
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

January 9, 2025, 1:00 PM
IN THE COUNCIL CHAMBER

Members

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

Commissioner L. Campbell-Walters
Commissioner R-M. Damiani

Commissioner J. Gordon
Commissioner N. Hawryluk

Commissioner B. Montgomery
Commissioner M. Pink

Commissioner S. Remtulla
Commissioner S. Small

Commissioner K. Wagner
Commissioner C. Hardwicke

Commissioner B. Montgomery
Commissioner M. Pink

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 December 12

5. CONSENT AGENDA

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


5.1 DEFERRALS AND PROCEDURAL REQUESTS
None

5.2 Land Use Amendment in McKenzie Towne (Ward 12) at 15192 Prestwick Boulevard SE,
LOC2024-0195, CPC2025-0060

6. POSTPONED REPORTS
(including related/ supplemental reports)

None

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS
None

7.2 PLANNING ITEMS

7.2.1 Land Use Amendment in Red Carpet (Ward 9) at 6105 – 16A Avenue SE,
LOC2024-0128, CPC2024-1167

7.2.2 Land Use Amendment in Bridlewood (Ward 13) at 16720 – 24 Street SW,
LOC2024-0130, CPC2025-0049

7.2.3 Land Use Amendment in Lincoln Park (Ward 8) at 5116 Richard Road SW,
LOC2024-0163, CPC2024-1274

7.2.4 Land Use Amendment in Medicine Hill (Ward 6) at 1024 Na’a Drive SW,
LOC2024-0147, CPC2024-1275

7.2.5 Policy and Land Use Amendment in Beltline (Ward 8) at multiple addresses,
LOC2024-0192, CPC2025-0034

7.3 MISCELLANEOUS ITEMS
None

8. URGENT BUSINESS

9. CONFIDENTIAL ITEMS

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

9.1.1 Closed Session - Connect Calgary’s Parks Plan, CPC2024-1179
Held confidential pursuant to Section 24 (Advice from officials) of the Freedom of
Information and Protection of Privacy Act.

Review By: 2025 February 20

9.2 URGENT BUSINESS



10. BRIEFINGS
None

11. ADJOURNMENT
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MINUTES 

CALGARY PLANNING COMMISSION 

 
December 12, 2024, 1:00 PM 
IN THE COUNCIL CHAMBER 

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

 

1. CALL TO ORDER 

Chair Goldstein called the meeting to order at 1:01 p.m. 

ROLL CALL 

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

Absent from Roll Call: Councillor Carra  

2. OPENING REMARKS 

Chair Goldstein provided opening remarks and a traditional land acknowledgment. 

Chair Goldstein recognized departing members of Calgary Planning Commission, 
Councillor Carra, Councillor Dhaliwal, Commissioner Pollen, and Commissioner Weber. 

3. CONFIRMATION OF AGENDA 

Moved by Commissioner Hawryluk 

That the Agenda for today's meeting be amended by moving the following Items onto the 
Consent Agenda: 
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  7.2.3, Land Use Amendment in Tuxedo Park (Ward 7) at multiple addresses, 
LOC2024-0064, CPC2024-1317 

  7.2.6, Land Use Amendment in Parkdale (Ward 7) at 3407 – 3 Avenue NW, 
LOC2024-0201, CPC2024-1321 

MOTION CARRIED 
 

Moved by Director Mahler 

That the Agenda for the 2024 December 12 Meeting of the Calgary Planning 
Commission be confirmed, as amended. 

MOTION CARRIED 
 

3.1 DECLARATIONS - CONFLICT OF INTEREST 

Director Mahler declared a conflict of interest with respect to Item 5.3. 

Director Goldstein declared a conflict of interest with respect to Item 7.2.1. 

Commission Weber declared a conflict of interest with respect to Item 7.2.7. 

4. CONFIRMATION OF MINUTES 

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2024 
November 28 

Moved by Commissioner Gordon 

That the Minutes of the 2024 November 28 Regular Meeting of the Calgary 
Planning Commission be confirmed. 

MOTION CARRIED 
 

5. CONSENT AGENDA 

Director Mahler declared a conflict of interest and abstained from discussion and voting 
with respect to Report CPC2024-1266. 

Director Mahler left the meeting at 1:09 p.m. and returned at 1:11 p.m. after the vote was 
declared. 

Moved by Commissioner Weber 

That the Consent Agenda be approved, as corrected: 

5.1 DEFERRALS AND PROCEDURAL REQUESTS 

None 

5.2 Policy Amendment in Montgomery (Ward 7) at 2119 Mackay Road NW, 
LOC2024-0207, CPC2024-1265 

5.3 Policy Amendment in Montgomery (Ward 7) at 2823 Mackay Road NW, 
LOC2024-0208, CPC2024-1266 
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5.4 Policy Amendment in Banff Trail (Ward 7) at 3223 Cochrane Road NW, 
LOC2024-0233, CPC2024-1297 

5.5 Policy Amendment in Montgomery (Ward 7) at 4840 Montana Crescent NW, 
LOC2024-0225, CPC2024-1300 

5.6 Land Use Amendment in Skyview Ranch (Ward 5) at 72 Skyview Shores Manor 
NE, LOC2024-0044, CPC2024-1286 

5.7 Policy Amendment in Montgomery (Ward 7) at 1812 – 51 Street NW, LOC2024-
0239, CPC2024-1238 

A Revised Cover Report was distributed with respect to Report CPC2024-1238. 

5.8 Policy Amendment in Bridgeland-Riverside (Ward 9) at 528 – 8A Street NE, 
LOC2024-0230, CPC2024-1261 

5.9 Land Use Amendment in Tuscany (Ward 1) at 10 Tuscany Hills Road NW, 
LOC2024-0093, CPC2024-1260 

7.2.3 Land Use Amendment in Tuxedo Park (Ward 7) at multiple addresses, 
LOC2024-0064, CPC2024-1317 

7.2.6 Land Use Amendment in Parkdale (Ward 7) at 3407 – 3 Avenue NW, 
LOC2024-0201, CPC2024-1321 

For: (8): Director Goldstein, Councillor Carra, Councillor Dhaliwal, Commissioner 
Campbell-Walters, Commissioner Gordon, Commissioner Hawryluk, 
Commissioner Pollen, and Commissioner Small 

MOTION CARRIED 
 

6. POSTPONED REPORTS 

None 

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

7.1 DEVELOPMENT ITEMS 

7.1.1 Development Permit in Beltline (Ward 8) at multiple addresses, DP2024-
05327, CPC2024-1283 

The following documents were distributed with respect to Report 
CPC2024-1283: 

 Revised Cover Report; 

 A presentation entitled "DP2024-05327 / CPC2024-1283 
Development Permit"; and 

 A presentation entitled “Scotia Place Applicant Supplementary 
Materials”. 

Dave White, John Bean, Doug Cinnamon, Neel Bavish, Dan Wowryk, 
Susan Darrington, Scott Ralston, and Jon Sagi (applicants) answered 
questions of Commission with respect to Report CPC2024-1283. 
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By General Consent, Commission modified the afternoon recess to begin 
following the conclusion of Item 7.1.1. 

Commission recessed at 3:17 p.m. and reconvened at 3:25 p.m. with 
Director Goldstein in the Chair. 

Commission recessed at 3:26 p.m. and reconvened at 3:47 p.m. with 
Director Goldstein in the Chair. 

ROLL CALL 

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

Absent from Roll Call: Councillor Dhaliwal 

Moved by Councillor Carra 

That with respect to Revised Report CPC2024-1283, the following be 
approved: 

That Calgary Planning Commission approve Development Permit 
DP2024-05327 for a Coliseum, Restaurants – licensed, Drinking 
establishments, Accessory food services, Entertainment establishments, 
Retail stores, Outdoor cafes, Offices, Parking areas and parking 
structures, Athletic and recreational facilities at 1208, 1216, 1296, 1306, 
1310 and 1312 – 5 Street SE, 519, 599, 601, 607 and 609 – 12 Avenue 
SE, 599, 601, 602, 603, 607, 608, 610 and 611 – 13 Avenue SE and 604, 
606, 608, 610 and 612 – 14 Avenue SE (Plan C, Block 93, Lots 1 to 6 and 
Lots 40 to 45; Plan 2410740, Block 93, Lot 46; Plan C, Block 94, Lots 1 to 
7 and Lots 38 to 43; Plan 2110110 Block 4, Lot 1; Plan 0711603, Area E; 
Plan 0711603, Area F) with conditions (Attachment 2). 
 

For: (8): Director Mahler, Councillor Carra, Commissioner Campbell-
Walters, Commissioner Gordon, Commissioner Hawryluk, Commissioner 
Pollen, Commissioner Small, and Commissioner Weber 

MOTION CARRIED 
 

7.1.2 Development Permit in Hillhurst (Ward 7) at 212 – 10A Street NW, 
DP2024-01613, CPC2024-1139 

The following documents were distributed with respect to Report 
CPC2024-1139: 

 Revised Cover Report; and 

 A presentation entitled "DP2024-01613 / CPC2024-1139 
Development Permit". 

Moved by Commissioner Campbell-Walters 
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That with respect to Revised Report CPC2024-1139, the following be 
approved: 

That Calgary Planning Commission approve Development Permit 
DP2024-01613 for New: Multi-Residential Development (1 building) at 
212 – 10A Street NW (Plan 5609J, Block J, Lot 58), with conditions 
(Attachment 2). 

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner 
Gordon, Commissioner Hawryluk, Commissioner Pollen, Commissioner 
Small, and Commissioner Weber 

MOTION CARRIED 
 

7.2 PLANNING ITEMS 

7.2.1 Land Use Amendment in Currie Barracks (Ward 8) at multiple addresses, 
LOC2024-0184, CPC2024-1290 

Director Goldstein declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2024-1290. 

Director Goldstein left the meeting at 4:57 p.m. and returned at 5:15 p.m. 
after the vote was declared. 

The following documents were distributed with respect to Report 
CPC2024-1290: 

 Revised Attachment 4; and 

 A presentation entitled "LOC2024-0184 / CPC2024-1290 Land 
Use Amendment".  

Moved by Commissioner Small 

That with respect to Report CPC2024-1290, the following be approved, 
after amendment: 

That Calgary Planning Commission: 

1. Forward this report (CPC2024-1290) to the 2025 January 14 
Public Hearing of Council; and 

That Calgary Planning Commission recommend that Council: 

2. Give three readings to the proposed bylaw for the redesignation of 
1.30 hectares ± (3.21 acres ±) located at 4255 Crowchild Trail SW 
(Portion of Plan 0914430, Block 1, Lot 2) from Direct Control (DC) 
District to Direct Control (DC) District to accommodate mixed use 
development with interim uses, with guidelines (Attachment 2); 

3. Give three readings to the proposed bylaw for the redesignation of 
0.42 hectares ± (1.04 acres ±) located at 4255 Crowchild Trail SW 
(Portion of Plan 0914430, Block 1, Lot 2) from Direct Control (DC) 
District to Direct Control (DC) District to accommodate mixed use 
development, with guidelines (Attachment 3); and 
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4. Give three readings to the proposed bylaw for the redesignation of 
0.52 hectares ± (1.28 acres ±) located at 203 and 208 Calais 
Drive SW (Plan 2111941, Block 20, Lot 18 and Plan 2111945, 
Block 23, Lot 9) from Direct Control (DC) District to Direct Control 
(DC) District to accommodate mixed use development, with 
guidelines (Revised Attachment 4). 

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner 
Gordon, Commissioner Hawryluk, Commissioner Pollen, Commissioner 
Small, and Commissioner Weber 

MOTION CARRIED 
 

7.2.2 Policy and Land Use Amendment in Ramsay (Ward 9) at multiple 
addresses, LOC2023-0257, CPC2024-1311 

A presentation entitled "LOC2023-0257 / CPC2024-1311 Policy and Land 
Use Amendment" was distributed with respect to Report CPC2024-1311. 

Moved by Commissioner Weber 

That with respect to Report CPC2024-1311, the following be approved: 

That Calgary Planning Commission recommend that Council: 

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

2. Give three readings to the proposed bylaw for the redesignation of 
0.22 hectares ± (0.54 acres ±) located at 1117, 1121, 1123 and 
1125 – 8 Street SE and 1120 Maggie Street SE (Plan A2, Block 
17, Lots 15 to 19) from Residential – Grade-Oriented Infill (R-CG) 
District to Direct Control (DC) District to accommodate grade-
oriented development, with guidelines (Attachment 3). 

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner 
Gordon, Commissioner Hawryluk, Commissioner Pollen, Commissioner 
Small, and Commissioner Weber 

MOTION CARRIED 
 

7.2.3 Land Use Amendment in Tuxedo Park (Ward 7) at multiple addresses, 
LOC2024-0064, CPC2024-1317 

This Item was dealt with on the Consent Agenda. 

7.2.4 Land Use Amendment in Deerfoot Business Centre (Ward 5) at 6400 – 11 
Street NE, LOC2024-0211, CPC2024-1285 

Moved by Commissioner Small 

That with respect to CPC2024-1285, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.2 hectares ± 
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(0.6 acres ±) located at 6400 – 11 Street NE (Plan 9410205, Block C, Lot 
5PUL) from Special Purpose – City and Regional Infrastructure (S-CRI) 
District to Industrial – General (I-G) District. 

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner 
Gordon, Commissioner Hawryluk, Commissioner Pollen, Commissioner 
Small, and Commissioner Weber 

MOTION CARRIED 
 

7.2.5 Land Use Amendment in Banff Trail (Ward 7) at 2406 and 2407 – 23 
Avenue NW, LOC2024-0165, CPC2024-1304 

A Revised Cover Report was distributed with respect to Report CPC2024-
1304. 

Moved by Commissioner Hawryluk 

That with respect to Revised Report CPC2024-1304, the following be 
approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.11 hectares ± 
(0.27 acres ±) located at 2406 - 23 Avenue and 2407 - 23 Street NW 
(Plan 9110GI, Block 4, Lots 37 and 38) from Residential – Grade-Oriented 
Infill (R-CG) District to Direct Control (DC) District to accommodate 
transit-oriented development, with guidelines (Attachment 2). 

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner 
Gordon, Commissioner Hawryluk, Commissioner Pollen, Commissioner 
Small, and Commissioner Weber 

MOTION CARRIED 
 

7.2.6 Land Use Amendment in Parkdale (Ward 7) at 3407 – 3 Avenue NW, 
LOC2024-0201, CPC2024-1321 

This Item was dealt with on the Consent Agenda. 

