
 
 
 
 
 

AGENDA
 

PUBLIC HEARING MEETING OF COUNCIL
 

February 4, 2025, 9:30 AM
IN THE COUNCIL CHAMBER

SPECIAL NOTES:
Members of the Public are encouraged to follow Council and Committee meetings using the livestream:
calgary.ca/watchlive

Members of the Public who wish to speak at a Public Hearing may request to do so using the Public
Submissions form: calgary.ca/publicsubmissions

Council Members may be participating remotely.

1. CALL TO ORDER

2. OPENING REMARKS

3. RECOGNITIONS

4. QUESTION PERIOD

5. CONFIRMATION OF AGENDA

6. CONSENT AGENDA

6.1 DEFERRALS AND PROCEDURAL REQUESTS
None

7. PLANNING MATTERS FOR PUBLIC HEARING

7.1 POSTPONED REPORTS REQUIRING A PUBLIC HEARING
(includes related/supplemental reports)
None

7.2 CALGARY PLANNING COMMISSION REPORTS

http://www.calgary.ca/watchlive
https://forms.calgary.ca/content/forms/af/public/public/public-submission-to-city-clerks.html


7.2.1 Land Use Amendment in Skyview Ranch (Ward 5) at 72 Skyview Shores Manor
NE, LOC2024-0044, CPC2024-1286
Proposed Bylaw 25D2025

7.2.2 Land Use Amendment in Saddle Ridge (Ward 5) at #500, 669 Savanna Boulevard
NE, LOC2024-0229, CPC2024-1322
Proposed Bylaw 32D2025

7.2.3 Land Use Amendment in Deerfoot Business Centre (Ward 5) at 6400 – 11 Street
NE, LOC2024-0211, CPC2024-1285
Proposed Bylaw 29D2025

7.2.4 Land Use Amendment in Medicine Hill (Ward 6) at 1024 Na’a Drive SW,
LOC2024-0147, CPC2024-1275
Proposed Bylaw 35D2025

7.2.5 Policy Amendment in Montgomery (Ward 7) at 1812 – 51 Street NW, LOC2024-
0239, CPC2024-1238
Proposed Bylaw 16P2025

7.2.6 Policy Amendment in Montgomery (Ward 7) at 4840 Montana Crescent NW,
LOC2024-0225, CPC2024-1300
Proposed Bylaw 15P2025

7.2.7 Policy Amendment in Montgomery (Ward 7) at 2823 Mackay Road NW, LOC2024-
0208, CPC2024-1266
Proposed Bylaw 13P2025

7.2.8 Policy Amendment in Montgomery (Ward 7) at 4636 – 20 Avenue NW, LOC2024-
0237, CPC2024-1242
Proposed Bylaw 9P2025

7.2.9 Policy Amendment in Montgomery (Ward 7) at 2119 Mackay Road NW, LOC2024-
0207, CPC2024-1265
Proposed Bylaw 12P2025

7.2.10 Land Use Amendment in Parkdale (Ward 7) at 3407 – 3 Avenue NW, LOC2024-
0201, CPC2024-1321
Proposed Bylaw 31D2025

7.2.11 Land Use Amendment in Banff Trail (Ward 7) at 2406 and 2407 – 23 Avenue NW,
LOC2024-0165, CPC2024-1304
Proposed Bylaw 30D2025

7.2.12 Policy Amendment in Banff Trail (Ward 7) at 2015 – 28 Avenue NW, LOC2024-
0205, CPC2024-1249
Proposed Bylaw 2P2025

7.2.13 Policy Amendment in Banff Trail (Ward 7) at 3223 Cochrane Road NW, LOC2024-
0233, CPC2024-1297
Proposed Bylaw 14P2025



7.2.14 Land Use Amendment in Tuxedo Park (Ward 7) at multiple addresses, LOC2024-
0064, CPC2024-1317
Proposed Bylaw 28D2025

7.2.15 Land Use Amendment in Lincoln Park (Ward 8) at 5116 Richard Road SW,
LOC2024-0163, CPC2024-1274
Proposed Bylaw 34D2025

7.2.16 Policy and Land Use Amendment in Cliff Bungalow (Ward 8) at 608 – 22 Avenue
SW, LOC2024-0220, CPC2024-1160
Proposed Bylaws 10P2025 and 22D2025

7.2.17 Policy and Land Use Amendment in Beltline (Ward 8) at multiple addresses,
LOC2024-0192, CPC2025-0034
Proposed Bylaws 19P2025 and 36D2025

7.2.18 Policy and Land Use Amendment in Ramsay (Ward 9) at multiple addresses,
LOC2023-0257, CPC2024-1311
Proposed Bylaws 18P2025 and 27D2025

7.2.19 Land Use Amendment in Inglewood (Ward 9) at 914 – 11 Street SE, LOC2024-
0095, CPC2024-1056
Proposed Bylaw 21D2025

7.2.20 Policy Amendment in Bridgeland-Riverside (Ward 9) at 528 – 8A Street NE,
LOC2024-0230, CPC2024-1261
Proposed Bylaw 17P2025

Attachment 8 held confidential pursuant to Section 17 (Disclosure harmful to
personal privacy) of the Freedom of Information and Protection of Privacy Act.

Review By: Do Not Release

7.2.21 Road Closure and Land Use Amendment in Starfield (Ward 9) adjacent to multiple
addresses, LOC2024-0117, CPC2024-0891
Proposed Bylaws 2C2025, 3C2025, and 19D2025

7.2.22 Land Use Amendment in Residual Sub-Area 9P (Ward 9) at 8600 – 34 Avenue
SE, LOC2024-0131, CPC2024-1104
Proposed Bylaw 24D2025

7.2.23 Land Use Amendment in Residual Sub-Area 10E (Ward 10) at 4727R – 84 Street
NE, LOC2021-0009, CPC2024-1316
Proposed Bylaw 33D2025

7.2.24 Land Use Amendment in Haysboro (Ward 11) at 627 Heritage Drive SW,
LOC2024-0213, CPC2024-1152
Proposed Bylaw 20D2025



7.2.25 Policy Amendment, Road Closure and Land Use Amendment in Seton (Ward 12)
at multiple addresses, LOC2022-0058, CPC2024-1178
Proposed Bylaws 11P2025, 4C2025, and 23D2025

7.2.26 Land Use Amendment in Bridlewood (Ward 13) at 260 Bridlewood Avenue SW,
LOC2024-0242, CPC2024-1264
Proposed Bylaw 18D2025

7.2.27 Land Use Amendment in Tuscany (Ward 1) at 10 Tuscany Hills Road NW,
LOC2024-0093, CPC2024-1260
Proposed Bylaw 26D2025

7.3 OTHER REPORTS FOR PUBLIC HEARING
(including non-statutory)

7.3.1 Local Area Plan Reconnect, IP2025-0007
Proposed Bylaws 20P2025, 21P2025, and 22P2025

8. PLANNING MATTERS NOT REQUIRING PUBLIC HEARING

8.1 POSTPONED REPORTS NOT REQUIRING A PUBLIC HEARING
(includes related/supplemental reports)
None

8.2 CONSENT AGENDA ITEMS SELECTED FOR DEBATE

8.3 CALGARY PLANNING COMMISSION REPORTS
None

8.4 BYLAW TABULATIONS
None

9. NON-PLANNING ITEMS GOING DIRECTLY TO COUNCIL

9.1 Tabulation of Bylaw 44M2024, C2025-0149
Proposed Bylaw 44M2024

9.2 Green Line Update (Verbal), C2025-0182
Held confidential pursuant to Sections 16 (Disclosure harmful to business interests of a third
party), 17 (Disclosure harmful to personal privacy), 21 (Disclosure harmful to
intergovernmental relations), 24 (Advice from officials), 25 (Disclosure harmful to economic
and other interests of the public body) and 27 (Privileged information) of the Freedom of
Information and Protection of Privacy Act.

Review By: 2039 December 31

Time Specific: First Item Following the Consent Agenda

10. URGENT BUSINESS



11. BRIEFINGS
None

12. ADJOURNMENT



 



 

Approval: M. Sklar  concurs with this report.  Author: S. Zafar 

City Clerks: J. Booth / K. Picketts 
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Land Use Amendment in Skyview Ranch (Ward 5) at 72 Skyview Shores Manor 
NE, LOC2024-0044 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

 
Give three readings to the proposed bylaw for the redesignation of 0.04 hectares ± (0.09 
acres ±) located at 72 Skyview Shores Manor NE (Plan 1111433, Block 18, Lot 21) from 
Residential – Low Density Mixed Housing (R-G) District to Direct Control (DC) District to 
accommodate a Child Care Service, with guidelines (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 
That Council give three readings to Proposed Bylaw 25D2025 for the redesignation of 0.04 
hectares ± (0.09 acres ±) located at 72 Skyview Shores Manor NE (Plan 1111433, Block 18, Lot 
21) from Residential – Low Density Mixed Housing (R-G) District to Direct Control (DC) District 
to accommodate a Child Care Service, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate the parcel to a Direct Control (DC) District to 
allow for the additional discretionary use of Child Care Service in addition to the uses 
already allowed (e.g. rowhouse and townhouse buildings, duplex and semi -detached 
dwellings, single-detached dwellings and secondary suites).  

 The proposal allows for development that may be compatible with the character of the 
existing neighbourhood and is in keeping with the applicable policies of the Municipal 
Development Plan (MDP) and the Northeast Community ‘A’ Area Structure Plan (ASP). 

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

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

 No development permit has been submitted at this time.  

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment application in the northeast community of Skyview Ranch was 
submitted by Genius Masters on behalf of the landowners, Jasvir Chhokar and Mandeep 
Chhokar on 2024 February 15. No development permit has been submitted at this time; 
however as noted in the Applicant Submission (Attachment 3) their intent is to provide day care 
services on the property. 
 
The approximately 0.04 hectare (0.09 acre) site is located on Skyview Shores Manor NE and is 
surrounded by single detached dwellings and a variety of special purpose districts. The site is 
currently developed with a single detached dwelling with an attached front garage. The 
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proposed DC District would allow for Child Care Service within the existing building. The subject 
site is 450 metres (an eight-minute walk) from Apostles of Jesus School and 800 metres (a 13-
minute walk) from Prairie Sky School. The subject site is well serviced by Calgary Transit with 
multiple routes along Skyview Shores Manor NE including Route 145 (Skyview/Redstone) and 
Route 755 (James Fowler / Skyview / Redstone).  
 
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 contacted their immediate neighbours and introduced their proposal. The applicant 
provided details included in the Applicant Outreach Summary (Attachment 4). 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  
 
No public comments were received at this time of writing this report.  
 
No comments from the Skyview Ranch Community Association (CA) were received. 
Administration contacted the CA to follow up and no response was received.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised.  
 
IMPLICATIONS  
 
Social 
The proposed land use would allow for a child care service to be located within a residential 
community at a scale that fits with the neighbourhood. Child care is essential to creating 
complete communities and accommodating the needs of parents and caregivers.  
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://arcg.is/0eDLjO
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Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to align future development on this site with 
applicable climate resilience strategies will be explored and encouraged through the 
development permit.  
 
Economic 
The proposed land use amendment would allow for a child care service within the residential 
community of Skyview Ranch. Child care is an essential service that allows parents and 
caregivers to more effectively participate in the labour force and provides employment 
opportunities for staff of the business. 
 
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 Bylaw 25D2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. CPC Member Comments  
6. Public Submission 

  
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northeast community of Skyview Ranch along Skyview Shores 
Manor NE. The parcel is approximately 0.04 hectares (0.09 acres) and approximately 11 metres 
wide and 33 metres deep. The subject parcel is currently developed with a single detached 
dwelling and an attached front garage.  
 
Surrounding development is characterized by single detached dwellings, designated Residential 
– Low Density Mixed Housing (R-G) District. Multiple parcels located north and east of the 
subject site are designated Multi-Residential – Low Profile (M-1) District. A variety of special 
purpose parcels are located east of the subject site designated Special Purpose – Urban Nature 
(S-UN) District, Special Purpose – City and Regional Infrastructure (S-CRI) District and Special 
Purpose – School, Park and Community Reserve (S-SPR) District. 
 
The subject site is 450 metres (an eight-minute walk) southwest of Apostles of Jesus School 
and 800 metres (a 11-minute walk) southwest of Prairie Sky School. A variety of commercial 
businesses are located 750 metres (a 10-minute walk) east of the subject site on the corner of 
Skyview Parkway NE and Country Hills Boulevard NE. The subject site is located 750 metres (a 
10-minute walk) north of the Cityscape Music Playground that connects to a walking pathway 
around the Cityscape Wetland.  
 

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

Skyview Ranch 

Peak Population Year 2019 

Peak Population 11,707 

2019 Current Population 11,707 

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 
Skyview Ranch Community Profile. 

 
  

https://www.calgary.ca/communities/profiles/skyview-ranch.html
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Location Maps 
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Previous Council Direction 

 
None.  
 

Planning Evaluation 
 
Land Use  
The existing R-G District is primarily for single-detached, semi-detached, duplex dwellings and 
rowhouse buildings. The R-G District allows for a maximum height of 12 metres. Secondary 
suites are permitted uses within the R-G District.    
 
The proposed Direct Control (DC) District is based on the existing Residential – Low Density 
Mixed Housing (R-G) District with the additional discretionary use of Child Care Service. The 
proposed DC District would allow for residential uses consistent with surrounding development if 
the Child Care Service use is not commenced or is discontinued in the future. The DC District 
does not limit the maximum number of allowable children. The number of children allowed in a 
Child Care Service is determined at the development permit stage along with the Provincial 
licensing requirements.  
 
The Child Care Service use requires one parking stall for pick-up and drop-off for every ten 
children. No specific rate of staff parking is included in the use rules and would be evaluated as 
part of the development permit.  
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration, and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to the unique characteristics of the Child Care 
Service use within the residential context. This proposal allows for a commercial Child Care 
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Service to operate while maintaining the R-G District base. The same result could not be 
achieved through the use of a standard land use district in the Land Use Bylaw 1P2007.  
 
The proposed DC District includes a rule that would allow the Development Authority to relax 
Section 6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 
1P2007 where the DC District does not provide for specific regulation. In a standard district, 
many of these rules can be relaxed if they meet the test of relaxation of Bylaw 1P2007. 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. 
 
Development and Site Design  
If approved by Council, the rules of the proposed DC District and the Child Care Service Policy 
and Development Guidelines would provide guidance for future redevelopment of the site.  
 
A discretionary use development permit is required to enable a Child Care Service for more 
than six children. Facilities that provide the temporary care or supervision of six children or less 
would be considered a Home Based Child Care – Class 1, a permitted use in all low density 
residential districts. The number of children, on-site parking stalls, location of pick-up and drop-
off stalls and outdoor play areas would be confirmed through the development permit process.  
 
Other specific issues to be addressed at the development permit stage include screening for 
any outdoor play areas, restrictions on signage in a residential area and privacy issues with the 
adjacent residential dwellings.  
 
The child care service operators will require Provincial licensing and will be evaluated under 
Alberta’s Early Learning and Child Care Act.  
 
Transportation  
Pedestrian access to the site is available along Skyview Shores Manor NE. The subject site 
neighbors an existing regional off-street pathway, which is part of the Always Available for All 
Ages and Abilities (5A) Network. The Rotary-Mattamy Greenway is located 260 metres (a four-
minute walk) east from the subject site.  
 
The subject site is serviced by Calgary Transit. The subject site is 250 metres (a four-minute 
walk) from Skyview Ranch Drive NE where Route 128 (Cornerstone/Redstone) is located and 
200 metres (a three-minute walk) from Route 145 (Skyview/Redstone) and Route 755 (James 
Fowler / Skyview / Redstone).  
 
A Transportation Impact Assessment was not required for this application.  
 
Environmental Site Considerations  
No environmental concerns were identified.  
 
Utilities and Servicing  
Water, sanitary and stormwater sewer lines are available to serve future development on the 
site. Details of site servicing, as well as appropriate stormwater management will be considered 
and reviewed as part of any future development permit application. 
 

  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://kings-printer.alberta.ca/1266.cfm?page=E00p1.cfm&leg_type=Acts&isbncln=9780779822249
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

 
Growth Plan (2022)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009)  
The subject parcel is located within the Developing Residential – Planned Greenfield with Area 
Structure Plan area, as identified on Map 1 Urban Structure in the Municipal Development Plan    
(MDP). Planned Greenfield are characterized as relatively low-density residential 
neighbourhoods containing single-family housing, smaller pockets of multi-family and locally 
oriented retail in the form of strip developments located at the edges of communities. 
 
The proposal is in keeping with relevant MDP policies. The proposed DC District allows for a 
building form that is sensitive to the existing residential development in terms of height, scale 
and massing while also encouraging complete communities by allowing for child care services 
within a residential area. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged through the development 
permit review. 
 
Northeast Community ‘A’ Area Structure Plan (Statutory – 2007)  
The subject site is located with the Predominantly Residential Area as identified in Map 3: Land 
Use Concept in the Northeast Community ‘A’ Area Structure Plan (ASP). The ASP identifies that 
alternative housing forms and special needs housing should be allowed within the Residential 
Area where determined to be compatible and appropriate. The ASP identifies the need for 
housing diversity and encourages a diversity of housing to meet the needs of different income 
groups and lifestyles. The ASP encourages uses that provide a sense of community or meet the 
spiritual needs of residents and enhance their quality of life and included child care facilities as 
one of these uses. The proposal is in keeping with the relevant policies of the ASP.  
 
Child Care Service Policy and Development Guidelines (Non-Statutory – 2009)  
The assessment of this application has been reviewed in accordance with the Child Care 
Service Policy and Development Guidelines, a non-statutory framework designed to guide the 
development of Child Care Services. The primary objective of this policy is to effectively 
manage the impacts of Child Care Services in low-density residential districts.  
 
Land use amendments with the proposed use of Child Care Service are reviewed against the 
site selection criteria and development guidelines. The subject parcel, along with this proposed 

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=WTTrAeyqTsK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
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DC District, aligns with the applicable site selection criteria as identified in the guidelines. The 
site meets the following site selection criteria:  
 

 located in relationship to activity focused area such as schools, community centres etc.; 

 located on a site that can provide sufficient staff parking; 

 on sites that can accommodate outdoor play area; 

 on a collector roadway;  

 located on a corner parcel (preferred) or a parcel sharing a property line with a lane; and   

 concentration of child care services in an area should be avoided.  
 
The development guidelines are intended to inform more specific site and building design 
details at the development permit review stage. This includes parking, orientation of 
access/activities within the parcel and building, window placement and privacy considerations, 
orientation and enclosure of any outdoor play areas, and signage. A preliminary review 
indicates the site’s characteristics would allow for these development guidelines to be applied 
as intended. 



 
 CPC2024-1286 
  ATTACHMENT 2 

BYLAW NUMBER 25D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0044/CPC2024-1286) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

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

care service.  
 

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

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

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

Permitted Uses  
4 The permitted uses of the Residential – Low Density Mixed Housing (R-G) District of 

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

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

 
(a) Child Care Service.  

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

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

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission  
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Applicant Outreach Summary  
 
2024 September 25  
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1286 / LOC2024-0044 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 According to Administration, “Land use amendments with the 
proposed use of Child Care Service are reviewed against the 
site selection criteria and development guidelines [in the Child 
Care Service Policy and Development Guidelines]. The subject 
parcel, along with this proposed DC District, aligns with the 
applicable site selection criteria as identified in the guidelines. 
The site meets the following site selection criteria: 
 

- located in relationship to activity focused area such as 
schools, community centres etc.; 

- located on a site that can provide sufficient staff 
parking; 

- on sites that can accommodate outdoor play area; 
- on a collector roadway; 
- located on a corner parcel (preferred) or a parcel 

sharing a property line with a lane; and 
- concentration of child care services in an area should 

be avoided. 
 
The development guidelines are intended to inform more 
specific site and building design details at the development 
permit review stage. This includes parking, orientation of 
access/activities within the parcel and building, window 
placement and privacy considerations, orientation and 
enclosure of any outdoor play areas, and signage. A 
preliminary review indicates the site’s characteristics would 
allow for these development guidelines to be applied as 
intended” (Attachment 1, pages 5-6). 
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Land Use Amendment in Saddle Ridge (Ward 5) at #500, 669 Savanna Boulevard 
NE, LOC2024-0229 

 

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 #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. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 

That Council give three readings to Proposed Bylaw 32D2025 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. 

 
HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject property to allow 
for small-scale commercial developments with motor vehicle access and limited 
automotive uses, up to 10 metres (two storeys) in height. 

 The proposal allows for a range of neighbourhood-focused commercial uses in an 
existing building that aligns with the scale of nearby residential areas and is in keeping 
with the applicable policies of the Municipal Development Plan (MDP)and Saddle Ridge 
Area Structure Plan (ASP). 

 What does this mean to Calgarians? This proposed land use amendment would allow for 
additional neighbourhood-focused commercial opportunities near residential areas. 

 Why does this matter? This proposed Commercial – Neighbourhood 2 (C-N2) District 
would allow for goods and services to be provided in the developing community of 
Saddle Ridge and to the surrounding residential communities. 

 No development permit has been submitted at this time. 

 There is no previous Council direction regarding this proposal. 
 
DISCUSSION  
This land use amendment application in the northeast community of Saddle Ridge was 
submitted by Prakarsh Dwivedi on behalf of Sonika Dwivedi Professional Dental Corporation on 
2024 September 12.  
 
The approximately 0.03 hectare (0.07 acre) site area is an existing building located on a 0.5 
hectare (1.2 acre) parcel on the south side of Savanna Boulevard NE and east of Savanna 
Street NE. The subject property is located on the southeast corner of the parcel which is also 
currently developed with 14 multi-residential buildings. These buildings were part of DP2021-
4803 which was approved in October 2021.  
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The subject property is accessed by a shared private road to the south, which was approved as 
part of SB2015-0413 and developed as a retail-oriented street with commercial developments 
and store fronts along both sides of the street. The private road is intended to lead to a future 
Blue Line LRT station proposed east of the subject property on 60 Street NE.  
 
As indicated in the Applicant Submission (Attachment 2), the applicant intends to redesignate 
the subject property to operate a dental clinic while introducing opportunities for other 
commercial uses in the building. The existing Multi-Residential – Low Profile Support 
Commercial District allows for Health Care Services but limits it to only counselling within this 
District.   
 
The proposed C-N2 District offers the flexibility to operate a dental clinic along with other health 
care services, as well a range of other commercial uses. 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 met with the owners of the commercial businesses within the existing building, as 
well as other business retailers within the Savanna Bazaar to the south of the subject parcel 
(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 seven letters of opposition. The letters of 
opposition included the following areas of concern: 
 

 increase in parking requirements; 

 increase in traffic and congestion; and 

 presence of existing dental and medical clinics in Savanna Bazaar. 
 
This application was circulated to the Saddle Ridge Community Association but no comments 
were received. 
 
Administration considered the relevant planning issues specific to the application with regards to 
site access and parking and has determined the proposal to be appropriate. It is noted that 
there is existing access and parking available to the south of the subject property.  
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://arcg.is/1489jH
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Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on site and mailed to adjacent landowners. In addition, the Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use district allows for neighbourhood-focused commercial opportunities with 
convenient access to nearby residential areas and a future LRT station. 
 
Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. 
 
Economic 
This proposal will make efficient use of existing and proposed infrastructure by providing 
neighbourhood-focused commercial opportunities closer to a developing residential 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. CPC Member Comments 
5. Proposed Bylaw 32D2025 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject property is located in the northeast community of Saddle Ridge and contains an 
existing 429.5 square metre building located on a 0.5 hectare (1.2 acre) parcel on the south side 
of Savanna Boulevard NE, east of Savanna Street NE. Access is available through a shared 
private road to the south, which was developed as a retail-oriented street. 
 
The building was approved as part of a development permit which included 14 multi-residential 
buildings and one commercial building on the subject parcel. The commercial building, which is 
the subject of this application, consists of three commercial retail units, two of which are 
currently occupied with businesses. Live Work Units have been allowed in the multi-residential 
development along the frontage of the retail-oriented street, allowing for commercial frontage to 
line the private street. 
 
The private road was included as part of the subdivision design to offer flexible options for the 
public realm and commercial developments, and specifically allowing for angled street parking 
along this road. Additionally, this road is intended to lead to a future Blue Line LRT station 
proposed east of the subject property on 60 Street NE.    
 
Surrounding development is characterized by commercial uses to the south on a parcel 
designated as Commercial – Corridor 2 (C-COR2) District, multi-residential developments to the 
west, east and north on parcels designated as Multi-Residential – Medium Profile Support 
Commercial (M-X2), Multi-Residential – At Grade Housing (M-G) and Direct Control (DC) 
District. The M-X2 designated parcel to the east also includes live work units, supporting the 
vision of a commercial street frontage along both sides of the private road. 
 

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

Saddle Ridge 

Peak Population Year 2019 

Peak Population 22,321 

2019 Current Population 22,321 

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 
Saddle Ridge Community Profile.  

 
  

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

Planning Evaluation 
 
Land Use  
The existing Multi-Residential – Low Profile Support Commercial (M-X1d100) District allows for 
multi-residential development in a variety of forms with support commercial uses. Healthcare 
Service is allowed as a discretionary use but is limited to only counselling services within the 
district. It allows for a maximum building height of 14 metres.  
 
The proposed C-N2 District is intended for primarily small commercial development with limited 
auto-oriented uses in buildings that are in keeping with the scale of nearby residential areas.  
The C-N2 District allows for a maximum floor area ratio of 1.0 and a maximum building height of 
10 metres. A reduction of four metres in the maximum allowable building height from M-X1 to C-
N2 is not considered a concern for this application as the subject property has been recently 
constructed and is not expected to undergo any significant changes in its built form in the near 
future. 
 
As an alternative, Administration reviewed and discussed other suitable land use designations 
for this property to accommodate the use of a dental clinic. The C-N2 District provides for many 
of the same commercial uses that are allowed within the M-X1 District while allowing for more 
flexibility and expanding commercial opportunities. Auto-oriented uses within the C-N2 District 
are discretionary and their appropriateness on this site will be further evaluated at the 
development permit stage for compatibility with the surrounding context. 
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It is noted that the multi-residential development use within the M-X1 District requires a 
minimum of 300 square metre of commercial multi-residential uses, which the subject property 
satisfied by providing commercial retail units on the subject parcel. If approved by Council, the 
multi-residential development on the remainder of the parcel designated as M-X1 District may 
be classified as legally non-conforming as the buildings would not be providing commercial 
multi-residential uses, as defined by the Land Use Bylaw. 
 
This legally non-conforming use is not a concern as this is a recent development and no 
changes to the built form or uses are anticipated in the near future. Additionally, the current land 
use designations on the parcels are expected to remain only until a new zoning bylaw is 
adopted. It is also noted that commercial development is still being provided on the parcel as 
intended, albeit under a different land use district. 
 
Development and Site Design 
If approved by Council, the rules of the proposed C-N2 District would provide guidance for the  
appropriate uses on the subject property. Since the subject property is an existing building, it is 
assumed that site layout, built form, and parking had been considered at the stage of the 
previous development permit approval for the parcel. No development permit application has 
been submitted at this time. 
 
Transportation  
A Transportation Impact Assessment was not required for this proposal. Vehicular access to the 
site is available from the existing private road to the south and east of the subject parcel, which 
are accessed by Savanna Street NE to the west and Savanna Boulevard NE to the north. 
Parking is available on the private road to the south. 
 
The existing Always Available for All Ages and Abilities (5A) pathways along 88 Avenue NE and 
60 Street NE are located 150 metres (a three-minute walk) south and 300 metres (a five-minute 
walk) east of the subject property. To the north, a partially completed pathway exists on the 
north side boulevard of Savanna Boulevard NE. 
 
The area is well served by Calgary Transit. A bus stop for Route 59 (Savanna) is located 
approximately 100 metres (a two-minute walk) west of the site on Savanna Street NE which 
takes riders to various destinations including the Saddletowne LRT Station. A bus stop for 
Route 100 (Airport) is located approximately 150 metres (a three-minute walk) south of the site 
on 88 Avenue NE, which takes riders to destinations including the Saddletowne LRT Station 
and the Calgary International Airport. A future 88 Avenue LRT station is proposed to be 
constructed 250 metres (a four-minute walk) east of the property on 60 Street NE. 
 
Environmental Site Considerations  
There are no known environmental concerns with the proposed land use amendment 
application at this time. 
 
Utilities and Servicing  
There are existing sanitary, storm and water services available for the proposed use. 
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
The site is located within the Developing Residential - Planned Greenfield with Area Structure 
Plan (ASP) as per Map 1 (Urban Structure) of the Municipal Development Plan (MDP). The 
MDP recognizes that ASPs are appropriate policies to provide specific direction for development 
of local communities in these areas. Policy 2.2.2.e of the MDP encourages a diversity of land 
uses surrounding transit stops and station areas to support transit and emphasize a pedestrian 
oriented environment.  
 
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 future development on this 
site with applicable climate strategies may be explored and encouraged at any future 
development stages. 
 
Saddle Ridge Area Structure Plan – 2007 (ASP) 
The site is identified to be within the Community Activity Centre (CAC) on Map 6: Land Use Plan 
of the Saddle Ridge Area Structure Plan (ASP). The ASP prioritizes an integrated mix of 
residential and commercial uses along with an appropriate amount of amenity space within the 
CAC area in order to create a cohesive urban environment.  
 
Policies in the ASP further speak to commercial development in the CAC consisting of both 
small and medium retail uses, providing a high degree of connectivity for pedestrians, cyclists 
and drivers. The ASP also notes that a future Blue Line LRT station is to be located between 88 
Avenue NE and 96 Avenue NE and is intended to serve the CAC containing a mix of housing, 
employment and commercial uses. 
 
The proposal is in keeping with relevant ASP policies as the C-N2 District provides for a range 
of small-scale commercial uses that will serve the residential communities in the area. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary  
2024 November 8 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1322 / LOC2024-0229 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This application would allow greater flexibility for uses in a 
building that is less than 4 years old (DP2021-4803 was 
approved in October 2021, according to the Cover Report, 
page 1). Changing from the Multi-Residential – Low Profile 
Support Commercial (M-X1d100) District to the Commercial – 
Neighbourhood 2 (C-N2) District would allow more uses, 
including a dental clinic, which the of primary interest to the 
applicant (Attachment 2, page 1). 
 
This site is located in a Community Activity Centre in the 
Saddle Ridge Area Structure Plan (ASP) and within 250m of 
the future 88 Avenue LRT Station. 
 
Administration notes, “The multi-residential development use 
within the M-X1 District requires a minimum of 300 square 
metre of commercial multi-residential uses, which the subject 
property satisfied by providing commercial retail units on the 
subject parcel. If approved by Council, the multi-residential 
development on the remainder of the parcel designated as 
M-X1 District may be classified as legally non-conforming as 
the buildings would not be providing commercial multi-
residential uses, as defined by the Land Use Bylaw” 
(Attachment 1, page 4). 
 
During Commission’s review, Administration reported that they 
were comfortable with having a legally non-conforming 
condition at this location. 
 
A simpler Land Use Bylaw might be designed to stop creating 
legally non-conforming developments. 
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BYLAW NUMBER 32D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0229/CPC2024-1322) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 

 

 



 



Approval: M. Sklar  concurs with this report.  Author: S. Zafar 

City Clerks: J. Booth / K. Picketts 
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Land Use Amendment in Deerfoot Business Centre (Ward 5) at 6400 – 11 Street 
NE, LOC2024-0211 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

 
Give three readings to the proposed bylaw for the redesignation of 0.2 hectares ± (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.  

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 

That Council give three readings to Proposed Bylaw 29D2025 for the redesignation of 0.2 
hectares ± (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. 

 
HIGHLIGHTS 

 This application seeks to redesignate the site to the Industrial – General (I-G) District to 
allow for a range of industrial uses.  

 This proposal would allow for a range of uses that are complementary to the surrounding 
context of the area, and that align with the relevant policies of the Municipal 
Development Plan (MDP).  

 What does this mean to Calgarians? The proposed land use amendment provides for 
light and medium industrial uses that are compatible with the surrounding area and may 
promote development opportunities in the future.   

 Why does this matter? The proposal would allow for the extension of existing industrial 
businesses in the area.   

 No development permit has been submitted at this time.  

 There is no previous Council direction related to this proposal.  
 
DISCUSSION 
This land use amendment application in the northeast community of the Deerfoot Business 
Centre was submitted by Foremost Industries on behalf of the landowner, The City of Calgary 
on 2024 August 20. No development permit has been submitted at this time; however, as noted 
in the Applicant Submission (Attachment 2) their intent is to allow for the installation of two rows 
of parking for the adjacent business, located to the south of the subject site.  
 
The 0.2 hectare (0.60 acre) site is located on Aero Drive NE, one block east of the commercial 
area of Deerfoot City. The proposed I-G District would allow for complementary uses on the 
subject site and the expansion of the adjacent business. The subject site is surrounded by a 
variety of industrial districts including Industrial – General (I-G), Industrial – Business (I-B), and 
Industrial – Commercial (I-C). A large commercial area is located west of the subject site.  
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A detailed planning evaluation of this application, including 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. No outreach was 
conducted by the applicant because the proposal is in an industrial area, and there is no 
community association (Attachment 3). 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the relevant 
public/interested parties, notice posted on-site and published online. Notification letters were 
also sent to adjacent landowners. 
 
No public comments were received by Administration. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use amendment would allow more flexibility to accommodate different 
industrial uses and support services that are compatible with the local context.  
 
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 allows for the expansion of the existing industrial business 
and may make more efficient use of infrastructure and services.  
 
Service and Financial Implications 
No anticipated financial impact. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://arcg.is/00aPfO
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RISK 
There are no known risks associated with this proposal.  
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission  
3. Applicant Outreach Summary 
4. Proposed Bylaw 29D2025 
5. CPC Member Comments  
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the Deerfoot Business Centre industrial area in northeast Calgary. 
The parcel is approximately 0.2 hectares (0.6 acres) in size. The site is currently designated 
Special Purpose – City and Regional Infrastructure (S-CRI) District and is currently vacant. The 
subject site was deemed surplus to municipal requirements through the City’s internal 
circulation process.  
 
The subject site is surrounded by a variety of industrial districts including Industrial – General (I-
G), Industrial – Business (I-B), and Industrial – Commercial (I-C). A large commercial site 
designated Commercial – Regional 3 (C-R3) District is located west of the subject site. A variety 
of commercial business are located approximately 700 metres (a 12-minute walk) west of the 
subject site and the YYC Calgary Airport Authority Airside Maintenance Center is located 
southeast of the subject site. The site east of the subject site is primarily owned by Transport 
Canada and is where the Calgary International Airport is located. A small triangle parcel is 
located north of the subject site which is encumbered by deferred Municipal Reserve.  
 

Community Peak Population Table 
 
There is no population data for Deerfoot Business Centre as it is an industrial area.  
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Location Maps 
 

 
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use  
The existing S-CRI District is primarily for infrastructure and utility facilities and uses operated 
by Federal, Provincial and Municipal levels of government.  
 
The proposed I-G District is intended to accommodate a wide variety of light and medium 
general industrial uses and a limited number of commercial uses, with no restriction on building 
height and a floor area ratio (FAR) of 1.0.  
 
Administration considers the broader range of industrial uses with the I-G District to be 
appropriate in this location and complementary to similar land uses in the Deerfoot Business 
Centre.     
 
Development and Site Design  
If approved by Council, the rules of the I-G District would provide guidance for any proposed 
development. It is anticipated that the subject site will be consolidated with the parcel to the 
south prior to any development. Technical challenges and site configuration would make 
independent development of the site challenging. 
 
Transportation  
There is currently no pedestrian access to the site.  
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The subject area is serviced by Calgary Transit. Route 32 (Vista Heights/Rundle) is located 
approximately 300 metres (a four-minute walk) east of the subject site on Aero Drive and Route 
69 (Deerfoot Centre) is located on 11 street, 450 metres (a six-minute walk) from the subject 
site.  
 
Vehicular access to the subject site is available via Aero Drive NE and 11 Street NE. No on-
street parking is available in proximity to the subject site.  
 
Environmental Site Considerations  
No environmental concerns were identified.  
 
Utilities and Servicing  
Water, sanitary and stormwater sewer lines are available to serve future development on the 
site. Details of site servicing, as well as appropriate stormwater management will be considered 
and reviewed as part of any future development permit application. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Growth Plan (2022)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Calgary International Airport Vicinity Protection Area (2009)  
The Calgary International Airport Vicinity Protection Area (AVPA) identifies the subject site as 
being located within the 30-35 and 35-40 Noise Exposure Forecast (NEF) of the AVPA. The 
AVPA Regulation establishes prohibitive uses in certain locations, identified within Noise 
Exposure Forecast (NEF) areas. The proposed land use amendment is generally allowable 
within the higher noise exposure of 35-40 NEF contour area. Future development permits would 
be circulated to the Airport Authority and reviewed against the applicable regulations to ensure 
compliance.  
 
Municipal Development Plan (Statutory – 2009)  
The subject parcels are located in the Standard Industrial land use typology of the Municipal 
Development Plan (MDP) as identified on Map 1: Urban Structure. The redesignation of the 
subject parcel allows for industrial uses on the subject parcel supporting future development or 
larger scale industrial activities in line with relevant planning policy 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 through the development 
permit review. 

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://kings-printer.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779813148
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://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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Applicant Submission  
 
October 29, 2024 
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Applicant Outreach Summary  
 
2024 August 20  
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  ATTACHMENT 4 

BYLAW NUMBER 29D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0211/CPC2024-1285) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1285 / LOC2024-0211 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This application would change the Land Use District from the 
Special Purpose – City and Regional Infrastructure (S-CRI) 
District to the Industrial – General (I-G) District. This aligns 
with the Municipal Development Plan, which identifies this and 
the rest of the Deerfoot Business Centre as Standard Industrial 
(MDP, 2020, Map 1: Urban Structure). 

 



 



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

City Clerks: J. Booth / K. Picketts 

Item # 7.2.4 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1275 

2025 January 09 Page 1 of 4 

 

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). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 
JANUARY 9: 

That Council give three readings to Proposed Bylaw 35D2025 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). 

 
Opposition to Recommendation: Commissioner Wagner 
 
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. 
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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 
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. 
 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2020/86D2020.pdf
https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0147
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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 
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. 
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Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 35D2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Paskapoo Slopes Preservation Society Comments 
6. CPC Member Comments  
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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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BYLAW NUMBER 35D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0147/CPC2024-1275) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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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. 
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Parking Requirements 
14 Motor vehicle parking stalls must not be located between a building and a street. 
 
