
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

October 17, 2024, 1:00 PM
IN THE COUNCIL CHAMBER

Members

Director T. Goldstein, Chair
Director T. Mahler, Vice-Chair

Councillor G-C. Carra
Councillor R. Dhaliwal

Commissioner L. Campbell-Walters
Commissioner J. Gordon

Commissioner N. Hawryluk
Commissioner C. Pollen
Commissioner S. Small
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, 2024 October 03

5. CONSENT AGENDA

5.1 DEFERRALS AND PROCEDURAL REQUESTS
None

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


5.2 Land Use Amendment in Shaganappi (Ward 8) at 3011 – 12 Avenue SW, LOC2024-0189,
CPC2024-1084

5.3 Road Closure and Land Use Amendment in Christie Park (Ward 6) adjacent to 5615 – 14
Ave SW, LOC2023-0210, CPC2024-1099

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 Policy and Land Use Amendment in Copperfield (Ward 12) at 30 Copperpond
Passage SE, LOC2024-0112, CPC2024-1062

7.2.2 Policy and Land Use Amendment in Springbank Hill (Ward 6) at 7755 – 17 Avenue
SW, LOC2023-0127, CPC2024-0615

7.2.3 Land Use Amendment in Riverbend (Ward 11) at Multiple Addresses, LOC2024-
0178, CPC2024-1112

7.2.4 Policy and Land Use Amendment in Bankview (Ward 8) at 2303 – 16A Street SW,
LOC2024-0111, CPC2024-0991

7.2.5 Land Use Amendment in Glendale (Ward 6) at 3939 – 17 Avenue SW, LOC2023-
0297, CPC2024-1086

7.2.6 Land Use Amendment in Oakridge (Ward 11) at 2515 – 90 Avenue SW, LOC2023-
0296, CPC2024-1079

7.2.7 Land Use Amendment in Parkhill (Ward 8) at 4337 Macleod Trail SW, LOC2023-
0298, CPC2024-1087

7.2.8 Land Use Amendment in Beltline (Ward 8) at multiple addresses, LOC2023-0295,
CPC2024-1047

7.2.9 Land Use Amendment in Southview (Ward 9) at 2715 – 19 Avenue SE, LOC2024-
0180, CPC2024-1100

7.2.10 Land Use Amendment in Tuxedo Park (Ward 7) at 115 and 121 – 21 Avenue NE,
LOC2024-0135, CPC2024-1101

7.2.11 Land Use Amendment in Tuxedo Park (Ward 7) at 111 – 28 Avenue NW,
LOC2024-0109, CPC2024-1136



7.2.12 Land Use Amendment in Bowness (Ward 1) at 6623 Bowness Road NW,
LOC2024-0196, CPC2024-1120

7.2.13 Land Use Amendment and Outline Plan in Huxley (Ward 9) at 500 – 84 Street SE,
LOC2024-0016, CPC2024-1078

7.2.14 Land Use Amendment in Crescent Heights (Ward 7) at 330 – 4 Avenue NE,
LOC2024-0159, CPC2024-1133

7.2.15 Land Use Amendment in Stoney 3 (Ward 5) at 4220 – 108 Avenue NE, LOC2023-
0215, CPC2024-1115

7.2.16 Policy and Land Use Amendment in Albert Park/Radisson Heights (Ward 9) at
2734 Radcliffe Drive SE, LOC2024-0155, CPC2024-1063

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
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MINUTES 

CALGARY PLANNING COMMISSION 

 
October 3, 2024, 1:00 PM 

IN THE COUNCIL CHAMBER 

 
PRESENT: Director T. Goldstein, Chair  
 Director T. Mahler, Vice-Chair  
 Councillor G-C. Carra  
 Councillor R. Dhaliwal  
 Commissioner L. Campbell-Walters  
 Commissioner N. Hawryluk  
 Commissioner C. Pollen (Remote Participation)  
 Commissioner J. Weber  
   
ABSENT: Commissioner J. Gordon  
 Commissioner S. Small  
   
ALSO PRESENT: A/Principal Planner S. Jones  
 Legislative Advisor C. Doi  
 Senior Legislative Advisor J. Palaschuk  
   

 

1. CALL TO ORDER 

Chair Goldstein called the meeting to order at 1:00 p.m. 

ROLL CALL 

Director Mahler, Councillor Carra, Councillor Dhaliwal, Commissioner Campbell-Walters, 
Commissioner Hawryluk, Commissioner Pollen, Commissioner Weber, and Director 
Goldstein 

Absent from Roll Call: Commissioner Gordon and Commissioner Small 

2. OPENING REMARKS 

Chair Goldstein provided opening remarks and a traditional land acknowledgment. 

3. CONFIRMATION OF AGENDA 

Moved by Commissioner Hawryluk 

That the Agenda for today's meeting be amended by moving Item 7.2.5, Land Use 
Amendment in Banff Trail (Ward 7) at 2640 Capitol Hill Crescent NW, LOC2024-0125, 
CPC2024-1055, onto the Consent Agenda. 
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MOTION CARRIED 
 

Moved by Director Mahler 

That the Agenda for the 2024 October 3 Regular Meeting of the Calgary Planning 
Commission be confirmed, as amended. 

MOTION CARRIED 
 

3.1 DECLARATIONS - CONFLICT OF INTEREST 

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

4. CONFIRMATION OF MINUTES 

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2024 
September 19 

Moved by Commissioner Campbell-Walters 

That the Minutes of the 2024 September 19 Regular Meeting of the Calgary 
Planning Commission be confirmed. 

MOTION CARRIED 
 

5. CONSENT AGENDA 

Moved by Commissioner Campbell-Walters 

That the Consent Agenda be approved as follows: 

5.1 DEFERRALS AND PROCEDURAL REQUESTS 

None 

5.2 Land Use Amendment in Killarney/Glengarry (Ward 8) at 3440 Richmond Road 
SW, LOC2024-0134, CPC2024-0980 

7.2.5 Land Use Amendment in Banff Trail (Ward 7) at 2640 Capitol Hill Crescent 
NW, LOC2024-0125, CPC2024-1055 

For: (7): Director Mahler, Councillor Carra, Councillor Dhaliwal, Commissioner 
Campbell-Walters, Commissioner Hawryluk, Commissioner Pollen, and 
Commissioner Weber 

MOTION CARRIED 
 

6. POSTPONED REPORTS 

None 

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

None 

7.2 PLANNING ITEMS 

7.2.1 Land Use Amendment in Beltline (Ward 8) at 1310 – 9 Street SW and 
1405 – 4 Street SW, LOC2024-0162, CPC2024-1024 

Commissioner Pollen declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2024-1024. 

Commissioner Pollen left the meeting at 1:08 p.m. and returned at 1:17 
p.m. after the vote was declared. 

A presentation entitled "LOC2024-0162 Land Use Amendment" was 
distributed with respect to Report CPC2024-1024. 

Moved by Commissioner Campbell-Walters 

That with respect to Report CPC2024-1024, the following be approved: 

That Calgary Planning Commission: 

1. Forward this report (CPC202024-1024) to the 2025 January 
Public Hearing Meeting of Council; and 

That Calgary Planning Commission recommend that Council: 

2. Give three readings to the proposed bylaw for the redesignation of 
0.28 hectares ± (0.69 acres ±) located at 1310 – 9 Street SW and 
1405 – 4 Street SW (Plan A1, Block 93, Lots 1 to 3 and a portion 
of Lot 4; Plan A1, Block 106, Lots 19 to 23 inclusive and a portion 
of Lot 18) from Direct Control (DC) District and Centre City 
Commercial Corridor District (CC-COR) to Direct Control (DC) 
District to accommodate a heritage density transfer, with 
guidelines (Attachment 2). 

For: (6): Director Mahler, Councillor Carra, Councillor Dhaliwal, 
Commissioner Campbell-Walters, Commissioner Hawryluk, and 
Commissioner Weber 

Conflict (1): Commissioner Pollen 

MOTION CARRIED 
 

7.2.2 Land Use Amendment in Lower Mount Royal (Ward 8) at 1155 – 17 
Avenue SW, LOC2024-0124, CPC2024-1044 

The following documents were distributed with respect to Report 
CPC2024-1044: 

 Revised Attachment 1; and 

 A presentation entitled "LOC2024-0124 Land Use Amendment". 
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Moved by Commissioner Hawryluk 

That with respect to Report CPC2024-1044, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.17 hectares ± 
(0.41 acres ±) located at 1155 – 17 Avenue SW (Plan 2410054, Block 41, 
Lot 20) from Commercial – Corridor 1 f3.0h23 (C-COR1f3.0h23) District 
to Mixed Use – Active Frontage (MU-2f5.0h26) District. 

For: (7): Director Mahler, Councillor Carra, Councillor Dhaliwal, 
Commissioner Campbell-Walters, Commissioner Hawryluk, 
Commissioner Pollen, and Commissioner Weber 

MOTION CARRIED 
 

7.2.3 Land Use Amendment in Marlborough (Ward 10) at multiple addresses, 
LOC2024-0164, CPC2024-0990 

A presentation entitled "LOC2024-0164 / CPC2024-0990 Land Use 
Amendment" was distributed with respect to Report CPC2024-0990. 

Moved by Commissioner Weber 

That with respect to Report CPC2024-0990, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.41 hectares ± 
(1.01 acres ±) located at 5268 Memorial Drive NE and 211 – 52 Street NE 
(Plan 5571JK, Block 1, Lots 42 and OT) from Direct Control (DC) District 
to Commercial – Neighbourhood 2 (C-N2) District. 

For: (6): Director Mahler, Councillor Carra, Commissioner Campbell-
Walters, Commissioner Hawryluk, Commissioner Pollen, and 
Commissioner Weber 

MOTION CARRIED 
 

7.2.4 Policy and Land Use Amendment in Banff Trail (Ward 7) at 2016 and 
2020 – 17 Avenue NW, LOC2024-0193, CPC2024-1057 

A presentation entitled "LOC2024-0193 / CPC2024-1057 Land Use 
Amendment" was distributed with respect to Report CPC2024-1057. 

Moved by Commissioner Hawryluk 

That with respect to Report CPC2024-1057, 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 
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2. Give three readings to the proposed bylaw for the redesignation of 
0.13 hectares ± (0.32 acres ±) located at 2016 and 2020 – 17 
Avenue NW (Plan 8100AF, Block 47, Lots 7 to 10 and a portion of 
Lot 11) from Residential – Grade-Oriented Infill (R-CG) District to 
Housing – Grade Oriented (H-GO) District. 

For: (6): Director Mahler, Councillor Carra, Councillor Dhaliwal, 
Commissioner Campbell-Walters, Commissioner Hawryluk, and 
Commissioner Pollen 

Against: (1): Commissioner Weber 

MOTION CARRIED 
 

7.2.5 Land Use Amendment in Banff Trail (Ward 7) at 2640 Capitol Hill 
Crescent NW, LOC2024-0125, CPC2024-1055 

This Item was dealt with on the Consent Agenda. 

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 Campbell-Walters 

That this meeting adjourn at 1:48 p.m. 

MOTION CARRIED 

The following Items have been forwarded to the 2024 December 3 Public Hearing 
Meeting of Council: 

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 
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 Land Use Amendment in Killarney/Glengarry (Ward 8) at 3440 Richmond Road 
SW, LOC2024-0134, CPC2024-0980 

 Land Use Amendment in Lower Mount Royal (Ward 8) at 1155 – 17 Avenue SW, 
LOC2024-0124, CPC2024-1044 

 Land Use Amendment in Marlborough (Ward 10) at multiple addresses, 
LOC2024-0164, CPC2024-0990 

 Policy and Land Use Amendment in Banff Trail (Ward 7) at 2016 and 2020 – 17 
Avenue NW, LOC2024-0193, CPC2024-1057 

 Land Use Amendment in Banff Trail (Ward 7) at 2640 Capitol Hill Crescent NW, 
LOC2024-0125, CPC2024-1055 

The following Item has been forwarded to the 2025 January Public Hearing Meeting of 
Council: 

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

 Land Use Amendment in Beltline (Ward 8) at 1310 – 9 Street SW and 1405 – 4 
Street SW, LOC2024-0162, CPC2024-1024 

CONFIRMED BY COMMISSION ON 

 
 

   

CHAIR  CPC SECRETARY 

   

 



Approval: S. Lockwood  concurs with this report.  Author: B. Ang 
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Calgary Planning Commission CPC2024-1084 

2024 October 17 Page 1 of 3 

 

Land Use Amendment in Shaganappi (Ward 8) at 3011 – 12 Avenue SW,  
LOC2024-0189 

 

RECOMMENDATION: 
 
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 3011 – 12 Avenue SW (Plan 8033FW, Lot 8) from  
Residential – Grade-Oriented Infill (R-CG) District to Housing – Grade Oriented (H-GO)  
District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for grade-oriented 
development in a range of housing forms at a scale compatible with low density  
residential districts. 

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

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

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

 No development permit has been submitted at this time. 

 There is no previous Council direction related to the proposal. 
 
DISCUSSION  
This land use amendment application, in the southwest community of Shaganappi, was 
submitted by EzRezone Ltd. on behalf of the landowner, Shah Pal Khan, on 2024 July 18. The 
mid block site is approximately 0.07 hectares (0.17 acres) in size and currently developed with a 
one-storey single detached dwelling with a front driveway. No development permit has been 
submitted at this time; however, as noted in the Applicant Submission (Attachment 2), the 
applicant intends on submitting a development permit application for 10 dwelling units or five 
dwelling units and five secondary suites. 
 
The subject parcel meets the location criteria of the H-GO District established in Land Use  
Bylaw 1P2007 for a site located within an approved Local Area Plan (LAP) and is identified as 
part of the Neighbourhood Connector Urban Form Category.  
 
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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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 respective community association was appropriate. In  
response, the applicant delivered postcards to 50 adjacent residents, contacted the Shaganappi 
Community Association (CA) and posted a Quick Response (QR) coded sign on site. 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 also sent to 
adjacent landowners. Administration received no comments from the public. 
 
Administration received a letter of objection from the CA (Attachment 4). The letter identified 
concerns with speculative upzoning that inflate land value and the lack of rationale to change 
from the existing R-CG District. The CA indicated that they could support this with an acceptable 
concurrent development permit application. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate, including confirming that the proposal meets the 
location criteria of the H-GO District. The building and site design, number of units, on-site 
parking and site access, and protection of public trees will be reviewed and determined at the 
development permit stage.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use amendment would create the opportunity for additional housing types, 
which can increase the diversity of housing options in the area. This may better accommodate 
the housing needs of different age groups, lifestyles and demographics that will contribute to the 
creation of a more inclusive community. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0189
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Economic 
The ability to moderately increase density on the parcel would allow for more efficient use of 
land and existing infrastructure. The future development may also support local business and 
employment opportunities in the area. 
 
Service and Financial Implications 
No anticipated financial impact.  
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary  
4. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Shaganappi, midblock on the south 
side of 12 Avenue SW between 29 Street SW and 31 Street SW. Bow Trail SW is immediately 
north, and runs parallel to 12 Avenue SW. The laned site is approximately 0.07 hectares (0.17 
acres) in size and approximately 18 metres wide by 38 metres deep.  
 
Presently, the site is developed with a single detached dwelling and a private driveway along 
the eastern property boundary. The site is approximately 500 metres (a seven-minute walk) 
from both the Shaganappi Point and the Westbrook Light Rail Transit Stations. The Killarney 
Aquatic and Recreation Centre is approximately 600 metres (a eight-minute walk) to the south.  
 
Surrounding developments are characterized by a variety of residential land use designations 
and low density residential built forms. The immediate surrounding parcels are designated 
Residential – Grade-Oriented Infill (R-CG) District. Along 12 Avenue SW there are various multi-
residential developments that vary in size from townhomes to apartment buildings.  
 

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

Shaganappi 

Peak Population Year 1969 

Peak Population 2,132 

2019 Current Population 1,626 

Difference in Population (Number) -506 

Difference in Population (Percent) -23.73% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

Planning Evaluation 
 
Land Use  
The existing R-CG District is a low-density residential designation applied to developed areas 
that is primarily for single detached, semi-detached, duplex dwellings, rowhouse and townhouse 
buildings. The R-CG District allows for a maximum building height of 11 metres and a maximum 
of 75 dwelling units per hectare. Based on the area of the subject site, this would allow for up to 
five dwelling units. Secondary suites are permitted uses within the R-CG District. 
 
The proposed H-GO District accommodates grade-oriented development in a range of housing 
forms where the dwelling units may be attached or stacked within a shared building or cluster of 
buildings in a form and scale that is consistent with adjacent residential districts. The H-GO 
District offers a balance of compatibility with the adjacent residential districts and greater design 
flexibility. The H-GO District supports the applicant’s intent for ten dwelling units. The H-GO 
District also provides rules for:  
 

 a minimum building separation of 6.5 metres between a residential building at the front 
and a residential building at the rear of a parcel to ensure functional courtyard amenity 
space; 

 a maximum parcel area to floor area ratio (FAR) of 1.5 which allows for a total 
developable area of 1,029 square metres on the subject site;  

 a maximum building height of 12.0 metres; and  

 a minimum of 0.5 parking stalls per unit or suite. 
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The H-GO District is intended to be designated on parcels located within an area that supports 
the development form in an approved Local Area Plan as part of the Neighbourhood Connector 
or Neighbourhood Flex urban form categories. The subject site is located on 12 Avenue SW and 
is identified as Neighbourhood Connector on Map 3: Urban Form in the Westbrook 
Communities Local Area Plan (LAP). The subject parcel therefore meets the criteria to be 
considered for the H-GO. 
 
Secondary suites are also allowed in the H-GO District as a discretionary use and do not count 
towards allowable density. 
 
Development and Site Design   
The rules of the proposed H-GO District, along with the policies of the LAP, will provide 
guidance for the future redevelopment of the site, including appropriate uses, building height 
and massing, landscaping and parking. Given the specific context of this site, additional items 
that will be considered in the development permit review includes, but are not limited to:  
 

 providing high quality design and building articulation;  

 appropriate location of landscaping and amenity space; and  

 access, parking provision and encouragement of alternative mobility options. 
 
Transportation 
The subject site is located midblock on 12 Avenue SW, which is classified as a Residential 
Street and consists of a single eastbound travel lane with adjacent parking for eastbound traffic. 
There is an additional westbound on-street wheeling lane which forms part of the Always 
Accessible for All Ages and Abilities (5A) Network. Vehicle access to the site will be from the 
existing rear laneway, typically accessed from 29 Street SW.  
 
On-street parking is presently restricted to two-hour parking during weekdays and is located 
under the Residential Parking Permit 'Zone RR'. 
 
The subject site is well-served by Calgary Transit and is located 400 metres (a five-minute walk) 
from the Westbrook LRT Station, and 450 metres (a six-minute walk) of the Shaganappi Point 
LRT Station. Additionally located at the Westbrook LRT Station are bus stops for MAX Teal 
(Westbrook / Douglas Glen).  
 
Environmental Site Considerations  
No environmental concerns were noted for this site. 
 
Utilities and Servicing  
Water storm and sanitary sewers are available to service this site.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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Growth Plan (2022) 
Administration’s 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 within the Developed Residential – Inner City area as identified on Map 1 
(Urban Structure) of the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit. The proposal is in keeping 
with relevant MDP policies as the proposed H-GO District allows for a modest redevelopment of 
the site in a form that is sensitive to the existing context in terms of height, scale and massing.  
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Westbrook Communities Local Area Plan (Statutory – 2023) 
The Westbrook Communities Local Area Plan (LAP) identifies the subject site as being part of  
the Neighborhood Connector urban form category (Map 3: Urban Form) with a Low Building 
Scale (Map 4: Building Scale), which allows for up to six storeys. The LAP speaks to primarily 
residential uses in the area and encourages a range of housing types. The Low Scale policies 
support a range of housing forms including rowhouses, townhouses, stacked townhouses, and 
apartments. The proposed land use amendment is in alignment with applicable policies of the 
LAP. 
 

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://www.calgary.ca/planning/publications.html
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Applicant Submission 
 
2024 October 02 
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Applicant Outreach Summary  
 
2024 September 17 
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Community Association Response 
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Road Closure and Land Use Amendment in Christie Park (Ward 6) adjacent to 
5615 – 14 Ave SW, LOC2023-0210 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission recommend that Council: 
 

1. Give three readings to the proposed closure of 0.13 hectares ± (0.32 acres ±) of road 
(Plan 2410162, Area “A”), adjacent to 5615 – 14 Avenue SW, with conditions 
(Attachment 2); and 

 
2. Give three readings to the proposed bylaw for the redesignation of 0.13 hectares ± (0.32 

acres ±) of closed road (Plan 2410162, Area “A”) from Undesignated Road Right-of-Way 
to Special Purpose – Community Institution (S-CI) District. 

 
HIGHLIGHTS  

 This application seeks to close a portion of The City’s right-of-way and designate that 
closure area to Special Purpose – Community Institution (S-CI) District to allow for 
consolidation with the adjacent parcel. 

 The proposal is consistent with the designation of the adjacent site, which would allow 
for development that is compatible with the character of the existing neighbourhood and 
aligns with the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? This application would consolidate the S-CI District 
with the adjacent lot and provide for culture, worship, education, health and treatment 
facilities in an established area of the city within walking distance to primary transit as 
well as a more efficient use of existing infrastructure. 

 Why does this matter? The proposed S-CI District would allow for more space for 
culture, worship, education, health and treatment facilities in this area with convenient 
access to transit. 

 No development permit has been submitted at this time.  

 There is no previous Council direction related to this proposal. 
 
DISCUSSION 
This application, in the southwest community of Christie Park, was submitted by Zoom Surveys 
on behalf of the landowners, The City of Calgary, on 2023 July 24. Attachment 3 outlines the 
0.13 hectare portion of road right-of-way to be redesignated and closed through the Registered 
Road Closure Plan. The Applicant Submission (Attachment 4) indicates that the closed road 
right-of-way would be consolidated with the adjacent parcel to allow for future development.  
 
The approximately 0.13 hectare (0.32 acre) area is located at the northwest corner of 17 
Avenue SW and Sarcee Trail SW and shares a western boundary with the adjacent parcel, 
5615 – 14 Avenue SW. The property at 5615 – 14 Avenue SW is currently developed with a one 
storey building that is home of the Calgary Islamic Centre and a surface parking lot. As noted in 
the Applicant Submission (Attachment 4), the intent of the application is to expand the Calgary 
Islamic Centre to provide additional parking, however, no development permit application has 
been submitted yet. 
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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 road closure and 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 respective community association was 
appropriate. In response, the applicant reached out to the neighboring three 
condominium/townhouse complexes to the north, as well as Wentworth Manor, a long-term care 
facility located directly to the west. The proposal was also communicated to the Strathcona, 
Christie and Aspen (SCA) Community Association. The Applicant Outreach Summary can be 
found in Attachment 5. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, noticed posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration received 23 letters of opposition from the public stating concerns related to: 
 

 existing and future traffic impacts; 

 loss of existing green space and trees; 

 potential impacts on the adjacent the Always Available for All Ages and Abilities (5A) 
Network; and 

 the removal of a natural buffer between the houses to the north and the LRT station and 
tracks to the south. 

 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. Concerns related to traffic issues, loss of green 
space and trees and other relevant factors will be reviewed at the development permit stage. 
Administration also note that the existing 5A Network adjacent to the site would not be impacted 
by the proposed application. 
 
The SCA Community Association indicated they were in support of the application and provided 
a formal letter (Attachment 6).  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
road closure and land use amendment will be posted on-site and mailed to adjacent 
landowners. In addition, Commission’s recommendation and the date of Public Hearing will be 
advertised. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://experience.arcgis.com/experience/3552fd351063462386e87a5caaabfd69?org=thecityofcalgary#widget_61=search_status:%7B%22searchText%22%3A%22LOC2023-0210%22%7D&widget_83=active_datasource_id:dataSource_3,center:-12709146.508%2C6628224.9502500035%2C102100,scale:1309.3969875136886,rotation:0
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IMPLICATIONS  
 
Social 
The proposal would allow for a variety of cultural, worship, education, health and treatment 
opportunities for Calgarians, contributing to a more inclusive city, in a location that provides 
convenient access to transit. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposed land use and road closure would allow for more efficient use of land, existing 
infrastructure and services, and provide more opportunities for cultural, worship, education, 
health and treatment uses 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. Road Closure Conditions 
3. Registered Road Closure Plan 
4. Applicant Submission 
5. Applicant Outreach Summary 
6. Community Association Response 
 
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 southwest community of Christie Park. The site is an 
undeveloped road right-of-way adjacent to the intersection of 17 Avenue SW and Sarcee Trail 
SW, just east of 5615 – 14 Avenue SW. The proposed road closure portion is 0.13 hectares 
(0.32 acres) in size and is of a trapezoidal shape.  
 
Surrounding context to the northeast consists of parcels designated as Direct Control (DC) 
Districts 35Z96 and 7Z92 allowing primarily residential uses in single detached, semi-detached 
and townhouse building typologies. The lot immediately to the west is designated as S-CI and is 
developed with a one-storey building that is the Calgary Islamic Centre. The lot further to the 
west is designated as DC Districts 42795 and 56Z2000, and is developed with a two-storey long 
term care facility called the Wentworth Manor. To the north of the site is green space that 
includes the Always Available for All Ages and Abilities (5A) Network. East of the site includes 
Sarcee Trail SW, while immediately south of the site is the Sirocco LRT Station.  
 

The area is well serviced by parks and commercial uses. Strathcona South Ravine is located 
approximately 150 metres (a two-minute walk) to the north and is connected by the 
aforementioned 5A Network. West Market Square, which has a wide range of commercial uses, 
is located across 17 Avenue SW, approximately 100 metres (a two-minute walk) from the site. 
The site is also located approximately 100 metres (a two-minute walk) from the Sirocco LRT 
Station (Primary Transit) and provides service West to the 69 Street LRT Station, as well as 
east into the Downtown core, with access to other routes.  
 

Community Peak Population Table 
 
As identified below, the community of Christie Park reached its peak population in 2002. 
 

Christie Park 

Peak Population Year 2002 

Peak Population 2,360 

2019 Current Population 2,128 

Difference in Population (Number) - 232 

Difference in Population (Percent) - 9.83% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1996/1996z35.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1992/1992z7.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1995/1995z42.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2000/2000z56.pdf
https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/christie-park.pdf
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Location Maps 
 

 

 

 

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

Planning Evaluation 
 
Road Closure 
This application proposes the closure of approximately 0.13 hectares (0.32 acres) of right-of-
way adjacent to the intersection of 17 Avenue SW and Sarcee Trail SW. The proposed closure 
area is currently undeveloped and vacant. The closed portion of the road would be consolidated 
with the adjacent site to the west at 5615 – 14 Avenue SW and have consistent zoning, subject 
to the proposed Road Closure Conditions of Approval (Attachment 2). 
 
The proposed closure area would not affect the existing pathway networks and vehicular lane 
access running along the north and east edges of the site.  
 
Land Use 
The proposed Special Purpose – Community Institution (S-CI) District allows large-scale 
cultural, education, health and treatment facilities in a wide variety of building forms. It does not 
include a maximum floor area ratio or building height. The S-CI District would be consistent with 
its existing zoning with the adjacent site to the west at 5615 – 14 Avenue SW, which is the 
home of the Calgary Islamic Centre. The intention is for the subject site to be used for parking 
and recreational uses associated with the Calgary Islamic Centre.  
 
Administration has reviewed the context and applicability of the proposed S-CI District and 
determined that is appropriate for this location given its adjacency to the lot immediately to the 
west which is already designated as S-CI, and which would be consolidated with the subject lot. 

Subject Site 
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In addition, allowing the S-CI District in close proximity to the Sirocco Station would utilize 
existing transit infrastructure, and allowing for expanded cultural, education and recreation uses 
on the site.  
 
Development and Site Design 
The rules of the proposed S-CI District would provide guidance for the future redevelopment of 
the site including appropriate uses, building height and massing, landscaping and parking. 
 
Transportation 
Subject parcel is located at the end of a Collector class road with less than 5,000 vehicle trips 
per day. It is approximately 100 metres (a two-minute walk) from the Sirocco LRT Station 
(Primary Transit) and provides service West to the 69 Street LRT Station, as well as east into 
the Downtown core, with access to other routes. 
 
Environmental Site Considerations 
No environmental concerns were noted for this site. 
 
Utilities and Servicing  
Water storm and sanitary sewers are available to service this site. The grass swale is located on 
site and will be maintained to handle storm water flows around the site. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed road closure and 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 parcel is located within the ‘Developed Residential – Established’ area as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP), where new development 
should incorporate appropriate densities, a mix of land uses and a pedestrian-friendly 
environment to support an enhanced Base or Primary Transit Network.  
 
The proposal is in keeping with relevant MDP policies, as the application complies with land use 
policies that support a diversity of land uses, including cultural and recreational uses, along 
mobility networks, as well as the broader policies that encourage an equitable and inclusive 
Calgary that supports a changing and increasingly diverse population. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050 program and actions. 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
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
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Transit Oriented Development Policy Guidelines (2004)  
The Transit Oriented Development Policy Guidelines provide direction for the development of 
areas typically within 600 metres of a transit station. The Guidelines encourage the type of 
development that creates a higher density, walkable, mixed-use environment within station 
areas to optimize use of existing transit infrastructure, create mobility options for Calgarians and 
benefit local communities and city-wide transit riders alike. The proposed land use meets the 
key policy objectives of the Guidelines including ensuring transit supportive land uses, and 
optimizing existing sites and infrastructure. 
 
 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTKqssKKKK&msgAction=Download
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Road Closure Conditions 
 

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

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

3. The closed road right-of-way is to be consolidated with the adjacent lands, through 
Alberta Land Titles. 
 

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

5. The developer shall enter into negotiations with Real Estate and Development Services 
for the purchase of the closed road right-of-way.  Please contact the Coordinator, Real 
Estate Sales at realestateinquiries@calgary.ca to commence negotiations. Provide 
documentation to show that negotiations have commenced. 
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Registered Road Closure Plan 
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Applicant Submission 
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Applicant Outreach Summary 
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Community Association Response 
 

 



 



Approval: S. Lockwood  concurs with this report.  Author: S. Wu 

 

Item # 7.2.1 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1062 

2024 October 17 Page 1 of 3  

 

Policy and Land Use Amendment in Copperfield (Ward 12) at 30 Copperpond 
Passage SE, LOC2024-0112 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission recommend that Council: 
 

1. Give three readings to the proposed bylaw for the amendment to the Revised East 
McKenzie Area Structure Plan (Attachment 2); and 

 
2. Give three readings to the proposed bylaw for the redesignation of 0.79 hectares ± (1.95 

acres ±) located at 30 Copperpond Passage SE (Condominium Plan 2011698, Unit 1) 
from Direct Control (DC) District to Multi-Residential – Low Profile (M-1) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for Multi-Residential 
Development in a variety of forms of low building height and medium density.  

 The proposal allows for residential uses that may be compatible with the character of the 
existing neighbourhood and is in keeping with the applicable policies of the Municipal 
Development Plan (MDP).  

 What does it mean to Calgarians? The proposed Multi-Residential – Low Profile (M-1) 
District would provide more housing options in the area, making more efficient use of 
existing infrastructure and the land.  

 Why does it matter? The proposed M-1 District would allow for more housing options 
that may better accommodate the evolving needs of different age groups, lifestyles and 
demographics. 

 An amendment to the Revised East McKenzie Area Structure Plan (ASP) is required to 
accommodate the proposal.  

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southeast community of Copperfield, was submitted by CivicWorks on 
behalf of the landowner, Copper Pond Developments Ltd, on 2024 April 24. No development 
permit application has been submitted at this time. 
 
The 0.79 hectare (1.95 acre) site is situated on the east side of McIvor Boulevard SE and is 
approximately 190 metres (a three-minute walk) west of 130 Avenue SE. The land is currently 
vacant surrounded primarily by commercial and fronts a storm pond to the north. Multi-
residential developments are located to the south of the site and primarily single detached 
housing is located to the southwest across McIvor Boulevard SE. Public transit services are 
available adjacent to the site.  
 
The proposed Multi-Residential – Low Profile (M-1) District allows for residential development in 
various low-height, medium-density forms, including apartment buildings, townhouses and 
rowhouses. The M-1 District permits a maximum building height of 14 metres, about three to 
four storeys (an increase from the current maximum of 12 metres) and would allow for a 

https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=4&div=2&alpha=M#section239
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=4&div=2&alpha=M#section239
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=d#section13sub48
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=4&div=2&alpha=M#section239
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=d#section13sub48
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minimum of 39 dwelling units and a maximum of 116 dwelling units, based on the size of the 
site.   
 
No development permit application has been submitted at this time, however, as noted in the 
Applicant Submission (Attachment 3), the applicant intends to pursue a development permit 
application in the future for a comprehensively designed stacked townhouse development.   
Additionally, the applicant intends to include a Child Care Service which is also a listed use in 
the M-1 District.  
 