7.2.7 Land Use Amendment in Saddle Ridge (Ward 5) at #500, 669 Savanna 
Boulevard NE, LOC2024-0229, CPC2024-1322 

Commissioner Weber declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2024-1322. 

Commissioner Weber left the meeting at 5:41 p.m. and returned at 5:50 
p.m. after the vote was declared. 

A presentation entitled "LOC2024-0229 / CPC2024-1322 Land Use 
Amendment" was distributed with respect to Report CPC2024-1322. 

Moved by Commissioner Gordon 

That with respect to Report CPC2024-1322, the following be approved: 
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That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.03 hectares ± 
(0.07 acres ±) located at #500, 669 Savanna Boulevard NE 
(Condominium Plan 2311176, Units 101 to 104) from Multi-Residential – 
Low Profile Support Commercial (M-X1d100) District to Commercial – 
Neighbourhood 2 (C-N2) District. 

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

MOTION CARRIED 
 

7.2.8 Land Use Amendment in Residual Sub-Area 10E (Ward 10) at 4727R – 
84 Street NE, LOC2021-0009, CPC2024-1316 

Moved by Commissioner Weber 

That with respect to Report CPC2024-1316, the following be approved: 

That Calgary Planning Commission recommend that Council give three 
readings to the proposed bylaw for the redesignation of 0.98 hectares ± 
(2.42 acres ±) located at 4727R – 84 Street NE (Plan 1411635, Block 1, 
Lot 1) from Special Purpose – Transportation and Utility Corridor (S-TUC) 
District to Special Purpose – Future Urban Development (S-FUD) District. 

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner 
Gordon, Commissioner Hawryluk, Commissioner Pollen, Commissioner 
Small, and Commissioner Weber 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

None 

9. CONFIDENTIAL ITEMS 

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

None 

9.2 URGENT BUSINESS 

None 

10. BRIEFINGS 

None 

11. ADJOURNMENT 
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Moved by Director Mahler 

That this meeting adjourn at 5:53 p.m. 

MOTION CARRIED 

The following Item has been forwarded to the 2025 January 14 Public Hearing Meeting 
of Council: 

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

 Land Use Amendment in Currie Barracks (Ward 8) at multiple addresses, 
LOC2024-0184, CPC2024-1290 

The following Items have been forwarded to the 2025 February 4 Public Hearing 
Meeting of Council: 

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

 Policy Amendment in Montgomery (Ward 7) at 2119 Mackay Road NW, 
LOC2024-0207, CPC2024-1265 

 Policy Amendment in Montgomery (Ward 7) at 2823 Mackay Road NW, 
LOC2024-0208, CPC2024-1266 

 Policy Amendment in Banff Trail (Ward 7) at 3223 Cochrane Road NW, 
LOC2024-0233, CPC2024-1297 

 Policy Amendment in Montgomery (Ward 7) at 4840 Montana Crescent NW, 
LOC2024-0225, CPC2024-1300 

 Land Use Amendment in Skyview Ranch (Ward 5) at 72 Skyview Shores Manor 
NE, LOC2024-0044, CPC2024-1286 

 Policy Amendment in Montgomery (Ward 7) at 1812 – 51 Street NW, LOC2024-
0239, CPC2024-1238 

 Policy Amendment in Bridgeland-Riverside (Ward 9) at 528 – 8A Street NE, 
LOC2024-0230, CPC2024-1261 

 Land Use Amendment in Tuscany (Ward 1) at 10 Tuscany Hills Road NW, 
LOC2024-0093, CPC2024-1260 

 Policy and Land Use Amendment in Ramsay (Ward 9) at multiple addresses, 
LOC2023-0257, CPC2024-1311 

 Land Use Amendment in Tuxedo Park (Ward 7) at multiple addresses, LOC2024-
0064, CPC2024-1317 

 Land Use Amendment in Deerfoot Business Centre (Ward 5) at 6400 – 11 Street 
NE, LOC2024-0211, CPC2024-1285 

 Land Use Amendment in Banff Trail (Ward 7) at 2406 and 2407 – 23 Avenue NW, 
LOC2024-0165, CPC2024-1304 
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 Land Use Amendment in Parkdale (Ward 7) at 3407 – 3 Avenue NW, LOC2024-
0201, CPC2024-1321 

 Land Use Amendment in Saddle Ridge (Ward 5) at #500, 669 Savanna 
Boulevard NE, LOC2024-0229, CPC2024-1322 

 Land Use Amendment in Residual Sub-Area 10E (Ward 10) at 4727R – 84 Street 
NE, LOC2021-0009, CPC2024-1316 

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held 
on 2025 January 9 at 1:00 p.m. 

CONFIRMED BY COMMISSION ON 

  

 
 

   

CHAIR  CITY CLERK 

   

 



Approval: S. Lockwood  concurs with this report.  Author: B. Dhillon 
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Land Use Amendment in McKenzie Towne (Ward 12) at 15192 Prestwick 
Boulevard SE, LOC2024-0195 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

 
Give three readings to the proposed bylaw for the redesignation of 0.03 hectares ± (0.07 
acres ±) located at 15192 Prestwick Boulevard SE (Plan 0010184, Block 38, Lot 63) from 
Direct Control (DC) District to Residential – Low Density Mixed Housing (R-G) District.  

 
HIGHLIGHTS 

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

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

 What does this mean to Calgarians? The proposed land use amendment would allow for 
greater housing choices within the community and more efficient use of existing 
infrastructure and amenities in the community. 

 Why does this matter? The proposed Residential – Grade-Oriented Infill (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 land use amendment in the southeast community of McKenzie Towne was submitted on 
2024 June 13 by the landowner, Corrin Nichols. No development permit application has been 
submitted at this time. As noted in the Applicant Submission (Attachment 2), their intent is to 
building a secondary suite on the property. 
 
The existing Direct Control (DC) District is based on the R-2 Residential – Low Density District 
of the previous Land Use Bylaw 2P80, which does not include secondary suite as a listed use. 
The proposed R-G District would provide for the secondary suite use and support the 
applicant’s development intentions. 
 
The mid-block parcel is approximately 0.03 hectares (0.07 acres) in size and currently 
developed with a single detached dwelling with lane access. The proposed R-G District would 
allow for secondary suites, in addition to rowhouses, cottage housing, semi-detached, single 
detached and duplex dwellings. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
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Land Use Amendment in McKenzie Towne (Ward 12) at 15192 Prestwick 
Boulevard SE, LOC2024-0195 
 

 Approval: S. Lockwood concurs with this report. Author: B. Dhillon 

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 did not carry out an outreach due to the low impact of the proposed secondary 
suite. 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 three submissions in support and one submission in opposition. The 
submissions included concerns related to:  
 

 land uses; 

 height; 

 density (e.g. number of units); and   

 community character (heritage, building form, etc.). 
 
No comments from the McKenzie Town 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 application and has 
determined the proposal to be appropriate. The R-G District is intended to be located adjacent 
to other low density districts and accommodates a variety of housing forms. It provides for a 
modest density increase while being sensitive to adjacent development. The building and site 
design, number of units, and on-site parking will be reviewed and determined at the 
development permit stage.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council 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 development of this site enables a more efficient use of land and infrastructure and allows 
for a diversity of grade-oriented housing that may better accommodate the needs of different 
age groups, lifestyles and demographics. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0195
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Land Use Amendment in McKenzie Towne (Ward 12) at 15192 Prestwick 
Boulevard SE, LOC2024-0195 
 

 Approval: S. Lockwood concurs with this report. Author: B. Dhillon 

Environmental 
This application does not include any specific actions that 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 the subsequent 
development approval 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. 
 
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 site is in the southeast community of McKenzie Towne, on the north side of 
Prestwick Drive SE. The size of the subject site is approximately 0.03 hectares (0.07 acres) and 
is approximately 10.5 metres wide by 30 metres deep. The existing development on the site is a 
single detached dwelling and parking pad with rear lane access. The applicant intends to build a 
legal secondary suite.  
 
Surrounding development is characterized by single detached dwellings designated as Direct 
Control (DC) District (Bylaw 37Z97) and Residential – Low Density Mixed Housing (R-G) District 
on the parcels, located to the east of property.  
 
Amenities are available within 800 metres (a 10-minute walk) from the subject site. These 
include McKenzie Towne School (grades kindergarten to six), St. Albert The Great Elementary 
and Jr High School (grades kindergarten to nine), Prestwick Fountain Park and Prestwick 
Soccer Field. A retail and shopping area is located along McKenzie Town Boulevard SE and is 
approximately 800 metres (a 10-minute walk) southeast of the site. 
 

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

McKenzie Towne 

Peak Population Year 2019 

Peak Population 18,283 

2019 Current Population 18,283 

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 
McKenzie Towne Community Profile. 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1997/1997z37.pdf
https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/mckenzie-towne.pdf
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Location Maps  
 

 

 
 

 

Subject Site 
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Previous Council Direction 

 
None.  
 

Planning Evaluation 
 
Land Use 
The existing DC District is based on the R-2 Residential Low Density District of Land Use Bylaw 
2P80. This DC District is intended to accommodate a maximum of two dwelling units in the form 
of single detached, semi-detached and duplex dwellings with the additional permitted use of 
studio suite, which is equivalent to a backyard suite in the 1P2007 Land Use Bylaw. The DC 
District also includes specific minimum lot width and lot area requirements and includes a 
maximum building height rule of 9.0 metres. Secondary suites are not a listed use in this DC 
District. 
 
The proposed R-G District allows for a broader range of low-density housing forms such as 
single detached, semi-detached, duplex dwellings, cottage housing clusters and rowhouse 
buildings. The R-G District allows for a maximum building height of 12.0 metres and a minimum 
parcel area of 150.0 square metres per dwelling unit.  
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-G District and do not count towards allowable density. The parcel would require 
1.0 parking stall per dwelling unit and secondary suite. 
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Development and Site Design  
If this redesignation is approved by Council, the rules of the proposed R-G District would 
provide guidance for the future redevelopment of the site including appropriate uses, building 
height and massing, landscaping and parking. Given the specific context of this subject site, 
additional items that will be considered through the development permit process include, but are 
not limited to: 
 

 the layout and configuration of the dwelling unit and secondary suite; and  

 lane access and parking provision. 
 
Transportation 
Vehicular access to the site is from the adjacent residential lane. The area is served by Routes 
92 (Anderson Station) and 117 (City Centre). The bus stops are located 100 metres (a two-
minute walk) along Prestwick Boulevard SE from the site.  
 
A Transportation Impact Analysis is not required to support the land use redesignation 
application. 
 
Environmental Site Considerations 
No environmental concerns were identified.  
 
Utilities and Servicing 
Water, sanitary and storm services exist to the site. 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 Developing Residential - Planned Greenfield with Area 
Structure Plan (ASP) area as identified on Map 1: Urban Structure of the Municipal 
Development Plan (MDP). The applicable MDP policies indicate that the local policy document, 
the East McKenzie Area Structure Plan (ASP) provides specific direction for development of 
these subject lands. The proposal is in alignment with the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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East McKenzie Area Structure Plan (Statutory – 2001) 
The East McKenzie Area Structure Plan (ASP) identifies the subject site as Residential (Map 3: 
Land Use Concept). Residential policies of the ASP note that the predominate use of the land 
should be low and medium density residential development. The applicable policies also 
support a diversity of housing forms that meet the needs of various income groups and 
lifestyles. The proposed R-G District is listed under low density residential districts of Land Use 
Bylaw 1P2007 and will enable diversity of housing options in the community, therefore, it 
conforms to the policies of ASP. 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=VTTrAcssseW&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
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Land Use Amendment in Red Carpet (Ward 9) at 6105 – 16A Avenue SE, LOC2024-
0128 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.45 hectares ± (1.10 
acres ±) located at 6105 – 16A Avenue SE (Plan 0010642, Block 2, Lot 2) from Multi-
Residential – Contextual Medium Profile (M-C2) District to Multi-Residential – High Density 
Low Rise (M-H1f2.0) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject parcel to allow for multi-residential 
development up to a maximum building height of 26 metres (about six storeys) and floor 
area ratio (FAR) of 2.0.  

 The proposal allows for an appropriate increase in housing diversity and is in keeping 
with the relevant policies of the Municipal Development Plan (MDP) and the East 
Calgary International Avenue Communities Local Area Plan (LAP). 

 What does this mean to Calgarians? This proposal would allow for more housing options 
within the community and more efficient use of existing infrastructure, public amenities 
and transit. 

 Why does this matter? The proposal 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 southeast community of Red Carpet, was submitted on 2024 
May 9 by Voshell Architecture and Design Inc. on behalf of the landowner, Grande Design 
Homes (Elliston Park) Ltd. No development permit has been submitted at this time, however, as 
noted in the Applicant Submission (Attachment 2), the applicant intends to develop a multi-
residential building to accommodate an assisted living facility for seniors on the subject site. 
 
The approximately 0.45 hectare (1.10 acre) site is located at the northeast corner of 
International Avenue (17 Avenue SE) and 60 Street SE, directly north of Elliston Park. Public 
transit, services and recreational opportunities are accessible along 17 Avenue SE, which is 
located directly south of the site. The site is currently vacant and is currently designated as 
Multi-Residential – Contextual Medium Profile (M-C2) District, which allows for a maximum 
height of 16.0 metres and a maximum floor area ratio (FAR) of 2.5.  
 
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 the level of outreach with relevant 
public/interested parties and respective community association was appropriate. In response, 
the applicant posted on-site signage advertising a public open house at the Greater Forest 
Lawn 55+ Society, which was attended by 46 members of the public. In addition, the applicant 
contacted the Ward 9 Councillor’s Office and Penbrooke Meadows Community Association. The 
Applicant Outreach Summary can be found in Attachment 3.  
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received five letters of opposition from the public. The letters of opposition 
included the following areas of concern:  
 

 density, height, shadowing and loss of privacy;  

 safety and the ATCO high pressure gas line on-site; and 

 traffic and parking impacts leading to congestion at the 60 Street SE and 17 Avenue SE 
intersection. 

