
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

October 31, 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 17

5. CONSENT AGENDA

5.1 DEFERRALS AND PROCEDURAL REQUESTS
None

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


5.2 Land Use Amendment in Killarney/Glengarry (Ward 8) at 2627 – 31 Street SW, LOC2024-
0206, CPC2024-1151

5.3 Land Use Amendment in Taradale (Ward 5) at 31 Tararidge Drive NE, LOC2024-0151,
CPC2024-1161

5.4 Land Use Amendment in Highland Park (Ward 4) at 448 – 36 Avenue NW, LOC2024-0216,
CPC2024-1177

5.5 Street Names in Ricardo Ranch (Ward 12), SN2024-0003, CPC2024-1186

6. POSTPONED REPORTS
(including related/ supplemental reports)
None

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS

7.1.1 Development Permit in Downtown Commercial Core (Ward 7) at 222 – 8 Avenue
SE, DP2024-02789, CPC2024-1163

7.1.2 Development Permit in Sunnyside (Ward 7) at 810 – 9A Street NW, DP2024-
01591, CPC2024-1168

7.2 PLANNING ITEMS

7.2.1 Land Use Amendment in Manchester Industrial (Ward 9) at 423 – 58 Avenue SE,
LOC2024-0105, CPC2024-1143

7.2.2 Policy and Land Use Amendment in Cliff Bungalow (Ward 8) at 537 – 20 Avenue
SW, LOC2024-0041, CPC2024-1108

7.2.3 Land Use Amendment in Banff Trail (Ward 7) at 2371 – 20 Avenue NW, LOC2024-
0188, CPC2024-1158

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 17, 2024, 1:00 PM 

IN THE COUNCIL CHAMBER 

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

 

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 Gordon, Commissioner Hawryluk, Commissioner Small, and Director 
Goldstein 

Absent from Roll Call: Commissioner Pollen and Commissioner Weber  

2. OPENING REMARKS 

Chair Goldstein provided opening remarks and a traditional land acknowledgment. 

3. CONFIRMATION OF AGENDA 

Moved by Director Mahler 

That the Agenda for today’s meeting be amended by adding Item 8.1, Procedural 
Request - Schedule a Calgary Planning Commission meeting on 2024 November 7 in 
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the Engineering Traditions Boardroom, CPC2024-1185, as an Item of Urgent Business 
to be dealt with following the Confirmation of Minutes. 

MOTION CARRIED 
 

Moved by Commissioner Hawryluk 

That the Agenda for today's meeting be amended by moving Items 7.2.4, Policy and 
Land Use Amendment in Bankview (Ward 8) at 2303 – 16A Street SW, LOC2024-0111, 
CPC2024-0991 and 7.2.9, Land Use Amendment in Southview (Ward 9) at 2715 – 19 
Avenue SE, LOC2024-0180, CPC2024-1100 onto the Consent Agenda. 

MOTION CARRIED 
 

Moved by Director Mahler 

That the Agenda for the 2024 October 17 Regular Meeting of the Calgary Planning 
Commission be confirmed, as amended. 

MOTION CARRIED 
 

3.1 DECLARATIONS - CONFLICT OF INTEREST 

Commissioner Small declared a conflict of interest with respect to Item 7.2.2.  

4. CONFIRMATION OF MINUTES 

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2024 
October 03 

Moved by Commissioner Campbell-Walters 

That the Minutes of the 2024 October 3 Regular Meeting of the Calgary Planning 
Commission be confirmed. 

MOTION CARRIED 

Commission then dealt with Item 8.1. 

5. CONSENT AGENDA 

This Item was dealt with following Item 8.1. 

Moved by Commissioner Gordon 

That the Consent Agenda be approved, as corrected: 

5.1 DEFERRALS AND PROCEDURAL REQUESTS 

None 

5.2 Land Use Amendment in Shaganappi (Ward 8) at 3011 – 12 Avenue SW, 
LOC2024-0189, CPC2024-1084 
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7.2.4 Policy and Land Use Amendment in Bankview (Ward 8) at 2303 – 16A Street 
SW, LOC2024-0111, CPC2024-0991 

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

A Revised Attachment 1 was distributed with respect to Report CPC2024-
1100. 

MOTION CARRIED 
 

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

Moved by Commissioner Small 

That with respect to Report CPC2024-1099, the following amendment be 
approved: 

That Attachment 2 be amended to delete Conditions 4 and 5 in their entirety. 

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

MOTION CARRIED 
 

Moved by Councillor Carra 

That with respect to Report CPC2024-1099, the following be approved, after 
amendment: 

That the 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 (Amended 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. 

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

MOTION CARRIED 
 

6. POSTPONED REPORTS 

None 
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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 

A presentation entitled "LOC2024-0112 /CPC2024-1062 Policy and Land 
Use Amendment" was distributed with respect to Report CPC2024-1062. 

Moved by Commissioner Small 

That with respect to Report CPC2024-1062, the following be approved: 

That the 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. 

For: (5): Director Mahler, Councillor Carra, Commissioner Campbell-
Walters, Commissioner Hawryluk, and Commissioner Small 

Against: (2): Councillor Dhaliwal, and Commissioner Gordon 

MOTION CARRIED 
 

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

Commissioner Small declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2024-0615. 

Commissioner Small left the meeting at 1:54 p.m. and returned at 2:06 
p.m. after the vote was declared. 

A presentation entitled "LOC2023-0127 / CPC2024-0615 Policy and Land 
Use Amendment" was distributed with respect to Report CPC2024-0615. 

Moved by Commissioner Hawryluk 

That with respect to Report CPC2024-0615, the following be approved: 

That the 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 
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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). 

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

MOTION CARRIED 
 

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

A presentation entitled " LOC2024-0178 / CPC2024-0112 Land Use 
Amendment" was distributed with respect to Report CPC2024-1112. 

Moved by Commissioner Gordon 

That with respect to Report CPC2024-1112, the following be approved: 

That the 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). 

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

MOTION CARRIED 
 

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

This Item was dealt with on the Consent Agenda. 

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

The following documents were distributed with respect to Report 
CPC2024-1086: 

 Revised Attachment 2; and 

 A presentation entitled "LOC2023-0297 / CPC2024-1086 Land 
Use Amendment". 

Moved by Commissioner Campbell-Walters 
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That with respect to Report CPC2024-1086, the following be approved, 
after amendment: 

That the 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 
(Revised Attachment 2). 

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

MOTION CARRIED 
 

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

Moved by Commissioner Gordon 

That with respect to Report CPC2024-1079, the following be approved: 

That the 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). 

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

MOTION CARRIED 
 

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

Moved by Commissioner Small 

That with respect to Report CPC2024-1087, the following be approved: 

That the 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). 
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For: (7): Director Mahler, Councillor Carra, Councillor Dhaliwal, 
Commissioner Campbell-Walters, Commissioner Gordon, Commissioner 
Hawryluk, and Commissioner Small 

MOTION CARRIED 
 

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

Moved by Commissioner Hawryluk 

That with respect to Report CPC2024-1047, the following be approved: 

That the 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). 

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

MOTION CARRIED 
 

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

This Item was dealt with on the Consent Agenda. 

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

A presentation entitled "LOC2024-0135 / CPC2024-1101 Land Use 
Amendment" was distributed with respect to Report CPC2024-1101. 

Moved by Commissioner Hawryluk 

That with respect to Report CPC2024-1101, the following be approved: 

That the 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. 

For: (7): Director Mahler, Councillor Carra, Councillor Dhaliwal, 
Commissioner Campbell-Walters, Commissioner Gordon, Commissioner 
Hawryluk, and Commissioner Small 
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MOTION CARRIED 
 

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

A presentation entitled "LOC2024-0109 / CPC2024-1136 Land Use 
Amendment" was distributed with respect to Report CPC2024-1136. 

Moved by Commissioner Campbell-Walters 

That with respect to Report CPC2024-1136, the following be approved: 

That the 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). 

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

MOTION CARRIED 
 

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

The following documents were distributed with respect to Report 
CPC2024-1120: 

 Revised Cover Report; and 

 A presentation entitled "LOC2024-0196 / CPC2024-1120 Land 
Use Amendment". 

Jeff Dyer and Lori Van Rooijen (applicants) answered questions of 
Commission with respect to Report CPC2024-1120. 

Moved by Commissioner Campbell-Walters 

That with respect to Revised Report CPC2024-1120, the following be 
approved, after amendment: 

That the 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 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. 
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For: (7): Director Mahler, Councillor Carra, Councillor Dhaliwal, 
Commissioner Campbell-Walters, Commissioner Gordon, Commissioner 
Hawryluk, and Commissioner Small 

MOTION CARRIED 

Commission recessed at 3:12 p.m. and reconvened at 3:45 p.m. with 
Chair Goldstein in the Chair. 

ROLL CALL 

Director Mahler, Commissioner Campbell-Walters, Commissioner 
Gordon, Commissioner Hawryluk, Commissioner Small, and Director 
Goldstein 

Absent from Roll Call: Councillor Carra, Councillor Dhaliwal, 
Commissioner Pollen, and Commissioner Weber 

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

The following documents were distributed with respect to Report 
CPC2024-1078: 

 Revised Attachment 2; and 

 A presentation entitled "LOC2024-0016 / CPC2024-1078 Land 
Use Amendment and Outline Plan". 

Councillor Carra (Remote Member) joined the meeting at 3:47 p.m. 

Councillor Dhaliwal (Remote Member) joined the meeting at 4:01 p.m. 

Moved by Commissioner Small 

That with respect to Report CPC2024-1078, the following amendment be 
approved: 

That Attachment 2 be amended by deleting Condition of Approval 48 in its 
entirety and replacing with the following: 

“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 if provided or from the other 
adjacent street if a lane is not provided.” 

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

MOTION CARRIED 
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Moved by Commissioner Gordon 

That with respect to Report CPC2024-1078, the following be approved, 
after amendment: 

That the 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 (Amended Attachment 2). 

That the 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. 

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

MOTION CARRIED 
 

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

A presentation entitled "LOC2024-0159 Land Use Amendment" was 
distributed with respect to Report CPC2024-1133. 

Councillor Carra (Remote Member) left the meeting at 4:11 p.m. 

Moved by Commissioner Small 

That with respect to Report CPC2024-1133, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.06 hectares ± 
(0.14 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. 

For: (6): Director Mahler, Councillor Dhaliwal, Commissioner Campbell-
Walters, Commissioner Gordon, Commissioner Hawryluk, and 
Commissioner Small 
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MOTION CARRIED 
 

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

A presentation entitled "LOC2023-0215 / CPC2024-1115 Land Use 
Amendment" was distributed with respect to CPC2024-1115. 

By General Consent, this Item was postponed to the Call of the Chair. 

Commission then dealt with Item 7.2.16. 

Commission returned to this Item following Item 7.2.16. 

Moved by Commissioner Gordon 

That with respect to Report CPC2024-1115, the following amendment be 
approved: 

That Attachment 2 be amended as follows: 

1. Amend Section 4, Permitted Uses, to read as follows: 

“Permitted Uses 

4 (1) The permitted uses of the Industrial – General (I-G) District 
of Bylaw 1P2007 are the permitted uses in this Direct Control 
District. 

   (2) The following uses are permitted uses if they are located 
within existing approved buildings: 

(a)        Artist’s Studio;  

(b)        Financial Institution; 

(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.” 

2. Amend Section 5, Discretionary Uses, to read as follows: 

“Discretionary Uses 

5 (1) Uses listed in Section 4(2) are discretionary uses if they 
are located in new proposed buildings or proposed additions to 
existing buildings. 
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   (2) 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." 

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

MOTION CARRIED 
 

Moved by Director Mahler 

That with respect to Report CPC2024-1115, the following be approved, 
after amendment: 

That the 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 (Amended Attachment 2). 

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

MOTION CARRIED 

Commission then dealt with Item 11. 

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

This Item was dealt with following the postponement of Item 7.2.15. 

The following documents were distributed with respect to Report 
CPC2024-1063: 

 Revised Attachment 2; and 

 A presentation entitled "LOC2024-0155 / CPC2024-1063 Policy 
and Land Use Amendment". 

Chris Andrew and David Couroux (applicants) answered questions of 
Commission with respect to Report CPC2024-1063. 

Moved by Commissioner Small 
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That with respect to Report CPC2024-1063, the following be approved, 
after amendment: 

That the Calgary Planning Commission: 

1. Forward this report (CPC2024-1063) to the 2024 November 12 
Public Hearing Meeting of Council; and 

That the 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 
(Revised 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. 

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

MOTION CARRIED 

Commission then returned to Item 7.2.15. 

7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

8.1 Procedural Request - Schedule a Calgary Planning Commission Meeting on 
2024 November 7 in the Engineering Traditions Boardroom, CPC2024-1185 

This Item was dealt with following Confirmation of Minutes. 

Moved by Director Mahler 

That the Calgary Planning Commission schedule a Calgary Planning 
Commission Meeting on 2024 November 7 in the Engineering Traditions 
Committee Room. 

MOTION CARRIED 

Commission then dealt with the Consent Agenda. 

9. CONFIDENTIAL ITEMS 

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

None 

9.2 URGENT BUSINESS 
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None 

10. BRIEFINGS 

None 

11. ADJOURNMENT 

This Item was dealt with following Item 7.2.15. 

Moved by Director Mahler 

That this meeting adjourn at 5:23 p.m. 

MOTION CARRIED 

The following Item has been forwarded to the 2024 November 12 Public Hearing 
Meeting of Council: 

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

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

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 

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

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

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

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

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

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

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

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



Item # 4.1
 

 

 
Unconfirmed Minutes 2024 October 17  Page 15 of 15 

ISC: UNRESTRICTED 

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

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

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

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

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

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

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

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

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

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held 
on 2024 October 31 at 1:00 p.m. 

CONFIRMED BY COMMISSION ON 

 
 

   

CHAIR  CITY CLERK 
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Land Use Amendment in Killarney/Glengarry (Ward 8) at 2627 – 31 Street SW, 
LOC2024-0206 

 

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 2627 – 31 Street SW (Plan 1855W, Block 3B, Lots 7 and 8) from 
Direct Control (DC) District to Residential – Grade-Oriented Infill (R-CG) District. 

 
HIGHLIGHTS 

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

 The proposal represents an appropriate density increase of a residential site, allows 
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 Residential – Grade-Oriented Infill 
(R-CG) District would allow for greater housing choice within the community and more 
efficient use of existing infrastructure and nearby amenities. 

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

 A development permit for a Single Detached Dwelling, Secondary Suite, Accessory 
Residential Building and Backyard Suite 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 southwest community of Killarney/Glengarry was 
submitted by Andison Residential Design on behalf of the landowners, Jason Hastie and Gina 
Thornton, on 2024 August 16. A development permit (DP2024-05301) to add a secondary suite 
in the basement and a backyard suite attached to a garage was submitted on 2024 July 18 and 
is under review. 
 
The 0.06 hectare (0.14 acre) mid-block parcel is located on 31 Street SW, five blocks east of the 
Glenbrook Shopping Centre. Surrounding development includes two-storey semi-detached 
development immediately to the north, and single detached bungalows to the east, west and 
south.  
 
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 reached out to the Killarney-Glengarry Community Association (CA) and 
neighbouring property owners. 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 opposition and two letters of support from the public. The 
letter of opposition included concerns regarding the list of allowable uses in the R-CG District, 
such as rowhouses and townhouses, given the applicant's stated intent to develop a single-
detached dwelling with a secondary suite and a detached garage with a backyard suite.  
 
The letters of support noted general support for the change in land use for the intention of 
developing a backyard suite and secondary suite on the subject site. 
 
The CA did not provide any comments. Administration followed up with the Community 
Association and no response was received.  
 
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 is currently being reviewed 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 R-CG District would support a wider range of housing types than the existing 
Direct Control (DC) District (Bylaw 28D91), and better accommodate the housing needs of 
different age groups, lifestyles, and demographics. 
 
Environmental 
The application does not include any actions that specifically address the objectives of the 
Climate Resilience Strategy – Pathways to 2050. Further opportunities to align future 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0206
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development on this site with applicable climate strategies are being explored and encouraged 
through the development permit review. 
 
Economic 
The application would allow development up to four dwelling units with the option to include 
secondary suites and/or backyard suites which may result in 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 proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. 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 parcel is located in the southwest community of Killarney/Glengarry along 31 Street 
SW. The parcel is approximately 0.06 hectares (0.14 acres) in size measuring approximately 15 
metres wide and 36 metres deep. The laned parcel is located mid-block and is currently 
developed with a single detached dwelling and a detached garage.  
 
Surrounding development is primarily characterized by a mix of single and semi-detached 
residential buildings of one to two storeys with some rowhouse and multi-family developments in 
the area. Directly north is a semi-detached dwelling. Within 200 metres (a three-minute walk) 
southwest of the subject site is a commercial development located on a parcel designated as 
Commercial – Neighbourhood 1 (C-N1) District. The subject site is located within 250 metres (a 
three-minute walk) from Killarney School (Grades K-6), and within 600 metres (about a seven-
minute walk) from Holy Name School (Grades K-6) and the Glendale and Glenbrook Shopping 
Centres. 
 

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

Killarney/Glengarry 

Peak Population Year 2019 

Peak Population 7,685 

2019 Current Population 7,685 

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 
Killarney/Glengarry Community Profile 
 

  

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

Planning Evaluation 
 
Land Use  
The subject parcel is currently designated as a Direct Control (DC) District (Bylaw 28Z91), 
which is based on the R-2 Residential Low Density District of Land Use Bylaw 2P80. This DC 
accommodates low density development in the form of single detached, semi-detached and 
duplex dwellings. With this current designation, the subject parcel can accommodate a 
maximum building height of 10 meters and a maximum density of two dwelling units. Secondary 
suites and backyard suites are not listed uses within the Direct Control District as these uses 
were not included in the 2P80 Land Use Bylaw. 
 