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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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1275 / LOC2024-0147 
heard at Calgary Planning Commission  

Meeting 2025 January 09 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 Both the current Direct Control (DC) District and the proposed 
DC are based on the Commercial — Corridor 1 (C-COR1) 
District. The current DC has a maximum height of 50m and no 
maximum density. The proposed DC reduces the maximum 
height to 20m, has a Floor Area Ratio (FAR) of 2.0, and 
introduces Self Storage Facility as a discretionary use. There 
are site specific rules to put shallow commercial uses on the 
ground floor along Na’a Drive (at least 10% of ground floor and 
at least 60% of the frontage along Na’a Drive must have 
commercial uses). 
 
Though the DC intends to “prescribe suitable interface 
treatments visible from the Trans-Canada Highway in terms 
architectural design and landscaping,” there are no specific 
rules that regulate the sides that face the Trans-Canada 
Highway (Attachment 2, 1(c)). As such, future Development 
Permits will be guided by Administration, the Canada Olympic 
Park and Adjacent Lands Area Structure Plan, the City’s 
gateway policy, and Council’s requirement that the Planning 
Commission be the Development Authority in the Medicine Hill 
area. If this is a concern, Council could direct Administration to 
bring back the DC with clearer architectural and landscaping 
regulations for the sides that face the Trans-Canada Highway. 

Commissioner 
Montgomery 

Reasons for Approval 

 Good location and use to adjacent higher density residential. 

 Concerns with viability of commercial/retail required in the DC. 

 This is a highly visible location. Please consider this in design 
of project. 

 



 



 

Approval: M. Sklar  concurs with this report.  Author: B. Smith 

City Clerks: J. Booth / K. Picketts 
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Policy Amendment in Montgomery (Ward 7) at 1812 – 51 Street NW, LOC2024-
0239 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

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

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 
That Council give three readings to Proposed Bylaw 16P2025 for the amendment to the 
Montgomery Area Redevelopment Plan (Attachment 2). 

 
Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2024 
December 12: 

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

 This application seeks to amend the Montgomery Area Redevelopment Plan (ARP) to 
allow for semi-detached, duplex dwellings, rowhouses and townhouses, in addition to 
the building types already allowed under the ARP (e.g. single detached dwellings and 
secondary suites). 

 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). 

 What does this mean to Calgarians? The proposed policy amendment would allow for 
greater housing choice within the community and more efficient use of existing 
infrastructure and nearby amenities. 

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

 A development permit has been submitted for a townhouse with secondary suites and is 
under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This policy amendment application, in the northwest community of Montgomery, was submitted 
by Ryan G Cairns Residential Design on behalf of the owner 2647026 Alberta Ltd. (Maria 
Celeste Cabansag) on 2024 September 18. The subject site is designated Residential – Grade-
Oriented Infill (R-CG) District, which supports the development of rowhouses and townhouses. 
A policy amendment is required to align the ARP with the R-CG District and support a 
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City Clerks: J. Booth / K. Picketts 

development permit application (DP2024-06428) for a townhouse with secondary suites, which 
is under review, and noted in the Applicant Submission (Attachment 3). 
 
The approximately 0.06 hectare (0.14 acre) mid-block parcel is located along 51 Street NW. The 
site is currently developed with a single detached dwelling and accessory residential building 
with vehicular access from the rear lane. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☐ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the applicant was 
encouraged to use the Application Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. They 
determined that no outreach would be undertaken. Refer to the Applicant Outreach Summary 
(Attachment 4) for rationale why outreach was not conducted. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration received a total of two letters in opposition from the public, which included the 
following areas of concern: 
  

 density; 

 parking; 

 bicycle stalls; 

 traffic and congestion; 

 privacy; 

 community character and aesthetics; 

 property value; 

 environmental impact (impervious surfaces, water management issues); 

 strain on infrastructure; 

 increased crime; and 

 construction nuisance. 
  
No feedback was received from the Montgomery Community Association. 
  
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate for the following reasons: 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=loc2024-0239
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 the MDP encourages moderate intensification, more efficient use of existing 
infrastructure, public amenities and transit within the Developed Residential – Inner City 
area; 

 the proposal meets the purpose statement criteria of the R-CG District; 

 the R-CG District is designed to support development compatible with existing, adjacent 
low-density residential development; and 

 some of the specified public concerns may be managed at the development permit stage 
and addressed through setbacks, building design and enforcement of Land Use Bylaw 
rules. 

 
Following Calgary Planning Commission, notification for a Public Hearing of Council for the 
policy amendment application 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 policy amendment would allow for additional housing types and accommodate 
site and building design that is adaptable to the functional requirements of evolving households 
and lifestyle needs. 
 
Environmental 
The application does not include any actions that specifically address the objectives of Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies are being explored and encouraged through the review of 
the development permit. 
 
Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 16P2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. CPC Member Comments 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The site is in the northwest community of Montgomery on the southeast side of 51 Street NW. 
The site is approximately 0.06 hectares (0.14) acres in size and is approximately 15 metres 
wide by 36 metres deep. The site is currently occupied by a single detached dwelling, accessory 
residential building and has rear lane access. 
 
The site is designated Residential – Contextual Grade-Oriented Infill (R-CG) District. The 
surrounding area is predominantly a mix of single detached and semi-detached dwellings also 
designated as the R-CG District. Following the effective date of citywide rezoning on 2024 
August 6, the surrounding area was rezoned to R-CG District; however, townhouse and 
rowhouse developments are not currently supported by the Montgomery Area Redevelopment 
Plan. 
 
The site is approximately 185 metres (a three-minute walk) north of Bowness Road NW, a 
Neighbourhood Main Street, which provides a variety of retail, restaurants and services. Also, 
the site is within 200 metres (a three-minute walk) from Shouldice Park. 
 

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

 

Montgomery 

Peak Population Year 1969 

Peak Population 5,287 

2019 Current Population 4,515 

Difference in Population (Number) -772 

Difference in Population (Percent) -14.6% 

Source: The City of Calgary 2019 Civic Census 

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

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

 
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units 
per hectare. Based on the subject site parcel area, this would allow for up to four dwelling units.  
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-CG District and do not count towards allowable density. The parcel would 
require 0.5 parking stalls per dwelling unit and per secondary suite. 
 

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

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

the efficient use of land. 

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

Region Board’s Growth Plan (GP). The proposed policy 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 site is located within the Developed Residential – Inner City area as identified on Map 1: 
Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit and delivers small and 
incremental benefits to climate resilience.  
 
The proposal complies with the relevant policies of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies are being explored and encouraged through the development 
permit review. 
 
Montgomery Area Redevelopment Plan (Statutory – 2005) 
The site is located within the Low Density Residential Area, as identified on Figure 1.3: Future 
Land Use Plan of the Montgomery Area Redevelopment Plan (ARP). Residential objectives 
include the accommodation of a range of housing design styles that can accommodate a range 
of household size and incomes. 
 
The Low Density Residential Area policies of the ARP discourage redesignation of residential 
parcels to higher densities but also notes the importance of increasing and stabilizing 
Montgomery’s population. A map amendment is required to amend Figure 1.3: Future Land Use 
Plan from ‘Low Density Residential’ to ‘Low Density Residential/Townhouse’ for the subject site. 
The proposed amendment will allow the ARP’s policies to better align with the MDP and the 
approved R-CG District redesignation, which supports a wider range of low-density housing 
forms. 
 
South Shaganappi Communities Area Plan (Non-Statutory – 2011) 
The site is located in the Inner City Residential area as identified in Map 3 – Development 
Strategy and Urban Structure of the South Shaganappi Communities Area Plan. Strategic 
objectives note creating complete communities should allow for the creation of attractive 
housing areas that provide appropriate scale and density in order to retain existing and attract 
new residents. The proposed policy amendments align with the objectives of the Area Plan. 
 
South Shaganappi Communities Local Area Planning Project 
This site is located in Area 13 (South Shaganappi Communities, which includes Montgomery 
and surrounding communities. Administration is currently developing the South Shaganappi 
Communities Local Area Plan Project. Planning applications are being accepted for processing 
while the project is in progress; however, applications are reviewed using existing legislation 
and Council approved policy only, including the existing Montgomery ARP. The proposal is in 
alignment with the applicable urban form category and building scale modifier for the subject 
site in the draft South Shaganappi Communities Local Area Plan (LAP). 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=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=JTTrAcyyqyV&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ITTrqKAgssU&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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BYLAW NUMBER 16P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE MONTGOMERY AREA 

REDEVELOPMENT PLAN BYLAW 11P2004 
(LOC2024-0239/CPC2024-1238) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Montgomery Area Redevelopment Plan Bylaw 
11P2004, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Montgomery Area Redevelopment Plan attached to and forming part of Bylaw 

11P2004, as amended, is hereby further amended as follows: 
  

(a) Amend Figure 1.3 entitled ‘Future Land Use Plan’ by changing 0.06 hectares ± 
(0.14 acres ±) located at 1812 – 51 Street NW (Plan 67GN, Block 2, Lot 26) from 
‘Low Density Residential’ to ‘Low Density Residential/Townhouse’ as generally 
illustrated in the sketch below: 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Applicant Submission
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Applicant Outreach Summary 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1238 / LOC2024-0239 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This map amendment to the Montgomery Area 
Redevelopment Plan (from ‘Low Density Residential’ to ‘Low 
Density Residential/ Townhouse’) would align the Area 
Redevelopment Plan with the current Residential – Grade-
Oriented (R-CG) Land Use District. 

 



 



 

Approval: M. Sklar  concurs with this report.  Author: S. Kirzinger 

City Clerks: J. Booth / K. Picketts 

Item # 7.2.6 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1300 

2024 December 12 Page 1 of 3 

 

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

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

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

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 
That Council give three readings to Proposed Bylaw 15P2025 for the amendment to the 
Montgomery Area Redevelopment Plan (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks a policy amendment to the Montgomery Area Redevelopment 
Plan (ARP) to allow for semi-detached, duplex dwellings, rowhouses and townhouses, in 
addition to the building types already allowed under the ARP (e.g. single detached 
dwellings and secondary suites). 

 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). 

 What does this mean to Calgarians? The proposed policy amendment would allow for 
greater housing choice within the community and more efficient use of existing 
infrastructure and nearby amenities. 

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

 A development permit (DP2024-05750) for a four-unit townhouse with secondary suites 
has been submitted and is under review. 

 There is no previous Council direction related to this proposal.  
 

DISCUSSION  
This policy amendment application, in the northwest community of Montgomery, was submitted 
by Ellergodt Design on behalf of the landowner, 904164 Alberta Ltd. (Robert Whittaker), on 
2024 September 9. A policy amendment is required in order to support the development permit 
(DP2024-05750) for a four-unit townhouse with secondary suites, which is under review, as 
indicated in the Applicant Submission (Attachment 3).  
 
The approximately 0.06 hectare (0.16 acre) mid-block site is located along Montana Crescent 
NW. The site is currently developed with a single detached dwelling and detached garage with 
vehicle access from the rear lane. 
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the applicant was 
encouraged to use the Application Outreach Toolkit to assess which level of outreach with the 
public/interest parties and respective community association was appropriate. In response, the 
applicant distributed letters to nearby residents. The applicant also reached out to the 
Montgomery Community Association (CA) to arrange community engagement meetings. Two 
in-person community engagement meetings were held by the applicant. The Applicant Outreach 
Summary can be found in Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.   
 
Administration received eight submissions in opposition regarding the policy amendment. The 
submissions included the following areas of concern:  
 

 traffic congestion and lack of parking, including safety concerns due to increased 
traffic; 

 increased density; 

 loss of community character; 

 loss of existing mature trees and lack of green space; 

 alignment with the MDP; 

 reduced privacy and sunlight for neighbouring lots;  

 impact on existing infrastructure; and 

 number of on-site waste and recycling bins. 
 
The CA provided a response on 2024 November 19 (Attachment 5). The CA indicated they are 
not in support of the proposal, citing concerns of incompatibility with the surrounding land uses, 
amenity spaces and density of the surrounding area. The CA also indicated concerns with 
limited parking availability, increased traffic congestion, shadowing effects on neighbouring 
properties, excessive height and massing of the proposed building. 
 
Administration considered the relevant planning issues specific to the application and 
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. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0225
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Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
policy amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised.  
 
IMPLICATIONS  
 
Social 
The proposed policy amendment would allow for additional housing types and accommodates 
site and building design that is adaptable to the functional requirements of evolving household 
and lifestyle needs.  
 
Environmental 
The application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies are being explored and encouraged through the 
review of the development permit.  
 
Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services.   
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal.  
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 15P2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
6. CPC Member Comments  
7. Public Submissions 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Montgomery along Montana Crescent 
NW. The parcel is approximately 0.06 hectares (0.16 acres) in size and is approximately 17 
metres wide and 36 metres deep. The parcel is currently developed with a single detached 
dwelling and detached garage with vehicle access from the rear lane. 
 
Surrounding development is primarily made up of single detached dwellings designated 
Residential – Grade-Oriented Infill (R-CG) District. Multi-residential development designated 
Multi-Residential – Contextual Medium Profile (M-C2) District and commercial development 
designated Direct Control (DC) District is located to the north of the property. 
 
Market Mall, a Community Activity Centre, which hosts a variety of retail, restaurants and 
services, is approximately 350 metres (a six-minute walk) to the north of the property. 
Montalban Park is located approximately 150 metres (a three-minute walk) southwest of the 
site, and Christine Meikle School is approximately 550 metres (a nine-minute walk) northwest of 
the subject site. The Alberta Children’s Hospital and University of Calgary are located southeast 
of the subject site, both approximately 1.5 kilometres (a 25-minute walk) from the subject site.  
 

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

Montgomery 

Peak Population Year 1969 

Peak Population 5,287 

2019 Current Population 4,515 

Difference in Population (Number) -722 

Difference in Population (Percent) -14.6% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units 
per hectare. Based on the subject site parcel area, this would allow for up to four dwelling units.  
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-CG District and do not count towards allowable density. The parcel would 
require 0.5 parking stalls per dwelling unit and per secondary suite. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

 
Growth Plan (2022)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed policy amendment builds on the principles of 

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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the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developed Residential – Inner City area as identified in 
Map 1: Urban Structure in the Municipal Development Plan (MDP). Applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit and delivers small and 
incremental benefits to climate resilience. The proposal is in keeping with relevant MDP policies. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable strategies are being explored and encouraged at the development approval 
stages. 
 
Montgomery Area Redevelopment Plan (Statutory – 2005)  
The subject site is located within the Low Density Residential Area as identified in Figure 1.3: 
Future Land Use Plan of the Montgomery Area Redevelopment Plan (ARP). Residential 
objectives include the accommodation of a range of housing design styles that can 
accommodate a range of household size and incomes. 
 
The Low Density Residential Area policies of the ARP discourage redesignation of residential 
parcels to high densities but notes the importance of increasing and stabilizing Montgomery’s 
population. A map amendment is required to amend Figure 1.3: Future Land Use Plan from 
‘Low Density Residential’ to ‘Low Density Residential / Townhouse’ for the subject site. The 
proposed amendment will allow the ARP’s policies to better align with the MDP and the 
approved R-CG District redesignation, which supports a wider range of low-density housing 
forms. 
 
South Shaganappi Communities Area Plan (Non-Statutory – 2011) 
The site is located in the Inner City Residential area as identified in Map 3 – Development 
Strategy and Urban Structure of the South Shaganappi Communities Area Plan. Strategic 
objectives note creating complete communities should allow for the creation of attractive 
housing areas that provide appropriate scale and density in order to retain existing and attract 
new residents. The proposed policy amendments align with the objectives of the Area Plan. 
 
South Shaganappi Communities Local Area Planning Project 
This site is located in Area 13 (South Shaganappi Communities), which includes Montgomery 
and surrounding communities. Administration is currently developing the South Shaganappi 
Communities Local Area Plan project. Planning applications are being accepted for processing 
while the project is in progress, however, applications are reviewed using existing legislation 
and Council approved policy only, including the existing ARP. The proposal is in alignment with 
the applicable urban form category and building scale modifier for the subject site in the draft 
South Shaganappi Communities Local Area Plan (LAP). 
  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=JTTrAcyyqyV&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ITTrqKAgssU&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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BYLAW NUMBER 15P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE MONTGOMERY AREA 

REDEVELOPMENT PLAN BYLAW 11P2004 
(LOC2024-0225/CPC2024-1300) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Montgomery Area Redevelopment Plan Bylaw 
11P2004, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Montgomery Area Redevelopment Plan attached to and forming part of Bylaw 

11P2004, as amended, is hereby further amended as follows: 
  

(a) Amend Figure 1.3 entitled ‘Future Land Use Plan’ by changing 0.06 hectares ± 
(0.16 acres ±) located at 4840 Montana Crescent NW (Plan 485GR, Block 4, Lot 
10 and a portion of Lot 11) from ‘Low Density Residential’ to ‘Low Density 
Residential/ Townhouse’ as generally illustrated in the sketch below: 
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BYLAW NUMBER 15P2025 

Page 3 of 3 

2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Applicant Submission 
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Applicant Outreach Summary 
 
November 19, 2024 
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Community Association Response 
 
2024 November 19 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1300 / LOC2024-0225 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This map amendment to the Montgomery Area 
Redevelopment Plan (from ‘Low Density Residential’ to ‘Low 
Density Residential/ Townhouse’) would align the Area 
Redevelopment Plan with the current Residential – Grade-
Oriented (R-CG) Land Use District. 
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Submission regarding: 
Policy Amendment 
Montgomery Area Redevelopment Plan 
LOC2024-0225 
Bylaw 15P2025 

 
Submitted by: 

Gerry Cross 
 
I live three houses from 4840 Montana Crescent NW and am strongly opposed to changing the 
zoning for Lot 10 and a portion of Lot 11 from Low Density Residential to Low Density 
Residential/Townhouse. Indeed, rather than a zoning change to allow increased density, I believe 
that there should be greater restrictions on the density of redevelopments in Upper Mongomery. 
 
The impacts that redevelopment projects have on the livability of a neighbourhood, parking, 
traffic, and water and sewer infrastructure are cumulative and these impacts are not properly 
considered when each development proposal is evaluated independently. 
 
The need for restrictions on development 
 
While some densification of inner-city neighborhoods is required, it should not be allowed to 
destroy a neighbourhood. In addition to the proposed development at 4840 Montana Crescent, 
only 40 metres away at the corner of Montana Crescent and Montalban Avenue, a development 
permit for a three-story structure, about 11 metres in height, consisting of five one-room wide 
rowhouses stacked on top of tiny basement suites in four of the rowhouses, is under appeal. The 
development proposed at 4840 Montana Crescent NW is a back-to-back duplex, one facing the 
back alley, and all units with a basement suite. A total of 17 living units are proposed in these 
two projects. 
 
I must consider these two projects together because the current process in which every proposal 
is evaluated independently from other development proposals in the area is precisely the problem 
my neighbours and I are facing. I don’t believe that either of these projects would have been 
permitted in newer neighbourhoods in the city that were designed for density greater than R-1. 
These neighbourhoods provide a pleasant environment for their residents because they were the 
product of a comprehensive planning process. Contrast this to what has been unleashed by city-
wide R-CG zoning in Upper Montgomery, where we are trying to defend ourselves against a 
development free-for-all and, if we fail, the neighbourhood will become a far less desirable place 
in which to live. What a tragedy for a neighbourhood within walking distance of the University 
of Calgary, the Alberta Children's Hospital, and the Foothills Medical Centre, and with easier 
access to the mountains than from most parts of the city. 
 
It would not be possible to solve the problems created by these projects if they are allowed to 
proceed. They would inevitably unleash an avalanche of similar proposals and become the 
standard against which they would be measured. 
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Since they would set a precedent, they should not be allowed to proceed, and decisions on all 
similar proposals in Upper Montgomery should be deferred until there has been an opportunity to 
amend R-CG zoning to create local area constraints which place limits on what can be built in an 
existing neighbourhood or in certain locations within a neighbourhood. These two projects are 
essentially small apartment buildings on lots originally intended for a single-family home, and 
restrictions on where, and how many of, such developments can be built are needed. I think that 
appropriate constraints on redevelopment in Upper Montgomery would be no more than a two-
story duplex with basement suites and four off-street parking spots, or perhaps even no more 
than two units facing the street, which would restrict four-unit developments to corner lots. 
 
Local area constraints should be appealable, so that developers could propose greater density. 
This would place the onus on developers to justify greater density, reversing the current situation 
in which residents are forced to oppose inappropriate proposals. 
 
At a meeting hosted by the developer of the project proposed at 4840 Montana Crescent, we 
were essentially told that we shouldn’t be complaining because they are just doing what the city 
wants. However, although R-CG zoning now allows five-unit rowhouses, and perhaps back-to-
back duplexes, to be built anywhere, this does mean that the city "wants" them everywhere. A 
range of housing alternatives is required, and there is already a great deal of higher density 
housing nearby. The apartment buildings and townhouse complex west of Market Mall, built 
decades ago, and the University District, which is still under development, are examples of well-
planned densification. Thus far, Lower Montgomery has been mostly redeveloped with attractive 
duplexes. On the other hand, unless constraints are imposed, what seems to be unfolding in 
Upper Montgomery is rampant, unplanned over-densification that will destroy the 
neighbourhood. 
 
Other problems that would be created by the proposed zoning change 
 
The proposed development, which requires the zoning change, clearly demonstrates that eight 
units is too many for the size of the lot by having four of them face the back alley. Units facing 
the back alley would create delivery problems and the residents of these units would only be able 
to access the street via a narrow sidewalk. Similarly, residents of the front units would have 
access to their garage, if they had one, and to their garbage, compost, and recycling bins 
restricted. 
 
Parking 
 
If residents of the upper units had more than one car, they would be parked on the street. If 
residents of the basement suites had any cars, they would be parked on the street. This overflow 
would quite likely more than fill up the public street in front of the lot and spill over to in front of 
neighbouring houses. Where would all these vehicles be parked during spring street cleaning? 
How could electrical vehicles be plugged in? 
 
When s development proposal is considered independently of others, there seems to be an 
implicit assumption that on-street parking is unlimited and will solve the problems created by 
insufficient on-site parking. But parking is cumulative and cannot be considered on an individual 
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proposal basis. There are already 17 living units proposed near the intersection of Montalban 
Avenue and Montana Crescent, where there used to be two, and more redevelopment proposals 
can be expected if these two proceed. 
 
The 0.5 on-site parking requirement per unit is too little in a neighbourhood like ours with 
narrow streets. Presently, nobody regularly parks on the section of Montalban Avenue close to 
Montana Crescent. To illustrate the problems that would be created be these developments, 
people from the neighbourhood filled the street with parked vehicles on November 22, 2024. The 
attached Photo 1 is looking along Montalban Avenue from Montana Crescent towards 48th Street. 
The two vehicles approached this section of the street at almost the same time and the driver of 
the one with its headlights on chose to wait at the entrance to the back alley. Photo 2, taken from 
my bedroom window on May 9, 2022, shows what this section of Montalban Avenue has looked 
like almost every day for the 47 years that I have lived here. 
 
I don’t think it is hyperbole to wonder whether redevelopment proposals may eventually start 
being rejected because we have run out of parking spots on the street. 
 
Traffic 
 
The corner of Montalban Avenue and Montana Crescent is busy for a residential district. I live at 
the top of this T intersection and often see cars not pausing to look for traffic on Montana 
Crescent before turning left from Montalban Avenue towards 32nd Avenue. I suspect that these 
vehicles are usually shortcutting through the neighbourhood to avoid the four-way stop at 48th 
Street and 32nd Avenue. School buses also travel through this intersection. 
 
If these two developments proceed, the street will be flooded with parked vehicles, increasing the 
danger at this intersection. As Photo 1 shows, if vehicles are parked on both sides of Montalban 
Avenue, then the driving lane is only wide enough for a single vehicle. 
 
Water and Sewer Infrastructure 
 
The capacity of the water and sewer infrastructure is another issue which is cumulative. With 
these two projects, two single-family homes would be replaced with 17 living units, placing 
significant additional demand on the water and sewer infrastructure. Montgomery was not part of 
the City of Calgary when it was developed, and I do not know how much greater a load the water 
pipes and sewer lines in the neighbourhood can withstand. 
 
There were two water main breaks on Montana Crescent many years ago. When my house was 
built in 1955, five-foot long cast iron sections were used for the sewer line on my property. I 
replaced it six and one-half years ago because the pipe had collapsed under the weight of a large 
spruce tree. I know from a video inspection done at the time that there are roots in the city sewer 
line in front of my house. 
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RE: NOTICE OF Land Use Change for 4840 Montana Cres NW 

Re Land Use Redesignation - LOC2024-0225 
 

 

          Jan 27, 2025 

As a resident living down the street from the proposed development at 4840 Montana Cres NW, 
I am against the Land Use Change for the Discretionary Development and I am against the 
development permit as well. I would like to indicate that I am not in favour of the two story 8-unit 
Townhouse. This is against the current Montgomery ARP. This area is to be a Low-Density 
location as shown on the Montgomery ARP map which the city and the local residents as 
stakeholders have all agreed to and is still relevant today as it was when it was signed and 
agreed to by all parties. 

I am in favour of densification but would like mindful global planning. This purposed land use 
change means that there will be an increase on the street parking. We tested if the road system 
could carry this type of increased street parking by doing a real-life experiment of the area by 
having neighbors parking their cars and our car along this exit route and found that traffic is 
funneled down to one lane.  This was a small-town road system before being annexed into 
the city of Calgary in the 1963.  These roads if cars are parked on both sides of the road will 
affect the emergency responders and paramedics access to our area. 

   

The Montgomery Community Association did not approve this location for a Townhouse or 
Rowhouse dwelling and it was against the current Montgomery ARP for some reason the 
development process has encouraged this Townhouse 8-unit structure.  

  
DENSIFICATION - Upper Montgomery is currently surrounded by multifamily dwelling on all 
sides of this area - University City, Varsity Terrace (Townhouses across 32 avenue) and NE of 
us on the corner Varsity Acres (Townhouses) and also down the hill many new multi family 
dwelling are in place and more coming. Problems exist from the lack of adequate parking 
allotted for these developments at their locations since requirements are .5 parking stall for all 
upper units only and of course less in other types of developments. Residents from these 
other outside areas are seeking parking on our streets already.   

This will be creating unnecessary friction with neighbors down the road which really could have 
been avoided if proper guidelines were in place. I have heard several times that when 
developers drive by there is still room on roadside in front of rowhouses for parking. If they went 
back in the evening, they would see there is no parking on any streets surrounding these 
developments as the residents are home from work.  

 

We currently have two developments across the street from each other one being 9/10 
units rowhouse at 4799 Montalban Ave NW and this 8 units Townhouse at 4840 Montana 
Cres NW.  This will increase the density and parking issue from two families to possibly 
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Let’s not make the same mistake they did down the hill at the intersection of 48 Street and 
Bowness Road due to the creation of a blind corner from the Rowhouse on that corner. There is 
not enough set back from the street and building also with increased parked cars changing the 
sight lines for drivers on that busy intersection.  Action was only taken after an accident 
happened (T-boned crash), then the city changed the flow of traffic to one direction, meaning No 
Left turns from 48 Street onto Bowness Road anymore. As someone who travels these roads 
daily, I can say there is still not enough good sight lines du to parked cars when turning Right 
onto the Bowness Road from 48 street when cars are travelling at 40-50 km speed levels. All of 
this could have been avoided if proper study and planning was conducted and realized at the 
time. 

Our live experiment demonstrates how narrow the roads are as we are dealing with an older 
neighborhood. The streets are narrow – when cars are parked on both sides of the road- Cars, 
School Buses, Trucks all have to wait until there is an opening to proceed down the road as two 
cars cannot pass at the same time.  See images in pictures below.   

Through out these pictures you can see how narrow the roadway is and that traffic needs to 
stop to allow the other cars to pass. Sometimes they needed to back up to allow traffic flow. 
This happens in all directions of this intersection where this development is planned   

Corner of Montalban Avenue and Montana Cres  

Fig 3 Cars stopping/waiting on Montalban Ave for other cars to pass before proceeding 
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Fig 6 Looking down Montana Cres toward proposed development & busy intersection 

In front of development at 4840 Montana Cres 

 
 

 

 

 

Since we have only three (3) ways / entrances into our neighborhood 1-
Montalban Avenue, 2-Montana Cresent, and 3-MacKay Road we are 
concerned about the availability of Emergency Vehicles being able to 
service our neighborhood. We have several individuals on Montana Cres 
who have required emergency assistance in the last year alone with many 
needing ambulances, fire trucks and paramedics to assist them in their time 
of need.  Again, there is only three entrances to the Upper Montgomery 
Area on the Hill –with the increased street parking, the street being 
narrow and angled in places and the ability to react quickly to an 
emergency situation may be compromised. 
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We feel we need to defend our position that we want to keep our community “feel” the same. 
This is a neighborhood with large tree canopies, front yards full of flower beds, gardens and sun 
shining in our windows. It is wonderful to see the young families walking down the street and 
come for a visit and pick some flowers and apples off the trees in our yards and watch the 
seniors walk their route everyday at 8:30 in the morning. We know each other and are aware of 
each other and respect each other’s privacy as well.  

A community street scape is more than building structures, it is the people and the fabric of the 
areas – the parks and playgrounds all of it serves our area and we want to preserve it.  

Please do not Change the Land Use of this property to a Low density/ Townhouse. To be clear I 
am not against the city policy of increasing housing, I am not arguing that there is a housing 
problem. I am arguing that we need to use site specific strategies when making decision on 
what type of development should go on this lot. After all the area is not just houses – it is much 
more and safety should matter to all of us.  

I ask that you consider a single duplex or two single family dwellings. This would be more 
appropriate for the surrounding houses and neighborhood. Please reject the proposed 
development plan of the 4-unit townhouse with 4 basement suite development and do not 
change the land use from Low density to low density/ Townhouse. 

Kind regards, 

Jo Ann Wickens 
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4811 Montana Crescent NW 
Calgary, Alberta T3B 1E7
email: 

January 27, 2025

Office of the City Clerk - City of Calgary
700 Macleod Trail SE
Calgary, Alberta T2P 2M5

Subject: City Council Public Hearing on February 4, 2025  
Re: Application to Amend Montgomery ARP Policy Bylaw 15P2025
      for LOC2024-0225

About 10 days ago we, the undersigned, received a notce from the City of Calgary - Develoment 
inviting us to comment on the subject matter. The application requests that the ‘Future Land Use 
Plan” for 4840 Montana Crescent NW be amended to allow a Townhouse to be built there. 

We own and live in a single family raised bungalow home at 4811 Montana Crescent directly 
across the street from the proposed development. Our 2-year old home was a redevelopment 
project that we designed in compliance with the City’s contextual dwelling requirements as our 
best efforts to harmonize with the neighbourhood. 

As we have advised the Planning & Development Department on October 17, 2024, we object 
to permitting the developer to build a townhouse because of the negative impact it would have 
on the use, enjoyment and intrinsic value for our property as follows:.

1. Domination of On-street parking
This property is a mid-block lot with frontage long enough for no more than two vehicles. The 
amount of street parking that would be required for the proposed eight households would use 
up all the on-street spaces on both sides of our street. There would no parking spaces for our 
guests. We are already seeing this problem due to residents of the townhouses to the north of 
32nd Avenue routinely parking all day in front of our home. An increase of such parking 
problems is the last thing we need. If the developer wishes such a large increase in density, it 
should select a corner lot rather than a mid-block lot.


2. Reduction in our Safety as Pedestrians or as Vehicle Traffic:
The proposed development would reduce the pedestrian safety of the nearest street intersection 
and vehicle safety on the street in from of our home. For details, see attachment 1. 

3.  Overload of Aging Water & Sewer Systems that we Rely on:
The proposed development would pose excessive burden on the capacity of our aging water 
and sewer systems leading to avoidable operational and cost problems for us. For details, see 
attachment 2. 

4.   Detrimental / Unwanted Deviation from Approved City Plans
The proposed development is in violation of Montgomery Area Redevelopment and Municipal 
Development Plans as well as an endowment agreement between the City and previous land  
owners. See attachment 3. 
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In addition to the above, another densification development (DP2023-08762) is being proposed 
at 4799 Montalban Avenue NW which is within 60 meters of the subject development. The 
combination of these two developments should be considered since the combined impact would 
escalate many of the concerns expressed above. 

In summary, the extreme increase in numbers of households proposed for this development (a 
eight-fold increase) puts unjustified detriment effects (as described herein) on our use, 
enjoyment and intrinsic value for our property. 

In recognition of the City's desire for increased population density we would consider a 
development proposal for no more than two dwelling units (a duplex) at the location of the 
proposed development.

Would you please acknowledge receipt and acceptability of this letter by return email to: 
?

Thank you in advance for your consideration our input to your decision making.

Sincerely,

________________                                                   _________________
Gerald James Karst  Laurel Audrene Karst

Attachments:
1.   Reduction in our Safety as Pedestrians or as Vehicle Traffic:
2.   Overload of Aging Water & Sewer Systems that we Rely on
3.   Detrimental / Unwanted Deviation from Approved City Plans
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Attachment 1 - Reduction in our Safety as Pedestrians or as Vehicle Traffic:

The street corner at 32nd Avenue and Montana Crescent near the proposed development is a 
busy one as it is one of the few access points to the upper Montgomery neighbourhood. It has 
"blind corner safety issues" that have caused accidents in the past for bicycles and pedestrians 
walking or travelling West on the 32nd Avenue pathwway.  We walk past this corner to the 
University District almost every day. The additional number of on-street parked vehicles and the 
additional vehicle traffic that the proposed development would cause would collectively reduce 
the safety of this street corner as well as the laneway intersection to an unacceptable level.  

There is an unforeseen large volume of vehicle traffic past our home due to vehicles using 
Montalban Ave and Montana Crescent to bypass the 4-way stop at 48th St. & 32nd Ave. NW. 

The proposed development will increase vehicle traffic even more, which further reduces 
pedestrian and vehicle safety since the street infrastructure was not designed for this proposed 
traffic volume. As an example, per Ref. A, in residential areas, the minimum width of a street to 
accommodate parking on both sides plus two vehicle travel lanes is 10.7 m or 11 m if a Transit 
Priority street. Our street is used heavily for school bus traffic. Our street is only 10.35 m wide, 
which is not wide enough to safely accommodate the proposed combination of large increases 
in vehicle traffic plus on-street parking, not to mention the needs of Emergency Services traffic.  

References: 
A. Section 3.1.1 of  The City of Calgary - Complete Streets Guide, October 2015
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Attachment 2 - Overload of Aging Water & Sewer Systems that we Rely on:

The water and sewer systems on our street were designed for single family homes in the village 
of Montgomery before being annexed by the City of Calgary in 1964.  These designs were likely 
less robust than those of Calgary. Since then, the capacity of these very old systems have been 
reduced by the installation of remedial liners etc. “Sewer back-ups” have been happening as a 
result.

There could be at least 15 - 18 people living at this location which is many more than what these 
systems were designed for and which could cause avoidable operational problems  / costs. In 
the order to ensure safety and reliability, the proposed development could also require a costly 
expansion to the capacity of these systems, involving digging up our street and causing 
disruptive mayhem for us. 

Also refer to City of Calgary Report Number EC2024-1240 Notice of Motion sponsored by City 
Council Members Sonya Sharp and Terry Wong which warns of the negative consequences of 
densification in Montgomery. 
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Attachment 3 - Detrimental / Unwanted Deviation from Approved City Plans

Documented history says that lands of the upper Montgomery neighbourhood were endowed to 
the City of Calgary by their original landowners on the condition that they be used exclusively for 
single family homes. Using upper Montgomery for anything other than single family homes is 
not consistent with endowment conditions. The proposed extreme densification would certainly 
be a vast departure from this. 

The proposed development is in violation of Montgomery Area Redevelopment Plan dated July, 
2023 in respect to:

-  land use and number of units, 
-  proposed lot coverage and building setbacks that would not permit the

               landscaping and trees that is the standard for this neighbourhood,
-  the building form and height which would be alien to the neighbourhood 

               therefore having a negative impact on the neighbourhood's character / 
               heritage.

-  “front” doors for the rear units face the laneway, which is not allowed by the ARP.
Extensive effort was taken to “master-plan” what became the Montgomery Area Redevelopment 
Plan. To over-ride this ARP with isolated spot-development decisions will not result in the quality 
of city planning that the ARP strived to achieve.

The proposed development is not consistent with Municipal Development Plan (MOP). In the 
MOP redevelopment land use in Established Residential Areas is to focus on Neighbourhood 
Activity Centres rather than the proposed densification (ref. B). It should be noted that our street 
is part of upper Montgomery where the criteria of an Established Residential Area (ref. C) 
applies, in contrast to lower Montgomery where the criteria for a Inner City Residential Area (ref. 
D) applies. Map 1 of this document incorrectly identifies upper Montgomery as the same kind of 
area as lower Montgomery in this regard.

In addition, even if all of Montgomery was to be considered Inner City Residential Area, the 
MOP states (ref. E) that “Sites within the Inner City Area may intensify particularly in transition 
zones adjacent to areas designated for higher density (ie Neighbourhood Main Street), or if 
intensification is consistent and compatible with the existing character of the neighbourhood.” It 
should be noted that :
- the location of the proposed development is not adjacent to a Neighbourhood Main Street 

(see Map 1 of the MDP, where the nearest such street id bones Road, in Lower Montgomery).  
- the proposed extent of density intensification is not consistent nor compatible with the existing    

character of the neighbourhood. 

References: 
B.    Section 3.5.3 of part 3 of the Municipal Development Plan, approved in Feb, 2021 under      
       “Land Use Policies”, point “b” 
C.   Section 3.5.3 of part 3 of the Municipal Development Plan, approved in February, 2021
D.   Section 3.5.2 of part 3 of the Municipal Development Plan, approved in February, 2021 
E.   Section 3.5.2 of part 3 of the Municipal Development Plan, approved in February, 2021   
       under “Land Use Policies”
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Approval: M. Sklar  concurs with this report.  Author: L. Mubanga 

City Clerks: J. Booth / K. Picketts 
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Policy Amendment in Montgomery (Ward 7) at 2823 Mackay Road NW, LOC2024-
0208 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the amendment to the Montgomery Area 
Redevelopment Plan (Attachment 2) 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 
That Council give three readings to Proposed Bylaw 13P2025 for the amendment to the 
Montgomery Area Redevelopment Plan (Attachment 2) 

 
HIGHLIGHTS 

 This application seeks a policy amendment to the Montgomery Area Redevelopment 
Plan (ARP) to allow for semi-detached, duplex dwellings, rowhouses and townhouses, in 
addition to the building types already allowed under the ARP (e.g. single detached 
dwellings and secondary suites). 

 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). 

 What does this mean to Calgarians? The proposed policy amendment would allow for 
greater housing choice within the community and more efficient use of existing 
infrastructure and nearby amenities. 

 Why does this matter? The proposed policy amendment 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 regarding this proposal. 
 
