement and
communications.

Custom On-site Signage: Installed on-site at time of submission

To supplement required City of Calgary notice signage, the project team deployed additional
on-site signage that notified neighbours and surrounding community members of a proposed
land use change. The signage outlines the proposed change and directs interested parties to

get in touch with the project team via a dedicated website, email inbox and phone line.

Neighbour Mailers: Delivered to =200 surrounding area residents at time of submission
Paired with on-site signage, mailers were hand-delivered to area residents and adjacent
property owners to outline the proposed change and ultimate development vision for

the subject site and directed interested parties to get in touch with the project team via a
dedicated phone line and email inbox. All inguiries, questions, and comments were received,
compiled, and responded to by the project team in a timely manner.

CONCLUSION

The proposed Land Use Redesignation is in keeping with the city-wide goals and policies of
the Municipal Development Plan and will facilitate a development vision that introduces new
and innovative housing options for Calgarians looking to live in established communities that
enjoy good access to transit, existing infrastructure and community amenities. For the reasons
outlined above, we respectfully request that Administration support this application.
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Development Permit (DP2022-06677) Summary

DP2022-06677 proposes two courtyard-oriented semi-detached buildings comprising of four
dwelling units and four secondary suites. One semi-detached building directly faces 50 Avenue
SW while the second semi-detached building is located behind it closer to the rear lane. Vehicle
parking is to be provided in a detached garage that is accessed via the rear lane.

The following excerpts (Figures 1 -2) from the development permit submission provide an
overview of the proposal and are included for information purposes only. The development
permit plans are subject to change through the development permit review. Administration’s
review of the development permit will determine the ultimate building design and site layout
details such as parking, landscaping, and site access will be determined through the
development permit review.

Figure 1: Renderings
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Figure 2: Site Plan
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Applicant-Led Outreach Summary.

2131 50 AV SW
LOC2022-0156 / DP2022-06677

440 -5119 Elbow Drive SW P 4032015305
Calgary, Alberta T2V 1H2 F 4032015344

civicworks.ca
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Outreach Strategies

@ PROJECT WEBSITE, VOICEMAIL & EMAIL ADDRESS

The project website acts as an information-sharing platform
and the voicemail inbox and dedicated email address serve as a
direct line to the project team. With these outreach strategies,
community members can learn more about the proposed
development vision and are invited to ask questions and share
their feedback directly with the project team.

. NEIGHBOUR LETTERS

Paired with on-site signage, =200 neighbour letters were hand
delivered to adjacent property owners and area residents to
outline the proposed change and ultimate development vision for
the subject site and direct interested parties to get in touch with
the project team via the dedicated voicemail and email address.
All inquiries, questions, and comments are received, compiled,
and responded to by the project team in a timely manner.

CPC2023-0052
Attachment 4

440-5119 Elbow Drive SW
Calgary, Alberta T2V 1H2

P 403 2015305
F 403 201 5344

@ COMMUNITY MEETINGS & INFORMATION SHARING

A summary of the development vision was shared with the
Community Association and the Ward 11 Office in Aug. 2022.
The project team also met with the Ward 11 Office on Oct. 12,
the Community Association on Aug. 31, and the Community
Association and nearby residents on Oct. 27 to discuss the
proposed change, receive feedback, and answer questions.

@ CUSTOM ON-SITE SIGNAGE

To supplement required City of Calgary notification signage, the
project team deployed additional on-site signage that notifies
neighbours and surrounding community members of a proposed
land use change. The signage outlines the development vision
and invites interested parties to learn more by visiting the
dedicated project website, and get in touch with the project team
directly via the project email address and voicemail.

Outreach Process

OVERVIEW

Qur outreach process was designed to provide multiple
opportunities for community members to learn about the vision
for the site early on and to share their thoughts — all with the
intent of maintaining a respectful and transparent conversation.
Through our outreach channels and strategies to date, feedback
from four community members was received directly by the
project team. Administration also advised that nine letters of
concern were received from community members. RNDSQR and
the project team would like to thank these community members
for sharing their feedback.

In reviewing feedback collected to date (November 2022) and
summarized by Administration, the project team has identified
three themes raised by community members. The themes
outlined in the following pages are broken into What We Heard
and Team Response.

www.civicworks.ca
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OUR COMMITMENT

Since no single design solution can satisfy all community
members completely, the projectteam cannot integrate
everything suggested by our neighbours and the
community at-large.

Qur promise, however, is that we are transparent about how we
reach our conclusions, making the following commitments to all
who participate in our outreach process:

1.  We will provide you with quality information
about the project.

2. We will ask for your thoughts on key areas of
the project.

3. We will share what we have heard and our
team'’s response to it.

QOutreach Summary LOC2022-0156 | 2131 50 AV SW 2
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What We Heard & Team Response
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460 -5119 Elbow Drive SW
Calgary, Alberta T2V 1H2

° VEHICULAR PARKING & TRAFFIC

WHAT WE HEARD

Although the proposed development will meet minimum

Bylaw vehicle parking requirements, some community members
expressed concern over the amount of parking spaces being
provided on-site and the impact this will have on available
on-street parking spaces, traffic congestion, and road safety.

TEAM RESPONSE

The development proposal is aligned with the Land Use Bylaw's
R-CG District parking requirements, which require a minimum
parking supply of 0.5 stalls per unit and provide storage space for
mobility alternatives like bicycles and scooters for all units that do
not have access to a parking space. The proposal includes a total
of four parking spaces (one per rowhome) in an enclosed garage
and four alternative mobility storage units (one per suite).

We hear and understand neighbours’ concerns regarding
the proposed parking supply and the impact it could have on

www.civicworks.ca

CPC2023-0052 Attachment 4
ISC:UNRESTRICTED

availability of on-street parking spaces, traffic congestion, and
road safety. Given the relatively low scale of development and
typically lower rate of car ownership for these types of units, there
is expected to be minimal impact to existing on-street parking,
traffic congestion, and road safety.

Parking also has immediate implications to housing affordability,
as the cost of supplying parking ultimately gets passed through

to residents. Numerous studies have demonstrated that housing
costs for units with designated parking spaces are generally
higher than units without parking spaces. We believe our city’s
housing market should have a supply that meets the unique needs
of all Calgarians regardless of budget, size, lifestyle, or location

needs and preferences.
In summary, the proposed parking supply acknowledges a lower
documented rate of car ownership for smaller units, encourages

a move toward more sustainable modes of transportation, and
enables a range of housing choices for a diversity of people.

Outreach Summary LOC2022-0156| 2131 50 AV SW 3
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e RESIDENTIAL DENSITY, WASTE & RECYCLING

WHAT WE HEARD

Afew neighbours expressed concern regarding the proposed
development’s residential density and the associated waste and
recycling that will be required for the number of residential units.

TEAM RESPONSE

The proposed land use change and associated development
vision would allow for a total of 8 units: 4 rowhome units and 4
associated basement secondary suites within a two-and-a-half-
storey built form. Given the site’s well-connected location near
Bus Rapid Transit, Frequent Transit, bicycle routes, Mount Royal
University, Glenmore Athletic Park, multiple schools, and a well-
loved urban destination — Sandy Beach Park — the projectteam
believes this site is an appropriate location for multi-residential
development and an increase in density. This area of North

www.civicworks.ca
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Glenmore Park along 50 AV SW — a Municipal Development Plan-
designated Parkway — is gradually evolving to support additional
intensity.

Anincrease in the number of residential units on this site will
require a considered waste and recycling strategy, which will be
handled via private collection, meaning fewer bins are possible
and will be shared among residents. Ultimately, the number

of bins will be based on The City's guidelines, reviewed by the
Development Authority, and finalized as part of the Development
Permit process.

The proposed grade-oriented rowhome-style development vision
will provide additional housing choice within the community.
Rowhomes represent a best-practice solution for introducing
additional housing options, while providing sensitive transitions
to existing low-density neighbours.

Outreach Summary LOC2022-0156 | 2131 50 AV SW 4
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e BUILDING HEIGHT, MASSING & CONTEXTUAL FIT

WHAT WE HEARD

Some community members expressed concern regarding the
overall building height and massing, specifically referencing
parcel coverage, privacy concerns, shadow impacts, and the
general fit of the proposed built form at this location.

TEAM RESPONSE

Rowhomes represent a best-practice solution to balancing
intensification objectives with minimal impact to neighbouring
properties. The proposed low-density R-CG District includes
policies that provide sensitive transitions and limit shadow and
privacy impact on neighbouring properties through building
setbacks, building heights, and parcel coverage.

These policies intentionally reduce building mass and limit
shadow impacts on neighbours through an 11m or three storey
maximum building height and a maximum parcel coverage of
60% to ensure sufficient landscaping and access to sunlight.
Additionally, the proposed development vision included in the
concurrent Development Permit application has been designed

www.civicworks.ca
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with a peaked roof to further minimize massing and shadow
impacts and has strategically placed and generally limited the
overall number of windows that overlook adjacent properties to
preserve neighbours’ privacy.

The project team carefully considered this location and the
surrounding community character when determining whether this
was an appropriate site for the proposed land use change and
associated development. To provide The City and neighbours
with greater certainty and transparency around the intended
development outcome, the project team submitted a concurrent
Development Permit application, which is currently under

review by City Administration. The building design shown in the
Development Permit application includes a two-and-a-half storey
built form with a peaked roof — a nod to the existing surrounding
mid-century architectural context and community character.

Given the site's well-connected location near Bus Rapid Transit,
frequent transit, and bicycle routes, Mount Royal University,
Glenmore Athletic Park, multiple schools, and a well-loved urban
destination — Sandy Beach Park — the project team believes this to
be an appropriate location for the proposed built form.

Outreach Summary LOC2022-0156 | 2131 50 AV SW 5
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Community Association Response
T

£ NORTH GLENMORE PARK
COMMUNITY ASSOCIATION

2231 Longridge Dr. SW Calgary, AB T3E 5N5 403-246-4243 www.ngpca.ca

Dec 19, 2022

The City of Calgary

Planning & Development Dept.
700 Macleod Trail

Calgary, AB T2P 2M5

Attention: Quadri Adebayo (Planner)

quadriadebavo@calgary.ca (via City Development / Land Use portal)

Dear Mr. Adebayo,

Re: LOC2022-0156 (2131 - 50th Ave SW)
Land Use Amendment Application (R-C2 to R-CG)

This letter is submitted on behalf of the North Glenmore Park Community Association’s (NGPCA)
planning applications review committee (PARC). We previously filed a letter of concern with respect to a
proposed Direct Control (DC) application proposing much the same built form for this site. This
application has been adapted to a “mid-block R-CG” (i.e. row house mid-block form) as anticipated
following Council’s October 4th amendments to Land Use Bylaw 1P2007.

Despite the new (or modified) district, PARC retains many of its previous concerns.

On November 23rd, 2022 we were circulated with a request to comment on the above application, and
we appreciate the opportunity to provide our comments on behalf of NGPCA / PARC.

While this application is for a land use redistricting (often referred to as “rezoning”), we benefited from a
public open house presentation made by the Proponent and its consultants, at a forum sponsored by
PARC on Thursday October 27th, 2022.

The owners of the parcels immediately adjacent to the subject parcel are strongly opposed to this land
use amendment application. PARC supports their concerns, and we have endeavoured to summarize
them into the relevant land use amendment and development permit (the proposed dwellings will likely
be permitted, offering little or no appeal) silos:

LAND USE AMENDMENT

® The new district is unnecessary (no demonstrated need). The existing built form is one (1)
dwelling unit; the site owner can create 4 times the current density within the confines of the
current R-C2 land use district.

CPC2023-0052 Attachment 5 Page 1 of 5
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® Rental - yes; Affordable - no. While the proposed redevelopment will offer rental
accommodation, for a minimum of 10 years (according to the applicant), there is no evidence of
this being "affordable housing".

e This is not “gentle density”. While the NGPCA supports the addition of "missing middle"
housing (North Glenmore Park likely has one of the highest rates of approval of any community
for end-of-block R-CG development), the proposed land use redesignation from R-C2 to
mid-block R-CG represents the antithesis of what has been described as "gentle density".
"Missing Middle" housing includes both semi-detached and stacked fourplexes, both forms
currently available within the existing R-C2 district. "Gentle density" and the "Missing Middle"
housing, as envisaged by architect Daniel Parolek, is a range of housing forms or types between
single-detached houses and apartment buildings and includes duplexes, triplexes, fourplexes,
rowhouses, townhouses and low and mid-rise buildings.

e The existing R-C2 district already responds to the “Missing Middle” form. Missing Middle
doesn't necessarily mean that ALL low density built forms should find favour in every location.
The concept of "gentle density" - as described by Architect Daniel Parolek - is to find built form
that nicely reflects the existing housing, but adds opportunity for additional dwelling units:

"SmartDensity’s premise is that our vision for gentle density provides an opportunity for cities to
create liveable communities, one’s where we can maintain the integrity of the surrounding built

environment while also introducing low scale pedestrian-oriented family-sized units." *

[* The above quotes from the Toronto wehsite: https://smartdensity.com/ |

e Avoid ‘spot zoning’. Alternatively, applicants can pick their sites strategically and not otherwise
"spot zone" - effectively attacking the existing established built form in the community. Again,
applying the term "gentle density”, an applicant might choose to redesignate the parcel adjacent
to an existing end-of-block R-CG, thereby limiting the potential negative impact by 50% given
that at least one group of adjacent residents have already demonstrated their preference for this
form of density.

e Compromised Neighbouring Interface: Again, this is an argument against “spot zoning”. The
purpose of the existing R-C2 district is to ensure new development is contextually sensitive.
Given recent trends, it is unlikely that any applicant will be satisfied with anything less than the
maximum built form allowable in the proposed mid-block R-CG district. Indeed, nothing stated
by the Proponent group at the open house on October 27th suggested anything other than
maximizing site yield. The existing Land Use Bylaw 1P2007 is imbued with the notion of
“contextual sensitivity”. A mid-block application of this nature is the antithesis of what was
contemplated by the current (and lawful) Land Use Bylaw.