The northern portion of the site (approximately 11 metres wide) falls within the 450-metre landfill 
setback from the Shepard Landfill and Eco Centre, which prohibits school, hospital or residential 
uses within this setback area. The boundary of the setback has been identified and shared with 
the applicant. This restriction will be reviewed during the development permit stage to ensure 
that prohibited uses do not encroach into the setback. 
 
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 the 
public/interested parties and the Community Association was appropriate. In response, the 
applicant created an outreach web portal, email, and telephone lines for the project team to 
receive feedback from the surrounding area residents and broader communities. The applicant 
delivered letters of intent to residents living within a 200 metre radius of the site. The applicant 
also met with the Ward 12 Councillor’s Office and the Copperfield-Mahogany Community 
Association (CA). The Applicant Outreach Summary can be found in Attachment 4.  
 
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 also sent to 
adjacent landowners. 
 
Administration received two letters of objection from the public, which included the following 
areas of concern: land uses, height, density, parking, lot coverage, building setback, privacy 
considerations, impact on views, shadowing impact, amenities, community character and offsite 
impacts.  
 
The Copperfield - Mahogany CA did not provide a response to the circulation. Administration 
followed up by email and the CA confirmed that they have no comments on this application.  
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0112
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Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of units and 
on-site parking will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use 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 
Copperfield and provides greater housing diversity as well as a potential Child Care Service 
close to existing residents.   
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposed land use amendment would enable the development of up to 116 residential 
dwelling units, and would allow for a more efficient use of land, existing infrastructure, and 
services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this application. 
  
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Amendment to the Revised East McKenzie Area Structure Plan  
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 Copperfield, east of McIvor Boulevard SE and 
approximately 190 metres (a three-minute walk) west of 130 Avenue SE. The site is 
approximately 0.79 hectares (1.95 acres) in size and about 137 metres wide by 62 metres deep. 
It fronts a storm pond to the north, while Copperpond Passage SE provides vehicle access from 
the south.  
 
Adjacent development north of Copperpond Passage SE is primarily characterized by a mix of 
commercial and light industrial developments, while the south side features multi-residential 
buildings ranging from three to six storeys. To the west of McIvor Boulevard SE and southwest 
of the subject site, the area primarily consists of single detached homes. The lands directly to 
the north are designated as Special Purpose – City and Regional Infrastructure (S-CRI) District. 
 
The site is approximately 230 metres (a four-minute walk) to a commercial site to the south and 
approximately 200 metres (a three-minute walk) from a regional pathway on the west side of 
McIvor Boulevard SE, which provides connections to parks, schools, and recreational facilities. 
Bus stops on Copperpond Boulevard SE are approximately 550 metres (a nine-minute walk) 
away. 
  
The Shepard Landfill and Eco Centre is located 200 metres (a three-minute walk) north, across 
130 Avenue SE. Due to the location of this facility there is an 11 metre wide landfill setback area 
along the northern boundary of the subject site. Approximately 50 metres of the southern portion 
of the site is unaffected by this setback.  
 
The applicant initially proposed a Mixed Use – General (MU-1) District with a maximum floor 
area ratio of 1.5 and building height of 13 metres. However, after reviewing the parcel’s 
characteristics, limited street frontage, and adjacent road conditions, it was determined that the 
M-1 District would better suit the development intent for the subject site. 
 

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

Copperfield 

Peak Population Year 2019 

Peak Population 13,823 

2019 Current Population 13,823 

Difference in Population (Number) 0 

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

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

 

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

 
None. 
 

Planning Evaluation 
 
Land Use 
The subject site and its immediate surrounding area north of Copperpond Passage SE, is 
currently designated with a DC District (Bylaw 252D2017) which is primarily intended for 
commercial and light industrial uses. This DC District applies the rules of the Industrial – Edge 
(I-E) District, which guides development near residential areas. It stipulates a maximum building 
height of 12 metres and a maximum floor area ratio (FAR) of 1.0. It also limits outdoor activities 
to minimize impact on adjacent residential districts.   
 
The proposed change to the Multi-Residential – Low Profile (M-1) District would allow for multi-
residential development in a variety of forms with low height and medium density, including 
apartment buildings, townhouses and rowhouses. The M-1 District allows a maximum building 
height of 14 metres (about three to four storeys). Parcels designated M-1 District have a density 
minimum of 50 units per hectare and a density maximum of 148 units per hectare. Based on the 
size of the subject site, between 39 and 116 dwelling units could be accommodated. Child Care 
Service is also a discretionary use within the M-1 District. 
 
The proposed M-1 District is compatible with the surrounding commercial, light industrial and 
residential uses, while introducing new housing types and options to this area.  
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2017/252d2017.pdf
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=f#section13sub63
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=4&div=2&alpha=M#section239
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=4&div=2&alpha=M#section239
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=d#section13sub48
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Development and Site Design   
If approved by Council, the rules of the proposed M-1 District would provide guidance for the 
future redevelopment of the site, including appropriate uses, building height and massing, 
landscaping and parking. Given the specific context of this site, additional items that will be 
considered at the development permit stage include, but are not limited to: 
 

 landfill setback requirements - the Shepard Landfill and Eco Centre's setback extends 
approximately 11 metres into the site's northern boundary, which prohibits school, 
hospital or residential uses within this area without a variance from the province; 

 interface with adjacent commercial uses and buildings to the south and east; 

 interface with the adjacent roadways and open space; 

 location of Child Care Service;  

 building forms, massing, and spacing between buildings;  

 sufficient provision of amenity space and landscaping;  

 green building practices and climate resiliency measures; 

 appropriate waste and recycling storage and pickup; and 

 appropriate design including mobility storage areas, vehicular access and parking. 
 

Transportation   
Pedestrian and vehicular access to the site is available via Copperpond Passage SE. The area 
is served by Routes 151 (New Brighton Express) and 153 (Somerset-Bridlewood Station), with a 
bus stop for Routes 151 and 153 located 450 metres (a nine-minute walk) south along McIvor 
Boulevard SE. Route 153 offers transit service every 20 minutes, while Route 151 operates only 
during peak morning and afternoon times. An existing Always Available for All Ages and Abilities 
(5A) Network pathway is available along 130 Avenue SE, north of the site. A Transportation 
Impact Analysis was not required to support this application. 
 
Environmental Site Considerations   
At this time, there are no known outstanding environmental (contamination related) concerns 
associated with the site and/or proposal. 
 
As noted, a portion of the site is located within the setback of the operating City of Calgary 
Shepard Landfill and Eco Centre. Development restrictions affect the site as detailed in Section 
17 of the Municipal Government Act Matters Related to Subdivision and Development 
Regulation. A variance is required if prohibited uses are proposed within this setback; however, 
the landowner/operator of the Shepard Landfill and Eco Centre, City of Calgary Waste and 
Recycling Services, would not support a variance.  
 
Utilities and Servicing   
Water, sanitary and storm infrastructure exists within proximity to the site. As the anticipated 
development is expected to yield sanitary flows greater than one litre per second, a Sanitary 
Servicing Study will be required at the time of development. The existing Stormwater 
Management Report on record had considered this parcel. For any future proposal that deviates 
from the original design, the preceding pond report will need to be updated. Servicing 
requirements will be further determined at the time of future development. 
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Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns 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) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment and 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)   
The subject lands are identified on Map 1: Urban Structure of the Municipal Development Plan 
(MDP), as Residential Developing - Planned Greenfield with Area Structure Plan. The MDP 
provides guidance for the development of new communities through the policies of the Revised 
East McKenzie Area Structure Plan.   
 
The overall community of Copperfield will continue to meet the density goals of the MDP by 
providing a mix of residential housing types at densities exceeding the MDP target of 20 units 
per hectare (8 units per acre).  
 
Calgary Climate Strategy (2022)   
This application does not include 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 encouraged at subsequent development approval 
stages.  
 
Revised East McKenzie Area Structure Plan (Statutory – 2001) 
This site is identified on Map 3 of the Revised East McKenzie Area Structure Plan  (ASP) as a 
Business Park Area, intended to accommodate light industrial, commercial and office uses 
within a serviced business park. Institutional, recreational or other compatible and 
complementary uses are also allowable in this area.  
 
A minor map amendment is required to support the proposed land use amendment. The 
proposed policy amendment identifies the site as appropriate for residential development. This 
amendment is considered appropriate based on the policy guidance provided by the MDP and 
ASP. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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=VTTrAcssseW&msgAction=Download
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Proposed Amendment to the Revised East McKenzie 
Area Structure Plan 
 

1. The Revised East McKenzie Area Structure Plan attached to and forming part of 
Bylaw 2P2001, as amended, is hereby further amended as follows: 

 
(a) Amend Map 3 entitled ‘Land Use Concept’ by changing 0.79 hectares ± (1.95 

acres ±) located at 30 Copperpond Passage SE (Condominium Plan 2011698, 
Unit 1) from ‘Business Park Area’ to ‘Residential’ as generally illustrated in the 
sketch below: 
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Applicant Submission  
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Applicant Outreach Summary 
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Policy and Land Use Amendment in Springbank Hill (Ward 6) at 7755 – 17 Avenue 
SW, LOC2023-0127 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission recommend that Council: 
 

1. Give three readings to the proposed bylaw for the amendments to the Springbank Hill 
Area Structure Plan (Attachment 2); and 

 
2. Give three reading to the proposed bylaw for the redesignation of 1.91 hectares ± (4.72 

acres ±) at 7755 – 17 Avenue SW (Plan 2420AK, portions of Blocks 25 and 26) from 
Direct Control (DC) District to Special Purpose – City and Regional Infrastructure (S-
CRI) District and Direct Control (DC) District to accommodate mixed use development, 
with guidelines (Attachment 3). 

 
HIGHLIGHTS 

 This application seeks to redesignate lands in the community of Springbank Hill to allow 
for a mixed-use development adjacent to a private school. 

 The proposed application aligns with the applicable policies of the Municipal 
Development Plan (MDP). 

 What does this mean to Calgarians? This application would allow for additional housing 
and commercial options with access to alternative transportation modes and would allow 
for more efficient use of existing infrastructure. 

 Why does this matter? The proposed policy and land use amendment would allow for 
the development of a greenfield site that will contribute to Calgary’s economic health by 
housing residents and providing commercial and retail space. 

 An amendment to the Springbank Hill Area Structure Plan (ASP) is required to 
accommodate the proposed land use.  

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal.  
 
DISCUSSION  
This policy and land use amendment application, in the southwest community of Springbank 
Hill, was submitted by O2 Planning and Design on behalf of the landowner, The Western 
Canadian District of the Christian and Missionary Alliance, on 2023 May 8. No development 
permit has been submitted at this time; however, as noted in the Applicant Submission 
(Attachment 4), the intent of the landowner is to sell the land to a group that can develop a 
comprehensively designed mixed-use development that will support residential, 
retail/commercial and community uses. 
 
The approximately 1.91 hectare (4.72 acre) subject parcel is located on the southeast corner of 
the 17 Avenue SW and 77 Street SW. The subject parcel is currently undeveloped and has a 
significant slope down from east to west. In the surrounding area, Rundle College is directly 
east of the subject parcel, with a campus building facing towards the west. Lands to the south 
include a six storey multi-residential development that is currently under construction. The 69 
Street LRT Station is approximately 700 metres to the east.  
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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, the applicant was encouraged to 
use the Applicant Outreach Toolkit to assess which level of outreach with the public/interested 
parties was appropriate. In response, the applicant created a project website, sent out postcard 
mailers, met with the Springbank Hill Community Association (CA) and Rundle College and held 
two public open houses. The Applicant Outreach Summary can be found in Attachment 5. 
 
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 also sent to 
adjacent landowners.  
 
Administration received 126 letters of objection which included the following areas of concern: 
 

 excessive traffic congestion; 

 building height; 

 children’s safety and privacy of the adjacent school; 

 excessive density compared to the low density residential area to the north; 

 air quality and pollution issues; 

 impact on natural light and connectivity to nature; 

 the development will result in the area being too crowded; 

 overall height is unwarranted which will block sunlight; 

 the development will impact nearby wildlife; 

 overshadowing; 

 excessive noise during construction; 

 requirement of a buffer between the school and the future development; 

 at capacity infrastructure; 

 overfilled schools in the surrounding area; and 

 disruption of the learning environment. 
 
The CA provided a letter of opposition in response to the application on 2024 February 5 
(Attachment 6). The reasons for opposition are summarized below: 
 

 building heights, ten storeys is deemed to be excessive; 

 integration into the community and mixed use; 

 lack of municipal reserve; and 

 impacts of traffic and access points. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2023-0127
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Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. In response to concerns from residents, the CA and 
Rundle College, the applicant revised their proposal to include a 13 metre building setback 
along the east portion of the subject parcel. The applicant also reduced the proposed height 
from 42 metres to 35 metres and included an angled maximum building height to reduce the 
impact of building massing. Administration received requests to include building design specific 
items (such as limitations on glass transparency) in the Direct Control District, but it was 
determined that the building design will be reviewed at the development permit stage, along with 
the site design, number of units and on-site parking. The proposed Direct Control District 
includes an innovative approach to ensure the open space needs of any future development are 
met despite municipal reserve not being identified at this time.  
 
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 amendment would allow for a variety of housing choices of different 
residential building forms, providing for a range of housing opportunities. The proposal would 
also provide employment and retail areas that would support the surrounding neighbourhood. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
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 residential 
dwelling units and commercial space and may enable a more efficient use of land and 
infrastructure. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The 1.91 hectare (4.72 acre) subject parcel is located in the southwest community of 
Springbank Hill, south of 17 Avenue SW and east of 77 Street SW. The development area is 
approximately 98 metres wide by 198 metres deep.  
 
The subject site is surrounded by a combination of existing development and actively 
developing lands characterized by a mix of commercial and multi-residential districts. The site to 
the south is under construction, with three future six-storey multi-residential buildings for a total 
of 308 units. The site to the west includes a future 10-storey mixed use development, with 
commercial and retail on the first and second floor and residential units above. The parcel to the 
east is the existing Rundle College, a private school (Kindergarten to Grade 12) with a building 
that directly faces the east boundary of the subject parcel. Single detached dwellings exist to the 
north of the site and are characterized by larger estate lots.   
 
The subject site is characterized by significant slopes, descending from east to west and north 
to south. On the southern portion of the property exists a large aspen stand. The site presents 
an opportunity for slope adaptive development that is responsive to the adjacent buildings and 
the surrounding environment.  
 
Transit can be accessed from 17 Avenue SW, with multiple east and west stops for Route 98 
(Cougar Ridge) and Route 156 (Aspen Woods). The 69 Street LRT Station is approximately 700 
metres east (a 12 minute walk) from the subject parcel.  
 

Community Peak Population Table 
 
As identified below, the community of Springbank Hill reached its peak population in 2018. 
 

Springbank Hill 

Peak Population Year 2018 

Peak Population 10,052 

2019 Current Population 9.943 

Difference in Population (Number) -109 

Difference in Population (Percent) -1.1% 

Source: The City of Calgary 2019 Civic Census 

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

  

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

Planning Evaluation 
 
Land Use 
The existing land use on the site is Direct Control (DC) District (Bylaw 12Z96) based on the 
Special Districts of the previous Land Use Bylaw 2P80. This District was intended to 
accommodate large lot low-density residential dwellings with minimum lot sizes of 0.2 hectares 
(0.5 acres) and protect the land from premature development until servicing was available and 
future urbanization could occur. 
 
The proposed DC District is based on the Mixed Use – General (MU-1) District. It allows for 
street-oriented developments with opportunities for a mix of both residential and commercial 
uses and provides a compatible transition with surrounding developments. The proposed land 
use accommodates a mix of residential and commercial uses in the same building or in multiple 
buildings throughout an area. A 13 metre setback has been in included in the DC District, where 
the parcel shares a property line with a parcel designated as a Special Purpose – Community 
Institution (S-CI) District. This setback is based on feedback received directly from Rundle 
College and residents at multiple open houses, who identified concerns regarding shadowing, 
overlooking and privacy of the students in the adjacent building. The applicant has agreed to 
this buffer, which provides an opportunity for additional separation and privacy through the use 
of landscaping. The DC District will include a maximum building height of 35 metres, which 
equates to a development of approximately 10 storeys. There is an additional building height 
restriction at 16 metres at the setback distance, which increases at a rate of 45 degrees to the 
maximum 35 metre height. The DC District includes a maximum floor area ratio (FAR) of 3.5, 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1996/1996z12.pdf
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which equates to a maximum floor area of approximately 63,000 square metres. An additional 
discretionary use has been proposed for Place of Worship – Large.   
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to the unique characteristics of the surrounding 
environment, along with the unusual site constraints of slope. This proposal allows for the 
applicant's intended development while maintaining the MU-1 District base to accommodate a 
slope adaptive development that is responsive to the concerns raised by the community at 
large. The same result could not be achieved through the use of a standard land use district in 
the Land Use Bylaw.  
 
The proposed DC District includes a rule that allows the Development Authority to relax 
Section 7 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. 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 are not specifically regulated in this DC District can also be relaxed in the 
same way that they would be in a standard district.  
 
Municipal reserve (MR) in the amount of 10 percent is owing on this parcel. MR can either be 
provided as land or cash-in-lieu of land. MR is provided to The City through the subdivision 
process and is typically provided as land in residential development. Through the review of this 
application, many attempts were made to find a location for the required 0.19 hectares of MR 
that was agreeable to both Administration and the applicant. These efforts were unresolved and 
no acceptable location for MR was determined. The applicant then indicated they would forgo 
the subdivision process and not identify MR at this time. Administration had concerns that if a 
land use was granted, a subdivision application could be submitted after construction and 
development of future buildings. This could limit the size, shape and location of the MR, thereby 
reducing its effectiveness for public use and programming.  
 
The proposed rules in the DC District address these concerns by not requiring MR be provided 
at this time but provides the applicant with an opportunity to include a publicly accessible private 
open space as part of a future development. This would be in a form and location deemed 
acceptable by the Development Authority. If neither MR nor publicly accessible private open 
space is provided, future development would be limited to a floor area ratio of 2.0. However, if 
MR or publicly accessible private open space is provided, the development can achieve a FAR 
of 3.5. 
 
A northern portion within the plan area is to be designated Special Purpose – City and Regional 
Infrastructure (S-CRI) District. These areas are intended to provide for infrastructure, utility 
facilities and systems for public transportation. The section that spans the northerly edge of the 
subject site along 17 Avenue SW is to be dedicated for the purpose of accommodating future 
extension of the Blue Line LRT right-of-way. 
 
The proposed development is a contextually appropriate extension of the surrounding area. The 
Springbank Hill Area Structure Plan identifies development to the west as a Mixed Use policy 
area. The ASP states that the Mixed Use area will provide intensification along 17 Avenue SW 
as it is anticipated to receive a high volume of pedestrian and vehicular traffic that will support a 
strong commercial base.  The proposed rules identified in the DC District align with the intent of 
the Mixed Use area in the ASP. 
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Development and Site Design  
If approved by Council, the rules of the proposed DC District would provide development 
guidance for the future site. The overall distribution of buildings, building design, mix, location 
and size of uses and site layout details such as parking, landscaping and site access will be 
further reviewed at the development permit stage. Additional items that will be considered 
through the development permit process include, but are not limited to: 
 

 mitigating access and traffic concerns; 

 landscaping; 

 publicly accessible private open space; 

 overlooking and privacy concerns; 

 building materials and glass transparency; and 

 location and impacts of uses. 
 
Transportation 
Transportation Impact Assessments have been submitted supporting nearby development 
applications in Springbank Hill over the past several years. Each analysis has considered other 
approved developments, with the latest analysis providing a comprehensive overview of the 
road network’s performance with all the planned projects. The analysis has indicated that the 
projected volumes on 77 Street SW are neither high enough to warrant an arterial designation, 
nor warrant an upgrade to arterial road design. Anticipated volumes and can instead be 
accommodated through a collector designation south of 19 Avenue SW, and a Neighbourhood 
Boulevard designation between 17 Avenue SW and 19 Avenue SW. 
 
By making this change, easier access conditions can be considered for adjacent parcels of land 
and traffic calming measures can be incorporated into the design of 77 Street SW to create a 
road more appropriate for the context of the residential area it is located within that it services. 
 
Environmental Site Considerations 
No environmental concerns were identified. Environmental site considerations will be evaluated 
at future subdivision and development permit stages. 
 
Utilities and Servicing 
Utilities and servicing are not affected by the proposed amendments. Public water, sanitary, and 
storm deep utility requirements will be evaluated at future subdivision and development permit 
stages. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns 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) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed policy and land use amendment builds on the 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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principles of the GP by promoting efficient use of land and regional infrastructure, and 
establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
The site is located within the Developing Residential – Planned Greenfield with Area Structure 
Plan (ASP) area as identified on Map 1 in the Municipal Development Plan (MDP). The 
applicable policies promote housing diversity and choice through a wide range of housing types 
and densities to create diverse neighbourhoods. The proposed redesignation accommodates a 
range of housing types with access to local open space and meets minimum density targets. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Springbank Hill Area Structure Plan (Statutory – 2017) 
The Springbank Hill Area Structure Plan (ASP) provides additional direction for the plan area 
with detailed policies and guidelines for development. The subject parcel falls within the 
Standard Suburban typology area of Map 2: Land Use Concept. The Standard Suburban 
policies identify a density that should range between seven and 17 units per gross developable 
hectare, and developments should accommodate single-detached and semi-detached housing. 
The Mixed-Use typology is intended to provide for intensification of development along the 17 
Avenue S.W. corridor. Residential and non-residential development is intended to offer 
amenities and services for the community in street-oriented buildings supported by a strong 
mobility network. Development is expected to achieve minimum intensity of 125 people and jobs 
per gross developable hectare, in buildings up to ten storeys. The Mixed-Use area currently 
encompasses the 16 hectares (40 acres) from 77 Street SW in the east to 85 Street SW in the 
west, north of 19 Avenue SW.  
 
The proposed amendment to the Land Use Concept Map provides a contextually appropriate 
extension of the existing policy and typologies to the west of the site. The proposed land use 
would enable development similar in nature to the mixed-use development currently under 
construction to the west, adjacent to the subject parcel. This proposal would also enable 
additional residential dwellings within close proximity to an existing LRT station and to 
commercial amenities. 
 
The proposed amendment also includes a minor revision to Map 6: Street Network. Originally, 
the ASP envisioned a Mixed-Use area at a significant intensity, which lead to changing the 
classification of 77 Street SW from a collector to an arterial road to accommodate the expected 
increase in traffic. Development has progressed with multiple permits submitted and traffic 
analyses completed, showing that actual traffic generation is lower than expected. As a result, 
the arterial designation for 77 Street SW is no longer necessary and is limiting access for 
nearby developments due to restrictions within the arterial designation.  
 
To address this, Administration is proposing a minor amendment to the ASP to reclassify 77 
Street SW as a collector street south of 19 Avenue SW and as a neighbourhood boulevard 
between 17 Avenue SW and 19 Avenue SW. This change will support a more community 
scaled road design and will better enable the development of adjacent parcels while maintaining 
the density in the Mixed-Use area. 
 

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=NTTrAeyqeeK&msgAction=Download
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Given these considerations, Administration believes that these proposed amendments to the 
ASP are reasonable, and that they align with the intent of the ASP and MDP. 
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Proposed Amendments to the Springbank Hill Area 
Structure Plan 
 

1. The Springbank Hill Area Structure Plan attached to and forming part of Bylaw 28P2017, 
as amended, is hereby further amended as follows:  
 
(a) Amend Map 2 entitled ‘Land Use Concept’ by changing 1.91 hectares ± (4.72 

acres ±) located at 7755 – 17 Avenue SW (Plan 2420AK, Blocks 25 and 26) from 
‘Standard Suburban’ to ‘Mixed-Use’ as generally illustrated in the sketch below 
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(b) Delete the existing Map 6 entitled ‘Street Network’ and replace with the revised 
Map 6 entitled ‘Street Network’ attached as Schedule A. 

 
 
 

SCHEDULE A 
 

Map 6: Street Network 
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Proposed Direct Control District 
 

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

 
SCHEDULE A 
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SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to accommodate mixed use  

development with contextually appropriate setbacks. 
 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

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

deemed to be a reference to the section as amended from time to time.  
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General Definitions 
4 In this Direct Control District: 
 

(a) “publicly accessible private open space” means outdoor open space 
located on a parcel that is made available to the public through a 
registered public access easement agreement acceptable to the 
Development Authority.  

 
Permitted Uses 
5 The permitted uses of the Mixed Use – General (MU-1) District of Bylaw 1P2007 are 

the permitted uses in this Direct Control District. 
 
Discretionary Uses  
6 The discretionary uses of the Mixed Use – General (MU-1) District of Bylaw 1P2007 

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

(a) Place of Worship – Large. 
 
Bylaw 1P2007 District Rules 
7 Unless otherwise specified, the rules of the Mixed Use – General (MU-1) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
8 (1) Unless otherwise referenced in subsection 2, the maximum floor area ratio is 

2.0. 
 
 (2)  Where the 1.91 hectare site as it existed at the time of passage of this Direct 

Control District Bylaw contains a minimum of 0.19 hectares of publicly 
accessible private open space or municipal reserve, the maximum floor area 
ratio is 3.5. 

 
Building Height 
9 (1) Unless otherwise referenced in subsection (2), the maximum building height is 

35.0 metres. 
 
 (2)  Where the parcel shares a property line with a parcel designated as Special 

Purpose – Community Institution (S-CI) District the maximum building height: 
 

(a) is 16.0 metres at a distance of 13.0 metres from the shared property 
line; and 
 

(b) increases at a 45 degree angle to a maximum of 35.0 metres. 
 
Setback Area 
10 (1) Where a parcel shares a property line with a street or a parcel designated as a 

Direct Control District there is no requirement for a setback area. 
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 (2) Where the parcel shares a property line with a parcel designated as Special 
Purpose – Community Institution (S-CI) District the setback area from that 
parcel must have a minimum depth of 13.0 metres. 

 
Relaxations 
11 The Development Authority may relax the rules contained in Section 7 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
 
 
Illustration 1: Setback Area for 10 (1)(2) 
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Applicant Submission 
 
2023 January 1 
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Applicant Outreach Summary 
 
2024 April 5 
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Community Association Response 
 
2024 February 5 
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Item # 7.2.3 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1112 

2024 October 17 Page 1 of 3 

 

Land Use Amendment in Riverbend (Ward 11) at Multiple Addresses, LOC2024-
0178 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 3.12 hectares ± (7.70 
acres ±) located at 9358, 9372, 9468, 9580 – 23 Street SE and 2456 – 96 Avenue SE (Plan 
0612718, Block 40, Lots 3 to 7) from Direct Control (DC) District to Direct Control (DC) 
District to accommodate medical services, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject sites to allow for a new discretionary 
use that will accommodate recovery from medical services and other treatment which 
may include overnight stays that do not fall under the definition of a hospital. 

 The proposal broadens the uses allowed on the site in an acceptable manner and aligns 
with the policies of the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? This application would maintain the existing 
commercial/industrial nature of the area while accommodating a new use that is 
currently undefined in Land Use Bylaw 1P2007. 

 Why does this matter? The Direct Control (DC) District would allow for the continuity of 
existing commercial/industrial development uses while allowing for a new use that would 
enable additional employment and service opportunities. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southeast community of Riverbend, was submitted by B&A Studios on 
behalf of the landowner, Remington Development Corporation, on 2024 July 09. This 
application proposes to redesignate the site to a DC District based on the Industrial – 
Commercial (I-C) District and include a new defined use that allows for inpatient and outpatient 
medical care and may include overnight stays. 
 
This application includes five parcels located between 23 Street SE and 24 Street SE, north of 
96 Avenue SE. The approximately 3.12 hectare (7.70 acre) site is located immediately west of 
the former Ogden Dry Disposal Site, a non-operational waste management facility that closed in 
1997. 
 
As indicated in the Applicant Submission (Attachment 3), the intent of this redesignation is to 
allow for a new defined use, Health Services – Medical Care and Recovery, to allow for 
recovery from medical treatment which may include overnight stays that do not fall under the 
definition of a hospital.  
 
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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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 respective community association was appropriate. They 
determined that no 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 the public/interested 
parties, 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. No comments from the 
Riverbend 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. Application of the land use bylaw and development 
specific building and site design will be reviewed and determined at the development permit 
stage. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council for the land 
use amendment application will be posted on-site and mailed out to adjacent landowners. In 
addition, Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed redesignation enables the continuation of development in the 
commercial/industrial oriented area in the community of Riverbend. The development of this site 
will enable a more efficient use of land and infrastructure, support surrounding uses and 
amenities and allow the provision of a medical-oriented service for Calgarians. 
 
Environmental 
This application does not include any specific actions that specifically address the objectives of 
the Calgary Climate Strategy – Pathways to 2050. Opportunities to enhance the development 
on this site with applicable climate strategies have been identified and shared with the applicant 
and will be pursued at the development permit stage. 
 
Economic 
This application would expand the commercial/industrial base for future development on the 
subject site. The inclusion of this additional use aligns with the surrounding context of the area 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://arcg.is/0aO40K1
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and may create additional employment opportunities for the surrounding communities and 
greater area. 
 
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 Direct Control District 
3. Applicant Submission 
4. 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 southeast community of Riverbend. It is approximately 3.12 
hectares (7.70 acres) with dimensions of approximately 110 metres wide and 290 metres deep. 
The site is currently undeveloped. It is bounded by 24 Street SE to the east, 23 Street SE to the 
west, a parcel developed with several commercial buildings and a gas station to the north and 
96 Avenue SE to the south.  
 
Surrounding land uses immediately adjacent to the site consist of various Direct Control (DC) 
Districts, enabling comprehensive multi-residential, commercial and industrial business park 
developments. The low-density residential area of Riverbend is located west of the subject site, 
along with a linear greenspace designated Special Purpose – School, Park and Community 
Reserve (S-SPR) District. East of 24 Street SE is a large parcel designated Special Purpose – 
Future Urban Development (S-FUD) District and is the site of the former Ogden Dry Disposal 
Site, a non-operating waste management facility that closed in 1997 which now hosts the 
Calgary Rugby Park and playfields.  
 

Community Peak Population Table 
 
As identified below, the community of Riverbend reached its peak population in 2002. 
 

Riverbend 

Peak Population Year 2002 

Peak Population 10,773 

2019 Current Population 9,244 

Difference in Population (Number) - 1,529 

Difference in Population (Percent) - 14.2% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/riverbend.pdf
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Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing DC Districts (Bylaws 32Z91 and 42Z92) are intended to accommodate the 
permitted and discretionary uses of the C-2 (16) General Commercial District and the I-1 
Industrial-Business Park District of Land Use Bylaw 2P80. The purpose of the DC to was to 
enable a wide variety of commercial and personal service uses and industrial park type uses to 
serve areas beyond the surrounding community.  
 
The proposed DC District is based on the Industrial – Commercial (I-C) District. Utilizing the I-C 
District as a base incorporates many of the uses allowed by the current DC Districts, with the 
allowance of an additional discretionary use of Health Services – Medical Care and Recovery. 
This proposed new use is intended to allow for both inpatient and outpatient medical care, 
including recovery from surgical services or other medical treatment that may include overnight 
stays and does not include emergency, intensive or long-term care. While the I-C District allows 
the uses of Health Care Service (which allows for laboratory services with clients) and General 
Industrial – Light (which allows for laboratory services without clients), neither of these health-
related uses allow for recovery from a medical treatment which may require an overnight stay. 
As such, a new use that allows for overnight recovery is required to facilitate this proposal. 
 
Administration is recommending that the proposed use be listed as discretionary. Listing this 
use as discretionary will provide oversight and allow Administration to require certain conditions 
prior to approval at the development permit review stage and requires advertisement and 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z32.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1992/1992z42.pdf
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notification to residents. Additionally, having the uses listed as discretionary will facilitate 
circulation to regulators like Alberta Health Services for review which may result in comments 
and/or requirements. 
 
The maximum floor area ratio (FAR) for buildings within the proposed DC District is 2.0 
(approximately 63,080 square metres) and the maximum height is 16 metres (approximately 
four storeys). The maximum height allowance in the proposed DC District is the same as what is 
currently allowed by the established DC Districts. The FAR was adjusted accordingly from the 
base I-C District to facilitate a similar intensity to what is currently allowed on the site. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to requiring specific regulations unavailable in 
other land use districts. This proposal allows for the applicant’s intended development while 
maintaining the I-C District to accommodate the proposed use of Health Services – Medical 
Care and Recovery. The same result could not be achieved through the use of a standard land 
use district. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
7 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. 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 the rules of Bylaw 1P2007 that regulate aspects of 
development that are not specifically regulated in this DC District can also be relaxed in the 
same way that they would be in a standard district. 
 
Development and Site Design 
While there are no immediate plans for redevelopment, if approved by Council, the rules of the 
proposed DC District, along with the policies of the Barlow Area Structure Plan (ASP), will 
continue to provide guidance to the development of the site including appropriate uses, building 
height and massing, landscaping and parking. 
 