DISCUSSION  
This policy amendment application, in the northwest community of Montgomery, was submitted 
by Horizon Land Surveys on behalf of the landowner Nitinkumar Bhatt on 2024 August 19. The 
subject site is designated Residential – Grade-Oriented Infill (R-CG) District, which supports the 
development of rowhouses and townhouses. A policy amendment is required to align the ARP 
with the current land use. As indicated in the Applicant Submission (Attachment 3), the applicant 
is seeking to align the ARP with the R-CG District for possible redevelopment in the future.  
 
The approximately 0.06 hectare (0.14 acre) mid-block parcel is located on the west side of 
Mackay Road NW. The site is currently developed with a single detached house with vehicular 
access from the street. A rear lane is also present. 
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1) 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the applicant was 
encouraged to use the Application Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant knocked on the doors of nearby residents to discuss the proposal and delivered 
post cards to residents within 100 metres. The applicant also contacted the Montgomery 
Community Association (CA) and Ward Councillor’s Office. The main concerns heard by the 
applicant were increased traffic, increased density and height, shadowing impacts, and safety. 
The Applicant Outreach Summary can be found in Attachment 4. 
 
City-Led Outreach 
In keeping with the 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 public submission in opposition. The concerns received were 
potential negative impacts of more density and that Montgomery has already accepted 
intensification and more should not be allowed. 
 
The CA provided a response on 2024 November 19 (Attachment 5). The CA indicated they are 
opposed to the proposed density, citing concerns with land use compatibility, lack of sufficient 
parking, lack of amenity space and shadowing impacts. 
 
Administration considered the relevant planning issues specific to the application and 
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, notification for a Public Hearing of Council for the 
policy amendment application 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 policy amendment allows for additional housing types and accommodates site 
and building design that is adaptable to the functional requirements of evolving households and 
lifestyle needs. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0208
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Environmental 
The application does not include any actions that specifically address the objectives of Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies are being explored and encouraged through the review of 
the development permit. 
 
Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 13P2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
6. CPC Member Comments 
7. Public Submissions 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Montgomery and is a mid-block parcel 
along the west side of Mackay Road NW. The approximately 0.06 hectare (0.14 acre) site has a 
rear lane but is accessed from the street. The site is approximately 15 metres wide by 37 
metres deep. The parcel is currently developed with a single detached dwelling. 
 
The immediate surrounding development consists predominantly of single detached dwellings, 
park space and University District across Shaganappi Trail NW. As of 2024 August 6, the 
subject parcel and surrounding residential properties were designated Residential – Grade-
Oriented Infill (R-CG) District in accordance with Council’s approval of the citywide rezoning. 
 
The site is within 40 metres (a one-minute walk) of Shaganappi Trail NW which is part of the 
Primary Transit Network per the Municipal Development Plan (MDP). Additionally, the site is 
located on a block adjacent to Montalban Park, is within 600 metres (a 10-minute walk) of 
Market Mall (a Community Activity Centre), within 70 metres (a one-minute walk) of University 
District (a Major Activity Centre), and is within 700 metres (a 12-minute walk) of Terrace Road 
School (Calgary Board of Education K-6). 

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

Montgomery 

Peak Population Year 1969 

Peak Population 5,287 

2019 Current Population 4,515 

Difference in Population (Number) -772 

Difference in Population (Percent) -14.6% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 



CPC2024-1266 
Attachment 1 

 

CPC2024-1266 Attachment 1  Page 3 of 4 
ISC:UNRESTRICTED 

 

 

Previous Council Direction  
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units 
per hectare. Based on the subject site parcel area, this would allow for up to four dwelling units.  
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-CG District and do not count towards allowable density. The parcel would 
require 0.5 parking stalls per dwelling unit and per secondary suite. 
 

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

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City area as identified on 
Map 1 (Urban Structure) of the Municipal Development Plan (MDP). The applicable MDP 
policies encourage redevelopment and modest intensification of inner-city communities to make 
more efficient use of existing infrastructure, public amenities and transit and delivers small and 
incremental benefits to climate resilience.  
 
The proposal is in keeping with relevant MDP policies.    
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at the development approval 
stages. 
 
Montgomery Area Redevelopment Plan (Statutory – 2005) 
The subject site is located within the Low Density Residential Area as identified on Figure 1.3: 
Future Land Use Plan of the Montgomery Area Redevelopment Plan (ARP). Residential 
objectives include the accommodation of a range of housing design styles that can 
accommodate a range of household sizes and incomes. 
 
The Low Density Residential Area policies of the ARP discourage redesignation of residential 
parcels to higher densities but also notes the importance of increasing and stabilizing 
Montgomery’s population. A minor map amendment is required to amend Figure 1.3: Future 
Land Use Plan from ‘Low Density Residential’ to ‘Low Density Residential/ Townhouse’ for the 
subject site. The proposed amendment will allow the existing R-CG land use to better align with 
the ARP policies. 
 
South Shaganappi Communities Area Plan (Non-Statutory – 2011) 
The site is located in the Inner City Residential area as identified in Map 3 – Development 
Strategy and Urban Structure of the South Shaganappi Communities Area Plan. Strategic 
objectives note creating complete communities should allow for the creation of attractive 
housing areas that provide appropriate scale and density in order to retain existing and attract 
new residents. The proposed policy amendments align with the objectives of the Area Plan. 
 
South Shaganappi Communities Local Area Planning Project  
This site is located in Area 13 (South Shaganappi Communities), which includes Montgomery 
and surrounding communities. Administration is currently developing the South Shaganappi 
Communities Local Area Plan project. Planning applications are being accepted for processing 
while the project is in progress, however, applications are reviewed using existing legislation 
and Council approved policy only, including the existing Montgomery Area Redevelopment Plan 
(ARP). The proposal is in alignment with the applicable urban form category and building scale 
modifier for the subject site in the draft South Shaganappi Communities Local Area Plan (LAP). 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=JTTrAcyyqyV&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ITTrqKAgssU&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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BYLAW NUMBER 13P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE MONTGOMERY AREA 

REDEVELOPMENT PLAN BYLAW 11P2004 
(LOC2024-0208/CPC2024-1266) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Montgomery Area Redevelopment Plan Bylaw 
11P2004, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Montgomery Area Redevelopment Plan attached to and forming part of Bylaw 

11P2004, as amended, is hereby further amended as follows: 
  

(a) Amend Figure 1.3 entitled ‘Future Land Use Plan’ by changing 0.06 hectares ± 
(0.14 acres ±) located at 2823 Mackay Road NW (Plan 485GR, Block 3, Lot 2) 
from ‘Low Density Residential’ to ‘Low Density Residential/ Townhouse’ as 
generally illustrated in the sketch below: 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Applicant Submission 
2024 August 19 
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Applicant Outreach Summary 
2024 October 11 
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Community Association Response 
 
2024 November 19 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1266 / LOC2024-0208 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This map amendment to the Montgomery Area 
Redevelopment Plan (from ‘Low Density Residential’ to ‘Low 
Density Residential/ Townhouse’) would align the Area 
Redevelopment Plan with the current Residential – Grade-
Oriented (R-CG) Land Use District. 
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4811 Montana Crescent NW 
Calgary, Alberta T3B 1E7
email

January 27, 2025

Office of the City Clerk - City of Calgary
700 Macleod Trail SE
Calgary, Alberta T2P 2M5

Subject: City Council Public Hearing
Re: Application to Amend Montgomery ARP Policy Bylaw 13P2025
      for LOC2024-0208

We, the undersigned, recently noticed a sign board notice from the City of Calgary - Develoment 
inviting us to comment on the subject matter. The application requests that the ‘Future Land Use 
Plan” for 2823 MacKay Road NW be amended to allow a Townhouse to be built there. 

We own and live in a single family raised bungalow home at 4811 Montana Crescent in the 
same area of Montgomery as the proposed development. Our 2-year old home was a 
redevelopment project that we designed in compliance with the City’s contextual dwelling 
requirements as our best efforts to harmonize with the neighbourhood. 

We object to permitting the developer to build a townhouse because of the negative impact it 
would have on the use, enjoyment and intrinsic value for our property as follows:.

1. Reduction in our Safety as Pedestrians or as Vehicle Traffic:
The proposed development would reduce the pedestrian safety and vehicle safety on the 
streets wew frequently use. For details, see attachment 1. 

2.   Overload of Aging Water & Sewer Systems that we Rely on:
The proposed development would pose excessive burden on the capacity of our aging water 
and sewer systems leading to avoidable operational and cost problems for us. For details, see 
attachment 2. 

3.    Detrimental / Unwanted Deviation from Approved City Plans
The proposed development is in violation of Montgomery Area Redevelopment and Municipal 
Development Plans as well as an endowment agreement between the City and previous land  
owners. See attachment 3. 

In addition to the above, other densification developments (DP2023-08762 and DP2024-0225) 
are being proposed in the same area of Montgomery as the subject development. The 
combination of these three developments should be considered since the combined impact 
would escalate many of the concerns expressed above. 

In summary, the extreme increase in numbers of households proposed for this development (a 
eight-fold increase) puts unjustified detriment effects (as described herein) on our use, 
enjoyment and intrinsic value for our property. 
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In recognition of the City's desire for increased population density we would consider a 
development proposal for no more than two dwelling units (a duplex) at the location of the 
proposed development.

Would you please acknowledge receipt and acceptability of this letter by return email to: 
?

Thank you in advance for your consideration our input to your decision making.

Sincerely,

________________                                                   _________________
Gerald James Karst  Laurel Audrene Karst

Attachments:
1.   Reduction in our Safety as Pedestrians or as Vehicle Traffic:
2.   Overload of Aging Water & Sewer Systems that we Rely on
3.   Detrimental / Unwanted Deviation from Approved City Plans
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Attachment 1 - Reduction in our Safety as Pedestrians or as Vehicle Traffic:

The street corner at 32nd Avenue and Montana Crescent is a busy one as it is one of the few 
access points to the upper Montgomery neighbourhood. Vehicle traffic from the proposed 
development will directly increase vehicle traffic at this intersection. It has "blind corner safety 
issues" that have caused accidents in the past for bicycles and pedestrians walking or travelling 
West on the 32nd Avenue pathwway.  We walk past this corner to the University District almost 
every day. The additional vehicle traffic that the proposed development would reduce the safety 
of this street corner to an unacceptable level.  

There is already an unforeseen large volume of vehicle traffic past our home due to vehicles 
using Montalban Ave and Montana Crescent to bypass the 4-way stop at 48th St. & 32nd Ave. 
NW. 

The proposed development will increase vehicle traffic even more, which further reduces 
pedestrian and vehicle safety since the street infrastructure was not designed for this proposed 
traffic volume. As an example, per Ref. A, in residential areas, the minimum width of a street to 
accommodate parking on both sides plus two vehicle travel lanes is 10.7 m or 11 m if a Transit 
Priority street. Our street is used heavily for school bus traffic. Our street is only 10.35 m wide, 
which is not wide enough to safely accommodate the proposed combination of large increases 
in vehicle traffic plus on-street parking from other proposed densification projects 
(DP2023-08762 and DP2024-0225), not to mention the needs of Emergency Services traffic.  

References: 
A. Section 3.1.1 of  The City of Calgary - Complete Streets Guide, October 2015
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Attachment 2 - Overload of Aging Water & Sewer Systems that we Rely on:

The water and sewer systems on our street were designed for single family homes in the village 
of Montgomery before being annexed by the City of Calgary in 1964.  These designs were likely 
less robust than those of Calgary. Since then, the capacity of these very old systems have been 
reduced by the installation of remedial liners etc. “Sewer back-ups” have been happening as a 
result.

There could be at least 15 - 18 people living at this location which is many more than what these 
systems were designed for and which could cause avoidable operational problems  / costs. In 
the order to ensure safety and reliability, the proposed development could also require a costly 
expansion to the capacity of these systems, involving digging up our street and causing 
disruptive mayhem for us. 

Also refer to City of Calgary Report Number EC2024-1240 Notice of Motion sponsored by City 
Council Members Sonya Sharp and Terry Wong which warns of the negative consequences of 
densification in Montgomery. 
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Attachment 3 - Detrimental / Unwanted Deviation from Approved City Plans

Documented history says that lands of the upper Montgomery neighbourhood were endowed to 
the City of Calgary by their original landowners on the condition that they be used exclusively for 
single family homes. Using upper Montgomery for anything other than single family homes is 
not consistent with endowment conditions. The proposed extreme densification would certainly 
be a vast departure from this. 

The proposed development is in violation of Montgomery Area Redevelopment Plan dated July, 
2023 in respect to:

-  land use and number of units, 
-  proposed lot coverage and building setbacks that would not permit the

               landscaping and trees that is the standard for this neighbourhood,
-  the building form and height which would be alien to the neighbourhood 

               therefore having a negative impact on the neighbourhood's character / 
               heritage.

-  “front” doors for the rear units face the laneway, which is not allowed by the ARP.
Extensive effort was taken to “master-plan” what became the Montgomery Area Redevelopment 
Plan. To over-ride this ARP with isolated spot-development decisions will not result in the quality 
of city planning that the ARP strived to achieve.

The proposed development is not consistent with Municipal Development Plan (MOP). In the 
MOP redevelopment land use in Established Residential Areas is to focus on Neighbourhood 
Activity Centres rather than the proposed densification (ref. B). It should be noted that our street 
is part of upper Montgomery where the criteria of an Established Residential Area (ref. C) 
applies, in contrast to lower Montgomery where the criteria for a Inner City Residential Area (ref. 
D) applies. Map 1 of this document incorrectly identifies upper Montgomery as the same kind of 
area as lower Montgomery in this regard.

In addition, even if all of Montgomery was to be considered Inner City Residential Area, the 
MOP states (ref. E) that “Sites within the Inner City Area may intensify particularly in transition 
zones adjacent to areas designated for higher density (ie Neighbourhood Main Street), or if 
intensification is consistent and compatible with the existing character of the neighbourhood.” It 
should be noted that :
- the location of the proposed development is not adjacent to a Neighbourhood Main Street 

(see Map 1 of the MDP, where the nearest such street id bones Road, in Lower Montgomery).  
- the proposed extent of density intensification is not consistent nor compatible with the existing    

character of the neighbourhood. 

References: 
B.    Section 3.5.3 of part 3 of the Municipal Development Plan, approved in Feb, 2021 under      
       “Land Use Policies”, point “b” 
C.   Section 3.5.3 of part 3 of the Municipal Development Plan, approved in February, 2021
D.   Section 3.5.2 of part 3 of the Municipal Development Plan, approved in February, 2021 
E.   Section 3.5.2 of part 3 of the Municipal Development Plan, approved in February, 2021   
       under “Land Use Policies”
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Approval: R. Michalenko  concurs with this report.  Author: F. Shahraki 

City Clerks: J. Booth / K. Picketts 
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Policy Amendment in Montgomery (Ward 7) at 4636 – 20 Avenue NW, LOC2024-0237 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

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

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 
 
That Council give three readings to Proposed Bylaw 9P2025 for the amendment to 
Montgomery Area Redevelopment Plan (Attachment 2). 

 
Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2024 
November 28: 

“A revised Cover Report was distributed with respect to Report CPC2024-1242.” 
 
HIGHLIGHTS 

 This application seeks to amend the Montgomery Area Redevelopment Plan (ARP) to 
allow for semi-detached, duplex dwellings, rowhouses and townhouses, in addition to 
the building types already allowed under the ARP (e.g. single detached dwellings and 
secondary suites).  

 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). 

 What does this mean to Calgarians? The proposed policy amendment would allow for 
greater housing choice within the community and more efficient use of existing 
infrastructure and nearby amenities. 

 Why does this matter? The proposed policy amendment 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 policy amendment application, in the northwest community of Montgomery, was submitted 
by Horizon Land Surveys on behalf of the landowner, 2056199 Alberta Ltd. (Ajit Sidhu), on 2024 
September 18. No development permit has been submitted at this time; however, as noted in 
the Applicant Submission (Attachment 3), their intent is to align the ARP with the current 
Residential – Grade-Oriented Infill (R-CG) District and allow for rowhouses, townhouses, semi-
detached and duplex dwellings in addition to the uses already allowed in the district.  
 
The approximately 0.06 hectares (0.14 acres) mid-block site is located along 20 Avenue NW 
just east of 46 Street NW. The site is currently developed with a single detached dwelling and a 
detached garage accessed from the rear lane. 
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 Approval: R. Michalenko concurs with this report. Author: F. Shahraki 
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

  
Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the applicant was 
encouraged to use the Application Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant delivered letters to homes within a 100-metre radius of the subject site and spoke 
with the residents at home. Additionally, the applicant contacted the Ward 7 Councillor’s Office 
and the Montgomery Community Association. The Applicant Outreach Summary can be found 
in Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received two letters of opposition and two general comments. The submissions 
included the following areas of concern: 
 

 loss of community character; 

 increased density; 

 building height; and  

 shadowing impacts on the adjacent properties. 
 
The Montgomery Community Association provided a letter in opposition on 2024 October 28 
(Attachment 5) identifying the following concerns:  
 

 not a correct use of land for a mid-block parcel to be developed with a four-plex; 

 lack of parking; 

 lack of amenity space; 

 potential building mass; and 

 subsequent shadowing impact. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, shadowing, number of 
units and on-site parking will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council for the 
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. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0237
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IMPLICATIONS  
 
Social 
The proposed policy amendment would allow for additional housing types and accommodates 
site and building design that is adaptable to the functional requirements of evolving household 
and lifestyle needs. 
 
Environmental 
The application does not include any actions that specifically address the objectives of Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies will be explored and encouraged through the review of a 
development permit. 
 
Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 9P2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
6. CPC Member Comments 
7. Public Submission 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Montgomery. The mid-block parcel is 
located just southeast of 46 Street NW, facing 20 Avenue NW to the southwest. The parcel is 
approximately 0.06 hectares (0.14 acres) in size and is approximately 15 metres wide and 36 
metres deep. The site is currently developed with a single detached dwelling and a detached 
garage accessed from the rear lane.  
 
Surrounding development is primarily made up of single and semi-detached dwellings 
designated Residential – Grade-Oriented Infill (R-CG) District. The site is approximately 60 
metres (a one-minute walk) southeast of Terrace Road Elementary School, which also includes 
a preschool and a daycare facility. It is about 240 metres (a four-minute walk) from Bowness 
Road NW, a designated Neighbourhood Main Street in the Municipal Development Plan (MDP), 
featuring numerous shops, restaurants and other commercial establishments. 
 
The Montgomery Community Association is approximately 500 metres (an eight-minute walk) 
southwest of the site, located adjacent to Shouldice Athletic Park. Montalban Park is 
approximately 350 metres (a five-minute walk) to the north, and the Bow River Pathway is 
approximately 850 metres (a 14-minute walk) to the south. Alberta Children’s Hospital is about 
1.6 kilometres (a 26-minute walk) northeast of the subject site.  
 

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

Montgomery 

Peak Population Year 1969 

Peak Population 5,287 

2019 Current Population 4,515 

Difference in Population (Number) - 772 

Difference in Population (Percent) -14.6% 

Source: The City of Calgary 2019 Civic Census 

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

 
 
  

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

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 units per 
hectare. Secondary suites are permitted in the R-CG District. Based on the size of the subject 
parcel, the R-CG District would allow for up to four dwelling units and secondary suites. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

 
Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed policy amendment builds on the principles of 
the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developed Residential – Inner City area as identified in 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit, and delivers small and 
incremental benefits to climate resilience.   
  
The proposal is in keeping with relevant MDP policies. 
 

Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable strategies will be explored and encouraged at the development permit stages.  
 
Montgomery Area Redevelopment Plan (Statutory – 2005) 
The subject site is located within the Low Density Residential Area as identified on Figure 1.3: 
Future Land Use Plan of the Montgomery Area Redevelopment Plan (ARP). Residential 
objectives include the accommodation of a range of housing design styles that can 
accommodate a range of household size and incomes.  
 
The Low Density Residential Area policies of the ARP discourage redesignation of residential 
parcels to high densities but notes the importance of increasing and stabilizing Montgomery’s 
population. This category does not allow for townhouse or rowhouse building types. A map 
amendment is required to amend Figure 1.3: Future Land Use Plan from ‘Low Density 
Residential’ to ‘Low Density Residential/ Townhouse’ for the subject site. The proposed 
amendment will allow the ARP’s policies to better align with the MDP and the R-CG District, 
which supports a wider range of low-density housing forms, including townhouses and 
rowhouses. 
 
South Shaganappi Communities Local Area Planning Project 
This site is located in Area 13 (South Shaganappi Communities), which includes Montgomery 
and surrounding communities. Administration is currently developing the South Shaganappi 
Communities Local Area Plan project. Planning applications are being accepted for processing 
while the project is in progress; however, applications are reviewed using existing legislation 
and Council approved policy only, including the existing Montgomery Area Redevelopment Plan 
(ARP). The proposal is in alignment with the applicable urban form category and building scale 
modifier for the subject site in the draft South Shaganappi Communities Local Area Plan (LAP).  
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=JTTrAcyyqyV&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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BYLAW NUMBER 9P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE MONTGOMERY AREA 

REDEVELOPMENT PLAN BYLAW 11P2004 
(LOC2024-0237/CPC2024-1242) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Montgomery Area Redevelopment Plan Bylaw 
11P2004, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Montgomery Area Redevelopment Plan attached to and forming part of Bylaw 

11P2004, as amended, is hereby further amended as follows: 
  

(a) Amend existing Figure 1.3 entitled ‘Future Land Use Plan’ by changing 0.06 
hectares ± (0.14 acres ±) located at 4636 – 20 Avenue NW (Plan 4994GI, Block 
41, Lot 9) from ‘Low Density Residential’ to ‘Low Density Residential/ 
Townhouse’ as generally illustrated in the sketch below: 

 
 



 
BYLAW NUMBER 9P2025 

Page 2 of 3 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
 
 



 



CPC2024-1242 

Attachment 3 

CPC2024-1242 Attachment 3  Page 1 of 1 
ISC:UNRESTRICTED 

Applicant Submission 
2024 September 18 
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Applicant Outreach Summary 
 
2024 September 18 
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Community Association Response 
 
2024 October 28 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1242 / LOC2024-0237 
heard at Calgary Planning Commission  

Meeting 2024 November 28 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This map amendment to the Montgomery Area 
Redevelopment Plan (from ‘Low Density Residential’ to ‘Low 
Density Residential/ Townhouse’) would align the Area 
Redevelopment Plan with the current Residential – Grade-
Oriented (R-CG) Land Use District.his map amendment to the 
Banff Trail Area Redevelopment Plan (from ‘Low Density 
Residential’ to ‘Low Density Rowhouse’) would align the Area 
Redevelopment Plan with the current Residential – Grade-
Oriented (R-CG) Land Use District. 

 



 



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 17, 2025

11:28:06 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Marita

Last name [required] Robb

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Amendment Montgomery Area Redevelopment Plan LOC2024-0237 Bylaw 9P2025

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1242 
Attachment 7

http://www.calgary.ca/agendaminutes


Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 17, 2025

11:28:06 AM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

I am totally opposed to the building of a “Townhouse” located at 4636 - 20 Avenue 
NW. This once quiet neighborhood is now subject to an alarming increase in traffic due 
to all the duplexes added to this block in less than two years, adding a "townhouse" on 
this space will add even more traffic to this block. We already have increased traffic in 
this area during certain times of the day because of the elementary school located on 
46 Street NW. I worry for the children crossing this street with all the traffic and the 
amount of people speeding through this zone, which is constantly, we also have the 
seniors center on the same street, and I worry for there safety as well when they are 
out walking. Also, where are people in this "townhouse" suppose to park their vehicles, 
this block already is overcrowded with vehicles. As mentioned, we have a school and 
seniors complex on 46 Street which people are parking on, we do not need more vehi-
cles fighting for spots on the road. Also the sewer and water lines in this area are very 
old and can not handle more families moving in, my family has lived on this block for 
over 50 years and I have noticed the difference with water pressure since all of the 
added families moving in due to all of the duplexes added on this block adding a "town-
house" will add even more issues.  Either a single dwelling home or duplex would be 
more suitable at this location, no "townhouse".
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CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 17, 2025

8:54:53 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Nora Gabriela

Last name [required] Ulloa Valdovinos

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Montgomery area development plan LOC2024-0237 

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1242 
Attachment 7
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 17, 2025

8:54:53 AM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

Dear Council,  

I would like to express my opposition to the Montgomery area development plan 
LOC2024-0237 Bylaw 9P2025 due to the following reasons: 

1. Parking issues already in this area
2. I am concern about the drop off of my kid as this place is right across from the Ter-
race road school. If this area becomes too high density where am I going to drop off
my kid.
3. The main street area is already developed there two big buildings with apartments

Best Regards, 
Gaby Ulloa

CPC2024-1242 
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Approval: M. Sklar  concurs with this report.  Author: L. Mubanga 

City Clerks: J. Booth / K. Picketts 
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Policy Amendment in Montgomery (Ward 7) at 2119 Mackay Road NW, LOC2024-
0207 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the amendment to the Montgomery Area 
Redevelopment Plan (Attachment 2) 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 
That Council give three readings to Proposed Bylaw 12P2025 for the amendment to the 
Montgomery Area Redevelopment Plan (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks a policy amendment to the Montgomery Area Redevelopment 
Plan (ARP) to allow for semi-detached, duplex dwellings, rowhouses and townhouses, in 
addition to the building types already allowed under the ARP (e.g. single detached 
dwellings and secondary suites). 

 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). 

 What does this mean to Calgarians? The proposed policy amendment would allow for 
greater housing choice within the community and more efficient use of existing 
infrastructure and nearby amenities. 

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

 A development permit (DP2024-06772) for semi-detached dwelling with secondary 
suites has been submitted and is under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This policy amendment application, in the northwest community of Montgomery, was submitted 
by Horizon Land Surveys on behalf of the landowners Diwakar Shankar Alagawadi and 
Rajyalakshmi Kappagantula on 2024 August 19. The subject site is designated Residential – 
Grade-Oriented Infill (R-CG) District, which supports the development of rowhouses and 
townhouses. A policy amendment is required to align the ARP with the R-CG District, as 
indicated in the Applicant Submission (Attachment 3). A development permit application 
(DP2024-06772) was for a semi-detached dwelling with secondary suites was submitted on 
2024 September 17 and is currently under review. 
 
The approximately 0.06 hectare (0.14 acre) mid-block parcel is located on the west side of 
Mackay Road NW. The site is currently developed with a single detached house and detached 
garage with vehicular access from the rear lane. 
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the applicant was 
encouraged to use the Application Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant knocked on the doors of nearby residents to discuss the proposal and delivered 
post cards to residents within 100 metres. The applicant also contacted the Montgomery 
Community Association (CA) and Ward Councillor’s Office. The main concerns heard by the 
applicant were increased traffic, increased density and height, shadowing impacts, and safety. 
The Applicant Outreach Summary can be found in Attachment 4. 
 
City-Led Outreach 
In keeping with the 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 public submission in opposition. The concerns received were 
uncertainty surrounding the development and doubt that the proposed development will result in 
affordable units. 
 
The CA provided a response on 2024 November 19 (Attachment 5). The CA indicated they are 
opposed to the proposed density, citing concerns with land use compatibility, lack of sufficient 
parking, lack of amenity space and shadowing impacts. 
 
Administration considered the relevant planning issues specific to the application and 
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, notification for a Public Hearing of Council for the 
policy amendment application 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 policy amendment allows for additional housing types and accommodates site 
and building design that is adaptable to the functional requirements of evolving households and 
lifestyle needs. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://arcg.is/bLiCa0
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Environmental 
The application does not include any actions that specifically address the objectives of Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies are being explored and encouraged through the review of 
the development permit. 
 
Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 12P2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
6. CPC Member Comments 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 

   

 



 



CPC2024-1265 
Attachment 1 

 

CPC2024-1265 Attachment 1  Page 1 of 4 
ISC:UNRESTRICTED 

Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Montgomery and is a mid-block parcel 
along the west side of Mackay Road NW. The approximately 0.06 hectare (0.14 acre) site has 
rear lane access and is approximately 15 metres wide by 36 metres deep. The parcel is 
currently developed with a single detached dwelling and rear detached garage. 
 
The immediate surrounding development consists predominantly of single and semi-detached 
dwellings, and a high school east of the site across Mackay Road NW. As of 2024 August 6, the 
subject parcel and surrounding residential properties were designated Residential – Grade-
Oriented Infill (R-CG) District in accordance with Council’s approval of the citywide rezoning. 
 
The site is within 340 metres (a six-minute walk) of Bowness Road NW which is part of the 
Primary Transit Network and is a Neighbourhood Main Street per the Municipal Development 
Plan (MDP). The site is also across the street from Foundations for the Future Charter Academy 
North High School Campus. 

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

Montgomery 

Peak Population Year 1969 

Peak Population 5,287 

2019 Current Population 4,515 

Difference in Population (Number) -772 

Difference in Population (Percent) -14.6% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units 
per hectare. Based on the subject site parcel area, this would allow for up to four dwelling units.  
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-CG District and do not count towards allowable density. The parcel would 
require 0.5 parking stalls per dwelling unit and per secondary suite. 
 

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

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City area as identified on 
Map 1 (Urban Structure) of the Municipal Development Plan (MDP). The applicable MDP 
policies encourage redevelopment and modest intensification of inner-city communities to make 
more efficient use of existing infrastructure, public amenities and transit and delivers small and 
incremental benefits to climate resilience.  
 
The proposal is in keeping with relevant MDP policies.    
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at the development approval 
stages. 
 
Montgomery Area Redevelopment Plan (Statutory – 2005) 
The subject site is located within the Low Density Residential Area as identified on Figure 1.3: 
Future Land Use Plan of the Montgomery Area Redevelopment Plan (ARP). Residential 
objectives include the accommodation of a range of housing design styles that can 
accommodate a range of household size and incomes. 
 
The Low Density Residential Area policies of the ARP discourage redesignation of residential 
parcels to higher densities but also notes the importance of increasing and stabilizing 
Montgomery’s population. A minor map amendment is required to amend Figure 1.3: Future 
Land Use Plan from ‘Low Density Residential’ to ‘Low Density Residential/ Townhouse’ for the 
subject site. The proposed amendment will allow the existing R-CG land use to better align with 
the ARP policies. 
 
South Shaganappi Communities Area Plan (Non-Statutory – 2011) 
The site is located in the Inner City Residential area as identified in Map 3 – Development 
Strategy and Urban Structure of the South Shaganappi Communities Area Plan. Strategic 
objectives note creating complete communities should allow for the creation of attractive 
housing areas that provide appropriate scale and density in order to retain existing and attract 
new residents. The proposed policy amendments align with the objectives of the Area Plan. 
 
South Shaganappi Local Area Planning Project  
This site is located in Area 13 (South Shaganappi Communities), which includes Montgomery 
and surrounding communities. Administration is currently developing the South Shaganappi 
Local Area Plan project. Planning applications are being accepted for processing while the 
project is in progress, however, applications are reviewed using existing legislation and Council 
approved policy only, including the existing Montgomery Area Redevelopment Plan (ARP). The 
proposal is in alignment with the applicable urban form category and building scale modifier for 
the subject site in the draft South Shaganappi Communities Local Area Plan (LAP). 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=JTTrAcyyqyV&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ITTrqKAgssU&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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BYLAW NUMBER 12P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE MONTGOMERY AREA 

REDEVELOPMENT PLAN BYLAW 11P2004 
(LOC2024-0207/CPC2024-1265) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Montgomery Area Redevelopment Plan Bylaw 
11P2004, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Montgomery Area Redevelopment Plan attached to and forming part of Bylaw 

11P2004, as amended, is hereby further amended as follows: 
  

(a) Amend Figure 1.3 entitled ‘Future Land Use Plan’ by changing 0.06 hectares ± 
(0.14 acres ±) located at 2119 Mackay Road NW (Plan 4994GI, Block 43, Lot 19) 
from ‘Low Density Residential’ to ‘Low Density Residential/ Townhouse’ as 
generally illustrated in the sketch below: 

 
 

 



 
BYLAW NUMBER 12P2025 

Page 2 of 3 

 
 

 
  



 
BYLAW NUMBER 12P2025 

Page 3 of 3 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Applicant Submission 
 
2024 November 29 

 



 



CPC2024-1265 

Attachment 4 

CPC2024-1265  Attachment 4  Page 1 of 2 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
 
2024 October 11 
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Community Association Response 
 
2024 November 19 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1265 / LOC2024-0207 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This map amendment to the Montgomery Area 
Redevelopment Plan (from ‘Low Density Residential’ to ‘Low 
Density Residential/ Townhouse’) would align the Area 
Redevelopment Plan with the current Residential – Grade-
Oriented (R-CG) Land Use District. 

 



 



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

City Clerks: J. Booth / K. Picketts 
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Land Use Amendment in Parkdale (Ward 7) at 3407 – 3 Avenue NW, LOC2024-
0201 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.08 hectares ± (0.2 
acres ±) located at 3407 – 3 Avenue NW (Plan 2573GE, Block 31, Lot A) from Residential – 
Grade-Oriented Infill (R-CG) District to Housing – Grade Oriented (H-GO) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 

That Council give three readings to Proposed Bylaw 31D2025 for the redesignation of 0.08 
hectares ± (0.2 acres ±) located at 3407 – 3 Avenue NW (Plan 2573GE, Block 31, Lot A) from 
Residential – Grade-Oriented Infill (R-CG) District to Housing – Grade Oriented (H-GO) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for grade-oriented 
development in a range of housing forms at a scale 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). 

 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 Housing – Grade Oriented (H-GO) District would 
allow for more housing options that may better accommodate the evolving needs of 
different age groups, lifestyles, and demographics. 

 A development permit for a grade-oriented development has been submitted and is 
under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment application in the northwest community of Parkdale was submitted by 
CivicWorks on behalf of the landowner, Parkdale Real Estate Corp. on 2024 August 12. A 
development permit (DP2024-06035) for seven dwelling units and five secondary suites was 
submitted on 2024 August 19 and is under review. 
 
The approximately 0.08 hectare (0.2 acre) site is an irregularly shaped triangular parcel located 
on the south side of 3 Avenue NW, between 34A Street NW and 34 Street NW. It is currently 
developed with a single detached dwelling and a detached garage. Vehicular access is 
available from the rear lane. 
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As indicated in the Applicant Submission (Attachment 2), the proposed land use change will 
enable new housing options in Parkdale and the proposed development vision is well-suited to 
the site given its lot characteristics and strategic location. The site meets the Land Use Bylaw’s 
locational criteria for the H-GO district and supports the development of a greater variety of 
housing near existing transit service, community amenities, retail and services. 
 
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 provided on-site signage and delivered letters to residents within a 200 metre 
radius of the subject site. The applicant also shared project information with the Parkdale 
Community Association (CA). 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 eight letters of opposition. The letters of 
opposition included the following areas of concern: 
 

 increase in density, lot coverage and height;  

 insufficient parking in the area; 

 increase in traffic, noise and on-street parking impacts along 3 Avenue NW; 

 pedestrian safety concerns, especially for young children; and, 

 loss of green space. 
 
The Parkdale CA provided their comments expressing concerns with the increase in density and 
parking needs in the area and the required infrastructure and public realm improvements in the 
community (Attachment 4).  
 
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 
parking will be reviewed at the development permit stage.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, the Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://arcg.is/W9DiW0
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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. 
 
Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Future opportunities to align future development on this 
site with applicable strategies are being 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 
4. Community Association Response 
5. Proposed Bylaw 31D2025 
6. CPC Member Comments  
7. Public Submissions 
 
Department Circulation 
 

General Manager 
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Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Parkdale on the south side of 3 
Avenue NW, between 34A Street NW and 34 Street NW. The irregularly shaped triangular site 
is approximately 0.08 hectares (0.2 acres) in size and is approximately 36 metres wide by 36 
metres deep on the west side and seven metres deep on the east side. Vehicular access is 
available from the rear lane. The site currently contains a single detached dwelling and a 
detached garage. 
 
Surrounding development is characterized primarily by single detached and semi-detached 
dwellings on parcels designated as Residential – Grade-Oriented Infill (R-CG) District to the 
west and south and by multi-residential development on parcels designated Multi-Residential – 
Contextual Low Profile (M-C1) District to the east.  To the north, the parcel is surrounded by a 
mix of parcels designated as Mixed Use – General (MU-1) District, R-CG District and M-C1 
District. An R-CG parcel was approved to be redesignated to the Housing – Grade Oriented (H-
GO) District approximately 200 metres northwest of the site on 2024 October 8. 
 
The site is in close proximity to community amenities and parks. The Parkdale Neighbourhood 
Activity Centre is approximately 50 metres (a one-minute walk) to the northeast and the 
Parkdale Community Association and Parkdale Park is approximately 300 metres (a five-minute 
walk) to the northwest. Westmount Charter Elementary School is approximately 550 metres (a 
nine-minute walk) to the east. The site is located approximately 200 metres (a three-minute 
walk) north of the Bow River Pathway, with access to Edworthy Park to the west and downtown 
to the southeast. Foothills Medical Centre is approximately 1.3 kilometres (a 21-minute walk) to 
the north. 
 

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

Parkdale 

Peak Population Year 2018 

Peak Population 2, 602 

2019 Current Population 2, 566 

Difference in Population (Number) -36 

Difference in Population (Percent) -1.4% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units 
per hectare. Based on the site area, this would allow up to five dwelling units. Secondary suites 
are permitted uses within the R-CG District. 
 
The proposed Housing – Grade Oriented (H-GO) District allows for grade-oriented development 
in a range of housing forms where the dwelling units may be attached or stacked within a  
shared building or cluster of buildings, in a form and scale that is consistent with low density 
residential development. The H-GO District also provides rules to: 
 

 provide a minimum building separation of 6.5 metres between a residential building at 
the front and a residential building to the rear of the parcel to provide a usable courtyard; 

 a maximum floor area ratio (FAR) of 1.5;  

 a maximum building height of 12.0 metres; and  

 a minimum of 0.5 parking stalls per dwelling unit or suite. 
 
This site is appropriate for the proposed H-GO District as it meets the location criteria 
established in Land Use Bylaw 1P2007 under Section 1386 (d) (ii). The subject site is located in 
the Inner City area on Map 1: Urban Structure of the Municipal Development Plan (MDP) and is 
located within 200 metres of 3 Avenue NW, which is part of the primary transit network. The 
proposed H-GO District also fulfills the applicant’s needs by accommodating a complex of seven 
dwelling units and five secondary suites, which cannot be achieved under the R-CG District. 
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Development and Site Design  
If approved by Council, the rules of the proposed H-GO District will provide guidance for the 
redevelopment of the site, including appropriate uses, building height and massing, landscaping 
and parking. Given the specific context of this site, additional items that are being considered at 
the development permit stage include, but are not limited to:  
 

 the layout and configuration of dwelling units and secondary suites;  

 ensuring an engaging built interface along public frontages;  

 mitigating shadowing and privacy concerns with neighbouring parcels;  

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

 accommodating appropriate waste management pick-up and storage; and  

 ensuring appropriate amenity space for residents. 
 