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for a broader range of 
low-density housing forms such as single detached, semi-detached, duplex dwellings, 
townhouses and rowhouses. The R-CG District allows for a maximum height of 11 metres and a 
maximum density of 75 dwelling units per hectare. Based on the parcel area of the subject site, 
this would allow for up to four dwelling units.  
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-CG District and do not count towards allowable density. The parcel would 
require 0.5 parking stalls per dwelling unit and per secondary suite. 
 
  

file:///C:/Users/ENUTTER/Downloads/1991z28%20(1).pdf
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Development and Site Design  
The rules of the proposed R-CG 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: 
 

 interface with the lane; 

 building massing and relationship with the adjacent residential parcels to the east; and 

 mitigating shadowing, overlooking and privacy concerns 
 
Transportation  
The subject site is located along 31 Street SW, which is classified as a Residential Street, and 
in close proximity to 26 Avenue SW, which is classified as a Collector Road.  
 
Pedestrian connectivity in the neighborhood is provided through the existing sidewalks on 31 
Street SW, and on 26 Avenue SW, which provides access to the greater area.   
  
The site is served by the cycling infrastructure of the Always Available for All Ages & Abilities 
(5A) Network, with an existing on-street bikeway along 26 Avenue SW, which connects west to 
the 37 Street SW pathway and the greater 5A Network. On-street improvements are taking 
place along 26 Avenue SW for all users, including cycling and pedestrian, through the 26 
Avenue Mobility Improvement Project.  
 
The proposed development is located within close proximity to transit service with the 
east/westbound Route 6 (Killarney/26 Av SW) transit stops located within 175 metres of the site 
(about a three-minute walk) on 26 Avenue SW. The northbound MAX Teal transit stop is located 
within 600 metres (a seven-minute walk) on 37 Street SW. 
 
Vehicular access to the subject site is anticipated to be provided from the rear lane. On-street 
parking is available on 31 Street SW with no current parking restrictions. 
 
Environmental Site Considerations 
No environmental concerns were noted and not reports were required for this land use 
application. 
 
Utilities and Servicing 
Water and sanitary servicing are available for connection adjacent to the subject site from 31 
Street SW. Storm connection is not available adjacent to the subject 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 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 established communities to 
make more efficient use of existing infrastructure, public amenities, and transit. Such 
development is intended to occur in a form and nature that respects the scale and character of 
the neighbourhood context. The proposal is in keeping with relevant MDP policies as the R-CG 
District provides development that that is sensitive to existing residential development 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 are being explored and encouraged through the development 
permit review. 
 
Westbrook Communities Local Area Plan (Statutory – 2023):  
The Westbrook Communities Local Area Plan (LAP) identifies the subject site as being part of 
the Neighbourhood Local urban form category (Map 3: Urban Form) with a Limited building 
scale modifier (Map 4: Building Scale), which allows for up to three storeys. Neighbourhood 
Local areas are characterized by a range of housing types and home-based businesses. The 
Limited building scale modifier includes a broad range of ground-oriented building forms, 
including single-detached, semi-detached, rowhouses, townhomes, stacked townhomes, mixed-
use buildings, commercial and some industrial buildings. The proposed land use amendment is 
in alignment with the 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://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
 
2024 September 11 
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Land Use Amendment in Taradale (Ward 5) at 31 Tararidge Drive NE,  
LOC2024-0151 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.04 hectares ± (0.09 
acres ±) located at 31 Tararidge Drive NE (Plan 8310469, Block 3, Lot 102) from 
Residential – Low Density Mixed Housing (R-G) District to Direct Control (DC) District to 
accommodate a Child Care Service, 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 Child Care Service in addition to the uses 
already allowed (e.g. rowhouse and townhouse buildings, duplex and semi -detached 
dwellings, single-detached dwellings and secondary suites).  

 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 Saddle Ridge Area Structure Plan (ASP).  

 What does this mean to Calgarians? The proposed DC District would allow for an 
additional use that is an essential service and a community amenity.  

 Why does this matter? Child care services being integrated into communities leads to 
more convenient lives for Calgarians and supports positive social and economic 
outcomes.  

 A development permit for a child care service facility has been submitted and is under 
review.  

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the northeast community of Taradale was submitted by SAAD Day Home on 
behalf of the landowners, Mobi Ahmad Ali and Nabiha Sadiq on 2024 June 3. A development 
permit (DP2024-03922) for a child care service for 33 children was also submitted on 2024 June 
3 and is currently under review. As noted in the Applicant Submission (Attachment 3).  
 
The approximately 0.03 hectare (0.09 acre) parcel is located at 31 Tararidge Drive NE. The site 
is currently developed with a single detached dwelling and a detached garage accessed from 
the rear laneway. The proposed DC District would allow for a child care service within the 
building as an additional discretionary use. The subject site is within walking distance of several 
community park spaces to the north and east. The site is well serviced by Calgary Transit with 
Route 303 (MAX Orange Brentwood/Saddleridge) and Route 23 (52 St E) located within 500 
metres (an eight-minute walk) west of the subject 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 contacted their immediate neighbours and introduced their proposal. The applicant 
provided details included in the Applicant Outreach Summary (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 this time of writing this report.  
 
No comments from the Taradale Community Association were received. Administration 
contacted the Community Association to follow up and no response was received.  
 
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 child care service to be located within a residential 
community at a scale that fits with the neighbourhood. Child care is essential to creating 
complete communities and accommodating the needs of parents and caregivers.  
 
Environmental  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to align future development on this site with 
applicable climate resilience strategies will be explored and encouraged through the 
development permit.  
 
Economic  
The proposed land use amendment would allow for a child care service within the residential 
community of Taradale. Child care is an essential service that allows parents and caregivers to 
more effectively participate in the labour force and provides employment opportunities for staff 
of the business. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0151
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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. 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 northeast of community of Taradale on the corner of Tararidge 
Drive NE and Tararidge Place NE. The parcel is approximately 0.04 hectares (0.09 acres) and 
approximately 11 metres wide and 33 metres deep. The subject parcel is currently developed 
with a single detached dwelling and a detached garage accessed from the rear lane.  
 
Surrounding development is characterized by single detached dwellings, designated Residential 
– Low Density Mixed Housing (R-G) District. Parcels designated Residential – Low Density 
Multiple Dwelling (R-2M) District are located southwest of the subject site and a commercial 
area designated as Commercial – Community 1 (C-C1) District is located neighboring the R-2M 
parcels. Multiple parcels designated Special Purpose – School, Park and Community Reserve 
(S-SPR) District are within 500 metres (an eight-minute walk) of the site. 
 
The subject site is 600 metres (an eight-minute walk) south of Our Lady of Fatima School, a 
Kindergarten to Grade 6 Calgary Catholic School. The subject site is 1.2 kilometres (a 16-
minute walk) southwest from Ted Harrison School, a Grade 7 – 9 Calgary Board of Education 
School. Taralea Playground is located 500 metres (a seven-minute walk) north of the subject 
site and Falconridge Boulevard NE is located 600 metres (an eight-minute walk) west of the 
subject site.  
 

Community Peak Population Table 
 
As identified below, the community of Taradale reached its peak population in 2015. 
 

Taradale 

Peak Population Year 2015 

Peak Population 19,223 

2019 Current Population 19,026 

Difference in Population (Number) -197  

Difference in Population (Percent) -1.02% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

 
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use  
The existing R-G District is primarily for single-detached, semi-detached, duplex dwellings and 
rowhouse buildings. The R-G District allows for a maximum height of 12 metres. Secondary 
suites are permitted uses within the R-G District.    
 
The proposed Direct Control (DC) District is based on the existing Residential – Low Density 
Mixed Housing (R-G) District with the additional discretionary use of Child Care Service. The 
R-G District allows for a maximum building height of 12 metres and a variety of housing forms 
including Cottage Housing Clusters, Duplex Dwellings and Rowhouse Buildings. Secondary 
Suite is a permitted use in the R-G District.  
 
The proposed DC District would allow for residential uses consistent with surrounding 
development if the Child Care Service use is not commenced or is discontinued in the future. 
The DC District does not limit the maximum number of allowable children. The number of 
children allowed in a Child Care Service is determined at the development permit stage along 
with the Provincial licensing requirements.  
 
The Child Care Service use requires one parking stall for pick-up and drop-off for every ten 
children. No specific rate of staff parking is included in the use rules and would be evaluated as 
part of the development permit.  
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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 Child Care 
Service use within the residential context. This proposal allows for a commercial Child Care 
Service to operate while maintaining the R-CG District base. The same result could not be 
achieved through the use of a standard land use district in the Land Use Bylaw 1P2007.  
 
The proposed DC District includes a rule that would allow 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 of relaxation 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  
If approved by Council, the rules of the proposed DC District and the Child Care Service Policy 
and Development Guidelines would provide guidance for future redevelopment of the site.  
 
A discretionary use development permit is required to enable a Child Care Service for more 
than six children. Facilities that provide the temporary care or supervision of six children or less 
would be considered a Home Based Child Care – Class 1, a permitted use in all low density 
residential districts. The number of children, on-site parking stalls, location of pick-up and drop-
off stalls and outdoor play areas would be confirmed through the development permit process. 
The maximum number of children will be managed by balancing provincial licensing 
requirements for staff and outdoor play space, and visitor pick-up and drop-off stalls.  
 
Other specific issues to be addressed at the development permit stage include screening for 
any outdoor play areas, restrictions on signage in a residential area and privacy issues with the 
adjacent residential dwellings.  
 
The child care service operators will require provincial licensing and will be evaluated under 
Alberta’s Early Learning and Child Care Act.  
 
Transportation  
Pedestrian access to the site is available along Tararidge Drive NE and Tararidge Place NE.  
 
The subject site is well serviced by Calgary Transit. The subject site is 270 metres (a four-
minute walk) from Taradale Drive NE where Route 61 (Martindale) and Route 71 (Taradale) are 
located. Route 303 (MAX Orange Brentwood/Saddletowne), Route 23 (52 St E) and Route 68 
(68 St E) are located along Falconridge Boulevard NE.  
 
A Transportation Impact Assessment was not required in support of this application.  
 
Environmental Site Considerations  
No environmental concerns were identified.  
 
Utilities and Servicing  
Water, sanitary and stormwater sewer lines are available to serve future development 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. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://kings-printer.alberta.ca/1266.cfm?page=E00p1.cfm&leg_type=Acts&isbncln=9780779822249
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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)  
The subject parcel is located within the Developing Residential – Planning Greenfield with Area 
Structure Plan area, as identified on Map 1 Urban Structure in the Municipal Development Plan    
(MDP). Planned Greenfield are characterized as relatively low-density residential 
neighbourhoods containing single-family housing, smaller pockets of multi-family and locally 
oriented retail in the form of strip developments located at the edges of communities. 
 
The proposal is in keeping with relevant MDP policies. The proposed DC District allows for a 
building form that is sensitive to the existing residential development in terms of height, scale 
and massing while also encouraging complete communities by allowing for child care services 
within a residential area. 
 
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 through the development 
permit review 
 
Saddle Ridge Area Structure Plan (Statutory – 1986)  
The subject site is located within the Residential area, as identified on Map 6 Land Use Plan in 
the Saddle Ridge Area Structure Plan (ASP). The ASP identifies that a number of northeast 
residential communicated have served a significant portion of the starter home market which 
results in a higher proportion of children than in other parts of the city, thereby increasing the 
need for the type of development proposed by this application. The proposal is in keeping with 
the relevant policies of the ASP.  
 
Child Care Service Policy and Development Guidelines (Non-Statutory – 2009)  
The assessment of this application has been reviewed in accordance with the Child Care 
Service Policy and Development Guidelines, a non-statutory framework designed to guide the 
development of Child Care Services. The primary objective of this policy is to effectively 
manage the impacts of Child Care Services in low-density residential districts.  
 
Land use amendments with the proposed use of Child Care Service are reviewed against the 
site selection criteria and development guidelines. The subject parcel, along with this proposed 
DC District, aligns with the applicable site selection criteria as identified in the guidelines.  
 

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=ETTrAcsKsKW&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
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The development guidelines are intended to inform more specific site and building design 
details at the development permit review stage. This includes parking, orientation of 
access/activities within the parcel and building, window placement and privacy considerations, 
orientation and enclosure of any outdoor play areas, and signage. A preliminary review 
indicates the site’s characteristics would allow for these development guidelines to be applied 
as intended. 
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Proposed Direct Control District 
 

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

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to accommodate the additional use of child 

care service.  
 

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

Bylaw 1P2007 are the permitted uses in this Direct Control District. 
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Discretionary Uses  
5 The discretionary uses of the Residential – Low Density Mixed Housing (R-G) District 

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

 
(a) Child Care Service.  

 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Residential – Low Density Mixed Housing 

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

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission 
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Applicant Outreach Summary 
 
2024 September 20 
 

 



CPC2024-1161 

Attachment 4 

CPC2024-1161 Attachment 4  Page 2 of 2 
ISC:UNRESTRICTED 

 



Approval: M. Sklar  concurs with this report.  Author: N. Kheterpal 

 

Item # 5.4 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1177 

2024 October 31 Page 1 of 3 

 

Land Use Amendment in Highland Park (Ward 4) at 448 – 36 Avenue NW, 
LOC2024-0216 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.08 hectares ± (0.19 
acres ±) located at 448 – 36 Avenue NW (Plan 3674S Block 23 Lots 5 to 7) from Special 
Purpose – Community Service (S-CS) District to Residential – Grade-Oriented Infill (R-
CG) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for rowhouses and 
townhouses, in addition to single detached, semi-detached, duplex dwellings and 
secondary suites. 

 The proposal 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 Residential – Grade-Oriented Infill 
(R-CG) District would allow for greater housing choice within the community and more 
efficient use of existing infrastructure and nearby amenities. 

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

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 

DISCUSSION  
This application, located in the northwest community of Highland Park, was submitted by Patrick 
Churchman on behalf of the landowner, George Kamasinsky, on 2024 August 27. No 
development permit application has been submitted at this time. As indicated in the Applicant 
Submission (Attachment 2), the proposed R-CG District is intended to bring the site into 
alignment with a land use district that reflects its current and historic use. This land use 
amendment will also bring the site into alignment with the LAP as well as other neighbouring 
parcels that were redesignated R-CG as part of the citywide rezoning that went into effect on 
2024 August 06. 
 
The approximately 0.08 hectare (0.19 acre) site is located along 36 Avenue NW with no rear 
lane access. The site is currently developed with a single detached dwelling and a garage with 
front driveway access off of 36 Avenue NW. The subject site is situated approximately 40 
metres (one-minute walk) east of 4 Street NW, and approximately 575 metres (a 10-minute 
walk) west of Centre Street N. 
 
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 the respective community association was appropriate. They 
determined that as the application is intended to redesignate the parcel to a district that more 
accurately aligns with the current use of the parcel, no outreach would be undertaken. 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. 
 
No public comments were received at the time of writing this report. The Highland Park 
Community Association provided their comments indicating support for the proposal on 2024 
September 6 (Attachment 4). 
 
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 R-CG District would allow for a wider range of housing types than the existing 
land use district and may better accommodate the housing needs of different age groups, 
lifestyles and demographics. 
 
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 any future 
development stages. 
 
Economic 
The proposed land use would allow for a more efficient use of land, existing infrastructure and 
services, and provide more compact housing in the community. 
 
Service and Financial Implications 
No anticipated financial impact. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0216
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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 northwest community of Highland Park, on the north side of 36 
Avenue NW between 4 Street NW and 3 Street NW. The site is approximately 0.08 hectares 
(0.19 acres) in size and is approximately 23 metres wide by 34 metres deep. The site is 
currently developed with a single detached dwelling and a garage with front driveway access on 
36 Avenue NW. 
 
Surrounding development is characterized primarily by single detached and semi-detached 
dwellings on parcels designated as Residential – Grade-Oriented Infill (R-CG) District. James 
Fowler High School abuts the subject parcel to the west and the north.  
 
Recreation facilities and park spaces in close proximity to the site are as follows:  

 Confederation Park is approximately 100 metres (a two-minute walk) to the west;  

 Highland Park (Seasonal) Outdoor Rink is 400 metres (a six-minute walk) to the east; 
and 

 Highland Park Community Centre is 350 metres (a six-minute walk) to the east. 
 
There are two schools in close proximity to the site: 

 James Fowler High School is located to the west and shares property lines to the west 
and north with the subject parcel; and 

 Buchanan School is 650 metres (a 11-minute walk) to the east. 
 
The site is located approximately 50 metres (a one-minute walk) from a transit stop on 4 Street 
NW. Centre Street N, an Urban Main Street on the City’s Primary Transit Network, is located 
approximately 600 metres (a 10-minute walk) east of the site. 
 
Although the site has been and is currently used for residential purposes, this parcel was 
unaffected by the citywide rezoning as that did not apply to properties designated as special 
purpose districts.  
 

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

 
Highland Park 

Peak Population Year 1969 

Peak Population 4,875 

2019 Current Population 3,838 

Difference in Population (Number) -1,037 

Difference in Population (Percent) -21.27% 

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

 
Location Maps  
 

 
 

 

https://www.calgary.ca/communities/profiles/highland-park.html
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing S-CS District is primarily for education and community uses including a limited 
range of small scale public recreation facilities. This district is intended to have limited 
application to parcels that are not designated reserve pursuant to the Municipal Government 
Act.  
 
The proposed R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units 
per hectare. Based on the site area, this would allow a maximum of five dwelling units on the 
subject parcel.  
 
Secondary suites are also allowed in the R-CG District and do not count towards allowable 
density. The parcel would require 0.5 parking stalls per dwelling unit and per secondary suite. 
 