At the subdivision and development permit stage, the applicant is required to apply for a 
variance to exempt the site from the Waste Management Facility restricted uses (Waste 
Management Facility and Setback Variance Guide). 
 
Transportation 
Vehicular accesses to the subject parcel will be permitted from 23 Street SE and 96 Avenue SE. 
No direct vehicular access will be permitted to or from 24 Street SE to protect the continuity of 
the regional pathway. Existing Calgary Transit bus stops are available approximately 440 
metres south of the subject site (a seven-minute walk) for Routes 117 (McKenzie Towne 
Express North), 131 (East Bow Express North) and 302 (City Centre North). A future Green Line 
LRT station, as identified in the Municipal Development Plan (MDP) on Map 2: Primary Transit 
Network, would be located approximately 630 metres south of the site (a 10-minute walk) near 
the intersection of Quarry Park Boulevard SE and 24 Street SE.  
 
A 1.5 metre sidewalk exists along the south and west boundary of the subject site, while a 2.5 
metre sidewalk is available along the eastern boundary of the site, adjacent to 24 Street SE. 
Cyclists are accommodated via the existing regional pathways in the area, including the existing 
regional pathway connection adjacent to 24 Street SE. 
 

https://www.calgary.ca/content/dam/www/pda/pd/documents/publications/Waste-Management-Facility-and-Setback-Variance-Guide.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/publications/Waste-Management-Facility-and-Setback-Variance-Guide.pdf


CPC2024-1112 
Attachment 1 

 

CPC2024-1112 Attachment 1  Page 5 of 6 
ISC:UNRESTRICTED 

Environmental Site Considerations 
The subject site is within the required setback of the non-operating Ogden Dry Disposal Site. 
Section 17 of the Matters Related to Subdivision and Development Regulation (AR 84/2022) 
requires a minimum 300 metre distance between the disposal area of an operating or non-
operating landfill and three categories of uses: school, hospital and residence. 
 
At the development permit stage, the Applicant shall submit all required documentation in 
support of a setback variance. All reports must be prepared by a qualified professional and will 
be reviewed to the satisfaction of The City of Calgary 
 
Utilities and Servicing 
Public water, sanitary and storm utilities exist adjacent to the site. Servicing requirements will be 
determined at the time of development. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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 City of Calgary Municipal Development Plan (MDP) classifies this site as part of the 
Developed Residential – Established area. While low density residential development is 
expected to be the predominant type of development in this area, section 3.5.1 of the MDP 
recognizes that there are commercial and employment opportunities within the Developed 
Residential area. Section 3.5.3 states that new developments in Established Areas should 
incorporate a mix of land uses and should provide opportunities to increase pedestrian, cycling 
and emergency services connectivity when redevelopment occurs. As such, the application is in 
alignment with the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Barlow Area Structure Plan (Statutory – 1980) 
The Barlow Area Structure Plan (ASP) classifies this site as High Standard Light Industrial Area 
as identified in Map 2: Land Use. The ASP notes that Barlow abuts the largest and most heavily 
industrialized area in Calgary, and that while ordinarily the interface between residential and 
industrial areas may be problematic, an area of high standard light industrial uses was identified 
between 18 Street and 24 Street East in north Barlow to act as an appropriate transition area 
between residential and heavy industrial uses. Uses in this area are anticipated to include such 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAcssygW&msgAction=Download
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things as office, business or commercial establishments, child care facilities, essential public 
services and public utilities. The proposed application is in alignment with these policies and is 
suitable in consideration of the surrounding context of the subject site. 
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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 is intended to allow for the additional uses of health services 

– medical care and recovery. 
 
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) “Health Services – Medical Care and Recovery” means a use that: 
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(i) maintains and operates facilities for both inpatient and 
outpatient medical care; 

 
(ii) provides health services that may be preventive, diagnostic, 

treatment, therapeutic, or rehabilitative in nature; 
 
(iii) allows for recovery from surgical services or other medical 

treatment which may include overnight stays; and 
 
(iv) does not include emergency, intensive, or long-term care. 

 
Permitted Uses 
5 The permitted uses of the Industrial – Commercial (I-C) District of Bylaw 1P2007 are 

the permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Industrial – Commercial (I-C) District of Bylaw 1P2007 

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

(a) Health Services – Medical Care and Recovery. 
 
Bylaw 1P2007 District Rules 
7 Unless otherwise specified, the rules of the Industrial – Commercial (I-C) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
8 The maximum floor area ratio for buildings is 2.0. 
 
Building Height 
9 The maximum building height is 16.0 metres. 
 
Relaxations 
10 The Development Authority may relax the rules contained in Section 7 of this Direct 

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



 



CPC2024-1112 

Attachment 3 

CPC2024-1112 Attachment 3  Page 1 of 1 
ISC:UNRESTRICTED 

Applicant Submission 
 

2024 September 19 
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Applicant Outreach Summary 
 

2024 July 09 
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Approval: S. Lockwood  concurs with this report.  Author: J. Heaven 
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Policy and Land Use Amendment in Bankview (Ward 8) at 2303 – 16A Street SW, 
LOC2024-0111 

 

RECOMMENDATIONS: 
 
That the Calgary Planning Commission recommend that Council: 
 

1. Give three readings to the proposed bylaw for the amendment to the Bankview Area 
Redevelopment Plan (Attachment 2); 

 
2. Give three readings to the proposed bylaw for the redesignation of 0.06 hectares ± (0.16 

acres ±) located at 2303 – 16A Street SW (Plan 9210947, Block F, Lot 1A) from Multi-
Residential – Contextual Grade-Oriented (M-CGd72) District to Multi-Residential – 
Contextual Grade-Oriented (M-CG) District. 

 
HIGHLIGHTS 

 This land use amendment application seeks to remove the density modifier and increase 
the allowable units in a multi-residential building from four to seven.  

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

 What does this mean to Calgarians? The proposal would provide for greater housing 
choices within the community and more efficient use of existing infrastructure and 
nearby amenities.  

 Why does this matter? The proposed Multi-Residential – Contextual Grade-Oriented 
(M-CG) District would allow for additional dwelling units that may better accommodate 
the evolving needs of different age groups, lifestyles and demographics.  

 An amendment to the Bankview Area Redevelopment Plan (ARP) is required to 
accommodate the proposal. 

 No development permit has been submitted at this time.  

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southwest community of Bankview, was submitted by Tricor Design 
Group, on behalf of the landowner, 2583651 Alberta Inc. (Saransh Anand), on 2024 April 14. No 
development permit has been submitted at this time; however, as noted in the Applicant 
Submission (Attachment 3), their intent is to develop up to seven dwelling units.  
 
The approximately 0.06 hectare (0.16 acre) site consists of a midblock parcel located on the 
west side of 16A Street SW. The parcel is currently developed with a single detached dwelling 
with a detached garage accessed from the rear lane. The site is located approximately 190 
metres (a three-minute walk) to Buckmaster Park, approximately 280 metres (a five-minute 
walk) to the Bankview Community Association site and is 500 metres west (an eight-minute 
walk) from 14 Street SW which is a Neighbourhood Main Street.  
 
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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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 respective community association was appropriate.  
 
The Applicant Outreach Summary can be found in Attachment 4. 
 
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 also sent to 
adjacent landowners. No public comments were received at the time of writing this report.  
 
No comments from the Bankview Community Association (CA) were received. Administration 
contacted the CA to follow up and no response was received.  
 
Administration considered the relevant planning issues and has determined the proposal to be 
appropriate. The building and site design, number of units, and on-site parking will be reviewed 
and determined at the development permit stage.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
policy and land use 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 land use district would allow for a modest increase in the number of housing units 
which may continue to accommodate the housing needs of different age groups, lifestyles and 
demographics. 
 
Environmental 
This application does not include actions that specifically address the objectives of the Calgary 
Climate Strategy – Pathway 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 ability to develop a multi-residential development would allow for more efficient use of land, 
existing infrastructure and services. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0111
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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. Amendment to the Bankview Area Redevelopment Plan 
3. Applicant Submission 
4. 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 midblock located on the west side of 16A Street SW.  The site is 
approximately 0.06 hectares (0.16 acres) in size and is approximately 15 metres wide and 40 
metres deep. The site is currently developed with a single detached dwelling with detached 
garage accessed from the rear lane.  
 
Surrounding development is primarily multi-residential development designated as Multi-
Residential – Contextual Grade-Oriented (M-CGd72) District and Multi-Residential – Contextual 
Medium Profile (M-C2) District.  
 
The site is located approximately 190 metres (a three-minute walk) to Buckmaster Park, 
approximately 280 metres (a five-minute walk) to the Bankview Community Association site and 
is 500 metres west (an eight-minute walk) from 14 Street SW which is identified as a 
Neighbourhood Main Street. 
 

Community Peak Population  
 
As identified below, the community of Bankview reached its peak population in 1981. 
  

Bankview 

Peak Population Year 1981 

Peak Population 5,590 

2019 Current Population 5,256 

Difference in Population (Number) - 334 

Difference in Population (Percent)   - 5.97 % 
                                                                                                        Source: The City of Calgary 2019 Civic Census 

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

  

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

 

 
 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing M-CGd72 District is intended to apply to the Developed Area to support multi-
residential development with higher numbers of dwelling units and traffic generation than low 
density residential dwellings in close proximity to low density residential development. It allows 
for a range of multi-residential development of low density and low height including townhouses, 
fourplexes and duplexes. The maximum building height is 12 metres (up to three storeys). The 
maximum density is 72 units per hectare which would allow up to four units on the subject site. 
 
The proposed M-CG District, without a density modifier, would increase the maximum density to 
111 units per hectare. This would allow up to seven units to be built on the subject site. The rest 
of the M-CG District rules would remain unchanged.  
 
Development and Site Design. 
The rules of the proposed M-CG District would provide guidance for the future redevelopment of 
the site, including appropriate uses, building height and massing, landscaping and parking. 
 
Transportation 
Pedestrian access to the site is available via sidewalks on 23 Avenue SW and 16A Street SW. 
The subject site is within proximity of an existing on-street bikeway (23 Avenue SW and 16A 
Street SW). The subject site is well served by Calgary Transit with a bus stop within 300 metres 
from the site (a five-minute walk) for Route 6 (Killarney/26 Av SW) on 17A Street SW and Route 
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7 (Marda Loop) and Route 22 (Richmond Road SW) on 14 Street SW. 23 Avenue SW and 16 
Street SW are both classified as local roads. Current vehicular access to the site is from 16A 
Street SW and 17 Street SW. 
 
Environmental Site Considerations  
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, storm, and sanitary sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Servicing connections, as well as appropriate storm, will be considered and reviewed at the 
development permit stage. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns 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)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed policy and 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 parcel is located within the Developed Residential – Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit and delivers small and 
incremental benefits to climate resilience. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies are being explored and encouraged within the development 
permit review. 
 
Bankview Area Redevelopment Plan (Statutory – 1981) 
In order to accommodate the proposed land use redesignation, an amendment to the Bankview 
Area Redevelopment Plan (ARP) is required. Figure 2 of the ARP identifies the land use 
category of the subject site as ‘Conservation and Infill’ area. The intent of the 
‘Conservation/Infill’ area is to retain existing neighbourhood quality and character, while 
permitting limited low profile redevelopment to occur. Redevelopment in this area would include 
single and two family dwellings and small multi-dwelling infill projects to a maximum of 75 units 
per hectare.  
 
The policy amendment proposes to amend Figure 2: Land Use Policy from ‘Conservation and 
Infill’ to ‘Medium Low Density’ for the subject site. The intent within the ‘Medium Low Density’ 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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=STTrATKArrF&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=STTrATKArrF&msgAction=Download
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area is to encourage redevelopment using a variety of housing types which provide immediate 
access to grade or landscaped area with a maximum density of 111 units per hectare (seven 
dwelling units based on the size of the subject site). In review of the policy, retention of the base 
M-CG District and location of the subject site which is in general alignment with the policies of 
the ARP, Administration is supportive of the proposed policy amendment as it aligns with 
current policy and allows for a modest increase in density while retaining the current built form 
allowances. 
 
West Elbow Local Area Planning Project (Area 2/3) 
This site is located in Area 2/3 (West Elbow Communities), which includes Bankview and 
surrounding communities. Administration is currently developing the West Elbow Communities 
Local Area Plan project. Planning applications are being accepted for processing while the 
project is in progress, however, applications are reviewed using existing legislation and Council 
approved policy only, including the existing the Bankview Area Redevelopment Plan (ARP). The 
proposal is in alignment with the applicable urban form category and building scale modifier for 
the subject site in the draft West Elbow Communities Local Area Plan (LAP). 

https://engage.calgary.ca/WestElbowPlan
https://engage.calgary.ca/WestElbowPlan
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Proposed Amendment to the Bankview Area 
Redevelopment Plan 
 

1. The Bankview Area Redevelopment Plan attached to and forming part of Bylaw 13P81, 
as amended, is hereby further amended as follows:  

 
 

(a) Amend Figure 2 entitled ‘Land Use Policy‘ by changing 0.06 hectares ± (0.16 
acres ±) located at 2303 – 16A Street SW (Plan 9210947, Block F, Lot 1A) from 
‘Conservation and Infill’ to ‘Medium Low Density’ as generally illustrated in the 
sketch below: 
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Applicant Submission 
 

2024 April 14 
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Applicant Outreach Summary  
 

2024 April 14 
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Approval: R. Michalenko  concurs with this report.  Author: B. Smith 
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Land Use Amendment in Glendale (Ward 6) at 3939 – 17 Avenue SW, LOC2023-
0297 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

 
Give three readings to the proposed bylaw for the redesignation of 1.73 hectares ± (4.27 
acres ±) located at 3939 – 17 Avenue SW (Plan 9010708, Block 7, Lot 1) from Commercial 
– Corridor 1 f5.0h26 (C-COR1f5.0h26) District to Direct Control (DC) District to 
accommodate a Digital Sign with Electric Vehicle Charging Facility, with guidelines 
(Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate the parcel to a Direct Control (DC) District to 
allow for the additional discretionary use of a Digital Sign with Electric Vehicle Charging 
Facility in addition to the commercial uses already allowed. 

 The proposal allows for development that may be compatible with the character of the 
existing neighbourhood and is in keeping with the applicable policies of the Municipal 
Development Plan (MDP) and the Westbrook Communities Local Area Plan (LAP) 

 What does this mean to Calgarians? The proposal would allow for an additional use that 
would expand the electric vehicle (EV) charging network in the city, while providing a low 
impact, mitigated way to manage digital third-party advertising. 

 Why does this matter? The proposal supports economic vitality by embracing innovation, 
technology and helping the City achieve its environmental sustainability goals. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southwest community of Glendale was submitted by Cypress Land 
Services Inc. on behalf of its client JOLT Charge Inc. and the landowner 17th Avenue Village 
Shopping Centre Ltd. on 2023 October 3. No development permit application has been 
submitted at this time. As noted in the Applicant Submission (Attachment 3), the landowner 
intends to construct a digital sign with an EV charging facility. This proposal is one of several 
sites included in JOLT’s initiative to enhance Calgary’s EV charging network. The inclusion of 
the digital third-party advertising sign covers the cost of providing the EV fast-charging 
infrastructure. EVs contribute to achieving greenhouse gas emissions reduction targets and 
JOLT’s proposal supports the infrastructure needed to keep pace with increasing demand for 
EVs. The proposed DC District adds an additional discretionary use, Digital Sign with Electric 
Vehicle Charging Facility, while retaining the uses and rules of the current district. 
 
The approximately 1.73 hectare (4.27 acre) site is located at 3939 – 17 Avenue SW. The site is 
currently developed with three, single storey commercial buildings containing a variety of uses, 
including: a financial institution, restaurants, veterinary hospital, health care service, retail and 
consumer services and a pharmacy. The proposed DC District would allow for EV charging, 
while patrons visit shops or restaurants nearby. The site is located on the south side of 17 
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Avenue SW, approximately 100 metres west of 37 Street SW at a commercial shopping plaza 
(17th Avenue Village). 
 
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 the 
public/interested parties and respective community association was appropriate. They 
determined that no outreach would be undertaken. 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 the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration did not receive any feedback from the public. The Glendale/Glendale Meadows 
Community Association (CA) provided a response on 2024 September 23, which is included in 
Attachment 5. The email included comments by CA members about the conceptual location of 
the sign, recommendations for alternative locations, concerns for screening, aesthetics, and on-
site traffic operations. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The location, screening, aesthetics and impact on 
operations of the site will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
  
IMPLICATIONS  
 
Social 
The proposed land use would allow for a Digital Sign with Electric Vehicle Charging Facility to 
be located at this commercial property at a scale that fits with the neighbourhood. The facility 
would provide EV charging to the public, while supporting economic activity. 
 
Environmental 
The applicant has indicated that they plan to pursue specific measures as part of a future 
development permit which will align with the Calgary Climate Strategy – Pathways to 2050 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2023-0297
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(Program F). The proposal meets the city’s goal of achieving net zero emissions by 2050 by 
supporting development of EV fast-charging infrastructure. 
 
Economic 
The proposed land use amendment would allow for increased economic marketing of services 
off-site at an appropriate scale and with appropriate supporting regulations, while supporting the 
commercial landowner and customers’ EV charging needs, while they shop in the vicinity.  
 
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 Direct Control District 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The site is located at 3939 – 17 Avenue SW, which is along a Municipal Development Plan 
(MDP) designated Arterial Street, which prioritizes automobile, transit and goods movement. 
The site contains a variety of commercial uses that serve the surrounding community and it is 
across the street from the LRT railway associated with the Blue Line (Saddletowne/69 Street). 
 
The lands to the north are designated Multi-Residential – Contextual Grade-Oriented (M-CG) 
District, Multi-Residential – Contextual Low Profile (M-C1) District, Mixed Use – General (MU-1) 
District and Mixed Use – Active Frontage (MU-2) District. Lands to the east are Commercial – 
Corridor 1 (C-COR1) District, lands to the south are Multi-Residential – Contextual Grade-
Oriented (M-CG) District, lands to the west are Residential – Grade-Oriented Infill (R-CG) 
District and Housing – Grade Oriented (H-GO) District. 
 

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

 

Glendale 

Peak Population Year 1969 

Peak Population 3,950 

2019 Current Population 2,765 

Difference in Population (Number) -1,185 

Difference in Population (Percent) -30% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

  
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Commercial – Corridor 1 f5.0h26 (C-COR1f5.0h26) District accommodates 
storefronts along a continuous block face, where commercial developments are on both sides of 
a street and buildings are close to each other, the street and the public sidewalk. 
 
The proposed Direct Control (DC) District would accommodate the proposed Digital Sign with 
Electric Vehicle Charging Facility beside an existing motor vehicle parking stall. The only 
proposed change to the C-COR1 District is to add this new use, and supporting regulations, 
while all other uses and rules of the C-COR1 District would remain the same. The proposal 
would allow for an additional use that would expand the electric vehicle (EV) charging network 
in the city, while providing a low impact, mitigated way to manage digital third-party advertising. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, the use of a DC District is necessary to 
provide for the applicant’s proposed development due to its innovated ideas. The proposal 
accommodates an additional use utilizing modern technology that combines the advertising of 
businesses on site and third parties, with an electric vehicle charging facility. Currently, digital 
third-party advertising is not possible in C-COR1 District and the proposal is to make the use 
discretionary with a maximum three year development permit approval with the option for 
renewal. 
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The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 7 and 10 of the DC District Bylaw. Section 7 incorporates the rules of the base district 
in Bylaw 1P2007. In addition to the general rules for Sign – Class G, Section 10 includes 
specific rules for a Digital Sign with Electric Vehicle Charging Facility. 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 are not specifically regulated in this DC District can also be relaxed in the 
same way that they would be in a standard district. This may include the location of the 
proposed use, setbacks, distance to other signs, design and landscaping. 
 
Development and Site Design 
The rules of the proposed DC District will guide future development and include design and 
operational requirements, which will be reviewed through the development permit, such as: 
 

 requirement that the digital sign is combined with the electric vehicle (EV) charging 
facility and is located next to a motor vehicle parking stall; 

 reducing sign proliferation by restricting development to a single structure and by 
restricting its location in proximity of other types of advertising signs; 

 establishing a minimum setback; 

 limiting the size of the structure and copy displayed to reduce the potential for aesthetic 
and safety impacts; 

 providing guidance to improve the aesthetics of the sign; 

 ensuring the sign does not conflict with traffic control devices and information signs; and 

 mitigating potential nuisances through the operation of the sign. 
 
Transportation 
Pedestrian access to the site is available from 17 Avenue SW. Access to the Always Available 
For All Ages and Abilities (5A) Network is available from a pathway along the north side of 17 
Avenue SW. Vehicular access is from 17 Avenue SW via driveways. 
  
The site is well served by Calgary Transit with a bus stop for Route 2 (Mount Pleasant/Killarney) 
located 150 metres to the east, a three-minute walk. In addition, the site is approximately 420 
metre distance (a seven-minute walk) from the Westbrook LRT Station, where the following 
routes operate: 
 

 MAX Teal (Westbrook/Douglas Glen); 

 Route 9 (Dalhousie Station/Chinook Station); 

 Route 93 (Coach Hill/Westbrook Station); 

 Route 111 (Old Banff Coach Road); and 

 Route 26 (Sarcee Trail Crosstown). 
 
Neither a Transportation Impact Assessment (TIA) nor a parking study was required in support 
of this land use amendment application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
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Utilities and Servicing 
Water and sanitary lines are available to serve future redevelopment on the site. Details of site 
servicing, as well as appropriate stormwater management will be considered and reviewed as 
part of any future development permit application. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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) 
Administration’s recommendation aligns with the policy direction of the Municipal Development 
Plan (MDP). The site is located within the Developed Residential – Established area, as shown 
on Map 1: Urban Structure. 
 
The proposal is supported by the policies of Section 3.5.3, which supports modest 
redevelopment a mix of land uses and a pedestrian-friendly environment.  
 
In addition, the following high-level policies support the proposal: 
 

 Section 2.1.2: Creating a City Attractive to Business – supports innovation, flexibility to 
accommodate the changing needs of businesses and fostering economic diversification; 

 Section 2.4: Urban Design – supports the city’s urban design elements, which include 
place, scale, amenity, legibility, vibrancy and resilience; and 

 Section 2.6: Greening the City – EV Charging contributes to high-level city goals for 
reducing greenhouse gas emissions by encouraging EV vehicle use through provision of 
a supporting charging infrastructure 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 
one electric vehicle charging facility as part of a future development permit application. This 
supports Program F: Zero emissions vehicles of the Climate Strategy. 
 
Calgary Third Party Advertising Sign Guidelines (Non-Statutory – 2018) 
The Calgary Third Party Advertising Sign Guidelines addresses the appropriate use and 
location of third party advertising signs. It is intended to be used in conjunction with other 
applicable Council-approved policies, such as a Local Area Plan or Area Redevelopment Plan. 
The intent of the guidelines is to: 
 

 promote community aesthetics and public safety in the approval and development of 
signs; 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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://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=YTTrqKyygrQ&msgAction=Download
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 prevent visual clutter arising from sign proliferation; and 

 protect Calgary’s communities and visual environment from unsuitable signs. 
 

These goals can be addressed by rules in the Land Use Bylaw and through the proposed rules 

of the DC District Bylaw proposed by this application, which address the following: 

 

 appropriate locations for third party advertising signs; 

 requirements for the location and siting of signs; 

 size and height limitations; 

 illumination and operational characteristics; and 

 details of the development permit review process. 
  

The proposal is supported by four of the principles listed in the Calgary Third Party Advertising 
Sign Guidelines, including: 
 

 the proposed site is commercial and fronts an Arterial Street (17 Avenue SW); 

 the proposed sign structure is pedestrian-scaled and potential nuisances may be 
controlled through development permit conditions and regulations included within the DC 
District requirements; 

 the orientation of the sign reduces visibility from nearby residential and its conceptual 
location may be changed so as to avoid conflict with the business owner’s building 
signage; and 

 the sign is scaled and can be oriented to fit well within the context and character of the 
area. 

 
Westbrook Communities Local Area Plan (Statutory – 2023) 
The Westbrook Communities Local Area Plan (LAP) identifies the site as being part of the 
Commercial Centre category within a Comprehensive Planning Site (Map 3: Urban Form) with a 
12-storey building scale modifier along the edge of 17 Avenue SW and 6-storeys further to the 
south. The LAP speaks to supporting commercial intensification that frame public and private 
streets, improve connectivity and provide a comfortable pedestrian experience. While this is a 
Comprehensive Planning Site, the policies of Section 2.2.5 relate more to larger-scale 
redevelopment and the proposed sign is not anticipated to impact future redevelopment. The 
proposed land use is in alignment with applicable policy of the LAP. 
 

https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&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 the additional use of a digital  

sign with electric vehicle charging facility.  
 

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) “Digital Sign with Electric Vehicle Charging Facility” means a 

structure: 
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(i) that includes a Sign – Class G that: 

 
(A) displays copy directing attention to a business, 

commodity, service or entertainment that is conducted, 
sold or offered on or off-site; 

 
(B) must not exceed a height of 2.7 metres from grade when 

measured adjacent to the structure; 
 
(C) includes a maximum of one sign on the parcel, which may 

be double-faced;  
 
(D) has copy area facing each direction that must not exceed 

1.6 square metres; and 
 

(ii) where electric vehicles are supplied with electricity for the purpose 
of charging. 

 
Permitted Uses  
5 The permitted uses of the Commercial – Corridor 1 (C-COR1) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
 
Discretionary Uses  
6 The discretionary uses of the Commercial – Corridor 1 (C-COR1) District of Bylaw 

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

(a) Digital Sign with Electric Vehicle Charging Facility. 
 
Bylaw 1P2007 District Rules  

7 Unless otherwise specified, the rules of the Commercial - Corridor 1 (C-COR1) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio  
8 The maximum floor area ratio is 5.0. 
 
Building Height 
9 The maximum building height is 26.0 metres. 
 
Rules for Digital Sign with Electric Vehicle Charging Facility  
10 (1) A Digital Sign with Electric Vehicle Charging Facility must be located within 

15.0 metres of any Freestanding Sign, other Third Party Advertising Signs or 
Digital Third Party Advertising Signs on the same or an adjacent parcel, when 
measured from the closest point of the sign, containing the digital display to the 
closest point of another sign. 

 
(2) A Digital Sign with Electric Vehicle Charging Facility must be removed from a 

parcel upon expiry of the development permit for such a sign if a 
development permit application for a Freestanding Sign is approved within 
15.0 metres of the Digital Sign with Electric Vehicle Charging Facility. 
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(3) A Digital Sign with Electric Vehicle Charging Facility: 

 
(a) must be located at least 300.0 metres from any other Digital Sign with 

Electric Vehicle Charging Facility, or Digital Third Party Advertising 
Sign when measured from the closest point of the sign containing the 

digital display and to the closest point of another sign containing the 
digital display when the signs are facing the same oncoming traffic. 

 
(b) must not be located within 75.0 metres of any Third Party Advertising 

Sign or Digital Third Party Advertising Sign, facing the same on-

coming traffic and must not result in more than two (2) signs displaying 
third party advertising greater than 4.6 metres in height and 4.5 square 
metres in area within a 225.0 metre radius of each other facing the same 
street; and 

 

(c) must be a minimum of 1.5 metres distance from any property line shared 
with a street. 

 
(4) Trees required under an approved development permit must not be removed or 

altered in any way to accommodate the placement or visibility of a Digital Sign 
with Electric Vehicle Charging Facility. 

 
(5) A Digital Sign with Electric Vehicle Charging Facility must be located 

adjoining a motor vehicle parking stall. 
 
(6) A freestanding Digital Sign with Electric Vehicle Charging Facility must be 

separated from: 
  

(a) a Directional sign, exceeding 3.0 square metres in sign area, in a street 

right-of-way; 
 

(b) a street intersection or railway crossing; and 
 

(c) the curbline or edge of a major street, expressway or freeway, to the 
satisfaction of the Manager of Development Engineering or delegate. 

 
(7) The applicant for a development permit for a Digital Sign with Electric 

Vehicle Charging Facility must show that the Digital Sign with Electric 
Vehicle Charging Facility is compatible with the general architectural lines and 

forms of nearby buildings and the character of the streetscape or area within 
which it is to be located, and does not severely obstruct the horizon line. 

 
(8) The lighting or orientation of a Digital Sign with Electric Vehicle Charging 

Facility must not adversely affect any neighbouring residential areas. 

 
(9) An auxiliary sign or other material must not be attached to, on, above or below a 

Digital Sign with Electric Vehicle Charging Facility. 
 
(10) The back of a Digital Sign with Electric Vehicle Charging Facility and all cut-

outs must be enclosed. 
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(11) The space between the faces of a double-faced Digital Sign with Electric 

Vehicle Charging Facility must be enclosed. 

 
(12) Electrical power supply to the Digital Sign with Electric Vehicle Charging 

Facility must be underground unless otherwise allowed by the Development 

Authority. 
 
(13) A Digital Sign with Electric Vehicle Charging Facility must not interfere with: 

 
(a) a traffic control device; and 

 
(b) an information sign located in the street;  

 
(14) If any component on the sign fails or malfunctions in any way or fails to operate 

as indicated on the approved development permit plans, the sign owner must 
ensure that the sign is turned off until all components are fixed and operating as 
required.  

 
(15) The digital display of the Digital Sign with Electric Vehicle Charging Facility 

must not operate, or must only display a black screen between 11 p.m. and 6 
a.m. 

 
(16) A development permit for a Digital Sign with Electric Vehicle Charging 

Facility may only be issued for a period not exceeding three (3) years. 

 
(17) For the purpose of interpreting this section, any reference to the number of, or 

distance between, Third Party Advertising Sign or Digital Third Party 
Advertising Sign is to be interpreted to include any use which allows third party 
advertising, and includes uses which are defined as, or similar to Digital Sign 
with Electric Vehicle Charging Facility. 

  
Relaxations 
11 The Development Authority may relax the rules contained in Sections 7 and 10 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission 
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Applicant Outreach Summary 
 

2023 October 3 
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Community Association Response 
 

2024 September 23 
 

 

 



 



Approval: R. Michalenko  concurs with this report.  Author: B. Smith 

 

Item # 7.2.6 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1079 

2024 October 17  Page 1 of 3 

 

Land Use Amendment in Oakridge (Ward 11) at 2515 – 90 Avenue SW, LOC2023-
0296 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

 
Give three readings to the proposed bylaw for the redesignation of 1.68 hectares ± (4.16 
acres ±) located at 2515 – 90 Avenue SW (Plan 440LK, Block G) from Commercial – 
Community 1 (C-C1) District to Direct Control (DC) District to accommodate a Digital Sign 
with Electric Vehicle Charging Facility, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate the parcel to a Direct Control (DC) District to 
allow for the additional discretionary use of a Digital Sign with Electric Vehicle Charging 
Facility in addition to the commercial uses already allowed. 

 The proposal allows for development that may be compatible with the character of the 
existing neighbourhood and is in keeping with the applicable policies of the Municipal 
Development Plan (MDP). 

 What does this mean to Calgarians? The proposal would allow for an additional use that 
would expand the electric vehicle (EV) charging network in the city, while providing a low 
impact, mitigated way to manage digital third-party advertising.  

 Why does this matter? The proposal supports economic vitality by embracing innovation 
and technology, while helping the city achieve its environmental sustainability goals. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southwestern community of Oakridge was submitted by Cypress Land 
Services Inc. on behalf of its client JOLT Charge Inc. and the landowner Oak Bay Plaza Holding 
Corp. on 2023 October 3. No development permit application has been submitted at this time. 
As noted in the Applicant Submission (Attachment 3), the landowner intends to construct a 
digital sign with an EV charging facility. This proposal is one of several sites included in JOLT’s 
initiative to enhance Calgary’s EV charging network. The inclusion of the digital third-party 
advertising sign covers the cost of providing the EV fast-charging infrastructure. EVs contribute 
to achieving greenhouse gas emissions reduction targets and JOLT’s proposal supports the 
infrastructure needed to keep pace with increasing demand for EVs. The proposed DC District 
adds the additional discretionary use, Digital Sign with Electric Vehicle Charging Facility, while 
retaining the uses and rules of the current district. 
 
The approximately 1.68 hectare (4.16 acre) site is located at 2515 - 90 Avenue SW. The site is 
currently developed with three, single-storey commercial buildings containing a variety of uses, 
including: retail and consumer service, restaurant, liquor store and health care service. The 
proposed DC District would allow for EV charging, while patrons visit shops or restaurants 
nearby. The site is located on the southwest corner of 90 Avenue SW and 24 Street SW, a 
community commercial destination (Oak Bay Plaza) that is across from the entrance to 
Glenmore Park. 
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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 the 
public/interested parties and respective community association was appropriate. They 
determined that no outreach would be undertaken.  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 the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration received two statements of support from the public. The Oakridge Community 
Association (CA) provided a response on 2024 September 23, which is included in Attachment 
5. The email states that the CA has no concerns with the proposed land use redesignation, 
provided that the only change is to add the proposed use to the district. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The location, screening, aesthetics and impact on 
operations of the site will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use would allow for a Digital Sign with Electric Vehicle Charging Facility to 
be located at this commercial property at a scale that’s appropriate for the neighbourhood. The 
facility would provide EV charging to the public, while supporting economic activity. 
 
