
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

February 9, 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 participating remotely.

1. CALL TO ORDER

2. OPENING REMARKS

3. CONFIRMATION OF AGENDA

3.1 DECLARATIONS - CONFLICT OF INTEREST

4. CONFIRMATION OF MINUTES

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2023 January 26

5. CONSENT AGENDA

5.1 DEFERRALS AND PROCEDURAL REQUESTS
None

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


5.2 Land Use Amendment in Ogden (Ward 9) at 7228 Ogden Road SE, LOC2022-0203,
CPC2023-0118

6. POSTPONED REPORTS
(including related/ supplemental reports)

None

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS
None

7.2 PLANNING ITEMS

7.2.1 Land Use Amendment in Greenview Industrial Park (Ward 4) at 207 – 36 Avenue
NE, LOC2022-0094, CPC2023-0039

7.2.2 Land Use Amendment in Cornerstone (Ward 5) at multiple addresses, LOC2022-
0119, CPC2023-0092

7.2.3 Land Use Amendment, and Outline Plan in Keystone Hills (Ward 3) at 14111 – 15
Street NE, LOC2022-0009, CPC2023-0117

7.2.4 Land Use Amendment in Parkdale (Ward 7) at 805 – 27 Street NW, LOC2022-
0182, CPC2023-0079

7.2.5 Land Use Amendment in Bowness (Ward 1) at 9400 – 48 Avenue NW, LOC2022-
0183, CPC2023-0119

7.2.6 Policy Amendments and Land Use Amendment in South Calgary (Ward 8) at
multiple properties, LOC2022-0131, CPC2022-1329

7.3 MISCELLANEOUS ITEMS
None

8. URGENT BUSINESS

9. CONFIDENTIAL ITEMS

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES
None

9.2 URGENT BUSINESS

10. BRIEFINGS
None

11. ADJOURNMENT



 

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

ITEM NO.:  5.1  DEFERRALS AND PROCEDURAL REQUESTS 
 
 
 
 
ITEM NO.:  5.2  Jennifer Miller 
 
COMMUNITY: Millican-Ogden (Ward 9) 
 
FILE NUMBER: LOC2022-0203 (CPC2023-0118) 
 
PROPOSED REDESIGNATION: From: Direct Control (DC) District 
 

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

 
MUNICIPAL ADDRESS: 7228 Ogden Road SE 
 
APPLICANT: Bryon Heisler 
  
OWNER: Bryon Heisler 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
  



Calgary Planning Commission 
2023 February 09 

Page 3 

 

PLANNING ITEMS 
 

ITEM NO.:  7.2.1 Kelsey Cohen  
 
COMMUNITY: Greenview Industrial Park (Ward 4) 
 
FILE NUMBER: LOC2022-0094 (CPC2023-0039) 
 
PROPOSED REDESIGNATION: From: Industrial – Edge (I-E) District  
 

To: Direct Control (DC) District to accommodate 
vehicle sales 

 
MUNICIPAL ADDRESS: 207 – 36 Avenue NE 
 
APPLICANT: Superior Drafting & Design  
  
OWNER: Doan Huu Lam 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
ITEM NO.:  7.2.2 Chris Wolfe  
 
COMMUNITY: Cornerstone (Ward 5) 
 
FILE NUMBER: LOC2022-0119 (CPC2023-0092) 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

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

and R-Gm) District, Multi-Residential – At Grade 
Housing (M-G) District, Multi-Residential – Low 
Profile (M-1) District, Commercial – 
Neighborhood 2 (C-N2) District, Mixed Use – 
General (MU-1h11) District, Special Purpose – 
City and Regional Infrastructure (S-CRI) District, 
Special Purpose – School, Park and Community 
Reserve (S-SPR) District, and Special Purpose 
– Urban Nature (S-UN) District 

 
MUNICIPAL ADDRESS: 12323 and 13000 – 68 Street NE, 7880 – 120 Avenue 

NE, 7990R – 120 Avenue NE, and 6802 Country Hills 
Boulevard NE 

 
APPLICANT: Stantec Consulting 
 
OWNER: Northpoint East Development Corporation 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.3 Jules Hall  
 
COMMUNITY: Keystone Hills (Ward 3) 
 
FILE NUMBER: LOC2022-0009 (CPC2023-0117) 
 
PROPOSED OUTLINE PLAN: Subdivision of 21.65 hectares ± (53.50 acres ±) 
 
PROPOSED REDESIGNATION: From: Multi-Residential – High Density Low Rise 

(M-H1) District, Special Purpose – School, Park 
and Community Reserve (S-SPR) District, 
Special Purpose – Future Urban Development 
(S-FUD) District, Special Purpose – City and 
Regional Infrastructure (S-CRI) District, 
Commercial – Community 2 f0.3h16 
(C-C2f0.3h16) District and Direct Control (DC) 
District 

 
 To: Commercial – Regional 3 f0.3h16 (C-R3f0.3h16) 

District, Special Purpose – School, Park and 
Community Reserve (S-SPR) District, Special 
Purpose – City and Regional Infrastructure 
(S-CRI) District, Direct Control (DC) District to 
accommodate residential dwellings, accessed 
from grade and Direct Control (DC) District to 
accommodate a significant reduction in the 
minimum density for dwelling units 

 
MUNICIPAL ADDRESS: 14111 – 15 Street NE 
 
APPLICANT: B&A Planning Group on 
 
OWNER: Melcor Developments 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
ITEM NO.:  7.2.4 Jennifer Duff  
 
COMMUNITY: Parkdale (Ward 7) 
 
FILE NUMBER: LOC2022-0182 (CPC2023-0079) 
 
PROPOSED REDESIGNATION: From: Direct Control (DC) District  
 
 To: Direct Control (DC) District to accommodate a 

Children’s Health Centre with guidelines 
 
MUNICIPAL ADDRESS: 805 – 37 Street NW 
 
APPLICANT: O2 Planning and Design 
 
OWNER: Wood’s Christian Homes 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.5 Jennifer Miller  
 
COMMUNITY: Bowness (Ward 1) 
 
FILE NUMBER: LOC2022-0183 (CPC2023-0119) 
 
PROPOSED REDESIGNATION: From: Direct Control (DC) District  
 
 To: Direct Control (DC) District to accommodate a 

Children’s Health Centre with guidelines 
 
MUNICIPAL ADDRESS: 9400 – 48 Avenue NW 
 
APPLICANT: O2 Planning and Design 
 
OWNER: Wood’s Home Society 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 
 
 
 
 
ITEM NO.:  7.2.6 Quadri Adebayo  
 
COMMUNITY: South Calgary (Ward 8)  
 
FILE NUMBER: LOC2022-0131 (CPC2022-1329) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the South Calgary/Altadore Area 

Redevelopment Plan 
 Amendments to the Marda Loop Area Redevelopment 

Plan 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

(R-C2) District 
 

To: Mixed Use – General (MU-1f3.6h23) District 
 
MUNICIPAL ADDRESS: 1918, 1922, 1924, 1928, 1932, 1936, and 1940 – 33 

Avenue SW 
 
APPLICANT: Sarina Developments 
  
OWNER: 2067429 Alberta Limited (Nazim Virani)  
 Trang Thi Thu Dang  
 Erick Alarcon Loya 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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MINUTES 

CALGARY PLANNING COMMISSION 

 
January 26, 2023, 1:00 PM 

IN THE COUNCIL CHAMBER 

 
PRESENT: Director D. Hamilton, Chair  
 Director K. Fromherz, Vice-Chair  
 Councillor A. Chabot  
 Councillor J. Mian (Partial Remote Participation)  
 Commissioner N. Hawryluk  
 Commissioner F. Mortezaee  
 Commissioner C. Pollen (Remote Participation)  
 Commissioner S. Small (Partial Remote Participation)  
 Commissioner J. Tiedemann (Partial Remote Participation)  
 Commissioner J. Weber  
 Councillor T. Wong (Partial Remote Participation)  
   
ALSO PRESENT: A/ Principal Planner S. Jones  
 CPC Secretary J. Palaschuk  
 Legislative Advisor A. de Grood  
   

 

1. CALL TO ORDER 

Director Hamilton called the meeting to order at 1:08 p.m. 

ROLL CALL 

Director Hamilton, Councillor Chabot, Councillor Mian, Commissioner Hawryluk, 
Commissioner Mortezaee, Commissioner Small, Commissioner Tiedemann, 
Commissioner Weber, Commissioner Pollen, and Director Fromherz 

2. OPENING REMARKS 

Director Hamilton provided opening remarks and a traditional land acknowledgement.  

3. CONFIRMATION OF AGENDA 

Moved by Director Fromherz 

That the Agenda for the 2023 January 26 Regular Meeting of the Calgary Planning 
Commission be confirmed. 

MOTION CARRIED 
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3.1 DECLARATIONS - CONFLICT OF INTEREST 

Commissioner Small declared a conflict of interest with respect to Items 7.2.6, 
7.2.7, and 7.2.8. 

Commissioner Weber declared a conflict of interest with respect to Item 7.2.1. 

4. CONFIRMATION OF MINUTES 

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

Moved by Commissioner Mortezaee 

That the Minutes of the 2023 January 12 Regular Meeting of the Calgary 
Planning Commission be confirmed. 

  

MOTION CARRIED 
 

5. CONSENT AGENDA 

5.1 DEFERRALS AND PROCEDURAL REQUESTS 

None 

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

Moved by Commissioner Tiedemann 

That with respect to Report CPC2023-0052, the following be approved: 

That Calgary Planning Commission recommend that Council give three readings 
to the proposed bylaw for the redesignation of 0.06 hectares ± (0.16 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. 

For: (9): Director Fromherz, Councillor Chabot, Councillor Mian, Commissioner 
Hawryluk, Commissioner Mortezaee, Commissioner Pollen, Commissioner 
Small, Commissioner Tiedemann, and Commissioner Weber 

MOTION CARRIED 
 

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

A revised Attachment 1 was distributed with respect to Report CPC2023-0040. 

Moved by Councillor Mian 

That with respect to Report CPC2023-0040, the following be approved: 
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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. 

For: (9): Director Fromherz, Councillor Chabot, Councillor Mian, Commissioner 
Hawryluk, Commissioner Mortezaee, Commissioner Pollen, Commissioner 
Small, Commissioner Tiedemann, and Commissioner Weber 

MOTION CARRIED 
 

6. POSTPONED REPORTS 

None 

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

7.1 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 

Commissioner Weber declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2023-0034. 

Commissioner Weber left the Council Chamber at 1:14 p.m. and returned 
at 1:23 p.m. after the vote was declared. 

A presentation entitled "LOC2022-0075 –CPC2023-0034 Land Use 
Amendment and Outline Plan" was distributed with respect to Report 
CPC2023-0034. 

Moved by Councillor Chabot 

That with respect to Report CPC2023-0034, the following be approved: 

That the 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); and 

2. Recommend that Council 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-
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C1) District, Multi-Residential – At Grade Housing (M-G) District 
and Special Purpose – City and Regional Infrastructure (S-CRI) 
District. 

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

MOTION CARRIED 
 

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

A presentation entitled "LOC2022-0112 Land Use Amendment" was 
distributed with respect to Report CPC2023-0044. 

Paul Needham, CivicWorks, addressed Commission with respect to 
Report CPC2023-0044. 

Moved by Commissioner Pollen 

That with respect to Report CPC2023-0044, the following be approved: 

That Calgary Planning Commission recommend 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. 

For: (9): Director Fromherz, Councillor Chabot, Councillor Mian, 
Commissioner Hawryluk, Commissioner Mortezaee, Commissioner 
Pollen, Commissioner Small, Commissioner Tiedemann, and 
Commissioner Weber 

MOTION CARRIED 
 

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

A presentation entitled "LOC2022-0113 Land Use Amendment" was 
distributed with respect to Report CPC2023-0055. 

Moved by Commissioner Mortezaee 

That with respect to report CPC2023-0055, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.11 hectares ± 
(0.27 acres ±) located at 501 and 507 – 22 Avenue NW (Plan 2934O, 
Block 30, Lots 37, 38, 39 and 40) from Residential – Contextual One / 
Two Dwelling (R-C2) District to Housing – Grade Oriented (H-GO) 
District. 
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For: (9): Director Fromherz, Councillor Chabot, Councillor Mian, 
Commissioner Hawryluk, Commissioner Mortezaee, Commissioner 
Pollen, Commissioner Small, Commissioner Tiedemann, and 
Commissioner Weber 

MOTION CARRIED 
 

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

A presentation entitled "LOC2022-0155 / CPC2023-0017 Land Use 
Amendment" was distributed with respect to Report CPC2023-0017. 

Moved by Commissioner Small 

That with respect to Report CPC2023-0017, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.11 hectares ± 
(0.27 acres ±) located at 527 and 531 – 17 Avenue NW (Plan 2934O, 
Block 1, Lots 25 to 28) from Multi-Residential – Contextual Medium 
Profile (M-C2) District to Multi-Residential – High Density Low Rise (M-
H1h20) District. 

For: (9): Director Fromherz, Councillor Chabot, Councillor Mian, 
Commissioner Hawryluk, Commissioner Mortezaee, Commissioner 
Pollen, Commissioner Small, Commissioner Tiedemann, and 
Commissioner Weber 

MOTION CARRIED 
 

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

A presentation entitled "LOC2022-0146 Policy and Land Use 
Amendment" was distributed with respect to Report CPC2023-0026. 

Councillor Wong (Remote Member) joined the meeting at 2:19 p.m. 

Moved by Commissioner Mortezaee 

That with respect to Report CPC2023-0026, the following be approved: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed bylaw for the amendments to 
the Banff Trail Area Redevelopment Plan (Attachment 2); and 

2. Give three readings to the proposed bylaw for the redesignation of 
0.06 hectares ± (0.16 acres ±) located at 35 Creston Crescent NW 
(Plan 2846GW, Block 5, Lot 26) from Residential – Grade-
Oriented Infill (R-CG) District to Housing – Grade Oriented (H-GO) 
District. 
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For: (9): Director Fromherz, Councillor Chabot, Councillor Mian, 
Commissioner Hawryluk, Commissioner Mortezaee, Commissioner 
Pollen, Commissioner Small, Commissioner Tiedemann, and 
Commissioner Weber 

MOTION CARRIED 
 

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

Commissioner Small declared a conflict of interest and abstained from 
discussion and voting with respect to Reports CPC2023-0066, CPC2023-
0023, and CPC2023-0041. 

Commissioner Small left the Council Chamber at 2:20 p.m. and returned 
at 7:24 p.m. after the vote was declared. 

A presentation entitled "LOC2022-0178 / CPC2023-0066 Land Use 
Amendment" was distributed with respect to Report CPC2023-0066. 

Brian Horton, O2 Planning + Design, addressed Commission with respect 
to Report CPC2023-0066. 

Moved by Councillor Mian 

That with respect to Report CPC2023-0066, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.29 hectares ± 
(0.72 acres ±) located at 120 – 17 Avenue NW (Plan 1511375, Block 9, 
Lot 39) from Mixed Use – General (MU-1f4.5h24) District to Mixed Use – 
General (MU-1f7.0h45) District.S 

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

MOTION CARRIED 
 

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

Commissioner Small declared a conflict of interest and abstained from 
discussion and voting with respect to Reports CPC2023-0066, CPC2023-
0023, and CPC2023-0041. 

Commissioner Small left the Council Chamber at 2:20 p.m. and returned 
at 7:24 p.m. after the vote was declared. 

The following documents were distributed with respect to Report 
CPC2023-0023: 
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 A presentation entitled "LOC2022-0086 Police and Land Use 
Amendment" 

 A presentation entitled "Density Bonusing Rate - Validation". 

The following speakers addressed Commission with respect to Report 
CPC2023-0023: 

1. Brian Horton, O2 Planning and Design 

2. Edan Lindenback, JEMM Properties 

3. Mike Broadfoot, Creative Destruction Lab 

By General Consent, Commission modified their afternoon recess from 
30 minutes to 15 minutes. 

Councillor Wong rose on a Point of Order. 

The Chair ruled on the Point of Order. 

Commission recessed at 3:16 p.m. and reconvened at 3:34 p.m. with 
Director Hamilton in the Chair. 

ROLL CALL 

Director Hamilton, Councillor Chabot, Councillor Mian, Commissioner 
Hawryluk, Commissioner Mortezaee, Commissioner Tiedemann, 
Commissioner Weber, Commissioner Pollen, Director Fromherz, and 
Councillor Wong 

Absent from Roll Call: Commissioner Small 

Commission recessed at 5:05 p.m. to the Call of the Chair and 
reconvened at 5:32 p.m. with Director Hamilton in the Chair. 

ROLL CALL 

Director Hamilton, Councillor Chabot, Councillor Mian, Commissioner 
Hawryluk, Commissioner Mortezaee, Commissioner Tiedemann, 
Commissioner Weber, Commissioner Pollen, Director Fromherz, and 
Councillor Wong 

Absent from Roll Call: Commissioner Small 

Moved by Commissioner Tiedemann 

That with respect to Report CPC2023-0023, Attachment 3 be amended, 
as follows: 

In Section 11 entitled "Motor Vehicle Parking Stall Reduction" of the 
Direct Control Bylaw, in subsection (1)(a) delete the words “0.5 bicycle 
parking stalls” and replace with the words “1.0 bicycle parking stalls”. 
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For: (7): Director Fromherz, Councillor Chabot, Commissioner Hawryluk, 
Commissioner Mortezaee, Commissioner Pollen, Commissioner 
Tiedemann, and Commissioner Weber 

Against: (1): Councillor Mian 

MOTION CARRIED 
 

Moved by Commissioner Weber 

That with respect to Report CPC2023-0023, Attachment 3 be amended, 
as follows: 

Delete Section 9 entitled "Density Bonus" of the Direct Control Bylaw and 
replace with the following:  

Density Bonus 

9        (1)        The maximum floor area ratio may be increased from 2.5 to 
9.0 in accordance with the following:  

(a)   For the purposes of this section, “cash contribution rate” 
means: $19.77 per square metre for the year 2023. The 
cash contribution rate will be adjusted annually on January 
1 by the Development Authority, based on the Statistics 
Canada Consumer Price Index for Calgary. 

(b)  A density bonus may be earned by a contribution to the 
Hillhurst/Sunnyside Community Amenity Fund, such that: 

cash contribution amount = cash contribution rate x total 
floor area in square metres above the floor area ratio of 
2.5. 