Development and Site Design 
If approved by Council, the rules of the proposed R-CG District would provide guidance for the 
future redevelopment of the site including appropriate uses, building height and massing, 
landscaping and parking.  
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No development permit application has been submitted at this time. The primary reason to 
submit the application was to establish the correct land use for the site; however, this could also 
lead to a future development permit for redevelopment purposes.  
 
Transportation  
Pedestrian access to the site is available from existing sidewalks on 36 Avenue NW, which is 
identified as a Residential Street in the Calgary Transportation Plan. 
 
An existing on-street bike route, signed and part of the current Always Available for All Ages and 
Abilities (5A) Network, is located along 3 Street NW, less than a block east of the site. In 
addition, both 4 Street NW and 36 Avenue NW are recommended on-street bikeway routes and 
part of the future 5A Network, supporting access to and from the site by alternative 
transportation modes. 
 
The area is well served by Calgary Transit. A bus stop for Route 2 (Mount Pleasant/Killarney 17 
Avenue SW) is located 50 metres (a one-minute walk) west of the parcel on 4 Street NW. Route 
2 provides transit service every 20 minutes during the peak hours. The site is also 600 metres 
(a 10-minute walk) west of Centre Street N and 250 metres (a four-minute walk) south of 40 
Avenue NW which are within the Primary Transit Network. 
 
Bus Rapid Transit (BRT) service is available approximately 600 metres (a 10-minute walk) east 
of the site via Route 300 (BRT Airport/City Centre) and Route 301 (BRT North/City Centre) on 
Centre Street N. Unrestricted on-street residential parking is available along 36 Avenue NW. 
 
A Transportation Impact Assessment was not required as part of this application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing  
Water and sanitary sewer are available to service the site from 36 Avenue NW. Storm sewer is 
not currently located adjacent to the site and a main extension at the developer’s expense may 
be required. Details of site servicing and stormwater management will be reviewed in further 
details 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 parcel is located within the Developed Residential, Established area, as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP 
policies encourage modest redevelopment with 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 R-CG District is a low-density 
residential district that provides for modest increase in density in a form that is sensitive to 
existing residential development 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 any future 
development 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 Limited building scale modifier (Map 
4: Building Scale), which allows for up to three storeys. The LAP speaks to primarily residential 
uses in the area and encourages a range of housing types. The Limited building scale policies 
within the Neighbourhood Local category notes that building forms containing three or more 
units are supported on parcels near an activity centre, on higher activity streets and where the 
parcel has a rear lane and can accommodate parking on the site. 
 
The proposed land use amendment is in alignment with 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://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
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Applicant Submission  
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Applicant Outreach Summary  
2024 August 27 
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Community Association Response 
 
2024 September 6 
 
Considering that the house on this property was built 71 years ago in 1953, then it makes perfect sense 
to change the land use designation to a residential land use (R-CG). 
 
It is noted on land use map 34c that the change will affect Lots 5,6, and 7 in Plan3674S, Block 23.  This 
change still leaves Lots 8 and 9 next door with a land use designation of S-CS.  This creates a peculiar 
anomaly.  The house on these two lots was built in 1952.  Can the City simply proceed with a land use 
change to R-CG on these two lots without an application being made by the property owner?   
 
Considering that the City recently rezoned all R-C2 to R-CG, then one would think it should be possible to 
simply fix this anomaly. 
 
Signed - D. Jeanne Kimber, Development Director, Highland Park Community Association 



 



Approval: L. McKeown concurs with this report. Author: J. Thomson 
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Street Names in Ricardo Ranch (Ward 12), SN2024-0003 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2024-1186) to the 2024 November 12 Public Hearing 
Meeting of Council; and 

 
That Calgary Planning Commission recommend that Council: 
 

2. Adopt, by resolution, the proposed street names: Argyle, Augusta, Biltmore, Bleecker, 
Bloomfield, Bond, Brick, Broad, Camden, Chambers, Church, Cork, Dauphin, Devon, 
Essex, Fitzroy, Flagler, Frith, Glebe, Hannepin, Henrietta, Little, Long, Moonlight, 
Nostalgia, Olvera, Orchard, Oxford, Princelet, Quincy, Roslyn, Saint Laurent, 
Saltmarket, Shambles, Stone, Swann, Tib, and Unionville.  

 
HIGHLIGHTS 

 This application proposes 38 new street names in the southeast community of Ricardo 
Ranch.   

 Administration recommends approval of the proposal as it complies with the Municipal 
Naming, Sponsorship and Naming Rights Policy.  

 What does this mean to Calgarians? Municipal naming of communities and streets plays 
an important role in simple and unambiguous identification for location and navigation 
within Calgary. 

 Why does this matter? The proposal will assist citizens and emergency services 
operators with navigation to and within the developing community of Ricardo Ranch by 
allowing for unique street names in the community. 

 The application is associated with an approved land use and outline plan application 
LOC2023-0207 and an approved community and street name application SN2023-0005. 

 There is no previous Council direction regarding this proposal. 
 

 
DISCUSSION  

This application, in the southeast community of Ricardo Ranch, was submitted by B&A Studios 
on behalf of Jayman Living and Telsec. The subject land is located in southeast Calgary, north 
of the Bow River, east of Deerfoot Trail, south of 112 Avenue SE and west of 88 Street SE. 
Location Maps are provided in Attachment 1.  
 
A land use amendment and outline plan application (LOC2023-0207) for the subject area was 
approved by Council at the 2024 September 10 Public Hearing The associated outline plan is 
provided in Attachment 2. 
 
There are 38 street names being proposed. The developer intends to market the area as 
Nostalgia Townlet in the community of Ricardo Ranch. In keeping with new urbanist and 
traditional neighbourhood design principles, the proposed street names are to reflect traditional 
streets from around the world. The Applicant Submission is provided in Attachment 3. 
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The proposed street names Argyle, Augusta, Biltmore, Bleecker, Bloomfield, Bond, Brick, 
Broad, Camden, Chambers, Church, Cork, Dauphin, Devon, Essex, Fitzroy, Flagler, Frith, 
Glebe, Hannepin, Henrietta, Little, Long, Moonlight, Nostalgia, Olvera, Orchard, Oxford, 
Princelet, Quincy, Roslyn, Saint Laurent, Saltmarket, Shambles, Stone, Swann, Tib, and 
Unionville are all compliant with the Municipal Naming, Sponsorship and Naming Rights Policy, 
as they are all connected to the naming theme of nostalgic and traditional streets from around 
the world.  
 
Administration has considered the relevant planning issues feedback specific to the application 
and had determined the above proposal to be appropriate.  
 
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 application, the applicant was encouraged to use the Applicant 
Outreach Toolkit to assess which level of outreach with relevant public groups was appropriate. 
Applicant-led outreach was not required for this application. 
 
City-Led Outreach 

In keeping with Administration’s practices, this application was circulated to relevant 
public/interested parties.  
 
Comments were received from Emergency Services, Addressing, Heritage and the Municipal 
Naming Policy Steward. Administration provided the following restrictions, regarding street 
“types” to be used with some of the following street names: 
 

 Camden: street types Drive and Lane shall not be used, as they conflict with names 
currently used in Rocky View County.  

 Broad: street type View shall not be used, as it sounds like Broadview Road, which is a 
street name in West Hillhurst.  

 
There is no community association for the subject area. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. Following Calgary Planning Commission, this 
application will be scheduled for decision at a future meeting of Council. 
 
IMPLICATIONS  
 
Social 

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

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
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Environmental 
There are no concerns associated with this application. 
 
Economic 

There are no concerns associated with this application. 
 
Service and Financial Implications 

No anticipated financial impact. 
 
RISK 

There are no risks associated with this application. 
 
ATTACHMENTS 

1. Location Maps 
2. Associated Outline Plan (LOC2023-0207) 
3. Applicant Submission 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Location Maps  

 

 

 

Street naming applies to area shown in red 
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Associated Outline Plan (LOC2023-0207) 
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Applicant Submission 
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Development Permit in Downtown Commercial Core (Ward 7) at 222 – 8 Avenue 
SE, DP2024-02789 

 

RECOMMENDATION: 
 

That Calgary Planning Commission APPROVE Development Permit DP2024-02789 for a 
New: Performing Arts Centre, Conference and Event Facility and Restaurant: Licensed at 
222 – 8 Avenue SE (Plan A, Block 52, Lots 1 to 38), with conditions (Attachment 2). 

 
HIGHLIGHTS 

 This development permit application proposes a new performing arts centre, conference 
and event facility and café uses as part of the Arts Commons Transformation (ACT) 
project in the Downtown Core, directly adjacent to what will be the remaining portion of 
Olympic Plaza. This application is solely for the building itself, and the facilities required 
for the functioning of it, and does not include the public realm areas that surround the 
building, as these areas will be included in the Olympic Plaza Transformation (OPT) 
project. However, this application does include, both the relocation of the Women are 
Persons! Monument and the removal of the trees from the entire Olympic Plaza site, as 
addressing tree valuation and removal comprehensively for all of Olympic Plaza was 
determined to be more appropriate than having two separate applications.    

 The development permit complies with the relevant planning policies of the Municipal 
Development Plan (MDP) for the Greater Downtown Activity Centre. 

 What does this mean to Calgarians? This application facilitates the development of a 
new performing arts centre and conference/event facility that will strengthen this eastern 
edge of the downtown core as a cultural hub and a destination for residents and visitors 
alike.  

 Why does this matter? New cultural spaces add additional opportunities for 
entertainment venues and will strengthen this cultural hub in the downtown. 

 There is no previous Council Direction regarding this proposal. 
 

DISCUSSION  
This application, in the southeast quadrant of the Downtown Core, was submitted by Hindle 
Architects on behalf of the landowner, The City of Calgary, on 2024 April 21. The subject site is 
on 7 Avenue SE, between 1 Street SE and Macleod Trail SE and it is currently occupied by 
Olympic Plaza. The proposed performing arts centre will be located on the western half of 
Olympic Plaza, directly adjacent to the Dominion Bank Building, a designated Municipal and 
Provincial Historic Resource, currently occupied by Teatro Ristorante. The facility will include a 
1,000 seat multi-purpose theatre and a smaller, 200 seat studio theatre, along with supporting 
café space and an event facility. More information can be found in the Development Permit 
Plans (Attachment 3) and Applicant Submission (Attachment 4). The proposal aligns with the 
relevant policies of the MDP. 
 
This development permit application for this new build, referred to as the ACT Expansion, forms 
the first part of the overall ACT project. The second part of ACT is the OPT project which is the 
redesign of the remaining area of Olympic Plaza. The third part of ACT is the ACT 
Modernization which is the redesign of the current Arts Commons building. There were two 
separate Development Management Agreements (DMA) initiated between The City of Calgary, 
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Arts Commons and Calgary Municipal Land Corporation (CMLC), one for the ACT Expansion 
and one for OPT. However, approval of the DMA and funding for the ACT Expansion was 
completed in 2020, with design work beginning in 2021, but the DMA for OPT was not approved 
and the project not fully funded until mid-2023. Therefore, the ACT Expansion is moving in 
advance of the OPT project. However, the anticipated timeline for completion of both the ACT 
Expansion and OPT is 2028. The ACT Modernization project will proceed once a separate DMA 
for that part of ACT has been approved and funded.   
 
As part of the review process, this application was reviewed at the pre-application stage by the 
Urban Design Review Panel (UDRP) on 2024 January 24. There were a number of concerns 
identified by UDRP. Administration worked with the applicant to make adjustments to the 
proposal as much as was feasible to address UDRP’s concerns. Administration is ultimately 
supportive of the proposal. Comments from UDRP are included as Attachment 5. 
 
A detailed planning evaluation of this application, including location maps, 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 development permit application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with 
relevant public groups and the community association was appropriate. Although there was no 
outreach conducted specifically in relation to this development permit, there was significant 
outreach undertaken in 2021 when the vision for the ACT project was first being considered. At 
that time, there were virtual, roundtable sessions held with impacted groups, meetings with the 
organizations affiliated with Arts Commons and an online public survey conducted. Please refer 
to the Applicant Outreach Summary (Attachment 6) for further details on the outreach 
conducted. 
 
City-Led Outreach 
In keeping with Administration’s standard practices, this application was circulated to relevant 
public groups, notice posted on-site and published online. 
 
Administration received thirty letters in opposition from the public. Many of the concerns 
expressed were not directly related to this application and were focused on aspects of the OPT 
project instead. However, the comments that were directly related to this application included 
the following areas of concern: 
 

 loss of green space and removal of trees; 

 the reduction in size of the current Olympic Plaza area; and 

 impacts of construction on the use and enjoyment of Olympic Plaza. 
  

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=DP2024-02789
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No comments from the Calgary Downtown Association were received. Administration 
subsequently contacted the Calgary Downtown Association, and they confirmed that they have 
no comments at this time about this proposed development. 
 
Administration considered the relevant planning issues specific to the proposed development 
and has determined the proposal to be appropriate. Following Calgary Planning Commission, 
Commission’s decision will be advertised in accordance with the Municipal Government Act. 
 
IMPLICATIONS  
 
Social 
This proposed development will enhance an area of Calgary that is already an important part of 
the city’s arts and cultural landscape. This would help Calgarians and visitors alike maintain a 
high quality of life by having additional opportunities for participating in cultural and special 
events. This would also further Calgary’s reputation as an active city by providing an additional 
facility that enables multi-purpose uses and a wide range of performances. 
 
Environmental 
The Calgary Climate Strategy – Pathways to 2050 identifies programs and actions intended to 
reduce Calgary’s greenhouse gas emissions and mitigate climate risks. This development 
permit application specifically addresses Program Pathway D: Renewable Energy – Implement 
neighbourhood-scale renewable energy projects, as district energy is being proposed as part of 
this project.   
 
Economic 
The development of this new performing arts centre is an investment in the future of this part of 
the Downtown Core and forms an integral part of the overall transformation of Olympic Plaza, 
one of the City’s primary public gathering spaces. This would also further Calgary’s reputation 
as a vibrant city with a strong sense of place and be a destination for visitors and Calgarians 
alike. 
 
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. Conditions of Approval 
3. Development Permit Plans 
4. Applicant Submission 
5. Urban Design Review Panel Comments 
6. Applicant Outreach Summary 
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Background and Planning Evaluation 
 

Background and Site Context  
 
The subject parcel for this proposed development is located in the downtown core along 7 
Avenue SE, between Macleod Trail SE and 1 Street SE. The subject parcel is approximately 
1.23 hectares (3.04 acres) in size and approximately 153 metres wide by 85 metres deep. The 
site is currently occupied by Olympic Plaza, one of the downtown core’s primary open spaces. 
 
The subject site is surrounded by a concentration of institutional, civic and cultural uses. Directly 
to the west of the site is the Telus Convention Centre. To the south of the subject site, directly 
across Stephen Avenue is Arts Commons, a multi-venue arts centre. To the east of the site is 
the City of Calgary’s Municipal Building and to the north of the site, across the LRT tracks for 
the Red and Blue LRT lines, is the Cathedral Church of the Redeemer and a 15-storey office 
building.  
 
The subject site is in very close proximity to the commercial development along Stephen 
Avenue Mall and close to the commercial uses located in East Village, approximately 300 
metres to the northeast of the subject site (a three-minute walk). The subject site itself is one of 
the primary public open spaces in Calgary’s downtown core. However, it is also in relatively 
close proximity to both the Bow and Elbow River pathways. The Bow River pathway is 450 
metres to the north of the subject site (a five-minute walk) and the Elbow River pathway is 900 
metres to the east of the subject site (a 10-minute walk).  
 

Community Peak Population Table 
 
As identified below, the Downtown Commercial Core reached its peak population in 2015. 
 

Downtown Commercial Core 

Peak Population Year 2015 

Peak Population 9,083 

2019 Current Population 8,683 

Difference in Population (Number) -400 

Difference in Population (Percent) -4.40% 

Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/downtown-commercial-core.html
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Location Maps 
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Previous Council Direction 

 
None 
 

Planning Evaluation 
 
Land Use 
The subject parcel is designated the Commercial Residential District (CR20 – C20/R20). This is 
the primary land use district within the downtown core and allows for a wide range of uses, with 
the possibility of up to a floor area ratio (FAR) of 20 in accordance with the bonusing provisions 
as found within Part 13, Division 3 of Land Use Bylaw 1P2007.  
 
The proposed development aligns with the overall purpose of the CR20 – C20/R20 District, as 
this performing arts centre will add to the cultural uses that can be found within the downtown 
core and contributes to continuing the Downtown’s role as the predominant destination for 
cultural activities in The City. 
 
Density 
The proposed FAR for this development is 1.40. Therefore, this development did not trigger any 
of the bonusing requirements of the CR20 – C20/R20 District which are required for any 
development over 3.0 FAR.  
 
Development and Site Design  
This application proposes a performing arts centre and conference facility with ancillary café 
uses. However, this development permit is only for the building itself, and the facilities needed to 
allow for the functioning of it and does not include any aspects of the public realm, landscaping, 
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etc. that would normally accompany a development permit application. This application includes 
the removal of the trees from Olympic Plaza and the relocation of the Women are Persons! 
Monument. All further additional detail for public realm, landscaping etc. will form part of a future 
application that will be submitted as part of the Olympic Plaza Transformation (OPT) project.  
 
Approval and funding for the Arts Commons Transformation (ACT) Expansion portion of the 
overall ACT project occurred prior to approval and funding for the OPT portion of the project. 
Therefore, the timing of the ACT Expansion is ahead of the timing for OPT. Administration was 
comfortable with allowing for the submission and review of the development permit just for the 
building portion of the ACT Expansion project, as preliminary designs of OPT were shared with 
Administration and the OPT project will be presented to the Urban Design Review Panel as well, 
allowing for an opportunity to assess both projects at once. Therefore, the following section 
discusses only the building itself.  
 