Environmental 
The applicant has indicated that they plan to pursue specific measures as part of a future 
development permit which will align with the Calgary Climate Strategy – Pathways to 2050 
(Program F). The proposal meets the city’s goal of achieving net zero emissions by 2050 by 
supporting development of EV fast-charging infrastructure. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2023-0296
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Economic 
The proposed land use amendment would allow for increased economic marketing of services 
off-site at an appropriate scale and with appropriate supporting regulations, while supporting the 
commercial landowner and customers’ EV charging needs while they shop in the vicinity. 
 
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 Direct Control District 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The site is located at 2515 – 90 Avenue SW, which is along a Municipal Development Plan 
(MDP) designated Parkway and an Arterial Street. 90  Avenue SW prioritizes pedestrians and 
cyclists at a high standard, while 24 Street SW prioritizes automobile, transit and goods 
movement. The site contains a variety of commercial uses that serve the surrounding 
community and it is across the street from the entrance to Glenmore Park. 
 
The lands to the north are designated Special Purpose – Recreation (S-R) District, the lands to 
the east are Special Purpose – Community Institution (S-CI) District, lands to the south are 
Multi-Residential – Contextual Low Profile (M-C1) District and lands to the west are Special 
Purpose – School, Park and Community Reserve (S-SPR) District. 
 

Community Peak Population Table 
 
As identified below, the community of Oakridge reached its peak population in 1986. 
 

Oakridge 

Peak Population Year 1986 

Peak Population 7,230 

2019 Current Population 5,690 

Difference in Population (Number) -1,540 

Difference in Population (Percent) -21% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

  
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Commercial – Community 1 (C-C1) District accommodates small to mid-scale 
commercial developments within a community or along a commercial street, where one or more 
commercial uses are within a building. 
 
The proposed Direct Control (DC) District would accommodate the proposed Digital Sign with 
Electric Vehicle Charging Facility beside an existing motor vehicle parking stall. The only 
proposed change to the C-C1 District is to add this new use, and supporting regulations, while 
all other uses and rules of the C-C1 District would remain the same. The proposal would allow 
for an additional use that would expand the electric vehicle (EV) charging network in the city, 
while providing a low impact, mitigated way to manage digital third-party advertising. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, the use of a DC District is necessary to 
provide for the applicant’s proposed development due to its innovative ideas. The proposal 
accommodates an additional use utilizing modern technology that combines the advertising of 
businesses on site and third parties with an electric vehicle charging facility. Currently, digital 
third-party advertising is not possible in C-C1 District and the proposal is to make the use 
discretionary with a maximum three year development permit approval with the option for 
renewal. 
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The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 7 and 8 of the DC District Bylaw. Section 7 incorporates the rules of the base district in 
Bylaw 1P2007. In addition to the general rules for Sign – Class G, Section 8 includes specific 
rules for a Digital Sign with Electric Vehicle Charging Facility. 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 are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. This may include the location of the proposed use, 
setbacks, distance to other signs, design and landscaping. 
 
Development and Site Design 
The rules of the proposed DC District will guide future development through the design and 
operational requirements, which will be reviewed through the development permit, such as: 
 

 requirement that the digital sign is combined with the electric vehicle (EV) charging 
facility and is located next to a motor vehicle parking stall; 

 reducing sign proliferation by restricting development to a single structure and by 
restricting its location in proximity of other types of advertising signs; 

 establishing a minimum setback; 

 limiting the size of the structure and copy displayed to reduce the potential for aesthetic 
and safety impacts; 

 providing guidance to improve the aesthetics of the sign; 

 ensuring the sign does not conflict with traffic control devices and information signs; and 

 mitigating potential nuisances through the operation of the sign. 
 
Transportation 
Pedestrian access to the site is available from 90 Avenue SW and 24 Street SW. Access to the 
Always Available for All Ages and Abilities (5A) Network is available from 24 Street SW (north of 
90 Avenue SW) and from Palliser Drive SW. Vehicular access is from 90 Avenue SW and 24 
Street SW via driveways. 
  
The site is well served by Calgary Transit with bus stops for Route 56 (Woodbine) within 100 
metres (a two-minute walk) and Route 99 (Acadia/Oakridge) within 190 metres (a three-minute 
walk). 
 
Neither a Transportation Impact Assessment (TIA) nor a parking study was required in support 
of this land use amendment application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water and sanitary lines are available to serve future redevelopment on the site. Details of site 
servicing, as well as appropriate stormwater management will be considered and reviewed as 
part of any future development permit application. 
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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) 
Administration’s recommendation aligns with the policy direction of the Municipal Development 
Plan (MDP). The site is located within the Developed Residential – Established area, as shown 
on Map 1: Urban Structure. 
 
The proposal is supported by the policies of Section 3.5.3, which supports modest 
redevelopment with a mix of land uses and a pedestrian-friendly environment.  
 
In addition, the following high-level policies support the proposal: 
 

 Section 2.1.2: Creating a City Attractive to Business – supports innovation, flexibility to 
accommodate the changing needs of businesses and fostering economic diversification; 

 Section 2.4: Urban Design – supports the city’s urban design elements, which include 
place, scale, amenity, legibility, vibrancy and resilience; and 

 Section 2.6: Greening the City – EV Charging contributes to high-level city goals for 
reducing greenhouse gas emissions by encouraging EV vehicle use through provision of 
a supporting charging infrastructure 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 
one electric vehicle charging facility as part of a future development permit application. This 
supports Program F: Zero emissions vehicles of the Climate Strategy. 
 
Calgary Third Party Advertising Sign Guidelines (Non-Statutory – 2018) 
The Calgary Third Party Advertising Sign Guidelines addresses the appropriate use and 
location of third party advertising signs. It is intended to be used in conjunction with other 
applicable Council-approved policies, such as a Local Area Plan or Area Redevelopment Plan. 
The intent of the guidelines is to: 
 

 promote community aesthetics and public safety in the approval and development of 
signs; 

 prevent visual clutter arising from sign proliferation; and 

 protect Calgary’s communities and visual environment from unsuitable signs. 
 
These goals can be addressed by rules in the Land Use Bylaw and through the proposed rules 
of the DC District Bylaw proposed by this application, which address the following: 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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://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=YTTrqKyygrQ&msgAction=Download
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 appropriate locations for third party advertising signs; 

 requirements for the location and siting of signs; 

 size and height limitations; 

 illumination and operational characteristics; and 

 details of the development permit review process. 
 
The proposal is supported by five of the principles listed in the Calgary Third Party Advertising 
Sign Guidelines, including: 
 

 the proposed site is commercial and fronts a Parkway (90 Avenue SW) and an Arterial 
Street (24 Street SW); 

 the proposed sign structure is pedestrian-scaled and potential nuisances may be 
controlled through development permit conditions and regulations included within the DC 
District requirements; 

 the orientation of the sign reduces visibility from Glenmore Park and the conceptual 
location minimizes its view from nearby residential developments; 

 the sign is not anticipated to conflict with the business owner’s building signage; and 

 the sign is scaled and can be oriented to fit well within the context and character of the 
area. 
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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 

 

 
  



 

CPC2024-1079 

Attachment 2 

CPC2024-1079  Attachment 2  Page 2 of 5 
ISC:UNRESTRICTED 

SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to allow for the additional use of a digital 

sign with electric vehicle charging facility.  
 

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) “Digital Sign with Electric Vehicle Charging Facility” means a 
structure: 
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(i) that includes a Sign – Class G that: 
 

(A) displays copy directing attention to a business, 
commodity, service or entertainment that is conducted, 
sold or offered on or off-site; 

 
(B) must not exceed a height of 2.7 metres from grade when 

measured adjacent to the structure; 
 
(C) includes a maximum of one sign on the parcel, which may 

be double-faced;  
 
(D) has copy area facing each direction that must not exceed 

1.6 square metres; and 
 

(ii) where electric vehicles are supplied with electricity for the purpose 
of charging. 

 
Permitted Uses  
5 The permitted uses of the Commercial – Community 1 (C-C1) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
 
Discretionary Uses  
6 The discretionary uses of the Commercial – Community 1 (C-C1) District of Bylaw 

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

(a) Digital Sign with Electric Vehicle Charging Facility. 
 
Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of the Commercial - Community 1 (C-C1) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Rules for Digital Sign with Electric Vehicle Charging Facility  
8 (1) A Digital Sign with Electric Vehicle Charging Facility must not be located 

within 15.0 metres of any Freestanding Sign, other Third Party Advertising 
Signs or Digital Third Party Advertising Signs on the same or an adjacent 
parcel, when measured from the closest point of the sign, containing the digital 
display to the closest point of another sign. 

 
(2) A Digital Sign with Electric Vehicle Charging Facility must be removed from a 

parcel upon expiry of the development permit for such a sign if a 
development permit application for a Freestanding Sign is approved within 
15.0 metres of the Digital Sign with Electric Vehicle Charging Facility. 

 
(3) A Digital Sign with Electric Vehicle Charging Facility: 
 

(a) must be located at least 300.0 metres from any other Digital Sign with 
Electric Vehicle Charging Facility, or Digital Third Party Advertising 
Sign when measured from the closest point of the sign containing the 
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digital display and to the closest point of another sign containing the 
digital display when the signs are facing the same oncoming traffic; 

 
(b) must not be located within 75.0 metres of any Third Party Advertising 

Sign or Digital Third Party Advertising Sign facing the same on-
coming traffic and must not result in more than two (2) signs displaying 
third party advertising greater than 4.6 metres in height and 4.5 square 
metres in area within a 225.0 metre radius of each other facing the same 
street; and 

 
(c) must be a minimum of 1.5 metres distance from any property line shared 

with a street. 
 
(4) Trees required under an approved development permit must not be removed or 

altered in any way to accommodate the placement or visibility of a Digital Sign 
with Electric Vehicle Charging Facility. 

 
(5) A Digital Sign with Electric Vehicle Charging Facility must be located 

adjoining a motor vehicle parking stall. 
 
(6) A freestanding Digital Sign with Electric Vehicle Charging Facility must be 

separated from: 
  

(a) a Directional sign, exceeding 3.0 square metres in sign area, in a street 
right-of-way; 

 
(b) a street intersection or railway crossing; and 

 
(c) the curbline or edge of a major street, expressway or freeway, to the 

satisfaction of the Manager of Development Engineering or delegate. 
 
(7) The applicant for a development permit for a Digital Sign with Electric 

Vehicle Charging Facility must show that the Digital Sign with Electric 
Vehicle Charging Facility is compatible with the general architectural lines and 
forms of nearby buildings and the character of the streetscape or area within 
which it is to be located, and does not severely obstruct the horizon line. 

 
(8) The lighting or orientation of a Digital Sign with Electric Vehicle Charging 

Facility must not adversely affect any neighbouring residential areas. 
 
(9) An auxiliary sign or other material must not be attached to, on, above or below a 

Digital Sign with Electric Vehicle Charging Facility. 
 
(10) The back of a Digital Sign with Electric Vehicle Charging Facility and all cut-

outs must be enclosed. 
 
(11) The space between the faces of a double-faced Digital Sign with Electric 

Vehicle Charging Facility must be enclosed. 
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(12) Electrical power supply to the Digital Sign with Electric Vehicle Charging 
Facility must be underground unless otherwise allowed by the Development 
Authority. 

 
(13) A Digital Sign with Electric Vehicle Charging Facility must not interfere with: 

 
(a) a traffic control device; and 
 
(b) an information sign located in the street. 

 
(14) If any component on the sign fails or malfunctions in any way or fails to operate 

as indicated on the approved development permit plans, the sign owner must 
ensure that the sign is turned off until all components are fixed and operating as 
required.  

 
(15) The digital display of the Digital Sign with Electric Vehicle Charging Facility 

must not operate, or must only display a black screen between 11 p.m. and 6 
a.m. 

 
(16) A development permit for a Digital Sign with Electric Vehicle Charging 

Facility may only be issued for a period not exceeding three (3) years. 
 
(17) For the purpose of interpreting this section, any reference to the number of, or 

distance between, Third Party Advertising Sign or Digital Third Party 
Advertising Sign is to be interpreted to include any use which allows third party 
advertising, and includes uses which are defined as, or similar to, Digital Sign 
with Electric Vehicle Charging Facility. 

  
Relaxations 
9 The Development Authority may relax the rules contained in Sections 7 and 8 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission 
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Applicant Outreach Summary 
 

2023 October 3 
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Community Association Response 
 

2024 September 23 
 

 
 

 



 



Approval: R. Michalenko  concurs with this report.  Author: B. Smith 
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Land Use Amendment in Parkhill (Ward 8) at 4337 Macleod Trail SW, LOC2023-
0298 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

 
Give three readings to the proposed bylaw for the redesignation of 0.33 hectares ± (0.82 
acres ±) located at 4337 Macleod Trail SW (Plan 3550AJ, Block 4, portions of Lots 8 to 19) 
from Commercial – Corridor 2 f3.0h30 (C-COR2 f3.0h30) District to Direct Control (DC) 
District to accommodate a Digital Sign with Electric Vehicle Charging Facility, with 
guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate the parcel to a Direct Control (DC) District to 
allow for the additional discretionary use of a Digital Sign with Electric Vehicle Charging 
Facility in addition to the commercial uses already allowed. 

 The proposal allows for development that may be compatible with the character of the 
existing neighbourhood and is in keeping with the applicable policies of the Municipal 
Development Plan (MDP) and the Parkhill/Stanley Park Area Redevelopment Plan 
(ARP). 

 What does this mean to Calgarians? The proposal would allow for an additional use that 
would expand the electric vehicle (EV) charging network in the city, while providing a low 
impact, mitigated way to manage digital third-party advertising. 

 Why does this matter? The proposal supports economic vitality by embracing innovation, 
technology and helping the City achieve its environmental sustainability goals. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southwest community of Parkhill was submitted by Cypress Land 
Services Inc. on behalf of its client JOLT Charge Inc. and the landowner Uniko Commercial 
Corp. on 2023 October 3. No development permit application has been submitted at this time. 
As noted in the Applicant Submission (Attachment 3), the landowner intends to construct a 
digital sign with an EV charging facility. The proposal is one of several sites included in JOLT’s 
initiative to enhance Calgary’s EV charging network. The inclusion of the digital third-party 
advertising sign covers the cost of providing the EV fast-charging infrastructure. EVs contribute 
to achieving greenhouse gas emissions reduction targets and JOLT’s proposal supports the 
infrastructure needed to keep pace with increasing demand for EVs. The proposed DC District 
adds an additional discretionary use, Digital Sign with Electric Vehicle Charging Facility, while 
retaining the uses and rules of the current district. 
 
The approximately 0.33 hectare (0.82 acre) site is located at 4337 Macleod Trail SW. The site is 
currently developed with a single-storey commercial building containing a variety of uses, 
including: a liquor store, restaurants, retail and consumer services. The proposed DC District 
would allow for EV charging while patrons visit shops or restaurants nearby.  
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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 the 
public/interested parties and respective community association was appropriate.  They 
determined that no outreach would be undertaken.  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 the public/interested 
parties, notice posted on-site and published online. 
 
Administration did not receive any feedback from the public. The Parkhill Community 
Association replied to Administration’s standard circulation form, indicated no objection and 
noted that they had no additional comments (Attachment 5). 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The location, screening, aesthetics and impact on 
operations of the site will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use would allow for a Digital Sign with Electric Vehicle Charging Facility to 
be located at this commercial property at a scale that fits with the neighbourhood. The facility 
would provide EV charging to the public, while supporting economic activity. 
 
Environmental 
The applicant has indicated that they plan to pursue specific measures as part of a future 
development permit which will align with the Calgary Climate Strategy – Pathways to 2050 
(Program F). The proposal meets the city’s goal of achieving net zero emissions by 2050 by 
supporting development of EV fast-charging infrastructure. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2023-0298
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Economic 
The proposed land use amendment would allow for increased economic marketing of services 
off-site at an appropriate scale and with appropriate supporting regulations, while supporting the 
commercial landowner and customers’ EV charging needs while they shop in the vicinity. 
 
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 Direct Control District 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The site is located at 4337 Macleod Trail SW, at the northwest corner of Macleod Trail SW and 
43 Avenue NW. The site is located within a Municipal Development Plan (MDP) designated 
Urban Main Street. This area is intended to accommodate a high level of residential and 
employment intensification with a strong focus on walking, cycling and transit, while 
accommodating moderately high traffic volume. The site contains a variety of commercial uses 
with parking and signage along Macleod Trail and there is a transit stop located near the 
northeast corner of the site. 
 
The lands to the north and south are designated Commercial – Corridor 2 f3.0h30 (C-COR2 
f3.0h30) District, with nearby Commercial – Corridor 3 f3.0h46 (C-COR3 f3.0h46) District to the 
northeast and southeast. Lands to the east are Direct Control (DC) District and lands to the west 
are Residential – Grade-Oriented Infill (R-CG) District. 
 

Community Peak Population Table 
 
As identified below, the community of Parkhill reached its peak population in 1968. 
 

Parkhill 

Peak Population Year 1968 

Peak Population 1,739 

2019 Current Population 1,691 

Difference in Population (Number) -48 

Difference in Population (Percent) -2.8% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

  
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Commercial – Corridor 2 f3.0h30 (C-COR2 f3.0h30) District accommodates 
commercial developments on both sides of the street, buildings located at varying distances 
from streets, and limited automotive uses. 
 
The proposed Direct Control (DC) District would accommodate the proposed Digital Sign with 
Electric Vehicle Charging Facility beside an existing motor vehicle parking stall. The only 
proposed change to the C-COR2 District is to add this new use, and supporting regulations, 
while all other uses and rules of the C-COR2 District would remain the same. The proposal 
would allow for an additional use that would expand the electric vehicle (EV) charging network 
in the city, while providing a low impact, mitigated way to manage digital third-party advertising. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, the use of a DC District is necessary to 
provide for the applicant’s proposed development due to its innovative ideas. The proposal 
accommodates an additional use utilizing modern technology that combines the advertising of 
businesses on site and third parties, with an electric vehicle charging facility. Currently, digital 
third-party advertising is not possible in C-COR2 District and the proposal is to make the use 
discretionary with a maximum three year development permit approval with the option for 
renewal. 
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The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 7 and 10 of the DC District Bylaw. Section 7 incorporates the rules of the base district 
in Bylaw 1P2007. In addition to the general rules for Sign – Class G, Section 10 includes 
specific rules for a Digital Sign with Electric Vehicle Charging Facility. 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 are not specifically regulated in this DC District can also be relaxed in the 
same way that they would be in a standard district. This may include the location of the 
proposed use, setbacks, distance to other signs, design and landscaping. 
 
Development and Site Design 
The rules of the proposed DC District will guide future development and include design and 
operational requirements, which will be reviewed through the development permit, such as: 
 

 requirement that the digital sign is combined with the electric vehicle (EV) charging 
facility and is located next to a motor vehicle parking stall; 

 reducing sign proliferation by restricting development to a single structure and by 
restricting its location in proximity of other types of advertising signs; 

 establishing a minimum setback; 

 limiting the size of the structure and copy displayed to reduce the potential for aesthetic 
and safety impacts; 

 providing guidance to improve the aesthetics of the sign; 

 ensuring the sign does not conflict with traffic control devices and information signs; and 

 mitigating potential nuisances through the operation of the sign. 
 
Transportation 
Pedestrian access to the site is available from Macleod Trail S and 43 Avenue SW. Access to 
the Always Available For All Ages and Abilities (5A) Network is available from an on-street 
bikeway on 43 Avenue SW. Vehicular access is from Macleod Trail SW. 
  
The site is well served by Calgary Transit with a bus stop for Route 10 (City Hall/Southcentre) 
located adjacent to the site and the 39 Avenue LRT Station is located approximately 300 metres 
to the northeast (a five-minute walk), where the following routes operate: 
 

 Route 201 (Somerset – Bridlewood/Tuscany); 

 Route 30 (Highfield Industrial); 

 Route 147 (Starfield Industrial); and 

 Route 449 (Eau Claire/Parkhill). 
 
Neither a Transportation Impact Assessment (TIA) nor a parking study was required in support 
of this land use amendment application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water and sanitary lines are available to serve future redevelopment on the site. Details of site 
servicing, as well as appropriate stormwater management will be considered and reviewed as 
part of any future development permit application. 
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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) 
Administration’s recommendation aligns with the policy direction of the Municipal Development 
Plan (MDP). The site is located within an Urban Main Street area, along an Urban Boulevard 
street type, as shown on Map 1: Urban Structure. 
 
The proposal is supported by the policies of Section 3.4.2, which supports a walkable 
pedestrian environment fronted by a mix of higher intensity residential and business uses.  
 
In addition, the following high-level policies support the proposal: 

 

 Section 2.1.2: Creating a City Attractive to Business – supports innovation, flexibility to 
accommodate the changing needs of businesses and fostering economic diversification; 

 Section 2.4: Urban Design – supports the city’s urban design elements, which include 
place, scale, amenity, legibility, vibrancy and resilience; and 

 Section 2.6: Greening the City – EV Charging contributes to high-level city goals for 
reducing greenhouse gas emissions by encouraging EV vehicle use. 

 
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 
one electric vehicle charging facility as part of a future development permit application. This 
supports Program F: Zero emissions vehicles of the Climate Strategy. 
 
Calgary Third Party Advertising Sign Guidelines (Non-Statutory – 2018) 
The Calgary Third Party Advertising Sign Guidelines addresses the appropriate use and 
location of third party advertising signs. It is intended to be used in conjunction with other 
applicable Council-approved policies, such as a Local Area Plan or Area Redevelopment Plan. 
The intent of the guidelines is to: 

 

 promote community aesthetics and public safety in the approval and development of 
signs; 

 prevent visual clutter arising from sign proliferation; and 

 protecting Calgary’s communities and visual environment from unsuitable signs. 
 
These goals can be addressed by rules in the Land Use Bylaw and through the proposed rules 
of the DC District Bylaw proposed by this application, which address the following: 

 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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://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=YTTrqKyygrQ&msgAction=Download
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 appropriate locations for third party advertising signs; 

 requirements for the location and siting of signs; 

 size and height limitations; 

 illumination and operational characteristics; and 

 the development permit review process. 
  
The proposal is supported by five of the principles listed in the Calgary Third Party Advertising 
Sign Guidelines, including: 

 

 the proposed site is commercial and fronts an Urban Boulevard (Macleod Trail SW); 

 the proposed sign structure is pedestrian-scaled and potential nuisances may be 
controlled through development permit conditions and regulations included within the DC 
District requirements; 

 the orientation of the sign reduces visibility from nearby residential and its conceptual 
location may be changed so as to avoid conflict with the business owner’s building 
signage; and 

 the sign is scaled and can be oriented to fit well within the context and character of the 
area. 

 
Parkhill/Stanley Park Area Redevelopment Plan (Statutory – 1994) 
The Parkhill/Stanley Park Area Redevelopment Plan (ARP) identifies the site as being part of 
the Regional Auto/General Commercial area (Map 3: Land Use Policy Areas). The ARP 
supports commercial and mixed-use development, including additional services that would cater 
to the nearby residential communities. Commercial development should be oriented to the 
Macleod Trail frontage and not to the residential avenues and temporary messages, resulting in 
signage, should be encouraged to be on permanent structures to reduce the number of 
temporary signs on the streetscape. The proposed structure may be supported by the ARP if 
located along the frontage of Macleod Trail, oriented away and screened from residential 
developments. In addition, temporary, on-site signage may be accommodated through the 
proposed digital signage, which could cycle through various ads and reduce the number of 
temporary signs on the property.  
 
Chinook Communities Local Area Planning Project 
This site is in Area 8 (Chinook Communities), which includes Parkhill and surrounding 
communities. Administration is currently developing the Chinook Communities Local Area Plan 
project. Planning applications are being accepted for processing while the project is in progress; 
however, applications are reviewed using existing legislation and Council approved policy only 
including the existing ARP. The proposal is in alignment with the applicable urban form category 
and building scale modifier for the subject site in the draft Chinook Communities Local Area 
Plan (LAP). 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcKgqcU&msgAction=Download
https://engage.calgary.ca/Chinook
https://engage.calgary.ca/Chinook
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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 a digital 

sign with electric vehicle charging facility.  
 

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) “Digital Sign with Electric Vehicle Charging Facility” means a 

structure: 
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(i) that includes a Sign – Class G that: 

 
(A) displays copy directing attention to a business, 

commodity, service or entertainment that is conducted, 
sold or offered on or off-site; 

 
(B) must not exceed a height of 2.7 metres from grade when 

measured adjacent to the structure; 
 
(C) includes a maximum of one sign on the parcel, which may 

be double-faced;  
 
(D) has copy area facing each direction that must not exceed 

1.6 square metres; and 
 

(ii) where electric vehicles are supplied with electricity for the purpose 
of charging. 

 
Permitted Uses  
5 The permitted uses of the Commercial – Corridor 2 (C-COR2) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
 
Discretionary Uses  
6 The discretionary uses of the Commercial – Corridor 2 (C-COR2) District of Bylaw 

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

(a) Digital Sign with Electric Vehicle Charging Facility. 
 

Bylaw 1P2007 District Rules  

7 Unless otherwise specified, the rules of the Commercial - Corridor 2 (C-COR2) District of 
Bylaw 1P2007 apply in this Direct Control District. 

 
Floor Area Ratio  
8 The maximum floor area ratio is 3.0. 
 
Building Height 
9 The maximum building height is 30.0 metres. 
 
Rules for Digital Sign with Electric Vehicle Charging Facility  
10 (1) A Digital Sign with Electric Vehicle Charging Facility must not be located 

within 15.0 metres of any Freestanding Sign, other Third Party Advertising 
Signs or Digital Third Party Advertising Signs on the same or an adjacent 

parcel, when measured from the closest point of the sign, containing the digital 
display to the closest point of another sign. 

 
(2) A Digital Sign with Electric Vehicle Charging Facility must be removed from a 

parcel upon expiry of the development permit for such a sign if a 
development permit application for a Freestanding Sign is approved within 
15.0 metres of the Digital Sign with Electric Vehicle Charging Facility. 
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(3) A Digital Sign with Electric Vehicle Charging Facility: 

 
(a) must be located at least 300.0 metres from any other Digital Sign with 

Electric Vehicle Charging Facility, or Digital Third Party Advertising 
Sign when measured from the closest point of the sign containing the 

digital display and to the closest point of another sign containing the 
digital display when the signs are facing the same oncoming traffic; 

 
(b) must not be located within 75.0 metres of any Third Party Advertising 

Sign or Digital Third Party Advertising Sign, facing the same on-

coming traffic and must not result in more than two (2) signs displaying 
third party advertising greater than 4.6 metres in height and 4.5 square 
metres in area within a 225.0 metre radius of each other facing the same 
street; and 

 

(c) must be a minimum of 1.5 metres distance from any property line shared 
with a street. 

 
(4) Trees required under an approved development permit must not be removed or 

altered in any way to accommodate the placement or visibility of a Digital Sign 
with Electric Vehicle Charging Facility. 

 
(5) A Digital Sign with Electric Vehicle Charging Facility must be located 

adjoining a motor vehicle parking stall. 
 
(6) A freestanding Digital Sign with Electric Vehicle Charging Facility must be 

separated from: 
  

(a) a Directional sign, exceeding 3.0 square metres in sign area, in a street 

right-of-way; 
 

(b) a street intersection or railway crossing; and 
 
(c) the curbline or edge of a major street, expressway or freeway, to the 

satisfaction of the Manager of Development Engineering or delegate. 
 
(7) The applicant for a development permit for a Digital Sign with Electric 

Vehicle Charging Facility must show that the Digital Sign with Electric 
Vehicle Charging Facility is compatible with the general architectural lines and 
forms of nearby buildings and the character of the streetscape or area within 
which it is to be located, and does not severely obstruct the horizon line. 

 
(8) The lighting or orientation of a Digital Sign with Electric Vehicle Charging 

Facility must not adversely affect any neighbouring residential areas. 

 
(9) An auxiliary sign or other material must not be attached to, on, above or below a 

Digital Sign with Electric Vehicle Charging Facility. 
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(10) The back of a Digital Sign with Electric Vehicle Charging Facility and all cut-

outs must be enclosed. 
 
(11) The space between the faces of a double-faced Digital Sign with Electric 

Vehicle Charging Facility must be enclosed. 

 
(12) Electrical power supply to the Digital Sign with Electric Vehicle Charging 

Facility must be underground unless otherwise allowed by the Development 

Authority. 
 
(13) A Digital Sign with Electric Vehicle Charging Facility must not interfere with: 

 
(a) a traffic control device; and 

 
(b) an information sign located in the street. 

 
(14) If any component on the sign fails or malfunctions in any way or fails to operate 

as indicated on the approved development permit plans, the sign owner must 
ensure that the sign is turned off until all components are fixed and operating as 
required.  

 
(15) The digital display of the Digital Sign with Electric Vehicle Charging Facility 

must not operate, or must only display a black screen between 11 p.m. and 6 
a.m. 

 
(16) A development permit for a Digital Sign with Electric Vehicle Charging 

Facility may only be issued for a period not exceeding three (3) years. 

 
(17) For the purpose of interpreting this section, any reference to the number of, or 

distance between, Third Party Advertising Sign or Digital Third Party 
Advertising Sign is to be interpreted to include any use which allows third party 
advertising, and includes uses which are defined as, or similar to Digital Sign 
with Electric Vehicle Charging Facility. 

  
Relaxations 
11 The Development Authority may relax the rules contained in Sections 7 and 10 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission 
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Applicant Outreach Summary 
 

2023 October 3 
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Community Association Response 
 

2024 September 30 
 

 

 

 



 



Approval: R. Michalenko  concurs with this report.  Author: B. Smith 
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Land Use Amendment in Beltline (Ward 8) at multiple addresses, LOC2023-0295 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

 
Give three readings to the proposed bylaw for the redesignation of 0.08 hectares ± (0.20 
acres ±) located at 1116, 1120, and1124 – 17 Avenue SW (Plan A1, Block 118, Lots 10 to 
12) from Commercial – Corridor 1 f3.0h23 (C-COR1f3.0h23) District to Direct Control (DC) 
District to accommodate a Digital Sign with Electric Vehicle Charging Facility, with 
guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate the parcel to a Direct Control (DC) District to 
allow for the additional discretionary use of a Digital Sign with Electric Vehicle Charging 
Facility in addition to the commercial uses already allowed. 

 The proposal allows for development that may be compatible with the character of the 
existing neighbourhood and is in keeping with the applicable policies of the Municipal 
Development Plan (MDP) and the Beltline Area Redevelopment Plan (ARP). 

 What does this mean to Calgarians? The proposal would allow for an additional use that 
would expand the electric vehicle (EV) charging network in the city, while providing a low 
impact, mitigated way to manage digital third-party advertising. 

 Why does this matter? The proposal supports economic vitality by embracing innovation, 
technology and helping the City achieve its environmental sustainability goals. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southwest community of the Beltline was submitted by Cypress Land 
Services Inc. on behalf of its client JOLT Charge Inc. and the landowner 1116 GP Inc. on 2023 
October 3. No development permit application has been submitted at this time. As noted in the 
Applicant Submission (Attachment 3), the landowner intends to construct a digital sign with an 
EV charging station. This proposal is one of several sites included in JOLT’s initiative to 
enhance Calgary’s EV charging network. The inclusion of the digital third-party advertising sign 
covers the cost of providing the EV fast-charging infrastructure. EVs contribute to achieving 
greenhouse gas emissions reduction targets and JOLT’s proposal supports the infrastructure 
needed to keep pace with increasing demand for EVs. The proposed DC District adds an 
additional discretionary use, Digital Sign with Electric Vehicle Charging Facility, while retaining 
the uses and rules of the current district. 
 
The approximately 0.08 hectare (0.20 acre) site is located at 1116, 1120 and 1124 – 17 Avenue 
SW. The site is currently developed with a one-story commercial retail building and parking lot. 
The proposed DC District would allow for EV charging, while patrons shop nearby. 
 
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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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 respective community association was appropriate. They 
determined that no outreach would be undertaken. 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 the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration did not receive public feedback. No feedback was received from the Beltline 
Neighborhoods Association, nor the 17th Avenue Retail and Entertainment District (Business 
Improvement Area). 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use would allow for a Digital Sign with Electric Vehilce Charging Facility to 
be located along this commercial corridor at a scale that’s appropriate for the neighbourhood. 
The facility would provide EV charging to the public, while supporting economic activity. 
 
Environmental 
The applicant has indicated that they plan to pursue specific measures as part of a future 
development permit which will align with the Calgary Climate Strategy – Pathways to 2050 
(Program F). The proposal meets the city’s goal of achieving net zero emissions by 2050 by 
supporting development of EV fast-charging infrastructure. 
 