Transportation 
The site is ideally located to benefit from nearby pathways and transit facilities. Pedestrian 
access is available from 3 Avenue NW and 34 Street NW. Vehicular access to the parcel is 
currently available from the rear lane and will continue to come from the rear lane for future 
development. Existing Calgary Transit bus stops are located within 100 metres (a one-minute 
walk) along 3 Avenue NW for Route 1 (Bowness/Forest Lawn) and Route 40 (North Hill), which 
are primary transit routes.  
 
The existing Always Available for All Ages and Abilities (5A) Network pathway along the Bow 
River is located 200 metres south of the site. The existing 5A on-street bikeway is located 250 
metres west along 37 Street NW.  
 
A Transportation Impact Assessment (TIA) and a Parking Study were not required for this land 
use application. The subject parcel is within a Residential Parking Zone along 34 Street NW and 
on-street parking is unrestricted along 3 Avenue NW. 
 
Environmental Site Considerations 
There are no known environmental concerns with the proposed land use amendment 
application at this time. 
 
Utilities and Servicing  
There are existing sanitary, storm and water services available for the proposed 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. 
 
  

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 site is located within the Developed Residential – Inner City policy area as identified on 
Map 1 (Urban Structure) of the Municipal Development Plan (MDP). The applicable MDP 
policies encourage redevelopment and modest intensification of inner-city communities to make 
more efficient use of existing infrastructure, public amenities and transit and deliver small and 
incremental benefits to climate resilience. Redevelopment is intended to occur in a form and 
nature that respects the scale and character of the neighbourhood context.  
 
The proposal is in keeping with relevant MDP policies as the H-GO District provides for a  
modest increase in density in a form that is sensitive to existing residential development in  
terms of height, scale, and massing. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. The applicant for the development permit application has 
noted that the project will undergo energy modeling at the time of building permit application and 
include triple windows to reduce thermal bridging. 
 
South Shaganappi Communities Area Plan (Non-Statutory – 2011)  
The site is identified as Developed Areas – Inner City Residential on Map 3: Development  
Strategy and Urban Structure of the South Shaganappi Communities Area Plan (SSCAP).  
Policies speak to creating complete communities and ensuring the stability of the existing 
residential communities but with new development respecting the existing neighbourhood 
context. Policies further note that diverse housing types should be provided, including 
rowhouses, and greater intensity of residential development is to be supported where there is 
good access to transit. The application is aligned to the policies of the SSCAP. 
 
South Shaganappi Communities Local Area Planning Project 
This site is located in Area 13 (South Shaganappi Communities), which includes Parkdale and 
surrounding communities Administration is currently developing the South Shaganappi 
Communities Local Area Plan Project. Planning applications are being accepted for processing 
during the local area planning process and are reviewed using existing legislation and Council 
approved policy. The proposal is in alignment with the applicable urban form category and 
building scale modifier for the subject site in the draft South Shaganappi Communities Local 
Area Plan (LAP). 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=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=NTTrqKqcqeU&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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Applicant Submission 
2024 November 6 
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Applicant Outreach Summary  
2024 November 6 
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Community Association Response 
2024 November 28 
 
Good afternoon Nikita, we apologize for the delay as several of our members have been away, and thank 
you for reaching out. 
 
Of note, there are concerns with the build up of density in this area with Parkdale Crescent (3 buildings 5 
stories), the former park and ride on the west end of that block (1 building 6 stories), two H-GO proposals 
on the north side of 3rd Ave all under pending development. We feel that there is should be a City work 
plan review for infrastructure and public realm improvements for the area within this development time 
frame. The Parkdale Community has consistently been challenged with parking due to our proximity to 
the hospital, and the 0.5 parking requirements are exacerbating this situation. We noted the west garage 
currently shows only 2 vehicles yet appears to have an undefined space that could contain 2 more 
vehicles. Although compliant as it is, we would like to see at least 7 parking spaces to accommodate 1 
stall per owned unit (Townhouse).  This would likely benefit them in their revenue model as there does 
not appear to be any other infrastructure required. The land use is appropriate for the area in accordance 
with the guidelines and LAP principles. Please have the applicant consider this in their DP application. 
 
Vince Walker  
 
Parkdale Planning and Development Committee – Chair 
 
 
 
2024 November 29 

Thank you Nikita, I neglected to include an important qualifying statement regarding the infrastructure 
improvements I referred to, and the associated community concerns regarding the proposed 
developments in this area. The community is very concerned about pedestrian safety and vehicular 
congestion at the crosswalk and lane way from the cannabis store at 34 Street accessing 3rd avenue, 
when you consider the addition of collectively around 140 units in the immediate area from known 
applications. The infrastructure referenced would include sidewalks lane way improvements, crosswalks, 
etc. in addition to utility capacity including water, power, sewer etc.  

Vince  
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BYLAW NUMBER 31D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0201/CPC2024-1321) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
 



 
 AMENDMENT LOC2024-0201/CPC2024-1321 
 BYLAW NUMBER 31D2025 

Page 2 of 3 

 
SCHEDULE A 
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SCHEDULE B 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1321 / LOC2024-0201 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 Administration notes, “This site is appropriate for the proposed 
H-GO District as it meets the location criteria established in 
Land Use Bylaw 1P2007 under Section 1386 (d) (ii). The 
subject site is located in the Inner City area on Map 1: Urban 
Structure of the Municipal Development Plan (MDP) and is 
located within 200 metres of 3 Avenue NW, which is part of the 
primary transit network” (Attachment 1, page 3). 

 



 



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 20, 2025

3:44:06 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] David

Last name [required] Kosten

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land use redesignation -  Parkdale. LOC2024-0201.  Bylaw 31D2025

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1321 
Attachment 7

http://www.calgary.ca/agendaminutes


Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 20, 2025

3:44:06 PM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

I am a home owner living on 34 th street, some 6 houses south of this proposed "land 
use redesignation” and development permit and I am concerned.  I have no issues with 
change, but all parties should be better off with the proposed change, not just a land 
developer.   I purchased my home in this area 10 years ago.  Our purchase decision 
was based on the idea that this was a quiet neighbourhood, being redeveloped with 
million dollar homes and that’s where I wanted to be and that is the direction the neigh-
bourhood has been going.  There were some high density buildings already in the 
neighborhood, but they were all built side by side and were on the periphery of the 
neighbourhood .  My concern is that by allowing a development on a lot that once had 
a single family home and if approved will have 11 or 12 family dwellings on it will do 
nothing but drive the value of the neighbouring  properties down. I think this is wrong.  
We are to late into the game to change the rules. 
To make matters worse, the proposed development will have 11 or 12 dwellings on it 
and only parking for 6 vehicles.  There is no on street parking available on either 3rd 
Avenue or 34th street in front of this property.  Where is everyone going to park?  Park-
ing on 34 th street between 3rd and 1st avenue is already congested.  Canada Post, 
Amazon and Uber drivers will all be double parking in the street.  At the very least any 
development on this lot should require a 2 car garage or 2 parking spots for each resi-
dence or suite.  All of the new home builds in this neighborhood have at least that  
I apologize if you are not the individual I should be sending these comments to.  If you 
are not, could you please let me know who the correct persons are or forward these 
comments to the appropriate persons. 
Thanks so much for your time, 
David Kosten 
Concerned Neighbour

CPC2024-1321 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 22, 2025

2:56:06 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Jody

Last name [required] McAfee

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Public Hearing- Planning Matters. Item 10 Land Use Amend for 3407 3Ave NW

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1321 
Attachment 7
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CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 22, 2025
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ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

This proposed development lot is an irregularly shaped lot that fronts onto 3 Ave, a 
major traffic corridor in the city.  The proposed development is asking for 12 units with 
only 6 parking spots on the site.  A conservative estimate would suspect that 12 units 
could bring in at least 15-20 cars, with only 6 available parking spots. With no parking 
in front of the building (on 3Ave), this will flood the surrounding streets of 34 and 34A 
street with cars to park and significantly increased traffic. 

Of greatest concern relating to this, the major crosswalk across 3 Ave at the corner of 
34 Street is already a VERY dangerous crosswalk. I use this crosswalk daily and have 
had many near misses where people turning right off of 34 Street onto 3 Ave are look-
ing for oncoming traffic and NOT seeing the pedestrians crossing. This will only get 
more dangerous with the increased street parking needs and resulting traffic described 
above.    

Although we understand that increasing density in inner city areas is a priority for the 
city at this time, we would hope that the city would take into consideration the safety of 
such a significant increase in density at such a busy intersection.  We strongly oppose 
this particular location being redesignated for such high density usage for this reason. 

Thank you 

CPC2024-1321 
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Calgary Planning Commission Corrected CPC2024-1304 

2024 December 12 Page 1 of 4 

 

Land Use Amendment in Banff Trail (Ward 7) at multiple addresses, LOC2024-
0165 

 

RECOMMENDATION: 
 
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 NW 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). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 

That Council give three readings to Proposed Bylaw 30D2025 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). 

 
Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2024 
December 12: 

“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 Pollen, Commissioner Hawryluk, 
Commissioner Weber, Commissioner Small, Commissioner Gordon, and 
Commissioner Campbell-Walters 
 

  

  

MOTION CARRIED” 
 
HIGHLIGHTS 

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

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

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

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

 A development permit has been submitted and is under review. 

 There is no previous Council direction related to this proposal.  
 
DISCUSSION  
This application, located in the northwest community of Banff Trail, was submitted on 2024 June 
18 by Horizon Land Surveys on behalf of the landowner, Ayodeji Gbobaniyi. The application 
proposes a redesignation to a Direct Control (DC) District to enable the development of 
townhouse and rowhouse style development, as indicated in the Applicant Submission 
(Attachment 3). A development permit (DP2024-06523) for a multi-residential development with 
11 dwelling units, 11 secondary suites and a garage was submitted on 2024 September 9 and is 
under review.  
 
The approximately 0.11 hectare (0.27 acre) site is located at the corner of 23 Street NW and 23 
Avenue NW and is currently developed with two single detached dwellings with detached 
garages. The site is approximately 100 metres east of the Banff Trail LRT Station (a two-minute 
walk) and 550 metres (a nine-minute walk) from 16 Avenue NW, which is a designated Urban 
Main Street.  
 
The parcels are subject to a restrictive covenant that restricts the use of the parcels to a single 
or semi-detached dwelling. Restrictive covenants are not binding on Council or Administration in 
making land use or development permit decisions. However, they do present a potential 
impediment to redevelopment at the time of construction should another landowner choose to 
enforce the restrictive covenant.  
 
The ARP states that for parcels subject to a restrictive covenant that are not in alignment with 
the goals and objectives of the ARP, the City of Calgary supports the direction of the ARP 
(Section 2.1.2 – Context). This is the basis of Administration’s recommendation to the Calgary 
Planning Commission in this report.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  
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ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant contacted the Banff Trail Community Association (CA) and the Ward 7 Councillor’s 
Office. In addition, the applicant delivered post cards outlining the proposed change to 
neighbours within a 100-metre radius. The Applicant Outreach Summary can be found in 
Attachment 4.  
 
City-Led Outreach 
In keeping with Administration’s practice, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received four letters of opposition from the public, noting the following areas of 
concern:  
 

 potential impacts on existing infrastructure; 

 loss of mature trees and impacts on climate;  

 increasing density and loss of community character; and  

 loss of privacy and shadowing on existing adjacent residents.  
 
No comments from the Banff Trail 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, overall number of 
units, parking and traffic impacts and waste and recycling will be considered during the 
development permit review.  
 
Following Calgary Planning Commission, notification for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised.  
 
IMPLICATIONS  
 
Social 
The proposed DC District will provide additional certainty that land use bylaw rules listed in the 
H-GO District can be realized and facilitate transit-oriented development, which may better 
accommodate the housing needs of different age groups, lifestyles and demographics.  
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://arcg.is/1Xbb5f


Item # 7.2.11 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission  Corrected CPC2024-1304 
2024 December 12  Page 4 of 4 
 

Land Use Amendment in Banff Trail (Ward 7) at multiple addresses, LOC2024-
0165 
 

 Approval: M. Sklar concurs with this report. Author: M. Messier 

City Clerks: J. Booth / K. Picketts 

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 is being explored and encouraged through the 
development approval. 
 
Economic 
The proposed land use would allow for more efficient use of land, existing infrastructure and 
services while providing more housing choices 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 Bylaw 30D2025  
3. Applicant Submission  
4. Applicant Outreach Summary  
5. CPC Member Comments  

 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Banff Trail at the corner of 23 Street 
NW and 23 Avenue NW. The site consists of two lots that are approximately 0.11 hectares (0.27 
acres) in size and approximately 30 metres wide by 36 metres deep. The parcels are currently 
developed with two single detached dwellings with detached garages.  
 
Surrounding development is characterized by residential development designated as 
Residential – Grade Oriented Infill (R-CG) District and parcels located north and south of the 
site along 23 Avenue NW are designated as Direct Control (DC) Districts. Parcels located east 
of the site are designated as Special Purpose – Community Service (S-CS) District, Commercial 
– Neighbourhood 2 (C-N2) and Multi-Residential – Contextual Low Profile (M-C1) Districts.  
 
The site is ideally located near schools, parks, public transit and commercial opportunities. 
Schools, playgrounds and green spaces near to the site include:  
 

 Branton School, approximately 450 metres east (an eight-minute walk);  

 St. Pius X School and playground, approximately 750 metres east (a 13-minute walk); 

 Capitol Hill School and playground, approximately 850 metres east (a 14-minute walk); 
and 

 Banff Trail Park, Playground and Outdoor Rink, approximately 450 metres southeast (an 
eight-minute walk).  

 
The Banff Trail LRT Station is approximately 100 metres (a two-minute walk) west of the site. 
Commercial opportunities are located west of the site approximately 250 metres (a four-minute 
walk) away.  
 
Many parcels in Banff Trail are subject to a restrictive covenant registered in 1952, restricting 
development on the affected parcels to single and semi-detached dwellings. These covenants, 
registered against individual properties and/or entire subdivision plans, were used as an early 
planning tool before municipalities adopted land use bylaws and other planning legislation 
designed to govern land development. While these restrictive covenants are not binding on 
Council or Administration in making land use or development permit decisions, they present a 
potential impediment to redevelopment at the time of construction should another landowner 
choose to enforce the restrictive covenant. 
 

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

Banff Trail  

Peak Population Year 1968 

Peak Population 4,883 

2019 Current Population 4,153 

Difference in Population (Number) - 730 

Difference in Population (Percent) - 14.9% 

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

 
Location Maps 
 

 
 

 

Subject Site 

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

Planning Evaluation 
 
Land Use  
The existing Residential – Grade-Oriented Infill (R-CG) District allows for a range of low-density 
housing forms such as single detached, semi-detached, duplex dwellings, rowhouses and 
townhouses. The R-CG District allows for a maximum building height of 11 metres and a 
maximum density of 75 dwelling units per hectare. Based on the subject site parcel area, this 
would allow for up to eight dwelling units with the potential for secondary suites.  
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The proposed land use district is a Direct Control (DC) District, based on the H-GO District. The 
intent of the DC is to allow for development that requires a minimum density of 80 units per 
hectare (minimum of eight dwelling units). The maximum floor area ratio is 1.5. The DC District 
also excludes Dwelling Unit as a use and adds the use of Multi-Residential Development. 
 
Section 1386 (d) of the Land Use Bylaw 1P2007 provides locational criteria for where the H-GO 
District may be considered appropriate. Sites that do not have an approved Local Area Plan 
(LAP) must be within the Centre City or Inner City and meet at least one of the following criteria 
to qualify for the H-GO District.  
 

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

 within 600 metres of an existing or capital-funded LRT platform;  

 within 400 metres of an existing or capital-funded BRT station; and 

 within 200 metres of primary transit service.  
 
The subject site is considered appropriate for H-GO as it is located within an Inner City Area 
and is approximately 100 metres from and existing LRT Station (Banff Trail Station) located 
along Capitol Hill Crescent NW. Therefore, the subject site is appropriate for redesignation to 
the H-GO District.  
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration. The use of a Direct Control District is necessary to provide for 
the applicant’s proposed development due to the unusual site constraint created by the 
restrictive covenant on title, which limits development to a single or two family dwelling and a 
private garage. The existence of the restrictive covenant prevents the landowners from 
developing their land in accordance with the approved policies of the ARP.  
 
The DC District would allow for more housing opportunities for inner city living with access to 
alternative transportation modes and a more efficient use of existing infrastructure. 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 most 
parts of the DC, excepting those that regulate density and land use. Section 6 incorporates the 
rules of the base district in Bylaw 1P2007 where the DC does not provide for specific regulation. 
In a standard district, many of these rules can be relaxed if they meet the test for relaxation of 
Bylaw 1P2007. The intent of this DC rule is to ensure that rules regulating aspects of 
development that are not specifically regulated by the DC can also be relaxed in the same way 
that they would be in a standard district.  
 
Development and Site Design  
If approved by Council, the rules proposed in the DC District and the policies of the Banff Trail 
ARP would enable a multi-residential development on the subject site.  
 
Given the corner site context, proximity to Banff Trail LRT and that this site might be considered 
a gateway into the community, additional items that will be considered through the development 
permit process include, but are not limited to:  
 

 well-considered amenity space design;  

 shifting mass away from immediately adjacent parcels;  

 mitigating shadowing, overlooking and privacy concerns; and 
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 ensuring an engaging interface along 23 Street NW and 23 Avenue NW. 
 
Transportation 
Pedestrian access is available from the existing sidewalks on 23 Street NW and 23 Avenue NW. 
On-street parking is restricted along 23 Street NW northbound and southbound (2 hours, 7:00 
a.m. – 11:00 p.m., Monday to Sunday) and along 23 Avenue NW westbound (2 hours, 7:00 a.m. 
– 11:00 p.m., Monday to Sunday).  
 
Existing on-street bikeways, part of the current Always Available for All Ages and Abilities (5A) 
Network, are located along 22 Street NW, 20 Avenue NW, 24 Avenue NW and Capitol Hill 
Crescent NW supporting access to and from the site by alternative transportation modes.  
 
The subject site is well served by public transit and has direct access to Banff Trail LRT Station, 
approximately 100 metres west of the site (a two-minute walk). Bus routes are available along 
16 Avenue NW including Route 19 (16 Avenue North), Route 40 (Crowfoot/North Hill) and 
Route 91 (Foothills Medical Centre) approximately 950 metres (a 16-minute walk) south of the 
site.  
 
Vehicular access to the proposed development will only be permitted from the rear lane.  
 
A Transportation Impact Assessment was not required as part of this application.  
 
Environmental Site Considerations 
No environmental concerns were identified.  
 
Utilities and Servicing 
Water, sanitary and storm services are available to service the subject site. Details of site 
servicing, as well as appropriate stormwater management will be considered and reviewed as 
part of any development permit application.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed – Residential Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The proposal contributes to 
achieving applicable MDP policies that encourage redevelopment and modest intensification of 
inner-city communities to make more efficient use of existing infrastructure, public amenities and 
transit, while delivering modest and incremental benefits to climate resilience.  
 
  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://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 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.  
 
Banff Trail Area Redevelopment Plan (Statutory – 1986) 
The site is located within the Medium Density Low-Rise area, identified in Figure 2: Land Use 
Plan in the Banff Trail Area Redevelopment Plan (ARP). The Medium Density Low-Rise 
typologies are intended to allow for low-rise built form (approximately 3-4 storeys), including 
townhouses, apartments and live/work units. Figure 3: Maximum Building Heights identifies a 
maximum building height of 14 metres. 
 
Section 2.1.2(b) of the ARP also provides specific direction regarding potential for conflict 
between the policy goals of the ARP and the caveat (restrictive covenant) affecting this site, 
stating:  
 

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

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

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTrATKsgqF&msgAction=Download
https://engage.calgary.ca/Shaganappi?cid=social-fb-pds-southshag-lap-phase1-2023-fb-pds-southshag-lap-phase1
https://engage.calgary.ca/Shaganappi?cid=social-fb-pds-southshag-lap-phase1-2023-fb-pds-southshag-lap-phase1
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BYLAW NUMBER 30D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0165/CPC2024-1304) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to require a minimum density to be 

achieved to implement the transit-oriented development vision for the area.  
 

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

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

deemed to be a reference to the section as amended from time to time.  
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Permitted Uses 
4 The permitted uses of the Housing – Grade Oriented (H-GO) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District:  
 

(a) with the addition of: 
 

(i) Multi-Residential Development; and 
 

(b) with the exclusion of: 
 

(i) Dwelling Unit. 
 
Discretionary Uses 
5 The discretionary uses of the Housing – Grade Oriented (H-GO) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Housing – Grade Oriented (H-GO) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Density 
7 The minimum density is 80 units per hectare. 
 
Multi-Residential Notice Posting Requirement 
8 Subsection 27(2)(f) does not apply in this Direct Control District. 
 
Relaxations 
9 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission 
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Applicant Outreach Summary 
 
2024 August 29 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1304 / LOC2024-0165 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This Direct Control (DC) District is based on the Housing – 
Grade Oriented (H-GO) District with site-specific rules, most 
notably a minimum density of 80 units per hectare, which 
would allow the discharge of a restrictive covenant that 
prevents redevelopment that aligns with the Municipal 
Development Plan and Banff Trail Area Redevelopment Plan. 
 
Administration notes, “The subject site is considered 
appropriate for H-GO as it is located within an Inner City Area 
and is approximately 100 metres from and existing LRT 
Station (Banff Trail Station) located along Capitol Hill Crescent 
NW. Therefore, the subject site is appropriate for redesignation 
to the H-GO District” (Attachment 1, page 4). 
 
Adding more homes ~100m from an existing LRT Station 
supports Council’s direction in the Municipal Development 
Plan’s Key Direction 3 to “Direct land use change within a 
framework of nodes and corridors” (MDP, 2.2).  
 
The H-GO District’s attached or stacked forms and 12m height 
align with the Figures 2 and 3 in the Banff Trail Area 
Redevelopment Plan. According to Administration, “the 
Medium Density Low-Rise typologies are intended to allow for 
low-rise built form (approximately 3-4 storeys), including 
townhouses, apartments and live/work units. Figure 3: 
Maximum Building Heights identifies a maximum building 
height of 14 metres” (Attachment 1, page 6). 

 



 



Approval: R. Michalenko  concurs with this report.  Author: S. Kirzinger 

City Clerks: J. Booth / K. Picketts 
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Policy Amendment in Banff Trail (Ward 7) at 2015 – 28 Avenue NW, LOC2024-0205 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

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

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 

That Council give three readings to Proposed Bylaw 2P2025 for the amendments to the Banff 
Trail Area Redevelopment Plan (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks a policy amendment to the Banff Trail Area Redevelopment Plan 
(ARP) to allow for rowhouses and townhouses, in addition to the building types already 
allowed under the ARP (e.g. semi- and single detached dwellings and secondary suites).  

 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). 

 What does this mean to Calgarians? The proposed policy amendment would allow for 
greater housing choice within the community and more efficient use of existing 
infrastructure and nearby amenities.  

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

 A development permit for a four-unit rowhouse with secondary suites has been 
submitted and is under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This policy amendment application, in the northwest community of Banff Trail, was submitted by 
VSDG on behalf of the landowner, Nexxt Door Homes Inc., on 2024 August 15. A policy 
amendment is required in order to support the development permit (DP2024-03586) for a four-
unit rowhouse with secondary suites, submitted on 2024 May 21, which is under review, as 
indicated in the Applicant Submission (Attachment 3).  
 
The approximately 0.06 hectare (0.14 acre) site is located at the corner of 28 Avenue NW and 
Cochrane Road NW. The site is currently developed with a single detached dwelling and 
detached garage. 
 
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 policy amendment application, the application was 
encouraged to use the Application Outreach Toolkit to assess which level of outreach with the 
public/interest parties and respective community association was appropriate. In response, the 
applicant reached out to the Banff Trail Community Association via email and phone calls. The 
applicant also emailed the Ward 7 Councillor’s Office and mailed information regarding the 
application to 30 adjacent property owners requesting their feedback. The Applicant Outreach 
Summary can be found in Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received nine submissions in opposition. The submissions included the following 
areas of concern: 
 

 density increase in the area; 

 compatibility of the building type in the area; 

 increased traffic and parking issues; 

 loss of community character; 

 increased noise pollution; 

 reduced privacy and sunlight for neighbouring lots; and 

 loss of existing mature trees and green space. 
 
No comments from the Banff Trail 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 for the 
policy amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed policy amendment would allow for additional housing types and accommodates 
site and building design that is adaptable to the functional requirements of evolving household 
and lifestyle needs. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0205
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Environmental 
The application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies are being explored and encouraged through the 
review of the development permit. 
 
Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services.  
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 2P2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. CPC Member Comments 
6. Public Submissions 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Banff Trail at the corner of 28 Avenue 
NW and Cochrane Road NW. The parcel is approximately 0.06 hectares (0.14 acres) in size 
and is approximately 15 metres wide and 36 metres deep. The parcel is currently developed 
with a single detached dwelling and detached garage with vehicle access from 28 Avenue NW. 
Lane access is available along the rear of the site. 
 
Surrounding development is primarily made up of single and semi-detached dwellings 
designated Residential – Grade-Oriented Infill (R-CG) District. Commercial properties 
designated Commercial – Neighbourhood 2 (C-N2) District are located one block to the 
southwest of the subject property.  
 
The site is approximately 100 metres southwest (a two-minute walk) of West Confederation 
Park and 150 metres northeast (a three-minute walk) of William Aberhart High School. Banff 
Trail School is approximately 300 metres (a five-minute walk) to the northwest of the site. The 
redline LRT Station (University Station) is 950 metres (a 16-minute walk) and University of 
Calgary campus is approximately 1 kilometre (a 17-minute walk) to the west.  
 

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

Banff Trail 

Peak Population Year 1968 

Peak Population 4,883 

2019 Current Population 4,153 

Difference in Population (Number) -730 

Difference in Population (Percent) -14.9% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 units per 
hectares. Secondary suites are permitted in the R-CG District. Based on the size of the subject 
parcel, the R-CG District would allow for up to four dwelling units and secondary suites. 
 

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

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developed Residential – Inner City area as identified in 
Map 1: Urban Structure in the Municipal Development Plan (MDP). Applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit and delivers small and 
incremental benefits to climate resilience. The proposal is in keeping with relevant MDP policies. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable strategies are being explored and encouraged at the development permit 
stages. 
 
Banff Trail Area Redevelopment Plan (Statutory – 1986) 
The subject site is located in the Low Density Residential area as identified in Figure 2 – Land 
Use Plan, and As Per Land Use Bylaw area in Figure 3 – Maximum Building Heights of the 
Banff Trail Area Redevelopment Plan (ARP). General residential policies note land use 
redesignations should be consistent with the general land use classifications identified in Figure 
2. The Low Density Residential area is intended to maintain stability in the community and to 
protect the existing residential character and quality of the neighbourhoods. The existing low 
density built form (single and semi-detached housing) should continue within this area. 
 
The proposed policy amendments to Figure 2 would amend the subject site from Low Density 
Residential to Low Density Rowhouse to reflect the allowable uses under the R-CG District and 
align with MDP policies. In addition, Figure 3 would be amended from As Per Land Use Bylaw 
to 11 metre to reflect the maximum allowable height under the R-CG District. 
 
South Shaganappi Communities Area Plan (Non-Statutory – 2011) 
The site is located in the Inner City Residential area as identified in Map 3 – Development 
Strategy and Urban Structure of the South Shaganappi Communities Area Plan. Strategic 
objectives note creating complete communities should allow for the creation of attractive 
housing areas that provide appropriate scale and density in order to retain existing and attract 
new residents. The proposed policy amendments align with the objectives of the Area Plan. 
 
South Shaganappi Communities Local Area Planning Project 
This site is located in Area 13 (South Shaganappi Communities), which includes Banff Trail and 
surrounding communities. Administration is currently developing the South Shaganappi 
Communities Local Area Plan project. Planning applications are being accepted for processing 
while the project is in progress, however, applications are reviewed using existing legislation 
and Council approved policy only, including the existing ARP. The proposal is in alignment with 
the applicable urban form category and building scale modifier for the subject site in the draft 
South Shaganappi Communities Local Area Plan (LAP). 
 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTrATKsgqF&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=NTTrqKqcqeU&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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BYLAW NUMBER 2P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE BANFF TRAIL AREA 

REDEVELOPMENT PLAN BYLAW 7P86 
(LOC2024-0205/CPC2024-1249) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Banff Trail Area Redevelopment Plan Bylaw 
7P86, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Banff Trail Area Redevelopment Plan attached to and forming part of Bylaw 7P86, 

as amended, is hereby further amended as follows: 
  

(a) Amend Figure 2 entitled ‘Land Use Plan’ by changing 0.06 hectares ± (0.14 
acres ±) located at 2015 – 28 Avenue NW (Plan 907GS. Block 9, Lot 8) from 
‘Low Density Residential’ to ‘Low Density Rowhouse’ as generally illustrated in 
the sketch below: 
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(b) Amend Figure 3 entitled ‘Maximum Building Heights’ by changing 0.06 hectares 

± (0.14 acres ±) located at 2015 – 28 Avenue NW (Plan 907GS. Block 9, Lot 8) 
from ‘As Per Land Use Bylaw’ to ‘11 m’ as generally illustrated in the sketch 
below: 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON ______________________________ 
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Applicant Outreach Summary 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1249 / LOC2024-0205 
heard at Calgary Planning Commission  

Meeting 2024 November 28 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This map amendment to the Banff Trail Area Redevelopment 
Plan (from ‘Low Density Residential’ to ‘Low Density 
Rowhouse’) would align the Area Redevelopment Plan with 
the current Residential – Grade-Oriented (R-CG) Land Use 
District. 

 



 







My name is P Gail Whiteford and I live at 2003 28 Ave N. W. Calgary T2M2L5 and have lived here for 
70 years.  My father built a house here in 1954.  I replaced the house 12 years ago when the old 
house became a problem. 

I have now come to 5 meetings about the redevelopment of Banff Trail community and am back 
again.  The house across the alley from me is slated for destruction and replaced by a row house.  
The size of the new build has been altered a number of times from 4 stories to 2 stories to a new 
idea now proposed.  The land has gone from Low Density Residential to Low Density Row House. 

Looking at the latest plans I see no parking for the residents, which in our neighbourhood will be 
interesting as the students from William Aberhart High School, one block away, take up most of the 
parking on the street.  So, where will these residents park?  My street was zoned as E but has been 
changed to 2 hour parking which, believe me, the students ignore. 

I also see on the plans the destruction of 6 75 year old trees.  The trees are healthy and wonderful 
and their destruction would negate the council idea of increasing the tree canopy of Calgary. 

As my yard backs onto the new development, which is to the south of my place, the sun will be 
obliterated meaning my vegetable and berry plants will fade away.  With groceries costing so much 
my garden sustains me all through the year. No sun; no garden.  

My final point is one that I have brought up at all 5 meetings I have attended. The city talks of 
affordable housing and that is why the changes in density development.  In my neighbourhood most 
houses go for over $750,000.  Even the duplexes and row houses are expensive. I am sure that 
clerks and waiters working for $15/hour will not be able to buy one of these row houses. 

I am asking, nay, begging you to reconsider the development permit for 2015 28 Avenue N. W. The 
letter I received said that the Amendment would raise the height limit to 11 meters. How many 
levels would that be?  The letter did not say.   

I would like to speak to council on this on Feb 4, 2025 and express my displeasure, in a polite 
manner. 

Thank you, 

P Gail Whiteford 

2003 28 Ave N. W. Calgary T2M 2L5 
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Public Submission to City Clerk's Office 

CC 968 (R2024-08) 

ISC: Unrestricted 

  

Please use this form to send your comments relating to an upcoming Council or Committee 
matter, or to request to speak on an upcoming public hearing item. 

  

In accordance with sections 43 through 45 of Procedure Bylaw 35M2017, the information 
provided may be included in the written record for Council and Council Committee meetings 
which are publicly available through www.calgary.ca/ph.  Comments that are disrespectful or do 
not contain required information may not be included. 

  

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT 

Personal information provided in submissions relating to matters before Council or Council 
Committees is collected under the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of 
Information and Protection of Privacy (FOIP) Act of Alberta, and/or the Municipal Government Act 
(MGA) Section 636, for the purpose of receiving public participation in municipal decision-making 
and scheduling speakers for Council or Council Committee meetings. Your name and comments 
will be made publicly available in the Council or Council Committee agenda and minutes. If 
you have questions regarding the collection and use of your personal information, please contact 
City Clerk’s Legislative Coordinator at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., 
P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, T2P 2M5. 

  

Please note that your name and comments will be made publicly available in the Council or 
Council Committee agenda and minutes. Your e-mail address will not be included in the 
public record.  

  

I have read and understand the above statement. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, 
DIVERSITY, INCLUSION AND BELONGING 

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we 
are committed to addressing racism and other forms of discrimination within our programs, 
policies, and services and eliminating barriers that impact the lives of Indigenous, Racialized, and 
other marginalized people. It is expected that participants will behave respectfully and treat 
everyone with dignity and respect to allow for conversations free from bias and prejudice. 
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I have read and understand the above statement. 

 

First name (required) 

Last name (required) 

Pronunciation spelling of first and/or last name 

Your name will be pronounced phonetically. Phonetic pronunciation of your first and last names is 
saying them as they sound, not as they are written. 

Here are some examples: Ken Barowski (Ken Ba-ROFF-skee) , Maria Nguyen (Mah-REE-ah WIN) 

Pronouns 

  

she/her/hers 

  

  

he/him/his 

  

  

they/them/theirs 

Email (required) - not included in the public record 

Are you speaking on behalf of a group or Community Association? (required) 

  

Yes 

  

  

No 

What do you wish to do? (required) 

  

Request to speak 
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Submit a comment 

For Public Hearing items only - Are you the applicant? 

  

Yes 

  

  

No 

  

  

Not Applicable 

How do you wish to attend? 

  

Remotely 

  

  

In-person 

You may bring a support person should you require language or translator services. Do you plan on 
bringing a support person? 

What meeting do you wish to comment on? (required) 

Select oneCouncilStanding Policy Committee on Infrastructure and PlanningStanding Policy 
Committee on Community Development 

Date of meeting (required) 

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda 
published here.)  

(required) - max 75 characters 

Are you in favour or opposition of the issue? (required) 

  

In favour 
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In opposition 

  

  

Neither 

If you are submitting a comment or wish to bring a presentation or any additional materials to 
Council, please insert below. 

Maximum of 6MB per submission (2 attachments, 3 MB per pdf document, word, excel, audio, 
image, video). 

If you have additional files to attach, email them to publicsubmissions@calgary.ca 

Please refrain from providing personal information in your attachments. 

  

Attach 

• City request.docxx 

Attach 

Comments - please refrain from providing personal information in this field (maximum 2500 
characters) 

 

Your form has not been submitted. Error encountered during submission 
on Jan 21 2025 09:27:49 

Submit 

Privacy Policy | Terms of Use | Accessibility 

© 2022 The City of Calgary | All rights reserved 
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PUBLIC SUBMISSION FOR PUBLIC HEARING ON PLANNING MATTERS  re Policy Amendment to Bylaw 
2P2025 and concerns against proposed development  LC2024-0205 at 2015 28th Ave NW, Calgary 

To be discussed February 4th, 2025 

 

Good Morning,  

I live directly behind this proposed development at 2833 Canmore Rd NW and appreciate your 
willingness to hear our concerns directly. I have previously submitted my concerns to both Selena 
Kirzinger from the City of Calgary Planning Department and to Vaughan Scott, the developer’s architect, 
directly. 

Firstly, my main concern is that this proposed 4 unit (8 unit with secondary suites) rowhouse 
development does not conform to the Banff Trail ARP. In the spring of 2024, we received information 
from the city stating that Canmore Rd, Cochrane Rd, and the avenues running between these two roads 
were to have  maximum new builds that were 2 storeys in height and duplexes only, not row houses. In 
other words, a “Low Density residential” designation to the Banff Trail/South Shaganappi ARP. 

The developer is  now attempting to receive a policy amendment to the Banff Trail ARP to allow them to 
still build a row house with secondary suites, against the South Shaganappi/ Banff Trail ARP that the city 
expressly solicited community input for.  I appreciate that many of these structures are being built in 
Banff Trail, but most often along 19th Street, the main thoroughfare, not in the middle of a residential 
neighbourhood. I vehemently oppose an 8 unit row house being built in the “Low density residential” 
portion of the South Shaganappi ARP. 

It is not fair to the community to allow developers to apply for so called “minor policy amendments” to 
the ARP in direct opposition to the ARP that was put forth with community input. The city can not allow 
developers to go against the ARP. If this development is allowed, it sets a dangerous legal precedent for 
other developers. Furthermore, the city would be showing absolute disregard for the concerns of the 
community over those of the developer. With the present South Shaganappi ARP, developers have more 
than adequate opportunities to increase density in our  area and should not need to put these large 
structures in the “Low Density Residential” portions of the community. Greed is driving this. We all know 
that increased densification in our community does not equate to   increased affordability. None of 
these new developments sell for much less than $800,000. I would support a duplex or 2 single homes 
on this lot, as have been built on a similar lot on the corner of 27th Ave and Cochrane Rd NW. 

Secondly, I have real concerns about something this large, and with a potential occupancy of at least 16 
people, and the impact it will have on the immediate vicinity. There are 2 schools within 1 to 2 blocks of 
this development. Many high school students are attempting to park daily directly in front of this 
proposed development. It is presently 2 hour parking. We have lived on Canmore RD for 11 years and 
have witnessed several accidents at the corner of Cochrane Rd and 28th Ave and Canmore RD and 28th 
Ave.  
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While it is optimistic to forecast the need for bike racks at this development, the more likely reality is 
that 12 to 16 more vehicles will be searching for parking on a daily basis, and adding to road congestion. 

 As there are numerous elementary school aged children, often walking to school, I worry about the 
safety of these children with the increased traffic during the morning rush hour. I don’t think you 
appreciate how busy Cochrane RD, Canmore RD and 28th Avenue are between 0800 and 0830hrs, as 
parents are also driving their children to school.                  

We had not factored the traffic in this immediate area when we purchased our home, but having lived 
here for over a decade, these corners are some of the busiest in Banff Trail, as unlikely as it would 
appear, especially during the am rush hour and school dismissal hours.  

Thirdly, while I appreciated that the developer had revised the plan from 3 storey to 2 storey, the 
elevation still towered over the existing home to the north on 28th Avenue. It is still a behemoth that 
occupies virtually the whole lot, and is certainly not is keeping with the aesthetic of the immediate 
neighbourhood which has mainly single family dwellings, and more recently constructed duplexes. Now, 
I understand that the developer is applying again for a 3 storey structure on this lot! I vehemently 
oppose a three storey structure for the same reasons that I opposed the towering 2 storey structure. I 
feel that the developer is now trying to “sneak” this latest policy amendment and 3 storey plan through 
with little community feedback, as the lawn notice sign board keeps disappearing. 