Site and Building Design 
 
Building (At-grade Level) 
The primary entrance to the performing arts centre is located on the south face of the building, 
directly off of 8 Avenue SE. This provides access to the primary theatre space, in the centre of 
the building, designed to seat 1,000 people. There is a secondary entrance along the east 
façade of the building, directly adjacent to Olympic Plaza, which allows for access closer to the 
smaller studio theatre, intended to seat 200 people, situated in the northeast portion of the 
building. There are two small café/bar areas located at the interior entrances to both of the 
theatres. The ground floor also includes all of the back-of-house functions for the theatre, such 
as the waste and recycling areas and the loading facilities needed for the theatre performances. 
Access to both the loading areas as well as the waste and recycling is off of 1 Street SE. 
 
The north façade of the building along 7 Avenue SE will feature a public art installation as a 
means of engaging with the pedestrians walking past the building.  
 
The west façade of the building is partially adjacent to the Dominion Bank building. The space 
proposed between the two buildings would allow for waste and recycling functions that would be 
accessed from 1 Street SE as mentioned previously. In addition, the stage door access would 
be located along the west façade, intended for performers and employees to access the back-
of-stage portions of the theatre. 
 
The exterior of the building is composed of dark green lapped metal panels and brown metal 
battens with brown metal trim. There is floor to ceiling glazing on the ground level of the east 
and south façades, allowing for permeability between the building and Olympic Plaza as well as 
8 Avenue SE. The portion of the north façade closest to Olympic Plaza also incorporates this 
floor to ceiling glazing. The primary entrance to the theatre along 8 Avenue SE is articulated 
with a sweeping steel structured canopy that encircles the building at the first storey level and 
then culminates at the corner above the south entry-way.   
 
Urban Design and Open Space (UDOS) 
The proposed development was reviewed by the UDOS team, initially at the pre-application 
stage. There were a number of concerns identified, including the lack of a prominent main 
entrance along the south façade and CPTED concerns with the western façade adjacent to 1 
Street SE. In addition, their comments included suggestions for changes to the somewhat 
blank north façade to improve its impact on the pedestrian experience, understanding that 
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the loading bays are behind this wall, so significant permeability of this façade is not 
possible. UDOS expressed the need to better animate this façade through the use of 
textured materials, extension of the public art feature further to the east or provision of 
additional landscaping elements to soften the interface between the building and the 
sidewalk.  
 
This team also expressed concerns with the eastern edge of the building, adjacent to 
Olympic Plaza, highlighting the need for variation in articulation to provide more visual 
interest, more details on the lighting strategy to address CPTED concerns and better 
legibility and prominence for the one proposed entryway to help with wayfinding to the 
access points to the building. 
 
Urban Design Review Panel (UDRP) 
Administration brought the pre-application for this proposed development to UDRP on 2024 
January 24. UDRP did have some concerns with the proposal as presented, and the comments 
from the Panel, as well as the applicant’s response. One of the primary concerns expressed 
was the proposed interface with Olympic Plaza, as it was felt that the design did not provide an 
active interface and that the one point of entry with a non-prominent entry feature was 
insufficient. It was also noted that the interface was difficult to evaluate without having the 
details of the OPT project to review in conjunction with this application. The panel 
recommended that a comprehensive site planning process be undertaken between both 
projects to evaluate the public realm and edge conditions. 
 
The panel also expressed some concerns with the north façade, commenting that this should be 
treated as a primary face of the project but at this point was a solid, impermeable wall. There 
was also some concern expressed about the west façade and the need for additional activation 
on this side of the building to make it feel more welcoming and inviting to visitors. 
 
The panel also commented on the proposed design, suggesting that the current design was 
lacking a connection to the site and local culture of the city and that the building edges needed 
to better enhance the street character and public realm. They also suggested that due to the 
highly visible nature of the roof from the surrounding taller buildings, that the roof needs to be 
treated as a façade in itself and possibly consider the addition of a green roof. The panel also 
suggested that as this will be a Civic project, there could be additional environmental initiatives 
incorporated into it. 
 
UDRP also commented on the need for additional uses within the building itself that could allow 
for a larger and more diverse demographic to make use of this facility.  
 
In response to the comments from both the UDOS team and UDRP, Administration worked 
with the applicant to refine this development permit as much as was feasible to respond to 
the comments. However, given the complexity of this project, and the specific requirements 
of the program, not all aspects of the design were open to change and, therefore, not all 
concerns could be addressed. Changes were made to the north façade to wrap the glazing 
around the corner from the east façade as much as possible and the public art installation 
feature was added and expanded along the north façade as well. In addition, this project will 
be using District Energy for heating the building, addressing the request for additional green 
initiatives. 
 
  



CPC2024-1163 
Attachment 1 

 

CPC2024-1163 Attachment 1  Page 6 of 8 
ISC:UNRESTRICTED 

Transportation  
Pedestrian access to the subject site is available from all sides of the development, other than 
the 7 Avenue SE frontage. Street frontages will be subject to surface improvements as part of 
the OPT project.  
 
Vehicular access for all loading and unloading will be from 1 Street SE. 
 
The site benefits from strong connectivity for all mobility modes. As the site is in the Downtown 
Core, the site is well served by a variety of transit routes, including the Red and Blue LRT lines 
with access to the City Hall/Bow Valley College LRT Station approximately 100 metres east (a 
two-minute walk) from the site. Bus transit stops include the MAX Purple with a stop 350 metres 
east (a five-minute walk) on 3 Street SE and 7 Avenue SE, and Route 101 with a stop 150 
metres (a two-minute walk) north of the site on 6 Avenue SE and 1 Street SE.  
 
The on-street bikeway, which forms part of the Always Available for All Ages and Abilities (5A) 
Network, on 8 Avenue SE is directly adjacent to the site, and connections to the east include 
MacLeod Trail SE and 9 Avenue SE. 
 
The streets surrounding the development site, including 1 Street SE, MacLeod Trail SE and 8 
Avenue SE, are all Urban Boulevards. 
 
Bicycle Parking Facilities 
There are 26 bicycle parking stall – class 1 that have been provided as part of this development 
permit application, and these are located on the main level of the development adjacent to the 
west façade entrance. 
 
Environmental Site Considerations  
No environmental concerns were noted for this site. 
 
Utilities and Servicing  
Public water, sanitary and storm sewer mains exist in the adjacent public rights-of-way for 
development servicing purposes. Development servicing will be determined at the Development 
Site Servicing Plan circulation stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendations 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 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 situated in the Centre City area as shown on Map 1: Urban Structure of the 
Municipal Development Plan.(MDP) This application is in alignment with the policy direction in 
the MDP, as it will help to enhance the Downtown Core as a destination for arts, culture and 
celebration with the broadest variety of cultural activities. 
 
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. This development permit application 
specifically addresses Program Pathway D: Renewable Energy – Implement neighbourhood-
scale renewable energy projects, as this building will receive its heating energy from a District 
Energy System (DES) operated by Atlantica Sustainable Infrastructure. This building will join the 
network of existing buildings that uses DES, including Studio Bell, the Municipal Building and 
the new Central Library. DES is an approach to providing thermal energy more efficiently to 
networks of buildings than can be achieved by mechanical systems in individual buildings. 
 
Greater Downtown Plan (Non-Statutory – 2021) 
This application is supported by Calgary’s Greater Downtown Plan, as it will help to strengthen 
the importance of arts and culture within the Greater Downtown community, one of the goals of 
this plan. In addition, this application is one of the keys parts to the transformation of Olympic 
Plaza which is highlighted in this plan, and it is part of the area that will continue to be the civic 
and cultural heart of the Greater Downtown. 
 
Land Use Bylaw (2007) 
Administration would highlight this development permit requires the following relaxations to the 
Land Use Bylaw. Administration has reviewed each relaxation individually and considers each 
relaxation to be acceptable for the reasons outlined below. 
 

Public Realm Setbacks 

RD / ST / AV Standard Provided 

8 AV SE 2.134m required 

Plans indicate portions of the building are 
within the south ROW. 
 
-No concerns, this proposal aligns with the 
overall plan for Stephen Avenue. 

 

Bylaw Relaxations 

Regulation Standard Provided 

1303 Sunlight 
Protection Areas 

Olympic Plaza must not be 
placed in greater shadow on 
September 21 from 12:00 p.m. to 
2:00 p.m. Mountain Daylight Time 
than was already existing on the 
date the DP was applied for. 

There is a small portion of additional 
shadow onto Olympic Plaza between 
these specified times.  
 
-No concerns. Administration feels that 
the additional shadowing is minor, as it is 
right adjacent to the building and does not 
extend significantly into the useable area 
of Olympic Plaza.  

https://www.google.ca/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&ved=2ahUKEwjz4-WCzsn5AhUoATQIHbx8CEEQFnoECAoQAQ&url=https%3A%2F%2Fwww.calgary.ca%2Fcontent%2Fdam%2Fwww%2Fpda%2Fpd%2Fdocuments%2Fmunicipal-development-plan%2Fmdp-maps.pdf&usg=AOvVaw0yYSu9uAizyxAj254e21oO
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/community/greater-downtown-plan.html?redirect=/greaterdowntownplan
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1315 Ground 
Floor Height 

The minimum height of the 
ground floor of a building is 4.5m 
as measured vertically from the 
floor to the ceiling. 

Plans indicate a ground floor height of 
between 2.44m to 4.06m measured from 
the floor to ceiling. 
 
-No concerns, Administration is supportive 
of this requested relaxation as the design 
of the ground floor was very intentional to 
fit with the overall proposed design of the 
building 
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Conditions of Approval 
 
Prior to Release Requirements 
  
The following requirements shall be met prior to the release of the permit.  All 

requirements shall be resolved to the satisfaction of the Approving Authority: 

 
Planning 
 
 1. Submit a complete digital set of the amended plans in PDF format and a 

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

 
 2. Amend the plans to remove the reference to provision of Class 2 bicycle stalls as 

indicated on Plan A-0100.0 
 
 3. Comments from City-Wide Urban Design - 
   
  7th AVENUE INTERFACE (North Elevation) 
   
  a. DP submission does not provide sufficient information about the intended 

public art façade treatment. Please elaborate design intent for blank wall 
between proposed public art feature and N-E Corner glass treatment.  

  b. We understand that public art will be part of the separate process in the 
future. Applicant to provide basic information on intended public art typology, 
scale, potential themes (e.g. Olympic legacy genius loci) and high-level 
guidelines for art integration with overall architectural design.  

  c. Provide ambient lighting strategy for all elevations, and especially for 7th 
Avenue elevation, including lighting guidelines for art feature.    

  d. 7th Ave SE Interface treatment of lower portion of the wall should include 
edge planters with landscape treatment. In addition to public art feature, this 
will contribute to softening of the new public realm hardscape treatment and 
mitigate loss of existing trees along 7th Avenue. (Figure 1-2) 
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Utility Engineering 
 
 4. Amend the plans to:  
   
  Fire - Primary Fire Access Road Design 
  a. Indicate a minimum 6.0m wide fire access route. 
  b. Indicate the fire access route is designed to support a 38,556kg/85,000 lbs 

load.  
  c. Indicate all corners on the fire access route are designed to a 12.0m 

centreline of the roadway turning radius. 
  d. Indicate the vehicle sweeps and turning movements (templating) on the fire 

access route.  
  e. Indicate a minimum overhead clearance of not less than 5.0m on the primary 

fire access route. 
  f. Revise the grade where aerial ladder trucks may set up master stream 

operations to a maximum of 8%. 
   
  NOTE: plans indicate access not in the scope of this DP. Access to site must be 

completed on initial phases, prior to the commencement of construction.  
 
 5. Submit a Sanitary Servicing Letter, for review and acceptance, prepared by a 

qualified professional engineer under seal and permit to practice stamp to the 
satisfaction of Development Engineering, Utility Specialists. The Sanitary 
Servicing Letter shall identify the type of the development, address of the 
development, existing and proposed peak sanitary flows. For further information, 
refer to the following: 
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  Sanitary Servicing Study Guidelines 
  http://www.calgary.ca/PDA/pd/Documents/development/west-memorial-sanitary-

servicing-study-guidelines.pdf       
 
 6. Remit payment (certified cheque) for the infrastructure upgrades for the Centre 

City communities, in the amount of $689,732.40, to Development Engineering. 
This levy includes both the Centre City Utility Levy approved under the Centre 
City Utility Levy Bylaw 38M2009 and an amount approved by Council for 
community recreation, transportation, parks upgrading, and greenways. The 
amount identified above is determined by using $ 4,710.00 per meter of site 
frontage (on avenues only) for the proposed development (146.44m). 

 
 7. Submit a Development Site Servicing Plan for review and acceptance from Water 

Resources, as required by Section 5 (2) of the Utility Site Servicing Bylaw 
33M2005. Contact Water Resources for additional details. For further 
information, refer to the following: 

   
  Development Site Servicing Plan Webpage 
  https://www.calgary.ca/uep/water/specifications/water-development-

resources/development-site-servicing-plans.html  
   
  Development Site Servicing Plans CARL (requirement list) 
  http://www.calgary.ca/PDA/pd/Pages/Permits/carl-building-development-permit-

search.aspx  
   
  Note: Sanitary service and test manhole should be relocated so test manhole is 

not in loading dock/driveway apron. 
 
 8. After the Development Permit is approved but prior to its release, the landowner 

shall execute an Off-Site Levy Agreement for the payment of off-site levies 
pursuant to Bylaw 1H2024.  The off-site levy is based on a 2024 development 
approval date and was based on the following:             

 
  Phase    Description     Unit(s) 
  1     222 8 AV SE     New Comm: 17031.13m2 
   
  Based on the information above, the preliminary estimate is $849,512.76. 
  Should payment be made prior to release of the development permit, an Off-Site 

Levy Agreement will not be required. 
 
  - Include the completed Payment Submission Form, which was emailed to the 

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

acceptable. 
   
  To obtain an off-site levy agreement or for further information, contact the 

Calgary Approvals Coordination, Infrastructure Strategist (YUNPENG QIN at 587 
215 6253 or mailto:Yunpeng.qin@calgary.ca) or offsitelevy@calgary.ca.  

  
  

http://www.calgary.ca/PDA/pd/Documents/development/west-memorial-sanitary-servicing-study-guidelines.pdf
http://www.calgary.ca/PDA/pd/Documents/development/west-memorial-sanitary-servicing-study-guidelines.pdf
mailto:WA-ResourcesDevelopmentApprovals@calgary.ca
https://www.calgary.ca/uep/water/specifications/water-development-resources/development-site-servicing-plans.html
https://www.calgary.ca/uep/water/specifications/water-development-resources/development-site-servicing-plans.html
http://www.calgary.ca/PDA/pd/Pages/Permits/carl-building-development-permit-search.aspx
http://www.calgary.ca/PDA/pd/Pages/Permits/carl-building-development-permit-search.aspx
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Mobility Engineering 
 
 9. Amend the plans to make reference to the "Loading Protocol - Traffic 

Accommodation Strategy" as per Bunt and Associates (include date).  
   
  Also, the applicant is to amend the protocol to indicate that the loading protocol 

restricts dock loading operations to hours between 9 PM and 5 AM as per email 
from the City on June 15, 2023 from Mobility Operations.  

   
  In addition, amend the loading protocol to: 
   

- Reference the 9 PM to 5 AM time window for protocol activation earlier in the 
document, such as in the initial portions of Section 2. Currently, the time 
restrictions are only clear later in the document. 

   
- Indicate that for the operation of the loading dock, the applicant must apply 

for a street use permit from the City on an annual basis. Additionally, indicate 
any amendments or modifications to the loading dock protocol must receive 
prior written approval from the Mobility Business Unit. 

   
- Clarify on Page 2, Step 3A, how the dock communicates with the MOC 

(phone # 403-268-3699), as this is currently unclear.  

  

Permanent Conditions 

  
The following permanent conditions shall apply: 

 
Planning 
 
 10. All rules of Land Use Bylaw 1P2007 apply, subject to any relaxations approved 

by the Development Authority in this development permit. 
 
 11. The development shall be completed in its entirety, in accordance with the 

approved plans and conditions. The stamped and signed plans are a legal 
document. 

 
 12. No changes to the approved plans shall take place unless authorized by the 

Development Authority. If changes to the development occur or are proposed, a 
new development permit or revised plan application may be required. 

 
 13. A development completion permit must be issued for the development before the 

use is commenced or the development occupied.  A development completion 
permit is independent from the requirements of City of Calgary Building 
Regulations inspections and permission for occupancy. Request a development 
completion permit inspection by visiting inspections.calgary.ca or call 403-268-
5311. 

 
 14. The facility must connect to, and use the thermal energy from, a district energy 

system, to the satisfaction of the Development Authority.  

https://inspections.calgary.ca/login
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 15. If clearance pruning of public trees is required, Urban Forestry must be notified 

(minimum two business days notice) and an indemnified contractor must be used 
at the applicants expense. Please contact Urban Forestry at 311 for more 
information. 

 
 16. An Urban Forestry Technician must be on-site to mitigate possible root damage 

to adjacent public trees during excavation and grade changes near the trees to 
be protected. Prior to construction, contact Urban Forestry at 311 and ask to 
speak to an Urban Forestry Technician. Urban Forestry requires minimum two 
business days notice prior to meeting onsite. 

 
 17. No stockpiling or dumping of construction materials is permitted on the adjacent 

boulevard. 
 
 18. Any damage to public parks, boulevards or trees resulting from development 

activity, construction staging or materials storage, or construction access will 
require restoration at the developer's expense. The disturbed area shall be 
maintained until planting is established and approved by the Parks Development 
Inspector. Contact the Development Inspector at 403-620-3216 or 311 for an 
inspection.  

 
 19. Any landscape rehabilitation on public parks shall be performed and inspected in 

accordance with Parks' Development Guidelines and Standard Specifications - 
Landscape Construction (current edition)). Applicant is to contact the Parks 
Development Inspector at 403-620-3216 or 311. 