Rather than an organic change to our community, this proposal inserts itself unapologetically into the
middle of an otherwise stable North Glenmore residential block. It's not “gentle” - it’s abrupt.

CPC2023-0052 Attachment 5 Page 2 of 5
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DEVELOPMENT PERMIT APPLICATION

It's not entirely clear whether a mid-block R-CG development will be permitted or discretionary. If the
former, then there will be no appeal process for the neighbours. Given that uncertainty, PARC also
recognizes potential negative impacts from the expected subsequent development permit application:

+ Compromised Traffic + Road Network Safety: The proposed development is not only situated
directly across a school, but is also adjacent to two more schools within a block. This paired with
the presence of nearby parks, greenspaces, and playgrounds, the increased density resulting
from such a development directly compromises the traffic and safety of the neighborhood as a
whole. With the increased traffic flow, PARC strongly advises the City to carefully consider the
demographics that may be put at risk and can be negatively impacted.

+ Insufficient Parking Spaces: the 4 on-site parking stalls proposed for 8 dwelling units will likely
be insufficient to accommodate the current residential demand we continue to see associated
with R-CG development in our community. It's one thing however to have off-site parking
spillover on a corner lot. With the very limited and restricted street parking on 50th Ave, this
proposal fails to adequately address on and off-site parking impacts. While suggested by the
community at the October 27th open house, there has been no evidence since then to
demonstrate that additional viable parking might be developed on the north side of 50th Avenue
SW; it is PARC's view that this parking accommodation is a necessary precursor to any significant
site redevelopment on 50th Avenue given the current lack of available parking on the south side
of 50th Avenue SW

s Alternatives to 8 dwelling units: There are a number of potential site development iterations
that can still add a minimum of 3 additional dwellings to the site. Any one of them will avoid the
very real imposition of a continuous 2-storey wall looking down over the adjacent residents’ rear
yard amenity space.

s Infrastructure Upgrades. We have information that our community was built with deficient
stormwater infrastructure (evident in the notable deficiency of storm catchments throughout
the community). The relatively flat community landscape is built on sandstone and shale plates
intermixed with clay pockets. Surface drainage is poor and problematic. The community is
uncertain whether City Water Resources is aware of this significant local issue or whether they
are prepared to move forward with required upgrades to accommodate the reduced surface
absorption and storm water management associated with new redevelopment. As more new
redevelopment proceeds, the drainage issue is compounding. The City will have to account for
necessary infrastructure improvements arising from expected redevelopment.

+ Excessively High Density for a Relatively Small Lot: With the R-C1 and R-C2 districts remaining
as the preferred housing choice in Established Communities like North Glenmore, the
community would like to retain its current land use mix, with a blend of low density between
50th and 54th Avenues and exclusively R-C1 south of 54th Avenue.

o Lack of Community Fit: With the increased building height and parcel coverage, the physical
design of the development will not only be a significant building massing and privacy intrusion
on the immediate neighbours, but will also compromise the overall street rhythm within the
block face of the neighbourhood. Additionally, the reduced soft landscaped area and canopy
coverage will likely negatively impact the ability of the site to manage rainwater and snow melt.

CPC2023-0052 Attachment 5 Page 3 of 5
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If new denser redevelopment is to occur, it should strive to respect the same contextual
envelope of neighbouring structures (sethack, site coverage, height, etc.).

» Shortage of waste facilities; Amenity Space and Storage Units: The Proponent is suggesting an
arrangement with City solid waste services whereby it will arrange for private recycling. This
may work so long as the ownership of the development remains in one party. Itis uncertain how
this arrangement might continue with eventual condominium conversion. Similarly, the
proposed development at 2131 50th Ave SW lacks the storage amenities that would normally be
sufficient for 8 units. There are limited walkways from the front units to rear parking (particularly
with the proposed vegetation suggested by the Proponent) and outdoor and bhicycle storage
options don’t seem fully conceived. It is unclear how the proposed amenity space will be shared
within the courtyard lying amidst the proposed 8 dwelling units.

We conclude by acknowledging that PARC's role is advisory in nature. We have attempted to provide
input into a matter which most importantly and immediately affects those who are adjacent to the
proposed development site and by the resulting reconstruction consequences. Attached is a compilation
of the affected neighbours’ views and opinions. We merely ask that the following decision makers each
take into account their role in this land use application and the concerns raised by the citizens whose
lives are most impacted by this decision process and the role of each level of review and approval:

+ City planning staff, in their role as land use co-ordinator and development authority
+ Calgary Planning Commission (CPC), in reviewing and recommending all land use applications

e Calgary City Council and each of its members, as the ultimate decision-making authority on land
use amendment applications

When the mid-block R-CG amendments were approved by Council on October 4th, certain members of
Council suggested that Council was only approving the general rules about this new form of housing -
that the true test would come when actual applications were submitted for consideration to Council. This
is one of the first of such applications. We ask, respectfully, that Council consider the full impact of such
applications on a case-by-case basis. We urge Council to not see such applications as a meaningful
response to the Municipal Development Plan’s density and growth targets for inner city redevelopment.
The current application is, plain and simple, “spot zoning” with all the negative elements associated with
such one-off applications. Spot-zoning applications such as this are not a thoughtful approach to
planning - they are an opportunistic overreach that in pretending to reach lofty goals only impose ill
conceived and insensitive building forms over the voices of the affected community.

Our community supports contextually respectful and sensitive redevelopment proposals. This is not an
example of that type of application, unfortunately.

On behalf of the affected neighbours of the North Glenmore Park communiWe ask that each of the three
decision making bodies referenced above NOT SUPPORT this application as proposed. Please
recommend that Council “refuse” this application as proposed. Alternatively, if a redesignation is being
considered, please limit it to the less intense “R-CGex” land use district.

Sincerely,

North Glenmore Park Community Association

CPC2023-0052 Attachment 5 Page 4 of 5
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per: Arshan Hussaini
Chair, PARC

Copied to:

North Glenmore Park Community Association (Attention: J. Ring-McClure, President)
Ward 11 Councillor Courtney Penner

CivicWorks Planning + Design (Attention: Kalika Hoogstraten)

Immediately Affected Adjacent Residents

Attached:
Feedback Letters from the Neighbouring Residents to the Land Use Redesignation
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Planning & Development Services Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2023-0040
2023 January 26 Page 1 of 3

Land Use Amendment in Rosscarrock (Ward 8) at 1445 — 42 Street SW, LOC2022-

0181

RECOMMENDATION:

That Calgary Planning Commission recommend that Council:

Give three readings to the proposed bylaw for the redesignation of 0.06 hectares * (0.14
acres ) located at 1445 — 42 Street SW (Plan 5177GE, Block 22, Lot 24) from Residential
Contextual One / Two Dwelling (R-C2) District to Residential — Grade-Oriented Infill (R-CG)
District.

HIGHLIGHTS

This application seeks to redesignate the subject site to allow for rowhouses, in addition
to the building types already listed in the district (e.g. single detached, semi-detached,
duplex dwellings and secondary suites).

The proposal represents an appropriate density increase of a residential site, allows for
development that may be compatible with the character of the existing neighbourhood
and is in keeping with the applicable policies of the Municipal Development Plan.

What does it mean to Calgarians? The proposed Residential — Grade-Oriented Infill (R-
CG) District would allow for greater housing choice within the community and more
efficient use of existing infrastructure and nearby amenities.

Why does it matter? The proposed R-CG District would allow for more housing options
that may better accommodate the evolving needs of different age groups, lifestyles and
demographics.

e The proposal aligns with the Municipal Development Plan.

e A development permit has not been submitted at this time.

e There is no previous Council direction related to this proposal.
DISCUSSION

This land use amendment application was submitted on 2022 October 6 by Horizon Land
Surveys on behalf of the landowners, John and Doreen Klassen.

The approximately 0.06 hectare site is situated at the northwest corner of 42 Street SW and 15
Avenue SW. The site is 380 metres northeast of 45 Street Station and within 550 metres of four
schools and the community hall building. The proposed R-CG District accommodates grade-
oriented development in the form of rowhouse buildings.

As indicated in the Applicant Submission (Attachment 2), the proposed land use district enables
residential uses and accommodates a maximum building height of 11 metres and 4 dwelling
units. Secondary suites are a permitted use in the R-CG District.

A detailed planning evaluation of the application, including location maps and site context, is
provided in the Background and Planning Evaluation (Attachment 1).

Approval: S. Lockwood concurs with this report. Author: J. Miller




tem#5.3

Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2023-0040
2023 January 26 Page 2 of 3

Land Use Amendment in Rosscarrock (Ward 8) at 1445 - 42 Street SW, LOC2022-
0181

PUBLIC ENGAGEMENT AND COMMUNICATION (EXTERNAL)
X Outreach was undertaken by the Applicant
X] Relevant public groups 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 Qutreach Toolkit to assess which level of outreach with
relevant public groups and respective community association was appropriate. In response, the
applicant contacted the Rosscarrock Community Association and Ward Councillor's Office
directly. Prior to submitting the application, the applicant also delivered post cards to residents
within a 90-metre radius. The Applicant Outreach Summary can be found in Attachment 3.

City-Led Outreach

In keeping with Administration’s practices, this application was circulated to relevant public
groups, notice posted on-site and published online. Notification letters were also sent to
adjacent landowners.

Administration received 9 letters of opposition and no letters of support from the public. The
letters of opposition cited the following concerns:
¢ rowhouses do not fit the character of the community;
removal of established trees, carbon and heat sinks;
increased traffic and parking issues;
increased drainage issues;
increased number of waste bins;
increased shadowing;
increased construction noise; and
public infrastructure such as the electrical grid, may not be able to accommodate an
increase in users.

The Rosscarrock Community Association provided a letter in opposition on 2022 December 14
(Attachment 4) identifying the following concerns:

e increased traffic and parking issues;

e rowhouses do not fit the character of the community; and

o effect on privacy of neighbouring homes.

Administration considered the relevant planning issues specific to the application and has
determined that the proposal is appropriate. The building and site design, number of units and
on-site parking will be reviewed and determined at the development permit stage.

Following Calgary Planning Commission, notifications for a 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.

Approval: S. Lockwood concurs with this report. Author: J. Miller


https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2022-0181

tem#5.3

Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2023-0040
2023 January 26 Page 3 of 3

Land Use Amendment in Rosscarrock (Ward 8) at 1445 - 42 Street SW, LOC2022-
0181

IMPLICATIONS

Social
This proposal may have positive social implications by offering a greater number and variety of
dwelling units for Calgarians near existing services and amenities.

Environmental

The applicant has indicated that they plan to pursue LEED GOLD Certification, including green
infrastructure, EV charging and roof top solar as part of a future development permit. This is in
alignment with the Calgary Climate Strategy — Pathways to 2050 (Programs A, F and K).
Further opportunities to align future development on this site with applicable climate strategies
will continue to be encouraged at the development permit stage.

Economic
The proposed land use would allow for a more efficient use of the land, existing infrastructure
and services and provide more housing in the community.

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. Applicant Outreach Summary

4. Community Association Response

Department Circulation
General Manager Department Approve/Consult/Inform
(Name)

Approval: S. Lockwood concurs with this report. Author: J. Miller
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Background and Planning Evaluation

Background and Site Context

The subject site is in the community of Rosscarrock at the northwest corner of 15 Avenue SW
and 42 Street SW. The site is approximately 0.06 hectares (0.14 acres) in area, has dimensions
of approximately 37 metres deep by 15 metres wide and is serviced by a rear lane. The site is
350 metres southeast of Rosscarrock Community Hall, 270 metres southwest of The Calgary
Arts Academy — Rosscarrock Campus and 600 metres west of Westbrook Mall. St. Michael
School, Vincent Massey School, Westgate School, and Westgate Community Association are
also within 850 metres of the site. The 45 Street West LRT Station is 380 metres southwest of
the site. There is currently a single detached building and detached garage on the site.