 I’m  concerned with the vast size of the proposed 3 storey structure and its increased density and this 
impact on the safety of children, with the increased traffic. This particular corner is unique in that there 
are 2 schools so close, with the attendant increased traffic already.  

Nor have a I  mentioned that having a row house behind the more than million dollar homes on 
Canmore RD, will negatively affect our property values. I’m trying to keep my arguments focused on the 
community rather than the personal.   

 Walking through the neighbourhood, I see duplexes having been built recently on these lots between 
Cochrane Rd and Canmore Rd, such as those on 27th Ave. Any row houses, as I mentioned, are on the 
main thoroughfares away from schools.    

While I don’t oppose increasing density in general, I don’t think that these row house structures should 
be developed “willy nilly” throughout the neighbourhood, with no thought to the surrounding 
structures, traffic, or present density, and especially against the recently developed ARP. As well, the 
city needs to designate some of these units as “subsidized” or affordable, in general. What is the point 
of increasing density if the units aren’t affordable to the vast majority of young people attempting to 
purchase their first home?                               

 Thank you for your time and consideration,  

Laura Poland  
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LOC2024-0205 
DP2024-03586 

2015 28th Ave NW 
 
January 26, 2025  
  
To: City of Calgary  
Submitted online to: Calgary.ca/PublicSubmissions  
Attention: City Clerk 
 
RE: DP2024-03586 (LOC2024-0205) 
 
My family and I have lived in the BanD Trail community since 2006. We bought our house 
here specifically because of the unique characteristics of BanD Trail.  
 
For the record, we are generally not at all against inner-city densification in a sensible 
manner. We have watched over the years as old bungalows have been replaced by lovely 
infills and duplexes and new families have moved into and joined our community. Up until 
recently, redevelopment had been done sensibly and taking into account the unique 
features of the neighbourhood. More recently, things have spiraled out of control.   
 
Despite the pre-existing and current major traDic issues along 24th Ave we have looked 
forward to the proposed redevelopment plans along 24th Ave NW, believing as promised 
that we would get some new neighbourhood amenities (coDee shops, restaurants, retail 
stores, etc.). To date, unfortunately it appears that any retail that was planned under the 
original redevelopment plans has not materialized. 
 
Specific to the LOC2024-0205 (DP2024-03586) development proposal (and any other 
similar plans that may be proposed), all the houses along Canmore Rd NW (and those on 
the south side of Cochrane Rd NW) have south facing backyards. Most of us bought these 
lots specifically for that reason – the afternoon sun and light. This is a coveted feature of all 
the homes along Canmore Rd and those on the south side of Cochrane Rd NW, and the 
proposed new developments (particularly LOC2024-0205 (DP2024-03586) and any others 
that might be proposed on the north side of Cochrane Rd NW or along 26th, 27th and 28th Ave 
NW will eliminate 40-70% of the sunlight in our backyards as currently proposed. 
 
Specific to the proposed development at 2015 28th Ave NW (LOC2024-0205 (DP2024-
03586)), this application is for the development of a single townhouse with four (4) dwelling 
units (“units”) AND four (4) secondary suites (“suites”) – this is EIGHT (8) dwellings in 
total. 
 
We respectfully object to the City of Calgary’s (“the City’s”) approval of development 
permit LOC2024-0205 (DP2024-03586) based on the following:  
 
 
 
  
Appropriateness/Compatibility/Impact:  
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LOC2024-0205 
DP2024-03586 

2015 28th Ave NW 
 
 

• the appropriateness of the location - this is at a very busy intersection, with traDic 
(and parking) from the nearby high school (Aberhart) and major traDic from the 
primary school (BanD Trail Elementary) already a major issue; 

• the compatibility and impact of the proposed development with respect to adjacent 
development and the neighbourhood - this sort of development is NOT at all 
compatible with existing structures in the heart of our residential neighbourhood;   

• access and parking – there are already major issues with parking along these narrow 
roadways and this will add a multiple of 6-12 times the number of parked vehicles 
(evidence would suggest that the garages associated with these row townhouses 
are seldom used for cars but rather storage – they are too narrow to fit most 
vehicles); 

• vehicle and pedestrian circulation – per the above point, there are major traDic and 
pedestrian concerns already in this part of BanD Trail 

• sound planning principles – little thought has been given to this development and 
the impact to the community and existing property owners - it is purely a money grab 
by the developer who likely overpaid for the lot 

 
As detailed in the sections below, the application should not be allowed because the scale 
and building setbacks are not appropriate or compatible with the surrounding homes and 
neighbourhood. The design, which serves only to meet minimum setback requirements, is 
not reflective of a respectful transition or any material eDort towards integration within the 
community.  
 
Building Massing/Footprint/Setbacks: As one of the first townhouses proposed on our 
neighbourhood streets, the scale of the planned development is extreme and does not 
consider respectful integration with the neighbourhood. Height is a major concern for us, 
but the general shape, form, and size of the building are alarming. Not to mention the 
densification multiplier – 8-10x the densification and number of potential vehicles.   
The development footprint (buildings and hardscaping) is excessive and obtrusive relative 
to all the surrounding homes. All newer infills and duplexes are set back much further from 
the sidewalk. Homes adjacent to the parcel and in the same block face are typically set 
back even further. The large box-like structure in the middle of a neighbourhood does not at 
all conform with the neighbourhood, is overbearing, and will stand out like a sore thumb in 
this mature community.  It will also negatively aDect the value of all already redeveloped 
properties which represent in many cases the majority of the owner’s net worth. 
 
Parking Restrictions: In Canada, approximately 85% of households own at least one 
motor vehicle. Of these, more than half own two or more. As such, we anticipate the 
addition of 12 or more motor vehicles requiring parking in association with this 
development, not to mention the need for visitor parking. There is no guarantee that 
residents will use or be able to fit their motor vehicles in the required 0.5 parking stalls per 
unit/suite (i.e., 4 very small garages). As is, many owners and renters in the community do 
not use their garages for parking and park on the streets. This lot is one block from Aberhart 
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LOC2024-0205 
DP2024-03586 

2015 28th Ave NW 
 
High School and because of the school (not to mention the flow of buses and cars from 
BanD Trail Elementary) parking and traDic is already a major issue. During the school year, 
the streets (Cochrane, Canmore, 28th Ave) are already lined with student owned cars.  
Competition for parking is severely impacted by our proximity to William Aberhart High 
School, the University of Calgary, and McMahon Stadium. 
  
We pay the City for the privilege of parking on our street and for our visitors to park 
reasonably near our home. The proposed development (and others like it – i.e. DP2024-
04872) will result in further issues and potentially contentious interactions between 
neighbours. 
 
Risk to Safety/Increased TraTic: We experience very high traDic volumes, particularly 
during the school year – during school pick- up/drop-oD at BanD Trail and with all the high 
school student drivers at Aberhart. There is a high level of congestion and little room to 
maneuver between all the parked cars. In the past few years there have been several close 
calls with children and elderly people and motor vehicles all related to the congestion and 
narrow roadways. The school authority has made eDorts to manage traDic issues, 
frustrations, and safety concerns in recent years through studies and mitigative actions. If 
approved, increased vehicle movements are expected with the addition of 12 or more 
vehicles to service eight households, visitor traDic, and home deliveries. 
 
We do not believe that this level of increased traDic in our neighbourhood has been 
properly evaluated from a safety perspective – it represents an increased risk of collisions 
to property and people, including our school-aged children. This is simply not an 
appropriate location for this type of development and represents an unacceptable risk.  
 
Quality of Life/Enjoyment of Property/Privacy: Eight new households on a single lot will 
contribute to an increase in noise and traDic, inconvenience, competition for parking, 
visual impacts because of the height and setback, increased number of waste carts, loss 
of privacy and sunlight, and loss of mental well-being. Not to mention the high likelihood of 
property depreciation for those who already own developed lots. For many, their house is 
their primary asset. 
 
Because many of our homes were required by the City to be setback 8.13 m from the 
sidewalk, our front yards are functionally larger than the backyards, representing our 
primary outdoor space. A three-story townhouse setback as proposed from the sidewalk 
is diDerential and will materially impact privacy and light of neighbouring properties and 
the value of such properties. We understand there is no absolute right to privacy from 
neighbours and we don’t object to reasonable densification; however, a balance must be 
struck. These structures will also reduce dramatically (and almost eliminate at certain 
times of the year) direct sunlight into our backyards. 
 
Landscaping Plans/Environmental Preservation: Within the parcel, only small fraction 
will consist of landscaped area. The remaining portion will be buildings, concrete, and 
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LOC2024-0205 
DP2024-03586 

2015 28th Ave NW 
 
space for the storage of 12 garbage and waste carts. The plan calls for the removal of 5-6 
existing trees to be replaced with 2-3 new trees/shrubs. The removal of these mature and 
diverse tree species and multiple shrubs and plants represents a net loss to our local 
environment and habitat for birds and wildlife. It is environmentally irresponsible. 
 
Many of us take great pride in ownership and work hard to make landscaping 
improvements and maintain upkeep of our front and side years to the benefit of the 
community. The proposed development does not have an appropriate amount of outdoor 
space, and proposed landscaping is not compatible with adjacent development or the 
neighbourhood.  
 
Waste & Recycling Bin Locations: The plan allows for the storage of 12 waste & recycling 
carts along the fence line for use by residents of the four units. According to the City, 
additional carts may be added for secondary suites to ensure adequate capacity for proper 
storing of household waste. The potential for up to 24 waste and recycling carts to be 
stored at this property is alarming and not even feasible; the plan does not seem to 
consider how any extra carts might be addressed, including the requirement for carts to be 
stored in a screened location (LUB section 546.3). This is expected to result in visual 
impacts, odours, and wayward waste.  
 
Requested Disposition: Obtaining a development permit of this nature should be a 
privilege and not a right. We (collectively. With many of my neighbours) respectfully request 
that the City refuse this permit (and any others along Cochrane Rd, Canmore Rd, 26th Ave, 
27th Ave and 28th Ave) because the townhouse design would result in unreasonable direct 
and adverse eDects to neighbouring homeowners and the community. The scope, scale, 
and setbacks are not in keeping with the local area and will significantly aDect the 
enjoyment of our property and mental well-being.  We feel the appropriate redevelopments 
in this area of BanD Trail should be limited to duplexes or infills (with or without suits), NOT 
four unit row townhouses. 
 
We sincerely believe that the close proximity to an elementary school (as well as a very 
large high school) will increase risks to safety and contribute to unreasonable traDic and 
parking challenges. If the City’s objective is to reasonably and responsibly increase 
densification over time, any future development of this parcel (and others on the 
aforementioned streets) should be limited to a detached-dwelling, or two units/two suites 
with an increased frontage to match the neighbourhood more closely. 
 
We appreciate this opportunity to provide our feedback. I can be reached at the above 
email if you have any questions regarding this submission. 
 
Sincerely,  
 
Matthew and Jennifer Joss 
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LOC2024-0205 
DP2024-03586 

2015 28th Ave NW 
 
 
Cc: Callen Strang: Callen.Strang@calgary.ca  
Cc: Counsellor Terry Wong: Terry.Wong@calgary.ca 
Cc: Jessie Higgins: south.shaganappi@calgary.ca 
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Submission - LOC2024-0205 (DP2024-03586) 
2015 28th Ave NW 

January 28, 2025 
 

To: City of Calgary 

Submitted online to: Calgary.ca/PublicSubmissions 

Attention: City Clerk 
 

RE: DP2024-03586 (LOC2024-0205) 
 
My family and I have resided in the Banff Trail community since 2011, drawn by its unique 
charm and character. While we generally support inner-city densification when conducted 
thoughtfully, recent redevelopment trends in the area have raised significant concerns. 
Sensible infill projects have previously integrated well with the neighborhood, but newer 
developments risk compromising the community’s defining features. 
 
Regarding the proposed development at 2015 28th Ave NW (DP2024-03586), which 
includes a four-unit townhouse and four secondary suites (a total of eight dwellings), we 
respectfully object for the following reasons: 
 
1. Traffic, Safety, and Parking: This development risks increasing congestion and pedestrian 
safety concerns, especially with the addition of up to 12-16 vehicles. Current parking 
capacity is already strained due to school proximity and community usage. This 
development will negatively impact the street safety of the neighbourhood for those of us 
with families. 

2. Appropriateness and Compatibility: The proposed development is incompatible with the 
residential character of the area. Its location at a busy intersection near Aberhart High 
School and Banff Trail Elementary exacerbates existing traffic and parking issues. 
 
3. Building Massing and Setbacks: The scale and massing of the townhouse are 
disproportionate to the surrounding homes. The reduced setbacks and imposing design 
disrupt the established streetscape and overshadow adjacent properties, significantly 
reducing sunlight and privacy. 
 
4. Quality of Life / Privacy: The increased density will amplify noise, traffic, and visual 
disruptions. For many residents, whose primary assets are their homes, the development 
risks reducing property values and overall quality of life. 

CPC2024-1249 
Attachment 6



 
5. Environmental Considerations: The removal of mature trees and minimal landscaping 
plans undermine the area’s environmental integrity. The excessive hardscaping further 
detracts from the neighborhood's character. In addition to the removal of greenspace and 
trees, the plan allows for up to 24 waste and recycling bins is impractical and unsightly, 
creating potential issues with odor, overflow, and visual impacts.  
 
In light of these concerns, we respectfully urge the City to deny this permit – 8 units is 
simply untenable on a lot this size and in this location. Redevelopment in Banff Trail should 
prioritize harmony with the community’s character, limiting densification to duplexes or 
infills that align with existing setbacks and aesthetic while protecting the safety and quality 
of life for those who call it home. 
 
We appreciate the opportunity to provide feedback. Please feel free to contact us at the 
provided email for further discussion. 
 
Sincerely, 
 
Nathan Sikkes 
3215 Canmore Road NW 
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Submission - LOC2024-0205 (DP2024-03586) 
2015 28th Ave NW 

January 28, 2025 
 

To: City of Calgary 

Submitted online to: Calgary.ca/PublicSubmissions 

Attention: City Clerk 
 

RE: DP2024-03586 (LOC2024-0205) 
 
My family and I have been proud residents of the Banff Trail community since 2011, having 
chosen this neighborhood for its distinct charm and character. 
 
For context, we are not opposed to inner-city densification when it is executed thoughtfully. 
Over the years, we have observed old bungalows being replaced with attractive infills and 
duplexes, bringing new families into our community in a balanced way. However, recent 
developments have deviated from this harmonious growth, raising significant concerns. 
 
While we initially welcomed redevelopment along 24th Ave NW, expecting promised 
amenities such as cafes, restaurants, and retail spaces, these have largely failed to 
materialize. Instead, increasing challenges have emerged, particularly with traffic and 
parking. 
 
Specific Concerns  
The development proposal at 2015 28th Ave NW involves a townhouse comprising four 
dwelling units and four secondary suites—eight residences in total. This raises several 
objections: 
 
1. Safety 

Traffic is already an issue, especially during school drop-off and pick-up times. The street is 
congested, and this location is right at the school crosswalk and main intersection. Adding 
up to 16 more vehicles would make it even riskier for both people and property. I’m 
particularly worried as a mom with kids attending nearby schools, where the additional 
traffic would add to the congestion and increase hazards that could affect their safety. 

2. Loss of Sunlight and Backyard Enjoyment 
The homes along Canmore Rd NW, as well as those on the south side of Cochrane Rd NW, 
were chosen by many residents for their south-facing backyards, which provide ample 
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sunlight. This development would significantly reduce sunlight for neighboring properties, 
diminishing the enjoyment and value of outdoor spaces. 
 
2. Incompatibility with the Neighborhood 
The proposed townhouse is disproportionate to the surrounding homes, disrupting the 
aesthetic and architectural harmony of the area. The height, massing, and setbacks do not 
align with adjacent properties, creating an overbearing presence. 
 
 3. Traffic and Parking Issues 
The development’s location at a busy intersection, near Aberhart High School and Banff 
Trail Elementary, already experiences significant congestion. Adding up to 12-16 vehicles 
(including visitor traffic) from this project will exacerbate parking shortages and safety 
risks, particularly for pedestrians. 
 
4. Environmental and Landscaping Concerns 
The removal of mature trees, coupled with insufficient landscaping plans, will harm the 
community’s environmental integrity. The minimal outdoor space and excessive 
hardscaping are out of character with the area. 
 
5. Waste Management Challenges 
The plan includes 12 waste and recycling bins, with the possibility of additional bins for 
secondary suites. This is impractical, visually disruptive, and likely to result in odors, 
overflow, and waste mismanagement. 
 
Conclusion 
We respectfully request the City of Calgary deny this permit and any similar proposals for 
this area on the basis of safety consideration alone. Redevelopment should prioritize 
compatibility with the community, limiting densification to duplexes or infills that align 
with the neighborhood’s character and infrastructure. This is a unique neighbourhood with 
unique challenges relative to two large and busy schools that should necessitate additional 
consideration. 
 
Thank you for considering our submission. Please feel free to contact us at the provided 
email for further discussion. 
 
Sincerely, 
Erin Moss 

3004 Cochrane Rd NW 
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Approval: M. Sklar  concurs with this report.  Author: C. Strang 

City Clerks: J. Booth / K. Picketts 
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Policy Amendment in Banff Trail (Ward 7) at 3223 Cochrane Road NW, LOC2024-
0233 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

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

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 

That Council give three readings to Proposed Bylaw 14P2025 for the amendments to the Banff 
Trail Area Redevelopment Plan (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks a policy amendment to the Banff Trail Area Redevelopment Plan 
(ARP) to allow for rowhouses and townhouses, in addition to the building types already 
allowed under the ARP (e.g. single and semi-detached dwellings and secondary suites). 

 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). 

 What does this mean to Calgarians? The proposed policy amendment would allow for 
greater housing choice within the community and more efficient use of existing 
infrastructure and nearby amenities. 

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

 A development permit for a four-unit townhouse with secondary suites has been 
submitted and is under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This policy amendment application, in the northwest community of Banff Trail, was submitted by 
Ryan G Cairns Residential Design on behalf of the landowners, Janette and Maria Miu Ling 
Eng, on 2024 September 15. A development permit (DP2024-04872) for a four-unit townhouse 
with secondary suites was submitted on 2024 July 03 and is under review. As noted in the 
Applicant Submission (Attachment 3), the proposed policy amendment is necessary to support 
this development permit and to better align with the site’s current Residential – Grade-Oriented 
Infill (R-CG) District land use designation. 
 
The approximately 0.06 hectare (0.14 acre) site is a single midblock parcel located on Cochrane 
Road NW, east of 24 Street NW and near the T-intersection of Canmore Road NW. The site is 
currently developed with a single detached dwelling and accessory residential building. 
 



Item # 7.2.13 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2024-1297 
2024 December 12  Page 2 of 3 
 

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

 Approval: M. Sklar concurs with this report. Author: C. Strang 

City Clerks: J. Booth / K. Picketts 

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

☐ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
 
Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the application was 
encouraged to use the Application Outreach Toolkit to assess which level of outreach with the 
public/interest parties and respective community association was appropriate. In response, the 
applicant determined that no outreach would be undertaken beyond Administration’s standard 
circulation and notification processes. The Applicant Outreach Summary (Attachment 4) notes 
the recent redesignation of the parcel to the R-CG District as part of city-wide rezoning, and that 
the community was engaged preceding Council’s decision. 
 
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 from the public noting the following areas of 
concern: 
 

 increased traffic congestion and parking issues; 

 safety concerns related to the site’s location in a school zone and near a pedestrian 
crosswalk; 

 reduced privacy and sunlight for neighbouring parcels; 

 loss of mature trees and landscaping; and 

 incompatibility with other existing building forms in the area. 
 
No comments from the Banff Trail 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 for the 
policy amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0233
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IMPLICATIONS  
 
Social 
The proposed policy amendment would allow for additional housing types and accommodates 
site and building design that is adaptable to the functional requirements of evolving household 
and lifestyle needs. 
 
Environmental 
The application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies are being explored and encouraged through the 
review of the development permit. 
 
Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 14P2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. CPC Member Comments  
6. Public Submissions 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Banff Trail and is a midblock parcel on 
Cochrane Road NW, east of 24 Street NW. The site is approximately 0.06 hectares (0.14 acres) 
in size and is approximately 15 metres wide by 37 metres deep. The parcel is currently 
developed with a one-storey single detached dwelling and has lane access at the rear of the 
property. 
 
Surrounding development is predominantly single and semi-detached dwellings for parcels 
designated Residential – Grade-Oriented Infill (R-CG) District, although infill redevelopment in 
the area is transitioning to include rowhouses and townhouses. Local commercial uses 
designated Commercial – Neighbourhood 2 (C-N2) District are located approximately 310 
metres (a five-minute walk) southeast of the site. 
 
The site has good access to parks and open space, schools and primary transit. West 
Confederation Park is approximately 110 metres (a two-minute walk) northeast of the site, and 
features tennis courts, a spray park and a bicycle pump track. Banff Trail School is located 
immediately north of the site (less than a one-minute walk), and William Aberhart High School is 
located approximately 340 metres (a six-minute walk) southeast of the site. The Red Line LRT 
(University Station) is approximately 600 metres (a 10-minute walk) and the University of 
Calgary Campus is approximately 700 metres (a 12-minute walk) to the west. 
 

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

Banff Trail 

Peak Population Year 1968 

Peak Population 4,883 

2019 Current Population 4,153 

Difference in Population (Number) -730 

Difference in Population (Percent) -14.9% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/communities/profiles/banff-trail.html
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Location Maps 
 

 
 

 



CPC2024-1297 
Attachment 1 

 

CPC2024-1297 Attachment 1  Page 3 of 4 
ISC:UNRESTRICTED 

 

 

Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 units per 
hectares. Secondary suites are permitted in the R-CG District. Based on the size of the subject 
parcel, the R-CG District would allow for up to four dwelling units and secondary suites. 
 

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

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City area as identified in 
Map 1: Urban Structure in the Municipal Development Plan (MDP). Applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit and delivers small and 
incremental benefits to climate resilience. The proposal is in keeping with relevant MDP policies. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable strategies are being explored and encouraged at the development permit 
stages. 
 
Banff Trail Area Redevelopment Plan (Statutory – 1986) 
The subject site is located in the Low Density Residential area as identified in Figure 2 – Land 
Use Plan, and the As Per Land Use Bylaw area in Figure 3 – Maximum Building Heights of the 
Banff Trail Area Redevelopment Plan (ARP). The policy notes the Low Density Residential area 
is intended to maintain stability and to protect the existing residential character of the 
neighbourhood, and that the existing low density built form (single and semi-detached housing) 
should continue within this area. 
 
The proposed policy amendment to Figure 2 would amend the subject site from Low Density 
Residential to Low Density Rowhouse to reflect the allowable uses under the R-CG District and 
align with MDP policies. In addition, Figure 3 would be amended from As Per Land Use Bylaw 
to 11 metres to reflect the maximum allowable height under the R-CG District. 
 
South Shaganappi Communities Area Plan (Non-Statutory – 2011) 
The site is located in the Inner City Residential area as identified in Map 3 – Development 
Strategy and Urban Structure of the South Shaganappi Communities Area Plan. Strategic 
objectives note creating complete communities should allow for the creation of attractive 
housing areas that provide appropriate scale and density in order to retain existing and attract 
new residents. The proposed policy amendments align with the objectives of the Area Plan. 
 
South Shaganappi Communities Local Area Planning Project 
This site is located in Area 13 (South Shaganappi Communities), which includes Banff Trail and 
surrounding communities. Administration is currently developing the South Shaganappi 
Communities Local Area Plan project. Planning applications are being accepted for processing 
while the project is in progress, however, applications are reviewed using existing legislation 
and Council approved policy only, including the existing ARP. The proposal is in alignment with 
the applicable urban form category and building scale modifier for the subject site in the draft 
South Shaganappi Communities Local Area Plan (LAP). 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTrATKsgqF&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=NTTrqKqcqeU&msgAction=Download
https://engage.calgary.ca/Shaganappi
https://engage.calgary.ca/Shaganappi
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BYLAW NUMBER 14P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE BANFF TRAIL AREA 

REDEVELOPMENT PLAN BYLAW 7P86 
(LOC2024-0233/CPC2024-1297) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Banff Trail Area Redevelopment Plan Bylaw 
7P86, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Banff Trail Area Redevelopment Plan attached to and forming part of Bylaw 7P86, 

as amended, is hereby further amended as follows: 
  

(a) Amend Figure 2 entitled ‘Land Use Plan’ by changing 0.06 hectares ± (0.14 
acres ±) located at 3223 Cochrane Road NW (Plan 907GS, Block 4, Lot 21) from 
‘Low Density Residential’ to ‘Low Density Rowhouse’ as generally illustrated in 
the sketch below: 
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(b) Amend Figure 3 entitled ‘Maximum Building Heights’ by changing 0.06 hectares 

± (0.14 acres ±) located at 3223 Cochrane Road NW (Plan 907GS, Block 4, Lot 
21) from ‘As Per Land Use Bylaw’ to ‘11 m’ as generally illustrated in the sketch 
below: 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Applicant Submission 
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Applicant Outreach Summary 
 
2024 September 15 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1297 / LOC2024-0233 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This map amendment to the Banff Trail Area Redevelopment 
Plan (from ‘Low Density Residential’ to ‘Low Density 
Rowhouse’) would align the Area Redevelopment Plan with 
the current Residential – Grade-Oriented (R-CG) Land Use 
District. 

 



 



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 17, 2025

4:57:50 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] David

Last name [required] Lewis

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Notice of Public Hearing on Planning Matters - Banff Trail - LOC2024-0233

Are you in favour or opposition of 
the issue? [required] In opposition
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 17, 2025

4:57:50 PM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

We are David and Karen Lewis, and we reside at 3215 Cochrane Rd NW. As the 
owners of a property adjacent to 3223 Cochrane Rd NW, we would like to voice our 
very strong opposition to the land use and building height amendments being pro-
posed for this property. 

Our opposition is based on the following factors: 

- This property is located at the worst possible location for higher density housing. It is
immediately across the street from an elementary school, right on the corner where we
already have significant parking and traffic chaos every school day. Even worse, this
property has a school crosswalk right in front, meaning that it has no available parking
spots on the street, and due to the school there is no parking across the street. Given
that the proposed development would have 8 dwelling units, those additional cars will
therefore be forced to park in front of my home or my neighbors homes. But we already
suffer from a lack of parking so that will not be acceptable. There simply is no room for
more vehicles in this area. And to think that these additional residents will not have
vehicles is delusional - I mention this because we have heard this ridiculous argument
before from city planners.

- The proposed development would be considerably taller and closer to the street than
any other development in that area, absolutely destroying the character of the street.
This street has seen significant redevelopment in the past few years, and all of the new
developments thus far have been forced to adhere to proper building setbacks and
height restrictions that are sensitive to their neighbors. These requirements have been
in place for good reason and need to be maintained, and it is unacceptable that they
can all of a sudden be ignored for the sake of profit. This type of development could
make sense along a busier connector or corridor if all adjacent developments are simi-
lar, but to insert it on a purely residential street that is already half redeveloped accord-
ing to the existing rules would be completely irresponsible.

- The immediate neighbors on either side of this proposed development will be signifi-
cantly and negatively affected by it. They will suffer considerable loss of sunlight,
making it impossible for them to garden, not to mention killing their plans to add solar
panels on their roofs. The impact to their privacy will be completely unreasonable. It is
simply not acceptable to sacrifice two adjacent neighbors for the sake of one
development.
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 28, 2025

11:44:46 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Nathan

Last name [required] Sikkes

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Public Hearing Meeting - LOC2024-0233

Are you in favour or opposition of 
the issue? [required] In opposition
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ATTACHMENT_01_FILENAME Submission_LOC2024-0233 NS.docx

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

CPC2024-1297 
Attachment 6



Submission - LOC2024-0233 
3223 Cochrane Rd NW 

January 28, 2025 

To: City of Calgary 

Submitted online to: Calgary.ca/PublicSubmissions 

Attention: City Clerk 

RE: LOC2024-0233 

Hello, 

We strongly oppose the proposed development and rezoning for several key reasons: 

Safety Concerns/Increased Traffic: Our neighborhood already faces significant traffic, 
particularly during school drop-off and pick-up times. The street becomes extremely 
congested, with limited space for vehicles to move safely. Adding 16 or more cars from the 
new development will only heighten the risk of accidents, both to property and pedestrians. 
This location simply isn't suited for such a development, especially considering the safety of 
children attending nearby schools, whose daily routines would be further compromised by 
the additional traffic. 

Building Size and Setbacks: The scale of the proposed building is concerning. With a 
footprint covering approximately 90% of the lot, it far exceeds what's typical for this area. 
Most homes maintain a setback of 6-8 meters, adhering to Bylaw IP2007, which allows for 
ample yard space. In contrast, this new structure is set back only 3 meters, significantly 
disrupting the balance of the neighborhood. The size and proximity to other homes will not 
only affect privacy but will stand out awkwardly against the established, more natural 
development patterns in the area. 

Parking Limitations: Parking is already scarce due to our proximity to Banff Trail 
Elementary, Aberhart High School, the University of Calgary, and McMahon Stadium. This 
development, with only four onsite garages, could add up to 16 additional cars into an area 
where parking is already at a premium. Many homes in this neighborhood are rental 
properties, further limiting available street parking, so adding more vehicles would 
exacerbate an already strained situation. 

Procedural Fairness: The current zoning is R-C2, Div. 5, and the proposed development 
does not conform to existing bylaws, specifically Bylaw IP2007. It's problematic to ask for 
feedback based on a bylaw that isn’t currently in place or readily accessible to the public for 
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review. Neighbors need to understand the full scope of any potential changes, and without 
transparency, meaningful input is difficult to provide. 

Community Character: The proposed development is completely out of character with the 
neighborhood. The minimal 3-meter setback, excessive coverage, and three-story height, 
along with limited green space, do not align with the local area’s aesthetics. There's also no 
clarity on the quality of materials or design, leaving us uncertain about how this structure 
would integrate into our community. We take great pride in maintaining our homes, and 
this development threatens to disrupt the cohesive character of the area. 

Conclusion: This development, in its current form, does not fit the scale or character of our 
neighborhood. It raises serious concerns regarding safety, parking, and design. As longtime 
residents, we recommend that a comprehensive community study be undertaken before 
considering any further development proposals for this area. 

Sincerely, 

Nathan Sikkes 
3215 Canmore Road NW 

CPC2024-1297 
Attachment 6



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 28, 2025

11:45:52 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Erin

Last name [required] Moss

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Public Hearing Meeting - LOC2024-0233

Are you in favour or opposition of 
the issue? [required] In opposition
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Submission - LOC2024-0233 
3223 Cochrane Rd NW 

January 28, 2025 

To: City of Calgary 

Submitted online to: Calgary.ca/PublicSubmissions 

Attention: City Clerk 

RE: LOC2024-0233 

Hi, 

Our family has some strong concerns about this proposed development and rezoning, and I 
wanted to share why we feel this way. 

Safety Risks / Increased Traffic: 
Traffic is already an issue, especially during school drop-off and pick-up times. The street is 
congested, and this location is right at the school crosswalk and main intersection. Adding 
up to 16 more vehicles would make it even riskier for both people and property. I’m 
particularly worried as a mom with kids attending nearby schools, where the additional 
traffic would add to the congestion and increase hazards that could affect their safety. 

Building Size / Footprint / Setbacks: 
The size of this building is another concern. Covering about 90% of the lot, it’s just too big 
for this area and feels overwhelming. Most homes are set back about 6-8 meters from the 
sidewalk, following Bylaw IP2007. Our front yard is much larger than our backyard, and it’s 
our main outdoor space. This development would only have a 3-meter setback, which isn’t 
in line with other properties and would make it harder for neighboring families to enjoy 
their own spaces. It’s also likely to impact our privacy, and a building this size would stand 
out uncomfortably in our mature neighborhood, which has developed more gradually under 
R-2 zoning. 

Parking Limitations: 
Parking is another big issue. This development could add up to 16 more cars, yet there 
would only be four onsite garages. Our area is already pressed for parking, with Banff Trail 
Elementary, Aberhart High School, the University of Calgary, and McMahon Stadium all 
nearby. With many rental properties here as well, street parking is already stretched thin. 
This lot is also located right at the school crosswalk, so street parking is extremely limited. 

Neighborhood Character: 
This development doesn’t fit the look and feel of our community. With only a 3-meter 
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setback, large footprint, three stories, and minimal greenspace, it’s out of place. I’m also 
concerned about the design quality, as the drawings don’t clearly show what materials or 
colors would be used. Our neighborhood is full of people who take pride in their homes and 
work hard to maintain them, adding value to the whole community. 

Conclusion: 
Overall, this development doesn’t feel like a good fit for our neighborhood in terms of safety, 
parking, or design. It would be a net negative for our community and the safety of the 
people that visit / attend school.  

Thank you for taking the time to consider our perspective and I hope you will reject this 
proposed amendment and development permit. 

Best regards, 

Erin Moss 
3004 Cochrane Rd NW 
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Approval: M. Sklar  concurs with this report.  Author: H. C. Mendes 

City Clerks: J. Booth / K. Picketts 
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Land Use Amendment in Tuxedo Park (Ward 7) at multiple addresses, LOC2024-
0064 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.24 hectares ± (0.59 
acres ±) located at 3103, 3105, 3111, 3115, and 3119 Centre Street NW (Plan 2617AG, 
Block 59, Lots 1 to 10) from Residential – Grade-Oriented Infill (R-CG) District and Direct 
Control (DC) District to Mixed Use – General (MU-1f3.7h23) District and Mixed Use – 
General (MU-1f5.5h42) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 

That Council give three readings to Proposed Bylaw 28D2025 for the redesignation of 0.24 
hectares ± (0.59 acres ±) located at 3103, 3105, 3111, 3115, and 3119 Centre Street NW (Plan 
2617AG, Block 59, Lots 1 to 10) from Residential – Grade-Oriented Infill (R-CG) District and 
Direct Control (DC) District to Mixed Use – General (MU-1f3.7h23) District and Mixed Use – 
General (MU-1f5.5h42) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for grade-oriented 
residential development while maintaining flexibility for mixed-use development of up to 
six storeys in height to the north of the centre line of the adjacent lane and up to 12 
storeys to the south of the centre line of the adjacent lane.  

 The proposal would allow for an appropriate building form and set of uses along Centre 
Street N and is in keeping with the applicable policies of the Municipal Development 
Plan (MDP) and the North Hill Communities Local Area Plan (LAP).  

 What does this mean to Calgarians? The proposed Mixed Use – General Districts (MU-
1f3.7h23 and MU-1f5.5h42) will allow for greater housing choices in the community and 
more efficient use of both existing infrastructure and nearby amenities, as well as future 
transit infrastructure (Green Line LRT alignment). 

 Why does this matter? The proposal would enable additional housing and potential 
commercial opportunities 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 parcel. 
 
DISCUSSION  
This application, in the community of Tuxedo Park, was submitted by Casola Koppe Architects 
on behalf of the landowners, Vacuum Specialists (1985) Ltd, on 2024 February 29.  
 
The application proposes redesignation of the subject site to the MU-1f3.7h23 District (north of 
the lane) and MU-1f5.5h42 District (south of the lane). As noted in the Applicant Submission 
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(Attachment 2), two different height modifiers are being proposed to align with the policies from 
the North Hill Communities LAP. 
 
The site is approximately 0.24 hectares (0.59 acres) in size and is located between 30 Avenue 
NW and 31 Avenue NW on Centre Street N, which is identified as an Urban Main Street on the 
MDP. This application proposes to redesignate five parcels. Four of these parcels are vacant, 
while the southern parcel is occupied by a commercial building. Centre Street N is part of the 
Primary Transit Network and is serviced by Bus Rapid Transit (BRT), and approximately 200 
metres (a three-minute walk) away from the future 28 Avenue NW Green Line LRT Station.  
 
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 contacted the Tuxedo Park Community Association, delivered flyers to nearby 
residents, and hosted one online engagement session and one in person open house where 
residents could sign up to receive an e-newsletter about the project. The Applicant Outreach 
Summary (Attachment 3) provides more details about the engagement strategy and what 
changes were made based on the input received. 
 
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.  
 
A total of 10 letters of support have been received at the time of writing this report. These letters 
mentioned that this application would allow for development of vacant land and more housing 
options and local businesses in proximity to transit, as well as the alignment with the LAP. 
 
A total of 11 letters of opposition have been received at the time of writing this report. These 
letters identified concerns about the number of units, and negative impacts on shadowing, 
privacy, vehicle and pedestrian traffic, and parking, including lack of above ground parking and 
loading dock for the proposed commercial uses.   
 
The Tuxedo Park Community Association was circulated and has provided comments 
(Attachment 4). 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://dmap.calgary.ca/?p=LOC2024-0064
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Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of units and 
on-site parking will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council 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 MU-1 Districts would allow for a wider range of housing types than the existing 
land use districts and will better accommodate the housing needs of different age groups, 
lifestyles and demographics. The option for developments to include local commercial uses at 
grade may provide for additional community vitality and activity along an Urban Main Street. 
 
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 are being explored and encouraged through the 
development permit application. 
 
Economic 
The proposed land use amendment would enable the development of both residential dwelling 
units and commercial uses. This would provide increased housing options while supporting local 
business and employment opportunities within Tuxedo Park and surrounding 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 
5. Proposed Bylaw 28D2025 
6. CPC Member Comments  
7. Public Submissions 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Tuxedo Park west of Centre Street N, between 
30 Avenue NW and 31 Avenue NW. The site consists of five parcels with a total area of 
approximately 0.24 hectares (0.59 acres) and is approximately 79 metres wide by 27 metres 
deep. Four parcels are vacant and one parcel (southern parcel on 30 Avenue NW) is occupied 
by one commercial building. All parcels have lane access from the north-south rear lane along 
the western property line of the subject site.  
 
Surrounding development is characterized by a mix of commercial development, low-density 
residential, public park/open spaces, and infill multi-residential development. Currently there are 
five sites designated with mixed-use land use district in proximity to the site, within 500 metres 
to the south. Small-scale commercial developments are located along Centre Street N two 
blocks north and one block south of the subject site.  
 
The subject site is located on Centre Street NW, which is identified as an Urban Main Street and 
part of the Primary Transit Network. The site has good access to parks and open spaces 
including Tuxedo Park, the Community Association, and two school sites. Tuxedo Park and the 
Community Association site is located approximately 300 metres (a five-minute walk) southeast. 
The Buchanan School site (Kindergarten to Grade 6) is located approximately 700 metres (a 12-
minute walk) to the north. George P. Vanier School (Grade 7 to Grade 9) is located 
approximately 850 metres (a 14-minute walk) to the northeast. 
 

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

Tuxedo Park 

Peak Population Year 2019 

Peak Population 5,326 

2019 Current Population 5,326 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

Planning Evaluation 
 
Land Use  
The subject site currently has two different land uses. Three of the five parcels that compose the 
subject site are currently designated as R-CG. The remaining two parcels, located in the 
southern portion of the subject site, are currently designated as Direct Control (DC) District 
(Bylaw 4Z92).  
 