Economic 
The proposed land use amendment would allow for increased economic marketing of services 
off-site at an appropriate scale and with appropriate supporting regulations, while supporting the 
commercial landowner and customers’ EV charging needs while they shop in the vicinity.  
 
Service and Financial Implications 
No anticipated financial impact. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2023-0295
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RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Direct Control District 
3. Applicant Submission 
4. 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 site is located at 1116, 1120 and 1124 – 17 Avenue SW, which is along a Municipal 
Development Plan (MDP) designated Neighbourhood Main Street and within the Greater 
Downtown Activity Centre. 17 Avenue SW is a vibrant primarily commercial corridor. 
 
The lands to the north are designated Centre City Multi-Residential High Rise Support 
Commercial District (CC-MHX) and the lands in all other directions are Commercial – Corridor 1 
(C-COR1) District. The site contains a single-story retail and consumer service business that 
fronts on 17 Avenue SW with a parking lot accessed from 16 Avenue SW. Adjacent properties 
contain primarily retail and restaurant uses, with multi-residential located to the southwest, 
across 17 Avenue SW and to the north, across 16 Avenue SW. 
 

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

Beltline 

Peak Population Year 2019 

Peak Population 25,129 

2019 Current Population 25,129 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

  
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Commercial – Corridor 1 f3.0h23 (C-COR1f3.0h23) District accommodates 
commercial developments on both sides of a street and storefronts along a continuous block, 
while supporting residential and office uses on upper floors. 
 
The proposed Direct Control (DC) District would accommodate the proposed Digital Sign with 
Electric Vehicle Charging Facility beside an existing motor vehicle parking stall. The only 
proposed change to the C-COR1 District is to add this new use, and supporting regulations, 
while all other uses and rules of the C-COR1 District would remain the same. The proposal 
would allow for an additional use that would expand the electric vehicle (EV) charging network 
in the city, while providing a low impact, mitigated way to manage digital third-party advertising. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, the use of a DC District is necessary to 
provide for the applicant’s proposed development due to its innovative ideas. The proposal 
accommodates an additional use utilizing modern technology that combines the advertising of 
businesses on site and third parties, with an electric vehicle charging facility. Currently, digital 
third-party advertising is not possible in C-COR1 District and the proposal is to make the use 
discretionary with a maximum three year development permit approval with the option for 
renewal. 
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The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 7 and 10 of the DC District Bylaw. Section 7 incorporates the rules of the base district 
in Bylaw 1P2007. In addition to the general rules for Sign – Class G, Section 10 includes 
specific rules for a Digital Sign with Electric Vehicle Charging Facility. 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 are not specifically regulated in this DC District can also be relaxed in the 
same way that hey would be in a standard district. This may include the location of the proposed 
use, setbacks, distance to other signs, design and landscaping. 
 
Development and Site Design 
The rules of the proposed DC District will guide future development through the design and 
operational requirements, which will be reviewed through the development permit, such as:  
 

 requirment that the digital sign is combined with the electric vehicle (EV) charging facility 
and is located next to a motor vehicle parking stall; 

 reducing sign proliferation by restricting development to a single structure and by 
restricting its location in proximity of other types of advertising signs; 

 establishing a minimum setback; 

 limiting the size of the structure and copy displayed to reduce the potential for aesthetic 
and safety impacts; 

 providing guidance to improve the aesthetics of the sign; 

 ensuring the sign does not conflict with traffic control devices and information signs; and 

 mitigating potential nuisances through the operation of the sign. 
 
Transportation 
Pedestrian access to the site is available from 17 Avenue SW. Access to the Always Available 
for All Ages and Abilities (5A) Network is available from an on-street bikeway on 11 Street SW. 
Vehicular access is from 16 Avenue SW via a driveway. 
 
The site is well served by Calgary Transit with bus stops for Route 2 (Mount Pleasant/Killarney 
17 AV SW), Route 6 (Killarney/26 AV SW), Route 7 (Marda Loop), and Route 698 (17th 
Ave/Western Canada/St. Mary’s) located within 115 metres, a two-minute walk. 
 
Neither a Transportation Impact Assessment (TIA) nor a parking study was required in support 
of this land use amendment application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water and sanitary lines are available to serve future redevelopment on the site. Details of site 
servicing, as well as appropriate stormwater management will be considered and reviewed as 
part of any future development permit application. 
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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) 
Administration’s recommendation aligns with the policy direction of the Municipal Development 
Plan (MDP). The site is located within the Greater Downtown Activity Centre and along a 
Neighbourhood Main Street, as shown on Map 1: Urban Structure. 
 
The proposal is supported by the policies of Sections 2.2.3 and 3.2, which support a vibrant 
downtown, economic vitality by embracing innovation and technology and a pedestrian-scaled 
development.  
 
In addition, the following high-level policies support the proposal: 
 

 Section 2.1.2: Creating a City Attractive to Business – supports innovation, flexibility to 
accommodate the changing needs of businesses and fostering economic diversification; 

 Section 2.4: Urban Design – supports the city’s urban design elements, which include 
place, scale, amenity, legibility, vibrancy and resilience; and 

 Section 2.6: Greening the City – EV charging contributes to high-level city goals for 
reducing greenhouse gas emissions by encouraging EV use through provision of a 
supporting charging infrastructure 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 
one electric vehicle charging facility as part of a future development permit application. This 
supports Program F: Zero Emissions Vehicles of the Climate Strategy. 
 
Beltline Area Redevelopment Plan (Statutory – 2006) 
Administration’s recommendation aligns with the policy direction of the Beltline Area 
Redevelopment Plan (ARP). The site is located within the Urban Mixed-Use District, shown on 
Map 3: Land Use Concept. The proposal complies with the intent of Section 4.3, which supports 
vibrant, pedestrian streets that are visually interesting and sensitive to nearby residential uses. 
 
Calgary Third Party Advertising Sign Guidelines (Non-Statutory – 2018) 
The Calgary Third Party Advertising Sign Guidelines addresses the appropriate use and 
location of third party advertising signs. It is intended to be used in conjunction with other 
applicable Council-approved policies, such as a Local Area Plan or Area Redevelopment Plan. 
The intent of the guidelines is to: 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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://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/exccpa?func=ccpa.general&msgID=PTTqycyTceP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=PTTqycyTceP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=YTTrqKyygrQ&msgAction=Download
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 promote community aesthetics and public safety in the approval and development of 
signs; 

 prevent visual clutter arising from sign proliferation; and 

 protecting Calgary’s communities and visual environment from unsuitable signs. 
 

These goals can be addressed by rules in the Land Use Bylaw and through the proposed rules 

of the DC District Bylaw proposed by this application, which address the following: 

 

 appropriate locations for third party advertising signs; 

 requirements for the location and siting of signs; 

 size and height limitations; 

 illumination and operational characteristics; and 

 the development permit review process. 
 

The proposal is supported by six of the principles listed in the Calgary Third Party Advertising 
Sign Guidelines, including: 
 

 the proposed site is commercial and fronts a Neighbourhood Main Street (17 Avenue 
SW); 

 the proposed sign structure is pedestrian-scaled and potential nuisances may be 
controlled through development permit conditions and regulations included within the DC 
District requirements; 

 the orientation of the sign reduces visibility from the two closest residential 
developments; 

 the conceptual location of the sign would not cause a visual obstruction and does not 
contribute to visual confusion with traffic control devices; 

 the sign is not anticipated to conflict with the business owner’s building signage; and 

 the sign is scaled and can be oriented to fit well within the context and character of the 
area. 
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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 a digital  

sign with electric vehicle charging facility.  
 
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) “Digital Sign with Electric Vehicle Charging Facility” means a 
structure: 
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(i) that includes a Sign – Class G that: 
 

(A) displays copy directing attention to a business, 
commodity, service or entertainment that is conducted, 
sold or offered on or off-site; 

 
(B) must not exceed a height of 2.7 metres from grade when 

measured adjacent to the structure; 
 
(C) includes a maximum of one sign on the parcel, which may 

be double-faced;  
 
(D) has copy area facing each direction that must not exceed 

1.6 square metres; and 
 

(ii) where electric vehicles are supplied with electricity for the purpose 
of charging. 

Permitted Uses  
5 The permitted uses of the Commercial – Corridor 1 (C-COR1) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
 
Discretionary Uses  
6 The discretionary uses of the Commercial – Corridor 1 (C-COR1) District of Bylaw 

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

(a) Digital Sign with Electric Vehicle Charging Facility. 
 
Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of the Commercial - Corridor 1 (C-COR1) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio  
8 The maximum floor area ratio is 3.0. 
 
Building Height 
9 The maximum building height is 23.0 metres. 
 
Rules for Digital Sign with Electric Vehicle Charging Facility  
10 (1) A Digital Sign with Electric Vehicle Charging Facility must not be located 

within 15.0 metres of any Freestanding Signs, other Third Party Advertising 
Signs or Digital Third Party Advertising Signs on the same or an adjacent 
parcel, when measured from the closest point of the sign, containing the digital 
display to the closest point of another sign.  

 
(2) A Digital Sign with Electric Vehicle Charging Facility must be removed from a 

parcel upon expiry of the development permit for such a sign if a 
development permit application for a Freestanding Sign is approved within 
15.0 metres of the Digital Sign with Electric Vehicle Charging Facility. 
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(3) A Digital Sign with Electric Vehicle Charging Facility: 
 

(a) must be located at least 300.0 metres from any other Digital Sign with 
Electric Vehicle Charging Facility, or Digital Third Party Advertising 
Sign when measured from the closest point of the sign containing the 
digital display to the closest point of another sign containing the digital 
display when the signs are facing the same oncoming traffic; 

 
(b) must not be located within 75.0 metres of any Third Party Advertising 

Sign or Digital Third Party Advertising Sign, facing the same on-
coming traffic and must not result in more than two (2) signs displaying 
third party advertising greater than 4.6 metres in height and 4.5 square 
metres in area within a 225.0 metre radius of each other facing the same 
street; and 

 
(c) must be a minimum of 1.5 metres distance from any property line shared 

with a street. 
 
(4) Trees required under an approved development permit must not be removed or 

altered in any way to accommodate the placement or visibility of a Digital Sign 
with Electric Vehicle Charging Facility. 

 
(5) A Digital Sign with Electric Vehicle Charging Facility must be located 

adjoining a motor vehicle parking stall. 
 
(6) A freestanding Digital Sign with Electric Vehicle Charging Facility must be 

separated from: 
  

(a) a Directional sign, exceeding 3.0 square metres in sign area, in a street 
right-of-way; 

 
(b) a street intersection or railway crossing; and 

 
(c) the curbline or edge of a major street, expressway or freeway, to the 

satisfaction of the Manager of Development Engineering or delegate. 
 
(7) The applicant for a development permit for a Digital Sign with Electric 

Vehicle Charging Facility must show that the Digital Sign with Electric 
Vehicle Charging Facility is compatible with the general architectural lines and 
forms of nearby buildings and the character of the streetscape or area within 
which it is to be located, and does not severely obstruct the horizon line. 

 
(8) The lighting or orientation of a Digital Sign with Electric Vehicle Charging 

Facility must not adversely affect any neighbouring residential areas. 
 
(9) An auxiliary sign or other material must not be attached to, on, above or below a 

Digital Sign with Electric Vehicle Charging Facility. 
 
(10) The back of a Digital Sign with Electric Vehicle Charging Facility and all cut-

outs must be enclosed. 
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(11) The space between the faces of a double-faced Digital Sign with Electric 

Vehicle Charging Facility must be enclosed. 
 
(12) Electrical power supply to the Digital Sign with Electric Vehicle Charging 

Facility must be underground unless otherwise allowed by the Development 
Authority. 

 
(13) A Digital Sign with Electric Vehicle Charging Facility must not interfere with: 

 
(a) a traffic control device; and 

 
(b) an information sign located in the street. 

 
(14) If any component on the sign fails or malfunctions in any way or fails to operate 

as indicated on the approved development permit plans, the sign owner must 
ensure that the sign is turned off until all components are fixed and operating as 
required. 

 
(15) The digital display of the Digital Sign with Electric Vehicle Charging Facility 

must not operate, or must only display a black screen between 11 p.m. and 6 
a.m. 

 
(16) A development permit for a Digital Sign with Electric Vehicle Charging 

Facility may only be issued for a period not exceeding three (3) years. 
 
(17) For the purpose of interpreting this section, any reference to the number of, or 

distance between, Third Party Advertising Sign or Digital Third Party 
Advertising Sign is to be interpreted to include any use which allows third party 
advertising, and includes uses which are defined as, or similar to Digital Sign 
with Electric Vehicle Charging Facility. 

  
Relaxations 
11 The Development Authority may relax the rules contained in Sections 7 and 10 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission 
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Applicant Outreach Summary 
 

2023 October 3 
 

 



 



Approval: R. Michalenko  concurs with this report.  Author: M. Messier 
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Land Use Amendment in Southview (Ward 9) at 2715 – 19 Avenue SE, LOC2024-
0180 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.07 hectares ± (0.18 
acres ±) located at 2715 – 19 Avenue SE (Plan 5954GK, Block 13, Lot 15) from Residential 
– Grade-Oriented Infill (R-CG) District to Housing – Grade Oriented (H-GO) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for grade-oriented 
development in a range of housing forms where dwelling units may be attached or 
stacked in a form and scale consistent with low density residential districts.  

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

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

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

 No development permit has been submitted at this time.  

 There is no previous Council direction related to this proposal.  
 
DISCUSSION  
This land use amendment application in the southeast community of Southview was submitted 
by the landowner, Mandeep Suri, on 2024 July 10. No development permit has been submitted 
at this time; however, as indicated in the Applicant Submission (Attachment 2), their intent is to 
apply for a development permit to build grade-oriented two-bedroom units. 
 
The approximately 0.07 hectare (0.18 acre) corner site is located on the southwest corner of 19 
Avenue SE and 27 Street SE. The site is approximately 120 metres (a two-minute walk) east of 
the Slater Park Off Leash Dog Park and 300 metres (a five-minute walk) south of International 
Avenue (17 Avenue SE), which is a designated Urban Main Street as per the MDP.  
 
The site is well served by public transit with access to an existing Bus Rapid Transit (BRT) 
Station (MAX Purple City Centre/East Hills) located along 26 Street SE, 260 metres (a four-
minute walk) north of the site.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).   
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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 respective community association was appropriate. In response, 
the applicant circulated a brochure to residents along 27 Street SE and 19 Avenue SE. In 
addition, the Ward Councillor was contacted on 2024 September 21 via email with a copy of the 
brochure. 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 also sent to 
adjacent landowners.  
 
Administration received five letters of opposition citing the following concerns:  
 

 incompatibility of height and density;  

 increased noise and reduced privacy;  

 impacts to on-street parking and traffic; and 

 loss of existing community character. 
 
The Southview Community Association (CA) replied to Administration’s standard circulation 
form with questions relating to clarity on the need for the proposed H-GO District following the 
City-Wide Rezoning. Administration responded to the CA’s questions and discussed the 
development intent for the site, and no additional comments were received.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The H-GO District is intended to accommodate 
grade-oriented development that complements exiting low density residential development. The 
building and site design, number of units and on-site parking will be reviewed and determined at 
the development permit stage.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use 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 
Southview and may enhance the social wellbeing of future residents with access to 
opportunities and nearby amenities.  
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0180
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Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages.  
 
Economic 
The proposed land use amendment would allow for a more efficient use of land, existing 
infrastructure and services while providing more housing choice 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 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 

   

 



 



CPC2024-1100 
Attachment 1 

 

CPC2024-1100 Attachment 1  Page 1 of 5 
ISC:UNRESTRICTED 

Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southeast community of Southview. The parcel is 
approximately 0.07 hectares ± (0.18 acres ±) in size and approximately 17 metres wide by 81 
metres deep. The parcel is currently developed with a single detached dwelling and attached 
garage with rear lane access, noting dimensions of the parcel at the rear is approximately 12 
metres. 
 
Surrounding development is characterized by low density residential, multi-residential and 
commercial districts. Parcels designated as Residential – Grade-Oriented Infill (R-CG) District 
are located south of the subject site and north of the site are parcels designated Multi-
Residential – High Density Low Rise (M-H1) District and Multi-Residential – Contextual Grade-
Oriented (M-CG) District.  
 
The site is well located near parks, schools and a main street. The Slater Off-Leash Dog Park is 
located 120 metres (a two-minute walk) west of the site. There are commercial shopping 
opportunities located along of 17 Avenue SE, which is approximately 400 metres (a seven-
minute walk) northeast of the site. The Almadina Language Charter Academy and playground 
and Southview Community Association are located 700 metres (a 12-minute walk) south of the 
site.  
 

Community Peak Population Table 
 
As identified below, the community of Southview reached its peak population in 1970. 
 

Southview 

Peak Population Year 1970 

Peak Population 3,464 

2019 Current Population 1,805 

Difference in Population (Number) - 1,659 

Difference in Population (Percent) - 47.9% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing R-CG District is primarily for grade-oriented development in the form of rowhouse 
buildings, townhouses, duplex and semi-detached dwellings and cottage housing clusters. This 
district allows for a maximum building height of 11 metres and a maximum density of 75 units 
per hectare. Based on the subject site parcel area, this would allow for up to five dwelling units. 
Secondary suites are a permitted use within the R-CG District.  
 
The proposed Housing – Grade-Oriented (H-GO) District is intended to provide an opportunity 
for dwelling units to be developed in a wide range of housing forms including rowhouse 
buildings, townhouses and stacked townhouse units. In the H-GO District, development scale 
and intensity are managed through a combination of:  
 

 a maximum floor area ratio (FAR) of 1.5 that allows for a total developable area of 
approximately 1,128 square metres (12,142 square feet); 

 a minimum building separation of 6.5 metres between a residential building at the front 
and a residential building at the rear of a parcel to ensure a functional courtyard amenity 
space;  

 a maximum building height of 12.0 metres; and  

 a minimum requirement of 0.5 motor vehicle parking stalls per dwelling unit and per 
secondary suite. 
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Section 1386 (d) of Land Use Bylaw 1P2007 provides locational criteria for where the H-GO 
District may be considered appropriate. Sites that do not have an approved Local Area Plan 
(LAP), as is the case with this site, must be within the Centre City or Inner City and meet at least 
one of the following criteria to qualify for the H-GO District:  
 

 within 200 metres of a Main Street or Activity Centre as identified on the Urban Structure 
Map of the MDP;  

 within 600 metres of an existing or capital-funded Light Rail Transit (LRT) platform; 

 within 400 metres of an existing or capital funded Bus Rapid Transit (BRT) station;  

 within 200 metres of primary transit service.  
 
The subject site is considered appropriate for H-GO as it is located within an Inner City Area 
and is approximately 260 metres from an existing BRT Station (MAX Purple City Centre/East 
Hills) located along 26 Street SE. Therefore, the subject site is appropriate for redesignation to 
the H-GO District.  
 
Development and Site Design 
The rules of the proposed H-GO District would provide guidance for the future redevelopment of 
the site, including appropriate uses, building height and massing, landscaping and parking. 
Given the specific context of this site, additional items that will be considered at the 
development permit stage include, but are not limited to:  
 

 ensuring an engaging interface along 19 Avenue SE and 27 Street SE;  

 mitigating shadowing and privacy concerns with neighbouring parcels;  

 protecting existing mature trees wherever possible; and  

 ensuring appropriate amenity space for residents.  
 
Transportation  
Pedestrian and vehicular access to the site is available via 19 Avenue SE and 27 Street SE. 
Vehicles are not permitted to stop or park along 19 Avenue SE. There are no parking 
restrictions along 27 Street SE along the frontage of the property.  
 
The site is approximately 300 metres (a five-minute walk) from International Avenue (17 Avenue 
SE), which is classified as a Primary Transit Network. Route 1 (Bowness/Forest Lawn) and 
Route 307 (MAX Purple City Centre/East Hills) offer regular service along 17 Avenue SE.  
 
The Always Available for All Ages and Abilities (5A) Network is available along 19 Avenue SE 
where a separated pathway is located directly adjacent to the site and connects to an existing 
pathway system located along 26 Street SE approximately 120 metres (a two-minute walk) 
away.  
 
A Transportation Impact Assessment (TIA) was not required as part of this application.  
 
Environmental Site Considerations 
No environmental concerns were identified.  
 
Utilities and Servicing  
Water, storm and sanitary sewer mains are available to service the subject site. Details of site 
servicing, as well as appropriate stormwater management, will be considered and reviewed at 
the development permit stage.  
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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 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 identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of established communities, especially in 
areas close to Primary Transit Network to make more efficient use of existing infrastructure, 
public amenities and transit and delivers small and incremental benefits to climate resilience.  
 
The proposed H-GO District recognizes the predominantly low-density residential nature within 
these communities and supports moderate intensification that respects the scale and character 
of the neighbourhood. This application is in keeping with relevant policies in the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
East Calgary International Avenue Communities Local Area Planning Project (Proposed) 
On 2024 September Council gave first reading to the East Calgary International Avenue 
Communities Local Area Plan (LAP), which includes Southview and surrounding communities. 
The LAP was referred to the Calgary Metropolitan Region Board (CMRB) to be reviewed. If the 
LAP is approved by the CMRB, it will then return to Council for second and third readings. The 
proposed land use is in alignment with the applicable urban form category and building scale 
modifier for the subject site in the proposed LAP. Planning applications are being accepted for 
processing while the project is in progress, applications are being reviewed using existing 
legislation and Council approved policy only.  
 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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://www.calgary.ca/content/dam/www/pda/pd/documents/ecia-proposed-plan.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/ecia-proposed-plan.pdf
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Applicant Submission 
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Applicant Outreach Summary 
 
2024 September 24 
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Land Use Amendment in Tuxedo Park (Ward 7) at 115 and 121 – 21 Avenue NE, 
LOC2024-0135 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.20 hectares ± (0.50 
acres ±) located at 115 and 121 – 21 Avenue NE (Plan 2129O, Block 19, Lots 16 to 22) 
from Multi-Residential – Contextual Low Profile (M-C1) District to Multi-Residential – 
Contextual Medium Profile (M-C2d296) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for multi-residential 
development of medium height and medium density. 

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

 What does this mean to Calgarians? The proposed Multi-Residential – Contextual 
Medium Profile (M-C2d296) District would allow for greater housing choice within the 
community and more efficient use of existing infrastructure and nearby amenities. 

 Why does this matter? The proposed M-C2d296 District would allow for more housing 
options that may better accommodate the evolving needs of different age groups, 
lifestyles and demographics. 

 A development permit for a four-storey building containing 60 residential units with an 
underground parkade has been submitted and is under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment application in the northern community of Tuxedo Park was submitted 
by Professional Custom Homes on behalf of themselves and another landowner, Raymond 
Blasetti on 2024 May 14. As indicated in the Applicant Submission (Attachment 2), this 
application proposes a redesignation of the subject site to the M-C2d296 District to 
accommodate a 60-unit multi-residential development. A development permit (DP2024-04669) 
for a four-storey multi-residential development with an underground parkade and 60 residential 
units above was submitted on 2024 June 25 and is under review. 
 
The approximately 0.20 hectare (0.50 acre) site, consisting of two parcels, is located along 21 
Avenue NE, south of Lina’s Italian Market & Café. It is approximately 45 metres (a one-minute 
walk) east of Centre Street N and approximately 325 metres (a five-minute walk) west of 
Edmonton Trail NE, with lanes on the west and south sides. Each parcel is currently developed 
with a single detached dwelling and detached garages accessed from the side or rear lane.  
 
A detailed planning review, including location maps and site context, is provided in the 
Background and Planning Evaluation (Attachment 1). 
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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 respective community association was appropriate. In response, 
the applicant conducted a community outreach campaign, including online advertisement on 
social media, on-site signage and postcards distributed to homes within a 200-metre radius. The 
applicant also reached out to the Tuxedo Park Community Association. The Applicant Outreach 
Summary can be found in Attachment 3.  
 
City-Led Outreach 
In keeping with Administration’s practice, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration received 17 letters of opposition and a petition with 37 signatures from the public. 
The letters include the following concerns: 
 

 increased density; 

 increased traffic and parking issues; 

 increased noise; 

 reduced sunlight and sky view; 

 building height and massing; 

 loss of tree canopy and green space; 

 diminished quality of life for the neighbours; 

 privacy and shadowing concerns; and 

 the proposal does not fit the streetscape of the block. 
 
The Tuxedo Park Community Association (CA) provided a letter on 2024 June 14 (Attachment 
4) identifying the following planning-related concerns: 
 

 the CA is generally supportive of higher density in this area but not at this scale; 

 street parking issues; 

 building height and shadow concerns to adjacent properties; 

 garbage/recycling facility management; and 

 architectural design and landscaping. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. A density modifier of 296 units per hectare has been 
proposed to cap the number of dwelling units to provide certainty to the community. Given the 
similar building setback requirements for the existing M-C1 District and the proposed M-C2 
District, the noticeable increase in building scale is an additional height of 2 metres if both are 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0135
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built to capacity. The proposed four-storey building is less than what is allowed in the North Hill 
Communities Local Area Plan (LAP), which permits up to six storeys. The building and site 
design, number of units, on-site parking, waste and recycling, and landscaping will be reviewed 
and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use 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 would enable a higher density development with more housing 
options in close proximity to transit and other amenities and embrace the growing housing 
needs of various demographics.  
 
Environmental 
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 
rough-ins for future solar panel installation, EV charging and rooftop community garden planters 
as part of the proposed development permit application. This supports the Renewable energy, 
Zero emission vehicles, and Natural infrastructure sections (Program D, F and K) of the Climate 
Strategy. 
 
Economic 
The proposed land use would provide increased housing choice and diversity in the community, 
and support transit viability, local commercial and other services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Community Association Response 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northern community of Tuxedo Park east of Centre Street N 
along 21 Avenue NE. It consists of two parcels with a combined area of approximately 0.20 
hectares (0.50 acres) and a rectangular shape that is approximately 53 metres long by 38 
metres deep with lanes on the west and south side of the site. Each parcel is currently 
developed with a single detached dwelling and a detached garage and has lane access at the 
rear or side.  
 
Surrounding development to the north, east and south of the site is primarily a mix of single 
detached, semi-detached and multi-family buildings designated as Multi-Residential – 
Contextual Low Profile (M-C1) District. The parcels west of the site along Centre Street N are 
Direct Control Districts to accommodate a mix of commercial and multi-residential development. 
A five-story mixed-use building and two three-story apartments are located immediately across 
the lanes on the west and south sides of the site. 
 
The site is centrally located in a developed area that is well serviced by public transit and 
amenities. It is approximately 45 metres (a one-minute walk) to Centre Street N on the west, 
approximately 325 metres (a five-minute walk) to Edmonton Trail NE on the east, and 
approximately 530 (a nine-minute walk) to 16 Avenue NE to the south. All three streets are 
identified as Urban Main Streets in the Municipal Development Plan (MDP) and provide 
numerous routes of the Primary Transit Network and a broad variety of local retail, service and 
recreation uses.  
 

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

Tuxedo Park 

Peak Population Year 2019 

Peak Population 5,326 

2019 Current Population 5,326 

Difference in Population (Number) 0 

Difference in Population (Percent) 0.00% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

Planning Evaluation 
 
Land Use  
 
The existing M-C1 District is intended for multi-residential development in the developed area in 
a variety of forms with low height and medium density. The M-C1 allows for a maximum building 
height of 14.0 metres and a maximum density of 148 units per hectare. Based on the size of the 
site, it would allow up to 30 residential units. 
 
The proposed Multi-Residential – Contextual Medium Profile (M-C2d296) District 
accommodates multi-residential development with higher numbers of dwelling units and traffic 
generation than the M-C1 District. The M-C2 District allows for a maximum floor area ratio of 2.5 
and a maximum building height of 16.0 metres (approximately four storeys). The M-C2 District 
does not have a maximum density; however, the applicant proposes a maximum density of 296 
units per hectare to ensure certainty of unit count for the community. This would allow up to 60 
units on site. 
 
The proposed M-C2d296 District is intended to be applied in close proximity, or adjacent to low 
density residential development and supports varied building heights and front setback areas in 
a manner that reflects the immediate context. This land use typology is typically located along 
transit corridors or near community nodes. 
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Development and Site Design  
The rules of the proposed M-C2d296 District would provide guidance for the future 
redevelopment of the site including building height, massing, landscaping and parking. Given 
the specific context of this site, additional items that are being considered through the 
development permit process include, but are not limited to: 
 

 interface with the adjacent residential parcels;  

 interface with the lanes, including parkade access;  

 mitigating shadowing, overlooking and privacy concerns; and 

 implementation of the climate resilience initiatives.  
 
Transportation 
The parcel is well served by Calgary Transit, with numerous routes running along Centre Street 
N with a stop less than 150 metres (a three-minute walk) from the site. The following routes are 
available on Centre Street N: 3 (Sandstone/Elbow Dr SW), 109 (Harvest Hills Express), 300 
(BRT Airport/City Centre), 301 (BRT North/City Centre), 62 (Hidden Valley Express), 64 
(MacEwan Express), 116 (Coventry Hills Express), 142 (Panorama Express). 
 
Street parking is restricted on both sides of 21 Avenue NE. With respect to the Always Available 
for All Ages and Abilities (5A) Network, an existing on-street bikeway is less than 150 metres on 
1 Street NE east of the site. A future proposed on-street bikeway will be on Centre Street N, 
less than 50 metres from the site. 
 
Centre Street N is classified as an Urban Boulevard in this location, and 21 Avenue NE is 
classified as a residential road in the Municipal Development Plan (MDP). 
 
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, and storm sewer are available to serve future development on the subject site. 
Details of site servicing and storm water management will be reviewed at the development 
permit stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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. 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City area identified on Map 
1: Urban structure in the Municipal Development Plan (MDP). The MDP policy encourages a 
high level of residential intensification near Main Street areas and adjacent to Primary Transit 
Network corridors to support transit ridership and make efficient use of existing infrastructure 
and public amenities. The subject site is in close proximity to Centre Street N, Edmonton Trail 
NE and 16 Avenue N, which all are identified as being part of Urban Main Street and Primary 
Transit Network in the MDP. This proposal is in alignment with 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. The applicant has committed to providing 
rough-ins for future solar panel installation, EV Charging and rooftop community garden planters 
as part of the proposed development permit application. This supports the Renewable energy, 
Zero emission vehicles, and Natural infrastructure sections (Program D, F and K) of the Climate 
Strategy. 
 
North Hill Communities Local Area Plan (Statutory – 2021) 
The North Hill Communities Local Area Plan (LAP) identifies this site as being part of the 
Neighbourhood Local urban form category with Low building Scale (Map 3: Urban Form and 
Map 4: Building Scale) allowing up to 6 storey development, which is higher than what would be 
possible under the proposed M-C2 District. The LAP recognizes a primarily residential use for 
this area and encourages a broad range and mix of housing types, unit structures and forms. 
Buildings containing three or more units should be supported in the area near or adjacent to a 
Main Street, and where the parcel has a rear lane and parking can be accommodated on site. 
The proposed land use amendment is in keeping with the LAP policies. 
 

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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Applicant Submission 
 
2024 June 19 
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Applicant Outreach Summary 
 
2024 August 15 
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Community Association Response 
 
2024 June 14 
 
 

 



 



Approvals. R. Michalenko concurs with this report.  Author: S. Sharma 
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Land Use Amendment in Tuxedo Park (Ward 7) at 111 – 28 Avenue NW, LOC2024-
0109 

 

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 111 – 28 Avenue NW (Plan 2617AG, Block 28, Lots 11 and 12) from 
Multi-Residential – Contextual Low Profile (M-C1) District to Direct Control (DC) District to 
accommodate an Office, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject property to allow for an Office in an 
existing building, in addition to the uses already listed in the existing district. 

 The proposal allows for a development that is compatible with the character of the 
existing neighbourhood and is in keeping with the applicable policies of the Municipal 
Development Plan (MDP) and the North Hill Communities Local Area Plan (LAP). 

 What does this mean to Calgarians? The proposed land use amendment would allow for 
an existing building to be repurposed for an Office use that may provide local services to 
the community. 

 Why does this matter? The proposed Direct Control (DC) District would allow for more 
flexible use of the existing building and infrastructure, increasing the services available 
to nearby residents in manner that would not detract from the surrounding context. 

 No development permit application has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the northwest community of Tuxedo Park, was submitted by SK2 Design 
Build on behalf of the landowner, Amy Long, on 2024 April 08.  

The approximately 0.06 hectare (0.14 acre) site is located on the south side of 28 Avenue NW, 
less than a one-minute walk west of Centre Street N. The parcel is currently developed with a 
single detached dwelling and a detached garage with lane access from the side and rear. The 
proposed Direct Control (DC) District would allow for the additional discretionary use of Office 
within the existing building. 