For: (5): Director Fromherz, Commissioner Hawryluk, Commissioner 
Pollen, Commissioner Tiedemann, and Commissioner Weber 

Against: (3): Councillor Chabot, Councillor Mian, and Commissioner 
Mortezaee 

MOTION CARRIED 
 

Moved by Commissioner Pollen 

That with respect to Report CPC2023-0023, the following be approved, 
as amended: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed bylaw for the amendments 
to the Hillhurst/Sunnyside Area Redevelopment Plan (Attachment 
2); and 
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2. Give three readings to the proposed bylaw for the redesignation 
of 0.11 hectares ± (0.28 acres ±) located at 1001 – 3 Avenue NW 
and 335 – 9A Street NW (Plan 2448O, Block 2, Lots 21 to 24) 
from Multi-Residential – Contextual Medium Profile (M-C2) District 
to Direct Control (DC) District to accommodate mixed use 
development, with guidelines (Amended Attachment 3). 

For: (6): Director Fromherz, Commissioner Hawryluk, Commissioner 
Mortezaee, Commissioner Pollen, Commissioner Tiedemann, and 
Commissioner Weber 

Against: (2): Councillor Chabot, and Councillor Mian 

MOTION CARRIED 

By General Consent, Commission modified the dinner recess from 60 
minutes to 50 minutes.  

Commission recessed at 6:08 p.m. and reconvened at 7:03 p.m. with 
Director Hamilton in the Chair. 

ROLL CALL 

Councillor Chabot, Councillor Mian, Director Hamilton, Commissioner 
Hawryluk, Commissioner Weber, and Commissioner Tiedemann 

Absent from Roll Call: Director Fromherz, Commissioner Pollen, 
Commissioner Small, and Commissioner Mortezaee 

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

Commissioner Small declared a conflict of interest and abstained from 
discussion and voting with respect to Reports CPC2023-0066, CPC2023-
0023, and CPC2023-0041. 

Commissioner Small left the Council Chamber at 2:20 p.m. and returned 
at 7:24 p.m. after the vote was declared. 

The following documents were distributed with respect to Report 
CPC2023-0041: 

 A revised Cover Report; 

 A revised Attachment 5; and 

 A presentation entitled "LOC2022-0194 Land Use and Policy 
Amendment". 

Moved by Commissioner Hawryluk 

That with respect to Revised Report CPC2023-0041, the following be 
approved: 

That Calgary Planning Commission recommend that Council: 
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1. Give three readings to the proposed bylaw for the amendment to 
the Bankview Area Redevelopment Plan (Attachment 2); and 

2. Give three readings to the proposed bylaw for the redesignation of 
0.11 hectares ± (0.26 acres ±) located at 2203 and 2207 – 17A 
Street SW (Plan 8997GC, Block 22, Lots 7 and 8) from 
Residential – Contextual One / Two Dwelling (R-C2) District to 
Housing – Grade Oriented (H-GO) District. 

For: (6): Director Hamilton, Councillor Chabot, Councillor Mian, 
Commissioner Hawryluk, Commissioner Tiedemann, and Commissioner 
Weber 

MOTION CARRIED 
 

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

A presentation entitled "LOC2022-0136 Land Use Amendment" was 
distributed with respect to Report CPC2023-0076. 

Bryan Romanesky, CITYTREND, addressed Commission with respect to 
Report CPC2023-0076. 

Moved by Councillor Chabot 

That with respect to Report CPC2023-0076, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 1.37 hectares ± 
(3.39 acres ±) located at 19651 – 56 Street SE (Portion of NE1/4 Section 
16-22-29-4) from Direct Control (DC) District to Direct Control (DC) 
District to accommodate the use of self storage facility, with guidelines 
(Attachment 4). 

For: (6): Councillor Chabot, Councillor Mian, Commissioner Hawryluk, 
Commissioner Small, Commissioner Tiedemann, and Commissioner 
Weber 

MOTION CARRIED 
 

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

The following documents were distributed with respect to Report 
CPC2022-1313: 

 A revised Cover Report; 

 A revised Attachment 5; and 

 A presentation entitled "LOC2022-0083 Land Use Amendment". 



Item # 4.1
 

Unconfirmed Minutes 2023 January 26  Page 11 of 12 
ISC: UNRESTRICTED  

  

Moved by Commissioner Tiedemann 

That with respect to Revised Report CPC2022-1313, the following be 
approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.07 hectares ± 
(0.17 acres ±) located at 6503 Elbow Drive SW (Plan 8375HF, Block 2, 
portion of Lot 39) from Direct Control (DC) District to Direct Control (DC) 
District to accommodate commercial uses, with guidelines (Attachment 
2). 

For: (6): Councillor Chabot, Councillor Mian, Commissioner Hawryluk, 
Commissioner Small, Commissioner Tiedemann, and Commissioner 
Weber 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

None 

9. CONFIDENTIAL ITEMS 

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

None 

9.2 URGENT BUSINESS 

None 

10. BRIEFINGS 

None 

11. ADJOURNMENT 

Moved by Commissioner Small 

That this meeting adjourn at 7:47 p.m. 

MOTION CARRIED 

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

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

 Land Use Amendment in North Glenmore Park (Ward 11) at 2131 – 50 Avenue 
SW, LOC2022-0156, CPC2023-0052 
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 Land Use Amendment in Rosscarrock (Ward 8) at 1445 – 42 Street SW, 
LOC2022-0181, CPC2023-0040 

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

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

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

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

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

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

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

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

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

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

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held 
on 2023 February 9 at 1:00 p.m. 

CONFIRMED BY COMMISSION ON 

 
 

   

CHAIR  CPC SECRETARY 

   

 



Approval: S Lockwood concurs with this report.  Author: J Miller 
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Land Use Amendment in Ogden (Ward 9) at 7228 Ogden Road SE, LOC2022-0203 

 

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 7228 Ogden Road SE (Plan 375AM, Block 5, Lot 15 and portions of Lots 
14 and 16) from Direct Control (DC) District to Residential – Contextual One / Two Dwelling 
(R-C2) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for semi-detached and 
duplex dwellings, which would enable the existing uses on site to become legally 
conforming and allow secondary suites.  

 The proposal represents a similar building form and set of uses that is compatible with 
the character of the existing neighbourhood and is in keeping the applicable policies of 
the Municipal Development Plan (MDP).  

 What does this mean to Calgarians? The proposed redesignation is compatible and 
consistent with the existing neighbourhood, allowing existing housing options to 
continue. 

 Why does this matter? The proposed Residential – Contextual One / Two Dwelling 
(R-C2) District would allow existing housing options to continue that may better 
accommodate the evolving needs of different age groups, lifestyles and demographics.  

 The proposal is in keeping with the policies of the Millican-Ogden Community 
Revitalization Plan. 

 A development permit has not been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, located in the southeast community of Ogden was submitted by the landowner, 
Bryon Heisler on 2022 November 9. The current land use for this specific parcel has resulted in 
a non-confirming use on the site. While the current Direct Control (DC) District for this site 
includes the additional use of live-work units, it is based on the Residential Low Density (R-2) 
District of Land Use Bylaw 2P80 which does not allow suites. The purpose of this application is 
to enable the secondary suites to become a legally conforming use (Attachment 2).   
 
ENGAGEMENT AND COMMUNICATION 

☐ Outreach was undertaken by the Applicant 

☒ 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 the 
public/interested parties and the respective community association was appropriate. The 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
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applicant confirmed that their intention is simply to legalize the existing secondary suites. The 
Applicant Outreach Summary can be found in Attachment 3. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were sent to adjacent 
landowners.   
 
Administration did not receive any letters of opposition or support from the public. No comments 
from the Millican Ogden Community Association were received. Administration contacted the 
Community Association to follow up, and no response was received.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate.  
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
This proposal may have positive social implications by offering a greater number and variety of 
dwelling types for Calgarians near existing services and amenities.  
 
Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to enhance the development on this site 
with applicable climate strategies will be pursued at the development permit stage.  
 
Economic 
The proposed land use would allow for 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 proposal.  
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission  
3. Applicant Outreach Summary  
 
 
 

https://developmentmap.calgary.ca/?find=LOC2022-0203
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is situated in the southeast community of Ogden, on Ogden Road SE, midblock 
between 72 Avenue SE and 74 Avenue SE. The site is approximately 37 metres deep by 15 
metres wide and is serviced by a rear lane. Development in the area consists of single detached 
and semi-detached dwellings with neighbourhood commercial development located south of the 
site. There is a freight rail corridor beyond the rear lane to the northeast. Transit Routes 43 
(McKnight-Westwinds Station/Chinook Station), 117 (McKenzie Towne Express), 131 (East Bow 
Express), 151 (New Brighton Express) and 302 (BRT Southeast/City Centre) stop within 450 
metres of the site.  
 
As identified below, the community of Ogden reached its peak population in 1982.  
 

Ogden 

Peak Population Year 1982 

Peak Population 11,548 

2019 Current Population 8,576 

Difference in Population (Number) -2,972 

Difference in Population (Percent) -25.7% 
Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/ogden.html
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Location Maps  
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Previous Council Direction 
 
None.  

 
Planning Evaluation 

The existing Direct Control (DC) District (Bylaw 120Z99, Site 2) is based on the Residential Low 
Density (R-2) District of Land Use Bylaw 2P80 with the additional discretionary use of Live-
Work. The DC also contains site-specific rules around prohibited uses. The R-2 land use does 
not allow secondary suites and a land use redesignation is required for the existing secondary 
suites to become legally conforming uses.  
 
The proposed Residential – Contextual One / Two Dwelling (R-C2) District allows for the low-
density housing form of Duplex Dwellings and Semi-detached Dwellings which is consistent with 
the R-2 District of 2P80. The R-C2 District allows for a maximum building height of 10 metres 
and two dwelling units. Secondary suites are a permitted use within the R-C2 District. The 
purpose of this application is to enable the existing semi-detached dwelling and secondary 
suites to become legally conforming uses with a district that is compatible and similar to the 
existing neighbourhood context. This is also in alignment with the ARP. 
 
Development and Site Design  
If this redesignation is approved by Council, the rules of the R-C2 District will provide guidance 
for future site development including appropriate uses, building massing, height, landscaping 
and parking. 
 
 
 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1999/1999z120.pdf
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Transportation 
Pedestrian access to the site is available via Ogden Road SE. Bus stops for Routes 117 
(McKenzie Towne Express), 131 (East Bow Express), 151 (New Brighton Express) and 302 
(BRT Southeast/City Centre) are located 350 metres north on Ogden Rd SE. Bus stops for 
Route 43 (McKnight-Westwinds Station/Chinook Station) is located 350 metres south on Ogden 
Road and 76 Avenue SE. A bus stop for Route 302 (BRT Southeast/City Centre) is located 380 
metres north on Ogden Road. Street parking is available along Ogden Road SE and vehicular 
access to the site is via the lane.  
 
Environmental Site Considerations  
No environmental concerns have been 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 defined on 
Map 1: Urban Structure of the Municipal Development Plan (MDP). The MDP encourages 
modest redevelopment of Established areas to make more efficient use of existing 
infrastructure, public amenities and transit, and delivers small and incremental benefits to 
climate resilience.  
 
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.   
 
Millican-Ogden Community Revitalization Plan (Statutory – 1999) 
The application conforms with The Millican-Ogden Community Revitalization Plan which 
denotes the area as Low Density Residential or Live & Work. The intent of the Low Density 
Residential or Live & Work area is to allow residents to live and work on these properties.  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ITTrqyrrKsX&msgAction=Download
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Applicant Submission
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Applicant Outreach Summary 
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Approval: M. Sklar  concurs with this report.  Author: K. Cohen 
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Land Use Amendment in Greenview Industrial Park (Ward 4) at 207 – 36 Avenue 
NE, LOC2022-0094 

 

RECOMMENDATION:  
 
That Calgary Planning Commission recommend that Council:  

 
Give three readings to the proposed bylaw for the redesignation of 0.104 hectares ± (0.26 
acres ±) located at 207 – 36 Avenue NE (Plan 5942AD, Block 14, Lots 21 to 24) from 
Industrial – Edge (I-E) District to Direct Control (DC) District to accommodate additional 
automotive uses (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate the subject parcel to a Direct Control (DC) 
District to accommodate the additional discretionary uses of Auto Body and Paint Shop 
and Vehicle Sales - Minor. 

 This application aligns with the policies in the Municipal Development Plan (MDP) and 
the North Hill Communities Local Area Plan (LAP). 

 What does this mean to Calgarians? This application provides opportunities for 
economic development and additional service to meet the needs of Calgarians. 

 Why does this matter? The proposal would preserve the industrial nature of the vicinity 
while allowing additional business, investment, and job creation in the area. 

 No development permit has been submitted at this time.  

 There is no previous Council direction related to this proposal. 
 

DISCUSSION  
This application was submitted on 2022 May 26 by Superior Drafting & Design on behalf of the 
landowner, Doan Huu Lam. The 0.104 hectare (0.26 acre) site is located in the Greenview 
Industrial Park in the northeast quadrant of the city. The subject site is currently developed with 
an existing auto service building that is intended to be retained.  
 
The proposed Direct Control (DC) District (Attachment 2) is based on the site’s existing 
designation of Industrial – Edge (I-E) District and would allow for the additional discretionary 
uses of Auto Body and Paint Shop and Vehicle Sales - Minor. As indicated in the Applicant 
Submission (Attachment 3), the applicant intends to maintain the existing building and covert 
five of the existing on-site parking stalls for vehicle sales. 
 
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 

☐ Outreach was undertaken by the Applicant 

☒ 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 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
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public/interested parties and the respective community association was appropriate. The 
applicant determined that no formal outreach would be undertaken. Please refer to the Applicant 
Outreach Summary (Attachment 4) for rationale why outreach was not conducted. 
 
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 sent to adjacent 
landowners as well.  
 
Administration received one comment from the public expressing concerns about an excess of 
vehicles being parked along 1 Street NE. The Highland Park Community Association had no 
objection to the application, and the Thorncliffe Greenview Community Association is in support. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate given its location in an industrial area. Public 
concerns about vehicle parking and business operations will be managed through the 
development permit and business licensing processes.  
 
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 
There are no social implications based on the proposed application. 
 
Environmental 
This application does not include any specific actions that address the objectives of the Climate 
Resilience Strategy. Opportunities to enhance the development on this site with applicable 
climate resilience strategies have been identified and shared with the applicant and will be 
pursued at the development permit stage. 
 
Economic 
The proposal would allow an additional use that would enable business, investment, and job 
opportunities in the area while maintaining the integrity of the industrial area. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 

https://developmentmap.calgary.ca/?find=LOC2022-0094
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1. Background and Planning Evaluation 
2. Proposed Direct Control District 
3. Applicant Submission 
4. Applicant Outreach Summary 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Greenview Industrial Park, at the southeast 
corner of the intersection of 1 Street NE and 36 Avenue NE. Surrounding development is 
characterized by industrial uses to the east, and low density residential to the west. The site is 
approximately 0.104 hectares in size and is currently developed with a 1-storey auto service 
building with surface parking. 
 
The proposal generally meets the objectives of applicable policies as discussed in the Strategic 
Alignment section of this report. 
 

Community Peak Population Table 
 
There is no community population data for Greenview Industrial Park, due to its industrial 
nature. 
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Location Maps  
 

 
 

 

Subject Site 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The site is currently designated as Industrial – Edge (I-E) District. The I-E District is intended to 
be located in close proximity to residential areas. It accommodates a range of industrial and 
commercial uses with a maximum building height of 12 metres.  
 
The application proposes to redesignate the site to a Direct Control (DC) District based on the 
existing I-E District. The proposed DC District is identical to the I-E District except for the 
additional discretionary uses of Auto Body and Paint Shop and Vehicle Sales - Minor. Auto 
Body and Paint Shop is an existing non-conforming use of the site. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, the application for a DC District has 
been reviewed by Administration, and the use of a Direct Control District is necessary to enable 
the applicant’s proposal due to unique characteristics. The proposed DC District would allow for 
additional compatible uses while maintaining the I-E District’s intended sensitivity to the 
residential uses across the street, which could not be achieved through the use of a standard 
land use district in the Land Use Bylaw. 
 
Transportation 
Pedestrian and vehicular access to the site is available via 1 Street NE, 36 Avenue NE, and the 
adjacent rear lane. The area is served by Calgary Transit Route 3 (Elbow Drive – Centre Street) 
with bus stops along Centre Street N about 550 metres (7-minute walk) from the subject parcel. 
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Route 3 provides transit service every 10 minutes during the peak hours. The site is located 
approximately 500 metres (6-minute walk) from the proposed 40 Avenue LRT Station. A 
Transportation Impact Assessment was not required in support of the land use amendment 
application.   
 
Environmental Site Considerations 
At this time, there are no known outstanding environmental concerns associated with the site or 
the proposal. 
 
Utilities and Servicing 
Water, sanitary and storm sewer servicing is available.  
 

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 Standard Industrial area as identified on Map 1: Urban 
Structure in the Municipal Development Plan (MDP). The applicable MDP policies allow for 
other uses that support the industrial function of the area, as long as the industrial character is 
maintained.  
 
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, 
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 resilience strategies will be explored and encouraged at subsequent 
development approval stages. 
 
North Hill Communities Local Area Plan (Statutory – 2021)  
The North Hill Communities Local Area Plan (LAP) identifies the subject site as being part of the 
Industrial - General category (Map 3: Urban Form) with no building scale modifier (Map 4: 
Building Scale). The LAP notes that Industrial areas may integrate a limited range of supporting 
commercial uses where appropriate. The proposed land use amendment is in alignment with 
applicable policy of the LAP. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
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Proposed Direct Control District 
 

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 
deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to allow for additional automotive uses. 

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

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

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

Permitted Uses 
4 The permitted uses of the Industrial – Edge (I-E) District of Bylaw 1P2007 are the 

permitted uses in this Direct Control District. 
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Discretionary Uses  
5 The discretionary uses of the Industrial – Edge (I-E) District of Bylaw 1P2007 are the 

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

(a) Auto Body and Paint Shop; and 
(b) Vehicle Sales – Minor.  

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Industrial – Edge (I-E) District of Bylaw 

1P2007 apply in this Direct Control District. 
 