 
The Penbrooke Meadows Community Association did not provide a response to the circulation 
or a follow-up request for commentary. The International Avenue Business Revitalization Zone 
(BRZ) provided a letter in support of the proposal (Attachment 4) with a recommendation to 
incorporate the following features at the development permit stage:  
 

 provide public gathering places that are centred on cultural activities, public art and 
building community;  

 incorporate interesting, high quality architectural design and public art that reflects the 
community values; and  

 promote energy efficiency, water efficiency and waste minimization solutions through the 
use of sustainable building design. 

 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate as it provides an assisted living option to the 
community. The proposed M-H1 District is compatible with surrounding low and medium density 
residential uses as it fronts directly onto an urban main street and the surrounding development 
is of a similar built form. A multi-residential development would provide growth and opportunities 
for more people to live in an established community supported by amenities, services and 
mobility options.  
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0128
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The detailed design of the development including building and site design, site access, utilities, 
site contamination mitigation and on-site parking will be reviewed and determined at the 
development permit stage.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal provides a future framework for housing that allows for ageing in place and 
assisted living options for surrounding community members. The future development will enable 
a more efficient use of land and infrastructure and support surrounding uses and amenities.  
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposed land use amendment would enable the development of additional residential units 
which would support local businesses and transit infrastructure in the area.   
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal.  
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission  
3. Applicant Outreach Summary  
4. International Avenue Business Revitalization Zone 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 southeast community of Red Carpet, at the northeast corner of 
International Avenue (17 Avenue SE) and 60 Street SE. The site is approximately 0.45 hectares  
(1.10 acres) in size and is approximately 56 metres wide and 82 metres deep. The site is 
currently vacant and undeveloped with a previous use of agriculture. The site is directly north of 
Elliston Park, which has playgrounds, recreational pathways and a dog park.  
 
Surrounding development is generally characterized by a mix of multi-residential, industrial and 
commercial development. Parcels surrounding the development are designated as Multi-
Residential – Contextual Medium Profile (M-C2) District. Parcels south and west of the subject 
site are designated as Industrial – Business (I-B) District, Industrial – General (I-G) District and 
Special Purpose – City and Regional Infrastructure (S-CRI) District. Lands directly north of the 
site are designated as Residential – Manufactured Home (R-MH) District.  
 
The site is ideally located near public transit, recreational and commercial opportunities. The 
parcel fronts onto 17 Avenue SE, which is a designated Urban Main Street and a part of the 
Primary Transit Network (PTN) as per the Municipal Development Plan (MDP). Elliston Park is 
approximately 50 metres (a one-minute walk) south of the site. There are commercial shops 
including a grocery store and daycare available approximately 350 metres west (a six-minute 
walk).  
 

Community Peak Population Table 
 
As identified below, the community of Red Carpet reached its peak population in 2006. 
 

Red Carpet 

Peak Population Year 2006 

Peak Population 1,777 

2019 Current Population 1,594 

Difference in Population (Number) - 183 

Difference in Population (Percent) -10.3% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

Planning Evaluation 
 
Land Use 
The existing Multi-Residential – Contextual Medium Profile (M-C2) District is a multi-residential 
designation in developed areas that is primarily for multi-residential development of medium 
height and medium density where intensity is measured by floor area ratio (FAR) to provide 
flexibility in building form and dwelling unit size and number. The M-C2 District allows for a 
maximum building height of 16.0 metres and maximum FAR of 2.5.   
 
The proposed Multi-Residential – High Density Low Rise (M-H1f2.0) District would allow for high 
density multi-residential development. The M-H1 District allows for a maximum building height 
of 26.0 metres and a minimum density of 150 units per hectare (66 units). The applicant is 
proposing a maximum FAR of 2.0 that allows for a total developable area of approximately 8,900 

square metres (95,798 square feet). 
 
The M-H1 District has rules regarding street wall stepbacks and building separation to respond 
to immediate urban context as well as requirements on landscaping and amenity space. The 
proposed FAR is considered appropriate as it will allow for more housing choice within the 
community and more efficient use of existing infrastructure, public amenities, and transit. 
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Development and Site Design 
The rules of the proposed M-H1 District would provide guidance for the future redevelopment of 
the site including appropriates uses, building height and massing, landscaping and parking. 
Given the specific context of this corner site, additional items that will be considered through the 
development permit process include, but are not limited to:  
 

 mitigating shadowing, privacy and overlooking impacts; 

 ensuring an engaging built interface along both 17 Avenue SE and 60 Street SE;  

 providing high quality finishes and materials are used and are consistent with 
surrounding development; and 

 ensuring the ATCO utility right-of-way is managed appropriately in the future 
development.  

 
Transportation 
Pedestrian access to the site is available from the existing sidewalks on 17 Avenue SE, 16A 
Avenue SE and 60 Street SE. A regional pathway is located directly south of the site in Elliston 
Park and is part of the current Always Available for All Ages and Abilities (5A) Network.  
 
The subject site is well served by Calgary Transit. The site is adjacent to 17 Avenue SE and 
within 75 metres (a one-minute walk) to bus routes located on 17 Avenue SE including Route 1 
(Bowness/Forest Lawn), Route 87 (Applewood/17 Av SE) and Route 307 (MAX Purple City 
Centre/East Hills). 
 
A Transportation Impact Assessment (TIA) was not required for the proposal.   
 
Environmental Site Considerations 
The site is located within 450 metres of the former Hub Oil Hazardous Waste Storage Site. 
Although there is no variance required for the proposed residential use, the developer will be 
responsible for ensuring appropriate environmental assessments of the property for review at 
the development permit stage. Prior to approval of a future Development Permit a Phase I 
Environmental Site Assessment will be required. 
 
Utilities and Servicing 
Water, sanitary sewer and storm 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 a 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. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Established area as per (Map 1: 
Urban Structure) in the Municipal Development Plan (MDP). Relevant policy identifies that new 
developments in Established Areas should incorporate appropriate densities, a mix of land uses 
and a pedestrian-friendly environment to support an enhanced Base or Primary Transit Network 
(PTN).  
 
The proposed M-H1 District recognizes the predominantly medium density residential nature 
within these communities and supports moderate intensification that respects the scale and 
character of the neighbourhood. This application is in keeping with relevant policies in the MDP.  
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
East Calgary International Avenue Communities Local Area Plan (Statutory – 2024) 
The East Calgary International Avenue Communities Local Area Plan (LAP) identifies the 
subject site as being part of the Neighbourhood Connector category (Map 3: Urban Form) with a 
Low building scale modifier (Map 4: Building Scale), which allows for up to six storeys. The LAP 
speaks to primarily residential uses and encourages a range of housing types. The proposed 
land use is in alignment with applicable policy of the LAP. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/ecia-lap-proposed-plan.pdf
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Applicant Submission 
 
2024 May 09 
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Applicant Outreach Summary 
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International Avenue Business Revitalization Zone 
Response 
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Land Use Amendment in Bridlewood (Ward 13) at 16720 – 24 Street SW, LOC2024-
0130 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.29 hectares ± (0.72 
acres ±) located at 16720 – 24 Street SW (Plan 0512405, Block 2, Lot 58) from Residential 
– Low Density Mixed Housing (R-G) District to Multi-Residential – Low Profile (M-1) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to enable the development of 
multi-residential development of low height and medium density. 

 The proposal is in keeping with the applicable policies of the Municipal Development 
Plan (MDP) and Midnapore III Community Plan and maintains the density and intensity 
targets required in the area. 

 What does this mean to Calgarians? The proposed Multi-Residential – Low Profile (M-1) 
District would allow for greater housing choice within the community in a developing 
neighbourhood activity centre. 

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

 No development permit application has been submitted at this time. 

 There is no previous Council direction regarding this proposal. 
 
DISCUSSION  
This application, in the southwest community of Bridlewood was submitted by Olympia Planning 
on behalf of the landowner, 2401158 Alberta Inc. (Yadwinder Grewal), on 2024 May 12. No 
development permit has been submitted at this time. 
 
The approximately 0.29 hectare (0.72 acre) site is located on the southeast corner of 24 Street 
SW and Bridleridge Heights SW. The parcel is within a Neighborhood Node in the Midnapore III 
Community Plan. Neighbourhood nodes are intended to be the focal point of each 
neighbourhood and contain a mix of uses which include multi-family housing. These areas are 
intended to have higher densities than surrounding areas of the community. As indicated in the 
Applicant Submission (Attachment 2), the applicant seeks to build a new multi-residential 
development comprised of up to 50 non-market rental units. 
 
The proposal is in alignment with the policies and objectives of the Midnapore III Community 
Plan and its principles for a Neighbourhood Node. 
 
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 sent mailers within a 250-metre radius of the project site, sent letters to the 
Councillor’s Office and the Somerset-Bridlewood Community Association and provided a direct 
phone and email line for interested people to contact. The Applicant Outreach Summary can be 
found in Attachment 3. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to public/interested  
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received 21 letters in opposition from the public. The letters of opposition 
included the following areas of concern: 
 

 increased traffic and parking issues; 

 overshadowing of adjacent properties;  

 obstruction of views; 

 destruction of private trees; and 

 impacts on privacy. 
 
No comments from the Somerset-Bridlewood Community Association were received. 
Administration contacted the Community Association to follow up and no response was 
received. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of units and  
on-site parking will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation  
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed application enables the continuation of development in the community of 
Bridlewood by providing residential development that may fit the context of existing 
development in the area and provide additional housing choices.  
 

https://developmentmap.calgary.ca/?find=LOC2024-0130
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Environment 
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 the site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposal would allow for flexibility in the provision of residential uses on the site and  
support existing commercial uses in the area. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Bridlewood on the south side of 
Bridlewood Heights SW and east of 24 Street SW. The site consists of one legal parcel that is 
approximately 0.29 hectares (0.72 acres) in size. The site is currently designated Residential – 
Low Density Mixed Housing (R-G) District and is developed with a single detached house with 
driveway access off 24 Street SW. There is no lane to the rear of the property. 
 
Within a 400-metre radius (a seven-minute walk) of the subject site, the predominant land use in 
the area is a mixture of low density and multi-residential low and medium profile designations. 
There have been pockets of development throughout the immediate area which contain a higher 
mix of densities of residential units to the north and the south along 24 Street SW. Glenmore 
Christian Academy, designated Special Purpose – Community Institution (S-CI) District, is 
located directly north across Bridlewood Heights SW and Bridlewood School, designated 
Special Purpose – School, Park and Community Reserve (S-SPR) District, is located 
approximately 330 metres (a six-minute walk) east along Bridlewood Heights SW. An array of 
pocket parks and open space amenities are also located within this radius, with a large park 
space designated as S-SPR District located directly west across 24 Street SW. A commercial 
plaza, designated as Commercial – Community 1 (C-C1) District is located approximately 115 
metres (a two-minute walk) to the south along 24 Street SW. 
 
The subject site is also near major roadways such as 162 Avenue SW, James McKevitt Road 
SW, and the Stoney Trail SW.  
 

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

Bridlewood 

Peak Population Year 2015 

Peak Population 13,045 

2019 Current Population 12,641 

Difference in Population (Number) - 404 

Difference in Population (Percent) - 3.10% 

Source: The City of Calgary 2019 Civic Census 

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

  

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

 

  

 

 

posed Land Use Map 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use  
The existing Residential – Low Density Mixed Housing (R-G) District is intended for a mix of low 
density housing forms in suburban greenfield locations, including single detached dwellings, 
semi-detached dwellings, duplex dwellings, cottage housing clusters and rowhouse 
development, all of which may include a secondary suite. The current district includes a 
maximum building height of 12 metres. 
 
The proposed Multi-Residential – Low Profile (M-1) District allows for multi-residential 
development in a variety of forms of low height and medium density. M-1 parcels are intended 
to be located in close proximity or adjacent to low density residential development and has a 
minimum density of 50 units per hectare (14 units) and a maximum density of 148 units per 
hectare (43 units).  The maximum height in the M-1 District is 14 metres.  
 
Development and Site Design  
The applicable land use policies and the rules of the proposed M-1 District will provide guidance 
for future redevelopment of this site including appropriate uses, height, building massing, 
landscaping, and parking. 
 
Given the specific context of the site, additional items that will be considered through the  
development permit process will include, but are not limited to: 
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 ensuring a good building to street interface with 24 Street SW and Bridlewood Heights 
SW; and 

 providing a well-designed public realm, including a common amenity area for residents  
and pedestrian connections to adjacent streets and public parks. 

 
Transportation 
Vehicular accesses to the subject parcel are only to be from Bridleridge Heights SW. Transit 
service is available within 200 metres (a three-minute walk) on 24 Street SW for Route 14 
(Bridlewood/Cranston). An existing Always Available for All Ages and Abilities (5A) pathway is 
available along 24 Street SW. A Transportation Impact Assessment (TIA) and a Parking Study 
were not required for this application. 
 
Environmental Site Considerations  
No environmental concerns were identified. 
 
Utilities and Servicing  
Water, sanitary and storm sewer mains are available to service the site. Specific details of site 
servicing, stormwater management and waste and recycling management will be reviewed in 
detail through the development permit application. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Growth Plan (2022)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Intermunicipal Development Plan for the Municipal District of Foothills and The City of 
Calgary (2017)  
This parcel is subject to the Intermunicipal Development Plan for the Municipal District of 

Foothills and The City of Calgary (IDP). As this site is not within the Interface Area, which 

focuses on long term development between the municipalities, there are no specific policies that 

apply to this site. The proposed land use aligns with the general policies of the IDP. 

 

Municipal Development Plan (Statutory – 2009)  
The subject parcel is located within the Developing Residential - Planned Greenfield with Area  
Structure Plan (ASP) area as identified on Map 1: Urban Structure in the Municipal 
Development Plan (MDP). Policies for the Planned Greenfield areas recognize policies adopted 
prior to the current MDP as appropriate to provide direction for development of the local 
community.  
 
  

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
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=GTTrAeeeysG&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=GTTrAeeeysG&msgAction=Download
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 the development of this site 
with applicable climate strategies will be explored and encouraged at subsequent approval 
stages. 
 
Midnapore III Community Plan (Non-Statutory – 1997)  
The Midnapore III Community Plan identifies the intersection of 24 Street SW and Bridleridge 
Heights SW as a Neighbourhood Node. A Neighbourhood Node should be the social focus of 
the neighbourhood with a mix of housing and where residential densities are significantly higher 
at the node compared to the surrounding neighbourhood average. The proposal aligns with the 
policies of the plan and supports multi-residential development at this location.   
 