The existing R-CG District is primarily for grade-oriented development in the form of rowhouse 
buildings, townhouses, duplex and semi-detached dwelling and cottage housing clusters. This 
District allows for a maximum building height of 11 metres and a maximum allowable density of 
75 units per hectare. Based on the area of the three parcels designated as R-CG, this would 
allow for up to 11 dwelling units. Secondary suites are a permitted use within the R-CG District. 
 
The existing DC District (Bylaw 4Z92) is based on the C1-A Local Commercial District of Bylaw 
2P80, which is intended primarily for commercial purposes. The DC allows for permitted and 
discretionary uses of the base district excluding the following uses: medical clinics, restaurants, 
veterinary clinics, automotive services, liquor stores, and billiard parlours.  
 
The proposed Mixed Use – General Districts (MU-1f3.7h23 north of the lane and MU-1f5.5h42 
south of the lane) are intended for street-oriented development that accommodates both 
residential and commercial uses at grade. A mix of residential and commercial uses may occur 
within the same building or multiple buildings. Development should respond to the immediate 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1992/1992z4.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1992/1992z4.pdf
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context by establishing a maximum building height and floor area ratio (FAR). The proposed 
MU-1f3.7h23 District for the portion of the site located north of the lane would allow for a 
maximum FAR of 3.7 (approximately 8,557 square metres) and a maximum building height of 
23 metres (approximately six storeys). The proposed MU-1f5.5h42 District for the portion of the 
site located south of the lane would allow for a maximum FAR of 5.5 (approximately 12,746 
square metres) and a maximum building height of 42 metres (approximately 12 storeys). The 
MU-1 District does not have a maximum density, and since no density modifier is proposed, the 
maximum number of dwelling units would be dependent on unit size. 
 
Development and Site Design  
If approved by Council, the rules of the proposed MU-1 Districts and would provide guidance for 
the future redevelopment of the site including appropriate uses, building height and massing, 
landscaping, and parking. Given the specific context of this corner site, additional items that are 
being considered through the development permit process include, but are not limited to:  
 

 creating an engaging built interface along Centre Street N;  

 establishing the layout and configuration of dwelling units, potential commercial uses 
and amenity space; 

 determining building placement, height and massing;  

 providing safe vehicular access;  

 allocating waste and recycling facilities; and  

 mitigating shadowing, privacy, and overlooking.  
 
Transportation 
Pedestrian access to the site is available from existing sidewalks on Centre Street N, 30 Avenue 
NW and 31 Avenue NW.  Motor vehicle access to the site is available from the north-south rear 
lane along the western property line of the site. The site is well positioned with respect to the 
City’s Always Available for All Ages and Abilities (5A) pathway and bikeway network. To the 
east, 1 Street NE includes an on-street bikeway.  
 
The site is located adjacent to high quality transit service on Centre Street N. Several bus routes 
stop on Centre Street N at 28 Avenue North, including two BRT routes (bus rapid 
transit).  These include Route 3 (Sandstone / Elbow Drive), Route 109 (Harvest Hills Express), 
Route 300 (BRT Airport / City Centre), and Route 301 (BRT North / City Centre). The nearest 
planned station for the future Green Line LRT is located approximately 200 metres (a three-
minute walk) south of the site on Centre Street N at 28 Avenue NE. There are no on-street 
parking restrictions on the site.   
 
A Transportation Impact Assessment was not required as part of this application.  
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing  
Water, sanitary and storm services are available to the site. Details of site servicing, as well as 
appropriate stormwater management will be considered and reviewed as part of the 
development permit application. 
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

 
Growth Plan (2022)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009)  
The subject parcels are located within the Main Streets – Urban Main Street Area as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP 
policies encourage redevelopment and intensification around Urban Main Streets to make more 
efficient use of existing infrastructure, public amenities, and transit service. Apartments, mixed-
use developments and ground-oriented housing are encouraged. The proposed MU-1f3.7h23 
and MU-1f5.5h42 Districts would allow for an appropriate increase in residential density and 
building scale transition from the higher-activity Main Street to low-density areas. The 
opportunity for at-grade commercial can also contribute to providing continuous, active, 
transparent edges to the adjacent streets. The subject site is also situated in the Developed 
Residential - Inner City area where development should focus on intensification, supporting 
increased commercial development to provide retail and service uses in close proximity to 
residents, and encouraging at-grade retail to provide continuous, active, transparent edges to 
streets and public spaces.  The proposed land use amendment is in alignment 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 are being explored and encouraged through the development 
permit review. 
 
North Hill Communities Local Area Plan (Statutory – 2021)  
The North Hill Communities Local Area Plan (LAP) identifies the subject site as being part of the 
Neighbourhood Commercial urban form category (Map 3: Urban Form) with a Low building 
scale modifier (Map 4: Building Scale) in the northern portion of the site, which allows for up to 
six storeys; and a Mid building scale modifier in the southern portion of the site, which allows for 
up to 12 storeys. Development in Neighbourhood Commercial areas should support mixed-use 
development with street-facing commercial uses on the ground facing the higher activity street. 
The building scale policies in the LAP note that when adjacent parcels have different scale 
modifiers, development should provide an appropriate transition that considers the 
neighbourhood context. The proposed land use amendment is in alignment with the applicable 
LAP 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
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ll&ObjID=110720295&objAction=Download&lid=0&previousURL=func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
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Community Association Response 
 
 

2024 December 03 
 

 

The CA is generally supportive of higher density developments in close proximity to 
Centre Street as is the case with this proposal.  However the scale of this proposal is 
larger than what we would typically see at this location.  Most of our comments are 
more relevant at the DP stage but general comments are as follows: 
  

1.       We expect adequate parking for all of the units proposed.  People may have great 
intentions to use transit but ultimately cars will end up using already tight street parking. 

2.       The height of the allowable buildings may create shadow concerns from adjacent 
properties.  We would expect a study done on this with engagement with the adjacent 
owners.  The CA is generally sensitive to the concerns of adjacent property owners in these 
situations. 

3.       We would expect some kind of communal black/blue/green carts for these larger 
developments.  Numerous carts looks very disorganized as we have seen at similar 
developments. 

4.       Wish to see some type of protocol for exterior maintenance, appearance and 
landscaping.  Similar developments are often looking somewhat unkept and disorganized 
with no obligation of owners to arrange a condo board or combine efforts to cut grass or 
shovel snow, etc.  

5.       Wish to see quality architectural design with concrete steps and practical 
landscaping.  Stone or brick features are preferred as they are consistent with other 
developments approved on Centre Street and this would definitely add to a quality 
appearance. 

  
Arnie Brownlees 
Director, Tuxedo Park Community Association 
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BYLAW NUMBER 28D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0064/CPC2024-1317) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1317 / LOC2024-0064 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This application would change the current Land Use District 
from the Residential – Grade-Oriented Infill (R-CG) District and 
Direct Control (DC) District to Mixed Use – General (MU-
1f3.7h23) District and Mixed Use – General (MU-1f5.5h42) 
District. The proposed Districts would allow residential uses, 
commercial uses, or both uses in buildings that are up to 6 
storeys (on the north of the site) and 12 storeys (on the south 
of the site). 
 
This site is located on Centre Street NW, which is part of the 
Primary Transit Network, and ~200m from a future LRT Station 
(MDP, 2020, Map 2: Primary Transit Network). This application 
supports the visions of the Municipal Development Plan (MDP) 
and Calgary Transportation Plan (CTP), especially Council’s 
direction in the Municipal Development Plan’s Key Direction 3 
to “Direct land use change within a framework of nodes and 
corridors” (MDP, 2.2). 
 
This application aligns with the North Hill Communities Local 
Area Plan (LAP), which envisions the Neighborhood 
Commercial Urban Form Category and up to 6 storeys on the 
north part of the site and up to 12 storeys on the south part of 
the site (Low and Mid building scale modifiers, respectively) in 
this location. 
 
The MU-1 district allows “both residential uses and commercial 
uses ... at grade facing the commercial street” and “a mix of 
residential and commercial uses in the same building or in 
multiple buildings throughout an area” (LUB, 1365(1)). The 
LAP states that, “Neighbourhood Commercial areas are 
characterized by the widest range of commercial uses 
compared to other urban form categories. Buildings are 
oriented to the street with units that support commercial uses 
on the ground floor facing the higher activity street with a 
range of uses integrated behind or located above” (North Hill 
Communities LAP, 2.2.1.2). Therefore, the Land Use District 
aligns with the LAP’s Urban Form Category for this location. 

 



 



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 17, 2025

12:03:40 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Roxanna

Last name [required] Chow

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Redesignation for Tuxedo Park LOC2024-0064 Bylaw 28D2025

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1317 
Attachment 7

http://www.calgary.ca/agendaminutes


Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 17, 2025

12:03:40 PM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

My family recently moved to Tuxedo, within a city block of the proposed site. Street 
parking is already challenging for the area given the density. The proposal of the multi 
storey residential condo buildings sitting on commercial units poses an even larger 
challenge with the increased vehicle traffic. I am opposed to the number of stories pro-
posed for the mixed use buildings. Please reconsider the proposal with a smaller build-
ing/footprint for the area.  
Thank you for your time. 

   

CPC2024-1317 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 17, 2025

12:49:47 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Chan

Last name [required] Lam

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Feb 5, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters TUXEDO PARK LAND USE REDESIGNATION - LOC2024-0064 BYLAW 28D2025

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1317 
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http://www.calgary.ca/agendaminutes


Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 17, 2025

12:49:47 PM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

Dear City Planning Department, 
I am writing to formally express my concerns regarding the proposed construction of a 
large multi-storey building in close proximity to my residence. Having moved into this 
neighborhood in October 2024, I have grown to appreciate the tranquility and sense of 
community that defines our area. However, the planned development threatens to dis-
rupt this environment in several significant ways. 
Firstly, the influx of new residents will likely exacerbate parking issues in the area, as 
the limited public parking spaces become increasingly occupied. This situation will not 
only inconvenience current residents but also potentially lead to conflicts and 
increased traffic congestion. 
Secondly, the construction process and subsequent increase in population density will 
contribute to heightened noise levels, disrupting the peace that we currently enjoy. 
Noise pollution is a serious concern, particularly for those of us who work from home or 
have young children. 
Additionally, the safety and security of the neighborhood may be compromised by the 
addition of a large residential building. The increased foot traffic and presence of con-
struction workers may lead to potential security risks, making it imperative to consider 
these factors before proceeding with the development. 
Another significant concern is the potential increase in litter around the neighborhood. 
The presence of construction debris and an influx of new residents could lead to more 
litter, posing a risk to pets. I am particularly worried about my dog ingesting harmful 
materials, which could pose serious health risks. 
I respectfully request that the city reconsider or halt the proposed project to preserve 
the quality of life for existing residents. I believe that alternative locations or scaled-
down projects could be explored to balance development with the needs of the current 
community. 
Thank you for your attention to this matter. I look forward to your response and hope 
that our concerns will be addressed appropriately.

   

CPC2024-1317 
Attachment 7



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 27, 2025

2:31:40 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Stephanie

Last name [required] Nygren

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Redesignation LOC2024-0064 (Plan 2617AG, Block 59, Lots 1 to 10)

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1317 
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http://www.calgary.ca/agendaminutes


Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 27, 2025

2:31:40 PM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

I am addressing council today to oppose LOC2024-0064, the land use redesignation 
for the land located at 3103, 3105, 3111, 3115 and 3119 on Centre Street NW (Plan 
2617AG, Block 59, Lots 1 to 10) from Residential – Grade-Oriented Infill(R-CG) District 
and Direct Control (DC) District to Mixed Use – General (MU-1f3.7h23) District and 
Mixed Use – General (MU-1f5.5h42) District. I oppose the building height being pro-
posed in this land use redesignation as it is not in step with the charm of Tuxedo Park. 
The height of this development would be an egregious departure from any other build-
ing in the neighbourhood and surrounding neighbourhoods. It would infringe on the 
natural light and privacy of the blocks that surround it. In discussing with other neigh-
bours, I have not found any in favor of this proposed land use change due to the height 
of the building. 
 
Perhaps the biggest problem with a building of this height is the lack of amenities in the 
neighbourhood (no gyms, no swimming pool, no convenience stores, scant restau-
rants, small BRT platform) and no Green Line for the foreseeable future. According to 
the developer, there are no affordable units or green building initiatives planned for this 
development, making it hard to justify this kind of density, that would put a dispropor-
tionate burden on the residents of the block.  
 
I think at the very least, this development should be put on pause until we have a 
better picture of when the Green Line will be coming North on Centre Street and 
henceforth attract the amenities needed for a building of this size. 
 
As a side note: Public engagement by the developer has been negligible; notifying only 
4 adjacent residences of one public information night where the purpose and location 
of the meeting were unclear on the invitation. From that meeting, they held one, small 
information session on zoom. Many of our neighbours do not have access to this tech-
nology. As a Calgarian I think developers should be required to do better when engag-
ing the citizens their projects affect. 

   

CPC2024-1317 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 27, 2025

4:44:55 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Steve

Last name [required] Murray

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land use redesignation - LOC2024-0064

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1317 
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ATTACHMENT_01_FILENAME Land use redesignation - LOC2024-0064.docx

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

   

CPC2024-1317 
Attachment 7



Date: January 27, 2025 
RE: LOC2024-0064 
 
Dear Members of the City Council, 

I am writing to express my deep concerns regarding the proposed change in land use designation 
for LOC2024-0064, located at 3103 Centre St. NW in Tuxedo Park. As a long-time resident of this 
neighborhood, I have serious reservations about the potential impact this change will have on our 
community. 

First, the development of a building that is both larger and taller than current zoning regulations 
allow would significantly alter the character of our neighborhood. Our area is comprised exclusively 
of low- to mid-rise buildings (at most five to six stories in height), and a sudden increase in the 
height and scale of a new construction project would be out of place. The proposed development, if 
approved, would represent the tallest building north of the downtown core along Centre St. This 
change does not align with the established aesthetic and identity of our neighborhood.  

Secondly, I am particularly concerned about the increase in traffic that this development would 
generate. The current infrastructure is not equipped to handle a large influx of vehicles and 
residents. I have personally witnessed several collisions and close calls at the intersections of 
Centre St and 30th to 32nd Avenues, and this additional traffic will increase my concern. Adding 
more residents and businesses without addressing these critical traffic issues will likely lead to 
gridlock, delays, and potential safety hazards, making our streets less pedestrian-friendly and more 
dangerous. 

Additionally, there is a very real concern about the potential reduction in property values that could 
result from this proposed development. If this development is allowed to proceed, the looming 
presence of an oversized building will likely diminish the appeal of our neighborhood. The loss of 
sunlight, diminished views, and overall change in the area’s character will reduce the attractiveness 
of living here. I fear this could impact property values for homeowners like myself, undermining 
what we have invested in our community. 

Another significant concern is the disruption caused by construction activities. Large-scale 
projects inevitably bring noise, dust, traffic disruptions, and long timelines for completion. The 
construction process could severely affect the daily lives of current residents for an extended 
period of time, and I urge the City Council to carefully consider how these inconveniences will be 
mitigated. 

I urge the City Council to reconsider the proposed change in land use designation. I ask that you 
take into account the concerns of those of us who live in the affected area. It is important to 
preserve the integrity of our neighborhood, ensuring it remains a place where families can live, 
work, and play in a safe, welcoming environment. 

Thank you for your time and attention to this matter. I trust that you will carefully weigh these 
concerns before making any decisions.  

Sincerely, 
Tuxedo Park Resident 

CPC2024-1317 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 27, 2025

7:44:54 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Blake

Last name [required] Haug

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Redesignation, Tuxedo Park, LOC2024-0064, Bylaw 28D2025

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1317 
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http://www.calgary.ca/agendaminutes
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ATTACHMENT_01_FILENAME Property Development.pdf

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

   

CPC2024-1317 
Attachment 7



My wife and I live on 31st ave NW and we have concerns and reservations regarding the proposed 12 

story and 6 story development (Tuxedo Park, LOC2024-0064) on 30th Ave NW and 31st Ave NW along 

Center street.  

1. Parking 

a. The area immediately surrounding the development (30th ave and 31st ave, and on both 

avenues from 1st st NE to 1st st NW) will not be able to support the parking needs if this 

development goes through. See photos below illustrating the lack of parking available.  

b. The developer needs to supply enough parking on the development location to 

accommodate all the parking needs for the residents living in the development.  

c. The chaos of residents fighting over parking can be avoided if the developers supply 

their own on-site parking.  

d. We understand that we can apply for parking permits once a large ‘parking generator’ 

has been established, without 100% on site parking coverage for this development, this 

will become a parking generator. Why should the residents have to cover the costs of 

parking permits when the developer can include 100% parking coverage within the 

development itself? 

 

2. Green Line 

a. This project was proposed when the green line was going to come up Center street. It is 

no longer coming up Center Street, and therefore we do not believe a 6 story and 12 

story building is necessary.  

3. Development 

a. During a zoom call meeting with Hive Development, the residents asked if the developer 

can work with us and reduce the height of the building down to 4 story’s. The Hive 

Development team said ‘no one is building under 6 storey’s’. When we look around our 

community, within a 1 km radius, no one is building over 4 storey’s.  

b. The Hive Developers used an example of other successful high rises in Calgary in 

Bridgeland called the Dominion, they failed to recognize that the Dominion high rise is in 

close proximity to the Bridgeland station and downtown. These 2 developments cannot 

be compared to one another, and the proposed development at Tuxedo is not suitable.  

 

We sincerely hope you take into consideration the community of Tuxedo Park, and our desire to have a 

reasonable outcome.  

 

Blake and Angela Haug 
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Photo taken on 30th Ave and Centre Street looking east. 

Only 2 parking spots available along 31st ave from Center Street to First St NE 
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Photo taken on 30th Ave and Centre Street looking west. 

Only 2 parking spots available along 31st ave from Center Street to First St NW. 
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Photo taken on 31st Ave and Centre Street looking east. 

Approximately 6 parking spots available along 31st ave from Center Street to First St NE. 
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Photo taken on 31st Ave and Centre Street looking west. 

Approximately 12 parking spots available along 31st ave from Center Street to First St NW. 

 

CPC2024-1317 
Attachment 7



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 27, 2025

8:35:12 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Herbert

Last name [required] Au

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Redesignation Tuxedo Park LOC2024-0064 Bylaw 28D2025 to Mixed Use 

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1317 
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8:35:12 PM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 27, 2025

8:36:20 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Rheallyn

Last name [required] Fuentes

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Redesignation Tuxedo Park LOC2024-0064 Bylaw 28D2025 to Mixed Use 

Are you in favour or opposition of 
the issue? [required] In opposition
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Jan 27, 2025
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ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 27, 2025

8:40:09 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Bianca

Last name [required] Maters

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land use redesignation, Tuxedo Park

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1317 
Attachment 7

http://www.calgary.ca/agendaminutes


Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 27, 2025

8:40:09 PM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

I am writing to express my extreme concerns over the plan to amend the land use des-
tination in Tuxedo park (LOC2024-0064).  I have lived in Tuxedo Park for over 15 
years and I love my community. I understand the severity of the housing crisis in Cal-
gary and I can appreciate that Centre street is an urban main street, but Tuxedo Park 
is a small, close knit and unique community. A project of this scale has serious implica-
tions to our community. Most of the houses in this neighbourhood are low profile older 
houses and recently, duplexes and fourplexes. This combination of mixed housing has 
created a vibrant and varied community. Residents in both older and newer homes in 
the area have embraced the "personal" feel of this neighbourhood with wonderful gar-
dens, strong resident friendships and well attended community events in our small 
community centre. A significant amount of money was recently spent rebuilding our 
playground and flood mitigation. A 6-12 story apartment building is out of place, mon-
strous in the shadow it creates (especially over our small, older properties) and will 
create parking problems in a neighbourhood that already has parking problems. No 
matter how modern, this building does not fit the feel of this historic urban community. 
Recently there is even talk about preserving the 1920's school building along 27th 
avenue and 1st Street NE because of it's historical significance. If this project must go 
ahead, I highly urge the developers to construct a building with less than 6 stories. I 
have young family and chose Tuxedo park because of it's strong community ties and 
the love of our backyard. A 12 story building would look directly into our backyard and 
essentially eliminate our privacy and feeling of safety. The entire feel of the neighbour-
hood will change drastically with this project. Additionally, the land use designation 
amendment was originally proposed to work in conjunction with the developing Green 
LRT line. Seeing as this transit project has been put on hold, it makes no sense to con-
tinue forcing Centre street to become a public transit driven high density housing area. 
Given the current state of public transit along this route, there would be no reason to 
suggest that large numbers of people would flock to live in high rise buildings in this 
area without a green line. Thank you for your consideration in addressing the serious 
concerns of the community, We urge you to reject the amendment of the land use 
designation. 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 28, 2025

10:46:34 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Madeleine

Last name [required] Mangels

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Rezoning LOC2024-0064

Are you in favour or opposition of 
the issue? [required] In opposition
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 28, 2025

10:46:34 AM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 28, 2025

12:05:54 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Grayham 

Last name [required] Gardiner

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Redesignation - Tuxedo Park

Are you in favour or opposition of 
the issue? [required] In opposition
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 28, 2025

12:05:54 AM

ATTACHMENT_01_FILENAME Gardiner Public Submission for Council Mtg Feb 4.docx

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

Please see / read my uploaded Word Doc file (Gardiner Public Submission for Council 
Mtg Feb 4.docx). Thank you. GG
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Public Submission to City Clerk’s Office 

Council Meeting - Tuesday, February 4th  

RE: Land Use Redesignation - Tuxedo Park (Centre St / 30 Ave) 

 

Dear City Council,  

I am writing to you as a very concerned resident of Tuxedo Park voicing the concerns of 
myself, my family and my neighbors regarding the proposed development on Centre Street. 
I live nearby, directly across Centre Street from the proposed site.     

The issues with this proposed development are many. 

I understand the need for additional housing in Calgary, but the location for this 
development just does not fit. Within the communities of Tuxedo Park (to the east) and 
Mount Pleasant (to the west), there are no buildings higher than 6 storeys, and those that 
are, are within shopping / commercial areas already.  

Furthermore, with no Green line LRT track and station in the area anytime soon, there is no 
real, valid point or reason for this high density housing without transit support.  

The proposed building is directly beside small, family houses on all sides which would lead 
to several specific issues for them and surrounding residents on both sides of Centre 
Street: 

1) Privacy - the 12 storey building would be directly looking into my and my neighbors' back 
yards. This will put the privacy of my family at risk, and we certainly enjoy living in a quiet, 
unobtrusive neighborhood. It is very bizarre and weird to think there could be a high rise 
there, mere metres from families with small children and open backyards. 

2) Shading - I live directly east of the location across Centre Street between 30 and 31 
Avenues, and I estimate a general loss of 3-4 hours of sunlight in each afternoon / evening. 
All houses around the location to the east and west would suffer with this shading, 
affecting quality of life, and growing conditions in our backyards.    

3) Street Parking - with (150?) units less than 200 feet from my property, and virtually next 
door to others, we are very worried about inevitably losing out on the ability to park in front 
of our own houses. (150?) units with only 0.6 parking spots allocated per unit will 
absolutely lead to dozens of cars looking for spots in the community, causing additional 
headaches and traffic. This will be amplified again, by the lack of Green line LRT support, 
which was one of the only valid reasons for this project. This project would completely 
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change the overall feeling of the community and what the current residents enjoy about 
Tuxedo Park.  

City Council, as a long time resident of Tuxedo Park, me and my family love this 
community. It is quiet, quickly gaining more family residents who are moving in, and the 
residents enjoy the lack of unnecessarily tall buildings directly adjacent to the local, small 
houses.  

I am not against higher density building within the inner city, but THIS IS NOT THE 
APPROPRIATE LOCATION for a 12 STOREY BUILDING. 

I politely and considerately urge you to hear these concerns and block this development on 
this location. A more appropriate housing unit would be one of SIX or fewer storeys , which 
would fit the community and have far less outrage and disruption.  

Thank you very much for your time in reading this message and I hope you can consider my 
position on this matter.  

A very loyal and concerned Tuxedo Park and Ward 7 resident,  

Grayham Gardiner  
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 28, 2025

7:07:45 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Kent

Last name [required] Macrae

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Redesignation - Tuxedo Park LOC2024-0064

Are you in favour or opposition of 
the issue? [required] In opposition
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 28, 2025

7:07:45 AM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

Thank you for considering my comments regarding the proposed development in the 
3100 block of Centre St NW.  The proposed development will only have a negative 
impact on a community whose resources are already stretched.  To begin, the building 
will not have adequate parking to handle the additional residents that would be intro-
duced to the area.  The 0.7 parking spots per unit will result in congestion on streets 
that are already filled to capacity with the current residents.  At the current time, we are 
already experiencing excessive traffic, and excessive traffic speeds on our streets in 
the area, and this development would only aggravate the condition.  Further to this, the 
postponement of additional transit services to the area due to the postponement of the 
Green Line project on Centre street will not provide any relief from the already over 
worked bus lines that currently run. 
 
Compounding the problem is the current commercial occupants of the block routinely 
restrict access to both the alleyway adjacent to Centre street, and the driving lanes of 
30 ave NW - typically during afternoon rush hour.  This lack of respect for residents in 
the area will, unfortunately, be continued during the construction process, and I have 
no assurances that the developers will be "good neighbors" and control their trades in 
such a way that will minimize the impact on the surrounding blocks.   
 
In short, the developers are seeking to build something that will not enhance our neigh-
borhood in the slightest, add traffic, and increase population density in a price point 
that is of no value to Calgarians who need housing.  
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Approval: W. Koo  concurs with this report.  Author: Q. Adebayo 

City Clerks: J. Booth / K. Picketts 

Item # 7.2.15 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1274 

2025 January 09 Page 1 of 4 

 

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. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 
JANUARY 9: 

That Council give three readings to Proposed Bylaw 34D2025 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 
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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 
(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 

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

 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. 
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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. 
 
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 
5. Proposed Bylaw 34D2025 
6. CPC Member Comments 
7. Public Submissions 
 
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
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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 
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Applicant Outreach Summary 
 
2024 October 23 
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Community Association Response 
 

 



CPC2024-1274 

Attachment 4 

CPC2024-1274 Attachment 4  Page 2 of 2 
ISC:UNRESTRICTED 

 



 
 CPC2024-1274 
  ATTACHMENT 5 

BYLAW NUMBER 34D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0163/CPC2024-1274) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
 



 
 AMENDMENT LOC2024-0163/CPC2024-1274 
 BYLAW NUMBER 34D2025 

Page 2 of 3 

 
SCHEDULE A 
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 BYLAW NUMBER 34D2025 

Page 3 of 3 

 
SCHEDULE B 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1274 / LOC2024-0163 
heard at Calgary Planning Commission  

Meeting 2025 January 09 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 The current Direct Control (DC) District is based on the Mixed 
Use – General (MU-1) District with a maximum density of 165 
units per hectare (889 units on this site), a maximum Floor 
Area Ratio (FAR) of 1.6, and three maximum heights: 20m, 
25m, and 32m (about 4-9 storeys). 
 
The proposed Mixed Use – General (MU-1f3.0h32) District 
would remove the maximum density, increase the FAR to 3.0, 
and set a consistent maximum height of 32m across the site.  
 
This site is within a Major Activity Centre, ~180m from Mount 
Royal University, ~350m from a MAX BRT Station (which 
serves the MAX Yellow and MAX Teal Routes), and is located 
on Richard Road SW and Mount Royal Gate SW, both of 
which are part of the Primary Transit Network (MDP, 2020, 
Map 1: Urban Structure and Map 2: Primary Transit Network). 
This application supports the visions of the Municipal 
Development Plan (MDP) and Calgary Transportation Plan 
(CTP), especially Council’s direction in the Municipal 
Development Plan’s Key Direction 3 to “Direct land use 
change within a framework of nodes and corridors” (MDP, 2.2). 
 
The Revised Currie CFB West Master Plan shows this as 
being part of the Mixed Use Commercial and Policy Area A 
land use classification, which supports the MU-1f3.0h32 
District, but does not give any direction or limit on the height at 
this location. 
 
With all of those details about the location and the lack of 
policy direction about the height, a 12-storey height (~40-42m) 
would have also been appropriate at this location. 

Commissioner 
Montgomery 

Reasons for Approval 

 Encourage appropriate high transition from adjacent land uses. 

 Logical location for increased density due to lack of retail in the 
area and access to Crowchild Trail and Glenmore Trail. 
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FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Leanne

Last name [required] Ellis

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters LOC2024-0163

Are you in favour or opposition of 
the issue? [required] In opposition
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ATTACHMENT_01_FILENAME RPCA Opposition to LOC2024-0163 for Council.pdf

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

We are opposed to this land use redesignation.  Please see our letter attached.  
Thank-you.
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Rutland Park Community Association 
3130 40 Avenue SW  

Calgary AB T3E6W9  
 

January 25, 2025 

To: Calgary City Council 

Re:  Opposition to LOC 2024-0163 - 5116 RICHARD RD SW 
 
We are opposed to the land use redesignation at 5116 Richard Rd SW from the existing DC site to an 
MU-1 site with an FAR of 3.  This change will effectively double the 891 dwelling units that are 
currently permitted on this site, to almost 1700 dwelling units.  This site is already designated to 
accommodate mixed use residential and commercial uses that are street oriented. We had 
previously supported a land use redesignation on this site to accommodate mixed use with a density 
cap of 891 dwelling units.  The intent was to build medium density in the Atco Lands as a 
complement to Garrison Green, and focus high density in Currie Barracks, as per the CFB West 
Master Plan directive.   
 
The goal of the new application is really to increase the residential density and increase the 
permitted height across the entire site.  The applicant specifically references removing the density 
modifier.  They have also indicated to us that their intent is to reduce the size of the units so more 
units can be added.  This application will significantly reduce the number of “missing middle” units 
that will be provided on this site.  We supported the previous land use redesignation to the current 
DC site because it helped build community, and the larger units would accommodate families.  The 
new application will likely create university dormitories, not the University District type area we 
feel is needed. 
 
The existing land use modifier(s) and site restrictions were carefully considered during the 2019 land 
use amendment to make sure that the site would fit within the density maximums of the CFB West 
Master Plan as a whole.  We supported that application and believe that the existing DC land use is 
appropriate and would contribute to the greater community.  The intent of that application was to 
provide larger, family oriented/missing middle units.  The existing land use was achieved after 
extensive engagement with the community and residents, and was supported by most.  Residents 
are looking for amenities and walkable spaces, not just dense residential neighbourhoods.   
 
We had asked the developer to reach out to us to see if there were changes that could be made to 
the existing DC site which would allow some flexibility without doubling the density.  They have 
indicated their intent is to go ahead with this application. 
 
We believe that doubling the density and changing the height modifiers on this site will cause issues 
for current residents in Garrison Green, especially since we have already supported an application 
for  higher density on the adjacent lot on Peacekeepers Way which is closer to Crowchild Trail. We 
are opposed to this application because of the additional density impact both on current residents 
and to the CFB West planning area as well.  
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We supported a density increase to this property in 2019 (to allow for 891 residential units), and 
have supported higher density on the adjacent site closer to Crowchild Trail. (As there is less and less 
interest in commercial space, we may also see land use redesignations in the West Mount Corporate 
Campus area for residential buildings where there are currently large parking lots.)  We need to view 
all of these sites within the framework of the CFB West Master Plan, taking into account the impact 
these changes will have going forward.  
 
We have not received any updates with regards to density since the approval of the CFB West 
Master Plan amendments and would like to know where we are at relative to the density targets. 
This update needs to include what has been built, what is already approved and ready to build, and 
what is proposed for the yet undeveloped DC sites.  The 2019 changes to this particular site, and the 
adjacent site on Peacekeepers Way, were never factored into the CFB West amendments or density 
totals; neither was the additional density for the Richmond Green development. 
 
 
There are definite benefits to keeping the existing land use rather than redesignating the site to 
simply MU-1 with modifiers. While both the existing and the new land use have the same parking 
requirements, the new land use would allow for about 800 additional dwelling units. It would also 
allow for approximately 10 storey buildings anywhere on the site (rather than lower heights near 
existing development). Residents would also lose the benefit of being able to fight the developer to 
uphold the vision of the earlier engagement (which was to create a walkable mixed use community 
space). With simply an MU-1 land use, there is no requirement for the developer to build anything 
other than residential units on the site, with no maximum density per se.  (We are seeing MU-1 
applications being submitted as residential rentals only, with no street oriented retail space, even on 
17th Ave and 37 St Main Streets.)   
 
We believe the existing land use for the site is appropriate and are opposed to the new application 
LOC 2024-0163 for the reasons we have indicated.  
 
Furthermore, we would like to see the City pushing developers to develop sites shortly after a land 

use redesignation to avoid developers sitting on sites and waiting to do further upzoning several  

years down the road when they deem it to be more profitable.  This practice is definitely 

contributing to our housing crisis and needs to be strongly discouraged. 

Thank-you for your time and consideration. 

Sincerely, 

 

Leanne Ellis 

Executive VP and Development and Traffic 

 On Behalf of the Rutland Park Community Association 
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FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Heather

Last name [required] Wilson

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2024

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land use redesignation - LOC2024-0163

Are you in favour or opposition of 
the issue? [required] In opposition
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ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

Would like to express opposition to this land use designation, due to insufficient park-
ing plans and significant density for the existing area in conflict with the existing master 
community plan.
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FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Paije

Last name [required] McGrath

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land use redesignation - LOC2024-0163

Are you in favour or opposition of 
the issue? [required] In opposition
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 28, 2025

11:45:11 AM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

This change will effectively double the 891 dwelling units that are currently permitted 
on this site, to almost 1700 dwelling units.  This site is already designated to  
accommodate mixed use residential and commercial uses that are street oriented. The 
intent was to build medium density in the Atco Lands as a complement to Garrison 
Green, and focus high density in Currie Barracks, as per the CFB West Master Plan 
directive. The proposed change is contrary to the CFB West Master Plan.  
 
 This application will significantly reduce the number of “missing middle” units that will 
be provided on this site compared to the the previous land use redesignation to the 
current DC site. The previous land use redesignation will help build community, and 
the larger units would accommodate families.  The new application will likely create 
university dormitories, not the University District type area that would be more inclusive 
for all compositions of households that is appropriate and better aligned with the spirit 
of inclusion and belonging. 
 
Residents are looking for amenities and walkable spaces, not just dense residential 
neighbourhoods.With simply an MU-1 land use, there is no requirement for the devel-
oper to build anything other than residential units on the site, with no maximum density 
per se. I am opposed to this application because of the additional density impact both 
on current residents and to the CFB West planning area as well.  
 
I believe the existing land use for the site is appropriate and better reflects the City of 
Calgary's master plan and objectives for building thriving communities. I am opposed 
to the new application LOC 2024-0163 for the reasons indicated. 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 28, 2025

11:47:58 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Keith

Last name [required] Muyres

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land use redesignation - LOC2024-0163

Are you in favour or opposition of 
the issue? [required] In opposition
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 28, 2025

11:47:58 AM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

This change will effectively double the 891 dwelling units that are currently permitted 
on this site, to almost 1700 dwelling units.  This site is already designated to accommo-
date mixed use residential and commercial uses that are street oriented. The intent 
was to build medium density in the Atco Lands as a complement to Garrison Green, 
and focus high density in Currie Barracks, as per the CFB West Master Plan directive. 
The proposed change is contrary to the CFB West Master Plan.  
 
 This application will significantly reduce the number of “missing middle” units that will 
be provided on this site compared to the previous land use redesignation to the current 
DC site. The previous land use redesignation will help build community, and the larger 
units would accommodate families.  The new application will likely create university 
dormitories, not the University District type area that would be more inclusive for all 
compositions of households that is appropriate and better aligned with the spirit of 
inclusion and belonging. 
 
Residents are looking for amenities and walkable spaces, not just dense residential 
neighbourhoods. With simply an MU-1 land use, there is no requirement for the devel-
oper to build anything other than residential units on the site, with no maximum density 
per se. I am opposed to this application because of the additional density impact both 
on current residents and to the CFB West planning area as well.  
I believe the existing land use for the site is appropriate and better reflects the City of 
Calgary's master plan and objectives for building thriving communities. I am opposed 
to the new application LOC 2024-0163 for the reasons indicated. 
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Policy and Land Use Amendment in Cliff Bungalow (Ward 8) at 608 – 22 Avenue 
SW, LOC2024-0220 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission recommend that Council: 
 

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

 
2. Give three readings to the proposed bylaw for the redesignation of 0.03 hectares (0.06 

acres) located at 608 – 22 Avenue SW (Plan 2112AC, Block K, Lot 24) from Multi-
Residential – Contextual Grade-Oriented (M-CGd72) District to Multi-Residential – 
Contextual Medium Profile (M-C2) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 
 
That Council: 

1. Give three readings to Proposed Bylaw 10P2025 for amendments to the Cliff Bungalow 
Area Redevelopment Plan (Attachment 2); and 

2. Give three readings to Proposed Bylaw 22D2025 for the redesignation of 0.03 hectares 
(0.06 acres) located at 608 – 22 Avenue SW (Plan 2112AC, Block K, Lot 24) from Multi-
Residential – Contextual Grade-Oriented (M-CGd72) District to Multi-Residential – 
Contextual Medium Profile (M-C2) District. 

 
Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2024 
November 28: 

“The following documents were distributed with respect to Report CPC2024-1160: 

 A letter from the Cliff Bungalow-Mission Community Association; and 
 A presentation entitled "LOC2024-0220 / CPC2024-1160 Policy and Land Use 

Amendment". 
 

… 
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Moved by Commissioner Hawryluk 
 

That with respect to Report CPC2024-1160, the following be approved: 
 
That Calgary Planning Commission receive the additional letter from the Cliff Bungalow-Mission 
Community Association for the Corporate Record. 
 

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

Against: 
(3) 

Commissioner Pollen, Councillor Dhaliwal, and Commissioner Gordon 

  

 
MOTION CARRIED” 

 
HIGHLIGHTS 

 This land use amendment seeks to redesignate the subject site to the Multi-Residential – 
Contextual Medium Profile (M-C2) District to accommodate a Multi-Residential 
Development.  

 This proposal aligns with the applicable policies of the Municipal Development Plan 
(MDP). 

 What does this mean to Calgarians? The proposed M-C2 District would allow for greater 
housing choice within the community and more efficient use of existing infrastructure and 
nearby amenities.  

 Why does it matter? The proposed M-C2 District would allow for more housing options 
that may better accommodate the evolving needs of different age groups, lifestyles and 
demographics.  

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

 There is no previous Council direction related to this proposal.  
 