Community Peak Population Table

As identified below, the community of Rosscarrock reached its peak population in 2019.

Rosscarrock

Peak Population Year 2019
Peak Population 3,625
2019 Current Population 3,625
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
Rosscarrock Community Profile.

CPC2023-0040 Attachment 1 Page 1 of 5
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Previous Council Direction
None.

Planning Evaluation

The existing Residential — Contextual One / Two Dwelling (R-C2) District is primarily for single
detached, semi-detached, duplex dwellings, and secondary suites. The R-C2 District allows for
a maximum building height of 10 metres and a maximum of two dwelling units. Secondary
suites are permitted uses within the R-C2 District.

In addition to the residential uses allowed in the R-C2 District, the proposed Residential —
Grade-Oriented Infill (R-CG) District allows for the additional low-density housing form of
rowhouses and townhouses. The R-CG District allows for a maximum building height of 11
metres and a maximum density of 75 dwelling units per hectare. Based on the parcel area, this
would allow up to four dwelling units on the subject site.

Secondary suites (one backyard suite or one secondary suite per dwelling unit) are also allowed
in the R-CG District, and do not count towards allowable density.

Development and Site Design
The rules of the proposed R-CG District would provide guidance for the future redevelopment of
the site including appropriate uses, building height and massing, landscaping and parking.
Given the specific context of this corner site, additional items that will be considered through the
development permit process included, but are not limited to:

e ensuring an engaging built interface along 15 Avenue SW and 42 Street SW; and

e mitigating shadowing, overlook, and privacy concerns.

CPC2023-0040 Attachment 1 Page 3 of 5
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Transportation
Pedestrian access to the site is available from existing sidewalks along 15 Avenue SW and 42
Street SW.

The parcel is located near several cycling routes. An on-street bike route is located immediately
adjacent to the site on 42 Street SW and provides a low-traffic connection to the broader cycling
network. A multi-use pathway was recently installed along 37 Street SW as part of the Main
Streets program. A multi-use pathway is also provided along 17 Avenue SW.

The area is well-served by Calgary Transit. The 45 Street West LRT Station is 380 metres (8-
minute walk) southwest of the site along 17 Avenue SW. Bus stops for Route 93 (Coach
Hill/lWestbrook Station) are located 310 metres (7-minute walk) west on 45 Street SW.

Direct vehicular access to the proposed development will be required to come from the rear
lane. On-street parking is currently unrestricted along 15 Avenue SW and 42 Street SW. The
parcel is located within Residential Parking Permit (RPP) Zone RCK.

Environmental Site Considerations
No environmental concerns were identified.

Utilities and Servicing

Water, sanitary sewer and storm mains are available adjacent to the site. Details of site
servicing, as well as appropriate stormwater management will be considered and reviewed as
part of the future development permit application.

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.

Growth Plan (2022)

The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s
Growth Plan (GP). The proposed land use amendment builds on the principles of the GP by
promoting efficient use of land and regional infrastructure, and establishing strong, sustainable
communities.

Municipal Development Plan (Statutory — 2009)

The subject site is located within the Developed Residential — Established area as identified on
Map 1 (Urban Structure) of the Municipal Development Plan (MDP). The proposal complies with
the MDP which encourages modest redevelopment of the Established area. More efficient use
of existing infrastructure, public amenities and transit represent incremental benefits to climate
resilience.

Calgary Climate Strategy (2022)

This application supports actions identified in the Net Zero Homes and Buildings, Zero Carbon
Energy Transition and Zero Carbon Neighbourhoods sections (Programs A, F and K) of the
Calgary Climate Strategy — Pathways to 2050. Commitments described in the applicant’s

CPC2023-0040 Attachment 1 Page 4 of 5
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https://engage.calgary.ca/37street
https://engage.calgary.ca/37street
https://maps.calgary.ca/CalgaryParking/
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https://www.calgarymetroregion.ca/growth-and-servicing-plan
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https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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Climate Resilience Inventory Form (LEED certification, EV charging, solar panel usage, tree
retention and permeable landscaping) would be implemented at the DP stage.

Westbrook Communities Local Area Planning Project

There is no existing local area policy for this site. Administration is currently working on the
Westbrook Communities local area planning project which includes Rosscarrock and
surrounding communities. Planning applications are being accepted for processing during the
local area planning process. The proposed land use is in alignment with the applicable urban
form category and building scale modifier found in the proposed Westbrook Communities Local
Area Plan.
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Applicant Submission

Company Name (if applicable): LOC Number (office use only):
LOC2022-0181

Horizon Land Surveys
Applicants Name:

Lei Wang/Horizon Land Surveys
Date:

Sep. 29th, 2022

On behalf of the landowner, please accept this application to redesignate a +/- 0.057
hectare site from R-C2 to R-CG to allowfor:

* rowhouses in addition to the uses already allowed (e.g. single-detached,
semi-detached, and duplex homes and suites)

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

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

* the uses listed in the proposed R-CG designation.

The subject site, 1445 42 Street SW, is a corner lot located in the community of
Rosscarrock, along 15 Ave and 42 Street SW. The lot itself is surrounded by R-C2 lots
in all directions although there is R-CG lot on the opposite side of 15 Ave SW.

The site is approximately 0.057 hectares in size with approximate dimensions of 15.31
by 37.19 meters. A rear lane exists to the north of the site. The property is currently
developed with a one-storey single detached dwelling.

Vehicle access to the parcel is available and will be via the rear lane. Transit is
available by way of Blue Line LRT, Route 2 and Route 93 bus routes. The Blue Line 45
Street LRT Station is within 400 meters of the site. The site is also in close proximity to
the Rosscarrock Community Centre.

The subject parcel is located within the Residential-Developed-Inner City area of the
Municipal Development Plan. The applicable policies encourage redevelopment of
inner-city communities that is similar in scale and built form to existing development,
including a mix of housing such as townhouses and row housing. The Municipal
Development Plan also calls for a modest intensification of the inner city, an area
serviced by existing infrastructure, public amenities and transit.

FOIP DISCLAIMER: The personal information on this form is being collected uncler the authority cf The Freedom of Information and
Protection of Privacy (FUIP) Act, Section J3(c). If will be usedto provit)e operating programs, account services anclto process payments
receivecl forsaid services.ltmay also be used to conduct ongoing evaluations of services received from Planning & Development. Please
sendinquiriesbymailtothe FOIP Program /\dministrator, Planning & Develo{>qaent, PO Rox 2100, Station M, Calgary, AB T2P 2M5 or contact
us by pbnne at311.
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Company Name (If app|icab|e): LOC Number (office use only):
Horizon Land Surveys
Applicant's Name:

Lei Wang/Horizon Land Surveys
Date:

Sep. 29th, 2022

The proposal is in keeping with the relevant policies of the MDP as the rules of the
R-CG provide for development forms that may be sensitive to existing residential
development in terms of height, built form and density.

The proposed R-CG is a Low Density Residential District. With the lot being a corner
lot, the impacts of higher density use on neighbouring lower density properties can be
reduced. Housing that faces both streets adds to the residential appearance of the side

streets and tends to slow traffic and enhance pedestrian safety and experience on
adjacent sidewalks.

FOIPDISCLAIMER: The personalinformationonthisformisbeingcollected underthe authority of The Freedom ofInformationand
Protection of Privacy (FOIP) Act, Section 33(c). Itwill be used to provide operating programs, account services audto proces.s payments
received for said services. tmay alsobe rtsedto conduct ongoing evaluations of services received from Planning & Development. Please

senclinquiries by mail to the FOIP Program Administrator, Planning & Development, PO Box 2100, Station M, Calgary, AB T2P 2MS or contact
us by phone at 311.

CPC2023-0040 Attachment 2 Page 2 of 2
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Applicant Outreach Summary

Community Outreach on Planning & Development
Calgary @g@ Applicant-led Outreach Summary

Please complete this form and include with your application submission.

Project name: 1445 42 Street SW
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)

Before undertaking the project, our office completed the “Community Outreach
Assessment”. The project’s impact score is “1A”. So we

are implementing a direct approach to reach to community association, local residents
within a 90 meters radius and also Ward Councilor Office.

On May 18th, 2022, our staff did post card deliver to residents within a 90 meters radius.
During the process, our staff did door knocking and spoke with residents at home. The
main concerns our office got are with regards to increased traffic, increased density,
height, shadow effects, and safety. We believe those can be properly dealt with at the
development permit stage.

We have also contacted community association and councilor’s office forcomments.
Until today, we haven’t received any response yet.

Stakeholders
Who did you connect with in your outreach program? List all stakeholder groups you connected
with. (Please do not include individual names)

Immediate neighbour, local residents, community association and ward councillor office

What did you hear?
Provide asummary of main issues andideas that were raised by participants in your outreach.

The main concerns we heard from local residents and community association are:
increased traffic, parking issues, increased density, height, shadow effects, privacy
and safety.

Some people also express concerns over property value and crime.

calgary.ca/planningoutreach

CPC2023-0040 Attachment 3 Page 1 of 2
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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.

We believe those concerns can be properly dealt with at the development permit
stage.

According to R-CG bylaw, the side setback is increased to 3 meters on the side
neighbouring another residential dwelling. Also even though, the maximum height is 1
meter higher, R-CG bylaw require lower height at perimeter.

How did you close the loop with stakeholders?

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

stakeholdersthat participated inyour outreach. (Please include anyreports or supplementary
materials as attachments)

Continue enage with Councillor office and community association. And betterexplain
to local residents about proposed developments and restrictions under R-CG

calgary.ca/planningoutreach

CPC2023-0040 Attachment 3 Page 2 of 2
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Community Association Response

Received 2022 December 14

We are writing in our capacity as the Rosscarrock Community Association Development
Committee (the “Committee”) in opposition to the proposed land use change at 1445 42 St.
SW (LOC2022-0181) from RC- 2 to RC-G (the “proposal”).

Subsequent to the proposal at 4316 10 Ave SW (LOC2022-0134), community engagement
and feedback received by the Committee has grown in opposition to these proposals. We
have received multiple written letters in opposition to the proposal with an engaged group of
community members that continues to grow. Based on the community feedback we have
received to date, we advise that we continue oppose the proposed development.

The Rosscarrock community has existing R-CG and Multi-Residential zoning approved from

37th to 39th SW and in conjunction with the existing RC-2 infill development in the community
we are well on our way to meeting our “50/50” objectives and the City’s densification
objectives. It is important to note that Rosscarrock is one of the City’s smallest communities:
any changes to zoning within this small neighbourhood significantly impact its character and
cultures, more so than larger neighbourhoods.

The Committee continues to view the proposed increased R-CG zoning beyond this as not
supportable based on the following concerns:

1. Traffic/Parking — existing row house development has resulted is significant parking
concerns and chokepoints surrounding the existing developments which have
increased risks for vehicles, cyclists, and pedestrians commuting in the
neighbourhood, particularly given the relative increase in children in the
neighbourhood due to new families in the area and the inflow of students and drivers

from the Calgary Arts Academy and St. Michael’s school. We would also note that 15th
Ave is an emergency vehicle access route and encumbering this route is less than
ideal, especially in our small neighbourhood with a fire hall and a police station. Until
there is a solution related to row house development and the valid parking concerns
that they cause (which have been raised in discussions with multiple surrounding
committees), we cannot support this type of development in these locations.

2. Rosscarrock Historical Support of Development & Density — the community has
been historically pro-development and density and we continue to support smart
development that is conducive to walkable, vibrant communities and that makes
sense to the character of the community. We do not view the proposal as a smart
development, especially in the middle of the neighbourhood, and would again note that
we are making progress with respect to our densification objective based on our
existing zoning.

3. Contextual & Privacy Concerns — adjacent residents are negatively impact by the
development. Corner lot row house developments are punitive and out of context with
the orientation of existing homes in the community. These developments are onerous
and punitive to adjacent lots based on the orientation of the lot and the overall footprint

CPC2023-0040 Attachment 4 Page 1 of 2
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of the proposed.

4. Zoning Proximity - the proposed R-CG zoning change is Kitty corner to a lot that has

already been rezoned as R-CG (4317 & 4315 15th Ave SW). Zoning proposal such as
these should consider proximity similarly zoned areas as it further amplifies the
negative community impacts discussed herein. RC-G zoning has its place in the
community which must be balanced with the community’s concerns: a blanket
view that all RC-G zoning on any corner lot in the middle of a small community
is applicable is not supportable.

Our community is small, spanning only a few residential blocks from 37th st. to 45th st. sw

and bordered by 17th Ave and Bow Trail (along with Westbrook Mall). Zoning changes such
as the one proposed have broad long-term implications for the neighbourhood which we are
not supportive of.