 
 
 

https://www.calgary.ca/environment/policies/climate-strategy.html
https://www.calgary.ca/environment/policies/climate-strategy.html
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrqKAgsrU&msgAction=Download
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Applicant Submission 
 
2024 November 28 
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Applicant Outreach Summary 
 
2024 December 04 
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Land Use Amendment in Lincoln Park (Ward 8) at 5116 Richard Road SW, 
LOC2024-0163 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2024-1274) to the 2025 February 04 Public Hearing of Council; 
and 

 
That Calgary Planning Commission recommend that Council: 
 

2. Give three readings to the proposed bylaw for the redesignation of 5.39 hectares ± 
(13.33 acres ±) located at 5116 Richard Road SW (Plan 1410343, Block 1, Lot 9) from 
Direct Control (DC) District to Mixed Use – General (MU-1f3.0h32) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for a mixed-use 
development comprising commercial, retail and residential uses at grade with additional 
residential uses above. 

 The proposal aligns with the applicable policies of the Municipal Development Plan 
(MDP) and the Revised Currie Barracks CFB West Master Plan (the Master Plan). 

 What does this mean to Calgarians? The proposal would allow for greater flexibility in 
the housing options within a Major Activity Centre with access to transit and would allow 
for more efficient use of existing infrastructure. 

 Why does this matter? The proposal would promote residential, commercial and 
employment opportunities to activate this part of Lincoln Park. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southwest community of Lincoln Park, was submitted by B&A Studios on 
behalf of the landowner, BCIMC Holdco (2007) Inc. (BCIMC Realty Corporation) on 2024 June 
17. 
 
The approximately 5.39 hectare (13.33 acre) vacant site, also referred to as the Westmount 
South lands, is situated approximately 530 metres (a nine-minute walk) west of Crowchild Trail 
SW and approximately 440 metres (a seven-minute walk) north of Glenmore Trail SW. The 
existing Direct Control (DC) District (Bylaw 141D2019) references the Mixed Use – General 
(MU-1) District and allows for a maximum density of 165 units per hectare (889) units, a 
maximum floor area ratio (FAR) of 1.6 (86,224 square metres) and a varying maximum building 
height that transitions from 20.0 metres and 25.0 metres to 32.0 metres (in a south to north 
direction). 
 
As indicated in the Applicant Submission (Attachment 2), the proposed land use district (MU-
1f3.0h32) would enable flexibility in the mix of residential and commercial development 
opportunities without a maximum density requirement, but rather with a maximum FAR of 3.0 
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(161,670 square metres), an increase from the current maximum FAR of 1.6 and a maximum 
building height of 32.0 metres across the site. 
 
No development permit has been submitted at this time. The intent of the applicant is to apply 
for a development permit for a mixed use development comprising a mix of medium density 
residential opportunities and commercial uses at grade along walkable streets. 
 
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 delivered approximately 500 postcards containing information about the proposed 
project to residents and businesses within a 1,900 metre radius of the subject site. The 
applicant also contacted the Ward 8 and Ward 11 Councillor’s Offices, the North Glenmore Park 
Community Association (CA) and the Rutland Park CA, to share project information and obtain 
feedback. The applicant used additional outreach methods, such as emails, social media posts 
and a virtual open house session (held on 2024 September 11) to gather feedback. 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 12 letters of opposition and four letters of support from the public. 
 
The letters of support provided the following comments about the proposed land use: 
 

 opportunities for community improvement with access to retail and residential amenities; 

 potential for additional bus route/transit service because of the increase in density; 

 pedestrian-oriented development with additional street trees; and 

 preference for a concurrent development permit application that can assure the 
provision of commercial and retail amenities and green spaces with limited hard 
surfaces. 

 
The letters in opposition included the following areas of concern: 
 

 density increase and consequential increase in traffic, parking congestion and noise 
issues; 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0163
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 construction impact and pollution; 

 massing and shadowing impacts due to the proposed increase in building height; 

 impact of the proposal on the community character and additional strain on public 
infrastructure; 

 preference for a development that will only provide retail amenities such as a grocery 
store; 

 possibility that the proposal could provide more residential uses than commercial uses; 

 potential for rental housing development and increase in crime; 

 effect on property values and preference for single family homes or townhouses; and 

 lack of information or details about the development/building design that will be 
constructed on the subject site. 

 
The Rutland Park CA, in response to Administration’s request for comments, provided a letter in 
opposition on 2024 December 16 (Attachment 4). They expressed concerns about the proposed 
increase in height and density and indicated a preference to keep the existing DC District. The 
Rutland Park CA was circulated as they have an interest in the Revised Currie Barracks CFB 
West Master Plan (the Master Plan) which also affects parcels within their community. 
 
The community of Lincoln Park is within the North Glenmore Park CA boundary. The North 
Glenmore Park CA did not respond to follow-up requests for comments from Administration. 
 
Administration considered the relevant planning issues specific to the application and 
determined the proposal to be appropriate given its location within an MDP-identified Major 
Activity Centre and the local context of redevelopment envisioned for the area through the 
Master Plan for the community. The building and site design, number of units, location of 
commercial uses, shadowing, landscaping, and transportation and mobility concerns will be 
reviewed at future development permit application stages. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use district would allow for additional housing options and may better 
accommodate the housing needs of different age groups, lifestyles and demographics that will 
contribute to the creation of a more inclusive community. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Climate Resilience Strategy – Pathways to 2050. Further opportunities to align future 
development on this site with applicable climate strategies will be explored and encouraged at 
subsequent development approval stages. 
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Economic 
The proposed land use amendment would enable more efficient use of land and infrastructure 
through the development of additional residential dwelling units and commercial spaces in a 
Major Activity Centre. The proposal would provide opportunities to support local business and 
employment opportunities within Lincoln Park and nearby communities. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is in the southwest community of Lincoln Park, at the southeast corner of 
Richard Road SW and Mount Royal Gate SW. The site is an irregular-shaped parcel and is 
approximately 5.39 hectares (13.33 acres) in size. The site is currently rough graded and 
undeveloped. 
 
The site is currently designated as Direct Control (DC) District (Bylaw 141D2019), which is 
based on the Mixed Use – General (MU-1) District. This DC District Bylaw was approved by 
Council on 2019 July 22 to provide for a mix of residential and commercial development and 
redesignate the site from its previous land use district (Industrial – Business (I-B f0.63h32) 
District), which allowed for a maximum building height of 32.0 metres and a maximum floor area 
ratio (FAR) of 0.63 (33,957 square metres). 
 
Surrounding developments include a commercial/office development across Mount Royal Gate 
SW to the north (the Westmount Corporate Campus), designated as DC District (Bylaw 
134D2019) which is based on the Industrial – Business (I-B) District and allows for a maximum 
building height of between 16.0 metres and 40.0 metres. 
 
Across Peacekeepers Gate SW to the east is a park space designated as Special Purpose – 
Community Institution (S-CI) District. To the west of Richmond Road SW, is an existing 
commercial development designated as Commercial – Community 1 (C-C1) District that 
provides services to the neighbourhood. 
 
Two multi-residential developments (one located to the west and the second located to the 
south) also exist adjacent to the subject site, each developed with four-storey apartment 
buildings and designated as Multi-Residential – Contextual Medium Profile (M-C2) District. 
 
Amongst the amenities available nearby are the Lincoln Park Shopping Centre located across 
Richard Road SW to the west (approximately a one-minute walk) and Mount Royal University 
(MRU) located within approximately 180 metres (a three-minute walk) northwest of the subject 
site. The MRU campus contains educational facilities, library, recreational facilities and service 
commercial uses. A bus rapid transit stop on Richmond Road SW for Route 304 (MAX Yellow) 
and Route 306 (MAX Teal) is also available near MRU within approximately 350 metres (a six-
minute walk) to the north of the subject site. 
 

  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2019/141d2019.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2019/134d2019.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2019/134d2019.pdf


CPC2024-1274 
Attachment 1 

 

CPC2024-1274 Attachment 1  Page 2 of 6 
ISC:UNRESTRICTED 

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

Lincoln Park 

Peak Population Year 2015 

Peak Population 2,726 

2019 Current Population 2,617 

Difference in Population (Number) -109 

Difference in Population (Percent) -4% 

Source: The City of Calgary 2019 Civic Census 

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

Location Maps 
 

  

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

Planning Evaluation 
 
Land Use 
The existing DC District (Bylaw 141D2019) primarily allows for a mixed-use development 
comprising of commercial, retail and residential uses on the ground floor with residential 
dwelling units above. The district allows for a maximum density of 889 dwelling units, a 
maximum FAR of 1.6 and a graduated maximum building height that transitions from 20.0 
metres and 25.0 metres to 32.0 metres (in a south to north direction). 
 
The proposed Mixed Use – General (MU-1f3.0h32) District is intended to adjust the rules of the 
existing DC District. This district would allow for flexibility in the mix of residential and 
commercial development opportunities, no maximum density, a maximum FAR of 3.0 and a 
maximum building height of 32.0 metres across the site. 
 
Administration has reviewed the proposal and has determined that it is appropriate as it allows 
additional flexibility for the future development of the site, while also responding to the local area 
context. 
 
Development and Site Design 
If this redesignation is approved by Council, the rules of the proposed MU-1f3.0h32 District will 
provide guidance for future site development including appropriate uses, building configuration, 
parcel coverage, building massing and height, landscaping, waste management and parking. 
 
Given the specific context of the site, additional items that will be considered through the 
development permit process includes, but are not limited to: 
 

 articulation of built form and physical separation from adjacent sites; 

 mitigating shadowing, overlooking, and privacy concerns to adjacent developments; and 

 integrating a pedestrian-oriented built interface and streetscape design along the 
adjacent streets and driveways. 

 
Transportation 
Pedestrian access to the site is available from existing sidewalks along the adjacent streets.  
 
The subject site is located adjacent to a Primary Transit Network. A transit stop for Route 699 
(Cougar Ridge/West Springs/various schools), Route 9 (Dalhousie/Chinook Station), Route 13 
(Altadore) and Route 20 (Heritage/Northmount Dr N) is located directly adjacent to the site 
along Mount Royal Gate SW. A bus rapid transit stop for Route 304 (MAX Yellow) and Route 
306 (MAX Teal) is also available within 350 metres (a six-minute walk) on Richmond Road SW. 
These transit options provide connections to other parts of Calgary.  
 
Direct vehicular access to the subject site will be required to come from the rear lane and 
vehicular access to Mount Royal Gate SW will not be permitted. 
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2019/141d2019.pdf
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Portions of Peacekeepers Gate SW adjacent to the southeast limits of the parcel is signed ‘2-
Hour Parking’ from Monday – Friday 8:00 a.m. – 5:00 p.m., while the northeast limits of the 
parcel adjacent to Peacekeepers Gate SW is signed ‘No Parking’. There are currently no 
parking restrictions on the other adjacent streets and the parcel is not located within an existing 
Residential Parking Permit (RPP) Zone. 
 
A Transportation Impact Assessment was reviewed for the proposed land use amendments and 
no concerns were identified. 
 
Environmental Site Considerations 
Environmental issues have been identified through a stage one and stage two Environmental 
Site Assessment (ESA). Recommendations have been made in the reports and must be 
followed during development construction. 
 
Utilities and Servicing 
Water, sanitary and storm sewer mains are available to service the site from the adjacent 
streets. A downstream section of sanitary sewers will be required to be upgraded for full buildout 
of the development and will be assessed through development permit process. Further details 
of site servicing, stormwater management and waste and recycling management will be 
reviewed in detail at the development permit stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 

Regional Plan, which directs population growth in the region to cities and towns, and promotes 

the efficient use of land. 

 

Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 

Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 

of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 

sustainable communities. 

 

Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Major Activity Centre (MAC) land use typology as identified 
on Map 1: Urban Structure of the Municipal Development Plan (MDP). The applicable MDP 
policies indicate that the highest concentration of population and jobs, outside of the Greater 
Downtown area, should be in MAC areas. The MAC is expected to contain a broad range of 
medium and high density housing opportunities and to be developed to function as an ‘urban 
centre’ which provides opportunities for people to work, live, shop, recreate, be entertained and 
meet their daily needs. 
 
Map 2: Primary Transit Network also identifies both Richard Road SW (west of the site) and 
Mount Royal Gate SW (north of the site) as part of the Primary Transit Network, and their 
intersection as a Primary Transit Hub. The applicable MDP policies support a broad range and 
mix of employment, commercial and retail uses, including residential uses with varying 
ownership tenures to accommodate a diverse range of population, as well as apartments and 
ground-oriented units. 
 
The proposed MU-1 District complies with the relevant MDP policies. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Revised Currie CFB West Master Plan (Non Statutory – 2015) 
The Revised Currie Barracks CFB West Master Plan (the Master Plan) identifies the subject site 
as being part of the Mixed Use Commercial and Policy Area A land use classification (Figure 4: 
General Development Concept). The applicable the Master Plan policies indicate that this area 
as suitable for a mix of uses which may include residential, live / work, retail commercial, office, 
special care facilities, institutional, open space and recreational uses. The Master Plan also 
supports developments that are transit supportive and pedestrian-oriented in the mixed use 
commercial area. The proposed land use amendment is in alignment with the applicable policies 
in the Master Plan. 

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=TTTrqyrTeyX&msgAction=Download
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Applicant Submission 
 



 



CPC2024-1274 

Attachment 3 

CPC2024-1274 Attachment 3  Page 1 of 21 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
 
2024 October 23 
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Community Association Response 
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Land Use Amendment in Medicine Hill (Ward 6) at 1024 Na’a Drive SW, LOC2024-
0147 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2024-1275) to the 2025 February 04 Public Hearing of Council; 
and 

 
That Calgary Planning Commission recommend that Council: 
 

2. Give three readings to the proposed bylaw for the redesignation of 0.85 hectares ± (2.10 
acres ±) located at 1024 Na’a Drive SW (Plan 1612946, Block 3, Lot 1) from Direct 
Control (DC) District to Direct Control (DC) District to accommodate a Self Storage 
Facility, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for a development of a 
Self Storage Facility with at-grade commercial opportunities. 

 The proposal would allow for a building form that can integrate with the adjacent land 
uses and is in keeping with the applicable policies of the Municipal Development Plan 
(MDP) and the Canada Olympic Park and Adjacent Lands Area Structure Plan (ASP). 

 What does this mean to Calgarians? The additional use of Self Storage Facility with at-
grade commercial opportunities would provide storage options in proximity to the higher 
density multi-residential developments and home-based businesses in the area. 