DISCUSSION  
This application, in the southwest community of Cliff Bungalow was submitted by Riddell 
Kurczaba Architecture on behalf of the landowner, Trafalgar Investment Ltd. (Rick Pauloski) on 
2024 September 4. No development permit has been submitted at this time; however, as noted 
in the Applicant Submission (Attachment 3), their intent is to develop a new multi-residential 
building on the subject site, 608 – 22 Avenue SW, and the adjacent parcel, 602 – 22 Avenue 
SW.  
 
The 0.03 hectare (0.06 acre) site is located on 22 Avenue SW, midblock between 5 Street SW 
and Cliff Street SW. The 4 Street SW Main Street area is located approximately 220 metres (a 
three-minute walk) east of the subject site. The site is currently developed with a single 
detached home with vehicle access provided from the rear lane. No development permit has 
been submitted at this time, however consolidating the subject site with the adjacent corner 
parcel will allow for a total of 21 units across both parcels or five units on the subject parcel 
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specifically. The maximum allowable density would be 210 units per hectare based on the 
policies of the Cliff Bungalow ARP Medium Density typology.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed policy and land use amendment application, the applicant 
was encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with 
the public/interested parties and respective community association was appropriate. In 
response the applicant attended a Cliff Bungalow-Mission Community Association (CA) 
meeting, delivered an information letter to surrounding neighbours and contacted the Ward 8 
Office.  
 
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 six letters of opposition from the public. The letters of opposition 
included the following areas of concern: 
 

 loss of single family and heritage homes; 

 increased height and shadowing; and 

 increased parking and traffic issues. 
 
The Cliff Bungalow-Mission CA submitted a letter of opposition on 2024 October 14 citing 
concerns around context (setbacks, stepbacks and height) and historic conservation.   
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The M-C2 District allows for varied building height 
and front setback areas in a manner that reflects the immediate context and these details will be 
reviewed and determined at the development permit stage. Neither the subject site nor the 
adjacent corner parcel are on Heritage Calgary’s Inventory of Evaluated Historic Resources.  
 
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.  
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0220
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IMPLICATIONS  
 
Social 
The proposed application enables the continuation of development in the community of Cliff 
Bungalow in a way that is respectful of the surrounding context.   
 
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 permit stages.  
 
Economic 
The proposed policy and land use amendment would enable creation of new dwelling units in 
the inner city that would provide increased housing opportunities, support local businesses and 
increase transit ridership.  
 
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 Bylaw 10P2025 
3. Applicant Submission 
4. Applicant Outreach Summary  
5. Community Association Response 
6. Proposed Bylaw 22D2025 
7. Additional Community Association Response 
8. CPC Member Comments 
9. Public Submissions 
 
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 Cliff Bungalow, midblock on 22 
Avenue SW between 5 Street SW and Cliff Street SW. The site is approximately 0.03 hectares 
(0.06 acres) in area, has dimensions of 34 metres by 8 metres, and is currently developed with 
a single detached dwelling accessed by a rear lane.  
 
Surrounding development is characterized by multi-residential and single detached homes. The 
subject site and surrounding area is designated Multi-Residential – Contextual Grade-Oriented 
(M-CGd72) District which allows a maximum height of 12 metres and a maximum density of 72 
units per hectare. The land directly east of the subject site is designated Multi-Residential – 
Contextual Medium Profile (M-C2) District. 
 
The subject site is located roughly 220 metres (a three-minute walk) west of the 4 Street SW 
Neighbourhood Main Street area. The site is well served by transit, with three routes stopping 
250 metres (a four-minute walk) east of the site on 4 Street SW.  
 
As outlined in the Applicant Submission (Attachment 3), the applicant intends to consolidate the 
subject site with the existing M-C2 lands to the east (602 – 22 Avenue SW, which is currently 
developed with a six-unit residential complex) to construct a new apartment building.  
 

Community Peak Population Table  

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

Cliff Bungalow 

Peak Population Year 1982 

Peak Population 2,219 

2019 Current Population 1,895 

Difference in Population (Number) - 324 

Difference in Population (Percent) - 14.6% 
Source: The City of Calgary 2019 Civic Census 

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

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

 
None. 

 
Planning Evaluation 
 
Land Use  
The existing M-CGd72 District allows for grade-oriented multi-residential development and is 
intended to be in close proximity or adjacent to low density development. The M-CGd72 District 
allows for a maximum building height of 12 metres. The maximum density is 72 units per 
hectare (or two units for the subject site).  
 
The proposed M-C2 District accommodates multi-residential development and allows for varied 
building height and front setback areas in a manner that reflects the immediate context and is 
intended to be in close proximity, or adjacent to, low density residential development. The M-C2 
District provides outdoor space for social interaction and also provides landscaping to 
compliment the design of the development. The M-C2 District allows for a maximum floor area 
ratio of 2.5 and a maximum building height of 16.0 metres (approximately four storeys).  
 
There is no maximum density for the M-C2 District, however the proposed amendment to the 
Cliff Bungalow ARP to indicate the subject site as ‘Medium Density’ would enable a maximum of 
five units to be achieved on the subject site. As noted in the Applicant Submission (Attachment 
3), the intent is to comprehensively develop this parcel with the adjacent parcel to the east, 
which is already designated M-C2 District. Once the subject site is consolidated with 602 – 22 
Avenue SW, a future development could be built to a maximum height of 16 metres given the 
M-C2 District rules. A maximum of 21 total units could be achieved if the subject site and 602 – 
22 Avenue SW are consolidated for a comprehensive development. This represents a maximum 
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density of 210 units per hectare based on the policies of the Cliff Bungalow ARP Medium 
Density typology.  
 
Development and Site Design  
If this policy amendment and land use redesignation are approved by Council, the rules of the 
proposed M-C2 District would provide guidance for the future redevelopment of the site 
including appropriate uses, building height and massing, landscaping and parking. Other key 
factors that will be considered during the review of the development permit application include 
the following:  
 

 ensuring an engaging built interface along 22 Avenue SW; 

 mitigating shadowing, overlooking and privacy concerns; 

 appropriate amenity space for the residents; and 

 interface with the lane. 
 
Transportation  
The site is accessed via an existing sidewalk on 22 Avenue SW and is well served by Calgary 
Transit. Bus stops for Route 3 (Sandstone/Elbow Drive) and Route 17 (Renfrew/Ramsay) are 
located within 225 metres (a three-minute walk). Additional bus stops for Route 6 (Killarney/26 
Avenue) and Route 7 (Marda Loop) are located 550 metres (a nine-minute walk) from the 
subject parcel. 
 
Vehicular access will be via the lane. The site is located within the Residential Parking Permit 
Zone “J”, and parking adjacent to the site is restricted to permit holders 24 hours per day and 
seven days per week. 
 
Upon future redevelopment, all pedestrian infrastructure, access design, parking and loading 
shall be to the satisfaction of Development Engineering. Improvements to the public realm, 
including sidewalk widening, will be required at the expense of the developer. 
 
Environmental Site Considerations 
No environmental concerns were noted for this site. 
 
Utilities and Servicing  
Water storm and sanitary sewers are available to service this site. A sanitary servicing study will 
be required with development permit application. The proposed development is within the 1:100 
Overland flow area and will be subject to the Land Use Bylaw Part 3, Division 3. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of 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 and policy amendment builds on the 
principles of the GP by promoting efficient use of land and regional infrastructure, and 
establishing strong, sustainable communities.  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
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Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City area as defined on Map 
1: Urban Structure of the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit and delivers small 
incremental benefits to climate resilience. The proposed policy and land use amendment aligns 
with the policy direction 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.  
 
Cliff Bungalow Area Redevelopment Plan (Statutory – 1993) 
The Cliff Bungalow Area Redevelopment Plan (ARP) identifies the subject site as ‘Conservation 
and Infill’ on Figure 3 (Land Use Policy Areas). An amendment to this statutory plan is required 
to change the applicable land use policy for the site from ‘Conservation and Infill’ to ‘Medium 
Density’. The proposed amendment aligns with the MDP’s direction for modest intensification of 
inner city communities.  
 
West Elbow Communities Local Area Plan (LAP) 
This site is located in Area 2/3 of the West Elbow Communities LAP, which includes Cliff 
Bungalow and surrounding communities. Administration is currently developing the West Elbow 
Communities Local Area Plan project. Planning applications are being accepted for processing 
while the project is in progress; however, applications are reviewed using existing legislation 
and Council approved policy only, including the existing Cliff Bungalow ARP.  

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=VTTrAcrTqgN&msgAction=Download
https://engage.calgary.ca/westelbowplan
https://engage.calgary.ca/westelbowplan
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BYLAW NUMBER 10P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE CLIFF BUNGALOW AREA 

REDEVELOPMENT PLAN BYLAW 2P93 
(LOC2024-0220/CPC2024-1160) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Cliff Bungalow Area Redevelopment Plan Bylaw 
2P93, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Cliff Bungalow Area Redevelopment Plan attached to and forming part of Bylaw 

2P93, as amended, is hereby further amended as follows: 
  

(a) Amend Figure 3 entitled ‘Land Use Policy Areas’ by changing 0.03 hectares ± 
(0.06 acres ±) located at 608 – 22 Avenue SW (Plan 2112AC, Block K, Lot 24) 
from ‘Conservation and Infill’ to ‘Medium Density’ as generally illustrated in the 
sketch below: 

 

 



 
BYLAW NUMBER 10P2025 

Page 2 of 2 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Applicant Submission 
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Applicant Outreach Summary 
 
2024 September 4 
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Received: October 14, 2024 

 

Hi Jennifer, 

Further comments expanding on the CBMCA's opposition. We will have a formal comment ready for CPC 
hearing; please advise on approximate dates.  

1) the height relaxation of a land use change to MC-2 comes at the expense of the contextual height 
limits that are immensely important to the integrity of the historical conservation area. A height 
relaxation has adverse impacts on the streetscape, historical integrity of the conservation area, and 
surrounding neighbors (who have the implicit right of regulatory certainty over the heights of nearby 
developments given their parcels' location within the historical conservation area).  

2) the step-back relaxation implied by MC-2 relative to the west property line come with adverse 
impacts relative to the parcel to the west. Again, the immediate neighbors have the implicit right of 
regulatory certainty over contextual setbacks given their location within a historical conservation area 
where adherence to setbacks, setbacks, height and architectural guidelines are core tenets of parcel 
development within the historical conservation area. 

3) the CBMCA is not opposed to a multifamily apartment style development for these tow parcels in the 
historical conservation area, but it will likey require a DC zoning district that has clear modifiers limiting 
height, setbacks and step-backs that better aligns to the historical conservation area of Cliff Bungalow. 
The MC-2 district is not sufficient in this regard.  
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BYLAW NUMBER 22D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0220/CPC2024-1160) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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CLIFF BUNGALOW-MISSION 
COMMUNITY ASSOCIATION 
Planning and Development Committee 
462, 1811 4 Street SW, Calgary Alberta, T2S 1W2 
Community hall and office, 2201 Cliff Street SW 

www.cliffbungalowmission.com 

cbmca.development@gmail.com 

November 28, 2024 

City of Calgary 
Planning and Development 
Third floor, Municipal Building 
800 Macleod Trail SE 
Calgary, Alberta 

Re: LOC2024-0220, 608 22 A venue SW 
Decision: Letter of Opposition 1 

CITY OF CALGARY 
RECEIVED 

IN COUNCIL CHAMBER 

NOV 2 8 2024 
ITEM: 1-~-4 ~-1/bO 

t>i,frt "h -uffer 
CITY CLERK'S DEPARTMENT 

The Cliff Bungalow-Mission Community Association ("CBMCA") has reviewed the land use 
change application "LOC2024-0220". Based on its review, the CBMCA offers four discussion 
points in outlining its Letter of Opposition . 

1. Quality of engagement has been poor. The Applicant did not meet the bar for meaningful 
engagement with any of the CBMCA, immediate neighbors, or the residents of Cliff 
Bungalow. 

2. The proposed change in land-use to M-C2 does not fit within the CBMCA's vision for 
Cliff Bungalow. There are three core land use features of Cliff Bungalow's Heritage 
Conservation Policy Area: contextual setbacks, height limitations of llm-12m, and 
adherence to architectural guidelines that respect the historical style of homes in Cliff 
Bungalow. Every development within the Heritage Conservation Policy Area of Cliff 
Bungalow is required to meet these criteria in full. The subject parcel is located within this 

1 The CBMCA issues four types of decision: I Opposed, 2 Concerned, 3 No Objection/Comment & 4 Support. 

I . Letters of Opposition indicate that the Application has serious discrepancies with respect to our ARP's and/or 
Bylaw IP2007. When a letter of opposition is issued we will consider filing an appeal with SDAB if remedial 
actions are not forthcoming in an amended Application. 

2. Letters of Concern indicate that either we have insufficient information on which to base a decision or that that 
the Application has some discrepancies with respect to our ARP ' s and/or Bylaw 1 P2007. When a letter of 
concern is issued we may consider filing an appeal with SDAB if further clarifications and/or amended plans are 
not provided. 

3. Letters of No Objection/Comment are provided for reference. They do not indicate approval or opposition. We 
would not normally consider filing an appeal with SDAB after providing a letter of No Objection/Comment, 
unless affected residents requested our support or the DP is issued with relaxations to the relevant bylaws. 

4. Letters of Support indicate that we consider the Application to be in general accordance with our ARP's. To 
obtain a Jetter of support the applicant is strongly encouraged to work the CB MCA and affected residents through 
a charrette or similar community engagement design-based workshop. We would not consider filing an appeal 
with SDAB after providing a letter of support 

CPC2024-1160 
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Heritage Conservation Policy Area and there is no justifiable policy rational to make an 
exception for subject parcel around any of these three criteria. 

An LOC Application from M-CGd72 to M-C2 would allow for a development of up to 
16.0m, out of step with the Heritage Conservation Policy Area's guardrail on height 
specifying a maximum of 12m (equating to 3-4 storeys). As such, the CBMCAmust oppose 
this LOC Application. 

3. Approving this Application would create a negative precedent that would irrevocably 
damage the integrity of Cliff Bungalow's Heritage Conservation Policy Area. As soon 
as one parcel owner is given permission to deviate from existing height maximum of 1 lm-
12m, it creates an open season for other developers and land assemblers to ask for the same 
permission. On a go-forward basis, anyone who puts together a similar assembly within 
Cliff Bungalow's Heritage Conservation Policy Area could then successfully argue for a 
similar land use change from M-CGd72 to M-C2 (or similar). 

Given the land-lift involved in upzoning from M-CGd72 to M-C2, developers and land 
assemblers will have a reduced incentive to keep the heri tage homes intact and will 
increasingly be able to outbid homeowners who would otherwise lovingly restore and 
maintain their heritage home. Over time. as heritage homes are assembled and then 
demolished to make way for new developments, the historical value of the Heritage 
Conservation Policv Area would be fully eroded and the community of Cliff Bungalow
Mission would lose its historic soul. 

At the present time, all homes along 22 Avenue SW (on both sides of the street) adhere to 
the existing height maximums of llm-12m and contextual setbacks of the Heritage 
Conservation Area. The existing guardrails are incredibly effective in conserving this 
valuable historical district within Cliff Bungalow. AJlowing relaxations on heightwould be 
reckless and short-sighted: it would effectively undermine decades of work by residneets 
in Cliff Bungalow-Mission to conserve a special piece of Calgary's history. 

Page 2 of9 
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Figure 1. The streetscape of 22 Avenue SW within the Historic Conservation Area 

The land use change would also create a perverse incentive to demolish the existing heritage 
asset. The parcel containing the heritage home is an existing heritage asset as identified 
under the windshield survey conducted by the City of Calgary. Redesignating it to M-C2, 
provides a perverse incentive redevelop the parcel rather than rehabilitate the home. 

Heritage Calgary needs to be consulted on this point of concern and render an opinion of 
whether this is would be good policy from a heritage perspective. 

4. The CBMCA is open to a multifamily building. However, such a development needs to 
adhere to the guardrails of the Heritage Conservation Policy Area as it relates to contextual 
setbacks, maximum height of 12m and architectural guidelines. Such a development would 
require a LOC Application for a direct control district rather than through an LOC 
Application to M-C2. 

Zaakir Karim 
Director, Planning and Development Committee 
Cliff Bungalow-Mission Community Association 
cbmca.development@gmail.com 
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1. Quality of engagement has been poor 
The Cliff Bungalow-Mission Community Association ("CBMCA") does not believe the Applicant 
has meaningfully engaged with the community. 

To the CBMCA's knowledge, the Applicant's engagement with immediate neighbors consisted 
only of putting copies of the Applicant Submission into neighbors' mailboxes (See Appendix 1 ). 
The copies of this Applicant Submission had no contact information for residents to get in touch 
with the Applicant for additional information. 

The Applicant's engagement with the CBMCA consisted of a single pre-Application meeting 
where they stated they wanted to build an apartment building. Because the Applicant had no 
materials prepared, there was little discussion beyond the CBMCA providing site and 
neighborhood context to the Applicant and explaining why a land use redesignation to M-C2 would 
not align with the policies of Cliff Bungalow's Heritage Conservation District. 

The CBMCA is unable to discern the design/strategy/intent for the parcels beyond rezoning it to 
M-C2 for the purpose of "allowing for a purpose-built rental apartment building on the consolidated 
site, accommodating one level of underground parking," as per their Applicant Submission. 

2. The proposed land-use change does not fit CBMCA's vision for Cliff Bungalow 
Cliff Bungalow is composed of three distinct residential areas as per the map below: 

"Heritage 

Con servation" 
policy area 

FIGURE 3 
LANO U~f POLICY AREAZ 

I .. ,~_, 

• N 

Figure 2. The three residential policy areas of Cliff Bungalow 

! I 

Higher 
denisty 
periphery 
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• Eclectic residential core. The residential core of Cliff Bungalow, where sensitive 
densification equates to an eclectic mix of new and restored single-family homes, 
townhouses and 3-5 storey multi-family buildings tied together by architectural guidelines 
that pay homage to Cliff Bungalow's historical roots. 

• Higher density periphery. The periphery of Cliff Bungalow, located north of 18 Avenue 
SW and south of 25 A venue SW, where higher density forms are often appropriate. 

• Heritage Conservation Policy Area. A historical preservation area of roughly four square
blocks between 5th Street SW and Cliff Street SW. This historical preservation area has 
strict architectural guidelines, strict limits on height (12m) and setbacks (contextual), and 
strict limits on building forms (new development shall respect the historical style of homes 
in Cliff Bungalow and incorporate elements of the original building styles common to the 
community). The subject parcel is located within this Heritage Conservation Policy Area 
and as such, the CBMCA would oppose any application that would compromise the 
integrity of this area by requesting relaxations around height, setback or building form. 

The Heritage Conservation Policy Area of Cliff Bungalow 
The Heritage Conservation Policy Area consists primarily of low-density residential structures, 
and allows for the development of single-detached, semi-detached and townhouse dwellings (both 
row-townhouses and courtyard style townhouses). For new developments, the Heritage 
Conservation Policy Area sets strict limits on height (12m), setbacks (contextual) and architectural 
forms (respecting the historical style of homes in Cliff Bungalow). 

As shown in the map below, this policy area remains contextually appropriate in part because the 
Heritage Conservation Policy Area of Cliff Bungalow is contiguously bounded by the low-density 
residential areas of Elbow Park ( and Rideau and Roxboro) to the South and Upper Mount Royal to 
the West. The CBMCA believes these four blocks of primarily low-density, residential dwellings 
should thus be viewed as an extension of these low-density neighborhoods. As such, 
Heritage Conservation Policy Area should be treated in-line with City Administration's vision for 
other low-density residential areas within the inner-city, primarily allowing for single-family 
homes, semi-detached dwellings and townhouses. From this perspective, the existing zoning of the 
Heritage Conservation Policy Area remains appropriate. 

Page 5 of 9 

CPC2024-1160 
Attachment 7

ISC: UNRESTRICTED



Elbow Park 
"Heritage 

Conservation" 

policy area 

Upper Mount-Royal 

Subject 
Parcel 

Figure 3. The geographical position of the Heritage Conservation Policy Area of Cliff Bungalow relative to low density 
neighborhoods of Elbow Park and Upper Mount Royal. The subject parcel is shown in yellow. 

The Heritage Conservation Policy Area largely consists of heritage homes and heritage apartment 
buildings, largely built between 1910-1920. Given that the Heritage Conservation Policy Area has 
been in existence for at least 35-years, it should be no surprise that is has attracted many civic
minded homeowners and multi-family investors to the area that have used private capital to 
purchase, restore and steward their heritage homes and heritage apartments, furthering the MDP 
objective of historical preservation. As a result, the large majority of the block-faces within Cliff 
Bungalow's Heritage Conservation Policy Area - including the block-face of the subject parcel -
fully meet the eligibility criteria for inclusion into the City of Calgary's established "Heritage Area" 
framework. 

Work occurring through both Local Area Plan working groups for West Elbow (the main working 
work and the heritage working group) fully recognize the value of this Heritage Conservation 
Policy Area. As such, there can be no doubt that the policies within the Cliff Bungalow ARP remain 
fully relevant with regards to conserving this unique heritage area. Existing policy guardrails with 
respect to height, setbacks and architecture should be upheld. 
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Figure 4. The west-facing arlal view of Cliff Bungalow's Heritage Conservation Policy Area illustrates its historical importance, 
including two municipally designated buildings, numerous heritage homes, and small-scale apartments of historical importance. 
Almost the entirely of the roughly four blocks of Cliff Bungalow's Heritage Conservation Policy Area fully meets the eligibility 
criteria for inclusion into the City of Calgary's established "Heritage Area" framework. The subject parcels are shown in yellow. 

Very few such intact blocks of Edwardian era homes still exist within Calgary's established area. 
Thus, its no surprise that City Administration is studying policy ideas to further strengthen this 
Heritage Conservation Policy Area. The CBMCA believes that over time, these blocks could 
become one the only remaining living example of what Calgary looked like in the early-1900s. The 
idea that the guardrails around setbacks, height and building form of the Heritage Conservation 
Policy Area should be sacrificed for further densification as Calgary grows, in turn implies that 
heritage preservation matters less as Calgary's population grows, when the opposite is true. The 
more Calgary ages, the more important heritage conservation of structures and areas becomes. And 
because of on-going suburban development, the proportion of heritage conservation areas within 
Calgary falls over time, even without considering that remaining unprotected heritage structures 
outside of conservation areas are demolished overtime to make way for redevelopment. 

Ensuring a continuous flow of new housing as Calgary grows is an important objective, as is 
densification; however, this does not need to come at the expense of heritage conservation areas. 

3. Opposition to the LOC Application to M-C2 
The CBMCA's opposition with regards to this LOC Application to change the land use district to 
M-C2 (from M-CGd72) is that the M-C2 land use district would not adhere to height or setback 
provisions of the Heritage Conservation Policy Area. 

The height maximum of Cliff Bungalow's Heritage Conservation Policy Area under M-CGd 72 is 
12.0m. Under M-C2, the height maximum is increased to 16m, which is out of step with the 
Heritage Conservation Policy Area's guardrails on height. 
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Also of concern, the parcel containing the heritage home is an existing heritage asset as identified 
under the windshield survey conducted by the City of Calgary. Redesignating it to M-C2, provides 
a perverse incentive to knock down the home and redevelop it rather than rehabilitate it. 

4. The CBMCA is open to a higher density development on the subject parcels. 
The CBMCA does not have concerns with increasing the allowable density from 72 units per 
hectare under M-CGd72 in order to allow for an apartment style development. That said, any such 
development needs to fit within Cliff Bungalow's Heritage Conservation Policy Area's guardrails 
with regards to height, setback and architectural guidelines. This will require a DC Zoning 
Application that specifies a maximum of 12m height, contextual street setbacks and appropriate 
setbacks and stepbacks to surrounding neighbors. 
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Appendix 1: Engagement by Applicant with regards to immediate residents 

• Applicant Submission put into neighboring mailboxes 

• No contact information provided with regard to how to obtain more information 

• LOC Application number not detailed 

Company Nam,, (If applicable): 
Riddel Kurczaba 
Applicant's Name: 

Dot~ 
July 29, 2021 

Re: 608 22 A_venue SW • lenc1 Uoe Amendment 8pplica0on 

Applicant's Submission 

The, Op<>(l)I nwne,o « 805 22 /\ • 
',n,,, . • ••n~ SW .. ,.. ~ll\ll<l119 lo •0<ono lh,i P•Ol>o!ty ,0011,l'<x,1i2 lo M-G2 
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Tllo ""'-- , . ...,,..., b)I !he """"' p;uty '"""""' 40 ye>,rs. 
' '"' ,,..,._.,.,. ,flcuo~ roildon1r.1 COfnplex ri 
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"' ' s,,, 10 sl!9,•«ommod3'ti0g00,,-1<n!elolu...._~,~-="''= 
We bt\ii<!v )l ~I ~"""• ....,~...,., ..,. 

! w ll9 op lrr,Hll)g oow amenlty lo lhe.Mlssi<,n 111\d 'Clltt Bur,ga!ow nroa. 

Prior to the appllcatlon we h . . 
ave initiated a Prc-AppJication Assessment under PE2024-00259 

We fi!Jvo:-mat,Wtth 1he CBMCA D6VG1Pl>!nent c:;o 
circulated !(!It.er lo the immediale oolght,o ,,.;.m';!)_Ofl(l to •~} he 1!1lent al the application and hava 
epplk;afior, urs.,,.,..1, .. Councjli)r ~ nney Walcon prior to fifing Iha 

Thank you, 

Peter Schulz 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1160 / LOC2024-0220 
heard at Calgary Planning Commission  

Meeting 2024 November 28 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This application would change the land use from the Multi-
Residential – Contextual Grade-Oriented (M-CGd72) District to 
Multi-Residential – Contextual Medium Profile (M-C2) District 
and amend the Cliff Bungalow Area Redevelopment Plan 
(ARP) to align with the Land Use Amendment. The lot to the 
east is already designated M-C2, so this would allow the two 
lots to be consolidated. During Commission’s review, 
Administration thought the adjacent lot was designated M-C2 
as part of a larger City-led initiative. 
 
This change would increase the maximum height from 12m to 
16m and the Floor Area Ratio would become 2.5. Currently, 
the subject site could allow up to 2 units. If this application and 
the lot consolidation are approved, the two parcels could 
produce 21 units (see Attachment 1, page 3). 
 
This site is ~220m from 4 Street SW, which is a 
Neighbourhood Urban Main Street in the Municipal 
Development Plan (MDP) and part of the Primary Transit 
Network (MDP, 2020, Map 1: Urban Structure and Map 2: 
Primary Transit Network). Allowing more people to live ~220m 
from the 4 St SW Main Street, supports the visions of the 
Municipal Development Plan (MDP) and Calgary 
Transportation Plan (CTP), especially Council’s direction in the 
Municipal Development Plan’s Key Direction 3 to “Direct land 
use change within a framework of nodes and corridors” (MDP, 
2.2). 
 
The Community Association sent a second letter during the 
Planning Commission’s meeting. Based on my quick skim 
during the meeting, it looks similar to their earlier letter. 
Commission accepted the letter so it could be in the public 
record during the time between Commission’s review and the 
public hearing. 

 



 



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 28, 2025

2:24:03 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Jenette

Last name [required] Gerencir-Pugh

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Redesignation: LOC2024-0220 Cliff Bungalow Bylaw 22D2025

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1160 
Attaachment 9

http://www.calgary.ca/agendaminutes


Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 28, 2025

2:24:03 AM

ATTACHMENT_01_FILENAME LOC2024_0220 comments.docx

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

Opposed to the redesignation from M-CG d72 to M-C2 of 608-22 Ave SW. redesigna-
tion would  cause further parking limitations, added load on fragile sewer infrastructure 
and aging above ground electrical utilities, increase existing telecommunication inade-
quacies, damage established heritage streetscape, further loss of green space, and 
cause negative economic impact on home values on 22 Avenue to land value only.
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Jenette Gerencir-Pugh and Jeff Pugh 
611 - 22 Ave SW 
Calgary, AB 
T2S 0H7 
 
RE: Land Use Redesignation of 608- 22 Ave SW 
        Cliff Bungalow 
        LOC2024-0220 
        Bylaw 22D2025 
 
Dear City Council, 
 
Thank you in advance for the opportunity to submit our comments in opposition to the land 
use redesignation of 608 – 22 Ave SW from M-CG d72 to M-C2.   
 
Change is inevitable and welcomed when redevelopment is reasonable and responsible. 
We are in opposition to the irresponsible elimination of conforming setbacks on 22 Avenue 
and against unreasonable redevelopment of structure heights beyond the 12-metres of the 
existing land use of M-CG d72. 
 
We are the homeowners of 611 – 22 Ave SW directly across from the property considered 
for redesignation and also own a heritage rental property at 2116 - 5 St SW.  Both properties 
have been restored and maintained, and, I confidently expect this to continue for an 
additional 30 plus years. This land use change without conforming to a set back from the 
sidewalk and a sixteen-metre height will negatively affect both of our properties and the 
heritage concept of the area’s streetscape. 
 
It would be unreasonable and irresponsible to add to the: 

- parking limitations of the area,  
- increasing load on the fragile sewer infrastructure,  
- existing telecommunication inadequacies,  
- aging above ground electrical utilities, and 
- loss of green space. 

These changes would cause a negative economic impact of nearby properties shifting from 
maintained, family-oriented heritage homes to land value only. 
 
I would support a reasonable and responsible twelve-metre structure with conforming 
setbacks or townhouses that would preserve this stable, family-oriented heritage 
residential area.  A 12-metre structure which conforms with the heritage setbacks along 22 
Avenue would be welcomed, reasonable and responsible to the city and the area. 
 
Thank you, 
Jenette Gerencir-Pugh and Jeff Pugh 

CPC2024-1160 
Attaachment 9



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 27, 2025

11:17:10 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Zaakir

Last name [required] Karim

How do you wish to attend? In-person

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters LOC2024-0220

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1160 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 27, 2025

11:17:10 PM

ATTACHMENT_01_FILENAME Council Hearing.pdf

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)
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■

■

Outlining the Three Policy Areas of Cliff Bungalow
SUBJECT PROPERTY EXISTS WITHIN THE HERITAGE CONSERVATION POLICY AREA OF CLIFF BUNGALOW
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Heritage Conservation Policy Area of Cliff Bungalow
SUBJECT PROPERTY EXISTS WITHIN THE HERITAGE CONSERVATION POLICY AREA OF CLIFF BUNGALOW

 Policy area remains contextually appropriate as low density, in part because the Heritage Conservation Policy Area of Cliff 
Bungalow is contiguously bounded by the low-density residential areas of Elbow Park (and Rideau and Roxboro) to the South and 
Upper Mount Royal to the West. 

 Appropriate housing forms within policy area: Single detached, Semi detached, Townhouse, and Low-Modified apartment style 
building scales (2-4 storeys). This is consistent with the way City Administration and Council treats surrounding low density 
residential neighborhoods of Upper Mount Royal, Elbow Park, Rideau and Roxboro. 

"Heritage 
Conservation" 
policy area

Subject
Parcel
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Heritage Conservation Policy Area of Cliff Bungalow
SUBJECT PROPERTY EXISTS WITHIN THE HERITAGE CONSERVATION POLICY AREA OF CLIFF BUNGALOW

 Very few such intact blocks of Edwardian era homes still exist within Calgary’s established area. The CBMCA believes that over 
time, these blocks could become one the only remaining living example of what Calgary looked like in the early-1900s. 

 The more Calgary ages, the more important heritage conservation of structures and areas becomes. And because of on-going 
suburban development, the proportion of heritage conservation areas within Calgary falls over time, even without considering that 
remaining unprotected heritage structures outside of conservation areas are demolished overtime to make way for redevelopment.

 The Conservation Area of Cliff Bungalow has three guardrails: contextual setbacks, height (12m maximum) and building 
form (architectural guidelines). 
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Heritage Conservation Policy Area of Cliff Bungalow
THE CONSERVATION AREA OF CLIFF BUNGALOW HAS THREE GUARDRAILS: 

 Contextual setbacks

 Maximum Height of 12.0m

 Architectural design that is cohesive with the original Edwardian era structures of the Heritage Conservation Policy Area

EXAMPLE - 610 22 AVENUE SW (2006) EXAMPLE – 626 23 AVENUE SW (2022) EXAMPLE – 608 24 AVENUE SW (2007) 
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LOC2024-0220 proposes breaking the 
height guardrail of Cliff Bungalow’s 

Heritage Conservation Area
• Guardrail on height: 12.0m maximum

• LOC2024-0220 proposed height maximum: 16.0m

CBMCA Position: Opposition
At the present time, all homes along 22 Avenue SW (on both sides of the street) adhere to
the existing height maximums of 12m and contextual setbacks of the Heritage
Conservation Area. All but one structure adheres to appropriate architectural forms.

The existing guardrails are incredibly effective in conserving this valuable historical district 
within Cliff Bungalow. Allowing relaxations on height would be reckless and short-sighted; 
it would effectively undermine decades of work by residents in Cliff Bungalow-Mission to 
conserve a special piece of Calgary’s history with private capital.
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Approval of LOC2024-0220 sets negative precedent
POLICY ALLOWING LAND-LIFTS PUTS THUMB ON SCALE IN FAVOR OF DEVELOPERS AND AGAINST HERITAGE HOMEOWNERS

 As soon as one parcel owner is given permission to deviate from existing height maximum of 11m-12m, it creates an open 
season for other developers and land assemblers to ask for the same permission.

 Developers and land assemblers will increasingly be able to use the precedent of prior land-lift to outbid homeowners who would 
otherwise lovingly restore and maintain their heritage home. Over time, as heritage homes are assembled and then demolished to 
make way for new multifamily developments, the historical value of the Heritage Conservation Policy Area would be fully eroded 
and the neighborhood of Cliff Bungalow would lose its historic soul.
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Historic Streetscape of 22 Avenue SW
CONTAINS MULTIPLE HERITAGE PROPERTIES INCLUDING CLIFF BUNGALOW SCHOOL AND SOMERVILLE DUPLEX
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Approval: W. Koo  concurs with this report.  Author: C. Renne-Grivell 

City Clerks: J. Booth / K. Picketts 
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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 Commercial – 
Corridor 1 f3.0h46 (C-COR1f3.0h46) District and Direct Control (DC) District to Direct 
Control (DC) District to accommodate mixed-use development, with guidelines 
(Attachment 3). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 
JANUARY 9: 

That Council: 

1. Give three readings to Proposed Bylaw 19P2025 for the amendments to the Beltline 
Area Redevelopment Plan Part 1 (Attachment 2); and 

2. Give three readings to Proposed Bylaw 36D2025 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 Commercial – 
Corridor 1 f3.0h46 (C-COR1f3.0h46) District and 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. 
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 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 
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. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
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City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration received 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. 
 
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. 
 

https://developmentmap.calgary.ca/?find=LOC2024-0192
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Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation  
2. Proposed Bylaw 19P2025 
3. Proposed Bylaw 36D2025 
4. Applicant Submission 
5. Applicant Outreach Summary 
6. CPC Member Comments 
 
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 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


CPC2025-0034 
Attachment 1 

 

CPC2025-0034 Attachment 1  Page 2 of 6 
ISC:UNRESTRICTED 

Location Maps  
 

 
 

 

 

SUBJECT SITE  



CPC2025-0034 
Attachment 1 

 

CPC2025-0034 Attachment 1  Page 3 of 6 
ISC:UNRESTRICTED 

 

 
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. 
 
 



 
 CPC2025-0034 
  ATTACHMENT 2 

BYLAW NUMBER 19P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE BELTLINE AREA 

REDEVELOPMENT PLAN BYLAW 2P2006 
(LOC2024-0192/CPC2025-0034) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Beltline Area Redevelopment Plan Bylaw 
2P2006, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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  
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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.”  

 
(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. 
 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 

 

Map 3: Land Use Concept 
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SCHEDULE B 
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Map 5: Density Areas 
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BYLAW NUMBER 36D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0192/CPC2025-0034) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
 



 
 AMENDMENT LOC2024-0192/CPC2025-0034 
 BYLAW NUMBER 36D2025 
 

Page 2 of 18 

 
SCHEDULE A 

 

 
  



 
 AMENDMENT LOC2024-0192/CPC2025-0034 
 BYLAW NUMBER 36D2025 
 

Page 3 of 18 

 
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.  
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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.  
 

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.   
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(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. 

 
(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; 
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(c) Custodial Care; 
(d) Hotel; 
(e) Place of Worship – Medium; 
(f) Place of Worship – Small; 
(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. 
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(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. 

 
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). 
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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. 

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) 
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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; 

(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; 
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(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.  

 

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: 
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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. 
 

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. 
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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). 
 

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 
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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. 
 

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; 
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(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, 
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. 
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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; 
(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. 
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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. 
 

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.  
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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. 
 

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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Applicant Submission 
2024 July 19 
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Applicant Outreach Summary 
2024 December 13 
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Calgary Planning Commission Member Comments 
 

 

For CPC2025-0034 / LOC2024-0192 
heard at Calgary Planning Commission  

Meeting 2025 January 09 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This application would amend the Beltline Area 
Redevelopment Plan (ARP) and change the current Land Use 
District from the Commercial – Corridor 1 f3.0h46 (C-
COR1f3.0h46) District and Direct Control (DC) District based 
on the Centre City Mixed Use (CC-X) District to a Direct 
Control (DC) District based on the Centre City Mixed Use 
(CC-X) District. 
 
The proposed Beltline ARP Amendment creates a new Special 
Policy Area (Special Policy Area 2), which introduces Public 
Realm Improvements as a new form of Density Bonusing, and 
replaces the Land Use Concept map, Density Areas table, and 
Density Areas map. 
 
The proposed DC allows for a future subdivision by separating 
the lots into 2 sites. Site 1 has a base Floor Area Ratio (FAR) 
of 7 and allows density bonusing to increase the FAR to 14. 
Site 2 had a base FAR of 7 and allows density bonusing to 
increase the FAR to 11. The cumulative FAR of both sites 
cannot exceed 12. Consistent with the CC-X District, there is 
no maximum building height. 
 
This DC also: 

- Regulates the building setbacks, size of specific uses, 
and distances between towers, 

- Allows larger floor plates closest to the corner of 4 
Street and 15 Avenue SW, and 

- Sets bonus density calculation method and items 
based on Part 11, Division 7 of the Land Use Bylaw 
with the new bonus density item Public Realm 
Improvements (see Attachment 3, pages 16-17). 

 
This site is within the Greater Downtown, which the Municipal 
Development Plan (MDP) calls “Calgary’s primary Activity 
Centre” (MDP, 2020, 3.3). It is located at the intersection of 4th 
Street SW and 17th Avenue SW, both of which are 
Neighbourhood Main Streets and part of the Primary Transit 
Network (MDP, 2020, Map 1: Urban Structure and Map 2: 
Primary Transit Network). This application supports the visions 
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of the Municipal Development Plan (MDP) and Calgary 
Transportation Plan (CTP), especially Council’s direction in the 
Municipal Development Plan’s Key Direction 3 to “Direct land 
use change within a framework of nodes and corridors” (MDP, 
2.2). 
 