The Rosscarrock community and the RCA Development Committee has been historically
supportive of infill development which has resulted in what we view as instances of
developers taking liberties with urban design and the form of multi-residential development.

For instance, some of the R-CG zonings closest to 37th st. SW are, respectfully,
monstrosities to behold: they are overly tall complexes without any front or back yard space,
forcing builders to add random balconies facing directly into the windows of neighbouring
homes. In addition to density, the City of Calgary should be concerned about building vibrant,
beautiful neighbourhoods with lots of green and park space. Excessive, randomly granted,
poorly planned R-CG zoning without regard to the future character and appeal of
neighbourhoods is short-sighted.

We remain supportive of continued RC-2 development in the interior and higher density
development along the community borders in keeping with the community consultation
process as part of the Westbrook Communities LAP engagement process and the existing R-
CG and Multi-Residential zoning which will achieve the City’s density objectives expressed
through the Westbrook LAP process.

Rosscarrock is a growing, inclusive community and we see the future development of the
community as an opportunity to increase the vibrancy and walkability of the neighbourhood.

However, we are not supportive of the creation of corridors of congestion along side streets

and avenues such as 8th, 10th, 13th and 15th Ave. and remain focused on smart changes in
zoning with purpose and a long-term vision of the community which respect current
community member and is inclusive of new community members.

R-CG development and the location of same should be carefully assessed in conjunction with
existing zoning and proximity to other multi-family developments. We additionally have
serious reservations about relative height of future R-CG developments and will be engaged
with respect to future applications.

We aim to learn from and improve on surrounding communities to create a vibrant walkable
community which fits in the existing context of our community.

CPC2023-0040 Attachment 4 Page 2 of 2
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Outline Plan and Land Use Amendment in Glacier Ridge (Ward 2) at 3810 and
4040 — 144 Avenue NW, LOC2022-0075

RECOMMENDATIONS:
That Calgary Planning Commission:

1. As the Council-designated Approving Authority, approve the proposed outline plan
located at 3810 and 4040 — 144 Avenue NW (Plan 7510325, Block 1; Portion of SE1/4
Section 1-26-2-5) to subdivide 2.42 hectares * (6.00 acres *) with conditions
(Attachment 2).

That Calgary Planning Commission recommend that Council

2. Give three readings to the proposed bylaw for the redesignation of 1.76 hectares * (4.35
acres %) located at 3810 and 4040 — 144 Avenue NW (Plan 7510325, Block 1; Portion of
SE1/4 Section 1-26-2-5) from Multi-Residential — At Grade Housing (M-G) District and
Residential — Low Density Mixed Housing (R-G) District to Commercial — Community 1
(C-C1) District, Multi-Residential — At Grade Housing (M-G) District and Special Purpose
— City and Regional Infrastructure (S-CRI) District.

HIGHLIGHTS

e This application seeks to amend a portion of an approved outline plan (LOC2017-0368)
to maintain the approved subdivision framework and redesignate the subject sites to
allow for multi-residential and commercial development within the community of Glacier
Ridge.

e The proposal is in keeping with the applicable policies of the Municipal Development
Plan (MDP) and the Glacier Ridge Area Structure Plan (ASP).

¢ What does this mean to Calgarians? This proposal would allow for diversity in housing
opportunities and a commercial amenity in a greenfield setting.

¢ Why does this matter? This will contribute to Calgary’s overall economic health by
housing new residents within Calgary’s city limits and providing local commercial uses to
nearby residents.

¢ No development permits have been submitted at this time.
There is no previous Council direction related to this application.

DISCUSSION

This application was submitted on 2022 May 3 by Stantec Consulting Ltd. on behalf of the
landowner, 1286409 Alberta Ltd. (Shane Communities). The approximately 1.36 hectare (3.37
acre) and 1.06 hectare (2.63 acre) sites are located in the northwest developing community of
Glacier Ridge, north of 144 Avenue NW and southwest of Symons Valley Road NW. The sites
are mostly surrounded by undeveloped land with low density residential development across
144 Avenue to the south.

As referenced in the Applicant Submission (Attachment 3), the proposal is to facilitate a more
comprehensively planned multi-residential development on the northern site and provide
additional commercially designated land on the southern site.

Approval: M. Sklar concurs with this report. Author: J. Duff
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The proposed Outline Plan (Attachment 4) and the associated proposed Land Use District Map
(Attachment 5) are anticipated to result in 61 units, as shown in the proposed Outline Plan Data
Sheet (Attachment 6), which will achieve a density of 25.2 units per hectare (10.16 units per
acre). This aligns with the overall anticipated density of the approved outline plan application.

A detailed planning evaluation of the application, including location maps and site context, is
provided in the Background and Planning Evaluation (Attachment 1).

ENGAGEMENT AND COMMUNICATION
X Outreach was undertaken by the Applicant
X Public/interested parties 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 Qutreach Toolkit to assess which level of outreach with
affected parties was appropriate. The applicant has indicated that the following community
outreach activities were conducted:

e meetings with landowners to the east and west sides of the affected lands; and
e meetings with larger developers in the area

Further details can be found in the Applicant Outreach Summary (Attachment 7).

City-Led Outreach

In keeping with Administration’s practices, this application was circulated to relevant public
groups, notice posted on-site and published online. Notification letters were also sent to
adjacent landowners.

No public comments were received at the time of writing this report. There is no community
association for the subject area.

Following Calgary Planning Commission, notifications for a 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 proposed application enables the continuation of development in the community of Glacier
Ridge and provides a future framework for a mixture of various residential housing choices and
commercial development.

Environmental
This application does not include any actions that specifically address the objectives of the
Calgary Climate Strategy — Pathways to 2050. Further opportunities to align future development

Approval: M. Sklar concurs with this report. Author: J. Duff
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on this site with applicable climate strategies will be explored and encouraged at subsequent
development permit stages.

Economic

This application would increase the commercial land that is available for development in the
area, without significantly impacting the commercial lands already planned for in the area. The
proposal also allows for a more efficient development of the subject land.

Service and Financial Implications
No anticipated financial impact.

RISK
There are no known risks associated with this application.

ATTACHMENTS

Background and Planning Evaluation
Proposed Outline Plan Conditions of Approval
Applicant Submission

Proposed Outline Plan

Proposed Land Use District Map

Proposed Outline Plan Data Sheet

Applicant Outreach Summary

Nogo,rwdhE

Department Circulation

General Manager Department Approve/Consult/Inform
(Name)

Approval: M. Sklar concurs with this report. Author: J. Duff
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Background and Planning Evaluation

Background and Site Context

The two subject sites are located in the developing northwest community of Glacier Ridge, north
of 144 Avenue NW and southwest of Symons Valley Road NW. The sites have areas of
approximately 1.36 hectares (3.37 acres) (south site) and 1.06 hectares (2.63 acres) (north site)
and are approximately 118 metres wide by 118 metres deep and 76 metres wide by 132 metres
deep respectively. The original outline plan and land use amendment applications for the
community of Glacier Ridge were approved in 2020 (LOC2017-0368). The subject sites have
not yet been subdivided and are located in the southeast portion of this plan, as shown on the
Context Map below.

The north site is surrounded by future Residential — Low Density Mixed Housing (R-G) District to
the west and south, Special Purpose — Urban Nature (S-UN) District to the north and Special
Purpose — School, Park and Community (S-SPR) District to the east. The Symons Valley Ranch
site designated Direct Control (DC) District is located southeast of this site and is intended to
accommodate commercial and mixed-use development. The Glacier Ridge Area Structure Plan
(ASP) identifies these lands as a future Community Activity Centre (CAC).

The south site is surrounded by existing developed Residential — One Dwelling (R-1) District to
the south across 144 Avenue NW, future R-G District to the east, a future S-SPR District site to
the north and Special Purpose — Future Urban Development (S-FUD) District to the west. The
lands designated S-FUD District did not participate in the original outline plan for the
neighbourhood and are a gap that separate the neighbourhood cell containing the subject lands.
These lands have been shadow planned to ensure future integration with adjacent lands. West
of the S-FUD District parcel are lands designated Mixed Use — General (MU-1) District which
have been identified as a Neighbourhood Activity Centre (NAC) in the ASP.

Figure 1: Context Map
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Community Peak Population Table

There is no existing demographic information available for Glacier Ridge as this is a newly
developing community.

Location Maps
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Previous Council Direction

None.

CPC2023-0034 Attachment 1 Page 3 of 5
ISC:UNRESTRICTED



CPC2023-0034
Attachment 1

Planning Evaluation

Land Use

The north site is currently designated M-G and R-G. This provides for a grade-oriented multi-
residential development and low-density residential development. This application proposes to
expand the M-G site by redesignating a portion of the surrounding R-G lands to allow for a more
comprehensively built multi-residential site. A small portion of the R-G land is also proposed to
be redesignated to Special Purpose — City and Regional Infrastructure (S-CRI) to allow for a
continuation of the S-CRI land directly to the north.

The south site is currently designated M-G and R-G. This provides for a grade-oriented multi-
residential development on the west portion of the site, and low-density residential development
on the east portion of the site. The proposed Commercial — Community 1 (C-C1) District is
intended to accommodate small to mid-scale commercial developments and would allow for a
variety of commercial uses that would be easily accessible by surrounding residents.
Administration considered the Commercial — Neighbourhood 1 (C-N1) District and the
Commercial — Neighbourhood 2 (C-N2) District as potential alternative commercial land uses for
this site, given its context and location near a future NAC and a future CAC. Upon further
review, it was determined that both the C-N1 and C-N2 land use districts are intended to be
used on sites with a maximum area of 1.2 hectares. The C-C1 district is intended to
accommodate developments with similar characteristics but on larger sites which was deemed
to be a more appropriate land use that would achieve a similar outcome to a C-N1 or C-N2 land
use on a similarly sized site.

Subdivision Design
The proposed outline plan area consists of approximately 2.42 hectares (6.00 acres) of land and
is consistent with the subdivision design in the original approved outline plan.

Density

The north site, subject to the proposed outline plan and land use amendment applications, is
anticipated to have 61 units. This will result in an overall combined density of 25.2 units per
hectare (10.16 units per acre) for the sites. This aligns with the overall anticipated density of the
original approved outline plan of 24.88 units per hectare (10.07 units per acre).

Transportation

Neither a transportation impact assessment nor parking study were required as part of the land
use amendment application. The street and mobility networks were previously planned with the
original approved outline plan. The proposed amendments do not significantly impact the
proposed street and mobility networks.

Transit
144 Avenue NW is part of the primary transit network and will provide a connection from the
commercial site to the future green line LRT.

Utilities and Servicing

The overall utilities and servicing for this development area were previously planned with the
original approved outline plan. The proposed amendments do not significantly impact the
proposed services for the area.

Legislation and Policy
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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.

Growth Plan (2022)

The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s
Growth Plan (GP). The proposed land use amendment builds on the principles of the GP by
promoting efficient use of land and regional infrastructure, and establishing strong, sustainable
communities.

Calgary Climate Strategy (2022)

This application does not include any specific actions that address the objectives of the Calgary
Climate Strategy — Pathways to 2050. Further opportunities to align development of this site
with applicable climate strategies will be explored and encouraged at subsequent development
approval stages.

Rocky View County/City of Calgary Intermunicipal Development Plan (Statutory — 2012)
The recommendation aligns with the policy direction of Rocky View County/City of Calgary
Intermunicipal Development Plan (IDP) and the general policies of interface planning.

Municipal Development Plan (Statutory — 2009)

The subject sites are located within the Future Greenfield area as identified on Map 1: Urban
Structure of the Municipal Development Plan (MDP). The subject lands have since been
included within the ASP and would now be categorized as part of the Planned Greenfield Area.
The MDP refers to the applicable ASP as the guiding document for development in these areas.

Glacier Ridge Area Structure Plan (Statutory — 2015)

The subject sites are identified as Neighbourhood Area in the Glacier Ridge Area Structure Plan
(ASP) on Map 3: Land Use Concept. Surrounding the activity centres, Neighbourhood Areas
allow for an appropriate mix of residential and non-residential uses. This application generally
aligns with the policies in the ASP.

Policy 2.3 in the New Community Planning Guidebook, Volume 2 of the MDP, states that
Neighbourhood Areas should provide opportunities for a variety of compatible uses only if such
development does not compromise the viability of similar development in a nearby Activity
Centre or Main Street. The commercial site is located between the future CAC on the Symons
Valley Ranch site to the east, and a future NAC site to the west, as identified in the ASP and
shown on the Context Map (Figure 1) above. Administration considered whether this proposal
would undermine the viability of commercial on those two sites and initially requested a market
study from the applicant. The applicant responded to the request with planning rationale for the
proposed commercial site to provide for a small-scale commercial development to support the
surrounding residential area which would be of a different form than provided in the activity
centres. Administration is comfortable that the scale of this site is appropriate for the context
and will not clearly undermine the success of the other two sites.
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Proposed Outline Plan Conditions of Approval

These conditions relate to Recommendation 1 for the Outline Plan where Calgary Planning
Commission is the Approving Authority. Attachment for Council’s reference only.