 
 20. The applicant is responsible for the Olympic Plaza decorative water 

feature/irrigation system and recirculation pumps during all required work on the 
system.  If necessary, the applicant will be responsible for employing the services 
of a certified commercial irrigation consultant (Irrigation Association Certified).  
The applicant must ensure the consultant has team members who are Certified 
Irrigation Contractors and Certified Irrigation Designers.  This includes, but is not 
limited to, preventative protection (tree, turf and infrastructure), restoration, 
deactivation and reactivation, installation of a new system, and installation and 
repair of parts of the current irrigation system. 

 
 21. In order to ensure the integrity of existing public trees to remain and to be 

protected, construction access is only permitted outside the drip lines (outer 
edges) of public trees. 

 
 22. Public trees located on the park / open space and boulevard adjacent to the 

development site shall be retained and protected unless otherwise authorized by 
Urban Forestry. Prior to construction, install a temporary fence around the extent 
of the branches ("drip line"). Ensure no construction materials are stored inside 
this fence. 

 
 23. In order to ensure the integrity of existing public trees to remain and to be 

protected, no grade changes are permitted within the drip lines (extent edges) of 
the trees. 
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 24. The plans indicate 35 public trees are to remain and be protected. Tree 
protection information given as per the approved development permit does not 
constitute Tree Protection Plan approval. Prior to any construction activities, Tree 
Protection Plan approval must be obtained separately through Urban Forestry. 
Visit www.calgary.ca, call 311, or email tree.protection@calgary.ca for more 
information. 

 
 25. Urban Forestry met with the applicant/design team and it was determined the 

removal of most of the existing public trees is necessary. As per the City of 
Calgary Tree Protection By-law, a letter of authorization to remove public trees is 
required from Parks Urban Forestry. The applicant is to contact Urban Forestry at 
311 or email tree.protection@calgary.ca to make arrangements for the letter and 
compensation. 

 
Utility Engineering 
 
 26. If during construction of the development, the developer, the owner of the titled 

parcel, or any of their agents or contractors becomes aware of any 
contamination,  

  a. the person discovering such contamination shall immediately report the 
contamination to the appropriate regulatory agency including, but not limited to, 
Alberta Environment and Protected Areas  and The City of Calgary (311).  

  b. on City of Calgary lands or utility corridors, The City of Calgary, Climate and 
Environment (Contaminated Sites Section) must be immediately notified (311).  

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

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

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

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

   
  For all soil disturbing projects, the developer, or their representative, shall 

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

mailto:tree.protection@calgary.ca
mailto:tree.protection@calgary.ca


CPC2024-1163 

Attachment 2 

CPC2024-1163  Attachment 2  Page 7 of 8 
ISC:UNRESTRICTED 

Erosion and Sediment Control can be accessed at: www.calgary.ca/ud (under 
publications). 

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

Stormwater Management & Design Manual all to the satisfaction of the Director 
of Water Resources. 

 
 29. The grades indicated on the approved Development Site Servicing Plan must 

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

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

are permitted within the utility rights-of-way. 
 
 31. Pursuant to Bylaw 1H2024, off-site levies are applicable. 
   
  After approval of the Development Permit but prior to issuance of a Development 

Completion Permit or any occupancy of the building, payment shall be made for 
off-site levies pursuant to Bylaw 1H2024.  To obtain a final estimate contact the 
Calgary Approvals Coordination, Infrastructure Strategist (YUNPENG QIN at 587 
215 6253 or mailto:Yunpeng.qin@calgary.ca) or offsitelevy@calgary.ca. 

   
  - Include the completed Payment Submission Form, which was emailed to the 

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

acceptable.  
 
Mobility Engineering 
 
 32. An annual Street Use Permit is to be obtained by the applicant and waste 

collection company for loading operations and waste collection impacting the 
public right-of-way. 

 
 33. The applicant is responsible for communicating the need for any required 

amendments or modifications to the loading dock protocol and must receive prior 
written approval from the Mobility Business Unit for those amendments before 
starting operations under the newly amended protocol. 

   
  The protocol is to be updated/amended when//if changes to the public realm on 

1ST SE are designed and implemented to confirm the loading operations can 
take place. 

 
 34. Contact the Traffic Engineer (trafficengineer@calgary.ca ) ten (10) weeks prior to 

occupancy to arrange for signage to support the subject development.  All costs 
will be at the applicants sole expense and invoiced at time of installation. 
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 35. The developer shall be responsible for the cost of public work and any damage 

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

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

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

 

 

mailto:roadsia@calgary.ca
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Applicant Submission 
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Urban Design Review Panel Comments 
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Applicant Outreach Summary 

 

 

As ACT development manager, Calgary Municipal Land Corporation led an engagement program—

seeking and collecting input from area stakeholders, the arts community and the public at large on the 

most important features and considerations for ACT. Between January 26 and May 31, 2021, CMLC 

engaged virtually with thousands of people who shared their ideas and aspirations for a future Arts 

Commons. Engagement was conducted virtually due to COVID-19 health and safety considerations at the 

time.  

Two dozen stakeholder representatives attended a series of virtual roundtable sessions, and nearly 2,000 

people completed  an online public survey. These two components were conducted in different formats 

(interactive vs one-way responses) with different groups of people (an invited pool of community 

members and arts stakeholders vs the public at large); however, notably, the feedback from all interested 

parties landed on the same broad themes and, at times, on the exact same details. 

 

In collaboration with the rest of the ACT team, CMLC engaged with key stakeholders and user groups 

through four distinct events between January and May 2021.  

1 January 26–29: Resident company engagement — one-on-one meetings with each of seven Arts 

Commons resident companies.  

2 March 19–30: Stakeholder virtual roundtable sessions (three sessions: 24 individuals representing civic 

partners, advocacy groups, arts and culture organizations, community associations/BIAs, educational 
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institutions, entertainment promoters, theatre companies and festival organizers, arts and performance 

venues. 

3 April 16–May 31: Public online survey (1,910 responses) 

 

Broadly, engagement underscored the following themes: 

- Building comforts and access: the importance of washrooms, parking, more comfortable seats, 

improved wayfinding, improved accessibility.  

- Amenities that enhance experience: the significance of an arts destination that creates an experience, 

with amenities for gathering, eating and drinking.  

- Flow of indoor and outdoor spaces: integrating Arts Commons with adjacent Olympic Plaza to create 

spaces for sitting, socializing and passing through.  

- Programming: more variety and diversity in the offered programming.  

- Sense of arrival: create a strong first impression with improved pick-up/drop-off areas, accessibility and 

common spaces for gathering before/after shows. 

- Sense of belonging: removing barriers to access and making the building and its programming more 

accessible, affordable and inclusive.  

See the full What We Heard Report here:  

https://www.calgarymlc.ca/resources/arts-commons-transformation-engagement 

 

The themes heard through the interested party and public engagement are reflected in the 

programmatic and architectural design of the ACT expansion in a number of ways, including, among 

others: 

- Supported by an accessibility consultant, the expansion's design includes at-grade entry points at 

street-level and universal access to all levels of the building and all theatres and gathering spaces. 

- The expansion's mix of venues and gathering spaces enable Arts Commons to accommodate more and 

more diverse programming and events that promote inclusivity and remove barriers to entry.  

- The expansion is integrated with the adjacent Olympic Plaza to facilitate flow between indoor and 

outdoor spaces, and promotes connectivity between the ACT expansion and the surrounding public 

realm, retailers and cultural destinations.  

https://www.calgarymlc.ca/resources/arts-commons-transformation-engagement
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- The expansion provides a variety of gathering places, including a striking Gathering Circle in the 

southwest corner of the main floor lobby, which facilitates a range of programming and gathering, and a 

lobby bar that enables food and beverage offerings. 

 

Following engagement, CMLC shared the findings of engagement through a comprehensive What We 

Heard report that was shared with engaged interested parties and, through an integrated marketing and 

communications program, with Calgarians at large.  

See the full What We Heard Report here:  

https://www.calgarymlc.ca/resources/arts-commons-transformation-engagement  

 



 



Approval: M. Sklar  concurs with this report.  Author: C. Strang 
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Development Permit in Sunnyside (Ward 7) at 810 – 9A Street NW, DP2024-01591 

 

RECOMMENDATION: 
 

That Calgary Planning Commission APPROVE Development Permit DP2024-01591 for a 
New: Multi-Residential Development (2 buildings) at 810 – 9A Street NW (Plan 2448O, 
Block 6, Lot 2 and a portion of Lot 3), with conditions (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes a new multi-residential development consisting of two 
buildings and a total of eight dwelling units. The proposed floor area ratio (FAR) is 
approximately 1.59, requiring 364.74 square metres of bonus density and a 
corresponding cash contribution to the Hillhurst/Sunnyside Community Amenity Fund as 
per Direct Control (DC) District (Bylaw 83D2019). 

 The proposed development aligns with the goals and policies of the Municipal 
Development Plan (MDP) and the Hillhurst/Sunnyside Area Redevelopment Plan (ARP), 
including supporting increased residential densities in areas that are well-serviced by 
existing infrastructure, amenities and transit. 

 What does this mean to Calgarians? The proposed development would provide for 
additional housing options in close proximity to primary transit and a Neighbourhood 
Main Street. 

 Why does this matter? By providing more housing choice within developed areas, 
Calgary will have a more diverse population living in close proximity to transit and 
existing services.  

 The proposal is in general alignment with the discretionary use rules of Land Use Bylaw 
1P2007 and the DC District, subject to one relaxation. 

 There is no previous Council direction regarding this proposal. 
 
DISCUSSION  
This development permit application, located in the northwest community of Sunnyside, was 
submitted by Studio North on behalf of the landowner, Part + Parcel Developments Ltd., on 
2024 March 07. The approximately 0.04 hectare (0.1 acre) parcel is located on 9A Street NW, 
directly north of 5 Avenue NW. The subject site is located one block east of the 10 Street NW 
Neighbourhood Main Street and approximately 200 metres (a three-minute walk) north of the 
Sunnyside LRT Station. 
 
The development permit proposes a total of eight dwelling units in two buildings, with four units 
in each. Both buildings share the same height at three storeys (12 metres) and the same 
internal unit structure with one-bedroom units occupying the level at grade and two-bedroom 
units occupying levels two and three. Refer to the Development Permit Plans (Attachment 3) 
and the Applicant Submission (Attachment 4) for further information. 
 
As part of the review process, the application was reviewed by Administration’s Urban Design 
and Open Space team; however, it was not referred to the Urban Design Review Panel due to 
the small scale of the proposal. The proposed floor area of approximately 666.16 square metres 
represents an additional 364.74 or 0.87 FAR above the base density of 0.72 FAR. 
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A detailed planning evaluation of this application, including location maps, 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 development permit application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with 
relevant public groups and the community association was appropriate. In response, the 
applicant held a virtual meeting with the Hillhurst Sunnyside Community Association on 2024 
March 07 and connected with the Sunnyside Brightening Committee and neighbouring 
landowner throughout the application process. The Applicant Outreach Summary can be found 
in Attachment 5. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to relevant public 
groups, notice posted on site and published online. 
 
Administration received two letters in opposition from the public, noting the following areas of 
concern: 
 

 building height and setbacks are inconsistent with other buildings on the street; 

 finish materials do not reflect the surrounding neighbourhood context; 

 absence of vehicle stalls may lead to increased parking and traffic congestion; 

 drainage issues as a result of hard surfaced landscaped area; and 

 privacy and shadowing impacts on neighbouring properties. 
 
No comments from the Hillhurst Sunnyside Community Association (CA) were received. 
Administration contacted the CA to follow up, and no response was received.  
 
Administration considered the relevant planning issues specific to the proposed development 
and has determined the proposal to be appropriate. The proposal is well-aligned with relevant 
planning policies and complies with all building height, setback and landscaping requirements 
established through the Direct Control (DC) District. Following Calgary Planning Commission, 
Commission’s decision will be advertised in accordance with the Municipal Government Act. 
 
IMPLICATIONS  
 
Social 
The proposed development would provide additional housing options in a location well served 
by existing infrastructure and in close proximity to services and transit. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=DP2024-01591
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Environmental 
The applicant has indicated that they plan to pursue specific measures as part of this 
development permit to support Program D of the Calgary Climate Strategy – Pathways to 2050. 
Additional details are provided in Attachment 1. 
 
Economic 
The proposed development represents an efficient use of the site by adding density, which 
supports local businesses in the Kensington Business Improvement Area. The proposal also 
provides for transit accessible housing in close proximity to downtown and other employment 
areas along the LRT network. 
 
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. Conditions of Approval 
3. Development Permit Plans 
4. Applicant Submission 
5. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the inner-city community of Sunnyside on the east side of 9A 
Street NW, north of 5 Avenue NW. The site is a single midblock parcel approximately 0.04 
hectares (0.1 acres) in size and approximately 11 metres wide by 37 metres deep. The site is 
currently developed with a single detached dwelling and has rear lane access on the east 
property line. 
 
Land use in the area is predominantly the Multi-Residential – Contextual Grade-Oriented (M-
CGd72) District, with surrounding development ranging from single detached dwellings to low-
rise multi-residential buildings. Lands to the south between 9A Street NW and 10 Street NW 
contain a mix of commercial, multi-residential and Direct Control (DC) Districts that have 
facilitated neighbourhood growth through a number of larger mixed-use and multi-residential 
projects. 
 
The site is approximately 200 metres (a three-minute walk) north of the Sunnyside LRT Station. 
The 10 Street NW Neighbourhood Main Street is located approximately 180 metres (a three-
minute walk) to the west and the Kensington Road Neighbourhood Main Street is located 
approximately 760 metres (a 12-minute walk) to the south, providing a wide range of retail, 
service and restaurant uses, including a supermarket within 375 metres (a six-minute walk) of 
the site. The site has good access to parks and open space. McHugh Bluff is located 
immediately east of the site across the lane and includes a playground, pathways and an off-
leash dog area. The Bow to Bluff corridor runs along 9A Street NW from the subject site to 
Memorial Drive NW and provides recreational spaces as well as pedestrian and bicycle 
connections to the Bow River pathway system. Riley Park is located approximately 370 metres 
(a six-minute walk) to the west of the site. 
 

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

Sunnyside 

Peak Population Year 2019 

Peak Population 4,230 

2019 Current Population 4,230 

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 
Sunnyside Community Profile. 

 
  

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

 
 

 

Subject Site 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The subject site is designated as a DC District (Bylaw 83D2019) based on the Multi-Residential 
– Contextual Medium Profile (M-C2) District. The DC District is intended to accommodate multi-
residential development of medium height and density, and to implement the bonus density 
provisions of the Hillhurst/Sunnyside Area Redevelopment Plan (ARP). 
 
The DC allows for a maximum base floor area ratio (FAR) of 0.72, with the opportunity to 
increase to a maximum of 2.5 through a contribution to the Hillhurst/Sunnyside Community 
Amenity Fund, which is included in the conditions of approval. The current bonusing rate is 
$21.46 per square metre for proposed floor area exceeding the base FAR. This application 
proposes approximately 666.16 square metres of gross floor area, which includes 364.74 
square metres of bonus density. This equates to a 1.59 FAR, or 0.87 FAR above the base, 
which results in a required contribution of $7827.32. The cash contribution rates are adjusted 
annually on January 1 by the Development Authority, based on the Statistics Canada Consumer 
Price Index for Calgary. 
 
The DC District has a maximum height of 16.0 metres but differs from the base M-C2 District by 
allowing for reduced building setback areas and specific rules for landscaped areas. 
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2019/83d2019.pdf
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Development and Site Design 
 

Site and Building Design 

The proposed multi-residential development is comprised of two buildings, each three storeys 
(12 metres) in height, and includes a total of eight dwelling units. The front building is oriented 
toward 9A Street NW, and the rear building is oriented toward the lane and adjacent park. Each 
building contains four dwelling units, with two ground-level units and two larger stacked units 
above, accessed from the second level. Private amenity areas are located near each entrance 
in the form of patios and balconies, with additional balcony space provided for the upper units at 
the interior of the site. The four metres of space between the two buildings at grade is proposed 
to store eight bicycle stalls – class 1 and half of the waste carts, with the other half stored within 
an enclosure at the lane. Four bicycle stalls – class 2 are proposed, with two at the front of the 
parcel and two at the rear. 
 
Urban Design Review 
The proposed development was reviewed by Urban Design and Open Space (UDOS) 
throughout the Development Application Review Team circulation process. Due to the small 
scale of the proposed development in terms of size and dwelling units, the application was not 
referred to the Urban Design Review Panel for additional design input. 
 
The UDOS review of the application identified several areas for improvement, highlighting the 
following concerns with the original design: 
 

 upper units were accessed by common stairs in the courtyard and primary entrances 
were not visible from the public realm; 

 amenity spaces were located in the courtyard, leaving at-grade patios covered by 
balconies and an overhead walkway connecting the upper units to the stairs; and 

 building elevations were lacking adequate articulation. 
 
In response to Administration’s detailed review of the application, the applicant amended the 
building design to relocate unit entrances and amenity spaces to the front and rear of the site, 
and instead utilized the courtyard space for bicycle parking and waste storage. The building 
elevations were also improved, in particular the north elevation, which could not contain any 
glazing with its original proposed placement on the north property line. 
 
Transportation 
Pedestrian access to the site is available from the existing sidewalk on 9A Street NW. As part of 
the Always Available for All Ages and Abilities (5A) Network, existing on-street bikeways are 
located on 5 Avenue NW, 3 Avenue NW, 10 Street NW and 9A Street NW providing active 
transportation connections to downtown, SAIT and the Bow River pathway system. 
 
The site is well served by Calgary Transit bus and LRT service. The site is located within 200 
metres (a three-minute walk) of the Sunnyside LRT Station and within 370 metres (a six-minute 
walk) of bus service on 10 Street NW including Routes 4 (Huntington), 5 (North Haven) and 104 
(Sunnyside/University of Calgary). 
 