 Why does this matter? Providing self storage and at-grade commercial opportunities in 
the developing area of Medicine Hill 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 application, in the southwest community of Medicine Hill, was submitted by B&A Studios on 
behalf of the landowner, Plateau Village Properties Inc., on 2024 May 29. 
 
As indicated in the Applicant Submission (Attachment 3), the intent of the application is to adjust 
the existing land use district to allow for an additional discretionary use of Self Storage Facility 
with commercial uses at grade level. The existing Direct Control (DC) District (Bylaw 86D2020) 
is based on the Commercial – Corridor 1 (C-COR1) District. Self Storage Facility is not a listed 
use under the existing DC District or the base C-COR1 District. 
 
The approximately 0.85-hectare (2.10 acre) site is identified within the ASP as Commercial 
District. To ensure the proposal aligns with the applicable ASP policies and that it will be 
compatible with adjacent uses in the area while maintaining a high level of urban design 
standards, Administration worked with the applicant to ensure the that the proposed DC District 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2020/86D2020.pdf
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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 respective community association was appropriate. In response, 
the applicant shared the project information with the adjacent community associations of West 
Springs/Cougar Ridge, Coach Hill/Patterson Heights, Valley Ridge and Bowness, including 
special interest parties such as the East Paskapoo Joint Advisory Committee (JAC). The 
applicant furthered the required outreach by contacting the Ward 6 Councillor’s Office and 
engaging with the members of the Indigenous community by meeting with the City’s Issue 
Strategist to share the project information and obtain feedback. The Applicant Outreach 
Summary can be found in Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
There is currently no Community Association (CA) as one has not been formed in this 
developing area. The adjacent community associations of Bowness, Coach Hill/Patterson 
Heights, Valley Ridge and West Springs/Cougar Ridge were notified of the proposed land use 
amendment. No comments were received from these CAs. 
 
The Paskapoo Slopes Preservation Society (PSPS) responded to a request for comments from 
Administration on 2024 July 07 and indicated their opposition for the proposed application. The 
PSPS comments can be found in Attachment 5. 
 
Administration also facilitated an online engagement meeting between the applicant and the 
JAC on 2024 August 14. City Council established the JAC in the early 2000s to act as a 
voluntary and advisory committee to review and comment on land use redesignations or outline 
plan applications in the East Paskapoo Slopes area of Medicine Hill. The PSPS is also part of 
the JAC and they were in attendance at the meeting. 
 
The JAC asked clarification questions from the applicant about the function and design 
elements of Self Storage Facility on the subject site. The applicant responded by explaining 
their project intent and confirming that details around the functionality and design of the Self 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0147


Item # 7.2.4 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2024-1275 
2025 January 09  Page 3 of 4 
 

Land Use Amendment in Medicine Hill (Ward 6) at 1024 Na’a Drive SW, 

LOC2024-0147 
 

 Approval: W. Koo concurs with this report. Author: Q. Adebayo 

 

Storage Facility will be addressed at a future development permit stage, should the land use be 
approved by Council. 
 
No public comments were received at the time of writing this report. 
 
Administration considered the relevant planning issues specific to the application and 
determined the proposal to be appropriate. The rules proposed in the DC District addresses the 
unique nature of the proposal while addressing the policy requirements of the ASP. The building 
and site design, location of at-grade commercial uses, landscaping and parking will be reviewed 
at the future development permit application stage. Administration’s considerations in response 
to the JAC and PSPS comments can be found in Attachment 1 (Background and Planning 
Evaluation). 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use district 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 
main street 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. 
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Background and Planning Evaluation 
 

Background and Site Context 
The subject site is in the southwest community of Medicine Hill and is bound by Na’a Drive SW 
to the south. The site is also situated south of the Trans-Canada Highway and west of Sarcee 
Trail. The parcel is irregularly shaped with complex topography and is approximately 0.85 
hectares (2.10 acres) in size. Currently, the site is vacant and undeveloped. 
 
The site is located at the west edge of a commercial main street within the Canada Olympic 
Park and Adjacent Lands Area Structure Plan (ASP). Surrounding development is characterized 
by a mixed-use commercial plaza across the street to the south, which is comprised of 
significant residential towers and apartments, a grocery store, dental office and other retail 
services. To the east is a developing multi-residential site and further west are developing multi-
residential sites and developed commercial sites such as Canada Olympic Park (Winsport), and 
other retail/restaurant establishments. A naturalized municipal reserve area is also directly 
adjacent to the north and west of the subject site. 
 

Community Peak Population Table  
 
As of the 2019 City of Calgary Civic Census, there is no population data for the subject area as 
this is a new residential area. 
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Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The subject site is designated as a Direct Control (DC) District (Bylaw 86D2020) which was 
approved by Council on 2020 July 20. The current DC District references the Commercial – 
Corridor 1 (C-COR1) District which is intended to accommodate a mix of uses with varying 
densities and height, in one building or multiple buildings. The district allows for a maximum 
building height of 50.0 metres and does not limit the maximum density. 
 
The proposed DC District is also based on the C-COR1 District. This district would allow for a 
maximum building height of 20.0 metres (a decrease of 30.0 metres) and a total building floor 
area of approximately 17,000 square metres through a maximum floor area ratio (FAR) of 2.0. 
To ensure that the subject site will continue to maintain a high level of urban design standards 
and align with the commercial district policies of the Canada Olympic Park and Adjacent Lands 
Area Structure Plan (ASP), additional rules have been included to ensure that the Self-Storage 
Facility use integrates well into its surrounding context. The rules have been crafted to ensure 
that active uses remain at grade and that any future building will be designed with a high quality 
visual appearance. The specific rules include the following: 
 

 a minimum of 10.0 per cent of the ground floor gross floor area (GFA) of a building must 
be for uses other than a Self Storage Facility (commercial/retail uses); 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2020/86D2020.pdf
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 the ground floor façade facing Na’a Drive SW requires a minimum of 50.0 percent of the 
façade between a height of 0.6 metres and 2.4 metres to have unobscured windows; 
and 

 the street facing building façade for the upper floors require a minimum of 15.0 percent 
of the façade to have unobscured windows. 

 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a DC District is necessary to provide for the 
applicant’s proposed development due to innovative ideas. The proposal represents an 
innovative idea because it provides the additional use of Self Storage Facility in a development 
context characterized by development along a continuous block face with commercial 
development on both sides of the street. While Self Storage uses would easily fit within an 
industrial land use context, when located along a commercial frontage they require a specific set 
of development rules not currently found in the Land Use Bylaw 1P2007. The proposal includes 
additional rules for street facing façade design to ensure the future development has high 
quality building design that will align with interface treatments envisioned in the ASP. The same 
result could not be achieved using a standard land use district in the Land Use Bylaw. Use of a 
DC District in this case supports the needs of households, home-based businesses and small 
retailers in the area. This may make higher density living and business operations more 
appealing. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 and 8 through 13 of the DC District. 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 8 through 13 include provisions for 
how building height, use area, landscaping and building façade rules are evaluated at the 
development permit stage.  
 
Development and Site Design  
If this application is approved by Council, the rules of the proposed DC District and C-COR1 
District would provide guidance for the future site development. Given the location and policy 
context of the site, additional consideration will be given to elements including the appropriate 
uses, building height, building frontage and orientation, interface adjacent to an entranceway 
(Trans-Canada Highway), landscaping, parking and site access at the development permit 
stage. 
 
Transportation 
The site fronts onto Na’a Drive SW, which is a collector road that connects to the Trans-Canada 
Highway on the west and Sarcee Trail on the east. Pedestrian connectivity in the 
neighbourhood is provided through the sidewalks along Na’a Drive SW. 
 
Transit service to Winsport, Crestmont, Market Mall, University of Calgary and Brentwood 
Station is provided by local bus stops within a short walking distance from the subject site. 
Stops for east and westbound Route 108 (Paskapoo Slopes) are located on Na’a Drive SW 
approximately 120 metres away (a two-minute walk). 
 
Vehicle access to the subject site would be provided from Na’a Drive SW. There are currently 
no parking restrictions on Na’a Drive SW. 
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Environmental Site Considerations  
There are no known environmental concerns associated with the site and/or proposal. 
 
Utilities and Servicing 
Water, sanitary, and storm sewer mains are available to service the site. Specific details of site 
servicing, stormwater management and waste and recycling management will be reviewed in 
detail at the development permit application stage. 
 
City-Led Outreach Summary 

As mandated by City Council, the East Paskapoo Slopes Joint Advisory Committee (JAC) is 
composed of the following parties: 
 

 the Chair (representative from City planning staff); 

 representative from the landowners of the subject property and other landowners within 
the East Paskapoo Slopes ASP Area; 

 representative from West Springs/Cougar Ridge Community Association; 

 representative from Coach Hill/Patterson Heights Community Association; 

 representative from East Springbank Community Association; 

 representative from Edworthy Park Heritage Society; 

 representative from Paskapoo Slopes Preservation Society; 

 representative from Valley Ridge Community Association; 

 representative from Calgary River Valleys; 

 representative from Bowness Community Association; 

 representative from Crestmont Community Association; and 

 representative from Calgary West Special Areas Committee. 
 
An online engagement meeting was held with the JAC on 2024 August 14. This meeting was 
facilitated by Administration (The Chair and File Manager) on behalf of the Applicant to discuss 
this land use application. In attendance were the applicant team and representatives from the 
Edworthy Park Heritage Society, the Paskapoo Slopes Preservation Society (PSPS) and the 
Bowness Community Association. 
 
Administration’s recommendation for the proposed land use amendment is based on the 
following considerations in response to the JAC comments: 
 

 Size of Parcel to be Redesignated: The entire municipal address at 1024 Na’a Drive SW 
(3.51 hectares) is not being redesignated in this application. Only the west portion of the 
parcel (0.85 hectares) is proposed to be used for a Self Storage Facility. 

 Mixed Use Intent and Guarantee of having Retail at grade according to the ASP 
direction for Main Street Activation: The DC District rules include a minimum requirement 
for 10.0 percent of the ground floor area to be occupied by commercial uses and a 
minimum of 60.0 percent of the length of the building facing Na’a Drive SW to contain 
commercial uses. Supplementary rules supporting building interface with Na’a Drive SW 
(façade, setback and landscaping rules) are also included in the DC District to ensure a 
pedestrian-oriented building design and that street activation can be achieved. 

 Self Storage Facility detracting from the Commercial and Village-feel of Medicine Hill: 
Administration believes the proposed land use is an innovate idea that could support the 
high density living and other business operations in the area. Additional urban design 
standards have also been inserted into the DC District Bylaw rules to ensure that the 
future self-storage development must have commercial uses at grade and that the 
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quality of the building’s architectural design will align with interface treatments 
envisioned in the ASP. 

 Amount of Surface Parking and Appearance of Garage Doors: The DC District includes 
a rule that does not allow parking to be located between a building and a street. 
Administration will also work with the applicant at the development permit stage to 
minimize any potential design impacts. 

 Landscaping Plans, Building Footprint and Appearance, Stormwater Management and 
Development Permit circulation: No development permit has been submitted at this time. 
Building design and landscaping details will be determined at the future development 
permit stage.  

 Restrictive Covenants controlling Uses that can be Developed in the Area: This is not a 
planning consideration to evaluate the merits of the proposed land use. 

 Market/Economic Analysis that Justifies the need for a Self Storage Facility in the Area: 
Administration’s review and recommendation is strictly based on the planning merits and 
the appropriateness of the proposed land use. 

 

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) 
Map 1: Urban Structure of the Municipal Development Plan (MDP) identifies the subject site as 
being within the Developing Residential Area and is referenced as a Planned Greenfield 
Community with Area Structure Plan. The MDP supports the development of complete 
communities including a mix of uses to ensure a compact urban form that efficiently utilizes land 
and infrastructure and support local commercial and other services. This also includes resilient 
neighbourhoods that feature architectural and natural elements that contribute to a local identity 
and sense of place. The proposal is consistent with the applicable policies of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Canada Olympic Park and Adjacent Lands Area Structure Plan (Statutory – 2005) 
Map 2: Land Use Concept of Canada Olympic Park and Adjacent Lands Area Structure Plan 
(ASP) identifies the subject site as being along the 'Main Street' portion of the 'Commercial 
District'. The Commercial District is intended to accommodate a wide range of commercial uses 
that will serve as a draw for residents from surrounding communities and provide everyday 
services and amenities for local residents. The applicable policies support predominantly mixed-

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=TTTrAcsssTW&msgAction=Download
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use development that includes residential, office and other commercial or institutional uses 
preferably located above at grade retail uses. The ASP also indicate that buildings that are 
adjacent to the Main Street shall be designed to enhance the public realm with entryways to 
ground-floor residential and commercial units along the Main Street having individual, direct 
access to the sidewalk. 
 
The proposed land use amendment for a DC District with the additional use of Self Storage 
Facility aligns with the applicable policies of the ASP as additional rules have been incorporated 
into the DC District to promote activity along the Main Street. 
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Proposed Direct Control District 
 

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

 
SCHEDULE A 
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SCHEDULE B 
 

 
DIRECT CONTROL DISTRICT 

 
Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) allow for the additional use of self storage facility with specific design 
requirements; 

 
(b) prescribe building setbacks that will create a pedestrian-oriented 

environment where frontages and entrances are close to the sidewalk 
and street; and 

 
(c) prescribe suitable interface treatments visible from the Trans-Canada 

Highway in terms architectural design and landscaping.  
 

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

deemed to be a reference to the section as amended from time to time.  
 
Permitted Uses 
4 The permitted uses of the Commercial – Corridor 1 (C-COR1) District of Bylaw 1P2007 

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

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

(a) Self Storage Facility. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Commercial – Corridor 1 (C-COR1) District 

of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
7 The maximum floor area ratio is 2.0. 
 
Building Height 
8 The maximum building height is 20.0 metres. 
 
Location of Uses within Buildings 
9 (1) The following uses must not be located on the ground floor of buildings where 

the use fronts Na’a Drive SW: 
 

(a) Assisted Living; 
(b) Catering Service – Minor; 
(c) Child Care Service; 
(d) Dwelling Unit; 
(e) Live Work Unit; 
(f) Place of Worship – Small; 
(g) Post-secondary Learning Institution; 
(h) Residential Care; 
(i) Social Organization; and 
(j) Veterinary Clinic. 
 

(2) A minimum of 10.0 per cent of the ground floor gross floor area of a building in 
this Direct Control District must contain “Commercial Uses”. 