The following Conditions of Approval shall apply:

Planning

1.

All Conditions of Approval for the approved outline plan LOC2017-0368 shall be
adhered to this application. In the case of any conditions that contradict one
another, the conditions from LOC2022-0075 will apply.

The developer shall minimize stripping and grading within the Environmental
Reserve (ER). Any proposed disturbance within the ER, including that for
roadways, utilities, and storm water management infrastructure, shall be
approved by Calgary Parks prior to stripping and grading.

The developer shall install and maintain a temporary construction fence on the
private property line with the adjacent Environmental Reserve to protect public
lands prior to the commencement of any stripping and grading related to the site
and during all phases of construction. Contact the Parks' Development Inspector
Annie Rodrigues (403-804-9397) to approve the location of the fencing prior to its
installation.

Prior to approval of the related Stripping and Grading Permit or Engineering
Construction Drawings, whichever submitted first, the developer shall install
Environmental Reserve (ER) protection measures around the
wetlands/ravines/Environmentally Significant Areas to be retained in order to
prevent excessive overland drainage and siltation onto said areas during all
phases of construction, in accordance with The City's Guidelines for Erosion and
Sediment Control, to the satisfaction of the Manager of Water Resources and the
Director of Calgary Parks. Contact the Parks Development Inspector Annie
Rodrigues (403-804-9397) to approve the location prior to commencement of
Stripping and Grading activities.

A restrictive covenant shall be registered against the titles prohibiting
construction, erection or placement of any building or structure within 18 metres
of the top of the escarpment (Setback Area) as determined by the Subdivision
Authority and providing that the owners of the Servient Tenement shall not
permit, construct, erect, place or allow to remain within the Setback Area any
building or structure except surface parking lots, roadways or sidewalks which
may be allowable at the discretion of the Approving Authority. The Restrictive
Covenant shall be registered concurrent with the registration of the final
instrument.

Where the Approving Authority allows surface parking lots, roadways or
sidewalks within the 18 metre setback, the Developer shall rehabilitate and
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10.

11.

12.

13.
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replant the lands within the balance of the Setback Area with appropriate
vegetation to the satisfaction of the Parks Department.

Construct all regional pathway routes within and along the boundaries of the plan
area according to Calgary Parks- Development Guidelines and Standard
Specifications - Landscape Construction (current version), including setback
requirements, to the satisfaction of the Director, Parks.

Plant all public trees in compliance with the approved Landscape Construction
Drawing for Boulevard and Median Tree Line Assignment.

No disturbance of Environmental Reserve lands is permitted without written
permission from Calgary Parks.

The developer shall restore, to a natural state, any portions of the environmental
reserve lands along the boundaries of the plan area that are damaged in any way
as a result of this development. The restored area is to be maintained until
established and approved by the Park Development Inspector. The associated
restoration plan shall conform to requirements detailed in the City of Calgary
Habitat Restoration Project Framework and be approved by Parks.

Prior to the approval of a stripping and grading permit, a Development
Agreement or a subject area Tentative Plan, Parks requires details pertaining to
the total limit of disturbance adjacent to existing Municipal
Reserve/Environmental Reserve extents or proposed Environmental Reserve
extents resulting from the proposed development in its entirety.

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 grades of existing adjacent parks and open space (MR and/or ER)
or proposed ER, with all grading confined to the private property, unless
otherwise approved by Parks.

Prior to approval of the tentative plan or stripping and grading permit (whichever
comes first), an onsite meeting shall be arranged to confirm that the surveyed
boundaries of the environmental reserve area meet Parks- approval. A plan
illustrating the surveyed ER boundaries must be provided to Parks in advance of
the onsite meeting.

Parks does not support point source drainage directed towards MR/MSR or ER
extents. All drainage and storm related infrastructure catering to private property
shall be entirely clear of MR/ER/MSR areas.

Utility Engineering

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

15.

16.

17.

18.

19.

20.

21.

In conjunction with the initial Tentative Plan, the Developer shall register a road
plan to the satisfaction of the Director, Transportation Planning for the north half
of 144 Avenue between 37 Street and Ashlar Gate NW. Included will be the
ultimate intersections of 144 Avenue and 37 Street; and 144 Avenue and Ashlar
Gate NW.

In conjunction with the applicable Tentative Plan, the Developer shall submit
detailed construction drawings with cross-sections, including the interim and
ultimate grades for the north half of 144 Avenue between 37 Street and Ashlar
Gate NW. Included will be the ultimate intersections of 144 Avenue and 37
Street; and, 144 Avenue and Ashlar Gate NW. Cross-sections shall indicate and
provide dimensions for any proposed ROW widening to accommodate ROW
elements and grades. Adjustments to the tentative plan boundary may be
required to accommodate all necessary right-of-way requirements. Prior to the
approval of the affected tentative plan, the design and right-of-way for the subject
roads and intersections will be determined to the satisfaction of Transportation.

In conjunction with the initial Tentative Plan, the Developer shall construct the
boundary half of 144 Avenue NW (westbound three lanes to ultimate stage plan)
between 37 Street and Ashlar Gate NW. Included will be the ultimate
intersections of 144 Avenue and 37 Street; and 144 Avenue and Ashlar Gate
NW, inclusive. 144 Avenue NW and ancillary works (boulevard, noise
attenuation, etc) necessary to support the plan shall be designed and
constructed at the Developer's sole expense, subject to normal oversize,
endeavours to assist, and boundary cost recoveries.

In conjunction with the Tentative Plan for the M-G site, the Developer shall
register a road plan to the satisfaction of the Director, Transportation Planning for
the full cross section of 37 Street, between 144 Avenue and Ashlar Road NW.
Included will be the ultimate intersection of 37 Street Ashlar Road NW.

In conjunction with the Tentative Plan for the C-C1 site, the Developer shall
register a road plan to the satisfaction of the Director, Transportation Planning for
the full cross section of Ashlar Gate, between 144 Avenue and Ashlar Heath NW.
Included will be the ultimate intersection of Ashlar Gate and Ashlar Heath NW.

In conjunction with the applicable Tentative Plan or Development Permit, access
for all multi-family, mixed-use, and commercial sites shall be designed and
located to the satisfaction of the Director, Transportation Planning.

No direct vehicular access is permitted along 144 Avenue NW from the subject
lands. An exception may be granted for the C-C1 in conjunction with the
applicable development permit if it can be shown to have adequate spacing from
Ashlar Gate and an appropriate configuration and design, to the satisfaction of
the Director, Transportation Planning. Restrictive covenants shall be registered
concurrent with the registration of the final instrument to that effect at the
tentative plan stage.
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22.

23.

24.

25.

26.

27.

28.
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Primary access to the C-C1 site is to be taken from Ashlar Gate and/or Ashlar
Heath. Any access proposed for 144 Avenue is subject to review in conjunction
with the applicable development permit, and must be shown to have adequate
spacing from Ashlar Gate and an appropriate configuration and design, and must
be to the satisfaction of the Director, Transportation Planning.

Access to Ashlar Gate NW is restricted to right turns-in and right turns-out only. A
restrictive covenant shall be registered concurrent with the registration of the final
instrument to that effect at the tentative plan stage.

In conjunction with the applicable Tentative Plan, with the exception of the
laneless lots along Drystone Way, no direct vehicle access is permitted to
collector standard roadways, or along regional and multi-use pathways for all R-
G residential lots to the satisfaction of the Director, Transportation Planning.
Vehicular access shall be provided by rear lanes where available. Restrictive
covenants shall be registered on all applicable titles concurrent with the
registration of the final instrument to that effect at the Tentative Plan stage.

In conjunction with the applicable Tentative Plan, and prior to approval of
construction drawings and permission to construct surface improvements, the
Developer shall provide signed copies of backsloping agreements (and
Ministerial consent, if applicable) where private lands (including City of Calgary
lands) are impacted by the proposed development.

In conjunction with each Tentative Plan, the Developer shall register road plans
for collector standard streets within the subject lands to the satisfaction of the
Director, Transportation Planning that provides continuous active modes and
vehicle routing through the community with at least two points of public access
around the Tentative Plan boundary connecting to the arterial street network.

The continuous collector street network is required to ensure that efficient Transit
routing through the plan area can be accommodated, while the two points of
access to the plan area ensures resident will have two routes into and out of the
plan area.

In conjunction with all Tentative Plan(s) and Development Permit(s), all roads,
intersections, driveways, and intersection spacing shall be designed and
constructed at the Developer's sole expense and to the satisfaction of the
Director, Transportation Planning.

In conjunction with the applicable Tentative Plan or Development Permit, a noise
attenuation study for residential development adjacent to all Arterial standard
streets, certified by a Professional Engineer with expertise in the subject of
acoustics related to land use planning, shall be submitted to Transportation
Development Services for approval. Note that where sound attenuation is not
required adjacent to Arterial streets, a uniform screening fence shall be provided
to the satisfaction of the Director, Transportation Planning.
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29. In conjunction with the applicable Tentative Plan or Development Permit, all
noise attenuation features (noise walls, berms, etc) and ancillary facilities
required in support of the development shall be constructed entirely within the
development boundary (location of noise walls, berms, etc and associated
ancillary works shall not infringe into the road right-of-way).

30. In conjunction with the applicable Tentative Plan or Development Permit,
temporary oil and gravel bus turnaround / cul-de-sac with a minimum radius of
15.25 meters is required at the terminus of each construction phase. Where the
Developer intends to fence the turnaround, the minimum radius shall be
increased to 16.25 meters. If road construction or construction phasing affects
the operations of transit service, the Developer is required to provide an interim
transit route replacement, to the satisfaction of the Director, Transportation
Planning. Post and cable fence is required where the temporary turnaround is
anticipated to be required for a period greater than one year.
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Applicant Submission

Stantec Consulting Ltd.
@ Stantec 200-325 25 Street SE, Calgary AB T2A 7H8

January 9, 2023
File: 116527379

Reference: 144th Ave NW Land Use Redesignation and Outline Plan Amendment
Proposal for Professional Planning Services

On behalf of Shane Communities, Stantec Consulting Ltd. (Stantec) is pleased to submit the following Land
Use Redesignation (LUR) and Outline Plan (OP) Amendment application for lands located within the
community of Glacier Ridge. The subject lands are municipally addressed 3810 & 4040 144t AV NW and
are located within the quarter section of SE-01-26-02-W5M. These lands are illustrated in Figure 1.0
attached for reference.

Application Context

As shown in the Figure 1.0 (attached), this LUR application applies to two parcels 3810 & 4040 144t Ave
NW that will be identified furthermore as the northern (3810) and southern (4040) subject lands. The
subject lands total an area of approximately +0.36 ha (£0.90 acres) and +1.36 ha (+3.37 acres) respectively
and are currently designated Multi-Residential — At Grade Housing District (M-G), and Residential - Low
Density Mixed Housing District (R-G) lands. The northern lot, is anticipated to be accessed from the west
and south side of the parcel, and the southern lot on the south side as well as the east side through the
internal road network.

Application Intent

This application proposes the following LUR for a portion of the subject lands, from Multi-Residential — At
Grade Housing (M-G) & Residential — Low Density Mixed Housing (R-G), to:

+ Northern subject lands: proposed to be redesignated entirely to Multi-Residential — At Grade
Housing (M-G), and a portion to Special Purpose — City and Regional Infrastructure (S-CRI)

e Southern subject lands: proposed to be redesignated entirely to Commercial —- Community 1 District
(C-C1)

The intent of the LUR is to provide for a consolidated M-G parcel within the northern subject lands in order
to facilitate a more comprehensively planned residential development, as well as to allow for additional
community commercial within the southern subject lands. To ensure continuity across all planning policy
documents a minor amendment to the Glacier Ridge Outline Plan, (approved by the Municipal Planning
Commission in 2019) has also been prepared to accurately reflect this updated land use.
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January 9, 2023
Page 2 of 2

Reference: 144th Ave NW Land Use Redesignation and Outline Plan Amendment Proposal for Professional Planning Services
Closing

We trust this letter is to your satisfaction. Should you have any questions, or require further information
please contact the undersigned.

Regards,

Stantec Consulting Ltd.

B

Cl({l/istina Lombardo

Phone: (403) 966-7163
Direct: (403) 207-7569
Christina.Lombardo@stantec.com

c. Claire Woodside, Stantec Consulting
Brenden Montgomery, Shane Communities
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Proposed Outline Plan
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Proposed Land Use District Map
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Proposed Outline Plan Data Sheet
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Calgary Planning Commission is the Approving Authority for the Outline Plan.

Attachment for Council’s reference only.