Relaxations 
7 The Development Authority may relax the rules contained in Section 6 of this Direct 

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



 



CPC2023-0039 

Attachment 3 

CPC2023-0039 Attachment 3  Page 1 of 1 
ISC:UNRESTRICTED 

Applicant Submission 
 
13 July 2022 
 
We are proposing redesignating the property at 207 - 36 Ave NE Calgary, AB. It is currently 
designated for autobody work under code I-E, and we propose redesignating it as Direct Control 
to allow for full service and automotive sales. The site currently has capacity for 17 repair 
vehicles and we’re proposing reducing that to 12 so that 5 sales vehicles can be stored in their 
place. This proposal will not affect the 3 staff parking spaces, nor will it affect street 
parking/accessibility. We are not proposing any physical changes to the building or 
redevelopment of the lot. 
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May 26, 2022 
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Land Use Amendment in Cornerstone (Ward 5) at multiple addresses, LOC2022-
0119 

 

RECOMMENDATION 

That Calgary Planning Commission recommends that Council: 
 
Give three readings to the proposed bylaw for the redesignation of 120.69 hectares ± 
(298.22 acres ±) located at 12323 and 13000 – 68 Street NE, 7880 – 120 Avenue NE, 
7990R – 120 Avenue NE, and 6802 Country Hills Boulevard NE (Portion of NE1/4 Section 
26-25-29-4; Portion of Plan 0211305, Block 2, Lot 1; NW1/4 Section 25-25-29-4; Plan 
0211306, Block 3, Lot 1; Portion of Plan 1510745, Block A) from Special Purpose – Future 
Urban Development (S-FUD) District to Residential – Low Density Mixed Housing (R-G) 
District, Residential – Low Density Mixed Housing (R-Gm) District, Multi-Residential – At 
Grade Housing (M-G) District, Multi-Residential – Low Profile (M-1) District, Commercial – 
Neighbourhood 2 (C-N2) District, Mixed Use – General (MU-1h11) District, Special 
Purpose – City and Regional Infrastructure (S-CRI) District, Special Purpose – School, 
Park and Community Reserve (S-SPR) District, and Special Purpose – Urban Nature 
(S-UN) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate lands in the community of Cornerstone to allow for 
residential, commercial, and mixed-use development, an elementary school, wetland 
conservation, open spaces and stormwater management. 

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

 What does this mean to Calgarians? This proposal would allow for increased diversity in 
housing opportunities, and more compact development in a greenfield setting with better 
use of proposed infrastructure. 

 Why does this matter? Compact development of a greenfield site will contribute to 
Calgary’s overall economic health by housing new residents within Calgary’s city limits. 

 No development permit has been submitted at this time. 

 Council previously approved the associated outline plan (LOC2014-0173, see 
Attachment 2) and this land use amendment application is proceeding now that mobility 
connections are available. 

 
DISCUSSION  
This land use amendment and outline plan application was submitted on 2022 July 5 by Stantec 
Consulting on behalf of the landowner, Northpoint East Development Corporation. No 
development permit has been submitted at this time; however, as noted in the Applicant 
Submission (Attachment 3), the intention is to provide a complete community offering a quality 
public realm, a range of housing types and affordability levels, and recreational opportunities to 
promote healthy and active lifestyles. 
 
The 120.69 hectares ± (298.22 acres ±) site is located in the northeast community of 
Cornerstone. Calgary Planning Commission approved the associated outline plan (LOC2014-
0173) on 2015 June 4 but the land uses for the subject site were not approved as a part of that 
application because the street network leading to the site was not constructed yet. The 
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proposed uses reflect those of the approved outline plan (Attachments 2 and 4) and seeks 
changes to some of the designations of the outline plan to reflect uses that have become 
available since 2015 such as the R-G and MU-1 Districts. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 

PUBLIC ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed application, the applicant was encouraged to use the 
Applicant Outreach Toolkit to assess which level of outreach with public/interested parties and 
the respective community association was appropriate. The applicant determined that outreach 
would not take place because this land use amendment reflects a continuation of this area’s 
current land uses. The Applicant Outreach Summary can be found in Attachment 5. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to public/interested 
parties, notice posted on-site, published online, and notification letters were sent to adjacent 
landowners. 
 
This application was circulated to the Federation of Calgary Communities and Rocky View 
County, neither of which responded. There is no community association in the area. 
 
Administration received twenty-five letters of opposition to the proposed land use amendment. 
All respondent letters objected to a perceived loss of the central wetland area and some 
mentioned other open space, traffic and property value concerns. Administration clarified with 
respondents that the wetland area is being preserved as a part of this application and there 
were no additional concerns identified. Administration considered the other relevant planning 
issues specific to the application and has determined the proposal to be appropriate.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use and policy amendment 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 
Cornerstone and provides a future framework for neighbourhood development and the location 
of a school site. The development of these lands will enable a more efficient use of land and 
infrastructure and support surrounding uses and amenities while introducing the location of 
additional amenities for the community and greater area. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2022-0119
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Environmental 
This application does include actions that address the objectives of the Calgary Climate 
Strategy – Pathways to 2050 (see Attachment 1 for information). A large wetland area is being 
protected in its natural state as a part of this application. 
 
Economic 
The proposed land use amendment would enable the development of new residential, 
institutional, and commercial areas. The development would provide housing opportunity, 
support local business, and employment opportunities and is consistent with the Cornerstone 
Area Structure Plan. 
 
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. Approved Outline Plan 
3. Applicant Submission 
4. Proposed Land Use District Map 
5. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 

 

Background and Site Context 
The subject site is located in the northeast community of Cornerstone which is an actively 
developing part of the city. The lands are bound by Stoney Trail to the north and east and by 
other developing portions of Cornerstone to the west and south. Adjacent land uses include 
neighbourhoods to the west (Redstone, Skyview Ranch and Cityscape); agricultural lands and 
acreage residential to the north and east beyond Stoney Trail; and neighbourhoods to the south 
(other phases of Cornerstone and Cornerbrook, with Saddle Ridge further south). 
 
The subject site is approximately 120.69 hectares (298.22 acres) in size. Vehicular access to 
the site will be available through Cornerstone Boulevard NE at both the northwest and 
southeast ends. Cornerstone Boulevard NE will traverse the site, paralleling Stoney Trail NE as 
it curves. The development proposed for this site complements other development in 
Cornerstone and will enable development in the last segment of the northeast within the City’s 
ring road. Other features of the proposal include: 
 

 medium and low density residential in the form of apartments, townhouses, rowhouses 
and semi and single detached homes; 

 a Neighbourhood Activity Centre (NAC) central to the outline plan that provides 
community commercial and an open space for neighbourhood activity; 

 a primary school site and associated playfields; 

 preservation of a large wetland area; and 

 a block-based grid street network that fosters strong pedestrian and cycling connectivity. 
 
This proposed land uses provides a logical extension and connection to the street and block 
pattern in adjacent developing neighbourhood areas while respecting the natural wetland area. 
The main connections to adjacent parts of the community are at the northwest and southeast 
ends of the subject site. 
 
The subject site is currently undeveloped and has been used for agricultural purposes. The site 
contains one large wetland complex along the entire southwest boundary. The site is relatively 
flat and generally drains from north to south. 
 

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

Cornerstone 

Peak Population Year 2019 

Peak Population 2,648 

2019 Current Population 2,648 

Difference in Population (Number) 0 

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

Demographic and socio-economic information is not yet available as this is a developing new 
community.  
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Location Maps 
 

 
 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The Cornerstone outline plan was approved by CPC on 2015 June 4 to provide guidance for the 
subdivision and development of 477 hectares ± (1,180 acres ±) of land. This application is 
proposing a redesignation of 120.69 hectares ± (298.22 acres ±) or 25% of the total outline plan 
area. The proposed uses reflect those of the approved outline plan (see Attachments 2 and 4) 
and seeks changes to some of the designations of the outline plan to reflect uses that have 
become available since 2014. The delineation of blocks and areas of sites remain unchanged. 
Attachment 2 shows the location of this site within the overall outline plan area. This part of the 
outline plan was not redesignated initially because the leading mobility connections were not yet 
available.  
 
The existing land use is the Special Purpose – Future Urban Development (S-FUD) District 
which is intended for lands awaiting urban development and utility servicing.  
 
This application proposes several residential, commercial, mixed-use, and special purpose 
districts on these lands: 

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

 Multi-Residential – At Grade Housing (M-G) District; 

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

 Commercial – Neighbourhood 2 (C-N2) District; 

 Mixed Use – General (MU-1h11) District; 
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 Special Purpose – City and Regional Infrastructure (S-CRI) District; 

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

 Special Purpose – Urban Nature (S-UN) District. 
 
The proposed R-G and R-Gm Districts are intended to support a variety of low-density 
residential building forms including single detached dwellings, duplex dwellings, and rowhouse 
buildings, along with secondary suites and backyard suites. The maximum building height in 
these Districts is 12.0 metres. R-Gm differs from R-G in that R-Gm designated lands are not 
intended to accommodate single detached dwellings except where subdivision results in 
remnant single lots. R-G District sites comprise 46.16 hectares ± (114.06 acres ±) and R-Gm 
District sites comprise 4.89 hectares ± (12.08 acres ±) of the proposed redesignation area. 
 
The proposed M-G District is a multi-residential designation that is intended primarily for 
townhouses and fourplexes where some or all the units have direct access to grade. The M-G 
District is intended to be applied in close proximity or adjacent to low-density residential areas 
and has a maximum height of 12 metres. M-G District sites comprise 2.98 hectares ± (7.37 
acres ±) of the proposed redesignation area. 
 
The M-1 District allows multi-residential development of low height and medium density and it is 
intended to be in close proximity or adjacent to low density residential development. The M-1 
District allows for a maximum building height of 14.0 metres. There is no listed maximum floor 
area ratio (FAR). The M-1 District has a minimum density of 50 units per hectare and a limit of 
148 units per hectare. The M-1 District site comprises 0.89 hectares ± (2.20 acres ±) of the 
proposed redesignation area. 
 
The proposed C-N2 District is intended to allow for small scale commercial development with 
potential for residential uses on upper floors at a compatible scale to nearby residential areas. 
While still supporting neighbourhood commercial, vehicular access is permitted to be direct to 
building frontages and limited automotive uses are also allowed. The C-N2 District allows for a 
maximum building height of 10 metres and a maximum FAR of 1.0 to ensure compatibility with 
adjacent neighbourhood areas. The C-N2 District site comprises 0.68 hectares ± (1.68 acres ±) 
of the proposed redesignation area. 
 
The proposed MU-1 District is intended to accommodate a mix of residential and commercial 
uses in the same building or in multiple buildings throughout an area. While commercial uses 
are permitted, provision of commercial uses is not required. MU-1h11 District has no floor-area 
ratio limit and a height limit of 11 metres. This height limit was established to complement 
adjacent development. The MU-1 District site comprises 0.83 hectares ± (2.04 acres ±) of the 
proposed redesignation area. 
 
The proposed S-CRI District is intended to provide for city and regional infrastructure necessary 
for the proper servicing of the development. This District is proposed for the stormwater pond 
and associated infrastructure as well as a lift station and will be designated as a Public Utility 
Lot (PUL) pursuant to the Municipal Government Act (MGA). S-CRI District sites comprise 4.81 
hectares ± (11.88 acres ±) of the proposed redesignation area. 
 
The proposed S-SPR District is intended to provide for schools, parks, open space, and 
recreational facilities, with parcels of varying sizes and use intensities. This District is only 
applied to lands that will be dedicated as School Reserve or other forms of Municipal Reserve 
(MR) pursuant to the MGA. A joint use site for a proposed elementary school and corresponding 
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playfields is located in the eastern portion of the plan area and is approximately 3.34 hectares 
(8.25 acres) in size. Throughout the subject site, parks are provided that serve varying functions 
and recreational opportunities. Small to medium size parks are provided in five locations across 
the site the site, either as pocket parks or as complementary space to the natural area. S-SPR 
District sites comprise 11.17 hectares ± (27.59 acres ±) of the proposed redesignation area. 
 
The proposed S-UN District is intended for lands that provide for naturally significant landforms, 
natural vegetation, or wetlands. In addition, the S-UN District is used for lands that preserve 
existing characteristics of a natural plant or animal community or lands that are undergoing 
naturalization. Development within these lands is limited to improvements that facilitate passive 
recreational use. This district is intended to apply only to those lands that will be dedicated as 
Environmental Reserve (ER) pursuant to the MGA. A major wetland complex along with the 
applicable setback, that is approximately 48.29 hectares (119.32 acres) in size, will be protected 
through this application. 
 
Density and Intensity 
This application follows the layout of the Cornerstone outline plan (LOC2014-0173) but makes 
some minor changes to the land uses. Direct Control Districts based on R-2 and R-2M have 
been changed to R-G and R-Gm and MX-1 sites have been changed to MU-1. These changes 
represent either an increased intensity of allowable development or an equivalent intensity. The 
outline plan had a density range of 21.03 to 28.23 units per hectare ± (8.5 to 11.4 units per acre 
±). The outline plan conditions also require a density phasing plan with each subdivision to 
demonstrate compliance with the minimum required densities and variety of housing policies as 
required by planning policy. The density and intensity proposed in this application aligns with 
City planning policies. 
 
Transportation 
The subject site is bounded by Stoney Trail NE to the north and east and by developing lands to 
the west and south. Convenient access to Stoney Trail NE is available via Country Hills 
Boulevard NE and 60 Street NE to the south and west of the subject lands. Primary access to 
the site will be available through Cornerstone Boulevard NE at both the northwest and 
southeast ends. Cornerstone Boulevard NE will traverse the site, paralleling Stoney Trail NE as 
it curves. The street network within the subject site was established through the Cornerstone 
Outline Plan (LOC2014-0173) and no changes are proposed with this application. 
 
When the outline plan was approved, land use amendments were to be provided in phases 
because important area-wide street connections were yet to be constructed. The street 
connections necessary to support development on the subject site are now in place. 
Administration is currently working with the area developers to construct the last remaining 
area-wide street connections in the northeast. 
 
Pedestrian connectivity has been provided throughout the site through a series of local, multi-
use and regional pathways as well as sidewalks. These connect to adjacent neighbourhoods 
and also loop around the wetland. 
 
The area is not currently served by transit routes. Public transit is anticipated to be introduced in 
phases over time and is expected to include a bus route running through the subject site. 
Transit in the area will provide local and regional service through and around the plan area, and 
later be adjusted to connect with the future Blue Line LRT extension and MAX BRT services. 
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A Transportation Impact Assessment (TIA) was submitted to establish street classifications and 
intersection configurations for the plan area as part of the outline plan process. The TIA was 
reviewed and accepted by Administration. 
 
Environmental Site Considerations 
The environmental site conditions of this development were previously reviewed and addressed 
with the Cornerstone outline plan (LOC2014-0173). This proposed amendment does not raise 
any additional environmental concerns or risks. This is a greenfield site which has remained in a 
natural condition with limited agricultural uses in the past. Two abandoned oil and gas wells 
were evaluated during the outline plan process and the appropriate setback will be determined 
as a condition of subdivision. Wetlands and appropriate setbacks were established through the 
outline plan process and are being protected as a part of this land use amendment application. 
 
Utilities and Servicing 
The site is currently not serviced. The overall utilities and servicing for this development area 
have been previously planned with the Cornerstone Outline Plan (LOC2014-0173). The 
proposed change in use does not significantly impact the proposed services for the area which 
have been checked to confirm that they have capacity to service the proposed development. As 
a condition of the subdivision, the developer will be required to enter into a Development 
Agreement to construct the necessary servicing and pay applicable off-site levies, charges and 
fees prior to development of the sites. Further utility servicing details will be determined at the 
appropriate tentative plan and development permit stages. 
 

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. 
 
Rocky View County/City of Calgary Intermunicipal Development Plan (Statutory – 2012) 
The site is within the Policy Area on Map 1: Plan Area of the Rocky View County/City of Calgary  
Intermunicipal Development Plan (IDP). The application was circulated to Rocky View County 
for their review and no concerns were identified. The proposal is consistent with the policies of 
the Rocky View County/City of Calgary IDP. 
 
Municipal Development Plan (Statutory – 2009) 
The subject parcel is located within a Developing Planned Greenfield areas with an existing 
Area Structure Plan as identified on Map 1: Urban Structure in the Municipal Development Plan 
(MDP). The proposed land use amendment meets the MDP’s more specific policy direction, 
including the New Community Planning Guidebook. This includes design and policy consistency 
related to: integrating a mix of dwelling types and land uses; including activity centres within 
neighbourhoods; using a grid based, connected street pattern and complete streets in the 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://www.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
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subdivision design; protecting and integrating elements of the ecological network into the 
design; and meeting minimum intensity and density targets. 
 
Calgary Climate Strategy (2022) 
This application includes actions that specifically address the objectives of the Calgary Climate 
Strategy – Pathways to 2050. Green Infrastructure will be considered throughout the 
development permit and overall design process, including formalizing the existing wetland areas 
as environmental reserve and preserving a significant portion of the subject lands as natural 
space going forward. Green Mobility is supported by the land use for realizing the 
Neighbourhood Activity Centre (NAC), which incorporates transit supportive developments and 
focuses higher densities in proximity to neighbourhood services, amenities, and key 
neighbourhood open space areas. This application does not include any specific actions that 
address Food Security objectives; however, individual home builders can, and often do, 
implement strategies at the specific lot/house level. Further opportunities to align with urban 
agriculture strategies (such as community gardens in local open spaces, etc.), will be explored 
by the future site developer(s) and future community group(s), where possible. Further 
opportunities to align development with applicable climate strategies will be explored and 
encouraged at subsequent development approval stages. 
 
Cornerstone Area Structure Plan (Statutory – 2014) 
The subject site is located within the Cornerstone Area Structure Plan (ASP). The ASP identifies 
the subject lands as predominantly residential, commercial and mixed-use, with a NAC policy 
area in the central-northeast portion of the subject site. This application fulfills the policy 
objectives for this area by providing a range of housing forms within the community, open 
spaces that are sufficiently sized and spread throughout the plan area, and the provision of a 
joint-use site which is anticipated to contain an elementary school and associated playfields. 
This application aligns with the applicable ASP policies. 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=TTTrAcsqgyX&msgAction=Download
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Approved Outline Plan 
 
This is the outline plan that was approved under LOC2014-0173 on 2015 June 4 by Calgary Planning Commission. 
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This is the location of the subject site within the approved outline plan. 
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Applicant Submission 
 

2022 July 5 
 

 
 
 
On behalf of Anthem Properties (Anthem), Stantec Consulting Ltd. (Stantec) is submitting the 
following application to redesignate ±120.69 ha (±298.22 ac) of land located in Northwest 
Calgary at 13000 68 ST NE, legally described as Plan 0211305, Block 2, Lot 1, and NW Sec 25, 
Twp 25, Rge 29, Mer 4 (subject lands). The subject lands are located in the northeastern portion 
of the developing community of Cornerstone, south and west of Stoney TR NE, and north of 
Cornerstone AV NE. 
 
The vision for the Cornerstone Outline Plan is to develop a socially, environmentally, and fiscally 
responsible community that offers a unique sense of place achieved through a comprehensive 
approach to community design. This complete community offers a quality public realm, range of 
housing diversity and affordability, and recreational opportunities to promote healthy and active 
lifestyles. Residents will be able to use active transportation on the network of streets, 
pathways, and trails. The subject lands within the Cornerstone Outline Plan are designed to 
protect and integrates significant ecological features into the design of the community. The 
attached land use application has been developed in alignment with the New Community 
Guidebook, Calgary Transportation Plan, Cornerstone Area Structure Plan, and Cornerstone 
Outline Plan. 
 