 
(3) A minimum of 60.0 percent of the length of the façade of a building located on 

the ground floor and fronting Na’a Drive SW must contain Commercial Uses.  
 

(4) Where this bylaw refers to “Commercial Uses”, it refers to the uses listed in 
Section 4 and 5 of this Direct Control District Bylaw, except Addiction 
Treatment, Assisted Living, Custodial Care, Dwelling Unit, Live Work Unit, 
Residential Care and Self Storage Facility. 
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Building Setback Areas 
10 (1) Unless otherwise referenced in subsection (2), the minimum building setback is 

3.0 metres. 
 

(2) Where the parcel shares a property line with Na’a Drive SW, there is no 
minimum requirement for a building setback, but where a building setback is 
provided, its maximum depth must not exceed 3.0 metres. 

 
(3) Sections 787, 788 and 789 of Bylaw 1P2007 do not apply to this Direct Control 

District. 
 
Landscaping in Setback Area from Na’a Drive SW 
11 (1) Where a setback area shares a property line with Na’a Drive SW, the setback 

area: 
 

(a) may be soft surfaced landscaped area or hard surfaced landscaped 
area; 

 
(b) must provide a minimum of 1.0 trees and 2.0 shrubs for every 35.0 

square metres of landscaped area provided; and 
 
(c) provide trees planted in a linear arrangement along the length of the 

setback area. 
 

(2) Subsection 790(1) of Bylaw 1P2007 does not apply in this Direct Control District. 
 
Rules for Façades 
12 The façade of a building located on the ground floor and facing Na’a Drive SW must 

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

 
Rules for Self Storage Facility 
13 (1) For a Self Storage Facility, the individual access to each self storage unit must 

be entirely internal to the building. 
 
(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 
percent of the façade. 

 
(3) Perimeter windows above the ground floor described in subsection 2 must be 

abutted by internal circulation corridors that access the self storage units, or by 
common areas. 

 
(4)  A Self Storage Facility must not exceed 90.0 per cent of the ground floor gross 

floor area of a building. 
 
Parking Requirements 
14 Motor vehicle parking stalls must not be located between a building and a street. 
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Relaxations 
15 The Development Authority may relax the rules contained in Sections 6 and 8 through 

13 of this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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Applicant Submission 
 
2024 December 19 
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Applicant Outreach Summary 
 
2024 December 16 
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Paskapoo Slopes Preservation Society Comments 
 
2024 July 08 
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Policy and Land Use Amendment in Beltline (Ward 8) at multiple addresses, 
LOC2024-0192 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2025-0034) to the 2025 February 04 Public Hearing Meeting of 
Council; and   

 
That Calgary Planning Commission recommend that Council: 
 

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

 
3. Give three readings to the proposed bylaw for the redesignation of 0.87 hectares ± (2.16 

acres ±) located at 1520 – 4 Street SW and 332, 338 and 340 – 17 Avenue SW (Plan 
1910115, Block 120, Lot 51; Plan C, Block 120, Lots 41 to 46) from Direct Control (DC) 
District to Direct Control (DC) District to accommodate mixed-use development, with 
guidelines (Attachment 3). 

 
HIGHLIGHTS 

 This application proposes a new Direct Control (DC) District to allow for the development 
of mixed-use high-rise towers, increasing the total allowable floor area ratio in exchange 
for provision of public amenity items. 

 This application is supported, as the intent of the DC District remains much the same as 
the existing land use and will facilitate development that is in keeping with the context of 
the area. This application also aligns with the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? This will provide new opportunity for development 
that will help to revitalize an older, established community.  

 Why does it matter? By providing new housing options, which may include affordable 
housing, and additional commercial spaces, development may support the growth of a 
diverse population as well as existing businesses within the community. 

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

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the southwest community of Beltline, was submitted by O2 Planning and 
Design on behalf of the landowner, 2597864 Alberta Ltd. (Vesta Properties (Broadway) Ltd.), on 
2024 July 19. No development permit has been submitted at this time. 
 
The subject site consists of four parcels of land with a total site area of approximately 0.87 
hectares (2.16 acres). This site encompasses approximately two thirds of the city block facing 
15 Avenue SW, and one third of the block facing 17 Avenue SW, with primary frontages on both 
of those streets as well as along 4 Street SW. The site is primarily vacant land, with two small 
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commercial developments remaining, one adjacent to 17 Avenue SW and one adjacent to 15 
Avenue SW.  
 
As identified in the Applicant Submission (Attachment 4), this application proposes to 
redesignate the site to a new DC District to allow for an increase in the total floor area ratio 
allowed on site. The proposed DC District includes two sites, Site 1 with a maximum FAR of 
14.0 and Site 2 with a maximum FAR of 11.0. When calculated comprehensively, the total FAR 
across the entirety of the Direct Control District should be no greater than 12.0. A minor 
amendment is required to the Beltline Area Redevelopment Plan to allow for this increase in 
density (Attachment 2). 
 
A detailed planning evaluation of this 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 respective community association was appropriate. The 
applicant team developed several different ways to connect with the public. For example, 
signage was placed on-site to notify the general public of the proposed project in addition to the 
standard notice posting signage. The site was activated by pop-up events such as DJ Fridays 
and free yoga sessions, where members of the applicant team were also available to discuss 
the proposed project. The applicant team also created a project website to inform the public and 
provide updates on the changes being proposed for this site. Please refer to the Applicant 
Outreach Summary, Attachment 5, for additional details on the engagement undertaken. 
 
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 in opposition from the public, which stated concerns regarding 
increased traffic congestion in the area and safety issues related to the proposed concentration 
of parkade entrances, loading and servicing functions along 15 Avenue SW.  
 
Administration also received one letter in support from the public, which cited support for the 
mass and scale of development being proposed for this major intersection. 
 
No comments from the Beltline Neighbourhoods Association were received. Administration 
contacted the Community Association to follow up, however, no response was received. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0192
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Administration reviewed the comments that were submitted and has confirmed that the land use 
amendment application will allow for a very similar type of development as to what would have 
been allowed with the existing land uses on site. In terms of the “back-of house” functions for 
this development, there is no other alternative location for waste and recycling, loading and 
unloading other than 15 Avenue SW, as both 4 Street SW and 17 Avenue SW could not 
facilitate these types of functions, and no lane exists on this block. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use and policy 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 
This application allows for new development in an established community that may 
accommodate the housing needs of a wide range of age groups, lifestyles and demographics 
and could include a number of affordable housing units as well. In addition, new commercial 
development in the area will also attract and service additional residents. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposed land use would allow for more efficient use of land, existing infrastructure and 
services, and provide more compact housing and commercial uses in the community. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation  
2. Proposed Amendments to the Beltline Area Redevelopment Plan 
3. Proposed Direct Control District 
4. Applicant Submission 
5. Applicant Outreach Summary 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Beltline on the northeast corner of 4 Street SW 
and 17 Avenue SW. The site totals approximately 0.87 hectares (2.16 acres) in size and is an 
“L” shaped parcel of land, with its widest depth at approximately 83 metres and longest length of 
approximately 132 metres. It is currently vacant land, with the exception of two small 
commercial buildings still onsite, one adjacent to 15 Avenue SW and one adjacent to 17 Avenue 
SW. 
 
Surrounding development is characterized by a mix of commercial and residential development. 
Directly to the west of the site across 4 Street SW is small-scale commercial development and 
the Memorial Park Chapel, which is listed on the City of Calgary’s Inventory of Evaluated 
Historic Resources. Directly to the south of the site along 17 Avenue SW are also small-scale 
commercial developments. To the east of the site, adjacent to 17 Avenue SW, is the Fortis 
Alberta building, and to the east of the subject site adjacent to 15 Avenue SW is a mid-rise 
multi-residential development. To the north of the site, across 15 Avenue SW, is a mix of single-
family homes, mid-rise multi-residential development and small-scale commercial development. 
 
The subject site is directly adjacent to both 17 Avenue SW and 4 Street SW, two of the main 
pedestrian as well as vehicular corridors in Beltline. The site is near existing public open 
spaces, including both Haultain Park, 150 metres to the north east of the site (a two-minute 
walk), and Central Memorial Park, 200 metres to the north of the site (a three-minute walk). In 
addition, the site is well served by local transit, as there are two bus stops (Route 3 - 
Sandstone/Elbow Dr SW) and (Route 7 – Marda Loop) less than 50 metres away from the 
subject site (less than a one-minute walk). 
 

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

Beltline 

Peak Population Year 2019 

Peak Population 25,129 

2019 Current Population 25,129 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

 

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

 
  

https://www.calgary.ca/arts-culture/heritage-sites/scripts/historic-sites.html?dhcResourceId=891
https://www.calgary.ca/communities/profiles/beltline.html
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Location Maps  
 

 
 

 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
There are three separate land uses covering the subject parcels of this land use redesignation 
application. The three smaller parcels that are located along 17 Avenue SW are currently zoned 
the Commercial – Corridor 1 (C-COR1) District. The C-COR1 District in this location allows for a 
maximum Floor Area Ratio (FAR) of 3.0 and a maximum height of 46 metres. The southwest 
corner of the site is designated a Direct Control (DC) District, Bylaw 159D2019 which is based 
on the Centre City Mixed Use (CC-X) District. This DC District has a base density of 7.9 FAR 
with the possibility of increasing that to a maximum of 9.0 FAR in accordance with the bonusing 
provisions as found within Part 11, Division 7 of Land Use Bylaw 1P2007. The remainder of the 
subject parcel fronting onto 15 Avenue SW and 4 Street SW is also zoned a DC District, Bylaw 
50D2018, based on the Centre City Multi-Residential High Rise Support Commercial (CC-MHX) 
District. This DC District has a base density of 7.55 FAR and allows for a maximum of 9.0 FAR 
with bonusing. 
 
The proposed DC District is based on the CC-X District and has been separated into Site 1 and 
Site 2. Both sites allow for a base density of 7.0 FAR, while Site 1 allows for a total maximum 
density of 14.0 FAR and Site 2 allows for a total maximum density of 11.0 FAR with bonusing. 
However, the total cumulative density across all parcels under this DC District can only be 
increased to a maximum of 12.0 FAR in accordance with the bonus provisions as found within 
Schedule C of the DC District, and this is highlighted in the amendments made to the Beltline 
Area Redevelopment Plan (ARP), as discussed below. 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2019/159d2019.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2018/50d2018.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2018/50d2018.pdf
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This DC District also outlines setback rules specific to this location, changes to the rules around 
use area for restaurants and the opportunity for tower floor plate sizes to be a maximum of 800 
square metres for the majority of the development, with a small portion allowing a maximum of 
950 square metres. There has also been an additional bonusing item added to Schedule C that 
will allow for improvements to the public realm to be counted as a bonus item, at the discretion 
of the Development Authority and only if those items cannot be achieved through other 
mechanisms, such as standard requirements at time of development permit. Examples of this 
could include planting of street trees in soil cells and enhancement of surface materials 
provided. 
 
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 site specific regulations required to allow 
for this development. This proposal allows for the applicant's intended development while 
maintaining the CC-X District base. The same result could not be achieved through the use of a 
standard land use district in the Land Use Bylaw.  
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
7 of the DC District Bylaw. Section 7 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development 
that are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. Site specific rules for floor plate restrictions, setbacks, use 
areas and tower separation are also listed as rules that may be relaxed, subject to Section 36 of 
the Land Use Bylaw being met to the satisfaction of the Development Authority.  
 
Development and Site Design  
If the land use redesignation is approved by Council, the rules of the proposed DC District would 
provide guidance for the future redevelopment of the site, including appropriate uses, building 
height and massing, landscaping and site access. Additional items that will be considered 
through the development permit process would include: 
 

 ensuring an engaging built interface along all frontages of the development, including 15 
Avenue SW, 17 Avenue SW and 4 Street SW; 

 integration of new development with the public realm; and 

 ensuring high quality finishes and materials that are in keeping with the surrounding 
context. 

  
Transportation 
Pedestrian access is available from the 17 Avenue SW frontage, the 15 Avenue SW frontage as 
well as the 4 Street SW frontage. The grid network of sidewalks throughout the neighbourhood 
provides multiple routing options for pedestrians. 
  
The site benefits from strong connectivity for all mobility modes. The site is well served by 
Calgary Transit, with a bus stop directly adjacent to the site along 4 Street SW (Route 3 - 
Sandstone/Elbow Dr SW) (less than a one-minute walk) and a bus stop in very close proximity 
along 17 Avenue SW (Route 7 – Marda Loop) (less than a one-minute walk). In addition, there 
is the 5 Street SW cycle track to the east of the site in very close proximity.  
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Vehicle access to the site will be available from 15 Avenue SW, where the access to the 
underground parkade will be located. There is on-street parking also available along 15 Avenue 
and 17 Avenue SW. A Transportation Impact Assessment (TIA) was submitted by the applicant 
in support of the application. The TIA was reviewed and accepted by Administration. 
 
Environmental Site Considerations  
No environmental concerns have been identified at this time. 
 
Utilities and Servicing 
Public water, sanitary, and storm deep main utilities exist within the adjacent public right-of-way. 
Ultimate development servicing will be determined at the future development permit stage.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation is aligned with the policy direction of the South Saskatchewan 
Regional Plan which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed policy and land use amendment builds on the 
principles of the GP by promoting efficient use of land and regional infrastructure, and 
establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2020) 
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 vision in the MDP 
for the Greater Downtown communities, that being mixed-use areas with high-density 
residential, that are vibrant destinations, connected with great streets and transit opportunities 
that are truly complete communities. These communities offer a variety of housing choices, 
diverse employment opportunities, are distinct neighbourhoods and have great public spaces for 
residents and Calgarians alike. 
 
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. 
 
Greater Downtown Plan (Non-Statutory 2021) 
This application is supported by Calgary’s Greater Downtown Plan, as it will help to strengthen 
Beltline as a community that has a variety of housing choices and helps to increase commercial 
opportunities for residents and the broader public. 
 