HECTARES ACRES
GROSS AREA OF PLAN 2.42 6.00
LESS: ENVIRONMENTAL RESERVE 0
LESS: LAND PURCHASE AREA 0
NET DEVELOPABLE AREA 2.42 6.00
ANTICIPATED
(;Qgge;’tsi;) HECTARES | ACRES AL\'BE ESED # OF UNITS
(Multi Residential)
M-G 1.02 2.52 1 61
Total Residential 1.02 2.52 1 61
LAND USE ANTICIPATED AREA
(Commercial / HECTARES ACRES A:ggfgil) (SQ.M)
Industrial) IF AVAILABLE
Cc-C1 1.36 3.37 1 NA
Total Commercial 1.36 3.37 1 NA
% OF NET
HECTARES ACRES AREA
ROADS (Credit) 0 0 0
PUBLIC UTILITY LOT (S-CRI) 0.04 0.11 1.65
UNITS UPH UPA
ANTICIPATED # OF RESIDENTIAL 61
UNITS
ANTICIPATED DENSITY 25.2 10.16
ANTICIPATED INTENSITY 102.65 41.54
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Applicant Outreach Summary

Community Outreach on Planning & Development
Applicant-led Outreach Summary

Please complete this form and include with your application submission.

Project name: Glacier Ridge
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)

The proposed Land Use Redesignation (LUR) application remains consistent with the
anticipated built forms, residential densities, and overall vision of the approved Glacier
Ridge Outline Plan, while allowing for more adaptive and flexible implementation in
future stages. The standard large format notice and application notification will be
conducted and sent out by Administration for the surrounding area. Should any
comments be received by Administration during the notification period, we (the
applicant) are more than willing to support Administration in their responses, if need be.

The applicant has also engaged in meetings with adjacent landowners to the east and
west side of the affected lands as well as with larger developers in the area.

Stakeholders
Who did you connect with in your outreach program? List all stakeholder groups you connected
with. (Please do not include individual names)

Individual Adjacent Landowners
Adjacent Developers

calgary.ca/planningoutreach
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Community Outreach for Planning & Development
Applicant-led Outreach Summary

Calgary

What did you hear?

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

All previous applications in the area have not had any opposition from adjacent
landowners.

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.

N/A

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)

Stakeholders are open to contact the applicant with questions at any time.

calgary.ca/planningoutreach
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Land Use Amendment in Highland Park (Ward 4) at 453 and 457 — 35 Avenue NW,
LOC2022-0112

RECOMMENDATION:
That Calgary Planning Commission recommends that Council:

Give three readings to the proposed bylaw for the redesignation of 0.13 hectares + (0.31
acres ) located at 453 and 457 — 35 Avenue NW (Plan 3674S, Block 9, Lots 55 to 58) from
Residential — One / Two Dwelling (R-C2) District to Housing — Grade Oriented (H-GO)
District.

HIGHLIGHTS

e This application seeks to redesignate the subject site to allow for a courtyard-style
development in a multi-residential building form that also includes secondary suites.

e The proposal represents an appropriate density increase of a residential site, allows for
development that is compatible with the character of the existing neighbourhood and is
in keeping with the applicable policies of the Municipal Development Plan (MDP) and
North Hill Communities Local Area Plan (LAP).

¢ What does this mean to Calgarians? The proposed Housing — Grade Oriented (H-GO)
District would allow for greater housing choice within the community and a more efficient
use of existing infrastructure and nearby amenities.

o Why does this matter? The proposed H-GO District would allow for more housing
options that may better accommodate the evolving needs of different age groups,
lifestyles and demographics.

A development permit has been submitted and is under review.

e There is no previous Council direction related to this proposal.

DISCUSSION

This application, in the northwest community of Highland Park, was submitted by CivicWorks on
behalf of the landowner, Professional Custom Homes Ltd., on 2022 June 3. The original
application requested a change to a Direct Control (DC) District based on Multi-Residential —
Contextual Grade-Oriented (M-CG) District. Following Council’s approval of the creation of the
Housing — Grade-Oriented (H-GO) District in Land Use Bylaw 1P2007 on 2022 October 5, the
application was changed to seek the H-GO District.

The approximately 0.13 hectare (0.31 acre) site is composed of two titled parcels located at the
southeast corner of the intersection of 4 Street NW and 35 Avenue NW. The site meets the
location criteria of the H-GO District by being identified as part of the Neighbourhood Connector
land use category of the North Hill Communities LAP. The proposed H-GO District would allow
for the development of grade-oriented multi-residential buildings of low height and low density
that share a common amenity space. The intent of the application is to allow for a courtyard-
style development with 22 dwelling units in three buildings, as identified in the Applicant
Submission (Attachment 2).

A development permit application (DP2022-05441) was submitted on 2022 August 3 and is
currently under review. One building faces 35 Avenue NW, one faces 4 Street NW and the

Approval: M. Sklar concurs with this report. Author: L. Sherwin
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remaining building is located at the interior of the site. Five alternate mobility storage lockers, six
vertical bike racks and 11 vehicle parking stalls are proposed to be provided to accommodate
mobility needs on the site.

A detailed planning evaluation of the application, including location maps and site context, is
provided in the Background and Planning Evaluation (Attachment 1).

ENGAGEMENT AND COMMUNICATION
X Outreach was undertaken by the Applicant
X Public/interested parties 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
relevant public groups and respective community association was appropriate. The applicant
provided letters to all addresses within 150 metres of the site during the review process at
submission. The applicant also attended a Community Association meeting after the decision to
change the application to a H-GO district designation. Furthermore, the applicant provided on-
site signage (separate from standard City of Calgary signage) and provided a dedicated phone
and email line for public responses. The Applicant Outreach Summary can be found in
Attachment 3.

City-Led Outreach

In keeping with Administration’s practices, this application was circulated to relevant public
groups, notice posted on-site and published online. Notification letters were also sent to
adjacent landowners.

Administration received 20 letters of opposition from the public, 18 at first circulation and two
when amended signage was posted indicating the H-GO application. The letters of opposition
included the following areas of concern:

provides the opportunity for too many units/secondary suites on the site
not enough on-site parking and impacts to on-street parking availability
shadowing impacts on the adjacent lot

increased traffic impacts on the residential street

The Highland Park Community Association provided two letters of opposition, one on 2022
August 16 and the second on 2022 December 20 (Attachment 4). The December 5 letter
identifies the following concerns:

e does not support the use of the H-GO district because it uses Floor Area Ratio (FAR) not
residential density to manage the intensity of residential development

e does not support the reduced setback of the H-GO district compared to the existing
district or other districts which have contextual setback requirements

Approval: M. Sklar concurs with this report. Author: L. Sherwin
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Administration considered the relevant planning issues specific to the application and has
determined the proposal to be appropriate. The building and site design, number of units, and
on-site parking are being reviewed as part of the ongoing development permit application.

Following Calgary Planning Commission, notifications for a 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 proposed H-GO District allows for a wider range of housing forms and an opportunity for
more housing to be built than is currently allowed in the existing R-C2 District. This may better
meet the diverse needs of present and future populations in this community and supports the
neighbourhood by creating more homes for people to live in.

Environmental
This application does not include any actions that specifically address objectives of the Calgary
Climate Strategy — Pathways to 2050.

Economic
The proposed land use would allow for a more efficient use of land, existing infrastructure and
services, and provide more compact housing in the community.

Service and Financial Implications
No anticipated financial impact.

RISK
There are no known risks associated with this application.

ATTACHMENTS

1. Background and Planning Evaluation
2. Applicant Submission

3. Applicant Outreach Summary

4. Community Association Response

Department Circulation

General Manager Department Approve/Consult/Inform
(Name)

Approval: M. Sklar concurs with this report. Author: L. Sherwin
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Background and Planning Evaluation

Background and Site Context

The subject site is located in the northwest community of Highland Park at the southeast corner
of the intersection of 4 Street NW and 35 Avenue NW.

The site is comprised of two parcels with a total area of approximately 0.13 hectares (0.31
acres) and is approximately 34 metres wide by 36 metres deep. Each parcel contains a single
detached house and a rear detached garage accessed from 35 Avenue NW. The existing front
driveways will be closed as part of the proposed development permit.

The surrounding context consists of a mix of low-density residential development designated as
Residential — Contextual One / Two Dwelling (R-C2) and Residential — Grade-Oriented Infill (R-
CG) Districts. Development in the immediate area consists of single and semi-detached
dwellings. A place of worship is located on the north side of 35 Avenue. The site is bounded to
the west by 4 Street NW, a collector roadway with limited crossing opportunities. The nearest
crossing is 100 metres north to provide access to a stop for the southbound Route 2 bus. West
of 4 Street NW is Queen’s Park Cemetery designated under the Special Purpose — Community
Regional Infrastructure (S-CRI) District.

The site is close to two Main Street areas: 4 Street NW south of 32 Avenue NW is identified as
a Neighbourhood Main Street and Centre Street N, is identified as an Urban Main Street. The
site is also close to a range of community amenities including Queens Park Cemetery and
Confederation Park, the Highland Park Community Centre, Buchanan School and James
Fowler High School all within a 10-minute walk or less.

Community Peak Population Table

As identified below, the community of Highland Park reached its peak population in 1969, and
the population has decreased by 21% since then.

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) -21.3%

Source: The City of Calgary 2019 Civic Census

Additional demographic and socio-economic information may be obtained online through the
Highland Park Community Profile.
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Previous Council Direction

None.

Planning Evaluation

Land Use

The existing R-C2 District accommodates contextually sensitive redevelopment in the form of
duplex dwellings, semi-detached and single detached dwellings. This district allows for a
maximum of two dwellings with secondary suites and a maximum building height of 10 metres.

The proposed H-GO District is intended to provide an opportunity for dwelling units to be
developed in a wide range of housing forms including rowhouse, townhouse, stacked
townhouse units. Dwelling units in the form of smaller, basement units are also allowed but are
not classified as secondary suites. There is no maximum unit density applied through the
regulations of the H-GO District. Instead, development scale and intensity are managed through
a combination of:

a maximum height of 12.0 metres;

a maximum parcel coverage of 60%;

a minimum of 0.5 parking stalls per unit and suite; and

a maximum Floor Area Ration (FAR) of 1.5 that allows for a total developable area of
1,885 square metres (20,290 square feet).

This site is appropriate for the proposed H-GO District. In areas that have an approved Local
Area Plan, the H-GO District is intended to be designated on parcels identified as

CPC2023-0044 Attachment 1 Page 3 of 5
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Neighbourhood Connector or Neighbourhood Flex land use categories. This site is identified as
part of the Neighbourhood Connector area within the North Hill Communities LAP.

The H-GO District also meets the land use policy of the North Hill Communities LAP Low Scale
Neighbourhood Connector area by providing for a wide range of primarily residential forms less
than six-storeys in height.

The original application requested a change to a Direct Control (DC) District based on Multi-
Residential — Contextual Grade-Oriented (M-CG) District. Following Council’s approval of the H-
GO District on 2022 October 5, the application was changed to seek the H-GO District. Other
ground-oriented districts (including the M-CG and R-CG Districts) were considered but it was
deemed that the H-GO District was closest to the regulations of the draft DC at the time of
conversion. Further, this change did not materially impact the uses proposed on the site or the
site plan that was originally contemplated.

Development and Site Design

The rules of the proposed H-GO District provide guidance for the proposed redevelopment of
the site including appropriate uses, building height and massing, landscaping, parcel coverage
and storage of mobility options. Other key factors that are being considered during the review of
the development permit application include the following:

e orienting the development fagades to the street;
creating a high-quality courtyard amenity space;

e providing space for public realm enhancements within the 2.134 metre bylaw setback to
meet modern design standards and support an increased quality of pedestrian
experience along 4 Street NW;

e providing appropriate waste management pick-up and storage;

e ensuring appropriate provision and design of a range of mobility options including
vehicle parking, bicycle parking and alternate mobility storage lockers; and

e mitigating shadowing, overlooking and privacy concerns with the adjacent residential
parcel to the east.

Transportation

The Calgary Transportation Plan (CTP) identifies this portion of 4 Street NW as a collector road.
4 Street NW south of 32 Avenue is classified as a Neighbourhood Boulevard within the
Neighbourhood Main Street structure outlined in the MDP. The North Hill Communities LAP
policy supports designing the pedestrian mobility network to be accessible, buffered from busy
roadways and wide enough to accommodate the anticipated amount of pedestrian activity.

The site is located in between transit stops for the Route 2 bus (Mount Pleasant/Killarney 17 Av
S). These stops are located 100 metres (a two-minute walk) and 50 metres (a one-minute walk)
north and south respectively. Existing on-street bike routes (signed, not barrier separated)
include 2 and 3 Street NW and 32 Avenue N and 40 Avenue N. Map 1 of the CTP identifies 4
Street NW, 36 Avenue NW and 32 Avenue NW as on-street bikeways, although appropriate
infrastructure upgrades are not currently developed, planned or funded.