As per the original Outline Plan approval (LOC2014-0173), a staged land use approach has 
been developed to support a progressive and successful implementation model for the 
individual phases of the Cornerstone Outline Plan. Previous staged land use amendments have 
included: 
 

Application Cornerstone OP 
Phases 

Application No. Approval Date 

Cornerstone Outline Plan - LOC2014-0173 Jul 04, 2015 (CPC) 

Stage 1 & 2 Land Use 1 & 2 LOC2014-0173 Jul 20, 2015 (Council) 

Stage 3 Land Use 2, 4, & 6 LOC2016-0093 Jan 17, 2017 (Council) 

Stage 4 Land Use 3, 5, & 7 LOC2016-0094 Jan 17, 2017 (Council) 

Stage 5 Land Use 9 & 11 LOC2016-0095 Jan 17, 2017 (Council) 

Stage 6 Land Use 8, 10, & 19 LOC2018-0147 Jan 14, 2019 (Council) 

 
This application represents Stage 7 of the staged implementation of the Cornerstone Outline 
Plan and includes Phases 13, 15a, 15b, and 16. 
Residential densities will be transit-supportive with higher densities located in proximity to the 
Neighbourhood Activity Centre (NAC), which provides convenient neighbourhood-scale 
amenities to nearby neighbourhoods and features a mix of higher densities, open space, and 
amenities. 
 
All lands within this application are currently zoned S-FUD. The land use districts of R-G, R-Gm, 
M-G, M- 1, MU-1, C-N2, S-SPR, S-CRI, S-UN are proposed for the subject lands. 
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One minor revision is proposed to the Cornerstone Outline Plan as part of this application. The 
R-Gm block end in the central-western region of the Plan Area has been rotated to face the 
north-south running street (Cornerstone BV NE). This rotation is to allow for a secondary 
emergency access between the northern and southern portions of the Plan Area. This improves 
the connectivity for emergency vehicles from the existing Outline Plan, remaining in alignment 
with the land use objectives of the Cornerstone Outline Plan. 
 
Please note, an abandoned CNOOC (formerly Nexen) pipeline right-of-way (Plan 501JK) is 
located in the eastern portion of the subject lands. This north-south running abandoned pipeline 
will be removed in in Q3 2022. 
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Proposed Land Use District Map 
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Applicant Outreach Summary 
 

2023 January 19 
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Approval: M. Sklar  concurs with this report.  Author: J.G. Hall 
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Land Use Amendment, and Outline Plan in Keystone Hills (Ward 3) at 14111 – 15 
Street NE, LOC2022-0009 

 

RECOMMENDATIONS: 
 

1. That Calgary Planning Commission, as the Council-designated Approving Authority, 
approve the proposed outline plan located at 14111 – 15 Street NE (Portion of NE1/4 
Section 35-25-1-5) to subdivide 21.65 hectares ± (53.50 acres ±) with conditions 
(Attachment 6). 

 
That Calgary Planning Commission recommend that Council: 
 

2. Give three readings to the proposed bylaw for the redesignation of 6.48 hectares ± 
(16.02 acres ±) located at 14111 – 15 Street NE (Portion of NE1/4 Section 35-25-1-5) 
from Multi-Residential – High Density Low Rise (M-H1) District, Special Purpose – 
School, Park and Community Reserve (S-SPR) District, Special Purpose – Future Urban 
Development (S-FUD) District, Special Purpose – City and Regional Infrastructure 
(S-CRI) District and Direct Control (DC) District to Commercial – Regional 3 f0.3h16 
(C-R3f0.3h16) District, Special Purpose – School, Park and Community Reserve 
(S-SPR) District and Special Purpose – City and Regional Infrastructure (S-CRI) District. 

 
3. Give three readings to the proposed bylaw for the redesignation of 6.74 hectares ± 

(16.65 acres ±) located at 14111 – 15 Street NE (Portion of NE1/4 Section 35-25-1-5) 
from Commercial – Community 2 f0.3h16 (C-C2f0.3h16) District to Direct Control (DC) 
District to accommodate residential dwellings, accessed from grade, with guidelines 
(Attachment 5). 

 
4. Give three readings to the proposed bylaw for the redesignation of 2.43 hectares ± (6.01 

acres ±) located at 14111 – 15 Street NE (Portion of NE1/4 Section 35-25-1-5) from 
Special Purpose – Future Urban Development (S-FUD) District and Direct Control (DC) 
District to Direct Control (DC) District to accommodate a significant reduction in the 
minimum density for dwelling units, with guidelines (Attachment 6). 

 
HIGHLIGHTS  

 The proposed land use will rearrange the commercial and residential uses within the 
plan area, as a result of changes to the Airport Vicinity Protection Area Regulations to 
provide for better opportunities of development locations within the site. The application 
also seeks to provide for a regional park, to be maintained by the Calgary Parks 
Foundation. 

 The proposal reflects a change in the location of uses within Community D of the 
Keystone Hills site while still aligning with the policies of the Municipal Development Plan 
(MDP) and the Keystone Hills Area Structure Plan (ASP).  

 What does this mean to Calgarians? Ultimate development of this area will provide 
comprehensive services at a local level, together with employment, leisure and living 
opportunities in a variety of forms.  

 Why does this matter? This will provide greater housing choice, close to local services 
and employment opportunities. 
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 No development permit has been submitted at this time. 

 Council previously approved LOC2016-0234 for similar land uses to those proposed. 
 
DISCUSSION  
This land use amendment and outline plan application was submitted on 2022 January 18 by 
B&A Planning Group on behalf of the landowner, Melcor Developments. No development permit 
has been submitted at this time; however, as noted in the Applicant Submission (Attachment 3), 
the intention is to provide land uses consistent with this Regional Retail Centre and 
Industrial/Employment Area, together with associated residential uses and a regional park. 
 
This 21.65 hectare (53.50 acre) site is located in Community D of the Keystone Hills area of 
Calgary at 14111 15 Street NE and forms a portion of the previously approved 81 acre Outline 
Plan. The proposed uses reflect the existing approval of LOC2016-0234 and seeks changes to 
some of the locations of those uses and street design components within the site. A new 
regional park is also included in this application. 
 
The proposed changes to land uses and locations (relating to 16.98 hectares (41.96 acres)) 
comes as a direct result of changes to the Noise Exposure Forecast areas in the Airport Vicinity 
Protection Area (AVPA) Regulations, in 2021 August.  This has provided an opportunity to 
better locate uses within the general area and create a more walkable residential community 
connected to local commercial and regional park amenities. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
PUBLIC ENGAGEMENT AND COMMUNICATION (EXTERNAL)  

☒ Outreach was undertaken by the Applicant 

☒ 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 Outreach Toolkit to assess which level of outreach with 
relevant public groups. As there is no Community Association in this location outreach involved 
providing information and updates to adjacent landowners. In addition, the applicant is working 
closely with the Calgary Parks Foundation on the design, provision and future maintenance of 
the Regional Park. The Applicant Outreach Summary can be found in Attachment 5. 
 
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 site. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2022-0009
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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 
Keystone Hills and provides a future framework for residential development, employment 
opportunities, retail (regional and local) and leisure activities (in the form of a new regional 
park). The development of these lands will enable a more efficient use of land and infrastructure 
and support surrounding uses and amenities while introducing the location of additional 
amenities for the community and greater area. 
 
Environmental  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. However, the applicant has indicated that they will work 
with the City to explore opportunities during development. Connections to the Rotary/Mattamy 
Greenway are contemplated and the storm pond will provide efficiencies in stormwater 
management.  
 
Economic 
The proposed land use amendment would enable the development of 304 residential dwelling 
units and approximately 61,500 square metres of commercial space (including retail, office and 
industrial uses). The development would provide housing opportunity, and employment and 
retail opportunities consistent with the Keystone Hills ASP. 
 
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. Proposed Land Use Amendment Map 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Proposed Direct Control District (C-C2) 
6. Proposed Direct Control District (M-H1) 
7. Proposed Outline Plan  
8. Proposed Outline Plan Conditions of Approval  
9. Proposed Outline Plan Data Sheet 
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Background and Planning Evaluation 

Background and Site Context  
 

The subject lands, 13971 and 14111 – 15 Street NE, are situated in the northeast quadrant of 
the city in the developing community of Keystone Hills. When fully built out, Keystone Hills is 
envisioned to be a community of 60,500 (Keystone Hills Area Structure Plan, Table 1) with a 
wide range of local services and employment; diverse housing stock; and passive leisure 
opportunities. The site is currently an undeveloped greenfield.  
 

The area is bound by 144 Avenue NE to the north, 15 Street NE to the east, 11 Street NE 
alignment to the west, the remainder of 13971 – 15 Street NE and the Stoney Trail 
Transportation Utility Corridor to the south. To the west of the plan area, 11 Street NE will 
directly connect to the planned Stoney Trail NE interchange.  
 

The application is for an amended Outline Plan and changes to the land use and outline plan 
approved in 2019 (LOC2016-0234). In 2021 August, changes were made to the Noise Exposure 
Forecast (NEF) contours of the Airport Vicinity Protection Area providing a new opportunity to 
optimize the community layout. Changes as a result of this application are intended to reflect 
new opportunities to relocate residential land uses, reclassify and redesign internal streets and 
to provide for a new regional park. Table 1 of the Keystone Hills Area Structure Plan (ASP) 
notes an anticipated population for Community D, where this site is located, of 100 and 5,600 
anticipated jobs, but also notes that population and employment generation will be determined 
through the Outline Plan and Land Use Amendment process. 
 

Surrounding land uses provide a mix of retail, commercial, industrial and recreational lands. 
Directly west of the site, west of 11 Street NW, are Multi-Residential – Medium Profile (M-2), 
Residential – Low Density Mixed Housing (R-G) and Commercial – Community 1 (C-C1) 
Districts. North of 144 Avenue NW is Special Purpose – Future Urban Development (S-FUD) 
District. The lands to the east are currently Industrial – Business (I-B) District. On 2022, 
September 13, Council approved changes to the Municipal Development Plan and Area 
Structure Plan for those lands, to enable residential development. South of the subject lands are 
lands reserved for Future Urban Development (S-FUD) and Special Purpose – Transportation 
and Utility Corridor (S-TUC) Districts. There is a Land Use amendment application on these 
lands, principally for Industrial – Commercial (I-C) District.  
  
This application proposes areas of large change to the approved Outline Plan, as well as land 
use amendments to lands located within it. The previously approved Outline Plan included 32.5 
hectares (81.18 acres). The proposed Outline Plan changes will modify 66% of the approved 
Outline Plan Area (reflecting a new / amended outline plan of 21.65 hectares / 53.50 acres). 
These changes were needed to reflect the new design of street infrastructure / cross sections, 
the provision of additional Municipal Reserve and the creation of supporting conditions to better 
reflect the new location of residential uses in the plan area. Proposed Land use amendments 
will impact 52% of the previously approved area. The proposed land use amendments to 16.98 
hectares (41.96 acres) include all original lands except for two of the original sites: the 
southwest corner of the site is being retained as Commercial – Regional 3 f0.3h16 
(C-R3f0.3h16) District, and the area relating to Bylaw 221D2019, providing for employment and 
light industrial uses will be retained. In addition, this application does not propose to change the 
land uses associated with and around the storm pond.  
 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2019/221d2019.pdf
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Community Peak Population Table  
 
Not available because the area is a newly developing community. 
 

Location Maps  

 

 
 

 

SUBJECT SITE  
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use  
The land uses, approved under LOC2016-0234 are shown on the current land use map 
(Attachment 7) and are a mix of multi-residential, commercial, and park and utility districts. The 
location of these uses were based on local policy and because the AVPA Noise Exposure 
Forecast contours prohibited some land uses in the proposed locations on the site. The AVPA 
regulations changed in 2021 August, enabling a more suitable location of uses, shown in the 
current application. 
 
The proposed Commercial – Regional 3 f0.3 h16 (C-R3f0.3h16) District is intended to replace 
the previously approved Bylaw 220D2019 and M-H1 Districts. This will be in the north-western 
corner and is considered to provide appropriate scale retail development in this recognized 
Regional Commercial location. The proposed modifiers reflect what was previously approved as 
the C-C2 land use that this replaces. The C-R3 District is characterized by comprehensively 
designed subdivisions on larger areas of land, including buildings, uses, vehicle access and 
pedestrian features on sites that link with each other and adjacent parcels, provide pedestrian 
access to public transit and between buildings and pedestrian amenities and provide flexibility 
through the modifiers offered.  
 
The proposed DC District based on the Multi-Residential – High Density Low Rise (M-H1) 
District provides an alternate location for residential uses in the plan area closer to the Municipal 
Reserve amenities and interior of the site and allows for a reduction in the minimum number of 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2019/220d2019.pdf
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dwelling units. The applicant has identified that a density of 150 dwellings per hectare would 
require up to 5 storeys of building height, which they have determined would be less desirable 
than a 3-4 storey height development and this results in the proposed reduction in minimum 
number of dwellings, set against the standard M-H1 District. LOC2016-02234 provided a 
residential capacity for the site of 441 dwelling units. The current application amends that figure 
to a minimum of 304 dwelling units and a potential maximum of 471 (Attachment 9) (which still 
exceeds the ASP density figures). While Administration would have preferred to retain the 
density represented in the previous approval, it is acknowledged that the proposed changes still 
exceed the minimum density requirement of the Area Structure Plan and, there are 
opportunities for other density in the plan area as well. A maximum Floor Area Ratio of 3.0 is 
also imposed in the proposed DC District.  
 
The proposed DC District based on the Commercial – Community 2 f2.0h26 (C-C2f2.0h26) 
District, allows for at grade residential units which is not ordinarily available in the C-C2. The 
remainder of the C-C2 ‘cell’ continues to be intended to provide local retail and employment 
opportunities.  
 
Pursuant to Section 20 of Land Use Bylaw 1P2007, these applications for DC Districts have 
been reviewed by Administration and have been determined to be necessary. The use of the 
Direct Control Districts allow for the applicant’s proposed development, to provide innovative 
residential developments at grade in an area which includes retail uses and to provide for the 
unique characteristics and the delivery of the stated ASP policies of people per hectare. This 
proposal allows for the applicants intended development while retaining the C-C2 and M-H1 
base Districts to accommodate form and scale of residential development that could not be 
achieved through the use of a standard land use districts in the Land Use Bylaw. The draft 
bylaws are provided at Attachments 5 and 6. 
 
The proposed DC Districts include a rule that allows the Development Authority to relax 
Section 6 of the DC District Bylaws. Section 6 incorporates the rules of the base districts in 
Bylaw 1P2007 where the DC District does not provide for specific regulation. In a standard 
district, many of these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. 
The intent of the DC District is to ensure that Bylaw 1P2007 regulates aspects of development 
that are not specifically regulated in these DC Districts but that can also be relaxed in the same 
way that they would be in a standard district. 
 
The proposed Special Purpose – City and Regional Infrastructure (S-CRI) District, is to provide 
an expanded Public Utility Lot (PUL) as part of the servicing for the storm pond. 
 
The proposed Special Purpose – School, Park and Community reserve (S-SPR), is intended to 
provide for open space and recreational facilities, with parcels of varying sizes and uses. In this 
case, the S-SPR lands will provide a new Regional Park to provide an additional amenity to the 
area and an outdoor resource for the residential component of the area, linking to existing 
regional path infrastructure. The applicant is working with the Calgary Parks Foundation on the 
park design to take advantage of their expertise and future maintenance.  
 
Subdivision Design  
The outline plan contemplates the subdivision of large parcels served by a grid street network 
and internal private streets. The large parcels have been designed to accommodate 
comprehensive site developments. Future development applications will be required to provide 
for a comprehensive development permit and / or be accompanied with detailed concepts of 
how the individual cells will develop. The outline plan area and layout are the same as the 
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previous approval (LOC2016-0234), with the key change being the road classifications from a 
more industrial/commercial style; to roads that accommodate sidewalks and are more 
residential in nature. This is due to the proposed relocation of the residential land uses within 
the site. This will result in a more walkable residential community better located to take 
advantage of park space, employment opportunities, retail uses and services within the area. 
This includes changes to Keystone Link NE, 140 Avenue NE, Keystone Street NE and Keystone 
Way NE. All of these changes are captured on the proposed Outline Plan (Attachment 7). In 
addition, the intersection with lands to the east (Keystone Avenue NE), in the south-eastern 
corner of the site is consistent with the recently approved intersection relating to the Pacific 
Lands.  
 
The land uses associated with this application are similar to those previously approved under 
LOC2016-0234. The principal difference is their location within the wider site. The changes in 
location are as a result to changes in the AVPA NEF contours. This has enabled a better 
location for the multi-residential component of the overall development to an area more centrally 
located within the site and adjacent to the proposed regional park and retail area. This, in turn, 
has allowed the location of Regional Commercial opportunities to the north-western portion of 
the site, at the intersection of 144 Avenue NE and 11 Street NE. This is considered a more 
favourable location for larger regional serving commercial uses such as a grocery store.  
 
The other commercial use include as part of this application includes the centrally located DC 
site (based on C-C2f2.0h26). It includes more local community commercial uses and 
opportunities for residential development. The change from the standard C-C2 District to one 
that enables at grade residential creates the opportunity to provide townhome forms of 
residential development in close proximity to a more pedestrian scaled main street retail area. 
Additional details in Attachments 2, 5 and 7.  
 
The applicant submitted a development concept plan which was reviewed by the City’s Urban 
Design and Open Space Team. This plan is only conceptual therefore the Conditions of 
Approval (Attachment 8) retain a requirement for development concepts to be submitted to the 
satisfaction of the Development Authority. The Development Authority will explore key areas of 
interest, such as gateways to development, important streets including Main street, at grade 
activation with compatible uses; amenity spaces and building Interfaces of important streets. 
The focus at the development permit stage will be for continued efforts to ensure a consistent, 
inter-connected and high quality development is produced. 
 
One notable difference between the previous approval and this application is the provision of an 
area of Municipal Reserve (MR) for the new Regional Park. The MR provision is below the 10% 
maximum therefore a cash in lieu option for the additional MR (amounting to 3.9% of the total 
provision and equating to 3.08 acres) has been placed as a condition of approval. Since the 
approval of LOC2016-0234, the applicant has been collaborating with the Calgary Parks 
Foundation (to utilize their expertise in the design of park space) to prepare concepts for this 
area, now included adjacent to the proposed multi-residential M-H1 based DC District. The 
Municipal Reserve park design, at a conceptual level, and the general approach to providing a 
regional park at this site, has been accepted by all interested parties.   
 