No development permit application has been submitted at this time; however, as noted in the 
Applicant Submission (Attachment 3), the intent of the application is to accommodate an Office 
within the existing building. When the site redevelops, the intent is that the site returns to a 
residential base and the Office use would no longer be accommodated. The existing building 
may also continue to operate as a residential dwelling if the Office use does not occur or is 
discontinued in the future.  

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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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 respective community association was appropriate. In response, 
the applicant visited with adjacent neighbours (east, west and south of the subject site) to share 
their proposal information and obtain feedback. The Applicant Outreach Summary can be found 
in Attachment 4. 
 
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 also sent to 
adjacent landowners. 
 
Administration received two letters of opposition from the public. The letters of opposition 
included the following areas of concern: 
 

 increased traffic and parking issues; 

 privacy considerations; and 

 Office use does not fit character of the community. 
 

No comments from the Tuxedo Park 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. The proposed Office use will be limited in scale and 
intended to be located within the existing house. Therefore, it is not anticipated to negatively 
impact the residential character of the subject site. On-site parking and waste management will 
be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal would allow for an additional commercial use that may provide services for 
Calgarians within a growing and densifying established neighbourhood and contributes to the 
range of community amenities. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://dmap.calgary.ca/?p=LOC2024-0109
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Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposed land use amendment would allow for additional commercial opportunities in the 
area, contributing to the overall economic vitality of the neighbourhood. 
 
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 Direct Control District 
3. Applicant Submission 
4. 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 northwest community of Tuxedo Park on the south side of 28 
Avenue NW and approximately 50 metres (less than a one-minute walk) west of Centre Street 
N. The parcel is approximately 15 metres wide by 36 metres deep with an approximate size of 
0.06 hectares (0.14 acres) with lane access from the side and rear. 
 
Surrounding development is characterized by mix of commercial and residential developments. 
Parcels to the north, west and south are comprised of a range of single detached, semi 
detached and low-rise multi-residential developments designated as Multi-Residential – 
Contextual Low Profile (M-C1) District. The parcels to the east along Centre Street N are 
occupied by commercial businesses including convenience stores and offices designated as the 
Commercial – Corridor 2 (C-COR2) District. Centre Street N is classified as an Urban Main 
Street within the Municipal Development Plan (MDP). 
 
The site is close to public transit and amenities. The major commercial corridor of Centre Street 
N contains a wide variety of businesses and forms part of the Primary Transit Network, including 
Bus Rapid Transit (BRT) stops within 100 metres (a two-minute walk) of the subject site.  
 

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

Tuxedo Park 

Peak Population Year 2019 

Peak Population 5,326 

2019 Current Population 5,326 

Difference in Population (Number) 0 

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

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

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

Planning Evaluation 
 
Land Use 
The existing M-C1 District accommodates multi-residential developments with higher numbers 
of dwelling units and higher traffic generation than low density residential land use districts. The 
M-C1 District allows for a maximum density of 148 units per hectare and a maximum building 
height of 14.0 metres (approximately four storeys). 
 
The proposed Direct Control (DC) District is based on the existing M-C1 District with the 
additional discretionary use of Office. All existing rules and regulations in the M-C1 District 
would be maintained, including height and density allowable for any new buildings. The DC 
District is intended to allow for the additional use of Office within the existing bulding.  
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a DC District is necessary due to the unique 
characteristics of a commercial use being proposed within an existing residential building. This 
proposal allows for the applicant’s intended Office use while maintaining the M-C1 District base. 
The same result could not be achieved through the use of a standard land use district in the 
Land Use Bylaw.  
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District bylaw. Section 6 incorporates the rules of the base district 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 this 
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DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development 
that are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. 
 
Development and Site Design 
The rules of the proposed DC District and the North Hill Communities Local Area Plan (LAP) 
would provide guidance for future development of the site. A discretionary use development 
permit would be required to enable the Office use allowed by the DC District. Details such as 
parking and site access will be reviewed and determined through the development permit 
process. 
 
Transportation  
Pedestrian access to the site is available via sidewalk on 28 Avenue NW and vehicular access 
to the site will be from the adjacent lanes only. The site location also provides cycling 
connectivity to existing on-street bikeways on the Always Available for All Ages and Abilities 
(5A) Network along 2 Street NW. In addition, there are recommended on-street bikeway priority 
routes along Centre Street N to the east as per the 5A Network plan. 
 
The area is well serviced by Calgary Transit. The site is located within 100 metres (a two-minute 
walk) away from transit stops for Route 3 (Sandstone/Elbow Dr SW), Route 109 (Harvest Hills 
Express), Route 300 (BRT Airport/City Centre) and Route 301 (BRT North/City Centre) located 
on Centre Street N and 28 Avenue N.  
 
Environmental Site Considerations  
No environmental concerns were identified. 
 
Utilities and Servicing  
Water, sanitary sewer, and storm sewer mains are available to this site. Future details for 
servicing and waste collection facilities will be reviewed at the development permit stage. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns 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)  
Administration’s 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 Municipal Development Plan (MDP) identifies the subject site located within the Urban Main 
Street typology identified on Map 1: Urban Structure in the Municipal Development Plan (MDP). 
Urban Main Streets are strategic growth areas that are intended to provide for compact and 
high-quality urban development, with a mix of uses. 
 
The proposed land use amendment is in keeping with relevant policies in the MDP. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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
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Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
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 
Neighbourhood Local category (Map 3: Urban Form) with a Low building scale modifier (Map 4: 
Building Scale), which allows for up to six storeys. The LAP speaks to primarily residential uses 
in the area but notes that some small-scale commercial opportunities may be accommodated.  
 
The LAP also identifies the site as forming part of the 28 Avenue N Transit Station Area 
Transition Zone. This area is envisioned to be a mixed-use activity node of moderate activity 
and density that transitions to lower-scale, primarily residential areas. The proposed land use 
amendment is in alignment with the applicable policies of the LAP. 
 
 
 
 

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 the additional use of office. 

 
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 – Contextual Low Profile (M-C1) 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 – Contextual Low Profile (M-C1) District 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District with the 
addition of the following use when located in a building existing at the time of approval 
of this Direct Control District or additions to that building: 

 
(a) Office. 

 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Multi-Residential – Contextual Low Profile 

(M-C1) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Relaxations 
7 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission 
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Applicant Outreach Summary 
 
2024 September 16 
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Approval: R. Michalenko  concurs with this report.  Author: B. Bailey 
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Land Use Amendment in Bowness (Ward 1) at 6623 Bowness Road NW, LOC2024-
0196 

 

RECOMMENDATION: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2024-1120) to the 2024 November 12 Public Hearing Meeting 
of Council; and 

 
That Calgary Planning Commission recommend that Council: 
 

2. Give three readings to the proposed bylaw for the redesignation of 0.20 hectares ± (0.50 
acres ±) located at 6623 Bowness Road NW (Plan 4610AJ, Block 23, Lots 5 and 6) from 
Residential – Grade-Oriented Infill (R-CG) District to Mixed Use – General (MU-
1f3.0h20.5) District. 

 
HIGHLIGHTS 

 This application proposes to redesignate the parcel to the Mixed Use – General (MU-
1f3.0h20.5) District to allow for commercial and residential uses in street-oriented 
buildings with either commercial or residential uses at street level. 

 The proposal aligns with the goals and policies of the Municipal Development Plan 
(MDP) and Bowness Area Redevelopment Plan (ARP) including supporting higher 
residential densities in areas that are well-serviced by existing infrastructure, public 
amenities, and transit.  

 What does this mean to Calgarians? This application allows for more housing options in 
close proximity to transit, a Neighbourhood Main Street, and local amenities.  

 Why does this matter? By providing more housing choice within existing developed 
areas, Calgary will have a more diverse population living near existing services and 
facilities.  

 A development permit for a five-storey building has been submitted and is under review. 

 There is no previous Council direction related to this proposal.  
 
DISCUSSION  
This application, in the northwest community of Bowness, was submitted by LOLA Architecture 
and Trellis Society on behalf of the landowner, The City of Calgary, on 2024 July 29. The 
approximately 0.20 hectare (0.5 acre) site is located mid-block on Bowness Road NW. The City-
owned parcel is not currently developed with any buildings or structures and site features 
include a small playground and tree plantings. The parcel was acquired by The City in 1973 in 
advance of plans for a future (now cancelled) Shaganappi Trail overpass. Since purchase, The 
City has been maintaining the property and in 2004, the small playground was installed.  
 
As noted in the Applicant Submission (Attachment 2), the proposal is to construct an affordable 
housing facility accommodating up to 50 units, with 20 percent of those units being barrier-free. 
A development permit (DP2024-07137) for a five-storey residential building with grade-oriented 
units was submitted on 2024 October 4 and is under review.  
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  
 
Administration recommends forwarding this application to the 2024 November 12 Public 
Hearing of Council as the evaluation of City-owned land for development into non-market 
housing is prioritized as per Home is Here: The City of Calgary's Housing Strategy. 
 
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 Community Association was appropriate. In response, the 
applicant attended a Bowness Community Association Planning & Development Committee 
meeting on 2024 June 5, launched a project website and online comment form, door-knocked 
and hand-delivered project information to nearby properties, and hosted an in-person open 
house on 2024 September 15 and 16. More details can be found in the Applicant Outreach 
Summary (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 also sent to 
adjacent landowners. 
 
Administration received 49 letters of opposition from the public. A central theme of the concerns 
was related to the sale of the City-owned parcel and loss of green space, noting the playground 
is well used. The letters of opposition included the following additional areas of concern: 
 

 compatibility with neighbourhood character (especially height);  

 on-site parking capacity and offsite impacts;  

 building density, height and shadowing; 

 privacy and overlooking of neighbouring lots; 

 neighbourhood, traffic, crime and noise effects; 

 servicing capacity;  

 affordable housing over-concentration; and 

 reduction of adjacent property values. 
 
Administration received 11 letters of support from the public. The letters of support included the 
following reasons: 
 

 the need for more housing, and in particular, affordable housing; 

 the desire to help break the cycle of poverty and crime; 

 the more efficient use of land being proposed; and 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0196
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 a possible increase in neighbourhood vibrancy. 
 
The Bowness Community Association (CA) provided comments on 2024 September 25 
(Attachment 4) expressing an appreciation for the applicant’s proactive engagement efforts with 
both the CA and the community. With respect to concerns, the CA noted parking, loss of 
greenspace, building height and over-concentration of affordable housing/social services.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The City of Calgary’s land disposition process falls 
outside the scope of this application review. The proposed land use amendment is consistent 
with the ARP and MDP policies, which encourage higher residential densities in areas well-
served by existing infrastructure, public facilities, and transit. Issues related to parking, 
servicing, and the impacts of site design on adjacent properties will be reviewed at the 
development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use 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 proposal will enhance housing diversity in the community by introducing affordable housing 
units, while also promoting a more efficient use of land and infrastructure adjacent to the 
primary transit network. 
 
Environmental 
Increasing density by placing more residents near the primary transit network contributes to the 
goal of creating zero carbon neighborhoods. The applicant has also indicated plans to 
incorporate energy efficient HVAC and lighting systems, a highly insulated building envelope, 
high efficiency windows, doors and appliances, solar-ready infrastructure and electric vehicle 
charging as part of the proposed development permit. These measures support Programs A, F, 
and G of the Calgary Climate Strategy – Pathways to 2050. 
 
Economic 
Redevelopment of this site will create housing opportunities and support local businesses in the 
Bowness main street area. The proposal provides opportunities for affordable housing options 
conveniently located near places of employment. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Bowness, midblock along Bowness 
Road NW. Notably, there is no lane access, as the site is bordered by Bowness Road NW to the 
north and Bowwood Drive NW to the south. The site is an irregular shape with a total area of 
approximately 0.20 hectares (0.5 acres). It features a frontage of approximately 30.5 metres 
along Bowness Road NW and approximately 32.5 metres along Bowwood Drive NW. The lot 
depth measures approximately 60 metres on the west boundary and 72 metres on the east 
boundary. The site is currently undeveloped, featuring a small playground and several young 
trees. The City acquired the land in 1973 in anticipation of a future Shaganappi Trail overpass, 
which has since been cancelled. Since then, The City has maintained the property, and in 2004 
a small playground was installed. It is not designated as municipal reserve. 
 
Surrounding development consists of a mix of single-detached, semi-detached, and multi-
residential buildings designated as Multi-Residential – Contextual Low Profile (M-C1) District, 
Multi-Residential – Contextual Medium Profile (M-C2) District, and Residential – Grade-Oriented 
Infill (R-CG) District. Approximately half a block east along Bowness Road NW, there are 
parcels designated as Mixed Use – Active Frontage (MU-2) District, with building height limits 
ranging from 16 to 20 metres. These surrounding properties were included in City-initiated land 
use amendments that received approval on 2019 February 25 as part of the Main Streets 
Implementation Plan. 
 
A variety of parks, services, and amenities are conveniently located within easy walking 
distance. The Bowness Road NW main street area is located approximately 100 metres (a one-
and-a-half minute walk) to the east; Bow Crescent Park is located approximately 200 metres (a 
three-minute walk) to the northwest; and an unnamed green space at 66 Street NW and 
Bowness Road NW is located approximately 100 metres (a one-and-a-half minute walk) to the 
west. Two school sites are within 800 metres (a ten-minute walk) of the site: Bowcroft School 
and Thomas B. Riley Junior High School. The Bowness Road NW Primary Transit Network 
(PTN) is currently serviced by high frequency bus rapid transit service (BRT). 
 

Community Peak Population Table 
 
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) -1.86% 

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 
 

 
 

 



CPC2024-1120 
Attachment 1 

 

CPC2024-1120 Attachment 1  Page 3 of 5 
ISC:UNRESTRICTED 

 

 

Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing R-CG District is primarily for rowhouses and townhouses but also single detached, 
semi-detached and duplex dwellings that may include a secondary suite. This district allows for 
a maximum building height of 11 metres and a maximum allowable density of 75 units per 
hectare. Based on the subject site parcel area, this would allow for up to 15 dwelling units. 
Secondary suites are a permitted use within the R-CG District. 
 
The proposed Mixed Use – General (MU-1f3.0h20.5) District is a mixed-use designation 
characterized by street-oriented buildings with either residential or commercial uses on the 
ground floor. It allows for the flexibility to accommodate solely residential, solely commercial, or 
a mix of residential and commercial uses in a development. The MU-1 District is designed to 
respond to the local area context with specific rules for setbacks and maximum height at the 
shared property line or lane. A floor area ratio (FAR) modifier of 3.0 and a height modifier of 
20.5 metres have been proposed for the site. This would allow for an approximately five to six 
storey building and provide for access to a rooftop amenity for building residents. 
 
Administration has reviewed the context and applicability of the proposed MU-1 District and 
determined that it is appropriate. This designation aligns with the Neighbourhood Mid-Rise 
policies outlined in the Bowness Area Redevelopment Plan (ARP), which supports primarily 
residential uses and allows for building heights of up to six storeys in this location. 
 



CPC2024-1120 
Attachment 1 

 

CPC2024-1120 Attachment 1  Page 4 of 5 
ISC:UNRESTRICTED 

Development and Site Design 
The rules of the proposed MU-1f3.0h20.5 District would provide guidance for the development 
of the site, including appropriate uses, building height and massing, landscaping, parcel 
coverage and parking. Other key factors that are being considered during the review of the 
development permit application include the following: 

 
 ensuring an engaging and pedestrian-oriented building interface along both Bowness 

Road NW and Bowwood Drive NW;  

 mitigating overlook and privacy concerns for adjacent developments; and 

 minimizing disruptions to public sidewalks and cycling infrastructure caused by vehicle 
access. 

 
Transportation 
Pedestrian access to the site is facilitated by sidewalks along Bowness Road NW and Bowwood 
Drive NW. Bowness Drive NW is part of the current and future Always Available for All Ages and 
Abilities (5A) Network, supporting access to and from the site by various travel options. 
 
The site is well served by Calgary Transit service. Bowness Road NW is part of the PTN and 
runs directly adjacent the site with bus stops within approximately 50 metres (a less than one-
minute walk) including Route 1 (Bowness/Forest Lawn) and Route 53 (Brentwood 
Station/Greenwood). 
 
All future vehicle access is to be provided from Bowwood Drive NW. On-street parking is also 
available on both Bowness Road NW and Bowwood Drive NW. 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 was not required as part of this application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, sanitary and storm sewer mains are available and can accommodate the proposed land 
use redesignation without the need for network upgrades at this time. Specific details of site 
servicing and stormwater management will be reviewed in detail at the development permit 
stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009) 
The Municipal Development Plan (MDP) aims to create a compact urban form for Calgary by 
promoting population and job growth in the city’s existing built-up areas. Activity centres, 
corridors, and locations well-connected to the current and future Primary Transit Network are 
identified as key areas for significant residential and employment growth. The subject site is 
located within the Neighbourhood Main Street area, as indicated on Map 1: Urban Structure in 
the MDP. The applicable policies support a mix of uses in a pedestrian-friendly environment that 
is well-served by the primary transit network. The MDP also identifies that Neighbourhood Main 
Streets should be developed with a minimum intensity of 100 people and jobs per hectare, with 
the highest densities occurring in close proximity to transit stops.  
 
The proposal is in keeping with the relevant MDP policies as the land use amendment provides 
for increased housing with higher densities in close proximity to the primary transit 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. Increasing density by placing more 
residents near the primary transit network contributes to the goal of creating zero carbon 
neighborhoods. The applicant has also indicated plans to incorporate energy efficient HVAC 
and lighting systems, a highly insulated building envelope, high efficiency windows, doors and 
appliances, solar-ready infrastructure and electric vehicle charging as part of the proposed 
development permit. These measures support Programs A, F, and G of the Calgary Climate 
Strategy – Pathways to 2050. 
 
Bowness Area Redevelopment Plan (Statutory – 2019) 
The subject site is located within the Neighbourhood Mid-Rise area of the Bowness Area 
Redevelopment Plan (ARP). This policy area is intended to accommodate predominantly 
residential uses with a maximum height of six storeys, creating a sensitive interface between 
higher and lower intensity zones. The proposal aligns with the relevant ARP policies and 
adheres to the intended maximum building height. 
 

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=TTTrAcrTqAN&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=TTTrAcrTqAN&msgAction=Download
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Applicant Submission 
 

2024 August 9 
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Applicant Outreach Summary 
 

 
 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 2 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 3 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 4 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 5 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 6 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 7 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 8 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 9 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 10 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 11 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 12 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 13 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 14 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 15 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 16 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 17 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 18 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 19 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 20 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 21 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 22 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 23 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 24 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 25 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 26 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 27 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 28 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 29 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 30 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 31 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 32 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 33 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 34 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 35 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 36 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 37 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 38 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 39 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 40 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 41 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 42 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 43 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 44 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 45 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 46 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 47 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 48 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 49 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 50 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 51 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 52 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 53 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 54 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 55 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 56 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 57 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 58 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 59 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 60 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 61 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 62 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 63 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 64 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 65 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 66 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 67 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 68 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 69 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 3 

CPC2024-1120 Attachment 3  Page 70 of 70 
ISC:UNRESTRICTED 

 



CPC2024-1120 

Attachment 4 

CPC2024-1120 Attachment 4  Page 1 of 2 
ISC:UNRESTRICTED 

Community Association Response 
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Land Use Amendment and Outline Plan in Huxley (Ward 9) at 500 – 84 Street SE, 
LOC2024-0016 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. As the Council-designated Approving Authority, approve the proposed outline plan 
located at 500 – 84 Street SE (Portion of NW1/4 Section 18-24-28-4) to subdivide 15.61 
hectares ± (38.58 acres ±) with conditions (Attachment 2). 

 
That Calgary Planning Commission recommend that Council: 
 

2. Give three readings to the proposed bylaw for the redesignation of 15.61 hectares ± 
(38.58 acres ±) located at 500 – 84 Street SE (Portion of NW1/4 Section 18-24-28-4) 
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 – Low Profile (M-1) District, and Special Purpose – 
School, Park and Community Reserve (S-SPR) District. 

 
HIGHLIGHTS 

 This application seeks to establish a subdivision framework and redesignate lands in the 
community of Huxley to allow for residential development, open spaces and roadways. 
The application provides for a logical extension of Liberty Stage 1 roads and 
infrastructure, completing the outline planning process for the Liberty neighbourhood.  

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

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

 Why does this matter? New community growth is an important part of city building. Site 
development 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.  

 There is no previous Council direction related to this application.  
 
DISCUSSION  
This outline plan and land use amendment application in the southeast community of Huxley 
was submitted on 2024 January 18 by Planning Plus on behalf of the landowner, Zahmol 
Properties Ltd. The approximately 15.61 hectares ± (38.58 acres ±) site is located east of 84 
Street SE and south of the future Memorial Drive SE extension. The East Hills Shopping Centre 
is about 600 metres (an eight-minute walk) to the southwest. The subject site is currently 
farmed. 
 
On 2023 November 14, a land use amendment and outline plan application (LOC2022-0109) for 
Liberty Stage 1 was approved. Stage 1 encompasses 45.91 hectares (113.45 acres) and is 
located adjacent to the subject area on the west side. As outlined in the Applicant Submission 
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(Attachment 3), the proposal seeks to obtain land use amendment and outline plan approval for 
Stage 2. This stage is intended to complete the Liberty neighborhood and establish key mobility 
connections. The Proposed Outline Plan (Attachment 4) and the associated Proposed Land Use 
District Map (Attachment 5) are anticipated to enable the development of 454 units, as shown in 
the Proposed Outline Plan Data Sheet (Attachment 6). The outline plan will have a density of 
29.1 units per hectare (11.8 units per acre). The vision is to create a complete neighborhood on 
lands adjacent to other developing areas, complementing the features approved in Liberty 
Stage 1. These features include a Neighborhood Activity Centre, a school site, the preservation 
of a significant wetland and a network of neighborhood parks and pathways. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed outline plan and 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 was appropriate. In response, the applicant consulted 
with adjacent landowners and interested parties on an individual basis throughout the 
application process. The Applicant Outreach Summary can be found in Attachment 7. 
 
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 also sent to 
adjacent landowners. 
 
One letter was received from the public that expressed concerns related to traffic flow and 
frequency of Bus Rapid Transit (BRT) service. These concerns were considered and addressed 
through the review of the application.   
 
There is no community association for the subject area. The application was circulated to Rocky 
View County for their review and no concerns were identified. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal would allow for a variety of housing choices in low and medium density residential 
building forms, creating a range of housing opportunities as well as a public park. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0016
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Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align development on 
this site with applicable climate strategies would be explored and implemented at future 
development stages. 
 
Economic 
Development of a greenfield site would contribute to Calgary’s overall economic health by 
housing new residents within Calgary’s city limits. Residential population in this area will support 
the economic vitality of the nearby East Hills Shopping Centre, future 17 Avenue SE urban 
corridor and Liberty Stage 1 Neighbourhood Activity Centre.  
 
Service and Financial Implications 
Both operating and capital investments will be required to enable growth in this area, in the 
current budget and in 2027 and beyond. On 2024 May 28 (IP2024-0568), Administration was 
directed by Council to consider these investments in the 2024 Mid-Cycle Adjustments to the 
2023-2026 Service Plans and Budgets. These investments are not currently funded; a decision 
on these investments is anticipated in 2024 November. 
 
RISK 
If Council does not include the required investments in the Adjustments to the 2023-2026 
Service Plans and Budgets, the associated land use redesignation cannot proceed to a Public 
Hearing of Council. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Outline Plan Conditions of Approval 
3. Applicant Submission 
4. Proposed Outline Plan 
5. Proposed Land Use District Map 
6. Proposed Outline Plan Data Sheet 
7. 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 southeast developing community of Huxley, specifically within 
the western portion of the Belvedere Area Structure Plan (ASP), as illustrated on the Site 
Context Map below. The subject site and the adjacent lands to the north, east, and west are 
currently being farmed. To the southeast is the Mountain View Funeral Home & Cemetery and 
to the west is the Liberty Stage 1 outline plan (LOC2022-0159) which was approved on 2023 
November 14.  
 
The ASP emphasizes the 17 Avenue SE corridor as the primary area of activity within the four 
communities being developed in this part of Calgary. At the western end of 17 Avenue SE, near 
Stoney Trail SE, is the East Hills Shopping Centre, while further east, near the City of 
Chestermere, a future urban main street area is planned. Surrounding 17 Avenue SE are 
planned complete neighborhoods that offer opportunities to live, work, learn and play. Lands to 
the north, south and west have been approved for development, with the southern lands actively 
under construction. These developments primarily consist of residential uses, complemented by 
some commercial spaces along busy streets, as well as schools and parks within walking 
distance of most homes. 
 
The subject site is approximately 15.61 hectares (38.58 acres) in size with dimensions of 
roughly 800 metres along the eastern edge and 250 metres along the southern edge, with an 
irregular boundary on the northwest side. This area constitutes the balance of a quarter section 
approved in Liberty Stage 1. It was not included in Stage 1, as the area does not yet have 
servicing available (and is subject to evaluation through the New Community Growth Application 
process). A Growth Application has been submitted and is in progress, pending the outcome of 
the mid-cycle adjustment to the 2023-2026 Service Plans and Budgets in 2024 November. 
Memorial Drive SE will be developed along the northern edge of the site and will be a major 
connection across Stoney Trail. Garden Road/100 Street SE to the east of the site will provide 
access to 17 Avenue SE and the regional transportation network. 
 
This proposed outline plan and land use amendment provides a logical extension and 
connection to the street and block pattern planned for in adjacent neighbourhood areas. Key 
features of the proposal include:  
 

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

 a north-south green corridor along the eastern neighborhood boundary, enhancing 
recreational open space connectivity across the ASP area; 

 park access to a major wetland and the pathway system included in Liberty Stage 1; and 

 a block-based grid street network designed to promote strong pedestrian and cycling 
connectivity. 
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Site Context Map 

 

Community Peak Population Table 
 
Since the 2019 City of Calgary Civic Census there has been substantial growth in the new 
communities within the Belvedere Area Structure Plan (ASP) and now population data for the 
subject area is no longer current or accurate.   
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Location Maps 
 

 
 

. 

Subject Site 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
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 low density residential, multi-residential and special purpose districts: 
 

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

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

 Special Purpose – School, Park and Community Reserve (S-SPR) District. 
 
The proposed R-G and R-Gm Districts are intended to support a variety of low-density 
residential building forms including single and semi-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 12.26 hectares ± (30.29 acres ±) and R-Gm 
District sites comprise 0.43 hectares ± (1.06 acres ±) of the proposed redesignation area. 
 
The proposed M-1 District enables multi-residential development of low height and medium 
density that 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 
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(approximately four storeys). The minimum density is 50 units per hectare and the maximum 
density is 148 units per hectare. The M-1 District sites comprise 3.04 hectares ± (7.50 acres ±) 
of the proposed redesignation area. 
 
The proposed S-SPR District is intended to provide for schools, parks, open spaces and 
recreational facilities. This District is only applied to lands that will be dedicated as municipal 
school reserve (MSR) or municipal reserve (MR) pursuant to the Municipal Government Act 
(MGA). The S-SPR District site comprises 0.21 hectares ± (0.52 acres ±) of the proposed 
redesignation area. 
 
Subdivision Design 
The design of the proposed outline plan responds to the context and characteristics of the site. 
To the north and south are neighbourhoods that are at various stages of the planning process 
and site designs show good connections across the sites. Additionally, the interface with 
adjacent lands to the east will be enhanced by a green corridor that runs the length of the plan 
area. Additional features of the proposal include: 
 

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

 a north-south green corridor along the eastern neighbourhood boundary, enhancing 
recreational open space connectivity across the Belvedere plan area; 

 park access to a major wetland and the pathway system included in Liberty Stage 1; and 

 a block-based grid street network designed to promote strong pedestrian and cycling 
connectivity. 

 
The central area of the complete Liberty neighbourhood features a large wetland with 
Environmental Reserve comprising approximately 13.53 hectares (33.4 acres) – about 30 per 
cent of the Liberty Stage 1 land use application area. Given this site feature, the proposed 
outline plan and block layout for Stage 2 facilitates strong connections within the site and to 
adjacent lands. The northern edge of the site will be bordered by the future Memorial Drive NE 
extension, designed as an urban boulevard. The proposed interface along Memorial Drive NE 
includes the R-Gm District, featuring rear lane vehicular access that continues the active street 
frontage established in Stage 1. The proposed design also accounts for laned vehicular access 
for some lower density residential areas interior to the site, as well as consolidated vehicle 
access points for larger multi-residential developments. This will ensure a strong public realm 
with a focus on the pedestrian experience. 
 
Open Space 
The open space uses were primarily established with the approval of Liberty Stage 1. In Stage 
2, the proposed open space network features regional pathway connections, a prominent north-
south green corridor, and a public neighbourhood park that will serve as the eastern entrance to 
the large wetland and stormwater complex at the heart of the neighbourhood. This 
neighbourhood park will include play equipment and pathway system which will link to the east 
residential area as well as the green corridor located along the eastern boundary of the plan. 
The concept plan for the park will be finalized prior to the approval of the affected subdivision. 
 
Density and Intensity  
At build-out, the proposed outline plan area is expected to have an anticipated 454 units. This 
translates to approximately 1,285 people and 49 jobs within Liberty Stage 2. The proposed 
development is anticipated to achieve a residential density of 29.1 units per hectare (11.8 units 
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per acre). The anticipated intensity of the proposed development is 85.4 people and jobs per 
gross developable hectare. 
 
The Municipal Development Plan (MDP) sets out minimum density and intensity targets for new 
communities at a density of 20 units per gross developable hectare (eight units per acre) and an 
intensity of 60 people and/or jobs per gross developable hectare. The Belvedere Area Structure 
Plan (ASP) sets out the same density and intensity targets as the MDP. Based on the 
anticipated residential density of 29.1 units per hectare and the anticipated intensity of 85.4 
people and jobs per gross developable hectare, the proposed development meets and exceeds 
the targets of both the MDP and ASP. 
  
Transportation 
The subject site is bounded by the future Memorial Drive SE extension to the north, a future 
community to the east, the developing community of Belvedere to the south and Liberty Stage 1 
to the west. The future Memorial Drive SE Flyover (over Stoney Trail SE) is located 
approximately 1 kilometre to the west, providing future regional access to east Calgary and 
downtown Calgary. 
 
Both regional and local transportation studies were submitted in support of the application. The 
Belvedere Stage 1 and 2 Global Transportation Impact Assessment (Global TIA) was submitted 
to determine the regional transportation network, road classifications required to service the 
entire Belvedere region, offsite infrastructure phasing to support growth in the Belvedere region, 
and the number of units that can be supported by the existing infrastructure in the region. The 
Memorial Drive Functional Planning Study is an ongoing study that informed the classification of 
Memorial Drive SE along the north boundary of the subject site. A Local Transportation Impact 
Assessment (Local TIA) was also submitted to establish internal street classifications within the 
plan area. Both the Global TIA Stage 1 and Stage 2, and the Local TIA were reviewed and 
accepted by Administration. 
 
The proposed active transportation network includes regional pathways, green corridor 
connections and local multi-use pathways which provide excellent north/south and east/west 
bicycle and pedestrian connectivity. Both Memorial Drive SE and 84 Street SE are envisioned to 
be Urban Boulevards with street activation at grade and opportunities for separated walking and 
wheeling facilities in the boulevard. Customized road cross-sections have been utilized to 
accommodate unique circumstances and requirements, such as moving on-street cycling lanes 
to the protected boulevard space.  
 
Future Transit service will be provided along Liberty Drive SE, Liberty Boulevard SE, Belvedere 
Boulevard SE and Memorial Drive SE connecting transit riders to a future BRT Station at the 
East Hills Shopping Center to the south. 
 
Environmental Site Considerations 
No significant concerns were identified through the Environmental Site Assessment. This 
greenfield site has largely remained in a natural state, with only limited agricultural uses in the 
past, making the existing conditions suitable for the proposed developments. However, these 
Stage 2 lands are encumbered by two decommissioned pipelines and an abandoned well. The 
abandoned well, located in the southwest portion of the site, has been reclaimed and will be 
designated as non-credit MR. The east-west pipeline running through the site has been 
removed, and the associated right-of-way is currently in the process of being discharged. The 
landowner is also in discussions with the owners of the north-south pipeline along the eastern 
boundary to initiate its removal and discharge the easement. Any necessary minor remediation 
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related to previous agricultural uses will be addressed through standard processes with Alberta 
Environment and Protected Areas before the development of the affected areas. 
 
Utilities and Servicing 
The plan area does not yet have full servicing. Servicing can be provided with some developer-
funded extensions to the site in combination with some capital-funded infrastructure. 
 
All servicing details will be reviewed in greater detail at the subdivision and development permit 
stage of development. 
 
Sanitary Servicing 
Sanitary servicing capacity is available within the existing system. Connections will be made to 
Liberty Phase 1. 
 
Stormwater Servicing 
The proposed development falls within the Liberty Pond catchment area and conforms to the 
Master Drainage Plan requirements for the catchment. Storm servicing is proposed to be 
provided through the on-site constructed wetland stormwater management facility (Phase 1) 
with controlled discharge.  
 