Beltline Area Redevelopment Plan (Statutory – 2006) 
The subject parcel is governed by the Beltline Area Redevelopment Plan (ARP). This 
application meets the objectives as outlined in the ARP, for example, providing high-density 
residential development that will create additional amenities for the community. However, a 
policy amendment is required to support this application. A new Special Policy Area, Special 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://www.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
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=PTTqycyTceP&msgAction=Download
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Policy Area 2, has been carved out of the existing Special Policy Area 1 to cover the subject 
lands. Policy has been added under this new Section 4.7.2 to highlight the tower floor plates 
that will be allowed within this area as well as the addition of the bonus item for public realm 
enhancements. In addition, an amendment to Table 5: Density Areas has been made to allow 
for a base density of 7.0 FAR (which can be increased to 12.0 through bonusing) across the 
entirety of Special Policy Area 2. Map 5: Density Areas has also been updated to highlight the 
boundaries of Special Policy Areas 1 and 2.  
 
Administration is supportive of this policy amendment, as it is in keeping with the overall policies 
of the ARP and will enable the type of development that is anticipated within Beltline. 
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Proposed Amendments to the Beltline Area 
Redevelopment Plan 
 

1. The Beltline Area Redevelopment Plan attached to and forming part of Bylaw 2P2006, 
as amended, is hereby further amended as follows:  

 
(a) In Part 1, delete the existing Map 3 entitled ‘Land Use Concept’ and replace with 

the revised Map 3 entitled ‘Land Use Concept’ attached as Schedule A. 
 
(b) In Part 1, Section 4.7 Special Policy Areas, delete subsection 4.7.1 Special Policy 

Area 1 and replace with the following: 
 
“4.7.1 Special Policy Areas 1 and 2 
 

1. Notwithstanding Section 5, subsection 5.2 of this Plan, 
applications for increased density for sites within Density Area D 
may be considered within Special Policy Areas 1 and 2, and within 
Density Area B for Special Policy Area 2, provided that they 
contribute to the animation of a pedestrian connector linking 17 
Avenue and 4 Street SW, support a pedestrian-oriented 
experience along 17 Avenue SW, and demonstrate a transition in 
massing and height from high density development in Beltline to 
lower density development south of 17 Avenue SW.” 

 
(c) In Part 1, Section 4.7 Special Policy Areas, after subsection 4.7.1, add a new 

subsection as follows: 
 
“4.7.2 Special Policy Area 2 

 
1. The floor plate restrictions as identified in Table 4.2: Floor Plate 

Size Restrictions may be increased for developments proposed in 
Special Policy Area 2.  Any tower located in the area that is both 
within 50.0 metres of 4 Street SW and 50.0 metres of 15 Avenue 
SW may have a floor plate of 950.0 square metres between 36.0 
and 52.0 metres above grade and 850.0 square metres above 
52.0 metres from grade. For development on the remainder of the 
site, floor plate restrictions may be increased to allow for an 800.0 
square metre floor plate above 36.0 metres from grade. 

 
2. For developments in Special Policy Area 2, the Development 

Authority may consider an additional bonusing item entitled 
“Public Realm Improvements” to allow for enhancements to the 
public realm to be considered as a separate bonusing item. This 
bonusing item must follow all principles of Density Bonusing as 
found under Section 5.3.1 of this ARP.  Any public realm 
improvements that are considered under this bonusing item must 
not be an element that would otherwise be requested as part of 
any new development, but must be an enhancement over and 
above what would normally form a part of any new development.”  
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(d) In Part 1, delete the existing Table 5 entitled ‘Density Areas’ and replace with the 

revised Table 5 entitled ‘Density Areas’ attached as Schedule B. 
 
(e) In Part 1, delete the existing Map 5 entitled ‘Density Areas’ and replace with the 

revised Map 5 entitled ‘Density Areas’ attached as Schedule C. 
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SCHEDULE A 

 

Map 3: Land Use Concept 
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SCHEDULE B 
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SCHEDULE C 

 

Map 5: Density Areas 

 

 

 



 



 

CPC2025-0034 

Attachment 3 

CPC2025-0034 Attachment 3  Page 1 of 17 
ISC:UNRESTRICTED 

Proposed Direct Control District 
 

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

 
SCHEDULE A 
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SCHEDULE B 
 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to: 
 

(a) provide for high-density residential development with commercial uses at 
grade; 
 

(b) enable a pedestrian-oriented public realm; and 
 

(c) provide a maximum base density with the opportunity for a density bonus 
with the provision of public benefits and amenities within the Beltline 
community. 

 
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.  
 



 

CPC2025-0034 

Attachment 3 

CPC2025-0034 Attachment 3  Page 3 of 17 
ISC:UNRESTRICTED 

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.  
 

General Definitions 
4 In this Direct Control District: 
 

(a) “bonus provisions” means those items set out in Schedule C of this 
Direct Control District Bylaw which may be provided as part of a 
development in order to earn additional floor area ratio.  

 
Permitted Uses 
5 The permitted uses of the Centre City Mixed Use District (CC-X) of Bylaw 1P2007 are 

the permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Centre City Mixed Use District (CC-X) of Bylaw 1P2007 

are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
7 Unless otherwise specified, the rules of the Centre City Mixed Use District (CC-X) of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Incentive Density Calculation Method 
8 (1) The amount of additional gross floor area achieved by providing the 

requirements of the public amenity items in Schedule C are calculated as a floor  
area ratio or an Incentive Rate. 
  

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

 
(a) Incentive Rate 1 for 2024 is $278.00 per square metre. The Incentive 

Rate will be adjusted annually on January 1 by the Development 
Authority, based on the Statistics Canada Consumer Price Index for 
Alberta. 
 

(3)  The Development Authority must determine whether a proposed public amenity 
item is appropriate for the development. 

 
Building Setbacks 
9 (1)  For portions of a building below 36.0 metres, the minimum building setback  

from a property line shared with 15 Avenue SW is 3.0 metres.  
 

(2)  For portions of a building below 36.0 metres, the minimum building setback  
from a property line shared with 4 Street SW or 17 Avenue SW is 1.5 metres.  
 

(3)  For portions of a building below 36.0 metres, the minimum building setback 
from a property line shared with another parcel is zero metres. 
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(4) For portions of a building at or above 36.0 metres, the minimum building  
setback from a property line shared with another parcel is 4.0 metres.  
 

(5) For portions of a building at or above 36.0 metres, the minimum building 
setback from a street is 3.0 metres.  
 

(6) Sections 1169, 1170 and 1171 of Bylaw 1P2007 do not apply in this Direct 
Control District. 

 
Floor Plate Restrictions  
10 (1) For a building located in the area that is both within 50.0 metres of 4 Street SW  

and 50.0 metres of 15 Avenue SW:  
 
(a) each floor located partially or wholly above 36.0 metres from grade to 

52.0 metres from grade has a maximum floor plate area of 950.0 square 
metres; and 
 

(b) each floor located wholly above 52.0 metres from grade has a maximum  
floor plate area of 850.0 square metres. 

 
(2) For all other buildings, each floor located partially or wholly above 36.0 metres 

from grade has a maximum floor plate area of 800.0 square metres. 
 
Use Area  
11 (1) Unless otherwise referenced in subsection (3), (4) or (5), the maximum use  

area for uses on the ground floor of buildings in this Direct Control District is 
1200.0 square metres. 

 
(2) Unless otherwise referenced in subsection (3), (4) or (5), there is no maximum  

use area requirement for uses located on upper floors in this Direct Control 
District. 
 

(3)  The maximum use area of: 
 

(a) Night Club is 300.0 square metres; and 
 

(b) Supermarket or a Supermarket combined with any other use is 5200.0 
square metres. 

 
(4) There is no maximum public area for a Restaurant: Food Service Only or 

Restaurant: Licensed. 
 
(5) The following uses do not have a use area restriction: 
 

(a) Addiction Treatment; 
(b) Assisted Living; 
(c) Custodial Care; 
(d) Hotel; 
(e) Place of Worship – Medium; 
(f) Place of Worship – Small; 
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(g) Protective and Emergency Service; 
(h) Residential Care; and 
(i) Utility Building. 

  
Tower Separation  
12  The minimum horizontal separation between floors of buildings located partially or 

wholly above 36.0 metres above grade, containing Dwelling Units or Live Work Units, 
is a minimum of 17.5 metres. 

 
Site 1 (± 0.23 ha) 
 
Application 
13 The provisions in Section 14 apply only to Site 1.  

 
Floor Area Ratio  
14 (1) The floor area ratio is 7.0.  
 

(2) The maximum floor area ratio as referenced in subsection (1) may be increased 
up to a maximum of 14.0 in accordance with the bonus provisions contained in 
Schedule C of this Direct Control District Bylaw. 

 
(3) Unless otherwise specified, if in the event a public amenity item for which 

additional gross floor area has been achieved is no longer maintained on the 
parcel, an equivalent contribution for that additional gross floor area must be 
made to the Beltline Community Investment Fund. 

 
(4) Unless otherwise referenced in subsections (1) to (3), where a development 

provides units with three or more bedrooms in the form of Assisted Living, 
Dwelling Units, Live Work Units or Multi-Residential Development, the 
Development Authority may exclude the three or more bedroom units from the 
gross floor area ratio calculation, up to a maximum of 15 per cent of the total 
units in the development. 

 
Site 2 (± 0.64 ha) 
 
Application 
15 The provisions in Section 16 apply only to Site 2.  

 
Floor Area Ratio  
16 (1) The maximum floor area ratio is 7.0. 
 

(2) The maximum floor area ratio as referenced in subsection (1) may be increased 
up to a maximum of 11.0 in accordance with the bonus provisions contained in 
Schedule C of this Direct Control District Bylaw. 

 
(3) Unless otherwise specified, if in the event a public amenity item for which 

additional gross floor area has been achieved is no longer maintained on the 
parcel, an equivalent contribution for that additional gross floor area must be 
made to the Beltline Community Investment Fund. 
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(4) Unless otherwise referenced in subsections (1) to (3), where a development 
provides units with three or more bedrooms in the form of Assisted Living, 
Dwelling Units, Live Work Units or Multi-Residential Development, the 
Development Authority may exclude the three or more bedroom units from the 
gross floor area ratio calculation, up to a maximum of 15 per cent of the total 
units in the development. 

 
Relaxations 
17 The Development Authority may relax the rules contained in Section 7 and 9 through 

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

Table 6.1 Beltline Density Bonus Items 

Item No. Public Amenity Items 

1.0 INDOOR COMMUNITY AMENITY SPACE 
 
Indoor community amenity space is defined as floor area provided for 
community purposes, including, but not limited to, offices, meeting rooms, 
assembly spaces, recreation facilities, educational facilities, cultural facilities, 
daycares, and other social services. 
 

1.1 Incentive Calculation: 
 
Where a development provides an indoor community amenity space, the 
Incentive Rate is Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction cost ($) divided 
by (Incentive Rate 1 ($) multiplied by 0.75)  

1.2 Requirements:  
 
Provision of indoor community amenity space, within the development parcel, 
in perpetuity to the City, and in a form acceptable to the Approving Authority. 
 

2.0 PUBLICLY ACCESSIBLE PRIVATE OPEN SPACE 
 
Publicly accessible private open space is defined as outdoor open space located 
on the development parcel that is made available to the public through a 
registered public access easement agreement acceptable to the Approving 
Authority. 
 

2.1 Incentive Calculation: 
 
Where a development provides a publicly accessible private open space, the 
Incentive Rate is Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction cost ($) divided 
by (Incentive Rate 1 ($) multiplied by 0.75). 
 

2.2 Requirements: 
 
Provision of publicly accessible private open space on the development parcel 
in a location, form, configuration and constructed in a manner acceptable to the 
Approving Authority. 
 

 



 

CPC2025-0034 

Attachment 3 

CPC2025-0034 Attachment 3  Page 8 of 17 
ISC:UNRESTRICTED 

3.0 AFFORDABLE HOUSING UNITS 
 
Affordable housing units are defined as non-market housing units provided 
within the development, owned and operated by the City or a bona fide non-
market housing provided recognized by the General Manager. 
 

3.1 Incentive Calculation: 
 
Where a development provides affordable housing units, the Incentive Rate is 
Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction ($) cost divided 
by (Incentive Rate 1 ($) multiplied by 0.75) + gross floor area (square metres) 
of affordable housing units. 
 

3.2 Requirements: 
 
Provision of affordable housing units within the development parcel, in 
perpetuity, in a number, location and design acceptable to the City or other bona 
fide non-market housing provided recognized by the City. 
 

4.0 MUNICIPAL HISTORIC RESOURCE DESIGNATION 
 
Municipal Historic Resources are buildings or portions of a building, a site or 
portions of a site that are designated under the Historic Resources Act. 
 

4.1 Incentive Calculation: 
 
Where a development designates a building, portions of a building, a site or 
portions of a site, as a Municipal Historic Resource, the Incentive Rate is 
Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction or restoration 
costs ($) divided by (Incentive Rate 1 ($) multiplied by 0.75) 
 

4.2 Requirements: 
 
Historic resource designation includes: 
 
(a) where the building is listed on the Inventory of Evaluated Historic 

Resources; 
(b) maintain the historic resource or building feature in its approved location on 

the parcel or within the building where it is incorporated into a new 
building; 



 

CPC2025-0034 

Attachment 3 

CPC2025-0034 Attachment 3  Page 9 of 17 
ISC:UNRESTRICTED 

(c) an agreement between the Development Authority and the developer 
establishing the total cost of retention of the heritage resource prior to 
approval; and 

(d) designation of the historic resource as a Municipal Historic Resource 
pursuant to the Historical Resources Act by a Bylaw approved by Council. 

 

5.0 HERITAGE DENSITY TRANSFER 
 
Heritage density transfer is the transfer of unconstructed gross floor area from 
a parcel designated by bylaw as a Municipal Historic Resource pursuant to the 
provisions set out in the Historical Resources Act (the source parcel) to a parcel 
other than the development parcel (the receiving parcel). 
 

5.1 Incentive Calculation: 
 
The heritage density transfer floor area in square metres is equal to the 
unconstructed gross floor area of a parcel as a result of designation of a 
parcel by Bylaw as a Municipal Historic Resource. Unconstructed gross floor 
area is equal to the maximum allowable floor area ratio for that parcel and 
district, including applicable bonuses, multiplied by the parcel size and, 
subtracting the gross floor area of the Municipal Historic Resource. 
 
Method: 
 
Transferable incentive gross floor area (square metres) = maximum allowable 
gross floor area (square metres) minus Municipal Historic Resource gross 
floor area (square metres). 
 