Density and Intensity  
Both the MDP and the Keystone Hills ASP identify a minimum residential density for 
neighbourhood areas of 20 units per hectare (8 units per acre). The anticipated residential 
density for the M-H1 DC area is 118 units per hectare (48 units per acre). The DC District, 
based on C-C2, also includes the potential for at grade residential development. The applicant 



CPC2023-0117 
Attachment 1 

CPC2023-0117 Attachment 1  Page 6 of 9 
ISC: UNRESTRICTED 

has included a range of density for the residential units in the plan area as between 30.9 units 
per hectare (17.5 units per acres), generating 304 dwellings; and 63.2 units per hectare (27.1 
units per acre) with represents 471 dwellings. The anticipated residential density meets the 
minimum density target of both the MDP and ASP.  
 
At build-out, the subject area is expected to incorporate 40,000 m2 of retail, 14,800 m2 office 
accommodation, ± 304 to 471 residential units, a 415 room hotel and other associated home 
based and child care uses. This results in an anticipated 87 people and jobs per hectare. This 
compares to the ASP minimum target in Neighbourhood D, of 60 people and jobs per hectare. 
The exact level of density (in terms of people and jobs per hectare) will be determined through 
future development stages.  
 
A copy of the Outline Plan Form and Data Sheet is included in Attachment 9. 
 
Transportation  
The Outline Plan has been amended to reflect the changes in land use locations within the area. 
The relocation of residential land uses to a more central location has presented the opportunity 
to provide a more pedestrian friendly road network, including improved sidewalks and streets 
designed to complement these residential uses. In addition, the cross section for Keystone 
Avenue has been amended to align with the proposed changes to Keystone Boulevard within 
the Pacific lands on the east side of 6 Street NE (a 24.0m Collector Street with multi-use 
pathway) 
 
Streets and Access  
 
The subject site is bounded by 144 Avenue NE to the north, 15 Street NE to the east, Stoney 
Trail N to the south, and 11 Street NE to the west. Administration previously worked with the 
applicant to develop a transportation network of arterial, collector and industrial standard streets 
that were refined to accommodate active modes, transit, and vehicular movement within the 
plan area, as well as connections to the regional transportation network.  
 
The plan area is well-connected to the regional transportation network and is in close proximity 
to both Stoney Trail N and Deerfoot Trail N/QEII Highway. To the west of the plan area, 11 
Street NE will directly connect to the planned Stoney Trail NE interchange. In support of the 
New Community Growth Strategy, the City is advancing the 11 Street NE full interchange with 
Stoney Trail in support of the Keystone Hills ASP lands. The interchange is anticipated to be 
constructed and opened in 2023. In conjunction with the advancement of the full interchange, 
construction of 11 Street NE by the area developers is underway to tie into the interchange, 
realizing the value of infrastructure investment made by the City in support of the Keystone Hills 
ASP area development.  
 
Transit  
 
This area is currently not served by any existing transit routes. Public transit is anticipated to be 
introduced in phases over time and is expected to include several bus routes running through 
the Keystone Hills ASP lands, providing local and regional service through and around the plan 
area, and later phased to support the future Green Line extension along Centre Street N and 
cross-town bus rapid transit services. Transit service introduction to new communities is 
balanced with service increases in existing communities with ridership growth, including 
potential introduction of evening and weekend service. Construction of 144 Avenue NE along 
the north boundary of and to the west of the plan area by the Developer and by the 
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neighbouring developers will enable the introduction and eventual enhancement of transit 
service as the community builds out. The arterial road network (144 Avenue NE) as well as the 
parallel collector network in the lands will provide a connection for east Keystone Hills to the 
future Green Line station south of 144 Avenue NE and Centre Street N. 
 
Environmental Site Considerations  
Environmentally Significant Areas occur in or near the outline plan area; in the form of potential, 
previously disturbance wetlands Condition 7 of the Conditions of Approval (Attachment 8), 
requires Water Act approval prior to development. Land cover in the outline plan area consists 
of mainly cultivated fields and a few class 1 ephemeral waterbodies. A Biophysical Impact 
Assessment was submitted accompanying LOC2016-0234 and approved by the City of Calgary 
Parks department in 2017. All mitigations outlined in the approved report shall be followed for 
this Outline Plan. 
 
A Phase 1 Environmental Site Assessment (ESA) was completed by the applicant in 2013 
November. Both on-site and off-site items of potential environmental concern (IPECs) were 
identified. On-site IPECs consist of wastes such as wood, fence wire, used tires, a battery, a 
pick-up truck capper and scrap metal. These wastes are located in and around the remnants of 
a concrete building foundation of the former airport beacon complex within the outline plan area.  
 
Off-site IPECs consist of two sour gas pipelines situated north and east of the outline plan area 
and a railway line located to the east. These items will be addressed during the site’s 
redevelopment stages in more detail. 
 
Utilities and Servicing  
Sanitary, storm, and water servicing infrastructure is available to service the development area. 
Water servicing will be provided by extending the existing water network from the south side of 
Stoney Trail to the outline plan area. Sanitary servicing will be provided by connecting to the 
existing 1050 sanitary trunk within the Transportation and Utility Corridor at the south-east of the 
plan area. Stormwater will be managed through the proposed stormwater facility as shown on 
the proposed outline plan. 
 

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. 
 
Rocky View County/City of Calgary Intermunicipal Development Plan (Statutory – 2012) 
The site is within the Policy Area on Map 1: Plan Area of the Rockyview County/City of Calgary 
Intermunicipal Development Plan (IDP). Rocky View County was contacted through the review 
of this application for their comments and no concerns were identified. The proposal is 
consistent with the policies of IDP. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://www.rockyview.ca/Portals/0/Files/BuildingPlanning/Planning/IDP/IDP-Calgary-RockyView.pdf
https://www.rockyview.ca/Portals/0/Files/BuildingPlanning/Planning/IDP/IDP-Calgary-RockyView.pdf
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Calgary International Airport Vicinity Protection Area (2009)  
The Calgary International Airport Vicinity Protection Area (AVPA) identifies the eastern half of 
the subject site as being located within the 25 - 30 Noise Exposure Forecast (NEF) of the 
AVPA. The AVPA Regulation was created to ensure that only compatible land uses are 
developed near airport flight paths. The AVPA Regulation establishes prohibitive uses in certain 
locations, identified within Noise Exposure Forecast (NEF) areas, which have recently been 
updated. The proposed land uses do not conflict with the provisions of the AVPA. Future 
Development Permit applications will be circulated to the Calgary Airport Authority, Nav Canada 
and Transport Canada and reviewed in the context of the regulations to ensure compliance. 
 
Municipal Development Plan (Statutory – 2009)  
The subject lands are located within a Future Greenfield Area as identified on the Urban 
Structure Map of the Municipal Development Plan (MDP). The MDP indicates that future 
greenfield development should achieve a minimum intensity threshold of 60 people and jobs per 
gross developable hectare. This application anticipates a minimum intensity of approximately 87 
people and jobs per hectare.  
 
The proposed redesignation and associated outline plan meets the following Municipal 
Development Plan objectives (Section 3.6.2):  
 

 Land use diversity;  

 People and job intensity;  

 Mix of local and regional retail;  

 Parks within walkable proximity to all residences; and  

 Creating a connected, multi-modal street network. 
 

Calgary Climate Strategy (2022)  
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050 programs and actions. The applicant has committed to providing 
further analysis and provision of suitably appropriate measures during the submission of future 
Development Permit applications.  
 
Improving Calgary’s Entranceways: A Guide for Development Adjacent to Entranceways 
(Non-statutory – 2012)  
These lands are subject to the City’s Entranceway policies as contained in the Guide for 
Development Adjacent to Entranceways. The policies apply to all roads designated as 
Entranceways Routes including the entire length of the “Ring Road”. The development of the 
subject lands will have to observe the Entranceway guidelines given the location adjacent to 
Stoney Trail. Further analysis and application of the policies will be required at development 
permit stage.  
 
The land uses proposed adjacent or in areas immediately visible from entranceways need to 
provide for higher quality development opportunities. The proposed land uses are therefore 
consistent with the guidelines of this guide. This will be further reviewed at the development 
permit stage. 
 
  

https://www.qp.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779813148
https://www.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
file:///C:/Users/JGHall/Downloads/Improving%20Calgarys%20Entranceways.pdf
file:///C:/Users/JGHall/Downloads/Improving%20Calgarys%20Entranceways.pdf
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Keystone Hills Area Structure Plan (Statutory – 2012)  
The Keystone Hills ASP provides more direction with detailed policies and guidelines for 
development. The subject lands are identified as both industrial/employment area and a 
regional retail centre on Map 5: Land Use Concept; as well as Community D on Map 6: 
Community and Neighbourhood Concept. 
 
This application fulfils the policy objectives of the area by providing retail uses, employment 
uses, recreational / institutional uses and residential uses, either in alignment with or exceeding 
the policies.  
 
Section 6.10 of the ASP deals specifically with Retail Centres and notes that: The Regional 
Retail Centre should consist of  
 

i. between 9,300 m2 (100,104 ft2 ) and 46,500 m2 (500,522 ft2 ), plus or minus 5 
per cent, of Retail Uses; and  
 

ii. between 9,300 m2 (100,104 ft2) and 46,500m2 (500,522 ft2), plus or minus 5 per 
cent, of Employment Uses”. 

 
The Land Use Statistics table in Attachment 7 indicates that the proposed land uses will exceed 
the minimum figures recommended in the ASP. In addition, the policy notes that the 
composition of the Regional Retail Centre can include compatible uses as deemed appropriate 
by the Approving Authority. The existing land uses demonstrate that the land use components 
of this application are consistent with the ASP Retail Centre policies. 
 
Section 6.11 identifies the composition of the Industrial/Employment Area: 
 

a. “The Industrial/Employment Area should be comprised of light industrial and 
industrial-supportive uses.  

b. Employee-supportive uses such as restaurants, retail sales, child care, health 
services and other uses to support local employees should be provided.  

c. The Industrial/Employment Area may also contain Employment Uses (offices) where 
it does not compromise the viability of development in the Major Activity Centre. The 
following location criteria for office uses in the Industrial/Employment Area should be 
considered:  
i. Office Uses should be located adjacent to major roads, transit routes and/or 

open space amenities; and  
ii. Office Uses should be located in close proximity to services and amenities 

(restaurants, entertainment, parks, recreational facilities, etc.)” 
 
Other uses, deemed compatible by the Approving Authority, can also be contained in the 
Industrial/Employment area. This application meets the requirements of local policy as it is 
consistent with minimum intensity thresholds and provides a strong mix of uses within this 21.65 
hectares (53.50 acre) site. Continued efforts at future development stages will focus on 
community, built form, and streetscape design and activation, establishing important pedestrian 
connections and associated infrastructure, and incorporation of appropriate climate resilience 
measures.  
 

 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAcsKyTW&msgAction=Download
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Proposed Land Use Amendment Map 
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Applicant Submission 
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Applicant Outreach Summary 
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Proposed Direct Control District (C-C2) 
 

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 
deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to allow residential uses to be located on 

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

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

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

Permitted Uses  
4  The permitted uses of the Commercial – Community 2 (C-C2) District of Bylaw 1P2007 

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

1P2007 are the discretionary uses in this Direct Control District 
 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Commercial – Community 2 (C-C2) District 

of Bylaw 1P2007 apply in this Direct Control District.  
 
Floor Area Ratio 
7 The maximum floor area ratio is 2.0. 
 
Building Height  
8  The maximum building height is 26.0 metres.  
 
Location of Uses Within Buildings  
9  Dwelling Units and Live Work Units may be located on the ground floor of a building.  
 
Relaxations  
10 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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Proposed Direct Control District (M-H1) 
 

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 
deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to allow a reduction in the minimum density 

requirement for residential units. 
 
Compliance with Bylaw 1P2007  
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

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

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

Permitted Uses  
4 The permitted uses of the Multi-Residential – High Density Low Rise (M-H1) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District. 
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Discretionary Uses  
5 The discretionary uses of the Multi-Residential – High Density Low Rise (M-H1) District 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Multi-Residential – High Density Low Rise 

(M-H1) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
7 The maximum floor area ratio is 3.0. 
 
Density  
8 The minimum density is 118 units per hectare. 
 
Relaxations  
9 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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Proposed Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only.  
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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. A legal agreement shall be entered into between the City and the developer, to 

the satisfaction of the City Solicitor, deferring the provision of an undetermined 
amount of Environmental Reserve which may be required upon further 
subdivision of the residual lands.  Said agreement is to be registered against the 
residual lands by Caveat concurrent with the final instrument. 

 
 2. Compensation for dedication of reserves in excess of 10% is deemed to be 

$1.00. 
 
 3. Prior to affected Tentative Plan approval the proposed community and street 

names shall be submitted.  
 
 4. A Mutual/Pathways/Emergency Access Easement Agreement and right of way 

plan shall be executed and registered on title concurrent with the registration of 
the legal plan 

 
 5.  All existing access to the affected properties in the area shall be maintained or 

alternative access be constructed at the developer-s expense. 
 
 6. At the time of the first Development Permit submission for a cell or a portion of a 

cell, a concept plan shall be submitted to articulate the concept / vision for the 
particular cell to the satisfaction of the development authority. 

 
 7. Pursuant to Part 4 of the Water Act (Alberta) and the Public Lands Act (Alberta), 

the applicant shall provide the City of Calgary Parks Department with a copy of 
the Water Act approval, issued by Alberta Environment and Parks, for the 
proposed wetland disturbance.  If a wetland is crown-owned, both Public Lands 
Act approvals and Water Act Approval will be required prior to the disturbance of 
the wetland. 

 
 8. The developer, in collaboration with Calgary Parks Foundation, shall be 

responsible for the construction of the Municipal Reserve / Municipal School 
Reserve parcels within the boundaries of the plan area according to the 
approved Landscape Construction Drawings and the Parks' Development 
Guidelines and Standard Specifications: Landscape Construction (current 
version). 

 
 9. This condition requires municipal reserve dedication for the entire outline plan 

area, encompassing both (LOC2022-0009) and (LOC2016-0234). This includes a 
total land area of 32.37 ha (80.00 acres). Municipal Reserve is to be dedicated 
by land for 1.99 ha (+/- 4.92 acres). This also requires a a cash in lieu payment 
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for additional reserve dedication for 1.25 ha (+/- 3.08 ac), totalling 10% of the 
gross land area.  

 
 10. After public engagement, re-submission of updated landscape concept plans for 

the MR site to Parks for review and approval. Landscape Concepts shall consist 
of (but not be limited to) the following: 

  - Rendered plans showing the relationships of the major 
functions/spaces/constructed features with respect to the site and to each other. 

  - Preliminary grading info with minimum and maximum slopes, and conceptual 
contours. 

  - Playfield dimensions with required buffers. 
  - Coordination with the Staged Master Drainage Plan (SMDP) and overlay of all 

storm-related infrastructure above and below ground, including but not limited to 
access roads, inlets, outlets, etc. 

  - Existing and proposed utility right-of-way locations. 
  - Conceptual planting locations. 
  - The proposed linear park must have a minimum width of 10m and up to a 

maximum width of 20m. 
 
 11. Prior to approval of the affected Tentative Plan, finalized Landscape Concepts 

shall be submitted to Parks for review and approval with the following: 
  - A site plan showing general conformance to preliminary landscape concepts, 

intended park program, site layout, and preliminary planting. 
  - Grading plans that are coordinated with engineering to show updated perimeter 

grades to confirm slope percentage and details of any other features, including 
(but not limited to) retaining structures, utility rights-of way, green infrastructure, 
trap lows, drainage from private lots, etc. 

  - Storm-related infrastructure details above and below ground, including (but not 
limited to) access roads with required vehicle turning radii, inlets, outlets, 
retaining walls, control structures, oil grit separators, etc. 

   
   
 12. Prior to the approval of the affected Tentative Plan, it shall be demonstrated 

through concepts and cross-sections that the local and regional pathways around 
the storm pond complex are located outside of the high water line. 

 
 13. 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.   

 
 14. Prior to Endorsement of the tentative plan, Landscape Construction Drawings 

that are reflective of the subject Tentative Plan for the proposed Municipal 
Reserve lands are to be submitted to the Parks Coordinator - Development, Dan 
Borslein at 403-268-1376 or Dan.Boslein@calgary.ca for review and approval 
prior to construction. 

 
 15. Construct all regional pathway routes within and along the boundaries of the plan 

area according to Calgary Parks- Development Guidelines and Standard 

mailto:dan.borslein@calgary.ca
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Specifications - Landscape Construction (current version), including setback 
requirements, to the satisfaction of the Director, Parks.  

 
 16. When a Regional Pathway is also to be used as a service vehicle access road, 

the pathway is to be constructed to a Residential Road standard so that the 
pathway can support the weight of maintenance vehicles. 

 
 17. All proposed parks (MR/ER) and Regional/Local Pathways and Trails must 

comply with the Calgary Parks- Development Guidelines and Standard 
Specifications: Landscape Construction (current edition).  

 
 18. Rehabilitate all portions of the MSR/MR/ER/PUL/TUC lands along the 

boundaries of the plan area that are damaged as a result of this development, all 
to the satisfaction of the Director, Parks. 

 
 19. Plant all public trees in compliance with the approved Landscape Construction 

Drawing for Boulevard and Median Tree Line Assignment. 
 
 20. 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. 

 
 21. All stormwater related infrastructure is to be located within Public Utility Lots 

(PUL) extents. 
 
 22. All mitigations outlined in the approved Preliminary Natural Site Assessment 

(PNSA) shall be followed. 
 
 
Utility Engineering 

 
 23. Servicing arrangements shall be to the satisfaction of the Manager Infrastructure 

Planning, Water Resources. 
 
 24. Separate service connections to a public main shall be provided for each 

proposed lot (including strata lots). 
 
 25. Prior to endorsement of any Tentative Plan/prior to release of a 

Development Permit, execute a Development Agreement. Contact the 
Infrastructure Strategist, Calgary Approvals Coordination for further information. 

 
 26. Off-site levies, charges and fees are applicable.  Contact the Infrastructure 

Strategist, Calgary Approvals Coordination for further information.  
 
 27. The developer, at its expense, but subject to normal oversize, endeavours to 

assist and boundary cost recoveries shall be required to enter into an agreement 
to: 

   
  a) Install the offsite sanitary sewers, storm sewers and water mains and 

construct the offsite temporary and permanent roads required to service the plan 
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area.  The developer will be required to obtain all rights, permissions, easements 
or rights-of-way that may be required to facilitate these offsite improvements.  

   
  b) Construct the underground utilities and surface improvements along the 

boundary of the plan area. 
   
  c) Construct the onsite and offsite storm water management facilities (wet pond, 

wetlands, etc) to service the plan area according to the most current City of 
Calgary Standard Specifications Sewer Construction, Stormwater Management 
and Design Manual and Design Guidelines for Subdivision Servicing. 

   
  d) Construct a wood screening fence, chain link fence, sound attenuation fence, 

whichever may be required. 
   
  e) Construct the MSR/MR within the plan area. 
   
  f) Construct the regional pathway within and along the boundaries of the plan 

area, to the satisfaction of the Director of Parks Development. 
 