Water Servicing 
Water is not immediately available to service the proposed development. The development of 
this area relies on the construction of the Belvedere Feedermain which is anticipated to be 
installed within the next few years. In addition to the connection to the feedermain, connections 
to the Liberty Phase 1 distribution system will also be required to provide the necessary fire 
flows and looping requirements.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed outline plan and 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 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). This application proposes: integrating a mix of dwelling types and land uses; using a 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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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grid-based pattern of complete streets in the subdivision design; and meeting minimum intensity 
and density targets. This application aligns with applicable MDP policies. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
Belvedere Area Structure Plan (Statutory – 2013) 
The subject site is located within the Belvedere Area Structure Plan (ASP). The ASP identifies 
the subject lands as predominantly residential with a green corridor along the eastern boundary 
of the subject site. The ASP also identifies a Neighbourhood Activity Centre (NAC) in the north-
central portion of the quarter-section, which is included in the Liberty Stage 1 outline plan. This 
application meets the policy objectives for the area by offering a variety of housing forms and a 
well-distributed open space network that is adequately sized throughout the plan. As such, this 
application aligns with the relevant policies outlined in the ASP. 

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=DTTrAcATTeX&msgAction=Download
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Proposed Outline Plan Conditions of Approval 
 
These conditions relate to Recommendation 1 for the Outline Plan where Calgary Planning 
Commission is the Approving Authority. Attachment for Council’s reference only. 
 
If this application is approved, the following Conditions of Approval shall apply: 
 

Planning 
 

1. If the total area for Roads and Public Utility Lots is over 30 per cent, note that 
compensation in the order of $1.00 for over dedication is deemed to be provided. 
 

2. A deferred reserve caveat in the amount of ten percent of the area of the gross 
developable land shall be registered on title of the parcel, concurrent with 
registration of the first legal plan of subdivision. 
 

3. Compensation for dedication of reserves in excess of 10 per cent is deemed to 
be $1.00.  
 

4. The standard City of Calgary Party Wall Agreement regarding the creation of 
the separate parcels for semi-detached dwellings shall be executed and 
registered against the titles concurrently with the registration of the legal plan of 
subdivision. 
 

5. Existing buildings that are to be removed are to be done so prior to endorsement 
of the legal plan of subdivision for where the building is located.  
 

6. With each tentative plan of subdivision, the developer shall submit a density 
phasing plan indicating the intended phasing of subdivision within the outline plan 
area and the projected number of dwelling units within each phase, 
demonstrating compliance with minimum required densities (as required by the 
Belvedere Area Structure Plan and Municipal Development Plan). The density 
phasing plan shall include a breakdown of the type of units anticipated within 
each land use district. 

 
7. During the subdivision stage of development, ensure that the map on the land 

use sign for the site clearly depicts and labels the following: 
a. All highway rights-of-way within 500 metres of the site. 
b. All floodway and flood fringe areas in the site. 
c. All Matters Related to Subdivision and Development Regulation from sour 

gas facilities, as per section 12. 
d. All Matters Related to Subdivision and Development Regulation setbacks 

from gas and oil wells, as per section 13. 
e. All Matters Related to Subdivision and Development Regulation setbacks 

from waste management facilities, as per section 17. 
 

8. Upon submission of each tentative plan of subdivision, provide the location of the 
proposed attached housing products.  
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9. Relocation of any utilities shall be at the developer's expense and to the 
appropriate standards.  
 

10. If required on the submitted tentative plan of subdivision, a private maintenance 
and access easement agreement shall be registered concurrent with the 
registration of the final instrument. This agreement, amongst other things, shall 
make provisions for 1.5 meters in perpendicular width, parallel to the proposed 
new property line and extending 1.2 meters beyond the existing building's rear 
face, to occupants of dominant lots with zero lot line, unrestricted access by 
occupants of servient lots for maintenance purposes and, that no planting, 
fencing or other structures that may present an obstacle to access will be placed 
in the aforementioned space. Such agreement shall not be discharged without 
written consent of the City of Calgary.  
 

11. At the affected legal plan of subdivision stage, all land use parcels abutting a 
lane shall only have direct vehicle access from the lane (no front drive garages), 
and a restrictive covenant be registered against the titles of those parcels to 
that effect.  
 

12. Prior to approval of the tentative plan, Landscape Concepts prepared at the 
outline plan stage shall be refined to add: 

a. A site plan showing general conformance to outline plan landscape 
concepts, intended park program, site layout, and preliminary planting. 

b. 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. 

c. 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. 

 
13. Prior to Endorsement of the legal plan of subdivision, Landscape Construction 

Drawings that are reflective of the subject tentative plan for the proposed 
Municipal Reserve lands are to be submitted to the Coordinator of Landscape 
Construction Approvals (Michael Nelson at michael.nelson@calgary.ca) for 
review and approval prior to construction.  
 

14. The developer, at its sole cost and expense, 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). 
 

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

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

17. Pursuant to Part 4 of the Water Act (Alberta), the applicant shall promptly provide 
Parks with a copy of the Water Act approval, issued by Alberta Environment, for 
the proposed wetland disturbance. 
 

18. Until receipt of the Water Act approval by the applicant from Alberta 
Environment, the wetland(s) affected by the development boundaries shall not be 
developed or disturbed in anyway and shall be protected in place. 
 

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

20. The developer shall restore, to a natural state, any portions of the Environmental 
Reserve lands along the boundaries of the plan area that are damaged in any 
way as a result of this development. The restored area is to be maintained until 
established and approved by the Parks Development Inspector. 
 

21. Prior to approval of the first tentative plan of subdivision or stripping and grading 
permit (whichever comes first), it shall be confirmed that grading of the 
development site will match the existing grades of adjacent parks and open 
space (Municipal Reserve and/or Environmental Reserve), with all grading 
confined to the private property, unless otherwise approved by Parks. 
 

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

23. All mitigations within the approved Biophysical Impact Assessment for LOC2024-
0016 will be followed. 
 

Utility Engineering 
 

24. Servicing arrangements shall be to the satisfaction of the Manager, Development 
Engineering. 
 

25. All technical details and reports associated with this outline plan have been 
accepted on a conditional basis referencing the guidelines and standards of the 
day. The Developer is responsible to update all such details and reports as may 
be required at the time of development/construction to reflect the applicable 
requirements at that time. The Developer is responsible to ensure all 
infrastructure can be constructed in accordance with the applicable standards 
and regulations at the time of development. If such an update impacts the layout 
during the review of the detailed engineering construction drawings, it is the 
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Developer's responsibility to accommodate the required changes within their 
plan, or apply for an amendment to the outline plan for the affected portions if 
necessary. 
 

26. Prior to approval of the applicable tentative plan(s) of subdivision or stripping and 
grading development permit, the applicant shall provide documentation that 
confirms that the oil and gas pipelines have been abandoned or removed in 
accordance to their requirements and the environmental condition of the land is 
suitable for the intended uses. 
 
Supporting documents include, but are not limited to: Alberta Energy Regulator 
Pipeline Removal License Amendments, environmental investigation reports, etc.  
All documentation shall be reviewed to the satisfaction of The City of Calgary. 
 
The operator(s) of the abandoned pipelines must be notified of the subject 
application to address potential conflicts or concerns with the abandoned 
pipelines and future site development. Provide documentation confirming that the 
operator is aware of the development, that they do not object to the proposed 
work, and that the environmental condition of the land is suitable for the intended 
uses. 
 
The operator(s) of the low-pressure operational pipeline(s) must be notified of the 
subject application to address potential conflicts or concerns with the pipeline(s) 
and future site development. Provide documentation confirming that the operator 
is aware of the development in proximity to their infrastructure, that they do not 
object to the proposed work, and that the environmental condition of the land is 
suitable for the intended uses. 
 
Prior to approval of any construction work that includes ground disturbance 
activities on the pipeline right of way, the applicant must provide documentation 
from the operator confirming that they do not object to the proposed work. All 
documentation shall be reviewed to the satisfaction of The City of Calgary. 
 

27. Throughout the phased construction of the development, each construction 
phase must meet the minimum fire access standards. Any group of dwelling units 
of 100 or more requires two accesses, and 600 or more units requires three 
accesses. If a temporary dead-end is proposed to exceed 120 metres in length, a 
temporary emergency access road is required. 
 

28. At the time of construction drawing submission for all subdivision applications, all 
road cross sections shall be reviewed to confirm they meet the minimum Fire 
Access Standards (including but not limited to a minimum of 6.0 metres clear 
pavement width that is unencumbered by parking or other obstructions). Any 
roads found to be deficient shall be amended accordingly.    
 

29. Submit an electronic version of a Deep Fills Report to the Utility Engineering 
Generalist for any proposed subdivision applications that have fills in excess of 
2.0 metres, or if the proposed development will not have any fills in excess of 2.0 
metres, submit a letter to that effect signed and sealed by a professional 
Geotechnical Engineer.   
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The report must be prepared by a qualified Geotechnical Engineer under seal 
and permit to practice stamp to the satisfaction of the City's Geotechnical 
Engineer.  The report is to identify lots to be developed on fills in excess of 2.0 
metres above original elevations within the plan area.  The report must also state 
whether the lots to be developed on these fills will require any specific 
development restrictions.  
 
If required, a Development and Geotechnical Covenant may be registered 
against the affected lot(s), prohibiting the development of the lot(s), except in 
strict accordance with the development restriction recommendations in the Deep 
Fills Report.    
 

30. Submit an electronic version of a Slope Stability Report to the Utility Engineering 
Generalist for any proposed subdivision applications that have proposed grades 
in excess of 15 per cent (or adjacent to existing grades in excess of 15 per cent), 
or if the proposed development will not have any grades in excess of 15, per cent 
submit a letter to that effect signed and sealed by a professional Geotechnical 
Engineer.  The report must be prepared by a qualified Geotechnical Engineer 
under seal and permit to practice stamp to the satisfaction of the City's 
Geotechnical Engineer. 
 
If required, a Development and Geotechnical Covenant may be registered 
against the affected lot(s) prohibiting the development of the lot(s), except in 
strict accordance with the development restriction recommendations in the Slope 
Stability Report. 
 

31. Prior to endorsement of the affected legal plans of subdivision or issuance of 
affected construction permissions, submit evidence that Water Act approval has 
been obtained for any changes/disturbances of the existing natural wetlands 
(both on-site and off-site), including any proposed discharges into natural 
wetlands.  
 

32. No trees, shrubs, buildings, permanent structures or unauthorized grade changes 
are permitted within the utility rights-of-way. 
 

33. Prior to issuance of any construction permissions, an Erosion and Sediment 
Control Report and Drawings for the development site shall be submitted to the 
satisfaction of the Manager of Development Engineering. The report and 
drawings shall follow the latest version of The City of Calgary Guidelines for 
Erosion and Sediment Control. 
 

34. This outline plan area is part of the approved "Liberty Belvedere Sanitary 
Servicing Study (Pasquini & Associates, 2022)". If this land use and outline plan 
has a significant increase in density from the anticipated density for this area in 
the report, update the report as needed. 
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35. Prior to approval of the first tentative plan of subdivision, a water/hydrant plan 

with water main sizing and hydrant locations must be submitted to Utility 
Specialists, Development Engineering at "WA-
ResourcesDevelopmentApprovals@calgary.ca" for review. 
 

36. The developer is required to enter into a Standard Development Agreement at 
the time of development. Contact the Infrastructure Strategist, Development 
Commitments for further information at 587-224-0054 or email 
mathew.lanz@calgary.ca. 
 

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

b. Construct the underground utilities and surface improvements within 
Memorial Drive SE and Belvedere Boulevard SE along the north and west 
boundaries of the plan area.  

c. Construct the onsite and offsite storm water management facilities (wet 
pond, wetlands, etc.) to service the plan area according to the most 
current City of Calgary Standard Specifications Sewer Construction, 
Stormwater Management and Design Manual and Design Guidelines for 
Subdivision Servicing.  

d. Construct a wood screening fence, chain link fence, sound attenuation 
fence, whichever may be required, along the boundary of the plan area.  

e. Construct the Municipal School Reserve/Municipal 
Reserve/Environmental Reserve/Public Utility Lot(s) within the plan area 
(as required).  

f. Construct the multiuse pathway within and along the boundaries of the 
plan area, to the satisfaction of the Director of Parks Development. 

 
38. Make satisfactory cost sharing arrangements with Tristar Communities Inc. for 

part cost of the existing underground utilities installed in Belvedere Boulevard SE 
that was paid for and/or constructed by Tristar Communities Inc. under 
Belvedere, Phase 4 (DA2023-0041). 
 

39. Prior to Endorsement of the legal plan of subdivision, discuss cost sharing 
arrangements with Opengate Properties Ltd. for part cost (costs not recovered by 
the developer from the City) of the existing underground utilities 
installed/constructed by Opengate Properties Ltd. under East Belvedere 
(Twinhills Cybercity) Water Feedermain and Sanitary Sewer Trunk at Memorial 
Drive NE and 100 Street SE and 17 Avenue SE Along 100 Street SE pursuant to 
a Construction Agreement dated December 17, 2020. 
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40. The parcels shall be developed in accordance with the development restriction 

recommendations outlined in the Zahmol Belvedere Geotechnical Report, 
prepared by Clifton Engineering Group Inc. (File No CG3575), dated December 
10, 2021 (and any subsequent updates). 
 

Mobility Engineering 
 

41. In conjunction with each tentative plan of subdivision, each submission shall be 
subject to conditions based on findings from Stage 2 of the Belvedere Global 
Transportation Impact Assessment (TIA), related to Infrastructure Phasing. The 
findings of the TIA flagged significant infrastructure constraints, that would limit 
the level of development that can be supported in advance of Infrastructure 
Investment in the area, which include the lands under which this application is 
being proposed.  
 
Conditions shall be provided on each application relating to the number of units 
that can be supported based on available transportation infrastructure at the time 
of submission. Available is defined as either constructed or funded with the ability 
to construct. 
 

42. The Regional Transportation Network infrastructure required to support the full 
development throughout the Belvedere Area is defined as follows:  
 

a. 8 Avenue NE - Collector Road - Two (2) paved lanes from 84 Street SE to 
116 Street SE. 

b. Memorial Drive NE - Urban Boulevard - Four (2-2) paved lanes from 68 
Street SE to 116 Street SE 

c. 17 Avenue SE - Six (3-3) paved lanes from Stoney Trail to 116 Street SE 
d. Peigan Trail SE - Four (2-2) paved lanes from Stoney Trail to 116 Street 

SE. 
e. 84 Street SE - Four (2-2) paved lanes from Peigan Trail SE to Memorial 

Drive NE.  
f. 100 Street SE- four (2-2) paved lanes from Peigan Trail SE to 8 Avenue 

NE.  
g. 116 Street SE- four (2-2) paved lanes from Peigan Trail SE to Highway 1 

(16 Avenue NE).  
 
In conjunction with each tentative plan of subdivision or development permit, a 
technical memorandum will be required that outlines the proposed phases' unit 
numbers, trip generation estimates, and required supporting roadway network, to 
demonstrate and confirm that capacity is available on the regional road network 
and that all travel modes are accommodated in a contiguous, consistent manner, 
to the satisfaction of the Manager, Development Engineering. 
 

43. The developer, at its expense, but subject to normal oversize, endeavors to 
assist and boundary cost recoveries shall be required to enter into an agreement 
with the City to construct the south half of the ultimate Memorial Drive NE cross-
section from the west and east boundaries of the outline plan. 
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44. Memorial Drive - The expectation for any developer-driven project is that the 
developer secures the road right of way (R.O.W) from the various parties (often 
called third parties offsites). In the Memorial Drive Extension instance the 
applicant/ developer will have to work with the adjacent landowners (including the 
Province) to have the lands ready to be placed into road right of way. Once they 
have that confirmation that the other owners are ready to have the lands secured 
and placed into road right of way, The City, through Planning, reaches out to the 
RE&DS acquisitions team and they prepare the 'dedication' agreements with 
each of the owners. Note that if landowners (i.e. the Province) expect 
compensation for their land, the developer is responsible for covering those 
costs. 
 

45. Prior to approval of the first applicable tentative plan of subdivision, the applicant 
must dedicate the required road widening for the construction of half of the 
ultimate cross-section of Memorial Drive NE. 
 

46. All crosswalks where Regional Pathways or Multi-use pathways intersect with the 
street shall be designed to the satisfaction of the Manager, Development 
Engineering. At the effected tentative plan of subdivision, the installation of 
pedestrian-actuated crossing signals or other treatments such as a rapid flash 
beacon may be required if warranted, at the expense of the developer. 
 
Locations where RRFB are required include: 

a. Crossings at Liberty Link SE and Belvedere Boulevard SE 
b. Crossing where pathways meet collector roads or higher classification 

roads. 
 

47. No direct vehicular access from R-G zoned parcels shall be permitted to or from 
Memorial Drive NE and/or Belvedere Boulevard SE; and a restrictive covenant 
shall be registered on all applicable titles concurrent with the registration of the 
final instrument to that effect at the Tentative Plan stage. Exceptions to this 
covenant are subject to the approval of the Manager of Development 
Engineering. 
 

48. A restrictive covenant shall be registered against the specific lot(s) identified by 
the Manager, Development Engineering, concurrent with the legal plan of 
subdivision prohibiting the construction of front driveway access to Belvedere 
Boulevard SE. Access to these properties will be permitted from the adjacent 
lanes only. 
 

49. A restrictive covenant shall be registered against the specific lot(s) identified by 
the Manager, Development Engineering, concurrent with the legal plan of 
subdivision prohibiting the construction of front driveway access to Liberty Drive 
SE. Access to these properties will be permitted from the adjacent lanes only. 
 

50. A restrictive covenant shall be registered against the specific lot(s) identified by 
the Manager, Development Engineering, concurrent with the legal plan of 
subdivision prohibiting the construction of front driveways over the bus loading 
area(s). 
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51. At the applicable tentative plan of subdivision, the applicant will be required to 
register a 5.0 metre wide public access easement on the M-1 parcel for access 
to the "Green Corridor" from Belvedere Boulevard SE. 
 

52. At the applicable tentative plan of subdivision the applicant will be required to 
register a 5.5 metre wide public access easement along the east limit of the M-
1 parcel for the "Green Corridor". 

 
53. All accesses shall be designed and located to the satisfaction of the Manager, 

Development Engineering. 
 

54. All pedestrian walkways identified for achieving Transit walking distances shall 
be 3.0 meters wide and be paved and lighted. 
 

55. Any proposed community entrance features shall be located on private sites, not 
within public land or rights-of-way. 
 

56. Curb Extensions (bump outs) are required on all midblock pedestrian crossings. 
 

57. In conjunction with the applicable tentative plan of subdivision, sidewalks along 
the school site frontages shall be designed and constructed as mono-walks, with 
a minimum width of 2.0 meters. 
 

58. In conjunction with the applicable tentative plan of subdivision, the developer 
shall provide a 4.5 metre by 4.5 metre corner cuts at any road intersection, as 
directed by the Manager, Development Engineering, for road widening purposes. 
 

59. In conjunction with each tentative plan of subdivision, functional-level plans shall 
be submitted as a component of the tentative plan submission package to the 
satisfaction of Development Engineering and Roads, for the staged development 
of major and collector standard roadways, inclusive of the staged development of 
the at-grade intersections, and to the satisfaction of the Manager, Development 
Engineering. Additional road right-of-way may be required to accommodate 
transitions and local widenings at intersections. 
 

60. In conjunction with each tentative plan of subdivision, the Developer shall register 
road plans for Collector standard roadways within the subject lands to the 
satisfaction of the Manager, Development Engineering, that provides continuous 
active modes and vehicle routing through the community with at least two points 
of public access around the tentative plan boundary to the major road network. 
 

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

62. In conjunction with the applicable tentative plan of subdivision, all roads and 
intersections within the plan area shall be located, designed, and constructed at 
the Developer's sole expense to the satisfaction of the Manager, Development 
Engineering. 
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63. In conjunction with the applicable tentative plan of subdivision, collector standard 
roads (and below) shall be built to their full width to the satisfaction of the 
Manager, Development Engineering. 
 

64. In conjunction with the applicable tentative plan of subdivision, detailed 
engineering drawings and turning templates shall be submitted and approved to 
the satisfaction of the Manager, Development Engineering, for all roadways 
within the plan area, as well as boundary roads.  Construction drawing review 
may require changes to proposed right-of-way to meet the approved design. 
 

65. In conjunction with the applicable tentative plan of subdivision, the Developer is 
responsible to ensure all infrastructure can be constructed in accordance with the 
applicable standards and regulations at the time of development. 
 

66. Prior to approval of any development, the developer shall provide a statement on 
the condition of those roads and their ability to handle the construction and 
development traffic that will be generated by the development. Confirm 
maintenance requirements with the Calgary Roads Maintenance Section.   
Where development will cause excess wear and tear on adjacent rural or existing 
roads directly attributable from the subject site for construction traffic, the 
developer will be responsible for the additional maintenance and/or upgrade of 
the roads, or pay to the City the costs caused by excess wear and tear. The 
developer shall enter into a Construction Access Roads Agreement with Roads 
Maintenance provided that the proposed access roads are either unimproved or 
subject to a load ban. Contact the Planning and Infrastructure Engineer, Roads 
at 403-268-1033. 
 

67. 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) for any back sloping that is to take place 
on adjacent lands. 
 

68. Temporary oil and gravel bus turnaround / cul-de-sac with a minimum radius of 
15.25 meters is required at the terminus of each construction phase. Where the 
developer intends to fence the turnaround, the minimum radius shall be 
increased to 16.25 meters. If road construction and/or construction phasing 
affects the operations of transit service, the Developer is required to provide an 
interim transit route replacement, to the satisfaction of the Manager, 
Development Engineering. 
 

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

2024 September 20 
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Proposed Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



CPC2024-1078 

Attachment 4 

CPC2024-1078 Attachment 4 Page 2 of 2 
ISC:UNRESTRICTED 

 



CPC2024-1078 

Attachment 5 

CPC2024-1078 Attachment 5  Page 1 of 1 
ISC:UNRESTRICTED 

Proposed Land Use District Map 
 

 
 

This application proposes residential, multi-residential and special purpose districts: 

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

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

 Special Purpose – School, Park and Community Reserve (S-SPR) District. 
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Proposed Outline Plan Data Sheet 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan.  
Attachment for Council’s reference only. 

 

 HECTARES ACRES 

GROSS AREA OF PLAN 15.61 38.58 

NET DEVELOPABLE AREA 15.61 38.58 

 

LAND USE 
(Residential) 

HECTARES ACRES 
ANTICIPATED 

# OF LOTS 

ANTICIPATED 
 # OF UNITS 

(Multi Residential) 

M-1 2.63 6.49  194 

R-Gm 0.33 0.82 21  

R-G 8.27 20.44 239  

Total Residential 11.23 27.75 260 194 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 4.21 10.41 27.0 

 

RESERVES HECTARES ACRES 
% OF NET 

AREA 

MR Credit (S-SPR) 0.16 0.40 1.04 

MR Non-Credit (S-SPR) 0.01 0.02 0.05 

 

 UNITS UPH UPA 

ANTICIPATED # OF 

RESIDENTIAL UNITS 
454   

ANTICIPATED DENSITY   29.1 11.8 

ANTICIPATED INTENSITY   85.4 34.6 
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Applicant Outreach Summary 
 

2024 September 20 
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Land Use Amendment in Crescent Heights (Ward 7) at 330 – 4 Avenue NE,  
LOC2024-0159 

 

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 330 – 4 Avenue NE (Plan 1332N, Block 8, Lots 13 and 14) from Multi-
Residential – Contextual Grade-Oriented (M-CGd72) District to Multi-Residential – 
Contextual Medium Profile (M-C2) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for multi-residential 
development of medium height and medium density. 

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

 What does this mean to Calgarians? The proposed Multi-Residential – Contextual 
Medium Profile (M-C2) District would allow for greater housing choice within the 
community and more efficient use of existing infrastructure and nearby amenities. 

 Why does this matter? The proposed M-C2 District would allow for more housing options 
and may better accommodate the evolving needs of different age groups, lifestyles and 
demographics. 

 A development permit for a 38-unit multi-residential building has been submitted and is 
under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment application, in the community of Crescent Heights, was submitted by 
Professional Custom Homes Ltd. on behalf of the landowners, Phan Luong and Van Chi Luu, on 
2024 June 12. The application proposes a redesignation of the subject site to the M-C2 District 
to accommodate a multi-residential development of up to 40 units, as indicated in the Applicant 
Submission (Attachment 2). A development permit application (DP2024-05801) for a five-storey, 
38-unit multi-residential development was submitted on 2024 August 8 and is under review. The 
development permit application includes the subject parcel along with the adjacent parcel to the 
east, which is already designated M-C2 District. The intent of this land use amendment is to 
provide a consistent land use district across the two parcels to realize a larger consolidated 
development. 
 
The approximately 0.06 hectare (0.14 acre) parcel is located on 4 Avenue NE between 2 Street 
NE and 3 Street NE, and just west of Edmonton Trail NE. The site is currently developed with a 
single detached dwelling and has a rear lane for vehicular access. 
 
A detailed planning evaluation, including location maps and site context, is provided in the 
Background and Planning Evaluation (Attachment 1). 
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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 respective community association was appropriate. In response, 
the applicant provided information via social media, on-site signage and delivered postcards to 
dwellings within a 200 metre radius of the subject site. The applicant also contacted the 
Crescent Heights Community Association to discuss the application. 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 also sent to 
adjacent landowners. 
 
Administration received one letter of support and six letters of opposition from the public. 
 
The letter of support noted that the majority of housing in the community is still single detached 
dwellings, and that the application would enable a broader mix of housing styles.  
 
The letters of opposition noted the following areas of concern: 
 

 traffic and parking concerns; 

 building height and massing with associated privacy and shadowing impacts on 
neighbouring properties; 

 infrastructure sufficiency to support increased density; and 

 mature private trees being lost due to development. 
 
The Crescent Heights Community Association provided a letter in opposition on 2024 July 21 
(Attachment 4) identifying the following concerns: 
 

 community housing affordability issues may not be addressed by the new development; 

 privacy and shadowing impacts on neighbouring properties; 

 mature private trees being lost due to development which add value to neighbouring 
properties; and 

 parking adequacy relative to the number of units. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of units and 
on-site parking are being considered as part of the development permit application. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0159
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Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use 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 M-C2 District would allow for a wider range of housing types than the existing 
M-CGd72 District and may better accommodate the housing needs of different age groups, 
lifestyles and demographics. 
 
Environmental 
The applicant has indicated that they plan to pursue building design capable of supporting future 
solar photovoltaic panels as part of the development permit which will align with the Calgary 
Climate Strategy – Pathways to 2050 (Program D). 
 
Economic 
The proposed land use would provide increased housing choice and diversity in the community 
and allow for a more efficient use of land, services and existing infrastructure. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the inner-city community of Crescent Heights and is a midblock 
parcel on 4 Avenue NE between 2 Street NE and 3 Street NE. The site is approximately 0.06 
hectares (0.14 acres) in size and is approximately 15 metres wide by 37 metres deep. The 
parcel is currently developed with a single detached dwelling and has lane access at the rear. 
 
Surrounding development is characterized by a mix of housing types ranging from single and  
semi-detached dwellings to multi-residential development, with low-rise apartment buildings 
being the predominant form on this block of 4 Avenue NE. Land use in the immediate area is a 
mix of Multi-Residential – Contextual Grade-Oriented (M-CGd72) District, Multi-Residential – 
Contextual Low Profile (M-C1) District and a limited amount of Multi-Residential – Contextual 
Medium Profile (M-C2) District, including the adjacent parcel to the east. 
 
The subject site is approximately 150 metres (a two-minute walk) from Edmonton Trail NE and 
approximately 700 metres (an 11-minute walk) from Centre Street N, which are both identified 
as Urban Main Streets and form part of the Primary Transit Network in the Municipal 
Development Plan (MDP). Commercial development along these corridors includes a mix of 
restaurants, retail and service uses. The site is less than 300 metres (a five-minute walk) east of 
Rotary Park, which includes an off-leash dog area, accessible playground and a spray park. 
 

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

Crescent Heights 

Peak Population Year 2019 

Peak Population 6,620 

2019 Current Population 6,620 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

https://www.calgary.ca/communities/profiles/crescent-heights.html
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Location Maps 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing M-CGd72 District is a multi-residential designation that accommodates multi-
residential development in a variety of forms, with higher numbers of dwelling units and higher 
traffic generation than low density residential districts. The District allows for a maximum 
building height of 12.0 metres and a maximum density of 72 units per hectare, which based on 
the subject site’s area, would enable up to four dwelling units. The M-CG District is intended to 
be applied in close proximity or adjacent to low-density residential development and has a 
number of building setback and massing rules that support contextually sensitive development. 
 
The proposed M-C2 District is a multi-residential designation that accommodates multi-
residential development with higher numbers of dwelling units and higher traffic generation than 
low profile multi-residential districts. The M-C2 District allows for a maximum floor area ratio of 
2.5 and maximum building height of 16.0 metres. The District does not have a maximum 
density, and since no density modifier is proposed, the maximum number of dwelling units 
would be dependent on unit size. The M-C2 District is typically located near community nodes 
and transportation corridors but is also intended to be located in close proximity to low-density 
residential development, as it provides for varied building height and setbacks which respond to 
the immediate context. 
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Development and Site Design 
If approved by Council, the rules of the proposed M-C2 District would provide guidance for the 
future redevelopment of the site including appropriate uses, building height and massing, 
landscaping and parking. Given the specific context of the site, additional items that are being 
considered through the development permit process include, but are not limited to: 
 

 ensuring an engaging built interface along the 4 Avenue NE frontage; 

 building placement, height and massing pursuant to the M-C2 District; 

 ensuring adequate amenity space for individual units; 

 providing site-appropriate vehicular access and waste and recycling; and 

 climate resiliency mitigation and adaptation measures. 
 

Transportation 
Pedestrian access to the site is available from the existing sidewalk on 4 Avenue NE. An 
existing on-street bike route, signed and part of the current Always Available for All Ages and 
Abilities (5A) Network, is located adjacent to the subject site on 4 Avenue NE, supporting 
access to and from the site by alternative transportation modes. 
 
Calgary Transit service is available on Edmonton Trail NE, with stops for Routes 4 (Huntington) 
and 5 (North Haven) within 260 metres (a four-minute walk) of the site. Additional northbound 
and southbound service is available on Centre Street N within 550 metres of the site (a nine-
minute walk) including Routes 2 (Mount Pleasant/Killarney), 3 (Sandstone/Elbow Dr SW) and 17 
(Renfrew/Ramsay). 
 
The site falls within Residential Parking Permit (RPP) Zone ‘M’ and on-street parking is 
available on 4 Avenue NE. For non-permit holders, parking is restricted to 2 hours on weekdays 
between 7:00 a.m. and 6:00 p.m. Upon redevelopment of the subject parcel, vehicular access 
will only be permitted from the rear lane. 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 and storm services are available to the site. Details of site servicing, as well as  
appropriate stormwater management are being considered and reviewed as part of the 
development permit application. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s 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. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009) 
The subject parcel is located within the Residential – Developed – Inner City Area as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP 
policies encourage redevelopment and modest intensification of established communities to 
make more efficient use of existing infrastructure, public amenities, and transit. The proposal is 
in keeping with relevant MDP policies as the proposed M-C2 District provides for a modest 
increase in density in a form that is sensitive to existing residential development, and at a scale 
that is appropriate in close proximity to an Urban Main Street. 
 
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 building 
design to accommodate the future installation of solar photovoltaic panels for electricity 
generation. This supports Program D: Renewable energy – Implement neighbourhood-scale 
renewable energy projects of the Climate Strategy. 
 
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 
Neighbourhood Local urban form category with a Low building scale modifier allowing up to six 
storeys, which is higher than what would be possible under the proposed M-C2 District. This 
area is intended for primarily residential uses and supports a broad range of housing types and 
unit structures. Buildings containing three or more units should be supported within transit 
station areas, near or adjacent to a Main Street, and where the parcel has a rear lane and 
parking can be accommodated on site. The proposed land use amendment is in alignment with 
the applicable policies of the LAP. 
 

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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Applicant Submission 
 

2024 June 12 
 

     



CPC2024-1133 

Attachment 2 

CPC2024-1133 Attachment 2  Page 2 of 2 
ISC:UNRESTRICTED 

 

     
         
 



CPC2024-1133 

Attachment 3 

CPC2024-1133 Attachment 3  Page 1 of 4 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
 

2024 September 11 
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Community Association Response 
 

2024 July 21 
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Land Use Amendment in Stoney 3 (Ward 5) at 4220 – 108 Avenue NE, LOC2023-
0215 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.93 hectares ± (2.30 
acres ±) located at 4220 – 108 Avenue NE (Plan 1811550, Block 6, Lot 5) from Industrial – 
General (I-G) District to Direct Control (DC) District to accommodate additional commercial 
uses, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject site to a Direct 
Control (DC) District based on the Industrial – General (I-G) District to allow for an 
expanded, but limited range of commercial uses that are compatible with industrial uses.  