The site falls within Residential Parking Permit (RPP) Zone ‘L’ and on-street parking is available 
on the east side of 9A Street NW. Parking is restricted to permit holders on weekdays between 
8:00 a.m. and 6:00 p.m. 
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A paved lane is available at the rear; however, the proposed development does not include 
vehicle access to the site, and the applicant has provided a parking study in support of the 
proposed zero parking. Administration accepts the findings of the study and considers the 
proposal appropriate without the need for transportation demand management measures 
beyond the required bicycle parking. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water and sanitary services are available to the subject site. Redevelopment of the site will 
require a storm sewer main extension. Servicing requirements will be reviewed by Water 
Resources as part of the Development Site Servicing Plan (DSSP) 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 development permit builds on the principles of 
the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Neighbourhood Main Street land use typology as identified 
on Map 1: Urban Structure of the Municipal Development Plan (MDP). Neighbourhood Main 
Street policies encourage ground-oriented housing, low-scale apartments and mixed-use 
buildings with appropriate transitions from the higher activity main street to adjacent low density 
areas. The proposal is in keeping with relevant MDP policies as the development would provide 
for greater housing choice and increased density in an area with good access to amenities and 
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. The applicant has committed to providing 
conduits to allow for the future installation of solar photovoltaic panels for electricity generation, 
supporting Program D: Renewable energy – Implement neighbourhood-scale renewable energy 
projects of the Climate Strategy. 
 
Hillhurst Sunnyside Area Redevelopment Plan (Statutory – 1988) 
The subject site falls within the Transit Oriented Development (TOD) Area of the  
Hillhurst/Sunnyside Area Redevelopment Plan (ARP) and is subject to the policies within Part II 
of the plan. The site is located within the Medium Density land use policy area as identified on 
Map 3.1: Land Use Policy Areas, which is intended to accommodate a modest increase in 
density and offer a broader range of housing choice. The maximum building height in the ARP 
for the site is 16 metres (Map 3.3: Building Heights). Section 3.1.5 of the ARP includes 

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=MTTrATssTqH&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=MTTrATssTqH&msgAction=Download
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provisions for bonus density, with the opportunity to increase the development site base floor 
area ratio (FAR) from 0.72 to a maximum of 2.5. 
 
The proposed development aligns with relevant ARP policies, as it would provide for medium 
density infill development and includes a contribution to the Hillhurst/Sunnyside Community 
Amenity Fund in exchange for additional floor area. 
 
Riley Communities Local Area Plan (Proposed) 
Administration presented the proposed Riley Communities Local Area Plan (LAP), which 
includes Sunnyside and surrounding communities, to the Infrastructure and Planning Committee 
on 2024 October 16. The proposed LAP will be presented to Council on 2024 December 03 with 
a recommendation for approval. The proposed development is in alignment with the applicable 
urban form category and building scale modifier for the subject site in the proposed LAP. 
Development 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. 
 
Land Use Bylaw 1P2007 and Direct Control District (83D2019)  
Administration highlights one proposed relaxation to the Land Use Bylaw 1P2007 in the table 
below. Administration has reviewed the relaxation and considers it to be acceptable for the 
reasons outlined in the table below. 
 

Bylaw Relaxations  

Regulation  Standard Provided Administration Rationale 
Supporting a Relaxation 

558 Motor Vehicle 
Parking Stalls 

(a) 0.625 stalls per 
Dwelling Unit (4 stalls*) 

0 

The site’s location within a TOD 
area and near a Main Street 
reflects a reduced demand for 
vehicle ownership compared to 
most areas. The relaxation allows 
for the development to front onto 
the adjacent park space, 
improving the interface between 
the private and public realm, 
which is supported by ARP policy. 
A relaxation of the required 4 
parking stalls would not unduly 
interfere with the amenities of the 
neighbourhood or affect the use, 
enjoyment, or value of 
neighbouring properties. 

 
*The subject site qualifies for a 25.0 percent reduction of motor vehicle stalls as per Section 
560. 

https://www.calgary.ca/content/dam/www/pda/pd/documents/proposed-riley-communities-local-area-plan-10_24.pdf
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Conditions of Approval 
 

Prior to Release Requirements 
 

The following requirements shall be met prior to the release of the permit.  All 

requirements shall be resolved to the satisfaction of the Approving Authority: 

 
Planning 

 
 1. Submit a complete digital set of the amended plans in PDF format and a 

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

 
 2.  Remit payment (certified cheque, bank draft) for contribution to the 

Hillhurst/Sunnyside Community Amenity Fund as per DC Direct Control District 
(83D2019) in the amount of $7,827.32 

   
  Contribution amount is based on the following: 
  $21.46 per square metre x 364.74 square metres = $7,827.32 
 
Utility Engineering 
 
 3. Submit a fire flow letter, prepared by a qualified professional engineer under seal 

and permit to practice stamp to the satisfaction of Development Approvals Team 
Leader, Utility Specialists. The fire flow letter shall identify the type of the 
development, address of the development, DP application number and the fire 
flow required for the developing property. The Letter is to reference the Fire 
Underwriters Survey. If the City watermain does not have the flows available to 
meet the fire flow requirements of the developing property, the City main must be 
upgraded at the cost of the developer. Letters required to be submitted via email 
to: WA-ResourcesDevelopmentApprovals@calgary.ca for approval. 

   
  The available fire flow available in the adjacent City watermain is 10,000 LPM (2 

Hydrant flow) with 15m residual pressure under normal operating conditions. 
 
 4. Submit a Development Site Servicing Plan for review and acceptance from Water 

Resources, as required by Section 5 (2) of the Utility Site Servicing Bylaw 
33M2005. Contact Water Resources for additional details. For further 
information, refer to the following: 

   
  Development Site Servicing Plan Webpage 
  https://www.calgary.ca/uep/water/specifications/water-development-

resources/development-site-servicing-plans.html 
   
  

mailto:WA-ResourcesDevelopmentApprovals@calgary.ca
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  Development Site Servicing Plans CARL (requirement list) 
  http://www.calgary.ca/PDA/pd/Pages/Permits/carl-building-development-permit-

search.aspx 
 
 5. The subject property requires a storm sewer connection (main extension) and is 

within the storm redevelopment levy area. As the parcel is smaller than 700m2, 
the applicant may: 

   
a. Provide a drywell design at the Development Site Servicing Plan (DSSP) 

stage sized to store the 1:100 year 24-hour storm event in the gravel 
drainage rock; 
 

b. Submit payment for the storm redevelopment fee ($84 / m frontage) at the 
DSSP stage; and 

 
c. Provide block profiles that conform to the Standard Block Profile 

Specifications for CAD and Manual Formats for the proposed storm sewer 
extension as a part of the DSSP submission for approval by Water 
Resources. Onsite storm service must be stubbed by the Developer to the 
property line adjacent to the proposed main extension. The main extension 
and service to the stub will be done by the City of Calgary. 

   
  If the applicant would like to pursue a main extension at their expense, they must 

enter into an indemnification agreement for work within the City Right-of-way. 
This must be completed prior to the DSSP application. 

 
 6. Amend the plans to: 
   
  Utility Engineering - Water Servicing 
   

a.  Indicate an adequate water meter area where the services (50mm and 
smaller) enter the building. 

   
  Note: Label the meters on the main floor plan inside the mechanical room, as 

they need to be inside the building.  
 
 7. After the Development Permit is approved but prior to its release, the landowner 

shall execute an Off-Site Levy Agreement for the payment of off-site levies 
pursuant to Bylaw 1H2024.  The off-site levy is based on a 2024 development 
approval date and was based on the following:     

 

Phase Description Unit(s) 

1 810 9A ST NW Existing Single: 1/New Grade: 8 

 
  Based on the information above, the preliminary estimate is $33,856.00. 
  Should payment be made prior to release of the development permit, an Off-Site 

Levy Agreement will not be required. 
 

 Include the completed Payment Submission Form, which was emailed to 
the applicant. 
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 Only certified cheques or bank drafts made payable to the City of Calgary 
are acceptable. 

   
  To obtain an off-site levy agreement or for further information, contact the 

Development Commitments, Infrastructure Strategist (DANIELA PAUL-
GUTIERREZ at 5872156525 or daniela.paul-gutierrez@calgary.ca) or 
offsitelevy@calgary.ca.  

 

Permanent Conditions 
 

The following permanent conditions shall apply: 

 
Planning 
 
 8. The development shall be completed in its entirety, in accordance with the 

approved plans and conditions. The stamped and signed plans are a legal 
document. 

 
 9. No changes to the approved plans shall take place unless authorized by the 

Development Authority. If changes to the development occur or are proposed, a 
new development permit or revised plan application may be required. 

 
 10. A development completion permit must be issued for the development before the 

use is commenced or the development occupied.  A development completion 
permit is independent from the requirements of City of Calgary Building 
Regulations inspections and permission for occupancy. Request a development 
completion permit inspection by visiting inspections.calgary.ca or call 403-268-
5311. 

 
 11. All areas of soft landscaping must be irrigated with an underground irrigation 

system, as identified on the approved plans. 
 
 12. When the main floor of each building is constructed, submit the geodetic 

elevation to Geodetic.Review@Calgary.ca. 
 
 13. A letter of confirmation from a certified electrical engineer shall be provided to the 

Development Authority, prior to the issuance of the Development Completion 
Permit, that the buildings have been constructed to be 'solar ready' and able to 
accommodate solar photovoltaic (PV) panels for the purpose of electricity 
generation. For solar PV, at least 2.5 cm (1") nominal diameter constructed of 
rigid or flexible metal conduit, rigid PVC conduit, liquid tight flexible conduit or 
electrical metallic tubing (as per Section 12 of the Canadian Electrical Code Part 
1 concerning "raceways") should be installed. 

 
 14. Any damage to public parks, boulevards or trees resulting from development 

activity, construction staging or materials storage, or construction access will 
require restoration at the developer's expense. The disturbed area shall be 
maintained until planting is established and approved by the Parks Development 
Inspector. Contact the Development Inspector Jackie Swartz at 403-620-3216 for 
an inspection.  

https://inspections.calgary.ca/login
mailto:Geodetic.Review@Calgary.ca
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 15. No stockpiling or dumping of construction materials is permitted on the adjacent 

park or boulevard. 
 
 16. There shall be no construction access through the adjacent boulevard lands. 
 
 17. There shall be no construction access through the adjacent park across the rear 

lane - McHugh Bluff Playground. 
 
 18. In order to ensure the integrity of existing public boulevard and preserve the area 

for future public trees, construction access is only permitted through the rear 
lane. 

 
 19. In order to ensure the integrity of existing public boulevard, no grade changes are 

permitted in the boulevard. 
 
Utility Engineering 
 
 20. If during construction of the development, the developer, the owner of the titled 

parcel, or any of their agents or contractors becomes aware of any 
contamination, 

 
a. the person discovering such contamination shall immediately report the 

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

b. on City of Calgary lands or utility corridors, The City of Calgary, Climate and 
Environment (Contaminated Sites Section) must be immediately notified 
(311).  

 

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

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

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

   
  For all soil disturbing projects, the developer, or their representative, shall 

designate a person to inspect all erosion and sediment control practices a 
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minimum of every seven (7) days and during, or within 24 hours of, the onset of 
significant precipitation (> 12 mm of rain in 24 hours, or rain on wet or thawing 
soils) or snowmelt events.  Note that some practices may require daily or more 
frequent inspection.  Erosion and sediment control practices shall be adjusted to 
meet changing site and winter conditions. The City of Calgary Guidelines for 
Erosion and Sediment Control can be accessed at: www.calgary.ca/ud (under 
publications). 

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

Stormwater Management & Design Manual all to the satisfaction of the Director 
of Water Resources. 

 
 23. The grades indicated on the approved Development Site Servicing Plan must 

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

 
 24. Prior to issuance of a Development Completion Permit or any occupancy of the 

building, payment shall be made for off-site levies pursuant to Bylaw 1H2024.  
 
 25. Pursuant to Bylaw 1H2024, off-site levies are applicable. 
 
Mobility Engineering 
 
 26. The developer shall be responsible for the cost of public work and any damage 

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

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

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

 
 
 

mailto:roadsia@calgary.ca
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Development Permit Plans



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 2 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 3 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 4 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 5 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 6 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 7 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 8 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 9 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 10 of 22 
ISC:UNRESTRICTED

 



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 11 of 22 
ISC:UNRESTRICTED

 



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 12 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 13 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 14 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 15 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 16 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 17 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 18 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 19 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 20 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 21 of 22 
ISC:UNRESTRICTED



CPC2024-1168 

Attachment 3 

CPC2024-1168 Attachment 3 Page 22 of 22 
ISC:UNRESTRICTED

 



CPC2024-1168 

Attachment 4 

CPC2024-1168 Attachment 4  Page 1 of 2 
ISC:UNRESTRICTED 

Applicant Submission 
 
2024 October 09 
 
            

 
        
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



CPC2024-1168 

Attachment 4 

CPC2024-1168 Attachment 4  Page 2 of 2 
ISC:UNRESTRICTED 

 
 
 
 
 
 

 



CPC2024-1168 

Attachment 5 

CPC2024-1168 Attachment 5  Page 1 of 2 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
 
2024 October 09 
 

             



CPC2024-1168 

Attachment 5 

CPC2024-1168 Attachment 5  Page 2 of 2 
ISC:UNRESTRICTED 

        



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

 

Item # 7.2.1 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1143 

2024 October 31 Page 1 of 3 

 

Land Use Amendment in Manchester Industrial (Ward 9) at 423 – 58 Avenue SE, 
LOC2024-0105 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.57 hectares ± (1.41 
acres ±) located at 423 – 58 Avenue SE (Plan 4494HB, a portion of Block 2) from 
Commercial – Corridor 3 f1.0h12 (C-COR3f1.0h12) District to Direct Control (DC) District to 
accommodate a Self Storage Facility, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 The proposed application seeks to redesignate the subject site to a Direct Control (DC) 
District based on the Industrial – Commercial (I-C) District to allow for development of a 
Self Storage Facility with at-grade commercial opportunities. 

 The proposed land use district is compatible with adjacent land uses in the area and 
aligns with the applicable policies of the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? The additional use of Self Storage Facility with at-
grade commercial opportunities would provide storage options for businesses and 
residential developments in the area to free up living and business space for more 
desirable uses.  

 Why does it matter? Providing self storage and at-grade commercial opportunities close 
to an activity node may help respond to evolving household and business needs and 
support compact development of complete communities. 

 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, located in the southeast community of Manchester 
Industrial, was submitted on 2024 April 4 by CivicWorks on behalf of the landowner, Hampton 
Development LTD. 
 
The approximately 0.57 hectares (1.41 acres) site is a mid-block parcel located on the south 
side of 58 Avenue SE between 3 Street SE and 4 Street SE. The surrounding context is 
primarily industrial with commercial uses such as shops, services, and amenities mainly located 
along 58 Avenue SE. A variety of residential, employment and retail uses are located in close 
proximity to CF Chinook Centre, southwest of the subject site. The subject site currently 
contains a two storey building with retail and consumer service. 
 
As per the Applicant Submission Form (Attachment 3), the application seeks to develop a Self 
Storage Facility with commercial uses at grade level on the subject site. A DC District is 
proposed to modify the rules of the base I-C District and increase the maximum height to 18 
metres and maximum floor area ratio (FAR) to 2.0. 
 
During the review process, Administration explored other alternative land use districts including 
a DC District based on a C-COR3 District to accommodate the intended uses. Through the 
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review process, it was determined that a DC District based on I-C District would be more 
appropriate and consistent with the applicable planning policies as the nature of the surrounding 
context is primarily industrial with commercial as supportive uses. Industrial – Business (I-B) 
District was also considered, however, the proposed Self Storage Facility did not fully meet the 
purpose statement of I-B District which is to create prestige and high quality office 
developments. 
 
To ensure the development continues to support the business needs in the area while 
maintaining a high level of urban design standards, Administration worked with the applicant to 
ensure the DC District includes additional rules for the at-grade commercial use and street 
facing façade design treatment. 
 
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 contacted the Ward 9 Office to inform the Councillor about the 
application. Application summary brochures were delivered to surrounding businesses within a 
200-metre radius. The applicant also created a feedback portal to collect feedback or comments 
about the application. 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 to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0105
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IMPLICATIONS  
 
Social 
The proposed land use district will allow for a greater diversity of businesses in the area that 
respond to evolving household needs and support compact development of complete 
communities. 
 
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 ability to operate a Self Storage Facility with at-grade commercial opportunities close to a 
Major Activity Centre provides a business opportunity within the community. It may also support 
compact urban development that makes more efficient use of existing infrastructure and 
services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Direct Control District 
3. Applicant Submission Form 
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 Manchester Industrial, a mid-block 
parcel on the south side of 58 Avenue SE between 3 Street SE and 4 Street SE. The site is 
approximately 0.57 hectares (1.41 acres) in size and is currently operating a retail and 
consumer service use in a two storey building. 
 
The surrounding development is primarily industrial with some commercial uses such as shops, 
services, and amenities mainly located along 58 Avenue SE. The subject site has an existing 
sidewalk connecting to a bus stop that serves Route 43 (Westwinds Station/Chinook Station). 
The site is also easily accessible to Blackfoot Trail SE which is part of the Primary Transit 
Network. 
 
There is a concentration of residential, employment and retail uses in close proximity to CF 
Chinook Centre, located approximately 1.0 kilometre (a 17-minute walk) to the southwest.  
 

Community Peak Population Table 
 

Not available because the subject area is in an industrial area with no population statistics. 
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Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Commercial – Corridor 3 f1.0h12 (C-COR3f1.0h12) District is intended to 
accommodate limited large retail uses on sites of various sizes that are located along major 
roads. The C-COR3 District allows for a maximum building height of 12 metres and a maximum 
floor area ratio (FAR) of 1.0.  
 