 28. The Staged Master Drainage Plan (SMDP) proposes a staged pond wherein full 

development of the pond will be completed in two stages. Stage One will be 
constructed with the first subdivision within the plan area. Stage Two will be 
required when triggered by Development or when required by the City of Calgary. 
The first subdivision within the plan area will also require a utility right of way over 
all parts of the ultimate pond that are not included in Stage One. Further pond 
details and requirements will be resolved via future subdivision applications.  

   
 
 
Mobility Engineering 

 
 29. Prior to endorsement of the initial tentative plan, construction drawings shall be 

approved to the satisfaction the Director, Transportation Planning for 11 Street 
NE along the west boundary of the Outline Plan. 

 
 30. Prior to endorsement of the applicable tentative plan, construction drawings shall 

be approved to the satisfaction the Director, Transportation Planning for 144 
Avenue NE along the north boundary of the Outline Plan. 

 
 31. In conjunction with the initial tentative plan application (Phase 1) of development: 

The Developer shall register a road plan or dedicate the east half of the ultimate 
right of way for 11 Street (51.0m, 6-lane divided arterial with dual slotted left-turn 
bays) from Stoney Trail to 144 Avenue NE to the satisfaction of Administration.   

  The dedication of 11 Street NE is required to ensure that regional network 
access to adjacent lands is available, and to ensure that if conditions or needs for 
the road network in the area change, construction of the road by the Developer, 
or adjacent Developers (or The City of Calgary) can occur in a contiguous and 
timely manner. 
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 32. In conjunction with the Initial Tentative Plan application (Phase 1) of 
development: The Developer shall register a road plan or dedicate the south half 
of the ultimate right of way for 144 Avenue (46.5m, 6-lane divided arterial with 
dual parallel left-turn bays) from 11 Street to 15 Street NE to the satisfaction of 
Administration. The dedication of 144 Avenue NE is required to ensure that 
regional network access to adjacent lands is available, and to ensure that if 
conditions or needs for the road network in the area change, construction of the 
road by the Developer, or adjacent Developers (or The City of Calgary) can occur 
in a contiguous and timely manner. 

 
 33. In conjunction with the applicable tentative plan, the Developer shall construct 

the south half of 144 Avenue NE (3 lanes) between 11 Street NE and Keystone 
Way NE providing local and regional pedestrian, cyclist, and vehicle connection 
to the transportation network. 144 Avenue NE shall be designed and constructed 
at the Developer's sole expense, subject to normal oversize, endeavours to 
assist, and boundary cost recoveries.  

 
 34. In conjunction with the initial tentative plan, the Developer shall construct the east 

half of 11 Street NE between Stoney Trail and 144 Avenue NE, providing local 
and regional pedestrian, cyclist, and vehicle connection to the transportation 
network. 11 Street NE shall be designed and constructed at the Developer’s sole 
expense, subject to normal oversize, endeavours to assist, and boundary cost 
recoveries.  

 
 35. In conjunction with the applicable tentative plan, the Developer shall submit 

cross-sections, for the interim and ultimate grades for 11 Street and 144 Avenue 
NE adjacent to the outline plan boundary.  Cross-sections shall indicate and 
provide dimensions for any proposed road widening to accommodate grades. 
Adjustments to the tentative plan boundary may be required to accommodate all 
necessary right-of-way requirements. 

 
 36. In conjunction with the applicable tentative plan, the Developer shall submit 

cross-sections, for Stoney Trail (TUC) adjacent to the outline plan boundary.  
Cross-sections shall indicate the existing grades for Stoney Trail (TUC) and how 
the grades for the proposed adjacent residential development are to tie in.  Any 
back-sloping or other encroachment into the Stoney Trail (TUC) right-of-way will 
require ministerial consent from the Province of Alberta. 

 
 37. Prior to endorsement of the applicable tentative plan: to the satisfaction of 

Administration remit payment (certified cheque, bank draft) OR provide a Letter 
of Credit for the pedestrian-actuated crossing signals that are agreed upon by 
Administration. Pedestrian-actuated crossing signals shall be considered to the 
satisfaction of the director of, Transportation Planning: 

   
  - where regional pathways or multi-use pathways intersect with the street; and 
  - at mid-block crossings. 
 
 38. In conjunction with the applicable tentative plan, the Developer shall register road 

plans for all roadways within the subject lands to the satisfaction of 
Administration that provides continuous active modes and vehicle routing through 
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the community with at least two points of public access around the Tentative Plan 
boundary to the arterial road network. The continuous road 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 residents will have two 
routes into and out of the area, in the event of emergency or road closures, and 
the ensure availability of capacity at the plan area access points.  

 
 39. A restrictive covenant shall be registered against the specific lot(s) identified by 

Administration concurrent with the final instrument prohibiting the construction of 
front driveways over the bus loading area(s). 

 
 40. In conjunction with the applicable Tentative Plan, bus bays shall be provided for 

all transit stops along 144 Avenue and 11 Street NE.  
 
 41. In conjunction with the applicable Tentative Plan or Development Permit, the 

Developer shall enter into a Construction Access Roads Agreement with Roads 
Maintenance. 

 
 42. Prior to approval of construction drawings and permission to construct surface 

improvements, the Developer shall provide signed copies of back sloping 
agreements (and Ministerial Consent, if applicable) for any back sloping that is to 
take place on adjacent lands. 

 
 43. The Transportation/Utility Corridor (TUC) shall be permanently and prominently 

signed in accordance with City Councils policy and it shall also be clearly 
identified on the Land Use Sign for the area. 

 
 44. Prior to approval development permits for multi-family sites, a noise attenuation 

study is required for the development adjacent to all skeletal and arterial 
roadways, including 11 Street, 144 Avenue and Stoney Trail NE, certified by a 
Professional Engineer with expertise in the subject of acoustics related to land 
use planning, shall be submitted to Transportation Planning for approval. 

  Note that where sound attenuation is not required adjacent to Arterial and 
Skeletal roadways, a uniform screening fence shall be provided, in accordance 
with the 2014 Design Guidelines for Subdivision Servicing. 

 
 45. All noise attenuation features (noise walls, berms, etc.), screening fence, and 

ancillary facilities required in support of the development shall be constructed 
entirely within the development boundary (location of noise walls, berms, 
screening fence, etc) and associated ancillary works shall not infringe onto the 
road right-of-ways.  Noise attenuation features and screening fences shall be at 
the Developer¿s sole expense. 

 
 46. A temporary oil and gravel bus turnaround / cul-de-sac with a minimum radius of 

15.25 meters is required at the terminus of each construction phase.  Where the 
developer intends to fence the turnaround, the minimum radius shall be 
increased to 16.25 meters.  If road construction and/or construction phasing 
affects the operations of transit service, the Developer is required to provide an 
interim transit route replacement, to the satisfaction of Administration. 
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 47. No vehicular access shall be permitted to 144 Avenue, 11 Street, and Stoney 
Trail NE from the adjacent lands with the exception of the mid-block private road 
entrances shown on the plans. A restrictive covenant shall be registered 
concurrent with the registration of the final instrument of the affected subdivision 
phase.  

 
 48. One (1) access only, centred mid-block, will be permitted to 144 Avenue between 

11 Street and Keystone Way NE. The access will be restricted to right turns-in 
and right turns-out only. A restrictive covenant to that effect shall be registered on 
all applicable titles concurrent with the registration of the final instrument to that 
effect at the Tentative Plan stage. 

 
 49. One (1) access only, centred mid-block, will be permitted to 144 Avenue between 

Keystone Way and Keystone Street NE. The access will be restricted to right 
turns-in and right turns-out only. A restrictive covenant to that effect shall be 
registered on all applicable titles concurrent with the registration of the final 
instrument to that effect at the Tentative Plan stage. 

 
 50. No direct vehicular access will be permitted to or from 11 Street NE and a 

restrictive covenant shall be registered on all applicable titles concurrent with the 
registration of the final instrument to that effect at the Tentative Plan stage. 

 
 51. Should the C-R3 and DC(C-C2) blocks be further subdivided, Mutual Access 

and/or Access Easement Agreements and right of way plans for the private road 
accesses shall be executed and registered on all applicable titles, concurrent 
with the registration of the final instrument at the Tentative Plan stage. 
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Outline Plan Data Sheet 
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Land Use Amendment in Parkdale (Ward 7) at 805 – 27 Street NW, LOC2022-0182 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommends that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 2.62 hectares ± (6.46 
acres ±) located at 805 – 37 Street NW (Plan 9311982, Lot 2) from Direct Control (DC) 
District to Direct Control (DC) District to accommodate a Children’s Health Centre, with 
guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate this parcel to a DC District to allow for the 
additional discretionary use of Children’s Health Centre, in addition to the uses listed in 
the Multi-Residential – Contextual Grade-Oriented (M-CG) District to accommodate the 
continuation and expansion of an existing use. 

 The proposal aligns with the Municipal Development Plan and South Shaganappi 
Communities Area Plan. 

 What does this mean to Calgarians? This application would provide for the expansion of 
the existing adolescent care centre. 

 Why does this matter? The proposal would enable the existing facility to provide their 
services to more children in need of care. 

 A development permit for an additional building has been submitted and is under review. 

 There is no previous Council direction on this site. 
 
DISCUSSION  
This application, in the northwest community of Parkdale, was submitted by O2 Planning and 
Design on behalf of the owner, Wood’s Christian Homes, on 2022 October 7. The Applicant 
Submission indicates the owner intends to increase accommodations for children on site to a 
maximum of 50 residents and to diversify programming (Attachment 3). 
 
This 2.62 hectare site is located on 37 Street NW and directly south of 16 Avenue NW. The site 
is currently developed as an adolescent care centre. This campus-style development of eight 
low-rise buildings includes four cottage buildings, each providing beds for eight residents (32 
residents total), and four buildings to provide for programming and administrative functions. The 
existing DC District allows for a maximum of 32 residents and the proposed DC District would 
allow for an increase to 50 residents. 
 
A development permit for a new Children’s Health Centre building to accommodate 10 
additional residents was submitted on 2022 December 20 and is under review.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
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Land Use Amendment in Parkdale (Ward 7) at 805 – 27 Street NW, LOC2022-0182 

 

 Approval: Enter Manager Approver concurs with this report. Author: J. Duff 

 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ 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. In response, the 
applicant provided a project website, hand-delivered approximately 50 postcards to immediate 
neighbours, and hosted a public virtual information session. 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. 
 
No public comments were received at the time of writing this report. 
 
The Parkdale Community Association replied to Administration’s standard circulation form and 
indicated support of the 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 application enables the expansion of an existing adolescent care centre which 
will allow the facility to provide mental health services to more children in need of care. 
 
Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to enhance the development on this site 
with applicable climate strategies will be pursued at the development permit stage. 
 
Economic 
The proposed land use amendment supports the expansion of a local non-profit organization 
and will provide for additional employment opportunities. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2022-0182
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Parkdale and is west of 37 Street NW 
and south of 16 Avenue NW. The site is approximately 2.62 hectares (6.46 acres) in size, is a 
triangular shaped parcel, and is currently developed with an adolescent care centre that has 
been in operation for approximately 30 years. The existing development is in a campus-style 
form of eight low-rise buildings. Four buildings house 32 residents; four buildings are used for 
programming and administrative functions. Vehicle access to the site is provided from 37 Street 
NW and there is direct access from the site to a regional pathway on the north side. 
 
Low-density residential dwellings designated as the Residential – Contextual One / Two 
Dwelling (R-C2) District are located across 37 Street NW to the east and institutional and health 
care developments, designated as Special Purpose – Community Institution (S-CI) District and 
Direct Control (DC) District, are located to the south and west of the subject site. The Foothills 
Hospital is located approximately 250 metres east of the site and the Alberta Children’s Hospital 
is located approximately 850 metres north of the site. 
 

Community Peak Population Table 
 
As identified below, the community of Parkdale reached its peak population in 2018, and the 
population has slightly decreased since then. 

 
Parkdale 

Peak Population Year 2018 

Peak Population 2,602 

2019 Current Population 2,566 

Difference in Population (Number) -36 

Difference in Population (Percent) -1.38% 

Source: The City of Calgary 2019 Civic Census 
 

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

 
  

https://www.calgary.ca/communities/profiles/parkdale.html
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Location Maps  
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing DC District (Bylaw 24Z2006) is based on the R-2 Residential Low Density District 
of Land Use Bylaw 2P80 with the additional discretionary use of Adolescent Care Centre. There 
are also some specific site design and building orientation rules which are related to the 
Adolescent Care Centre use. The DC District limits the site to four residential structures each 
containing a maximum of eight bedrooms (32 total). 
 
The proposed DC District is based on the rules of the Multi-Residential – Contextual Grade-
Oriented (M-CG) District with the additional discretionary defined use of Children’s Health 
Centre. The DC District is intended to: 

 Allow for the additional use of Children’s Health Centre; 

 Define the Children’s Health Centre use; 

 Provide use specific rules related to the Children’s Health Centre to allow a maximum of 
50 residents, retain the existing maximum building height of 15 metres and to provide 
minimum parking requirements; and 

 Allow for multi-residential development of low height and low density if the Children’s 
Health Centre ceases operations. 

 
The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 7 through 10 of the DC District Bylaw. Section 7 incorporates the rules of the base 
district in Bylaw 1P2007, where the DC District does not provide for specific regulation. Sections 

https://www.calgary.ca/planning/land-use/direct-control-districts.html
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8 through 10 include use rules on the maximum number of residents, building height and 
minimum number of motor vehicle parking stalls. In a standard district, many of these rules can 
be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this DC District rule 
is to ensure that rules of Bylaw 1P2007 that regulate aspects of development that can normally 
be relaxed can also be relaxed in the same way that they would be in a standard district. 
 
Administration considered whether a base land use district and existing defined use in Land Use 
Bylaw 1P2007 would accommodate the proposal. While the Residential Care use could 
accommodate the existing activities on the site, Residential Care could also allow the site to 
provide services to adults in addition to children, which could be seen as more intense. A more 
intense use is not the intent of this application and administration was comfortable that a new 
defined use of Children’s Health Centre was appropriate in this circumstance. Any new defined 
uses require a direct control district to implement them. 
 
Development and Site Design 
A development permit has been submitted and is under review. The rules of the proposed DC 
District, including the rules of the M-CG base district, provide guidance for this development 
permit and any future expansion and redevelopment of the site including appropriate uses, 
building height, landscaping and parking. Other key factors that are being considered during the 
review of the development permit application include the following: 

 interface along both 37 Street NW and the regional pathway to the north; 

 accessibility throughout the site; and 

 building massing, shadowing and the relationship with the residential parcels to the east. 
 
Transportation  
Pedestrian access to the site is available from existing sidewalks along 37 Street NW and the 
regional pathway to the north. All required parking, as specified by the proposed DC District and 
Land Use Bylaw 1P2007, will be provided on site. The primary vehicle access to the site is from 
37 Street NW and will be retained for any future expansion or redevelopment. Bus stops for bus 
Routes 1 and 40 are located on Bowness Road NW within 500 metres (six-minute walk) from 
the subject site. Bus stops for Routes 8 and 90 are located on Hospital Drive within 600 metres 
(seven-minute walk) from the subject site. 
 
A Transportation Impact Assessment was not required as part of this application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, sanitary sewer and storm sewer mains are available to service this site. Further details 
for servicing and waste collection facilities will be reviewed at the development permit stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
The recommendation by Administration in this report has considered, and is aligned with, the 

policy direction of the South Saskatchewan Regional Plan which directs population growth in the 

region to cities and towns, and promotes the efficient use of land. 

 

 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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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 
Map1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of established communities to make more 
efficient use of existing infrastructure, public amenities and transit, and delivers small and 
incremental benefits to climate resilience. The proposal is in keeping with relevant MDP policies. 
 
Calgary Climate Strategy (2022) 
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050 programs and actions. Further opportunities to align development 
of this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages.  
 
South Shaganappi Communities Area Plan (Non-Statutory – 2011) 
Development of the site is guided by the South Shaganappi Communities Area Plan. The 
proposed land use redesignation proposes a modest intensification within the inner city and is in 
keeping with the general direction provided by this plan. The proposed land use amendment 
specifically aligns with Strategic Objective S.03 which is to “Create strong neighbourhoods and 
complete communities within South Shaganappi that are socially cohesive, inclusive and have 
sufficient, accessible and quality services, amenities and infrastructure”. 
 
South Shaganappi Communities Local Area Planning Project (Area 13) 
There is no existing local area policy of this site. Area 13 (South Shaganappi Communities) 
which includes Parkdale and surrounding communities, has been identified on the City Planning 
and Policy Roadmap and is currently planned to launch in 2023. Planning applications will be 
accepted for processing throughout the local area planning process. 
 

https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://www.calgary.ca/planning/municipal-development-plan.html
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=NTTrqKqcqeU&msgAction=Download
https://pub-calgary.escribemeetings.com/filestream.ashx?DocumentId=198411
https://pub-calgary.escribemeetings.com/filestream.ashx?DocumentId=198411
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Proposed Direct Control District 
 

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 
deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to allow for the additional use of Children’s 

Health Centre.  
 

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

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

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

Defined Uses 
4 In this Direct Control District:     

(a) “Children’s Health Centre” means a use: 
 

(i)  where social, physical or mental care is provided to children who 
live full time in the facility;  
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(ii) that has at least one staff person at the facility at all times when at 

least one resident is within the facility; 
 
(iii) that may provide programming for the social, creative, educational 

and physical development of children; 
 
(iv) that may include temporary accommodations for family or 

guardians; and 
 
(v) that may include the administrative functions associated with the 

use. 
 
Permitted Uses 
5 The permitted uses of the Multi-Residential – Contextual Grade-Oriented (M-CG) 

District of Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Multi-Residential – Contextual Grade-Oriented (M-CG) 

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

 
(a) Children’s Health Centre. 

 
Bylaw 1P2007 District Rules 
7 Unless otherwise specified, the rules of the Multi-Residential – Contextual Grade-

Oriented (M-CG) District of Bylaw 1P2007 apply in this Direct Control District. 
 

Use Rules 
8 The maximum number of residents for a Children’s Health Centre is fifty (50). 
 
Building Height for Children’s Health Centre 
9 The maximum building height for a Children’s Health Centre is 15.0 metres.  
 
Required Motor Vehicle Parking Stalls for Children’s Health Centre 
10  The minimum number of motor vehicle parking stalls for Children’s Health Centre is 

1.0 motor vehicle parking stalls per three (3) residents. 
 
Required Bicycle Parking Stalls for Children’s Health Centre 
11 There is no requirement for bicycle parking stalls – class 1 or class 2 for Children’s 

Health Centre. 
 