The H-GO district includes specific requirements to provide a range of mobility options for
residents, including either alternate mobility storage or secure bicycle parking for any units that
do not include a dedicated parking stall.

CPC2023-0044 Attachment 1 Page 4 of 5
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Environmental Site Considerations
No environmental concerns were identified.

Utilities and Servicing

Water and sanitary sewer are available to service future development, but storm sewer is not
currently located adjacent the site and a main extension at the developer's expense will likely be
required. Details of site servicing and stormwater management will be reviewed in further detail
at the development permit stage to the satisfaction of the Manager Infrastructure Planning,
Water Resources.

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.

Growth Plan (2022)

The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s
Growth Plan (GP). The proposed land use amendment builds on the principles of the GP by
promoting efficient use of land and regional infrastructure, and establishing strong, sustainable
communities.

Municipal Development Plan (Statutory — 2009)

The subject site is located within the Developed Residential — Established Area as identified on
Map 1: Urban Structure of the Municipal Development Plan (MDP). The applicable MDP policies
encourage redevelopment and modest intensification of inner-city communities to make more
efficient use of existing infrastructure, public amenities and transit. The proposal is in keeping
with relevant MDP policies as the proposed H-GO District allows for a redevelopment of the site
in a form that is compatible with the existing context in terms of height, scale and massing.

Calgary Climate Strategy (2022)
This application does not include any specific actions that address the objectives of the Calgary
Climate Strategy — Pathways to 2050.

North Hill Communities Local Area Plan (2021)

The North Hill Communities Local Area Plan (LAP) identifies the subject site as being part of the
Neighbourhood Connector category (Map 3: Urban Form) with a Low building scale modifier
(Map 4: Building Scale), which allows for up to six storeys. The LAP speaks to primarily
residential uses in the area and encourages a range of housing types with a high frequency of
units facing the street and supports higher density when located near commercial areas and
transit station areas. The Low building scale policies within the Neighbourhood Connector
category notes that building forms should be designed to reduce the impacts of wind, provide
sunlight access to streets and open spaces, and use variation in building height and material to
reduce the perceived massing of larger buildings. The proposed land use amendment is in
alignment with applicable policy of the LAP.
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Applicant Submission

RE: Land Use Redesignation (LOC2022-0112)
From R-C2 to H-GO: 453, 457 35 AV NW | Plan 3674S; Block 9; Lots 55-58

APPLICANT STATEMENT

The subject site is located in the community of Highland Park and consists of 0.126 ha of privately
owned land. Since project launch, Council has approved amendments to Land Use Bylaw 1P2007
which directly impact this application. As a result, LOC2022-0112 is transitioning from a DC (based
on M-CG) to the new H-GO (Housing - Grade Oriented) District. Urban Avas has retained CivicWorks
and FAAS to undertake a concurrent Land Use Redesignation and Development Permit process

to facilitate the construction of 11 larger upper townhome units, and 11 secondary suites with 11
parking stalls in a three building, three-storey, rowhouse-style development. The development
concept places five units along 4 ST NW, three units along 35 AV NW, and three units fronting an
internal courtyard.

DISTRICT TRANSITION RATIONALE

The development vision was initially proposed as a Direct Control (DC) based on M-CG to allow

for an innovative missing middle housing typology that did not fit well within any one stock District
within LUB 1P2007, filling a significant gap in the nearly 15-year-old Land Use Bylaw. The project
team is pleased that the outcome at Council on October 5th to introduce the H-GO District will
enable the project team to respond to the concerns of interested parties regarding use of a
customized DC district by transitioning LOC2022-0112 to a stock district of the Land Use Bylaw. The
proposal will continue to recognize the goals of the MDP, policy of the North Hill Communities Local
Area Plan (ARP), and local context of nearby amenities and frequent transit service.

To ensure a high quality bricks and mortar outcome, a supporting concurrent Development Permit
has been submitted by FAAS. Development Permit plans and renderings are intended to provide
interested parties, the Development Authority, Calgary Planning Commission and Council with
additional supporting information and greater certainty about the development vision through the
application review and decision making process. Additionally, Development Permit revisions can be
made to respond to key feedback heard from interested parties and Administration throughout the
concurrent application review process.

PLANNING RATIONALE

The subject site features numerous characteristics that make it especially appropriate for the
proposed H-GO district, which will directly facilitate the development of new and innovative inner-
city housing options for Calgarians:

Corner Lot: The site occupies a corner lot, allowing the proposed development to contribute to the
neighbourhood streetscape by addressing both the 4 ST NW and 35 AV NW with grade-oriented
unit entrances.

Direct Lane Access: The subject site has direct lane access, facilitating a development that orients
vehicle access to the rear lane, creating an uninterrupted, pedestrian-friendly streetscape interfaces
along 4 ST NW and 35 AV NW.

Collector or Higher Standard Roadway: The subject site is located along 4 ST NW which is classified
as a Neighbourhood Boulevard and is designed to accommodate higher traffic capacity.

CPC2023-0044 Attachment 2 Page 1 of 2
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Proximity To Transit: The site is within 20m (~20 second walk) of frequent bus service (Route

2). Route 2 provides frequent bus service to Beltline and Downtown, as well as to the17 AV SW
Neighbourhood Main Street. The site is also within £385m (~5 minute walk) to frequent transit Route
38 within the Primary Transit Network along 40 AV NW.

Proximity To Main Street Corridor: The subject site is located within 250m of the 4 ST NW
Neighbourhood Main Street corridor and 585m (~10 minute walk) from the Centre St N Urban Main
Street, allowing future residents direct and convenient access to a variety of local area destinations
to meet their daily needs.

Proximity To Parks, Open Space & Community Amenities: The site allows residents direct and easy
access to a variety of local area amenities such as James Fowler School (x200m), Highland Park
Community Association (£335m), Highwood Plaza (=385m), Buchanan School and Playground
(x520m), and several outdoor public parks including Confederation Park.

Proximity Non-Residential Development: The site is directly adjacent to Queen'’s Park Cemetery and
within 385m (~5 minute walk) of a commercial node (Highwood Plaza) on 4 ST NW providing access

to everyday essential goods and services,

CITY-WIDE POLICY ALIGNMENT

This proposed land use redesignation and development vision is consistent with the city-wide goals
and policies of the Municipal Development Plan, which encourage the development of innovative
and varied housing options in established communities; more efficient use of infrastructure; and
more compact built forms in locations with direct and easy access to transit, shopping, schools and
other community services.

LOCAL AREA POLICY ALIGNMENT

The North Hill Communities Local Area Plan (NHCLAP) supports a ‘Low (Up to é Storeys) Building
Scale’ at this location and is eligible for H-GO as it is within the NHCLAP's ‘Neighbourhood
Connector Urban Form’, intended to support context-sensitive, street oriented built forms such as
apartments, stacked townhouses. An amendment to the NHCLAP is not required to achieve the
proposed development vision.

APPLICANT-LED OUTREACH

Since the submission of the LOC2022-0112 application in June 2022, the project team has
undertaken meaningful and appropriately-scaled outreach in support of the proposal to ensure a
transparent process for all interested parties. Key elements of our outreach included on site signage
and hand delivered mailers to nearby residents, both of which advertised a phone line and email
inbox for intrested parties to ask questions and provide comments. Briefing materials were shared
with the Ward 4 office and the Highland Park Community Association (HPCA) with invitations to
meet by Zoom, resulting in a meeting with the HPCA. The outreach process formally concluded in
November 2022, with mailer/site signage updates and the publishing of a Applicant-Led Outreach
Summary that has been shared with interested parties, The City and any individual that requests a
copy. It highlights outreach strategies implemented over the project timeline, common feedback
themes and project team responses.

CONCLUSION

The proposed land use redesignation is in keeping with the city-wide goals and policies of the
Municipal Development Plan and will facilitate a development vision that will introduce new and
innovative housing options for Calgarians looking to live in established communities that enjoy
excellent access to transit, existing infrastructure and community amenities. For the reasons outlined
above, we respectfully request that Administration, Calgary Planning Commission, and Council
support this application.

Sincerely,

D

Paul Needham | Urban Planner
AT, BA, MUPP
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SUMMARY

Urban Avas’ original concurrent Land Use Redesignation (LOC2022-0112) and Development Permit (DP2022-05441)
application proposed a land use change from the R-C2 (Residential - Contextual One / Two Dwelling) District to a Direct
Control (DC) District based on the Multi-Residential - Contextual Grade-Oriented (M-CG) District at 453, 457 35 AV NW. Since
project launch, Council has approved amendments to Land Use Bylaw 1P2007 which directly impact this application. As a result,
LOC2022-0112 is transitioning from a DC (based on M-CG) to the new H-GO (Housing - Grade Oriented) District. The overall
development vision proposes 11 larger upper townhome units, and 11 secondary suites with 11 parking stalls in a three
building, three-storey, rowhouse-style development. The development concept places five units and five suites along 4 ST NW,
three units and three suites along 35 AV NW, and three units and 3 suites fronting an internal courtyard.

In support of the Land Use Redesignation for this project, CivicWorks has undertaken a proactive and appropriately

scaled outreach program to ensure a clear process for interested parties and groups. A variety of outreach strategies were
implemented between June - December 2022 and are further detailed below. Interested parties including the Highland Park
Community Association (HPCA) and Ward 4 Office were invited to participate in our process, which has focused on informative

and fact-based engagement and communications.

HOW WE ENGAGED

JUNE 30- 2022 - APPLICATION SUBMISSION

Hand delivered letters to neighbours within +/-150m of
the subject site, providing proposal details and contact
information;

Displayed a sandwich board on the site, providing
proposal details and contact information (ongoing);
Activated and monitored a dedicated engagement email
and phone line (ongoing);

Shared project overview letter and site plan with the HPCA
and Ward 4 Councillor's Office, offering virtual meetings.

JULY - OCTOBER 2022
Respond to all interested parties;
September 27, 2022 meeting with HPCA on their
concurrent review of LOC2022-0112 and DP2022-05441.
NOVEMBER - DECEMBER 2022 - OUTREACH CLOSURE

Shared Outreach Summary Letter with City Administration,
HPCA, and Ward 4 Office;

Provided update and invitation to meet with the HPCA
and Ward 4 Office on the intent to transition from a Direct
Control to the stock H-GO District;

December 5, 2022 meeting with HPCA to discuss the
transition of concurrent applicaitons LOC2022-0112 and
DP2022-05441 to the H-GO District;

Continued monitoring dedicated engagement email and

phone line for any additional stakeholder feedback or
comments.

CPC2023-0044 Attachment 3
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INTERESTED PARTY FEEDBACK

Over the outreach timeline, the project team received
feedback from 1 individual community member by email.
Repeated attempts to reach other inquiring interested parties
by phone were unsuccessful. The project team also shared
Land Use Redesignation information packages with and the
HPCA and the Ward 4 Offices, offering meetings to discuss
the application. The Ward 4 Office provided a thank you
message for the information sharing. The HPCA indicated they
were on summer vacation until late July. The HPCA met with
the project team and provided feedback correspondence,
which the project team responded to. The project team looks
forward to continued dialogue with the HPCA through the
DP2022-05441 review process.

Project feedback has been categorized into 5 themes. Each
theme begins with an outline of what the project team has
heard and then provides a project team response.

FEEDBACK THEMES

» Parking

» Lot Coverage & Landscaping

= Density

» Building Height & Shadowing

= City of Calgary interested party feedback not received by project team

Page 2 of 12
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WHAT WE HEARD
PARKING between 3:00pm and 8:00pm when parking demand is

highest. The study documents that the total on-street
WHAT WE HEARD parking utilization ranged from 31% to 40% over the
One respondent and the HPCA provided feedback to observed time period. The maximum on-street parking
the project team with concerns about the parking supply demand was observed at 8:00pm and found that 82 stalls
proposed for the development and potential implications out of 203 total available stalls within 2 blocks of the subject
for on-street parking congestion. site were occupied by a vehicle, representing a utilization

rate of 40% of the identified available on-street parking.
The parking supply along the site frontage is 4 stalls which
the study finds sufficient to accommodate the anticipated 2
stall visitor demand without negatively impacting on-street
conditions.

RESPONSE

The original proposal through the Direct Control District
included 11 on site parking stalls, 1 stall for each larger unit,
and 0 stalls for smaller units under 45m2. With the transition
of LOC2022-0112 to the H-GO District, the proposed parking
supply will remain the same and is aligned with the parking  Multiple transit service routes are within walking distance

rules of the H-GO District. Secondary Suites without a to the subject site, including routes 2,3, 38, and 300/301
parking stall will each be provided with at grade mobility BRT, providing frequent transit travel options to future
storage lockers (for bikes, strollers, scooters, etc) that each residents to access downtown Calgary and other parts of
have separate doors for individual access and security. the city. Multiple nearby cycle routes service the subject

site including bikeways along 41 AV NW, 2/3 ST NW, and
the regional pathway that connects to the bike lanes on 10
ST NW, connecting cyclists safely to the greater cycling and
pathway network,

Prior to Council approval of the H-GO District, Professional
Transportation Engineers Bunt & Associates completed a
Parking Study to determine if the proposed parking supply
is appropriate for this location. The Parking Study includes
hourly occupancy counts completed after the start of the
school year on September 8, 2022 during evening hours
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ISC:UNRESTRICTED



DENSITY

WHAT WE HEARD
The HPCA provided feedback that the number of units
proposed for the site is excessive.