The proposed DC District is based on the Industrial – Commercial (I-C) District with an increase 
in the maximum allowable building height (up to 18 metres) and floor area ratio (up to 2.0). The 
I-C District was selected because the nature of the surrounding context is primarily industrial 
with commercial as supportive uses. To ensure the subject site will continue to support the 
business needs in the area while maintaining a high level of urban design standards, additional 
rules have been included to ensure the Self-Storage Facility use integrates well into its 
surrounding context. The rules have been designed to ensure that active uses remain at-grade 
and future building will be designed with high quality visual appearance. The specific rules 
include: 
 

 a Self Storage Facility must not exceed 95.0 percent of the ground floor gross floor area 
(GFA) of a building; and 

 street facing building façade require a minimum of 15 percent of unobscured windows 
for the upper floors and a minimum of 50 percent of unobscured windows for façade 
between a height of 0.6 metres and 2.4 metres. 
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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 innovative ideas. The proposal represents an 
innovative idea because it provides higher building height and more FAR for the additional use 
of Self Storage Facility that could support the needs of both households and retailers in the 
area. This makes higher density living and business operations more appealing and 
manageable. The proposal also includes additional rules for street facing façade design to 
ensure the future development has high quality building design. 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 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. Sections 7 through 11 include provisions for FAR, building 
height, use area, and building façade rules.  
 
Development and Site Design 
If this application is approved by Council, the rules of the proposed DC District and I-C District 
would provide guidance for the future redevelopment. Given the location and policy context of 
the site, additional consideration will be given to elements including the appropriateness of 
proposed uses, building height, building frontage and orientation, landscaping, parking, and site 
access at the development permit stage.  
 
Transportation 
The subject site fronts onto 58 Avenue SE and is in close proximity to Blackfoot Trail SE, which 
are both classified as Arterial Roads. Pedestrian connectivity is provided through the existing 
sidewalks on 58 Avenue SE. At present, the site is adjacent to the recommended cycling routes 
of the Always Available for All Ages and Abilities (5A) Network, with future pathways planned 
along 58 Avenue SE and Blackfoot Trail SE, as well as future bikeways along 3 and 4 Street 
SE. 
 
A bus stop serves Route 43 (Westwinds Station/Chinook Station) is approximately 75 metres (a 
two-minute walk) from the site along 58 Avenue SE. The Chinook LRT Station is located within 
approximately 1.0 kilometres (a 17-minute walk) from the site. 
 
Vehicular access to the subject site is anticipated to be provided as currently configured and will 
be subject to review and Development Engineering approval at the time of redevelopment. 
 
No Transportation Impact Assessment was required at the land use amendment stage but may 
be required at the time of redevelopment. 
 
Environmental Site Considerations 
At this time, there are no known outstanding environmental concerns associated with the site 
and/or proposal. 
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Utilities and Servicing  
Public water, sanitary and storm utilities exist adjacent to the site (58 Avenue SE). However, the 
public storm main does not fully span the entire frontage of the site and terminates at an existing 
manhole. Future development servicing shall either accommodate accordingly OR a public 
storm sewer main extension may be required, as to adequately service the intended 
development. If required, this work will be at the developer’s expense, and subject to the terms 
and conditions of a long form Indemnification Agreement. 
 
That said, servicing requirements will be further 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 subject site is located within the ‘Standard Industrial’ area as identified on Map 1: Urban 
Structure in the Municipal Development Plan (MDP). The Standard Industrial area encourages a 
mix of industrial uses at varying intensities. It allows a broad range of industrial and other 
supportive uses to fulfill the daily needs of business operations in the area and their employees. 
The proposal is consistent with the applicable 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.  
 
Chinook Communities Local Area Planning Project 
This site is located in Area 8 (Chinook Communities), which includes the portion of Manchester 
Industrial 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.  

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://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 

 
 

 
 
 
 
 
 
 
 
 
 
 
 



 

CPC2024-1143 

Attachment 2 

CPC2024-1143 Attachment 2  Page 2 of 3 
ISC:UNRESTRICTED 

SCHEDULE B 
 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 

 
(a) increase the maximum allowable floor area ratio and building height; and  

 
(b) ensure a permeable building facade. 

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

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

deemed to be a reference to the section as amended from time to time.  
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Permitted Uses 
4 The permitted uses of the Industrial – Commercial (I-C) District of Bylaw 1P2007 are 

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

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

Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio  
7 The maximum floor area ratio is 2.0. 
 
Building Height 
8 The maximum building height is 18.0 metres. 
 
Use Area 
9 (1) Unless otherwise provided in subsections (2), (3) or (4), there is no use area 

requirement in the Industrial – Commercial (I-C) 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. 
 
 (4) A Self Storage Facility must not occupy more than 95.0 per cent of the ground 

floor gross floor area of a building. 
 
Rules for Self Storage Facility 
10 The individual access to each self storage unit must be entirely internal to a building.  
 
Rules for Façades Facing a Street 
11 (1)  The façade of a building located on the ground floor and facing a street must  

provide windows with unobscured glass that occupy a minimum of 50.0 per cent 
of the façade between a height of 0.6 metres and 2.4 metres. 

 
(2)  The façade of a building located above the ground floor and facing a street 

must provide windows with unobscured glass that occupy a minimum of 15.0 per 
cent of the façade. 

 
Relaxations 
12 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  
 
2024 July 2 
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Applicant Outreach Summary 
 
2024 July 2 
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Policy and Land Use Amendment in Cliff Bungalow (Ward 8) at 537 – 20 Avenue 
SW, LOC2024-0041 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2024-1108) to the 2024 December 3 Public Hearing Meeting of 
Council; and  

 
That Calgary Planning Commission recommend that Council: 
 

2. Give three readings to the proposed bylaw for the amendment to the Cliff Bungalow 
Area Redevelopment Plan (Attachment 2); and 

 
3. Give three readings to the proposed bylaw for the redesignation of 0.19 hectares ± (0.48 

acres ±) located at 537 – 20 Avenue SW (Plan 4453L, Block 4, Lots 1 to 3 and a portion 
of Lot 4) from Multi-Residential – Contextual Grade-Oriented (M-CGd111) District and 
Multi-Residential – Contextual Medium Profile (M-C2) District to Multi-Residential – High 
Density Low Rise (M-H1f3.3h21) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject property to allow for a six-storey multi-
residential development up to a maximum height of 21.0 metres and a maximum floor 
area ratio of 3.3.  

 The proposal allows for an appropriate building form and density increase of a 
residential site in proximity to the 4 Street SW Main Street and 17 Avenue SW Main 
Street and is in keeping with the applicable policies of the Municipal Development Plan 
(MDP).  

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

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

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

 A development permit has been submitted and is under review.  

 There is no previous Council direction related to this proposal.  
 
DISCUSSION  
This policy amendment and land use amendment application in the southwest community of 
Cliff Bungalow was submitted by CivicWorks on behalf of the landowner, Davis Block 
Developments Ltd, on 2024 February 14. 
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The approximately 0.19 hectare site is a recently consolidated four-parcel lot located on the 
corner of 5 Street SW and 20 Avenue SW. The existing buildings on the site consist of three 
single-detached dwellings that contain multiple units, and a two-storey apartment building.  
The site is one block west of 4 Street SW and three blocks south of 17 Avenue SW, both are 
identified in the MDP as Neighbourhood Main Streets.  
 
As indicated in the Applicant Submission (Attachment 3), the proposed land use district enables 
multi-residential development designed to be compatible with surrounding land uses through a 
maximum building height modifier of 21.0 metres and a maximum floor area ratio (FAR) of 3.3. 
A development permit (DP2024-3179) for a six-storey multi-residential development with 71 
dwelling units was submitted on 2024 May 3 and is under review. 
 
A minor amendment to Figure 3: Land Use Policy Areas of the Cliff Bungalow Area 
Redevelopment Plan is required to accommodate this proposal, changing a portion of the 
subject site from ‘Medium Low Density Infill’ to ‘Medium Density’. The other portion of the 
subject site is currently within the ‘Medium Density’ land use policy area.  
 
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. The applicant 
undertook the following outreach strategies: 
 

 additional on-site signage summarizing the application and providing contact information 
for the project team; 

 information brochures were delivered to residents and businesses within an 
approximately 200-metre radius of the subject site; 

 a project website with application information and feedback form; 

 a digital information session was held on 2024 June 10 that provided an opportunity for 
the public to learn more about the project and ask questions; 

 in-person meetings with direct neighbours; and 

 continuous information sharing and meetings with the Cliff Bungalow-Mission 
Community Association.  

 
Please refer to the Applicant Outreach Summary (Attachment 4) for the applicant’s 
comprehensive report detailing their public engagement initiatives and feedback received.  
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
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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 125 letters of opposition and five letters of support at the time of writing 
this report. The letters of opposition noted the following concerns: 
 

 heritage character – most letters opposed the loss of the existing buildings on the site, 
noting the cultural and historical significance of the buildings to the city's identity and the 
character of the neighbourhood.  

 affordable housing – existing houses proposed for demolition provide affordable rentals 
that help low income Calgarians and diverse occupants from various demographics that 
contribute to the vibrant and unique character of Cliff Bungalow.  

 mature trees – concerns with the loss of mature boulevard trees that help create a 
canopy along 20 Avenue SW and importance to neighbourhood’s aesthetic appeal, 
providing shade, temperature moderation, and contribution to support biodiversity.  

 privacy and views – height of proposed building will significantly impact the adjacent 
neighbours, elimination of privacy and views, and overall light availability for units to the 
south of subject site.  

 parking and congestion – concerns with congestion and parking issues on 20 Avenue 
SW, traffic and safety concerns in the lane, and safety concerns with turning out of lane 
onto 5 Street SW and the challenge with the intersection at Royal Ave SW. 

 
The Cliff Bungalow – Mission Community Association (CA) provided a letter neither in support 
or opposition of the application, however, noted discussion points regarding loss of multiple 
character homes in Cliff Bungalow and equity in the redevelopment of Calgary’s established 
areas. The CA’s letter can be found in Attachment 5.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The following areas were included in this 
assessment: 
 

 heritage character – no building on the site is listed on the Inventory of Evaluated 
Historic Resources, managed by civic partner Heritage Calgary. Although not required, 
the applicant has agreed to provide a commemorative plaque on site, which will be 
determined at the development permit stage;    

 affordable housing – existing affordable housing rental units provided on the subject site 
are market-driven rentals and therefore redevelopment of the site will not remove non-
market affordable housing units;  

 contextual fit – the proposed M-H1 District has building setback and step-back 
requirements that will help to provide a contextual fit with surrounding uses. The 
applicant has provided a building height modifier of 21.0 metres, which accommodates a 
building of approximately six storeys;  

 traffic and parking – the applicant submitted a Transportation Impact Statement (TIS) as 
part of the application. Review by Administration did not identify any specific safety 

https://developmentmap.calgary.ca/?find=LOC2024-0041
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concerns and determined that no improvements to the surrounding road network were 
needed to accommodate the proposal; and  

 mature trees and building character – the preservation of the mature boulevard trees 
and building design details related to historical character are being reviewed and 
determined through the development permit review.  

 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
policy amendment and land use amendment application will be posted on-site and mailed out to 
adjacent landowners. In addition, Commission’s recommendation and the date of the Public 
Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal provides for additional housing choice in an inner-city neighbourhood within 
convenient walking distance to two Neighbourhood Main Streets, local services, and the primary 
transit network.  
 
Environmental 
This application does not include any specific actions that specifically address the objectives of 
the Calgary Climate Strategy – Pathways to 2050. However, the land use amendment aligns 
with the objective of ‘Zero Carbon Neighbourhoods’ by supporting higher density development 
near a Main Street and the primary transit network, thereby reducing greenhouse gas 
emissions. Opportunities to enhance the development on this site with applicable climate 
strategies will be pursued through the development permit. 
 
Economic 
The proposal enables a greater amount of housing choice in Cliff Bungalow, may accommodate 
a diversity of incomes, and supports nearby businesses by increasing the population close to a 
commercial area. Redevelopment of the site makes more efficient use of existing infrastructure 
while increasing density near the primary transit network.  
 
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 Amendment to the Cliff Bungalow 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 southwest community of Cliff Bungalow, at the southeast 
corner of 20 Avenue SW and 5 Street SW. The site consists of four recently consolidated 
parcels and is approximately 0.19 hectares (0.48 acres) in size and approximately 54 metres 
wide by 36 metres deep. The site fronts onto 20 Avenue SW and a lane exists to the south that 
provides access to the site. The existing buildings on the site consist of three single-detached 
dwellings that contain multiple units, and a two-storey apartment building.  
 
Surrounding development is characterized by a mix of residential developments, including 
single-detached dwellings directly to the east, three-storey townhouses directly south across the 
lane, and a mix of single-detached dwellings and two and three-storey apartment buildings to 
the north across 20 Avenue SW.  
 
The Cliff Bungalow community consists of a several older structures, with much of the early 
development of single-detached houses occurring prior to 1920 and apartment construction 
commencing in the 1930’s. The municipally and provincially-designated historic Treend 
Residence is located to the west of the subject site across 5 Street SW.  
 
The subject site is located less than one block (approximately 120 metres or a two-minute walk) 
west of 4 Street SW and three blocks (approximately 300 metres or a five-minute walk) south of 
17 Avenue SW. Both streets are identified as Neighbourhood Main Streets and consist of a mix 
of commercial uses and local services. 5 Street SW is also considered a ‘Neighbourhood 
Boulevard’, which are pedestrian-focused and highly connected streets that are fully integrated 
with adjacent land uses. Community open space in the form of schools and parks are in close 
walking distance to the west of the subject site.  
 
The subject site is well-served by Calgary Transit, with both 4 Street SW and 17 Avenue SW 
containing regular bus service that is part of the primary transit network. 
 

Community Peak Population Table 
 
As identified below, the community of Cliff Bungalow reached its peak population in 1982. 
 

Cliff Bungalow 

Peak Population Year 1982 

Peak Population 2,219 

2019 Current Population 1,895 

Difference in Population (Number) -324 

Difference in Population (Percent) -14.6% 

Source: The City of Calgary 2019 Civic Census 

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

https://www.calgary.ca/communities/profiles/cliff-bungalow.html
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Location Maps  
 

 
 

 

Subject Site 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use  
The existing land use designations on the subject site consist of two residential districts: Multi-
Residential – Contextual Grade-Oriented (M-CGd111) District and Multi-Residential – 
Contextual Medium Profile (M-C2) District.  
 
The M-CG District is intended for multi-residential development with low height and low density 
and designed to provide some or all units with direct access to grade. The maximum building 
height is 12.0 metres (approximately three storeys) and the density modifier applied to the 
subject site allows a maximum of 111 units per hectare.  
 
The M-C2 District accommodates multi-residential developments with higher numbers of 
dwelling units and higher traffic generation than low density residential and lower profile multi-
residential land use districts. The M-C2 District allows for a maximum floor area ratio of 2.5 and 
a maximum building height of 16.0 metres (approximately four storeys). 
 
The proposed Multi-Residential – High Density Low Rise (M-H1f3.3h21) District would allow for 
a maximum floor area ratio of 3.3, which equates to a building floor area of approximately 6,435 
square metres. The proposed maximum building height of 21.0 metres would allow for 
approximately six storeys.  
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The M-H1 District allows for additional density in proximity to the 4 Street SW Neighbourhood 
Main Street while providing proper interface conditions and transition to lower scale residential 
buildings on adjacent parcels through building setbacks, step-backs and landscaping to ensure 
contextually sensitive development.  
 
Development and Site Design 
If approved by Council, the rules for the proposed M-H1f3.3h21 District and the policies in the 
Cliff Bungalow Area Redevelopment Plan (ARP) would provide guidance for future site 
development of the site, including building height and massing, contextual setbacks and step-
backs, building materials, landscaping, parcel coverage and parking.  
 
A development permit has been received by Administration and is currently under review. The 
proposed development is for a six-storey residential building with a top-floor amenity space and 
71 dwelling units.  
 
Key factors that are being considered during the review of the development permit application 
include the following: 
 

 building massing, step backs, contextual setbacks and overall mitigation measures to 
surrounding low-density residential parcels; 

 interface with the lane, including parkade access; 

 historical character - building design and materials that incorporate elements that 
respect the heritage character of the existing block and neighbourhood; 

 commemorative feature (plaque) location; 

 retention and protection of city boulevard trees along 20 Avenue SW; and 

 site landscaping and amenity spaces, including landscaping along 5 Street SW and 20 
Avenue SW. 

 
Through the development permit process, the applicant has collaborated with Administration’s  
Local Area Planning team and Heritage Planning team, civic partner Heritage Calgary, and the 
Cliff Bungalow Community Association on the heritage and historical character of the proposed 
development. The applicant has incorporated many of the elements requested to ensure the 
building fits the unique and historical context of the Cliff Bungalow community, including 
upgraded and contextually appropriate building materials such as brick, contextually appropriate 
window alignments and building projections. While not a requirement, the applicant has also 
committed to providing a commemorative plaque on site that honours the community and the 
site’s history and cultural heritage.  
 
The proposed land use amendment does not directly impact any identified heritage resources 
on the Inventory of Evaluated Historic Resources (the Inventory). The Inventory is a list of sites 
that have been evaluated and identified as possessing heritage value, and whose conservation 
benefits Calgarians as a whole. The Inventory is managed by civic partner Heritage Calgary. 
None of the existing buildings on the subject site are currently listed on the Inventory.  
 