Relaxations 
12 The Development Authority may relax the rules contained in Sections 7 through 10 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007.  
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Applicant Submission 
2022-10-07 
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Applicant Outreach Summary 
 

 



CPC2023-0079 

Attachment 4 

CPC2023-0079 Attachment 4  Page 2 of 2 
ISC:UNRESTRICTED 

 



Approval: S Lockwood  concurs with this report.  Author: J Miller 
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Land Use Amendment in Bowness (Ward 1) at 9400 – 48 Avenue NW, LOC2022-
0183 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommends that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 13.14 hectares ± (32.47 
acres ±) located at 9400 – 48 Avenue NW (Plan 8911515, Block 1) from Direct Control (DC) 
District to Direct Control (DC) District to accommodate a Children’s Health Centre with 
guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate the parcel to a Direct Control (DC) District to 
allow for an increase in the number of residents on site.  

 This proposal aligns with the Municipal Development Plan and the Bowness Area 
Redevelopment Plan.  

 What does this mean to Calgarians? This application would allow for the expansion of 
the existing Children’s Health Centre. 

 Why does this matter? The proposal would enable the existing facility to respond to the 
growing demand for services. 

 No development permit has been submitted at this time.  

 There is no previous Council direction related to this application.  
 
DISCUSSION  
This application, in the northwest community of Bowness, was submitted by O2 Planning and 
Design on behalf of the owner, Wood’s Home Society on 2022 October 7. The Applicant 
Submission indicates that the owner intends to increase accommodations for children on site to 
a maximum of 40 residents (Attachment 3).  
 
This 13.14 hectare site is located at the northwest corner of 33 Avenue NW and 48 Avenue NW. 
The site is currently developed as a Children’s Health Centre, which is a campus-style 
development with 8 existing buildings. This includes four residential cottages (32 residential 
beds total), an administration building, a therapy building, a school building and a maintenance 
building. In the short term, the residential cottages will be replaced with two new cottages. In the 
long term, the existing school will be replaced. The existing DC District allows for a maximum of 
32 residents and the proposed DC District would allow for an increase to 40 residents.  
 
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 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 
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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. In response, the 
applicant provided a project website, conducted a postcard drop, and hosted two virtual 
information sessions. 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.  
 
One letter of opposition was received regarding development of the Douglas Fir Sanctuary (Site 
1 of the DC District). Under the existing and the proposed DC District, no development will be 
permitted on the Douglas Fir Sanctuary, which is identified as a provincial historic resource and 
is recognized as a significant natural area. Through the development review process the 
applicant has also been informed that the application will require Historical Resources Act 
approval. The proposed expansion and redevelopment of the Children’s Health Centre will be 
fully contained within Site 2 of the DC District. 
 
The Bowness Community Association replied to Administration’s standard circulation form 
indicating they had no comments or concerns. The Community Association did not provide any 
additional response.  
 
IMPLICATIONS  
 
Social 
The proposed application enables the expansion of an existing Children’s Health Centre which 
will allow the facility to provide mental health services to more children in need of care.  
 
Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to enhance the development on this site 
with applicable climate strategies will be pursued at the development permit stage.  
 
Economic 
The proposed land use amendment supports the expansion of a local non-profit organization.  
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal.  
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2022-0183
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is situated in the northwest community of Bowness and is located at the 
northwest corner of 33 Avenue NW and 48 Avenue NW. The site is approximately 13.14 
hectares (32.47 acres) in size and is currently developed with a Children’s Health Centre in a 
campus-style form with eight low-rise buildings. This includes four buildings to house 32 
residents in total, and four buildings for programing and administrative functions. Vehicle access 
to the site is provided from 48 Avenue NW.  
 
Low-density residential dwellings designated as the Residential – Contextual One Dwelling (R-
C1) District are located east of the site. The site is buffered by undeveloped Special Purpose 
Districts to the south (Special Purpose – Future Urban Development (S-FUD) District, Special 
Purpose – Urban Nature (S-UN) District, Special Purpose – School, Park and Community 
Reserve (S-SPR) District). The site is buffered by Special Purpose – Recreation (S-R) District 
lands known as Bowness Park to the north. The site identified as Direct Control (DC) Site 1 on 
the location maps comprises part of a provincial historic resource known as the Douglas Fir 
Sanctuary.  
 
As identified below, the community of Bowness reached its peak population in 1982.  
 

Bowness 

Peak Population Year 1982 

Peak Population 13,134 

2019 Current Population 11,150 

Difference in Population (Number) -1,984 

Difference in Population (Percent) -15.1% 
Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/bowness.html
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Location Maps  

 

 
 

 
 

 



CPC2023-0119 
Attachment 1 

CPC2023-0119 Attachment 1  Page 3 of 5 
ISC: UNRESTRICTED 

 

 

Previous Council Direction 
 
None.  
 

Planning Evaluation 

Land Use 
The existing DC District (Bylaw 367D2017) is based on the Special Purpose – Urban Nature 
(S-UN) District (Site 1) and the Multi-Residential – Contextual Grade-Oriented (M-CG) District 
(Site 2) of Land Use Bylaw 1P2007 with the additional discretionary use of Children’s Health 
Centre. The DC District limits the site to a maximum of 32 residents in the facility. The purpose 
of this application is to provide a new DC District to allow for additional residents on the site and 
facilitate future expansion and redevelopment of the site. 
 
Site 1 of the proposed DC District is based on the rules of the S-UN District. This allows for 
development that respects and complies with the Alberta Ministerial Order pursuant to the 
Historical Resources Act protecting the trees, shrubs and vegetation on the western, 
undeveloped portion of the site. This is not proposed to change as part of the new DC District. 
 
Site 2 of the proposed DC District is based on the rules of the M-CG District with the additional 
defined discretionary use of Children’s Health Centre. The DC District is intended to: 

 Define the Children’s Health Centre use; 

 Allow for the continued operation, redevelopment and expansion of the existing 
Children’s Health Centre;  

 Increase the maximum building height from 12m to 14m for Children’s Health Centre;  

 Increase the maximum of residents to 40; 

 Provide minimum parking requirements; and 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2017/367d2017.pdf
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 Allow for multi-residential development of low height and low density if the Children’s 
Health Centre ceases operations.  

 
The proposed DC District includes Section 17 which is a rule that allows the Development 
Authority to relax Sections 12 through 15 of the DC District. Section 12 incorporates the rules of 
the M-CG District in Bylaw 1P2007 for Site 2, where the DC District does not provide for specific 
regulation. Sections 13 through 15 contains rules for the maximum number of residents, 
maximum height and the minimum number of motor vehicle parking stalls. In a standard district, 
many of these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The 
intent of Section 17 is to ensure that the rules of Bylaw 1P2007 that can normally be relaxed in 
a standard land use district can also be relaxed in the same way for this DC district.  
 
Administration considered whether a base land use district and existing defined use in Land Use 
Bylaw 1P2007 could accommodate the proposal. While the Residential Care use could 
accommodate the proposal, it would also allow the site to provide services to adults, in addition 
to children, which could be seen as a more intense use. A more intense use is not the intent of 
this application and Administration was comfortable that the defined use of Children’s Health 
Centre was appropriate in this circumstance. 
 
Development and Site Design  
The rules of the proposed DC District, including the rules of the S-UN and M-CG Districts, would 
provide guidance for the future expansion and redevelopment of the site including appropriate 
uses, building height, landscaping and parking. Other key factors that will be considered during 
the review of the development permit application include:  

 Building massing, shadowing and the relationship of development with the S-R District 
lands (including the Bow River Pathway) to the north; 

 A geotechnical assessment and biophysical impact assessment to assess drainage, 
slope stability, existing flora and considerations related to the physical impact of the 
proposal; and 

 An accessible on-site loading and unloading area for Calgary Transit. 
 
Transportation 
Pedestrian access to the site is available from an existing sidewalk along 33 Avenue NW. All 
required parking, as specified by the proposed DC District and Land Use Bylaw 1P2007, will be 
provided on site. The primary vehicle access to the site is from 48 Avenue NW and will be 
retained for any future expansion or redevelopment. A bus stop for Route 1 (Bowness/Forest 
Lawn) is located at the Bowness Terminal, 250 metres (a three-minute walk) east of the site. 
 
A Transportation Impact Assessment was not required as part of this application.   
 
Environmental Site Considerations  
No environmental concerns have been 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.    
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Legislation and Policy  
 
South Saskatchewan Regional Plan (2014) 

The recommendation by Administration in this report has considered, and is aligned with, the 

policy direction of the South Saskatchewan Regional Plan which directs population growth in the 

region to cities and towns, and promotes the efficient use of land.  

 

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 – Inner City area as defined 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, and delivers small and 
incremental benefits to climate resilience. 
 
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.   
 
Bowness Area Redevelopment Plan (Statutory - 2019) 
The Bowness Area Redevelopment Plan (ARP) contains policies related to the preservation and 
protection of the Wood’s Douglas Fir Tree Sanctuary and Slopes. Section 9.3 of the ARP 
indicates that protection of this environmentally sensitive area will take precedence over any 
development or pedestrian trail, and that an environmental impact assessment with full public 
participation shall be undertaken prior to determining how the area will be managed.  
 
Sites 1 and 2 of the DC District are shown as Institutional in the ARP’s Map 2, Land Use Policy 
Areas. Section 11.3 of the ARP contains policies related to expansion and states that any 
expansion of an existing facility should be compatible with the neighbouring uses in terms of 
building character, scale and traffic generation. New or expanded institutional uses which would 
address identified community needs are encouraged (for example, needs of children, senior 
citizens, single parents).  
 
Administration has determined that this proposal is compatible and in alignment with the policies 
of the ARP. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=TTTrAcrTqAN&msgAction=Download
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Proposed Direct Control District 
 

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 
deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
SCHEDULE A 

 

 
  



 

CPC2023-0119 

Attachment 2 

CPC2023-0119 Attachment 2  Page 2 of 4 
ISC:UNRESTRICTED 

SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to allow for: 
 

(a) development that complies with the Alberta Ministerial Order pursuant to 
the Historical Resources Act protecting the trees, shrubs and vegetation on 
the western, undeveloped portion of the site; and 
 

(b)  redevelopment and expansion of the existing Children’s Health Centre.  
 

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

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

deemed to be a reference to the section as amended from time to time. 
   
Defined Uses 
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4 In this Direct Control District:     
(a) “Children’s Health Centre” means a use: 
 

(i)  where social, physical or mental care is provided to children who 
live full time in the facility;  

 
(ii) that has at least one staff person at the facility at all times when at 

least one resident is within the facility; 
 
(iii) that may provide programming for the social, creative, educational 

and physical development of children; 
 
(iv) that may include temporary accommodations for family or 

guardians; and 
 
(v) that may include the administrative functions associated with the 

use.  
 

Site 1 (6.07 ha ±) 
 
Application  
5 The provisions in sections 6 through 8 apply only to Site 1.  
 
Permitted Uses 
6 The permitted uses of the Special Purpose - Urban Nature (S-UN) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District, with the exception of: 
 
  (a) Park Maintenance Facility – Small.  
 
Discretionary Uses  
7 There are no discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
8 Unless otherwise specified, the rules of the Special Purpose – Urban Nature (S-UN) 

District of Bylaw 1P2007 apply to Site 1. 
 
Site 2 (7.07 ha ±) 
 
Application 
9 The provisions in sections 10 through 17 apply only to Site 2. 
 
Permitted Uses 
10 The permitted uses of the Multi-Residential – Contextual Grade-Oriented (M-CG) 
District of Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
11 The discretionary uses of the Multi-Residential – Contextual Grade-Oriented (M-CG) 

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

 
(a) Children’s Health Centre. 
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Bylaw 1P2007 District Rules 
12 Unless otherwise specified, the rules of the Multi-Residential – Contextual Grade-

Oriented (M-CG) District of Bylaw 1P2007 apply in this Direct Control District. 
 

Use Rules 
13  The maximum number of residents for a Children’s Health Centre is forty (40). 
 
Building Height for Children’s Health Centre 
14 The maximum building height for Children’s Health Centre is 14.0 metres. 
 
Required Motor Vehicle Parking Stalls for Children’s Health Centre 
15 The minimum number of motor vehicle parking stalls for Children’s Health Centre is 

1.0 stall per three (3) residents. 
 
Required Bicycle Parking Stalls for Children’s Health Centre 
16 There is no requirement for bicycle parking stalls – class 1 or class 2 for Children’s 

Health Centre. 
 
Relaxations 
17 The Development Authority may relax the rules contained in Sections 12 through 15 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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✔ 

 
 

Community Outreach on Planning & Development 
Applicant-led Outreach Summary 

 
Please complete this form and include with your application submission. 

 

Project name: 9400 48 Ave NW Bowness 

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) 

O2 advanced the following engagement tactics: 
 

1. Project Website - to provide an overview of the proposed application including a 
virtual comment response for stakeholders to comment on the application from the 
convenience of their home. To date there have been no comments received through the 
website. 

 
2. Postcard Drop - Prepared 50 postcards advertising upcoming virtual engagement and 
the proposed development on site. The postcards were hand delivered to area 
residents. 

 
3. Notice Sign - provide the standard city-required notice sign on the subject site to 
emphasize future development on the site. 

 

Stakeholders 

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

with. (Please do not include individual names) 
 

We will connect with the following stakeholder groups: 

 
1. Administration 
2. Bowness Community Association 
3. Immediate residents/neighbours 
4. Ward Councillor discussion 

 
 
 

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

What did you hear? 

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

Community Feedback was positive from both the Community 
Association and the wider community. Neighbours were mostly 
concerned with the preservation of the Douglas Fir Tree Sanctuary, 
however given the area will be preserved there was strong support for 
the expansion of mental health services on the site. 

 
Key comments of support: 
1. Appreciate early and regular communication on behalf of the 
applicant and Woods Homes 
2. Supportive of program expansion and land use application. 

 
Comments: 
1. Confirmation the Douglas Fir Tree Sanctuary will remain open and preserved. 

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. 
 

Residents and the wider community were supportive of the 
application. The applicant team provided confirmation the Douglas Fir 
Tree Sanctuary would not be impacted by the minor expansion of bed 
capacity on the site. 

 
Given the positive feedback, no revisions to the application were made. 

 

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) 

Woods Homes provides semi-regular updates to neighbours and will be 
providing periodic updates on the progress of both the land use 
application and future development permit applications on site to 
maintain transparency with the wider community. 

                                                                                                              calgary.ca/planningoutreach 



Approval: S. Lockwood concurs with this report. Author: Q. Adebayo 
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Policy Amendments and Land Use Amendment in South Calgary (Ward 8) at 
multiple properties, LOC2022-0131 

 

RECOMMENDATIONS: 

That Calgary Planning Commission recommends that Council: 
 

1. Give three readings to the proposed bylaw for the amendments to the South 
Calgary/Altadore Area Redevelopment Plan (Attachment 2); 

 
2. Give three readings to the proposed bylaw for amendments to the Marda Loop Area 

Redevelopment Plan (Attachment 3); and 
 

3. Give three readings to the proposed bylaw for the redesignation of 0.35 hectares ± 
(0.86 acres ±) located at 1918, 1922, 1924, 1928, 1932, 1936, and 1940 – 33 Avenue 
SW (Plan 4479P, Block 59, Lots 9 to 20) from Residential – Contextual One / Two 
Dwelling (R-C2) District to Mixed Use – General (MU-1f3.6h23) District. 

 
HIGHLIGHTS 

 The proposed policy amendments and land use amendment would allow for a mixed-use 
development comprising of commercial/retail/residential uses at grade with additional 
residential uses above. 

 The proposal would allow for an appropriate Main Street development that will transition 
to a low density residential area and is in keeping with the Neighbourhood Main Street 
policies of the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? This application would allow for additional housing 
options for inner-city living with access to transit and would allow for a more efficient use 
of existing infrastructure. 

 Why does this matter? The proposal would enable additional residential densification 
and promote commercial and employment opportunities to activate this part of South 
Calgary. 

 Amendments to the South Calgary/Altadore Area Redevelopment Plan (ARP) and the 
Marda Loop Area Redevelopment Plan (MLARP) are required to accommodate the 
proposal. 

 A development permit has not been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION   
This application, located in the southwest community of South Calgary, was submitted by Sarina 
Developments on behalf of the landowners, 2067429 Alberta Limited (Nazim Virani), Trang Thi 
Thu Dang, and Erick Alarcon Loya on 2022 July 20. Initially, this submission was to amend the 
existing land use to a Mixed-Use General (MU-1f4.0h26) District. However, following feedback 
from affected public groups and City Administration, the applicant has since amended the 
application to reduce the land use district modifiers to a Mixed-Use General (MU-1f3.6h23) 
District on 2022 Oct 28. 
 
The 0.35-hectare site is a corner parcel located at the northeast corner of 19 Street SW and 33 
Avenue SW. The site is directly north of the Avenue 33 Building at the eastern gateway of the 
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Marda Loop ARP area. The subject site is located within the South Calgary/Altadore ARP and 
represents a transition between the South Calgary/Altadore and Marda Loop ARPs. The 
proposed policy amendment would move the site from the South Calgary/Altadore ARP 
boundary into the Marda Loop ARP boundary. The proposed Mixed-Use General (MU-1f3.6h23) 
District would allow for a mixed-use development at a maximum building height of 23 metres, up 
to six storeys. The proposed MU-1 District would also allow for a maximum building floor area of 
approximately 12,493 square metres along a Neighbourhood Main Street (33 Avenue SW). 
 
No development permit application has been submitted at the time of writing this report, 
however, as noted in the Applicant Submission (Attachment 4), the intent is to apply for a 
development permit for a mixed-use building comprising a mix of commercial and residential on 
the ground floor with residential dwelling units above. 
 
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 

☒ Outreach was undertaken by the Applicant 

☒ 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 distributed 3,000 project memos to residents within a 200-metre radius of the 
subject site, along with 11 mailed letters to nearby residents. The applicant also placed 
additional signage on the site which provided supplementary information to The City’s standard 
site signage. The applicant used additional outreach methods, such as open house sessions 
(held on 16 August 2022, 06 December 2022, and 14 December 2022), pop-up booths and a 
project information website that allowed for feedback.  
 
The applicant also reached out to the Marda Loop Community Association (CA), the Marda 
Loop Business Improvement Area (BIA) and the Ward 8 Councillor’s Office to share the project 
information. Additional information can be found in the Applicant Outreach Summary 
(Attachment 5). 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to public/interested 
groups, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. Administration received 49 letters of opposition and three letters of 
support from the public. Those 
in opposition noted the following areas of concern: 

 Shadowing and massing impacts due to proximity to low density residential houses to 
the north and east of this development, 

 Privacy issues and noise impacts, 

 Increased density and the strain on public infrastructure, 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2022-0131
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 Additional traffic, pedestrian and cyclist safety issues, including parking congestion 
issues on 33 Avenue SW and nearby streets, 

 Access challenges to the rear lane for nearby dwellings, 

 Preference for a maximum building height of 16 metres or four-storeys, 

 Impact on neighbourhood character and the natural environment due to removal of trees 
and vegetation, 

 Impact on land value, and, 

 A preference to defer any land use amendment until the ARP is updated through the 
Local Area Plan program. 