RESPONSE

Itis the professional opinion of the project team that the land
use and density proposed is appropriate considering the
various policies applying to this site and the strong locational
adjacencies that support growth. In particular, the site’s
prime location along the municipally-identified 4 ST NW
corridor encourages multi-residential development of up to
6 storeys. Previous to Council approval of the H-GO district
there was no Land Use District in the City of Calgary Land
Use Bylaw 1P2007 that could accommodate a contextually
sensitive 3 storey grade-oriented, multi-residential built
form of medium density and low scale, and therefore a
Direct Control District was needed to achieve this form of
development and associated density. The purpose of H-GO
is to accommodate grade-oriented development in a range
of housing forms where the Dwelling Units may be attached
or stacked within a shared building or cluster of buildings

in a form and at scale that is consistent with low density
residential districts. The rules of H-GO are standardized as
part of a stock Land Use District within the Land Use Bylaw.

BUILDING HEIGHT & SHADOWING

WHAT WE HEARD

The HPCA provided feedback to the project team with
concerns regarding building height and contextual fit,
shadowing, and privacy and overlooking.

RESPONSE

The proposal aims to respond to the site context related

to shadowing and overlooking on neighbours. Although
existing Local Area Policy allows up to 6 Storeys at this
location, this application proposes a maximum building
envelope height of 12.0m (3 Storeys). Two of the buildings
are oriented toward the street edges of 4 STNW and 35

AV NW, and a third building is located along the rear of

the site with entries at grade facing the internal courtyard
space. The peaked roof design of each building aims to
reduce the overall mass and shadow-impact. FAAS has
incorporated direct feedback from the HPCA to incorporate
a height transition into the design of both adjacent rowhouse
style buildings along the shared property line, and will

be compliant with the rules of the H-GO District. FAAS

has completed shadow studies to illustrate comparisons
between the proposed building design, and the proposed
H-GO District maximum bylaw envelope. As is currently

CPC2023-0044 Attachment 3
ISC:UNRESTRICTED

CPC2023-0044
Attachment 3

proposed, there are no windows located on the east
facade to completely eliminate overlooking of the adjacent
property.

LOT COVERAGE & LANDSCAPING

WHAT WE HEARD

The HPCA provided feedback to the project team regarding
site coverage and how this might impact desirability of the
courtyard oriented building and the quality and quantity of
landscaping on-site.

RESPONSE

With the transition of the proposal to the H-GO district,

the lot coverage will remain as originally proposed while
still meeting H-GO district rules of 60 percent maximum
coverage. The H-GO district introduces a mandatory
Landscape Plan as part of the development permit
application submission and includes numerous landscaping
and planting requirements (such as minimum trunk

calliper or height requirements). As part of the transition

of the application to H-GO, these requirements will be
incorporated within the submitted development permit
application (DP2022-05441) and undergo further evaluation
by the Development Authority through the development
permit review process.

CITY OF CALGARY INTERESTED PARTY
FEEDBACK NOT RECEIVED BY PROJECT
TEAM

WHAT WE HEARD

The City of Calgary received separate feedback in its
standard outreach notification process for the LOC2022-
0112 proposal. While there was some overlap, a few specific
comments provided to The City fell outside the feedback
themes heard by the project team. They are responded to
below.

Waste Management: Traditional residential black, blue, and
green bins would not be sufficient for the site.

The proposed waste, organic, and recycling management
will be through a three bin molok system that places 60% of
the container underground. Urban Avas will be contracting

a private waste management collection service to collect the
waste based on necessary demand, which will remove the
need for individual bins per unit, ensuring no bins associated
with the project will block the laneway.
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Render of 35 AV NW frontage. Final details subject to City of Calgary review of DP2022-05441.
— = 5 . J\h, - ' I

Render of rear yard condition. Final details subject to City of Calgary review of DP2022-05441.
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Molok Style Waste Solution Examples
mOlOH e Deep Collection™ System
Molok Waste Pick Up Example
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SUN-SHADOW STUDIES

I SHADOWS - BASE M-CG DISTRICT BYLAW ENVELOPE SHADOWS - PROPOSED & EXISTING
SHADOWS - PROPOSED H-GO BYLAW ENVELOPE I SHADOWS - M-CG/H-GO BYLAW ENVELOPE OVERLAP

@*:

March 21 - 10:00 AM

March 21 - 1:00 PM

CPC2023-0044 Attachment 3 Page 7 of 12
ISC:UNRESTRICTED



CPC2023-0044
Attachment 3

March 21 - 4:00 PM
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SUN-SHADOW STUDIES

I SHADOWS - BASE M-CG DISTRICT BYLAW ENVELOPE SHADOWS - PROPOSED & EXISTING
SHADOWS - PROPOSED H-GO BYLAW ENVELOPE I SHADOWS - M-CG/H-GO BYLAW ENVELOPE OVERLAP

June 21 - 10:00 AM

L1 U_|\_I

June 21 - 1:00 PM
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June 21 - 4:00 PM
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SUN-SHADOW STUDIES

I SHADOWS - BASE M-CG DISTRICT BYLAW ENVELOPE [T SHADOWS - PROPOSED & EXISTING
[Z070  SHADOWS - PROPOSED H-GO BYLAW ENVELOPE I SHADOWS - M-CG/H-GO BYLAW ENVELOPE OVERLAP

December 21 - 10:00 AM

December 21 - 1:00 PM
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December 21 - 4:00 PM
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Community Association Response

Community Association Response to original DC-based on Multi-Residential — Contextual Grade Oriented
(M-CG) District — August 16, 2022
HP

Highland Park Community Association
3716 2™ St. NW
Calgary, AB T2K 0Y4
Tel: (403)276-6969
August 16, 2022

Circulation Control, Planning and Development
City of Calgary

Attn: Lucas Sherwin, File Manager

RE: LOC2022-0112 453 & 457 35 Avenue NW

The above-mentioned application is for a land use redesignation from R-C2 to DC (Direct Control). As
defined in the Land Use Bylaw IP2007, the DC land use is a “customized land use designation...Most DC
designations include a cross-reference to the rules of one of the standard designations of the Land Use
Bylaw...” For this particular application, the cross-referenced is to the M-CG land use designation.

The Highland Park Community Association is opposed to this redesignation precisely because it is
customized. It allows for significant relaxations and deviations from the rules established in the Land Use
Bylaw for M-CG. This results in a serious loss of regulatory certainty for the community of Highland Park
and its residents. It should be noted that at time of writing, the project plans for the concurrent
Development Permit application were not yet available. We have only the applicant’s brochure describing
their intentions with a small conceptual site plan included.

Highland Park has generally been amenable to redevelopment within the community. We recognize the
importance of limiting urban sprawl through densification of the developed areas of the city.
Redevelopment has led to an influx of young families into the community. The gradual introduction of
rowhouse and 4-plex structures, with or without suites, is helping to broaden the housing choices
available to Calgary’s residents who wish to live in an area that is convenient and highly accessible. There
are already several rowhouse projects built or proposed on R-CG parcels as well as several 4-plex buildings
built or proposed on M-CG parcels. With these projects, the community has the opportunity to assess
the project against the clearly defined rules governing those land use designations.

Based solely on the Land Use Change application filed with the City and the applicant’s brochure, it is
apparent there several major relaxations would be required:

1. Building Height — the applicant’s brochure stated the project would consist of three 3-storey
rowhouse buildings with three units facing 35 Avenue NW, five units facing 4 Street NW and three
units in a standalone building interior on the parcel at 453 35 Avenue NW. An 11-unit parking
garage would span the two parcels along the laneway.

The adjacent property at 449 35 Avenue NW is an older 1950’s bungalow. The project envisions a
3-storey rowhouse structure built next to this bungalow property. The M-CG land use requires a
graduated transition from adjacent properties with a low-rise structure. If the bungalow measures
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no more than 6.0 metres above grade, then the proposed rowhouse should only reach a maximum
height of 12.0 metres at a distance of 6.0 metres from the shared property line [ Sec.585(3)(a)]
This requirement, if it is to be met, would negate the possibility of a 3-storey rowhouse situated
within the normal sideyard setback of 1.2 metres.

For this reason, we are opposed to any relaxation in building height and cross-section rules that
would lead to an excessive jump in building height from one parcel to the next.

2. Number of Dwelling Units — According to the applicant’s statement, the proposed development
would consist of 11 rowhouse units, each with a basement suite. The total of 22 Dwelling Units
far exceeds the maximum density allowed in M-CG land use. The property is stated to be 0.126
ha in area, and at a maximum allowed density of 111 units per ha., the total number of Dwelling
Units should not exceed 14.

We note the ambiguity contained within the Land Use Bylaw regarding Secondary Suites.
Schedule A of the Bylaw defines a Secondary Suite as self-contained and located within a Dwelling
Unit and it is considered part of and secondary to a Dwelling Unit. This is a flawed definition. If
the suite is fully self-contained and has its own separate entrance, then it is irrelevant whether or
not the main unit on the upper floors owns and rents out the secondary suite, or if the property
owner rents out both main and secondary suites. It appears that the City’s practice in counting
the number of Dwelling Units in a project is inconsistent depending on the land use designation.
We have understood that for M-CG the suites are counted as Dwelling Units but that this is not
the case for rowhouses built in R-CG districts. In all cases, the count should be inclusive of the
secondary suites. Thus, the proposed development has a unit count of 22, which greatly exceeds
the maximum allowed of 14 units.

3. Privacy -- With respect to privacy, unless the most easterly of the proposed rowhouse dwelling
units in this third building has no windows on the east wall, then the residents next door at #449
35 Avenue NW will have people overlooking their backyard. This can result in a serious loss of
personal privacy. This would be particularly egregious if the rowhouse building is 3-storeys in
height and offers a greater “birds-eye view” of the backyards of properties along 35 Avenue.

If this third building is judged as if it were in an R-CG district, Section 347.3 (1)(f) of the Land Use
Bylaw specifies rules governing window placement that bring into question the appropriateness
of this third rowhouse building. The same rule that applies to a Rowhouse building in an R-CG
district should apply to a Rowhouse building in an M-CG district.

4. Parking — The M-CG designation requires 1 parking stall per unit and 0.15 parking stalls for visitors
per unit. Even if the suites are ignored and the Dwelling Unit count is set at 11, providing only 11
parking garage spaces still fails to meet the requirement. There is no parking for visitors. We
acknowledge that the properties are in very close proximity to regular transit. The argument is
made that close proximity to transit obviates the necessity of providing parking for the suites, but
that argument does not address the requirement for visitor parking.

5. Lot coverage -- An accurate count of the lot coverage cannot be determined without the plans
but from the conceptual drawing presented it appears the maximum lot coverage limit may be
exceeded. Again, this calls into question the desirability of the third, rear-situated rowhouse
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building.

6. Orientation of Units — According to Section 581 (2) of the Land Use Bylaw “a unit in a Multi-
Residential Development that is located on the floor closest to grade must have:
(a) An individual, separate, direct access to grade, and
(b) An entrance that is visible from the street that the unit faces
It is obvious that the proposed third rowhouse building in the project would not have entrances
visible from 35 Avenue NW.

We acknowledge that the concept presented by the applicant shows creativity. Moreover, the
development of rowhouses (with or without suites) helps address the need of Calgarians to obtain decent
and more affordable housing. Regardless, the concept as presented is overly large in its scope and would
require significant relaxations to the rules governing M-CG land use.

The Land Use Bylaw was created to establish criteria by which development could proceed in an orderly
and understood way. The contextual land use designations (R-C1, R-C2, R-CG, M-CG) were created to help
set development rules that would respect the character of the surrounding community. The rigorous use
and application of these land use designations helps ensure that redevelopment projects are not grossly
misaligned with the context of the surrounding neighbourhood. It is equally important for the
neighbourhood residents to have a sense of certainty that what is developed will generally be in keeping
with the character of their community. For those reasons, we do not support the application for a Direct
Control District. Any proposed development for the parcels in question should be designed to conform
to the rules governing either R-CG or M-CG, to ensure that the number of Dwelling Units, building heights,
privacy of neighbours, lot coverage, parking spaces, and the orientation of units are all appropriate and
contextually sensitive to the character of Highland Park.

We welcome and look forward to ongoing discussion and conversations with the City and the applicant
about this project. If you have any questions, please do not hesitate to contact me at

development@hpca.ca or on my cell at 403-390-7705.

Thank 