Transportation  
The site fronts onto 20 Avenue SW and 5 Street SW and is accessed via a rear lane that exits 
onto 5 Street SW and 4 Street SW. An existing on-street bikeway is located on 5 Street SW, 
immediately adjacent to the proposed development.  
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The location is well-served by Calgary Transit. Routes 3 (Centre St N), 17 (Renfew/Ramsay), 
and 449 (Eau Claire/Parkhill) run along 4 Street SW with a northbound and southbound bus 
stop located approximately 180 metres (a three-minute walk) from the subject site.  
 
No on-street parking is permitted on the east side of 5 Street SW, adjacent to the subject site. 
Restricted parking is available on 20 Avenue SW and requires a residential parking permit.  
 
A transportation analysis was completed by the applicant and submitted to administration for 
review. The report evaluated the impact of the proposed development on the local area trip 
generation, intersection operation along 5 Street SW, signal warrants, road network capacity, 
parking supply and active transportation infrastructure. The analysis was reviewed and 
accepted by Administration and no specific safety concerns or improvements have been 
identified. 
 
Environmental Site Considerations  
At this time, there are no known outstanding environmental concerns associated with the site 
and/or proposal.  
 
Utilities and Servicing  
Stormwater, sanitary and water servicing are available for connection adjacent to the subject 
site via 20 Avenue SW or 5 Street SW. Waste and recycling service will be provided via the rear 
lane.  
 

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 parcel is located on the edge of the 4 Street SW Neighbourhood Main Street and 
within the Inner City Area as identified on Map 1: Urban Structure in the Municipal Development 
Plan (MDP). Inner City Areas are primarily residential areas while Neighbourhood Main Streets 
provide for a broad mix of residential, employment and retail uses with moderate intensification 
of both jobs and population. The MDP supports creating a more compact urban form which 
supports local services and sustainable travel choices.   
  
The proposal aligns with the MDP goal of intensifying areas designated for higher density 
development (such as Neighbourhood Main Streets) and encouraging a transit-supportive land 
use framework by locating population growth within walking distance of the primary transit 
network. The proposal aligns with applicable city-wide policies which promote a more compact 
urban form that makes efficient use of existing infrastructure.  
 

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
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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.  
 
Cliff Bungalow Area Redevelopment Plan (Statutory – 1993) 
The site is located within the ‘Medium Low Density Infill’ and ‘Medium Density’ land use areas 
as identified on Figure 3: Land Use Policy Areas in the Cliff Bungalow Area Redevelopment 
Plan (ARP). The ‘Medium Low Density Infill’ land use policy is intended for the retention of 
existing single family structures, conversions to two family structures and infill redevelopment in 
the form of townhouses and stacked townhouses. The ‘Medium Density’ land use policy 
provides for apartment development in the range of four storeys. A minor amendment to Figure 
3: Land Use Policy Areas is required to support this application by revising a portion of the 
subject site from ‘Medium Low Density Infill’ to ‘Medium Density’.  
 
The proposed development generally aligns with the residential goals of the Cliff Bungalow 
ARP, providing for a variety of housing types and ensuring that new housing is architecturally 
compatible with the existing residential character of the community.  
 
West Elbow Communities Local Area Planning Project 
This site is located in the West Elbow Communities, which includes Cliff Bungalow 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 Cliff Bungalow 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). The applicant team has also coordinated 
with the LAP team during the development permit process to ensure the proposed development 
adheres to the draft Heritage Guidelines in the draft 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=VTTrAcrTqgN&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=VTTrAcrTqgN&msgAction=Download
https://engage.calgary.ca/westelbowplan/refine
https://engage.calgary.ca/westelbowplan/refine
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Proposed Amendment to the Cliff Bungalow Area 
Redevelopment Plan 
 

1. The Cliff Bungalow Area Redevelopment Plan attached to and forming part of 
Bylaw 2P93, as amended, is hereby further amended as follows:  

 
(a) Delete the existing Figure 3 entitled ‘Land Use Policy Areas’ and replace with the 

revised Figure 3 entitled ‘Land Use Policy Areas’ attached as Schedule A. 
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SCHEDULE A 
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Applicant Submission 
 

2024 October 15 
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Applicant Outreach Summary 
 
2024 August 2 
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Community Association Response 
 
2024 October 17 
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Land Use Amendment in Banff Trail (Ward 7) at 2371 – 20 Avenue NW,  
LOC2024-0188 

 

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 2371 – 20 Avenue NW (Plan 9110GI, Block 7, Lot 11) from Residential 
– Grade-Oriented Infill (R-CG) District to Direct Control (DC) District to accommodate 
rowhouse development, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This land use amendment seeks to redesignate the subject parcel to a Direct Control 
(DC) District based on the Residential – Grade-Oriented Infill (R-CG) District to address 
unusual site constraints created by a restrictive covenant on title which restricts 
development to a “Single or Two Family dwelling house and a private garage”.  

 This application supports the transit-oriented development vision for the Banff Trail 
community in alignment with the Municipal Development Plan (MDP) and Banff Trail 
Area Redevelopment Plan (ARP).  

 What does this mean to Calgarians? This land use amendment would promote greater 
housing choice in a community with access to alternative transportation modes, as well 
as more efficient use of existing infrastructure and nearby amenities.  

 Why does this matter? More housing choice adjacent to existing Light Rail Transit (LRT) 
infrastructure is important and this proposal may increase population diversity in close 
proximity to existing services and facilities in Banff Trail and may better accommodate 
the evolving needs of different age groups, lifestyles and demographics.  

 In 2023, a development permit (DP2023-05562) was approved on this site for a four-unit 
rowhouse building with secondary suites.  

 In 2017, a land use amendment application was approved by Council (Bylaw 269D2017) 
to implement the new density policies of the ARP which designated the subject parcel 
Residential – Grade-Oriented Infill (R-CG) District. 
 

DISCUSSION  
This application, located in the northwest community of Banff Trail, was submitted on 2024 July 
18 by Horizon Land Surveys on behalf of the landowner, Bhimani Holdings Inc. The application 
proposed a redesignation to Direct Control (DC) District to enable the development of four 
dwellings units with secondary suites, as indicated in the Applicant Submission (Attachment 3). 
 
The approximately 0.06 hectare (0.14 acre) parcel is located in at the corner of Halifax Crescent 
NW and 20 Avenue NW and is currently vacant as the previous single detached dwelling and 
garage have been demolished. The site is approximately 400 metres east of the Banff Trail LRT 
Station (a six-minute walk) and 300 metres (a five-minute walk) from the 16 Avenue NW Urban 
Main Street.  
 
The parcel is subject to a restrictive covenant that restricts the use of the parcel to a single or 
semi-detached dwelling. Restrictive covenants are not binding on Council or Administration in 
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making land use or development permit decisions. They do present a potential impediment to 
redevelopment at the time of construction should another landowner choose to enforce the 
restrictive covenant.  
 
The ARP states that for parcels subject to a restrictive covenant that is not in alignment with the 
goals and objectives of the ARP, The City of Calgary supports the direction of the ARP (Section 
2.1.2 – Context). This is the basis of Administration’s recommendation to Calgary Planning 
Commission in this report.  
 
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. In response, 
the applicant delivered post cards outlining the proposed change to neighbours within a 100 
metre radius. The applicant also contacted the Banff Trail Community Association and Ward 7 
Councillor’s Office. The Applicant Outreach Summary can be found in Attachment 4.  
 
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.  
 
No public comments were received at the time of writing this report.  
 
No comments from the Banff Trail Community Association were received. Administration 
contacted the Community Association to follow up and no response was received.  
 
Following Calgary Planning Commission, notification 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 DC District will provide additional certainty that the rowhouse and townhouse 
uses listed in the existing R-CG District can be realized, which may better accommodate the 
housing needs of different age groups, lifestyles and demographics. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0188
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Environmental 
The approved development permit linked to this land use amendment does not include any 
actions that specifically address the objectives of the Calgary Climate Strategy – Pathways to 
2050.  
 
Economic 
The ability to develop up to four dwelling units and secondary suites on this site would allow for 
a more efficient use of land, existing infrastructure and services, and provide more housing 
choices in the community.  
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
If this land use amendment application is not supported, there may be impediments to the 
implementation of the MDP and the ARP. Private investment and redevelopment envisioned in 
the MDP and ARP may not be achievable on this parcel even though it is situated within 400 
metres from the existing Banff Trail LRT station (a six-minute walk). 
 
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 Banff Trail at corner of Halifax 
Crescent NW and 20 Avenue NW. the parcel is approximately 0.06 hectares (0.14 acres) in size 
and is approximately 17 metres wide and 36 metres deep. The original dwelling and detached 
garage were demolished in 2024 and the site is currently vacant.  
 
Surrounding development consists primarily of single detached dwellings and a rowhouse 
development located northeast of the subject site. Parcels located further east of the subject site 
are designated Commercial – Neighbourhood 2 (C-N2) District and Multi-Residential – 
Contextual Low Profile (M-C1) District. The site has good access to parks and open space, 
schools, and primary transit service. Nearby schools include:  
 
 Branton School, approximately 220 metres southeast (a three-minute walk);  

 Capitol Hill School, approximately 650 metres east (an 11-minute walk); and 

 St. Pius X School, approximately 750 metres east (a 12-minute walk). 
 
Banff Trail LRT Station is approximately 400 metres (a six-minute walk) west of the subject site 
and is also located approximately 300 metres (a five-minute walk) from the 16 Avenue NW 
Urban Main Street. The subject site is also well serviced by public transit along 19 Street NW, 
20 Avenue NW and 16 Avenue NW where the MAX Orange Brentwood/Saddletowne stop is 
located.  
 
Many parcels in Banff Trail are subject to a restrictive covenant registered in 1952, restricting 
development on the affected parcels to single and semi-detached dwellings. These covenants, 
registered against individual properties and/or entire subdivision plans, were used as an early 
planning tool before municipalities adopted land use bylaws and other planning legislation 
designed to govern land development. While these restrictive covenants are not binding on 
Council or Administration in making land use or development permit decisions, they present a 
potential impediment to redevelopment at the time of construction should another landowner 
choose to enforce the restrictive covenant.  
 

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

Banff Trail 

Peak Population Year 1968 

Peak Population 4,883 

2019 Current Population 4,153 

Difference in Population (Number)         - 730 

Difference in Population (Percent) - 14.9% 

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

Location Maps  
 

  
 

 

https://www.calgary.ca/communities/profiles/banff-trail.html
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Previous Council Direction 

 
In 2013, Council directed Administration to work with interested parties to identify potential 
areas for modest intensification in Banff Trail. As a result of this direction, the Banff Trail Area 
Redevelopment Plan (ARP) was amended in 2016 to include several new typologies, including 
Low Density Rowhouse. The Low Density Rowhouse typology was applied to numerous sites, 
including the subject parcel.  
 
In 2017, Council approved a City-initiated redesignation (Bylaw 269D2017) to several blocks 
along strategic corridors in Banff Trail, resulting in current designation of the Residential – 
Grade-Oriented Infill (R-CG) District. This action supported the implementation of the Land Use 
Plan (Figure 2 – Land Use Plan) in the ARP. 
 
In 2019 September, Council amended the ARP (Bylaw 56P2019) to remove the Special Study 
Area overlay from the intersection of Crowchild Trail NW and 24 Avenue NW. The amendment 
supported redevelopment in alignment with the goals and objectives of the ARP where there 
was conflict with a restrictive covenant that limited development to one or two dwelling units. 
 

Planning Evaluation 
 
Land Use  

The existing Residential – Grade-Oriented Infill (R-CG) District allows for a range of low-density 
housing forms such as single detached, semi-detached, duplex dwellings, rowhouses and 
townhouses. The R-CG District allows for a maximum building height of 11 metres and a 
maximum density of 75 dwelling units per hectare. Based on the subject site parcel area, this 
would allow up to four dwelling units with the ability for secondary suites. 
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The proposed land use district is a Direct Control (DC) District, based on the R-CG District. The 
intent of the DC is to allow for development that requires a minimum density of 50 units per 
hectare (minimum of three dwelling units) and maintains the maximum density of 75 units per 
hectare (maximum four dwelling units). The DC District also excludes Single Detached Dwelling, 
Contextual Single Detached, Semi-detached Dwelling, Contextual Semi-detached Dwelling, 
Duplex Dwelling and Cottage Housing Cluster uses.  
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration. The use of a Direct Control District is necessary to allow for 
the applicant’s proposed development due to the unusual site constraint created by the 
restrictive covenant on title, which limits development to a “Single or Two Family dwelling house 
and a private garage”. The existence of the restrictive covenant prevents the landowners from 
developing their land in accordance with the approved R-CG District and the policies of the 
ARP.  
 
This proposal specifically enables the applicant's intended four-unit rowhouse development, 
while maintaining the R-CG District base to ensure development is compatible with other forms 
of low-density residential development. 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 supports redevelopment that aligns with The City’s approved policy 
goals and investments, expressed through the Municipal Development Plan (MDP) and the 
ARP. It also ensures that the ARP can be implemented the way it was envisioned.  
 
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 rule is to ensure that rules regulating aspects of development that are not specifically 
regulated by the DC can also be relaxed in the same way that they would be in a standard 
district. 
 
Development and Site Design  

If approved by Council, the rules of the R-CG District (referenced in the proposed DC District) 
as well as the policies of the MDP and ARP will provide guidance for redevelopment, with the 
exception that single detached and semi-detached dwellings will no longer be allowed in the 
approved DC District, and development must provide a minimum of three dwelling units (or 50 
units per hectare).  
 
The approved development permit for this site (DP2023-05562) satisfies the minimum density 
requirements of the proposed DC District, and a new development permit would not be required 
if this land use amendment is approved. 
 
Transportation  

Pedestrian access to the site is available from the existing sidewalks along Halifax Crescent NW 
and 20 Avenue NW. Existing on-street bikeways, part of the current Always Available for All 
Ages and Abilities (5A) Network, are located along 22 Street NW and 24 Avenue NW, 
supporting access to and from the site by alternative transportation modes.  
 
The subject site is well served by Calgary Transit Service and has direct and convenient access 
to Banff Trail Light Rail Transit (LRT) Station, approximately 400 metres northwest of the site (a 
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four-minute walk). Bus routes are also available on 19 Street NW with southbound and 
northbound stops located within 500 metres, or a six-minute walk from the site (Routes 414 – 14 
Street Crosstown and 105 – Dalhousie Station/Lions Park Station). The subject site is also 
located approximately 300 metres (a five-minute walk) from the 16 Avenue NW Urban Main 
Street where the MAX Orange Brentwood/Saddletowne stop is located. The subject site is also 
well serviced by public transit along 20 Avenue NW where Route 65 – Market Mall/Downtown 
West, Route 404 – North Hill and Route 414 – 14 Street Crosstown are located.  
 
Vehicular access to the proposed development is anticipated to be from the rear lane. The 
subject parcel falls within Residential Parking Permit (RPP) Zone E, and on-street parking is 
available on 23 Avenue NW and 22 Street NW adjacent to the site.  
 
A Transportation Impact Assessment was not required as part of this application. 
 
Environmental Site Considerations  

No environmental concerns were identified.  
 
Utilities and Servicing  

Water 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 as 
part of the development permit review 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 subject site is located 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 established communities to make more 
efficient use of existing infrastructure, public amenities and transit, and deliver small and 
incremental benefits to climate resilience. The proposal is in keeping with the relevant MDP 
policies. 
 
Calgary Climate Strategy (2022)  

The approved development permit linked to this land use amendment does not include any 
actions that specifically address the objectives of the Calgary Climate Strategy – Pathways to 
2050.  
 
  

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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Banff Trail Area Redevelopment Plan (Statutory – 1986) 

The subject site is located within the Low Density Rowhouse area as identified on Figure 2 - 
Land Use Plan in the Banff Trail Area Redevelopment Plan (ARP). The Low Density Rowhouse 
area is intended to allow for a modest increase in density with a greater variety of housing 
types. New development should be grade-oriented including rowhouse buildings and therefore, 
this land use amendment does not require an ARP amendment. 
 
Section 2.1.2(b) of the ARP provides specific direction regarding the potential for conflict 
between the policy goals of the ARP and the restrictive covenant affecting the subject parcel. 
Section 2.1.2 - Context in the ARP states the following: 
 

“Many parcels in Banff Trail have a caveat registered against the certificate of title which 
may restrict development. These restrictions include, but are not limited to, restricting 
development to one or two-unit dwellings. In some cases, this caveat is not in alignment 
with the goals and objectives of this Plan and where such conflicts occur, The City of 
Calgary supports the direction of this Plan.” (Bylaw 56P2019) 

 
The proposed land use amendment is in alignment with the ARP. 
 
South Shaganappi Communities Local Area Planning Project  

This site is located in Area 13 (South Shaganappi Communities), which includes Banff Trail and 
surrounding communities. Administration is currently developing the South Shaganappi 
Communities Local Area Planning Project. Planning applications are being accepted for 
processing while the project is in progress, however, applications are being reviewed using 
existing legislation and Council approved policy only, including the existing Banff Trail Area 
Redevelopment Plan (ARP). This proposal is in alignment with the applicable urban form 
category and building scale modifier for the subject site in the draft South Shaganappi 
Communities Local Area Plan (LAP).   
 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTrATKsgqF&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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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 rowhouse developments 

by establishing minimum density requirements.   
 

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 Residential – Grade-Oriented Infill (R-CG) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District with the exclusion of:  
 

(a) Contextual Semi-detached Dwelling; and 
(b) Contextual Single Detached Dwelling. 
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Discretionary Uses  
5 The discretionary uses of the Residential – Grade-Oriented Infill (R-CG) District of 

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

 
(a) Cottage Housing Cluster;  
(b) Duplex Dwelling;  
(c) Semi-detached Dwelling; and  
(d) Single Detached Dwelling.  

 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Residential – Grade-Oriented Infill (R-CG) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Density  
7 (1) The minimum density is 50 units per hectare.  
 
 (2)  The maximum density is 75 units per hectare.  
 
Relaxations  
8 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 9  
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