 
An online petition that includes over 800 signatures, noting the above areas of concern as 
reasons for opposition to this redesignation request, has also been received by Administration. 
 
The Marda Loop BIA responded to a follow-up request for comments from Administration on 
2022 Dec 16. The BIA indicated their support for the proposed application at 4 - 5 storeys, with 
specific recommendations for appropriate setbacks if the building height will be up to 6 storeys. 
The BIA would also like to see a concurrent development permit application that will guarantee 
the proposed height and the future built form and design. The Business Improvement Area 
Response can be found in Attachment 6. 
 
The Marda Loop CA did not respond to a follow-up request for comments from Administration at 
the time of writing this report. 
 
Administration considered the relevant planning issues specific to the application and 
determined the proposal to be appropriate given its location along an MDP-identified 
Neighbourhood Main Street, the local context of redevelopment that has taken place in the area 
and its location in a significant activity node in the community. The building and site design, 
number of units, shadowing of adjacent properties, setbacks and step backs from existing 
residential development, offsite and onsite transportation and mobility concerns, and waste 
management will be reviewed at the future development permit application 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. 
 
IMPLICATIONS   
 
Social 
The proposed land use district would allow for additional housing option and may better 
accommodate the housing needs of different age groups, lifestyles, and demographics towards 
fostering an inclusive community. 
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Environmental 
This application does not include any actions that specifically address the objectives of the 
Climate Resilience Strategy – Pathways to 2050. Further opportunities to align future 
development on this site with applicable climate strategies will be explored and encouraged at 
subsequent development approval stages. 
 
Economic 
The proposed policy and land use amendment would enable the development of additional 
residential dwelling units and commercial spaces along a Main Street corridor. The proposal 
would provide opportunities to support local business and employment opportunities within 
South Calgary and nearby communities. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no know risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Amendment to the South Calgary/Altadore Area Redevelopment Plan 
3. Proposed Amendment to the Marda Loop Area Redevelopment Plan 
4. Applicant Submission 
5. Applicant Outreach Summary 
6. Business Improvement Area Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
Located at the northeast corner of 19 Street SW and 33 Avenue SW, the parcel is 91.3 metres 
wide and 38 metres deep with an approximate size of 0.35 hectares (0.85 acres). The site 
slopes downward from west to east, then north to south, with the lowest elevation at the 
southeast corner along 33 Avenue SW and the highest elevation at the northwest corner along 
19 Street SW. The site contains seven residential parcels that are mostly developed with single 
detached dwellings (one storey) and detached garages with rear lane access. 
 
The subject site is located in the southwest community of South Calgary. Lands to the west of 
the site form a part of a larger geographical area known as Marda Loop that consists of 
commercial and residential development of varied forms and intensities. The site is situated 
along a Neighbourhood Main Street (33 Avenue SW) at the eastern gateway of the Marda Loop 
Plan area. This location currently functions as a transition node between the South Calgary 
community and the Marda Loop community. 
 
The subject site is within a five-minute walk of commercial and retail amenities located along 33 

Avenue SW. Nearby bus stops also provide direct connection to downtown and Mount Royal 
University. Surrounding development is characterized by single and semi-detached dwellings to 
the north and east and designated as Residential – Contextual One / Two Dwelling (R-C2) 
Districts. The parcels to the west are designated as Mixed Use - Active Frontage (MU-2f3.0h16) 
Districts containing commercial and retail developments. 
 
Surrounding development is characterized by single and semi-detached dwellings to the north 
and east and are designated as Residential – Contextual One / Two Dwelling (R-C2) Districts. 
The parcels to the west are designated as Mixed Use - Active Frontage (MU-2f3.0h16) Districts 
containing commercial and retail developments. To the south is a parcel designated Direct 
Control (DC) District (Bylaw 140D2014). This DC District is based on the Multi-Residential – 
High Density Low Rise (M-H1) District with a maximum height of 18 metres and a maximum 
floor area ratio of 3.0. This site is currently developed with a five-storey mixed-use development 
(Avenue 33 building) and is adjacent to R-C2 parcels containing single-detached houses to the 
east. On 8 Dec 2014, during Council’s approval of the application for this DC District, the site 
was also transferred from the South Calgary/Altadore Plan area into the Marda Loop Plan to 
manage the building height transition and built form articulation with adjacent low-density 
developments.  
 
Ongoing redevelopment has occurred within the South Calgary community along 33 Avenue 
SW to the east of the subject site with buildings that are either occupied, under construction, 
approved or planned. A six-storey building is currently under construction at the corner of 16 
Street SW and 33 Avenue SW (three blocks east of the subject site), also referred to as The 
Hudson building. The land use district for this site was approved by Council on 5 Oct 2020 
(Bylaw 137D2020) for a Mixed-Use General (MU-1) District with a maximum height of 20 metres 
and a maximum floor area ratio of 3.5. The development permit (DP2021-4340) was approved 
on 28 Oct 2021. 
 
The Harrison building site, at the corner of 18 Street SW and 33 Avenue SW (one block to the 
east of Avenue 33 Building), has been developed with a five-storey building. This parcel is 
designated as a Mixed-Use General (MU-1) District with a maximum height of 20 metres and a 
maximum floor area ratio of 3.0. Additional six-storey mixed-use buildings exist further west of 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2014/2014d140.pdf
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the subject site within the Marda Loop community such as The Shoppes of Marda Loop (one 
block west), and the Arc 33 and Courtyard 33 buildings which are located two blocks west of the 
subject site. 
 
 

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

South Calgary 

Peak Population Year 2019 

Peak Population 4,442 

2019 Current Population 4,442 

Difference in Population (Number) 0 

Difference in Population (Percent) 0.00% 
Source: The City of Calgary 2019 Civic Census 

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

 

Location Maps 

 

 
 

https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/south-calgary.pdf
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Previous Council Direction 
 
None. 
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Planning Evaluation 

Land Use 
The existing Residential – Contextual One / Two Dwelling (R-C2) District is primarily for single 
detached, semi-detached, and duplex dwellings including secondary suites. The R-C2 District 
allows for a maximum building height of 10.0 metres (2-3 storeys) and a maximum of two 
dwelling units. Secondary suites are permitted within the R-C2 District.   
 
The proposed Mixed-Use General (MU-1f3.6h23) District is intended to accommodate a mixed-
use development comprising of commercial/retail/residential on the ground floor with residential 
dwelling units above at a maximum building height of 23.0 metres (up to 6-storeys). The 
proposed land use will allow for a maximum building floor area of approximately 12,493 square 
metres through a floor area ratio of 3.6. 
 
The MU-1 District is designed to be adjacent to low density residential development with specific 
rules for setbacks and maximum height at the shared property line or lane. This district is 
intended to be located along commercial streets where both the residential and commercial 
uses are supported at-grade, facing the commercial street. The MU-1 District also responds to 
local area context by establishing maximum building heights for individual parcels. 
 
Administration suggested to the applicant that they consider a maximum building height of 20 
metres; however, the applicant indicated that it was not feasible due to the inherent slope 
challenges of the site and would negatively impact the ground floor commercial units. The 
applicant also noted that a reduction to 20 metres would limit the ability to maintain large 
setbacks and step-backs from the low-density residential interface at the north and east portions 
of the site. 
 
Administration considered the applicant’s rationale in concert with similar mixed-use buildings 
that have been approved along 33 Avenue SW and feel that an appropriate building design 
could be achieved at 23 metres if the subject site is transferred into a current local policy 
document that can better manage the future development/built form of the site (i.e., the Marda 
Loop Plan area). 
 
The 23-metre height is measured from the lowest grade of the site (the southeast corner) to the 
highest point of the building when measured vertically. A policy amendment would enable 
building step-back and setback rules so that an appropriate transition from the neighbouring 
parcel to the east and rear lane are achieved. The application of considerable building step-
backs between the floors (specifically between floors 1-4 and floors 4-6) to break up the 
massing will ensure that the scale of the building will not detract from the pedestrian feel at 
street-level. The significant step back of the top floor will eliminate its visibility from the 
pedestrian level. 
 
In consideration of the applicant’s design intent, the proposed project was reviewed by the 
Urban Design Review Panel (UDRP) for early comments on 2022 Dec 15. The UDRP supported 
the project and provided detailed suggestions for improvement at the development permit stage. 
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Development and Site Design 
If this redesignation is approved by Council, the rules of the proposed MU-1f3.6h23 District will 
provide guidance for future site development including appropriate uses, building configuration, 
parcel coverage, building massing and height, landscaping, waste management and parking. 
Given the specific context of this corner site, additional items that will be considered through the 
development permit process include, but are not limited to: 

 articulation of built form and physical separation from low-density residential sites, 

 mitigating shadowing, overlooking, and privacy concerns to adjacent residential 
neighbour, 

 integrating a Main Streets streetscape design along 33rd Avenue SW, 

 ensuring a pedestrian-oriented built interface along both 33 Avenue SW and 19 Street 
SW, and 

 the interface with the rear lane and access into the site. 
 
Transportation 
The site fronts onto 33 Avenue SW which is a Main Street corridor between Crowchild Trail SW 
and 14 Street SW. Pedestrian connectivity in the neighbourhood is provided through sidewalks 
on 33 Avenue SW and 19 Street SW. 
 
The subject site is well-served by cycling infrastructure with existing on-street bicycle lanes on 
20 Street SW, providing north-south connectivity into downtown and to the Glenmore Reservoir. 
The Main Streets project proposes east-west connectivity via a multi-use pathway on 34 Avenue 
SW. 
 
The proposed development is located on the Primary Transit Network. Transit Stops for Route 7 
(Marda Loop) and Route 22 (Richmond Road SW) are located on 33 Avenue SW within a one-
minute walk of the subject site. The parcel is also 750m (13-minute walking distance) away from 
Transit Stop #3382 on Crowchild Trail with access to the BRT MAX Yellow (Route 304), 
providing Transit service to downtown and Mount Royal University. 
 
Transit service to downtown, Mount Royal University, and 304 - Max Yellow Bus Rapid Transit 
stop on Crowchild Trail SW, are provided by local bus stops within less than one-minute walk of 
the subject site. Stops for westbound Route 7 (Marda Loop)/Route 22 (Richmond Road SW) 
and eastbound Route 7 (Marda Loop) are located on 33 Avenue SW approximately within 60 
metres walking distance. 
 
Vehicle access to the subject site would be provided from the rear lane. On-street parking is 
also available on both 33 Avenue SW and 19 Street SW. There are currently no parking 
restrictions adjacent to the subject site. The parcel is not located within an existing Residential 
Parking Permit (RPP) Zone. 
 
A Transportation Impact Assessment (TIA) was provided along with the land use redesignation 
application. Key findings include the recommendation for a new Rectangular Rapid Flashing 
Beacon (RRFB) on the west leg of 19 Street and 33 Avenue SW to enhance the pedestrian 
crossing. New traffic signals remain unwarranted with future development volumes. 
 
 
Environmental Site Considerations 
No environmental concerns were identified. 
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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/policy 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) 
Map 1: Urban Structure of the Municipal Development Plan (MDP) identifies the subject site as 
being within the ‘Developed Inner City Residential Area' as well as within 33 Avenue SW 
‘Neighbourhood Main Street’. The land use policies encourage low to moderate density increase 
that is consistent and compatible with the existing character of the neighbourhood. Infill 
redevelopments are anticipated within this area, and the MDP notes that such proposals be 
reviewed on their own merits, on a parcel-by-parcel basis. The MDP also provides direction for 
respecting and enhancing neighbourhood character by ensuring that infill developments 
complement the established character of the area and do not create dramatic contrasts in the 
physical development pattern. 
 
As indicated on Map 2 of the MDP, 33 Avenue SW is also identified as part of the ‘Primary 
Transit Network’. The MDP encourages grade-oriented housing, low scale apartments and 
mixed-use retail buildings within the Neighbourhood Main Street, with the highest densities 
occurring near transit stops and in locations where they merge with Activity Centres, other Main 
Streets, and Future Comprehensive Plan Areas identified through a local area planning process. 
An appropriate transition between the Neighbourhood Main Street and the adjacent residential 
areas should generally occur at a rear lane or public street. These transitions should be 
sensitive to the scale, form, and character of surrounding areas while still creating opportunities 
to enhance connectivity to the community. 
 
The proposal aligns with the MDP policies that 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. 
 
Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of 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. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://www.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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South Calgary/Altadore Area Redevelopment Plan (Statutory 1986) & Marda Loop Area 
Redevelopment Plan (Statutory 2014) 
The site is subject to the South Calgary/Altadore Area Redevelopment Plan (ARP) which 
identifies the site as ‘Residential Conservation’ land use classification (Map 2: Land Use Policy). 
This land use classification is for family-oriented low-profile infill developments in the form of 
single and semi-detached units, and duplex dwellings with built forms based on the R-C2 
District. 
 
Lands located to the west, including the adjacent parcel south of the subject site, fall within a 
boundary of the Marda Loop Area Redevelopment Plan (MLARP). The main elements that the 
MLARP addresses are: 

 
 establishes a coherent and consistent vision for the area to guide its development and 

improvement; 

 translates strategic policies from the Municipal Development Plan and Calgary 
Transportation Plan to the local area level; 

 establishes a design and land use framework to achieve the vision; 

 provides a clear design approach for new development, which will guide decision 
makers including Council, Calgary Planning Commission, Administration and the 
Subdivision & Development Appeal Board on Outline Plan/Land Use Amendment and 
Development Permit applications; and 

 provides the basis on which development proposals will be evaluated.  
 
Proposed Policy Amendments 
To accommodate the proposal, Administration recommends adjusting the MLARP’s boundary to 
include the subject lands. As a result, it is recommended that the South Calgary/Altadore ARP is 
amended to exclude these lands.  
 
While Administration considered amending only the South Calgary/Altadore ARP, the expansion 
of the Marda Loop ARP’s boundary to include this site is viewed as the most logical solution to 
accommodate this application. This is because the Marda Loop ARP, unlike the South 
Calgary/Altadore ARP, includes current and comprehensive policies intended to guide mixed-
use redevelopment along the Main Street.  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=HTTrAcyeceU&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=KTTrAeyTrcJ&msgAction=Download
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Proposed Amendments to the South Calgary/Altadore 
Area Redevelopment Plan 
 

1. The South Calgary/Altadore Area Redevelopment Plan attached to and forming part of 
Bylaw 13P86, as amended, is hereby further amended as follows: 

 
a) Delete existing Map 1 entitled ‘Study Area’ and replace with revised Map 1 

entitled ‘Study Area’ attached as Schedule “A”. 
 

b) Delete existing Map 2 entitled ‘Land Use Policy’ and replace with the revised 
Map 2 entitled ‘Land Use Policy’ attached as Schedule “B”. 

 
c) Delete existing Map 3 entitled ‘Sites Requiring Implementation Action’ and 

replace with Map 3 entitled ‘Sites Requiring Implementation Action’ attached as 
Schedule “C”. 

 
d) Delete existing Map 4 entitled ‘Area School Facilities & Park / Open Space’ and 

replace with revised Map 4 entitled ‘Area School Facilities & Park / Open Space’ 
attached as Schedule “D”. 

 
e) Delete existing Map 5 entitled ‘Transportation System’ and replace with revised 

Map 5 entitled ‘Transportation System’ attached as Schedule “E”. 
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SCHEDULE A 
 

Map 1: Study Area 
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SCHEDULE B 
 

Map 2: Land Use Policy 
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SCHEDULE C 
 

Map 3: Sites Requiring Implementation Action 
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SCHEDULE D 
 

Map 4: Area School Facilities & Park / Open Space 
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SCHEDULE E 
 

Map 5: Transportation System 
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Proposed Amendments to the Marda Loop Area 
Redevelopment Plan 
1. The Marda Loop Area Redevelopment Plan attached to and forming part of Bylaw 

3P2014, as amended, is hereby further amended as follows: 
 

a) Delete existing Map 1.1 entitled ‘Plan Area Location and Boundary’ and replace 
with the revised Map 1.1 entitled ‘Plan Area Location and Boundary’ attached as 
Schedule “A”. 

 
b) Delete existing Figure 1.1 entitled ‘Air Photo’ and replace with the revised Figure 

1.1 entitled ‘Air Photo’ attached as Schedule “B”. 
 

c) Delete existing Map 1.2 entitled ‘Existing Land Use’ and replace with the revised 
Map 1.2 entitled ‘Existing Land Use’ attached as Schedule “C”. 

 
d) Delete existing Map 3.1 entitled ‘Land Use Policy Areas’ and replace with the 

revised Map 3.1 entitled ‘Land Use Policy Areas’ attached as Schedule “D”. 
 

e) Delete existing Map 4.1 entitled ‘Public Realm’ and replace with the revised Map 
4.1 entitled ‘Public Realm’ attached as Schedule “E”. 

 
f) Delete existing Map 4.2 entitled ‘Maximum Building Heights’ and replace with the 

revised Map 4.2 entitled ‘Maximum Building Heights’ attached as Schedule “F”. 
 

g) In Section 4.2.2 Building Massing & Form, Policy 2, in the fourth bullet,  at the 
end of the sentence add the following: 

 
“along with design elements such as walkways, trees, planters, and art features.” 
 

h) In Section 4.2.4 Buidling Entry & Access, after Policy 1, add the following and 
renumber the subsequent policies accordingly: 
 
“2.   Slope adaptive design strategies (e.g. the use of gently sloped ramps 
combined with clear step placement, patios and planters, interior steps or ramps) 
should be applied to accommodate any grade changes and provide a seamless 
transition between the public sidewalk and the building frontage.”  

 
i) Delete existing Map 5.1 entitled ‘Mobility’ and replace with the revised Map 5.1 

entitled ‘Mobility’ attached as Schedule “G”. 
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SCHEDULE A 
 

Map 1.1: Plan Area Location and Boundary 
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SCHEDULE B 
 

Figure 1.1: Air Photo 
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SCHEDULE C 
 

Map 1.2: Existing Land Use 

 
 



CPC2022-1329 

Attachment 3 

CPC2022-1329 Attachment 3  Page 5 of 8 
ISC:UNRESTRICTED 

SCHEDULE D 
 

Map 3.1: Land Use Policy Areas 
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SCHEDULE E 
 

Map 4.1: Public Realm 
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SCHEDULE F 
 

Map 4.2: Maximum Building Heights 
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SCHEDULE G 
 

Map 5.1: Mobility 
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Applicant Submission 
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Applicant Outreach Summary 
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Business Improvement Area Response 
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