 The proposal would maintain the industrial potential of the site while allowing for 
additional commercial uses that are compatible and in keeping with the applicable 
policies of the Municipal Development Plan (MDP) and the Northeast Industrial Area 
Structure Plan (ASP). 

 What does this mean to Calgarians? The site would continue to support the potential for 
a broad range of industrial uses as well as providing flexibility to support the day-to-day 
retail and service based needs of employees in the area. 

 Why does this matter? The northeast industrial area plays a significant role in Calgary’s 
industrial growth. Its proximity to the Calgary International Airport provides an ideal 
location as a key logistics hub in the local industrial market. Maintaining the industrial 
land inventory and ensuring the availability and accessibility of lands for future industrial 
activities would increase Calgary’s economic and business competitiveness and enable 
the development of industrial areas. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment application, in the northeast industrial area of Stoney 3, was 
submitted by Darrell Grant on behalf of the landowner, Bari Investments Inc., on 2023 July 27. 
 
The approximately 0.93 hectare (2.30 acre) corner parcel is located at the intersection of 108 
Avenue NE and 42 Street NE. The site is approximately 140 metres west of Métis Trail NE, 215 
metres south of Country Hills Boulevard NE and 535 metres east of Calgary International Airport 
lands. In 2022, Administration approved a development permit for three General Industrial – 
Light buildings on the parcel; however, the development did not commence, and the site 
remains vacant. No development permit associated with the proposed land use has been 
submitted at this time. As noted in the Applicant Submission (Attachment 3), the application is 
intended to respond to current market demand, and to provide additional flexibility for future 
tenants when the site develops. 
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Originally a proposal for the Industrial – Commercial (I-C) District, the application was later 
amended to the proposed DC District to better align with applicable policies and The City’s 
Industrial Growth Strategy. The proposed DC District would provide opportunities for a range of 
additional uses that are compatible with the surrounding area, while maintaining the rules and 
all of the uses of the existing I-G District. 
 
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 the 
public/interested parties was appropriate. The applicant determined that direct engagement with 
relevant parties was not necessary, as the proposal is consistent with land uses in the 
immediate area. The Applicant Outreach Summary can be found in Attachment 4. 
 
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 also sent to 
adjacent landowners. 
 
No public comments were received at the time of writing this report and there is no community 
association for the subject area. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal would allow for a wider range of uses than is allowed in the existing I-G District, 
which may better meet the diverse needs of present and future populations in the area. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2023-0215
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Economic 
The proposal would allow additional uses that would enable business, investment, and 
employment opportunities 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. 
 
ATTACHMENTS 
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 a corner parcel located in the industrial area of Stoney 3 at the intersection of 
108 Avenue NE and 42 Street NE. The site is approximately 140 metres west of Métis Trail NE 
and 215 metres south of Country Hills Boulevard NE. The 0.93 hectare (2.30 acre) parcel is 
approximately 90 metres wide by 135 metres deep and is currently undeveloped. 
 
Surrounding land use is predominantly a mix of Industrial – General (I-G) District and Industrial 
– Commercial (I-C) District parcels, with I-C typically located along the periphery of the area 
bound by Métis Trail NE and Country Hills Boulevard NE. The subject site is adjacent to I-G 
parcels to the west and north, and the parcel located immediately northwest is designated as 
Direct Control (DC) District based on the I-G District (Bylaw 40D2024). That DC District was 
approved by Council earlier in 2024 and contains the same permitted and discretionary uses 
proposed by this application. The residential community of Cityscape is located to the east 
across Métis Trail NE and the Calgary International Airport is located to the west across 36 
Street NE. 
 
The application initially proposed redesignation to the I-C District to allow for a wider range of 
commercial uses for future development. During the review, Administration recommended that 
the applicant consider a DC District based on the I-G District to best align with the applicable 
policies of the Municipal Development Plan (MDP) and Northeast Industrial Area Structure Plan 
(ASP) and maintain the industrial land supply. In response, the applicant amended their 
proposal. 
 

Community Peak Population Table 
 
There is no available community population data for Stoney 3 as it is an industrial area. 

  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2024/40D2024.pdf
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Location Maps 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing I-G District is intended to provide a variety of light and medium industrial uses and 
a limited number of support commercial uses. The maximum floor area ratio for buildings on a 
parcel is 1.0, which equates to 9,290 square metres of floor area for the subject parcel. There is 
no maximum building height in the I-G District. 
 
The proposed DC District is based on the I-G District with the additional uses of Artist’s Studio, 
Financial Institution, Fitness Centre, Health Care Service, Indoor Recreational Facility, 
Information and Service Provider, Pawn Shop, Radio and Television Studio, Retail and 
Consumer Service, Cannabis Store, Drinking Establishment – Small, Liquor Store, and Payday 
Loan. The maximum building height and floor area ratio would remain unchanged. 
 
The DC District would ensure the continued opportunity for a broad range of industrial uses 
while also accommodating the applicant's current needs. A redesignation of this site from the I-
G District to the I-C District would eliminate a number of important industrial uses including 
Distribution Centre, Freight Yard, General Industrial – Medium and Storage Yard, among others. 
The I-C District would also move several I-G uses from permitted to discretionary, resulting in a 
less efficient development approval process for those uses. The City’s Industrial Growth 
Strategy and policy approach to industrial land places a priority on maintaining the opportunity 
for industrial based uses; therefore, utilizing the DC District based on the I-G District can provide 
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flexibility with the inclusion of additional commercial uses, but without compromising the site’s 
capacity for industrial development. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to provide 
for the applicant’s proposal due to its unique characteristics and policy considerations. This 
proposal allows for a range of additional commercial uses while maintaining the I-G District base 
to accommodate the applicant’s needs. The same result could not be achieved through the use 
of a standard land use district in the Land Use Bylaw. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District Bylaw. Section 6 incorporates the rules of the base district 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 this 
DC District rule is to ensure that the rules of Bylaw 1P2007 that regulate aspects of 
development that are not specifically regulated in this DC District can also be relaxed in the 
same way that they would be in a standard district. 
 
Development and Site Design 
The rules of the existing I-G District would largely provide guidance for the future development 
of the site including maximum floor area, building setbacks and landscaping. The DC District 
would allow for additional uses that are compatible with and complement light industrial uses, as 
well as providing additional use area regulation for Retail and Consumer Service and 
Restaurant uses. Because the DC District references the existing I-G District rules, the 
previously approved development would still be supported should the applicant want to revisit 
this design. 
 
Transportation 
Pedestrian access to the site is available from the existing sidewalks on 108 Avenue NE and 42 
Street NE, and future vehicular access would be from 42 Street NE. Calgary Transit service is 
available approximately 550 metres (a nine-minute walk) to the west along 36 Street NE, 
including Routes 100 (Airport), 119 (Freeport) and 157 (West Stoney Industrial). A regional 
pathway exists to the north on Country Hills Boulevard NE as part of the Always Available for All 
Ages and Abilities (5A) Network, while additional pathways are recommended along 36 Street 
NE and Métis Trail NE. 
 
A Transportation Impact Assessment was not required for this land use application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, sanitary and storm services are available to the site. Details of site servicing will be 
considered and reviewed as part of any development permit application. 
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Calgary International Airport Vicinity Protection Area (2009) 
The Calgary International Airport Vicinity Protection Area (AVPA) identifies the subject site as 
being located within the 30–35 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. The permitted and discretionary uses of the 
proposed DC District are generally allowable within the 30-35 NEF contour area. Future 
development permits would be circulated to the Airport Authority and reviewed against the 
applicable regulations to ensure compliance. 
 
Municipal Development Plan (Statutory – 2009) 
The site is located within the Standard Industrial area as identified on Map 1: Urban Structure in 
the Municipal Development Plan (MDP). The applicable policies in the MDP state that the 
Standard Industrial areas should be predominantly industrial in nature and industrial land should 
be protected from the encroachment of non-industrial uses. The MDP also supports commercial 
uses that are compatible with the industrial function of the area and cater to the day-to-day 
needs of area businesses and their employees. 
 
The proposed DC District maintains a broad range of industrial uses and expands opportunities 
for compatible support commercial uses. The application is in alignment with the relevant 
policies of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Northeast Industrial Area Structure Plan (Statutory – 2007) 
The Northeast Industrial Area Structure Plan (ASP) identifies the site as part of the 
Business/Industrial Area on Map 3: Land Use Concept of the ASP. The ASP notes that the 
predominant land use in the area should be of an industrial nature and that complementary 
commercial uses may be incorporated when compatible and appropriate. The proposed DC 
District maintains the I-G District use options for the parcel and allows a range of support 
commercial and service uses to provide increased flexibility for future tenants. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://www.qp.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779813148
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=JTTrAeyqcgK&msgAction=Download
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The ASP also indicates that local commercial uses should locate at the intersection of two 
roads, and that medium industrial uses should not locate adjacent to an entranceway road. The 
subject site is located in the interior of this industrial area and at the intersection of two roads, 
making it suitable for both light and medium industrial uses, as well as the wider range of 
compatible commercial uses the DC would offer. The proposal is in keeping with the applicable 
policies of the ASP. 
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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 provide a range of commercial uses that 

are compatible with and complement light industrial 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 – General (I-G) District of Bylaw 1P2007 are the 

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

(a) Artist’s Studio; 
(b) Financial Institution; 
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(c) Fitness Centre; 
(d) Health Care Service; 
(e) Indoor Recreation Facility; 
(f) Information and Service Provider; 
(g) Pawn Shop; 
(h) Radio and Television Studio; and 
(i) Retail and Consumer Service. 

 
Discretionary Uses 
5 The discretionary uses of the Industrial – General (I-G) District of Bylaw 1P2007 are 

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

(a) Cannabis Store; 
(b) Drinking Establishment – Small; 
(c) Liquor Store; and 
(d) Payday Loan. 

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

1P2007 apply in this Direct Control District. 
 
Use Area  
7 (1) Unless otherwise provided in subsections (2) and (3), there is no use area 

requirement in this Direct Control District. 
 
 (2)  The maximum use area for a Retail and Consumer Service is 930.0 square 

metres. 
 
 (3)  The maximum public area for a Restaurant: Food Service Only or 

Restaurant: Licensed is 300.0 square metres. 
 
Relaxations 
8 The Development Authority may relax the rules contained in Sections 6 and 7 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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Applicant Submission 
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Applicant Outreach Summary 
 

2024 September 13 
 
   

 
 



 



Approval: R. Michalenko  concurs with this report.  Author: G. Chaudhary 
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Policy and Land Use Amendment in Albert Park/Radisson Heights (Ward 9) at 
2734 Radcliffe Drive SE, LOC2024-0155 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2024-1063) to the 2024 November 12 Public Hearing Meeting 
of Council; and  

 
That Calgary Planning Commission recommend that Council: 
 

2. Give three readings to the proposed bylaw for the amendments to the Albert 
Park/Radisson Heights Area Redevelopment Plan (Attachment 2); and 

 
3. Give three readings to the proposed bylaw for the redesignation of 2.03 hectares ± (5.01 

acres ±) located at 2734 Radcliffe Drive SE (Plan 8510947, Block 1, Lot 1) from Special 
Purpose – City and Regional Infrastructure (S-CRI) District to Mixed Use – General (MU-
1h90) District.  

 
HIGHLIGHTS 

 This application seeks to redesignate the subject property to allow for mixed-use and 
multi-residential redevelopment, including market and below-market rent, at a transit 
oriented development (TOD) site. 

 The proposal would create a more complete community for people of all ages, and is in 
keeping with the applicable policies of the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? This application allows for more housing and 
employment opportunities with access to alternative transportation modes and enables 
more efficient use of existing infrastructure. 

 Why does this matter? This application supports additional housing choice for varying 
income levels within close proximity to transit and employment opportunities, and 
contributes to vibrancy and supports improvements to public amenities at a TOD site. 

 Amendments to the Albert Park/Radisson Heights Area Redevelopment Plan (ARP) are 
required to accommodate this proposal. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this application. 
 
DISCUSSION  
The site is the current location of the Franklin LRT Station Park ‘n’ Ride south lot. As noted in 
the Applicant Submission (Attachment 3), this policy and land use amendment would facilitate 
redevelopment into multi-residential housing at a variety of heights (6 to 26 storeys) which 
includes non-market housing and may also include commercial development. No development 
permit has been submitted at this time.  
 
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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Administration recommends forwarding this application to the 2024 November 12 Public 
Hearing of Council as the evaluation of City-owned land for development into non-market 
housing is prioritized as per Home is Here: The City of Calgary's Housing Strategy.  
 
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 respective community association was appropriate. In response, 
the applicant created a dedicated engagement webpage, added temporary street signs, had 
digital ads at transit stations and sent mail to community members. The public was encouraged 
to participate through an engagement webpage and online survey. The applicant met with the 
Albert Park/Radisson Heights Community Association on 2023 September 19 and again on 
2024 August 7. The Applicant Outreach Summary can be found in Attachment 4.  
 
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 also sent to 
adjacent landowners.  
 
Administration received two letters of opposition. The majority of concerns were around the loss 
of parking for commuters who currently use the south park and ride facility to access public 
transit.  
 
The Albert Park-Radisson Heights Community Association provided a letter of opposition on 
2024 July 3 (Attachment 5), identifying the following concerns:  
 

 the proposed land use height of 26 storeys / 90 metres; 

 increase in traffic congestion on Radcliffe Drive and 28 Street SE especially during 
school drop off and pick up times; and  

 infrastructure capacity.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate as it meets the goals of the MDP to increase density 
near transit and to provide housing diversity near the LRT station. The building height and 
massing, parking, upgrades to key pedestrian and cycling routes, and connections to the LRT 
station will be reviewed at the development permit stage.  
 
Following Calgary Planning Commission, notifications for a Public Hearing Meeting of Council 
for the policy and land use amendment will be posted on-site and mailed out to adjacent 
landowners. In addition, Commission’s recommendation and the date of the Public Hearing will 
be advertised.   
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0155
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IMPLICATIONS  
 
Social 
The proposal provides for a variety of housing choices in mixed-use and multi-residential 
building forms and accommodates housing needs within a convenient walkable distance to 
transit and local services. The inclusion of market and below-market housing will meet the 
needs of a diversity of household incomes.  
 
Environmental 
Increasing density by having more people live near the primary transit network helps achieve 
the goal of zero carbon neighbourhoods contained in the Calgary Climate Strategy – Pathways 
to 2050. Opportunities to enhance the development on this site with applicable climate 
strategies have been shared with the applicant and will be reviewed at a development permit 
stage.  
 
Economic 
The proposal enables a greater variety of housing choice to accommodate a diversity of 
incomes, supports business by increasing the population close to a commercial area, and 
provides employment opportunities within the community of Albert Park/Radisson Heights. 
Redevelopment of the site makes more efficient use of existing infrastructure while increasing 
density near a transit station.  
 
Service and Financial Implications 
Approximately 290 parking stalls would no longer be available for use at the south Franklin Park 
‘n’ Ride location. However, there is adequate parking at other Park ‘n’ Ride locations along the 
Blue Line. The opportunity to provide a minimum of 200 new dwelling units that are a mix of 
market and non-market housing units meets Council’s direction from the Municipal Development 
Plan, Transit Oriented Development Policy Guidelines and Calgary’s housing and climate 
strategies.  
 
RISK 
There are no known risks associated with this application. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Amendments to the Albert Park/Radisson Heights Area Redevelopment Plan 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Albert Park/Radisson Heights and is currently the 
Franklin C-Train bus loop and south Park ‘n’ Ride facility. A second Park ‘n’ Ride facility is 
located on the north side of Memorial Drive SE. The site is bounded by Memorial Drive SE to 
the northwest and by Radcliffe Drive SE to the east. The site contains an ENMAX substation at 
the northwest corner which provides power to the northeast LRT line. The ramp to the 
pedestrian overpass to Franklin LRT Station is on the northwest side of the site and there is also 
a potable water line running along the east side of the site.  
 
The subject site is approximately 2.03 hectares (5.02 acres). Surrounding development is 
characterized by Industrial – Business (I-B), Commercial – Neighbourhood 2 (C-N2) and 
Commercial – Corridor 3 (C-COR3) Districts to the north across Memorial Drive SE. The Grace 
Baptist Church designated Special Purpose – Community Institution (S-CI) District is adjacent to 
the southwest and low-density residential areas designated Residential – Grade-Oriented Infill 
(R-CG) District are located adjacent to the northeast and further to the south. A park is located 
approximately 35 metres (a one-minute walk) to the south. A commercial area designated 
Commercial – Community 1 (C-C1) District including a pharmacy, medical clinic, salon and 
restaurants is located approximately 450 metres (a six-minute walk) to the northeast of the site. 
There are four schools to the east of the site: 
 

 Radisson Park School is approximately 57 metres (a one-minute walk); 

 Sir Wilfrid Laurier School is approximately 500 metres (an eight-minute walk); 

 Holy Family School is approximately 550 metres (a nine-minute walk); and  

 Father Lacombe School is approximately 800 metres (a 13-minute walk).  
 

Community Peak Population Table 
 
As identified below, the community of Albert Park/Radisson Heights reached its peak population 
in 2019. 
 

Albert Park/Radisson Heights 

Peak Population Year 2019 

Peak Population 6,997 

2019 Current Population 6,997 

Difference in Population (Number) 0 

Difference in Population (Percent) 0.0% 

Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Albert Park/Radisson Heights Community Profile. 

 
  

https://www.calgary.ca/communities/profiles/albert-park-radisson-heights.html
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Location Maps  
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Previous Council Direction 
 
Home is Here, The City of Calgary’s Housing Strategy 2024-2030, was approved on 2023 
September 16. Redeveloping City-owned land around LRT stations for non-market housing 
aligns with the Housing Strategy’s vision where everyone in Calgary has an affordable place to 
call home. The 2024 Progress Update indicated that the project to advance transit-oriented 
development at Franklin Station is underway and supported through Housing Accelerator 
Funding. 
 
RouteAhead is a 30-year plan that provides direction for planning and investing in transit in 
Calgary. On 2023 July 04, Council approved updates to RouteAhead which includes station 
area integration by encouraging and supporting transit-oriented development on lands closest to 
LRT stations. 
 

Planning Evaluation 
 
Land Use 
The existing land use is the Special Purpose – City and Regional Infrastructure (S-CRI) District 
which is intended for uses operated by the federal, provincial and municipal levels of 
government including infrastructure and utility facilities, and facilities and systems for public 
transportation.  
 
The proposed Mixed Use – General (MU-1) District is a mixed use designation characterized by 
street-oriented buildings with either residential or commercial uses on the ground floor. It allows 
for the flexibility to accommodate a mix of residential and commercial uses, only residential, or 
only commercial uses in a development. The District has rules for building stepbacks from 
property lines, which provide for visual separation between the podium of the building to reduce 
the bulk of a high density building when viewed from the street.  
 

https://www.calgary.ca/content/dam/www/csps/cns/documents/affordable-housing/calgary-housing-strategy-2024-progress.pdf
https://engage.calgary.ca/routeahead#:~:text=Project%20update%20%2D%20July%202023,prioritization%20list%2C%20please%20click%20here
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The proposed MU-1h90 District has a height modifier which would allow for a maximum building 
height of 90 metres (approximately 26 storeys). This height modifier corresponds to the 
proposed maximum height as indicated in the draft Building Scale map of the draft East Calgary 
International Avenue Communities Local Area Plan which identifies this site as High Scale (up 
to 26 storeys). 
 
Administration has reviewed the context and applicability of the proposed MU-1h90 District and 
determined it to be appropriate for this location as it offers the flexibility to construct multi-
residential, commercial, or mixed use development in close proximity to services, jobs and an 
existing Transit LRT station.  
 
Development and Site Design  
If approved by Council, the applicable land use policies and the rules of the proposed MU-1 
District along with the proposed amendments to the policies in the Albert Park/Radisson Heights 
Area Redevelopment Plan (ARP) will provide guidance for the future redevelopment of this site 
including appropriate uses, height and building massing, landscaping and parking.  
 
Given the specific context of this site, additional items that will be considered through the 
development permit process include, but are not limited to: 
 

 providing a compatible interface with existing and future development in the area; 

 ensuring a high quality building design and public realm; 

 enhancing pedestrian and wheeling connections and private open spaces located on site 
and connecting to adjacent amenities; 

 mitigating shadowing, overlook, and privacy concerns on adjacent properties and open 
spaces; and  

 potential inclusion of commercial or business uses. 
 
Transportation 
Pedestrian access to this site is provided by sidewalks/pathways along the north boulevard of 
Radcliffe Drive SE. The pedestrian overpass north of the site provides access to the Franklin 
LRT Station and across Memorial Drive to the commercial area to the north.  
 
The site is well connected to the existing greater Always Available for All Ages and Abilities (5A) 
Network. Radcliffe Drive/28 Street SE has an existing on-street bikeway connecting 17 Avenue 
SE BRT corridor and the Bow River pathway system to the south, as well as 40 Street SE 
bikeway to the east. Existing pathway access at the northwest corner of the site connects 
cyclists to the on-street bikeway on 26 Street SE.  
 
The site is well served by Calgary Transit buses and the LRT Blue Line. The Franklin LRT 
Station is located immediately north of the site, approximately 25 metres (a one-minute walk). A 
bus loop serves two bus routes (155 West Dover/Forest Lawn) and 440 (Chateau 
Estates/Franklin Station) and provides a replacement shuttle when the LRT is down. A more 
compact bus loop is anticipated to be part of a future development permit application.  
 
Vehicular access is available from Radcliffe Drive SE via a large wide split driveway. The future 
driveway access will be located and designed to minimize conflicts with the pedestrian/cycling 
facilities along north boulevard of Radcliffe Drive SE, and to shorten crossing distances as much 
as possible at the Development Permit stage. 
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The site is located within the Residential Parking Zone DD. There is no parking adjacent to the 
site along the north boulevard. The opposite side is restricted to 30 minutes for short stay 
access pick-up/drop off for school children.  
 
The south Franklin Park ‘n’ Ride currently accommodates approximately 290 parking stalls for 
commuters using the LRT, which will not be replaced with a future development. The south and 
north Park ‘n’ Ride lots operate at varying capacity. There is adequate parking at other park and 
ride locations on the Blue Line, including Whitehorn which has approximately 550 stalls 
available each weekday. Council-approved policy provides direction for redeveloping some Park 
‘n’ Ride sites to provide more housing while maintaining adequate parking along each LRT line.  
 
A Transportation Impact Assessment (TIA) was submitted in support of the proposed land use 
redesignation. The TIA was reviewed and accepted by Administration. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, sanitary and storm sewer are available for connection from Radcliffe Drive SE. The site 
is encumbered by several public utilities, including a 750 millimetre critical water feedermain in 
the east side of the site, and existing utilities that service the Enmax substation building and the 
Franklin LRT Station. 
 
Sanitary Servicing 
A preliminary Sanitary Servicing Study was submitted in support of this application. The report 
identified segments of sanitary mains that may need to be upgraded, and a more detailed 
Sanitary Servicing Study will be required at the future development permit stage when the 
ultimate site density is known. 
 
Stormwater Servicing 
The subject site is located within the Western Irrigation District drainage catchment area and is 
subject to stormwater volume control measures. Future development must achieve a net-zero 
increase in stormwater discharge. Low Impact Development measures are recommended in the 
ultimate site design. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns 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) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment and policy amendment 
builds on the principles of the GP by promoting efficient use of land and regional infrastructure, 
and establishing strong, sustainable communities. 
Calgary International Airport Vicinity Protection Area (2009) 

The Calgary International Airport Vicinity Protection Area (AVPA) identifies the subject site as 
being located within the 25-30 NEF (Noise Exposure Forecast) Contour of the AVPA. The AVPA 
Regulation was created to ensure that only compatible land uses are developed near airport 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://www.qp.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779826414
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flight paths. The AVPA regulation establishes prohibitive uses in certain locations, identified 
within NEF areas. The proposed use is allowable within the contour area and the proposed land 
use district maximum allowable height of 90 metres was circulated to NAV Canada with their 
response indicating no impacts. Future development permits would be circulated to NAV 
Canada and the Airport Authority and reviewed against the application regulations to ensure 
compliance.   
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located in the Developed Residential - Established area as identified on Map 
1: Urban Structure of the Municipal Development Plan (MDP) and is in extremely close 
proximity to the Franklin LRT Station. The MDP (Section 2.2.1) – Vibrant and Transit-Supportive 
Mixed-Use, Activity Centres and Main Streets – encourages locating a portion of new housing 
and jobs within higher intensity, mixed use areas that are well connected to the Primary Transit 
Network. Section 2.2.2 (b) – A Transit-Supportive Land Use Framework - looks to increase 
development densities near the Primary Transit Network by targeting residential and 
employment intensities within 400 metres of transit stations and stops. 
 
The application also meets the policies contained in:  
 

 Section 2.1.1.(c) - Creating a City Attractive to People - provide greater housing choices 
in locations close to job markets and in areas well served by the Primary Transit 
Network. 

 Section 2.2.2.(e) - a Transit Supportive Land Use Framework - looks to ensure that the 
design and mix of land uses surrounding transit stops and stations support transit and 
emphasize a pedestrian oriented environment. 

 Section 2.2.5 (c) - Strong Residential Neighbourhoods - encourages higher residential 
densities in areas of the community that are more extensively served by existing 
infrastructure, public facilities and transit, appropriate to the specific conditions and 
character of the neighbourhood. 

 Section 2.3.1.(f.ii) - Housing - calls for affordable housing to locate in all areas of the city, 
with a focus on locations served by the Primary Transit Network and appropriate 
services, while avoiding an over-concentration of affordable housing in any one area. 

 
Transit Oriented Development Policy Guidelines (Non-Statutory – 2004)  
The Transit Oriented Development Policy Guidelines directs development of areas within 600 
metres of an LRT or BRT station to provide for walkable, mixed use shopping needs and 
contribute to the vibrancy, activity and pedestrian connections to the transit-supportive land 
uses. The TOD area is intended to be characterized by a mix of uses, with medium density 
residential development as the predominant use. Commercial development is intended to 
provide local access to retail area. The proposed land use meets the key policy objectives of the 
Guidelines.  
 
Calgary Climate Strategy (2022) 
Increasing density by having more people live near the primary transit network helps achieve 
the goal of zero carbon neighbourhoods contained in the Calgary Climate Strategy – Pathways 
to 2050. Opportunities to enhance the development on this site with applicable climate 
strategies have been identified and shared with the applicant including exploring ways to reduce 
greenhouse gas emissions in the operation of a future development. Policies have been 
included in the policy amendment to reflect these opportunities and the need for further 
assessment through the development permit stage. 
 
  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTKqssKKKK&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
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Home is Here: The City of Calgary’s Housing Strategy (2023) 
Administration's recommendation aligns with the policy direction of Home is Here which was 
approved by Council in September 2023 and aspires to ensure that everyone living in Calgary 
has an affordable place to call home. The strategy will also make more land available to building 
housing. This land use application proposes to redevelop a portion of the site for a transit-
oriented development including mixed-market housing targeted towards families. Franklin is 
envisioned to accommodate mixed-market housing types, where a proportion of the rental units 
will have non-market rates, and the remainder will have market rates. The specific proportion is 
yet to be determined.  The land use application aligns with Home is Here. 
 
Albert Park/ Radisson Heights Area Redevelopment Plan (Statutory – 1989) 
Map 3 of the Albert Park/ Radisson Heights Area Redevelopment Plan (ARP) identifies the site 
as a “Park ‘n’ Ride” but is not subject to specific development policies within the ARP. Given this 
application contemplates the complete redevelopment of the Park ‘n’ Ride site, a policy 
amendment to the ARP is required to support this application. 
 
The proposed policy amendments are crafted to guide future development for this site. The 
proposed policy amendments include provisions on land uses, building height and massing, 
building interfaces with a centrally located transit plaza and with the street, and enhanced 
mobility connections. The proposed policy amendments align with the draft East Calgary 
International Avenue Local Area Plan and with the City’s MDP and TOD policies of increasing 
density near transit. 
 
East Calgary International Avenue Communities Local Area Planning (Proposed) 
On 2024 September 10, Council gave first reading to the East Calgary International Avenue 
Communities Local Area Plan (LAP) which includes Albert Park/Radisson Heights and 
surrounding communities. The LAP was referred to the Calgary Metropolitan Region Board 
(CMRB) to be reviewed. If the LAP is approved by the CMRB, it will then return to Council for 
second and third readings. The proposed land use is in alignment with the applicable urban 
form category (Neighbourhood Flex with a Comprehensive Planning Site modifier) and building 
scale modifier (High Scale up to 26 storeys) for the subject site in the proposed LAP. Planning 
applications are being accepted for processing while the project is in progress, however, 
applications are reviewed using the existing legislation and Council approved policy only, 
including the existing Albert Park/Radisson Heights ARP. 

https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwiRot-dn86EAxU5JzQIHe39B3YQFnoECBgQAQ&url=https%3A%2F%2Fwww.calgary.ca%2Fcontent%2Fdam%2Fwww%2Fcsps%2Fcns%2Fdocuments%2Faffordable-housing%2Fcalgary-housing-strategy-summary-2023.pdf&usg=AOvVaw352uJuI2b9-0HXJTOlh9Mm&opi=89978449
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=BTTrsgKeyTB&msgAction=Download
https://www.calgary.ca/content/dam/www/pda/pd/documents/ecia-proposed-plan.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/ecia-proposed-plan.pdf
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Proposed Amendments to the Albert Park/Radisson 
Heights Area Redevelopment Plan 
 

1. The Albert Park/Radisson Heights Area Redevelopment Plan attached to and forming 
part of Bylaw 15P88, as amended, is hereby further amended as follows: 

 
(a) Delete existing Map 3 entitled ‘Albert Park/Radisson Heights Land Use’ and 

replace with revised Map 3 entitled ‘Albert Park/Radisson Heights Land Use’ as 
shown in Schedule ‘A’. 

 
(b) In Part 2 Land Use and Development after Section 2.1.5 Implementation, add the 

following: 
 

“2.1.6 Franklin LRT Station South Development Site 
 

The Franklin LRT Station South Development Site (as shown on Map 3) is the 
former location of the south Park ‘n’ Ride lot for the Franklin LRT Station located 
at 3734 Radcliffe Drive SE. The intent for this site is to provide for medium to 
high density multi-residential or mixed-use development adjacent to the Franklin 
LRT Station. The other Park ‘n’ Ride lot servicing Franklin LRT Station north of 
Memorial Drive NE is intended to continue operations. 

 
Policies 

 
1. Development on this site should: 

 
a)  explore mixed-use building opportunities with a range of uses on 

the ground floor facing the street; 
 
b)  provide non-market housing; 
 
c)  prioritize pedestrian and cycling infrastructure connections within 

the site, as well as to adjacent communities and Franklin Station; 
 
d)  activate existing or new park spaces; 
 
e)  strongly discourage surface parking and vehicle-oriented uses; 
 
f)  identify opportunities to incorporate cultural spaces, community 

gathering spaces, or spaces for cultural activities and 
programming; 

 
g)  identify opportunities for a transit plaza that fronts the station and 

integrates with the street; 
 
h)  not locate parking between a building and a higher activity street; 
 
i)  provide frequent entrances and windows that maximize views to 

and from the street; 
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j)  use building articulation to provide a well-defined, continuous 

street wall and improve the pedestrian experience using varied 
texture, high-quality building materials and setbacks; 

 
k)  accommodate small variations in the street wall to integrate 

amenity space; 
 
l)  be twenty-six storeys or less in height; 
 
m)  be designed to reduce the impact of wind on public space and at 

the ground floor and to optimize sunlight access to the streets and 
open spaces; 

 
n)  use variation in building heights, rooflines and massing to reduce 

building bulk, avoid long, uninterrupted building frontages and 
create architectural interest; 

 
o)  may limit building mass above the street wall to provide separation 

between adjacent development and maximize exposure to natural 
light; 

 
p)  provide appropriate tower separation to maximize exposure to 

natural light where multiple towers are built on-site or where 
development is adjacent to a site that contains a tower; 

 
q)  be designed to incorporate publicly-accessible amenity spaces at 

ground level to enhance public space; and 
 
r)  ensure publicly accessible amenity space is designed to support 

moderate to high volumes of pedestrians.” 
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SCHEDULE A 
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Applicant Submission 
 

 



CPC2024-1063 

Attachment 3 

CPC2024-1063  Attachment 3  Page 2 of 4 
ISC:UNRESTRICTED 

 
 



CPC2024-1063 

Attachment 3 

CPC2024-1063  Attachment 3  Page 3 of 4 
ISC:UNRESTRICTED 

 
 



CPC2024-1063 

Attachment 3 

CPC2024-1063  Attachment 3  Page 4 of 4 
ISC:UNRESTRICTED 

 



CPC2024-1063 

Attachment 4 

CPC2024-1063  Attachment 4  Page 1 of 6 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
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Community Association Response 
 
2024 July 03 
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