5.2 Requirements: 
 
A heritage density transfer must include: 
 
(a) a transfer agreement that is registered on the Certificate of Title of the 

parcel(s) from which the density has been transferred. 
(b) a land use redesignation of the parcel from which the density has been 

transferred to a Direct Control District in which the allowable maximum floor 
area ratio remaining after the transfer is regulated; 

(c) a land use redesignation of the receiving parcel to a Direct Control in 
which the allowable maximum floor area ratio achieved through the 
transfer is regulated; 

(d) transfers only to receiving parcels located within the bonus area 
boundaries indicated on Map 9 of Bylaw 1P2007; 

(e) transfers only from parcels where legal protection through designation as a 
Municipal Historic Resources has been completed; and 

(f) only a one-time transfer from the parcel from which the density has been 
transferred to the receiving parcel with no further transfer possibility.  

 
 

  



 

CPC2025-0034 

Attachment 3 

CPC2025-0034 Attachment 3  Page 10 of 17 
ISC:UNRESTRICTED 

6.0 CONTRIBUTION TO THE BELTLINE COMMUNTIY INVESTMENT FUND 
 
The Beltline Community Investment Fund (BCIF) will be used for projects within 
the Beltline related to public realm improvements, including but not limited to: 
park acquisition, park design, redevelopment or enhancement, streetscape 
design and improvements within rights-of-way, implementation of urban design 
strategies and public art on public land. 
 

6.1 Incentive Calculation: 
 
Where a development provides a contribution to the Beltline Community 
Investment Fund, the Incentive Rate is Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = contribution ($) divided by 
Incentive Rate 1 ($). 
 

6.2 Requirements: 
 
A contribution must be made to the Beltline Community Investment fund for the 
development. 
 

7.0 PARKS DENSITY TRANSFER 
 
Private land is dedicated to the City as a public open space. The unused 
density from the lands to be dedicated may be transferred to another site within 
the bonus area boundaries indicated on Map 9 of Bylaw 1P2007.  
 

7.1 Incentive Calculation  
 
The transferable bonus gross floor area in square metres for land transferred to 
the City for park purposes is equal to the maximum floor area ratio of the 
district, not including bonus provisions, multiplied by 2.5.  
 
Method: 
 
Transferable incentive gross floor area (square metres) = maximum gross 
floor area multiplied by 2.5.  
 

8.0 PUBLIC ART ON-SITE 
 
Public art is publicly accessible art of any kind that is permanently suspended, 
attached to a wall or other surface, or otherwise integrated into a development. 
It is privately owned and must be an original piece of art in any style, expression, 
genre or media, created by a recognized artist.  
 

8.1 The maximum incentive floor area ratio for this item is 1.0. 
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8.2 Incentive calculation: 
 
Where a development provides public art – on site the Incentive Rate is 
Incentive Rate 1.  
 
Method: 
 
Incentive gross floor area (square metres) = value of the artwork ($) divided by 
Incentive Rate 1 ($). 
 

8.3 Requirements:  
 
Public art – on site includes the following: 
 
(a) artwork, the minimum value of which must be: 

(i) $200,000.00 for sites equal to or greater than 1812.0 square metres in 
area; or 

(ii) $5000.00 for sites of less than 1812.0 square metres in area; 
(b) the work of a recognized artist i.e. created by a practitioner in the visual arts; 
(c) a location in a publicly accessible area; and 
(d) a minimum of 75.0 per cent of the artwork located either: 

(i) outdoors, at grade and visible from the public sidewalk; or 
(ii) on the building’s exterior and visible from a public sidewalk. 
 

9.0 ACTIVE ARTS SPACE  
 
Active arts space is publicly accessible, internal space that provides 
accommodation for one of the various branches of creative activity concerned 
with the production of imaginative designs, sounds or ideas. Active arts space is 
intended for activities that require public accessibility, e.g. performances, 
exhibitions. 
 

9.1 The maximum incentive floor area ratio for this item is 4.0. 
 

9.2 Incentive Calculation:  
 
Where a development provides active arts space the Incentive Rate is Incentive 
Rate 1. 
 
Method:  
 
Incentive gross floor area (square metres) = cost of active arts space ($) plus the 
capitalized, future operating costs* (not including taxes) divided by Incentive 
Rate 1 ($).  
 
* Future operating costs are calculated by multiplying $3,324.68 by the amount 
of active arts space provided in square metres (this is the net present value of 
operating costs based on $20 per square foot, a 2 per cent cost escalation, a 6 
per cent discount rate, and a 25 year period). 
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9.3 Requirements:  
Active arts space includes the following:  
(a) a location:  

(i) at grade or; 
(ii) fronting on to, with direct access to and visible from the public 

sidewalk, grade level open space, or on-site pedestrian areas. 
(b) entranceways and lobbies that are clear glazed where they abut a public 

sidewalk at grade; 
(c) an agreement establishing the conditions for a long-term lease for the 

active arts space to be entered into by the City or its designated 
representative (“the tenant”) and the building owner, such lease to contain 
the following terms: 
(i) a minimum term of 25.0 years; 
(ii) a total rent of $11.0 per square metre per year, subject to (c) (iv); 
(iii) subject to (c)(iv) and (v) the building owner will pay the normal 

building operating and capital costs attributable to the active arts 
space including without limitation property taxes if applicable, 
security, maintenance, repair, cleaning, property management fees 
and related costs up to the amount per square metre that would 
normally be charged to office tenants in the building; 

(iv) the tenant will be responsible for all extraordinary operating and 
capital costs that are attributable to the active arts space, such as 
additional security costs associated with the use of the space or 
special events, additional cleaning necessitated by events in the 
space, and maintenance and repair of the tenant’s fixtures and 
equipment. The City will provide appropriate security to ensure that 
the tenant pays its costs and does not permit any liens to be placed 
on the property; 

(v) upon expiry of the lease, the owner may elect, at the owner’s sole 
and absolute discretion, to renew the lease on the same terms and 
conditions or to not renew the lease in which case the tenant will 
vacate the space upon lease expiry; 

(vi) if at any time during the term of the lease the space remains 
unoccupied or unused for 12 consecutive months the owner has the 
option of terminating the lease upon giving the City 30 days written 
notice, provided that the conditions of (c)(vii) are met; 

(vii) that in the event of termination prior to the end of the 25-year  
term of the lease, the City will receive financial compensation for 
the space as calculated as the lesser of Incentive Rate 1 or the 
fair market value based on the gross floor area of the amenity 
space as estimated by an independent appraiser and, in 
addition, any portion of the unused, capitalized operating costs 
which were included in the original incentive gross floor area 
calculation; and  

(viii)  the lease will define the nature of the uses or tenants that are 
deemed eligible to occupy the space. Eligible activities will include 
artist studios, exhibition space, performing arts space and rehearsal 
spaces. 
 

 



 

CPC2025-0034 

Attachment 3 

CPC2025-0034 Attachment 3  Page 13 of 17 
ISC:UNRESTRICTED 

10.0 CULTURAL SUPPORT SPACE 
 
Cultural support space is an internal space that provides accommodation 
for one of the various branches of creative activity concerned with the 
production of imaginative designs, sounds or ideas. Cultural support 
space is intended for activities that do not require public accessibility, e.g. 
administration, rehearsal space, storage. 
 

10.1  The maximum incentive floor area ratio for this item is 4.0. 
 

10.2  Incentive Calculation: 
 
Where a development provides cultural support space the Incentive Rate is 
Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = cost of cultural support space ($) 
plus the capitalized, future operating costs* (not including taxes) divided by 
Incentive Rate 1 ($). 
 
* Future operating costs are calculated by multiplying $3,324.68 by the amount 
of cultural support space provided in square metres (this is the net present value 
of operating costs based on $20 per square foot, a 2 per cent cost escalation, a 
6 per cent discount rate, and a 25 year period). 
 

10.3  
  

Requirements: 
 
A cultural support space includes the following: 
 
(a) access to the tenant during the building’s normal office hours unless 

otherwise agreed upon in the lease agreement; 
(b) a location above grade where the space is used for 

administration; 
(c) an agreement establishing the conditions for a long-term lease for the 

cultural support space to be entered into by the City or its designated 
representative (“the tenant”) and the building owner, such lease to contain 
the following terms: 
(i) a minimum term of 25.0 years; 
(ii) a total rent of $11 per square metre per year, subject to (c) (iv); 
(iii) subject to (c)(iv) and (v) the building owner will pay the normal 

building operating and capital costs attributable to the cultural 
support space including without limitation property taxes if 
applicable, security, maintenance, repair, cleaning, property 
management fees and related costs up to the amount per square 
metre that would normally be charged to office tenants in the 
building; 

(iv) the tenant will be responsible for all extraordinary operating and 
capital costs that are attributable to the cultural support space, such 
as additional security costs associated with the use of the space, 
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additional cleaning necessitated by use of the space, and 
maintenance and repair of the tenant’s fixtures and equipment. the 
City will provide appropriate security to ensure that the tenant pays 
its costs and does not permit any liens to be placed on the property; 

(v) upon expiry of the lease, the owner may elect, at the owner’s sole 
and absolute discretion, to renew the lease on the same terms and 
conditions or to not renew the lease, in which case the tenant will 
vacate the space upon lease expiry; 

(vi) if at any time during the term of the lease the space remains 
unoccupied or unused for 12 consecutive months the owner has the 
option of terminating the lease upon giving the City 30 days written 
notice, provided that the conditions of (c)(vii) are met; 

(vii) that in the event of termination prior to the end of the 25-year 
term of the lease, the City will receive financial compensation for 
the space as calculated as the lesser 
of Incentive Rate 1 or the fair market value based on the gross floor 
area of the amenity space as estimated by an independent appraiser 
and, in addition, any portion of the unused, capitalized operating costs 
which were included in the original incentive gross floor area 
calculation; and 

(viii) the lease will define the nature of the uses or tenants that are 
deemed eligible to occupy the space. Eligible activities will include 
administration and storage. 
 

11.0  INNOVATIVE PUBLIC AMENITY 
 
An innovative public amenity is a building feature that has not been considered 
under any of the other incentive items in this table, but which is determined by 
the Development Authority to provide a benefit to the public. 

11.1 The maximum incentive floor area ratio for this item is 1.0. 
 

11.2 Incentive Calculation: 
 
Where a development provides an innovative amenity the Incentive Rate is 
Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = cost of amenity ($) divided by 
Incentive Rate 1 ($). 
 

11.3 Requirements: 
 
An innovative public amenity includes the following: 
 
(a) a benefit to the community in which the density is being 
accommodated; 
(b) no items or amenities that are achievable or required through other 

means, including the other incentive amenity items in this table; 
(c) no standard features of a building; 
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(d) an amount of additional floor area ratio commensurate with the cost of 
the amenity item provided; and 

(e) the sole discretion of the Development Authority to determine whether 
the proposed amenity feature is considered an innovative public amenity. 
 

12.0 INDOOR PUBLIC HOTEL SPACE 
 
Indoor public hotel space is publicly accessible indoor space that can be used 
by Hotel guests, conference attendees and the general 
public without having to be guests of the Hotel or customers of a use within the 
building. Restaurant, lounge, café, retail and conference use areas, when 
located at grade and one storey above for conference facilities – and open to 
the public are considered to be indoor public space. 
 

12.1 The maximum incentive floor area ratio for this item is 2.0. 
 

12.2 Incentive Calculation: 
 
Where a Hotel development provides: 
 
(a) indoor public hotel space that is conference facility space, the Incentive 

Ratio is 1:18; and 
(b) for all other indoor hotel public spaces, the Incentive Ratio is 1:10. 

 
Method: 
 
Incentive gross floor area (square metres) = gross floor area of the amenity 
space provided (square metres) multiplied by 10.0 or 18.0 for conference 
facilities. 
 

12.3 Requirements: 
 
An indoor public hotel space includes the following: 
 
(a) a design as a distinct space within the building that does not contain a 

guest reception area or administration offices; and 
(b) where the space is not a conference facility, public accessibility 

through a public access agreement during normal operating hours. 
 

13.0 DISTRICT ENERGY CONNECTION ABILITY 
District energy connection ability is the preservation of site areas from physical 
obstructions that would preclude or make unviable a connection to district 
energy infrastructure in the future. 
 

13.1 The maximum incentive floor area ratio for this item is 1.0. 
 

13.2 Incentive Calculation: 
 
Where a development provides district energy connection ability the additional 
floor area ratio is 1.0. 
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13.3 Requirements: 
 
A district energy connection ability includes the following: 
 
(a) maintenance on the parcel until the development has been 

connected to and utilizes energy from district energy infrastructure; 
(b) demonstration of the ability of a building to connect to existing or 

proposed district energy infrastructure by providing: 
(i) space allocated for an energy transfer station at ground level or 

below (energy transfer station is defined as the mechanical 
interface between the district energy system and the building 
heating system located in the building 
- commonly known as a plate and frame heat exchanger and 
includes all heat transfer equipment, measurement equipment and 
control systems); 

(ii) a heat distribution system that can accommodate the primary 
heat source at ground level or below; and 

(iii) an easement with a minimum width of 4.0 metres registered on 
the certificate of title for the parcel for a thermal pipe from the 
property line to the building and through the building to the 
allocated energy transfer station location. 
 

14.0  CASH IN LIEU CONTRIBUTION OF AFFORDABLE HOUSING UNITS  
Density may be granted for cash in lieu contributions towards affordable 
housing units. The funds may be used for the purchase of land, construction 
of or rentals of affordable units in Beltline.  
 

14.1  
 
  

Incentive Calculation:  
 
Where a development provides a cash in lieu contribution to the Affordable 
Housing Fund, the Incentive Rate is Incentive Rate 1.  
 
Method:  
 
Incentive gross floor area (square metres) = contribution ($) divided by 
Incentive Rate 1 ($)  
 

15.0 PUBLIC REALM IMPROVEMENTS 
 
Public realm improvements are defined as improvements to the public right-of-
way that contribute to the overall enhancement of the public realm. These 
improvements are upgrades to the public right-of-way that would not be 
achievable or required through other means, including the other incentive 
amenity items in this table. Provision of these improvements, and their location, 
form and configuration must be acceptable to the Approving Authority in their 
sole discretion. 
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15.1 Incentive Calculation: 
 
Where a development provides public realm improvements, the Incentive Rate 
is Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction cost ($) divided 
by (Incentive Rate 1 ($) multiplied by 0.75). 
 

15.2 Requirements: 
Provision of public realm improvements adjacent to the development parcel 
in a location, form, configuration and constructed in a manner acceptable to 
the Approving Authority. 
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