The applicant suggests that this proposal “can act as a catalyst 
for changes of use and street frontage improvements along the 
east end of 17th Avenue,” (Attachment 4, page 1). I can see 
how this application and applications to the east can help 
improve the 4th Street SW and 17th Avenue SW 
Neighbourhood Main Streets and better connect them with 
Stampede Park, all of which are key places within the Greater 
Downtown Activity Centre. 

Commissioner 
Montgomery 

Reasons for Approval 

 Highly visible and important intersection along 17th Avenue. 

 Believe the vibrancy of this project will help enhance the east 
corridor from 4th street to Macleod Trail. 

 Excellent and unique approach to public engagement. 

 



Approval: S. Lockwood  concurs with this report.  Author: W. Leung 

City Clerks: K. Picketts / J. Booth 

Item # 7.2.18 
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Calgary Planning Commission CPC2024-1311 

2024 December 12 Page 1 of 4 

 

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

 

RECOMMENDATIONS: 
 
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). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 

That Council: 

 
1. Give three readings to Proposed Bylaw 18P2025 for the amendments to the Ramsay 

Area Redevelopment Plan (Attachment 2); and 
 
2. Give three readings to Proposed Bylaw 27D2025 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). 

 
HIGHLIGHTS 

 This application seeks to redesignate the dual street frontage site to allow for grade-
oriented development at a scale consistent with low density residential districts. 

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

 What does this mean to Calgarians? The proposal allows for greater housing choices in 
the community and to serve the evolving needs of different age groups, lifestyles and 
demographics and allows more efficient use of existing infrastructure and nearby 
amenities.  

 Why does this matter? The proposal would enable pedestrian-oriented street interface 
with 8 Street SE and Maggie Street SE and encourages future development to reflect 
the historical character of the nearby buildings in Ramsay. 

 Amendments to the Ramsay Area Redevelopment Plan (ARP) are required to 
accommodate the proposed land use.  

 A development permit has not been submitted at this time. 
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 There is no previous Council Direction regarding this proposal.  
 
DISCUSSION   
This application, located in the southeast community of Ramsay, was submitted by Smith and 
Co. Studio on behalf of the landowners Darren Zacher, Joshua Colborne, James Atkins and 
Brian Blais on 2023 September 6. The subject site is comprised of five parcels with a combined 
area of approximately 0.22 hectares (0.54 acres). The site is located midblock between 11 
Avenue SE and 17 Avenue SE and the site has two street frontages with 8 Street SE and 
Maggie Street SE. The site is located approximately 400 metres west of the future Green Line 
Ramsay/Inglewood Light Rail Transit (LRT) Station and is 50 metres south of the transit stop for 
Route 24. No development permit has been submitted at this time. The lands are not 
consolidated, and as per the Applicant Submission (Attachment 4) there is no immediate plan to 
develop the lands separately or through a comprehensive plan.  
 
The applicant initially proposed to redesignate the land use to the Multi-Residential – Medium 
Profile Support Commercial (M-X2) District which has a maximum floor area ratio (FAR) of 3.0 
and a maximum building height of 16 metres (approximately four storeys). Through the 
application review process with Administration and feedback received on the application, the 
proposal was revised to a Direct Control (DC) District based on the Housing – Grade Oriented 
(H-GO) District with a maximum FAR of 1.5 and a maximum building height of 12 metres 
(approximately three storeys). The proposal is appropriate given the site’s proximity to transit 
networks, nearby amenities and open spaces and the site’s unique characteristics with dual 
street frontages. This inner city site also qualifies for the location criteria of the H-GO District as 
per the requirements of the Land Use Bylaw 1P2007.  
 
The proposed DC District has specific building setbacks and driveway requirements to address 
the site’s dual street interfaces with 8 Street SE and Maggie Street SE. The DC District lists 
Dwelling Unit as a discretionary use and enables the Development Authority to review the future 
development proposal and apply the policies to guide development to achieve a pedestrian-
friendly environment. 
 
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 met with the Ramsay Community Association (CA) and Ward 9 Councillor’s Office. 
The applicant also dropped off post cards to nearby residents and hosted engagement sessions 
regarding the proposal. The Applicant Outreach Summary can be found in Attachment 5. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
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City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received 32 letters of opposition and two letters neither in support nor opposition 
from the public for the initial proposal. The letters of opposition included the following areas of 
concern: 
 

 increased traffic impacts on 8 Street SE, Maggie Street SE and the adjacent roads;   

 increase parking demand and pedestrian safety concerns due to more traffic; 

 loss of the existing character buildings; and  

 building height and shadow impacts.  
 
Administration also received two letters of support from the public, which indicate support for the 
following reasons: 
 

 contribution to a mixture of multi-family and residential uses; and 

 benefits of additional housing supply in a location that is served by transit. 
 
The Ramsay CA provided a summary of comments received from the community on 2024 
November 29. The comments identified concerns with privacy and overlooking on adjacent 
developments, parking access on Maggie Street SE, limited space to accommodate 
landscaping, and the density and scale of the future development may not align with the existing 
developments (Attachment 6). 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, landscaping and on-site parking will be reviewed and determined at the 
development permit stage. The proposal would enable additional housing in area supported by 
primary transit, accommodate a range of building forms that would be contextually appropriate 
in low-density areas and would create grade-oriented development to enhance the pedestrian 
street experience on 8 Street SE and Maggie Street SE. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
proposal 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 social implications include housing affordability considerations as the proposal allows for 
the development of a variety of grade-oriented development which can increase the diversity of 
housing options in the area. The proposal encourages development that is oriented towards 
pedestrians and public transportation, which can promote walkability, reduce traffic congestion, 
and increase access to amenities. This can benefit social well-being by providing residents with 
more opportunities for social interaction and physical activity.   
 

https://developmentmap.calgary.ca/?find=LOC2023-0257
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Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposed land use 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. Proposed Bylaw 18P2025 
3. Proposed Bylaw 27D2025 
4. Applicant Submission 
5. Applicant Outreach Summary 
6. Community Association Response 
7. CPC Member Comments  
8. Public Submissions 

 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located midblock between 11 Avenue SE and 17 Avenue SE in the southeast 
community of Ramsay. The site has two street frontages with 8 Street SE and Maggie Street SE 
and is comprised of five parcels with a total area of 0.22 hectares (0.54 acres) in size. The site 
is measuring approximately 50 metres in width by 45 metres in depth. The site is sloped from 
west to east, with Maggie Street SE situated at a higher elevation and 8 Street SE at a lower 
elevation. As a result of the subdivision patterns in this area, most of the subject parcels have 
dual street frontages. The two northern subject parcels have been subdivided by instrument, 
and only fronts onto one street. These parcels are currently occupied by low density residential 
developments and most the parcels have vehicle access from Maggie Street SE.   
 
The surrounding developments consist primarily of low-density residential dwellings designated 
as the Residential – Grade-Oriented Infill (R-CG) District, some multi-residential townhouses 
designated as the Multi-Residential – Contextual Grade-Oriented (M-CG) District located to the 
north on 8 Street SE, and commercial developments designated as the Commercial – 
Neighbourhood 1 (C-N1) District located at the intersection at 8 Street SE and 11 Avenue SE. 
 
The site is served by Calgary Transit with Route 17 (Renfrew/Ramsay) and Route 24 (Ogden) 
located on 8 Street SE, which is approximately 50 metres north of the site. The site is also 
located approximately 400 metres west of the future Green Line Ramsay/Inglewood Light Rail 
Transit (LRT) Station. Area amenities within walking distance include the Ramsay Off Leash 
Dog Park, Scotsman’s Hill, the Elbow River Pathway, and the City Centre.      
 
An applicant-led land use amendment application and policy amendment to the Ramsay Area 
Redevelopment Plan (ARP) was previously proposed to redesignate 24 parcels located on 8 
Street SE between 11 Avenue SE and 17 Avenue SE to Direct Control (DC) District. The DC 
District was to accommodate higher density multi-residential development with heritage density 
bonusing and design guidelines.  
 
On 2020 January 13, Council approved the policy amendments (Bylaw 1P2020) to the ARP and 
gave first reading to the land use amendment (Bylaw 6D2020) and withhold second and third 
readings (CPC2019-1436). Administration was to return to Council and work with the applicant 
to revise the density bonusing mechanism in the DC District, prepare policy so that the heritage 
bonusing is only enacted with the adoption of an ARP, and rectify any discrepancies between 
the DC’s heritage bonusing mechanism and the community-wide heritage bonusing mechanism.  
 
Administration worked with the applicant, however the Historic East Calgary Communities Local 
Area Planning project which includes the Community of Ramsay is paused and the approach to 
community-wide bonusing mechanism has changed and the bonus density program will not be 
included in the existing ARP and LAPs outside the Greater Downtown. As a result, on 2021 
January 13, Bylaw 6D2020 was abandoned.     
 

  

https://pub-calgary.escribemeetings.com/Meeting.aspx?Id=e81df264-0717-4e9e-8bd8-36c274ef657b&lang=English&Agenda=PostMinutes&Item=38&Tab=attachments
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Community Peak Population Table  
 
As identified below, the community of Ramsay reached its peak population in 1969. 
  

Ramsay 

Peak Population Year 1969 

Peak Population 3,005 

2019 Current Population 2,158 

Difference in Population (Number) - 847 

Difference in Population (Percent) - 28.19% 
Source: The City of Calgary 2019 Civic Census 

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

  

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

 
 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres (approximately three storeys) and a 
maximum density of 75 dwelling units per hectare. Based on the subject site parcel area, this 
would allow up to 16 dwelling units. Secondary suites (one backyard suite and one secondary 
suite per dwelling unit) are also allowed in the R-CG District and do not count towards allowable 
density. The parcel would require 0.5 parking stalls per dwelling unit and per secondary suite. 
 
The proposed DC District is based on the Housing – Grade Oriented (H-GO) District and allows 
for a range of grade-oriented building forms where the dwelling units may be attached or 
stacked within a shared building or cluster of buildings in a form and scale that is consistent with 
low density residential district. The District allows a maximum building height of 12 metres 
(approximately three storeys), a maximum floor area ratio (FAR) of 1.5, and a minimum of 0.5 
parking stalls per unit and suites. The site is identified as being part of the Inner-City area as per 
the Municipal Development Plan (MDP) and is located approximately 400 metres from the future 
Green Line Ramsay/Inglewood LRT Station and therefore meets the location criteria of the 
H-GO District established in section 1386(d) of Land Use Bylaw 1P2007. 
 
Administration explored different land use districts including the M-CG District and the Multi-
Residential – Contextual Low Profile (M-C1) District. Based on discussion with the applicant, the 
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H-GO District could achieve similar built form compared to these districts, however the H-GO 
District provides additional flexibility in built form as the district does not limit development to 
maximum density. The proposed DC District is appropriate for this dual street frontage site as 
the district provides additional development flexibility and is intended to accommodate street-
oriented buildings.   
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a DC District is necessary due to unique 
characteristics. The proposed DC District has building setback requirements to enable street-
oriented building on 8 Street SE and Maggie Street SE. The minimum building setback from 8 
Street SE and Maggie Street SE is 3.0 metres and the driveway connecting to Maggie Street SE 
is reduced in length to discourage vehicle parking on the driveways and to promote a 
pedestrian-friendly environment. The DC District lists Dwelling Unit as a discretionary use and 
enables the Development Authority to review the future proposal including development 
interface and building design and to apply the proposed policies to guide development at the 
development permit stage. The same result could not be achieved through the use of a 
standard land use district in the Land Use Bylaw. 
 
The proposed DC District includes a rule that allows the Development Authority to relax 
Section 6,7 and 9 of the DC District Bylaw. Section 6 incorporates the rules of the base district 
in Bylaw 1P2007 where the DC District does not provide for specific regulation. In a standard 
district, many of these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. 
The intent of this DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects 
of development that are not specifically regulated in this DC District can also be relaxed in the 
same way that they would be in a standard district. In addition, the proposed DC District has 
included the opportunity for the relaxations to Section 7 and 9 of the DC District. The intent of 
including these additional sections in the relaxation clause is to allow for flexibility, should minor 
bylaw relaxations be identified during development permit review. Any relaxations granted 
would need to meet the test for relaxation included in the Land Use Bylaw 1P2007. 
 
Development and Site Design   
If approved by Council, the proposed amendments to the ARP and the rules of the proposed 
land use district would provide guidance for the future development including the overall 
distribution of buildings, building design, mix, location and size of uses and site layout details 
such as parking, landscaping and site access. Additional items that will be considered at the 
development permit process include, but are not limited to: 
 

 ensuring an engaging built interface along 8 Street SE and Maggie Street SE; 

 improving the pedestrian street experience on Maggie Street SE; 

 paying particular attention to slope adaptive design; 

 accommodating appropriate waste and recycling storage and pickup;  

 ensuring appropriate provision and design of vehicle access, motor vehicle stalls, and 
mobility storage areas; and 

 referencing the architectural and building design from nearby heritage assets.  
 
Transportation   
A Transportation Impact Assessment (TIA) and a Parking Study was not required for the land 
use amendment application. The subject site is well served by Calgary Transit with Route 17 
(Renfrew/Ramsay) and Route 24 (Ogden) with bus stops located at the intersection of 8 Street 
SE and 11 Avenue SE. Route 17 provides transit connections to downtown Calgary and 
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currently to Bus Rapid Transit Route 302 (Southeast/City Centre), with connections to the MAX 
Purple Line in Inglewood. The future Green Line could provide access to two potential stations 
at Ramsay/Inglewood 400 metres and 4 Street SE 800 metres from the subject site. The 
nearest Always Available for All Ages and Abilities (5A) pathway is currently located along the 
Elbow River about 400 metres east of the site. 8 Street SE is a transit route and new vehicular 
accesses to the subject parcels should be provided on Maggie Street SE to protect continued 
pedestrian movement along 8 Street SE. 
 
Site Access and Traffic 
At the time of development, fire access, maneuvering, and proximities including building 
principal entrances in proximity to streets, on-site walkways and acceptable fire access routes 
will comply with current fire access standards and safety code. 
 
Environmental Site Considerations   
At this time, there are no known outstanding environmental concerns associated with the site. 
 
Utilities and Servicing  
Water, sanitary and storm utilities are available and adjacent to the site area, within road rights-
of-way. 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 and policy amendment 
builds on the principles of the GP by promoting efficient use of land and regional infrastructure, 
and establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City Area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner city communities to make more 
efficient use of existing infrastructure, public amenities, and transit and delivers small and 
incremental benefits to climate resilience. The proposal is in keeping with relevant MDP policies 
as the proposed land use district provides for a modest increase in density in a form that is 
sensitive to existing residential development in terms of height, scale, and massing. 
 
Calgary Climate Strategy (2022)   
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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Ramsay Area Redevelopment Plan (Statutory – 1994)  
The subject site is identified as ‘Medium Density Residential’ in Map 1 – Action Plan Executive 
Summary in the Ramsay Area Redevelopment Plan (ARP) which allows a broad range of 
building forms including low-rise multi-residential developments, character home retention 
developments, rowhouses, and townhouses. The subject site is also identified as ‘Sub-Area 6’ 
in Map 4 – Residential Sub-Areas and Sites Under Policy Review in the Ramsay ARP. 
Development in this sub-area is to consider the interface with Maggie Street SE and incorporate 
building and design elements that contribute to maintaining a residential street experience.  
 
The proposed land use aligns with the ARP policies by providing additional density and housing 
choices in the community with a broader range of building forms. Proposed policy amendment 
guidelines are provided to enhance the development interface on 8 Street SE and Maggie 
Street SE and to encourage development to incorporate building design reference from the 
nearby heritage assets.  
 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=WTTrAcKqArU&msgAction=Download
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BYLAW NUMBER 18P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE RAMSAY AREA 

REDEVELOPMENT PLAN BYLAW 1P94 
(LOC2023-0257/CPC2024-1311) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Ramsay Area Redevelopment Plan Bylaw 1P94, 
as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Ramsay Area Redevelopment Plan attached to and forming part of Bylaw 1P94, as 

amended, is hereby further amended as follows: 
  
 

(a) In Section 3.1.3 Policies, subsection 3.1.3.3 Medium Density Policy, after the first 
paragraph add the following: 

 
“The area comprising 1117, 1121, 1123, 1125 – 8 Street SE and 1120 Maggie 
Street SE is appropriate for grade-oriented multi-residential development. Most of 
the properties have dual frontages facing both 8 Street SE and Maggie Street 
SE.” 

 
(b) In Section 3.1.4 Implementation, subsection 3.1.4.3 Sub-Area 6 – Development 

Guidelines, after the first paragraph add the following: 
 

“The following development guidelines apply to the sites located at 1117, 1121, 
1123, 1125 – 8 Street SE and 1120 Maggie Street SE. 

 

 Development should be designed to be street-oriented and incorporate 
windows, doors, balconies, and other architectural elements to enhance 
building façades adjacent to 8 Street SE and Maggie Street SE.  

 

 For units that are not visible from the street, connections to those units from 
the public sidewalk should include pathways, landscaping, lighting and 
address signs to assist in wayfinding. 

 

 Additional setbacks should be provided along Maggie Street SE to 
accommodate a sidewalk and landscaping to maintain a residential street 
experience and to calm vehicular traffic.  
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 Garages fronting onto Maggie Street SE should be designed to be unobtrusive, 
with minimized driveway dimensions, to create a more pedestrian-friendly 
streetscape. 

 
Heritage Assets 
 
There are a number of heritage assets in Sub-Area 6 that are not currently on the 
Inventory of Evaluated Historic Resources. These heritage assets are typically 
constructed prior to 1945 and have retained their original form, architectural details 
and/or building materials. These heritage assets exhibit historic stylistic architectural 
value and contribute to the overall historic values to the areas. Some of these heritage 
assets in Sub-Area 6 are located on 8 Street SE and Maggie Street SE, between 11 and 
17 Avenue SE.   

 

 Development should draw design references from nearby heritage assets on 8 
Street SE and Maggie Street SE, between 11 Avenue SE and 17 Avenue SE by 
referencing the building façade, building materials and architectural designs such 
as windows, porches and roof styles. 

 

 Development should provide a front projection, such as porches, patios, 
verandas, sunrooms etc. on the main floor that may be covered or enclosed, and 
visible from the street. 

 

 Building massing on upper storeys should be reduced for development that is 
larger than nearby heritage assets. 

 

 The primary rooflines visible from the street should be pitched. Flat roofs are 
discouraged where visible from the street. 

 

 Development should provide distinct rooflines that accentuate individual units for 
developments with more than one unit.” 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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BYLAW NUMBER 27D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2023-0257/CPC2024-1311) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to provide a pedestrian-oriented street 

interface on 8 Street SE and Maggie Street SE. 
 

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

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

deemed to be a reference to the section as amended from time to time.  
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Permitted Uses 
4 The permitted uses of the Housing – Grade Oriented (H-GO) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District with the exclusion of: 
 
(a) Dwelling Unit.  

 
Discretionary Uses  
5 The discretionary uses of the Housing – Grade Oriented (H-GO) District of Bylaw 

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

(a) Dwelling Unit.  
 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Housing – Grade Oriented (H-GO) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Building Setbacks  
7 (1) Where a parcel shares a property line with both Maggie Street SE and 8 Street  
  SE:  
  
  (a) the minimum building setback from Maggie Street SE is 3.0 metres; and 

 
  (b) the minimum building setback from 8 Street SE is 3.0 metres.  
 
 (2) Where a parcel shares a property line with Maggie Street SE, but not 8 Street 

SE: 
 

(a) the minimum building setback from Maggie Street SE is 3.0 metres; and 
 

(b) the minimum building setback from the east property line is 5.0 metres. 
 

 (3) Where a parcel shares a property line with 8 Street SE, but not Maggie Street  
  SE: 
 

(a) the minimum building setback from 8 Street SE is 3.0 metres; and 
 

(b) the minimum building setback from the west property line is 5.0 
metres. 

 
 (4) The minimum building setback from a side property line is 1.2 metres. 
 
Accessory Residential Buildings on Maggie Street SE 
8 Section 1401(1)(c) of Land Use Bylaw 1P2007 does not apply to an Accessory 

Residential Building located between any building and Maggie Street SE. 
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Driveway Connecting to Maggie Street SE 
9 A driveway connecting to Maggie Street SE must:  
 

(a) not exceed 3.0 metres in length measured along the intended direction of 
travel for vehicles from the back of the public sidewalk or curb; and 

 
(b) be a minimum of 3.0 metres in width. 

 
Relaxations 
10 The Development Authority may relax the rules contained in Sections 6, 7 and 9 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission   
 
S+Co Planning+Design 
 
Proposed Land Use Change Applicant Summary 
 
Project Location: 1117, 1121, 1123, 1125, AND 1120 Maggie Street SE (the lands) 
Existing Land Use: Residential – Grade Oriented Infill (R-CG) District  
Proposed Land Use: Direct Control (DC) District based on the Housing - Grade Oriented (H-GO) District 
 
APPLICATION SUMMARY 
The proposed Land Use Redesignation aims to change the zoning of the land from its current designation 
as Grade-Oriented Infill (R-CG) District to the Housing - Grade Oriented (H-GO DC) District. A change of 
a similar nature was initially approved through a re-zoning application with a DC (M-C1) rules in late 
2019, a decision that was supported by both the CPC and the Council at its first reading. 
 
The decision to Propose DC was made in consideration of the unique characteristics of the land, 
including its unusual depth and its location along two streets, namely, 8th and Maggie. However, in light 
of the 2020 amendment to the Ramsay Area Redevelopment Plan (ARP), which supports Medium 
Density Residential developments, and the approval of planning documents such as the "Guidebook for 
Great Communities," the owners' group now believes that introducing a Housing - Grade Oriented (H-GO 
DC) District into the existing community fabric can be done in a way that enhances the community at 
large. 
 
It's important to note that there are currently no immediate plans to develop the separately owned lands, 
whether individually or comprehensively. Nevertheless, the owners' group is interested in participating in 
the process of up-zoning their lands. As a result, a potential development plan will be provided following 
this submission for consideration. 
 
DEVELOPMENT PARAMETERS 
 

 Site Area: each single land parcel is .0457 hectares. 5 parcels for a total land area of .2299 
hectares   

 Building Height: 12m max. (3 storeys) 

 Density Calculator: FAR 1.5 

 Residential Units: single lots approximately 11 units. Total lands approximately 66 units. 

 Vehicle Parking Stalls: .5 stalls per unit .  

 Secure Bike Stalls: 1 per Dwelling Unit where units are not provided with parking stalls. 

 Resident Amenity Space: required for all Dwelling Units. 
 
WHAT IS HOUSING GRADE ORIENTED (H-GO) DISTRICT? 
H-GO is a new housing district for the Centre and Inner City that allows a range of grade-oriented 
housing. This district adds the option of higher intensity redevelopment than that of R-CG, but still 
maintains direct ground-level access for all homes (i.e. no apartment forms). The H-GO district is limited 
to use in areas identified with the Neighbourhood Connector and Neighbourhood Flex urban form 
categories through a local area plan process or identified on the Municipal Development Plan as Centre 
City or Inner City with close proximity to main street, activity centre or transit service as detailed in Land 
Use Bylaw 1P2007. 
 
PROJECT SITE CHARACTERISTICS 
This site is particularly well suited for a Housing - Grade Oriented (H-GO DC) District development given 
its lot characteristics and strategic location, and the character and scale of surrounding area 
development. 
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1. Transit-Oriented Development (TOD):  The project site is within 300m (±7 min. walk) of 2 future LRT 
stations the 4th Street SE and the Ramsay/Inglewood Station. Within steps of the proposed site is the 
Calgary Transit 17 Bus Route to downtown and the inner city’s North East. The proposed H-GO DC land 
use aligns with the imperative for Transit-Oriented Development, a core tenet of modern urban planning. 
TOD encourages the integration of various land uses, including residential, commercial, and public 
spaces, within easy walking distance of transit stations. The site's proximity to two future Green Line LRT 
stations positions it as an ideal candidate for TOD, allowing residents to seamlessly access the city's 
transit network and reduce reliance on personal vehicles. 
2. Main Street and Neighbourhood Connector Corridor: This project is located Neighbourhood 
Connector areas characterized by a broad range of housing types along higher activity streets in the draft 
Historic East Calgary Communities Local Area Plan. This is identified in the “Guidebook for Great 
Communities” as an area that can accommodate small-scale commercial uses to meet residents’ daily 
needs and often provide connections to other communities. The public realm may include features such 
as wide sidewalks and cycling infrastructure.  
3. Nearby Open Spaces & Community Amenities: The project site is within a ±1 min. walk to 2 
restaurant Red’s Diner and Mighty Halifax Style and future site of a community service in the former Black 
and White corner store as well as the Ramsay community association building, an 8 minute walk to 
Ramsay Elementary School and The Ramsay Design Centre. Within a 12 minutes walk to the Inglewood 
commercial district on 9th Avenue and the Stampede park amenities. Nearby cycling infrastructure within 
3 blocks of the site along 11 ST SE allows for even easier access to some of these destinations. 
4. Enhancing Connectivity and Mobility: The H-GO DC land use will encourage mix of dwelling types, 
which aligns with the goal of creating walkable and transit-friendly communities. By permitting residential 
units within proximity to commercial establishments, we can reduce automobile dependency and promote 
alternative transportation options, aligning with Calgary's commitment to sustainability. 
5. Respecting Narrow Streets and Historic Character: The proposal to change the land use on 8th 
Street SE as well as Maggie Street recognizes that this street is particularly narrow and that the facade 
facing it must be thoughtfully designed. In accordance with the Heritage Guidelines, the facades should 
reflect the historic character, scale, and materials of the surrounding heritage structures, contributing to 
the visual continuity of the area. 
 
ALIGNMENT WITH THE AREA REDEVELOPMENT PLAN (ARP) 
The project site is located within the boundary of the Ramsay Area Redevelopment Plan. The site is 
identified as appropriate for Medium Density Residential development by the statement Bylaw 2020: “In 
addition, the site comprising of 1105 - 1147 8 Street SE (except for 1127 8 Street SE), 1110 and 1120 
Maggie Street SE, and 803 and 805 - 11 Avenue SE was redesignated to accommodate medium density 
residential development. Redevelopment may occur on individual parcels or comprehensively across a 
number of parcels.”  The proposed re-zoning does not suggest the removal or relocation of any of the 
“historically interesting” sites as identified in the ARP. The development will align with the Transportation 
Policy, the Transit Station Area Policies and intends to adhere to the heritage design guidelines 
associated with the Ramsay ARP. It should be stressed that at present the lands are not consolidated 
and there is no immediate plan to develop the lands singly or through a comprehensive plan.  
 
ALIGNMENT WITH CALGARY'S GROWTH PLANS 
The proposed change and development vision are consistent with the city wide goals and policies of the 
Municipal Development Plan (MDP) and Calgary Transportation Plan (CTP), which encourage: the 
development of innovative and varied housing options in established communities; more efficient use of 
infrastructure; and more compact built forms in locations with direct and easy access to transit shopping, 
schools and other community services. 
 
CONCLUSION 
In summary, the request for a land use change from R-CG to H-GO DC in Ramsay's Mill Estates aligns 
with the principles outlined in the Ramsay ARP amendment and the Guidebook for Great Communities. It 
promotes connectivity, community identity, economic vitality, sustainability, and community engagement. 
This change will contribute to the ongoing development of a great community, improving the quality of life 
for residents and reinforcing Calgary's status as a forward-thinking and livable city. 
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Applicant Outreach Summary   
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Community Association Response 
 

Re: LOC2024-0257 - 1117,1121,1123,1125 – 8 Street SE and 1120 Maggie Street SE  
Date: November 29, 2024 
 

Thanks for reaching out and providing an update.  We received some comments from our small 
committee that looks at development permits and land use changes, as well as neighbours of 
the development.  The following is a summary of the comments: 

 Access to parking should be from Maggie Street based on pedestrian and event traffic at 
this location. 

 The plan went from 5 to 3 stories but the number of units stayed the same or increased. 
This development (concept-only) is proposing 28 units on two lots which seems 
excessive.   

 The rezoning does not align with: a range of small-scale developments that provide 
homes in developments with three or more units (e.g., row houses and townhouses) that 
may contain suites. 

 Concern with privacy on adjacent lots.   
 Concern with the size of the footprint - little ability to landscape. 
 If the rezoning occurs, minimize the landscaping that would impact the ability to 

have trees. The aim would be to at least maintain or ideally increase the tree canopy in 
the neighborhood. 

Let us know if you have any questions/comments related to the comments above. 

Thanks, 

 

Kolja Vainstein, President 

Ramsay Community Association 

president@ramsaycalgary.ca  

ramsaycalgary.ca 

 

A historical community in the heart of Calgary 

 

mailto:president@ramsaycalgary.ca
https://urldefense.com/v3/__http:/ramsaycalgary.ca__;!!JYTOG454!YxRXUj6DvHjWXCbdNtwdlWeAjULUyfAzk4Mv7kWbpg8ubnUCIXGQvaL4sin_GheanZjX14faTdNP0u_uOVTE88RKFIM$
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1311 / LOC2023-0257 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This Direct Control (DC) District is based on the Housing – 
Grade Oriented (H-GO) District with site-specific rules, most 
notably the building setbacks and driveway access, for lots 
that face both 8 Street SE and Maggie Street SE. H-GO 
permits Dwelling Units; this DC makes Dwelling Units a 
discretionary use. 
 
Administration notes, “The site is identified as being part of the 
Inner-City area as per the Municipal Development Plan (MDP) 
and is located approximately 400 metres from the future Green 
Line Ramsay/Inglewood LRT Station and therefore meets the 
location criteria of the H-GO District established in section 
1386(d) of Land Use Bylaw 1P2007” (Attachment 1, page 4). 
 
The text amendments to the Ramsay Area Redevelopment 
Plan give specific policy direction that cannot be included in 
the Land Use District to guide future development on these 
parcels. 

 



 



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 9, 2025

9:26:53 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Darrel

Last name [required] Purdy

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Opposition to LOC2023-0257 Redesignation of 11 Block of 8 St SE to H-GO

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1311 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 9, 2025

9:26:53 AM

ATTACHMENT_01_FILENAME Letter to Council & City Planning Regarding H-GO Application on 8 St & Maggie St 
SE.docx

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

We ask that City Council review the attached letter and take this into consideration 
when making a decision regarding Land Redesignation to H-GO for portions of the 
1100 block of 8 St & Maggie St SE as per LOC2023-0257 
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Re:  Proposed Redesignation of Lots 1115 to 1125 8 St SE to H-
GO Land use redesignation – (shown on city development 
as LOC2023-0257 for lots 1111 to 1125 8 St SE & 1120 
Maggie St SE) 
 

My wife and I attended an information open house regarding a change of land use application for Lots 
1115 to 1125 8 Street SE on September 26, 2024.  The presenter stated that the current application was 
to redesignated the lands to H-GO allowing for greater density and taller structures than what would be 
allowed under the city-wide R-CG designation. We are writing to state we are strongly opposed to the 
redesignation to H-GO for these lots, or any lots on this block of 8 Street and Maggie Street SE.  

The presenter indicated that the current land owners would like the H-GO designation to allow for 12-
meter-high buildings compared to, what we understand, is an 11-meter constraint under the R-CG 
designation. From a brief review of the drawings posted at the open house it would appear this 
proposed 12-meter height was relative to Maggie Street, but 8 Street is 2-4 meters lower than Maggie 
Street (depending where on the block the elevations are taken) and thus the proposed building height, 
relative to 8 Street would be ~3-5 meter above what is allowed under the R-CG designation!  While the 
revised proposal is a significant improvement from the previously proposed monstrosity, it still feels out 
of context with the surrounding dwellings. Permitting the construction of what could be 13-15 meter tall 
buildings (relative to 8 Street) in the heart of a heritage community of mostly single-family dwellings will, 
in our opinion, have significant negative impact on the enjoyment of peoples properties near this 
development in terms of loss of privacy, garden shadowing, significant increased parking congestion 
(given the relaxation in parking requirements for developments near LRT stations) traffic congestion and 
noise to offsetting homeowners, some of whom have spent hundreds of thousands of dollars in restoring 
and upgrading their homes in keeping with the beautiful historical character of the neighborhood. It is 
also unfairly punitive to and shows little regard for those early adopters, who took the risk of investing in 
Ramsay well before the current level of gentrification or the Green Line was conceived.  

The drawing at the open house indicated a plan, on what is currently just two single family homes, to 
develop 28 units but with only 14 parking stalls under the buildings.  Maggie Street is very narrow 
(essentially a back lane) with very limited parking and the parking on 8 Street is already very limited with 
the single-family homes on the street (see the attached photo).  It is not realistic to expect half of the 
units will go without at least one personal vehicle and so the negative impact on parking will be felt well 
beyond the frontage associated with the proposed development.  We urge the city to require a much 
higher percentage of parking stalls per units developed. Without additional required parking by the 
developer this will again negatively impact the neighborhood and the associated value of our properties.  

It is our belief that the existing land owners will still have the opportunity to realize a significant profit in 
redeveloping these lands under the city-wide R-CG designation without excessive negative impact to 
their neighbor’s home value and quality of life. This is demonstrated given the “Black and White” 
townhouse development on the 1700 block of 8 Street SE, which are currently under construction. These 
units will be just 2½ stories tall (2 stories with shallow basement to allow for larger basement windows).  
We therefore urge to city to NOT allow for these lands to be redesignated to H-GO.  
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We would also like to point out that the September 26, 2024 open house presentation was for the 
replacement of just two single family homes with a 28-unit development. Yet we understand the 
proposed land use designation application is for a total of 8 lots (1111, 1113, 1115, 1117, 1121, 1123, 
1125 – 8 Street SE & 1120 Maggie Street SE).  Obviously, if the 8 lots in the redesignation application are 
approved this could result in significantly more development with the impacts noted above multiplied 
further.  From our perspective the open house presentation for two lots appears to be a ploy by the land 
owners to suggest the redesignation and H-GO development was regarding just two lots but clearly the 
plan is for a much larger development.  We further suspect that this is a ‘foot in the door’ approach, 
given that once a portion of the lands are developed to H-GO density, its much easier to recommend a 
step up to higher density for the remaining offsetting land parcel.  

While we understand City Council’s desire to increase density, there are many more thoughtful ways to 
go about accomplishing this objective without such deleterious impact to offsetting property owners, 
who for the most part, are low-rise single-family homes interspersed with 2 – 3 level multi- family 
dwellings.  Larger plots of land such as the recently demolished Lilydale facility coupled with the space 
provided by the Shamrock offer a much more harmonious option to have higher density street side on 
11th St., stepping down to medium and lower density at the perimeter of the space thus allowing 
friendlier neighborhood integration. Such an opportunity will also exist in and around the bus barns at 
the end of the McDonald Street bridge as changes are made for the green line development or the 
proposed redevelopment of the Brewery Lands. It’s not like the current zoning is inhibiting densification, 
as demonstrated by the 2½ story tall re-development of the Black and White convenient store site (on 
the SE corner of 8th St. and 17th Ave.).  The city-wide blanket R-GC rezoning will also gradually bring up 
the baseline density for the rest of the neighbourhood. Finally, based on previous community 
consultations regarding redevelopment in the area, we were under the impression, that it was intended 
that 11th Street would be the “main street” of Ramsay and that higher intensity development would be 
encouraged along this corridor, closer to the green line station.  Is it really necessary that the single 
family homes of 9th and 10th Streets become an island sandwiched between the high-density plans of 
11th (new firehall with apartment style housing) and potential 12-14-meter-tall condo/apartment blocks 
on 8th Street?   

With the assumption that the Green Line LRT will eventually be built via the currently proposed routing 
through Ramsay, when you are making your decision, please keep in mind that having an LRT station in 
your backyard perhaps isn’t the “be all, end all” dream for residents that Council contends it is.  Many 
inner -city residents chose their communities because they were already motivated to walk/cycle to 
work and recreation and comfortable sourcing their needs within their community.  They see the 
convenience of the LRT mostly benefiting those commuting from suburbia while inner city 
neighbourhoods are the first to be burdened with densification targets whilst shouldering higher relative 
property taxes with older infrastructure and navigating the safety issues associated with intensifying 
social problems spilling out of downtown. 

We need to strike a compromise between the need for increased housing density and wiping out the 
fabric and character of neighborhoods.  When we walk through our neighborhood, we can tell by the 
numerous basement and secondary suites, the over garage developments, the multifamily 
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developments and the development of the Black and White and Penguin car wash sites that we are 
doing our part.  

As stated above, we urge to city to NOT allow for these lands to be redesignated to H-GO.  

Thank you for your time and consideration. 

 

Sincerely, 

Lisa Moffat and Darrel Purdy 

 

 

Photo of west side of 1100 block of 8 Street SE in front of proposed redevelopment 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 24, 2025

4:31:44 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Raissa

Last name [required] Espiritu

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Land Use Amendment Application LOC2023-0257 - 8 St. SE and Maggie St. SE

Are you in favour or opposition of 
the issue? [required] In opposition
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 24, 2025

4:31:44 PM

ATTACHMENT_01_FILENAME Gmail - RE_ Land Use and Policy Amendment at 1117, 1121, 1123, 1125 - 8 Street 
SE and 1120 Maggie Street SE (LOC2023-0257).pdf

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

I am writing to provide feedback regarding the proposed land use amendment for the 
site at 8 Street SE and Maggie Street SE and the revised application, including its tran-
sition to a Direct Control (DC) District based on the Housing – Grade-Oriented (H-GO) 
District. While I appreciate the adjustments made to reduce height and density com-
pared to the original Multi-Residential – Medium Profile (M-X2) proposal, I have several 
concerns regarding the flexibility that a Direct Control District introduces and its poten-
tial impact on the community. 
 
Key Concerns: 
Potential Ambiguity in Guidelines - The revised DC District mentions encouraging 
pedestrian-friendly design and maintaining the historical character of the neighbor-
hood. However, terms like "encourages" can lack enforceability. I urge the City to 
include binding and measurable requirements for design elements, such as specific 
building materials, landscaping, setbacks, and other features that ensure alignment 
with the community's character. 
 
Community Input at the Development Permit Stage - The email indicates that this is a 
land use amendment application only, and a development permit will follow if the 
amendment is approved. To address community concerns effectively, I request that the 
City ensures ongoing consultation with residents during the development permit review 
process to address design, parking, traffic, and landscaping issues comprehensively. 
 
Alignment with the Municipal Development Plan - While the proposal aligns with the 
Municipal Development Plan in terms of density and infrastructure use, it is essential 
that the specific characteristics of this site—such as its historical significance and its 
context within a low-density residential area—remain a priority during the final design 
review. 
 
Recommendations: 
- Include clear and enforceable design requirements in the DC District guidelines to 
minimize ambiguity and ensure compliance. 
- Require the developer to conduct further engagement with the community during the 
development permit stage. 
- Ensure that future developments do not set a precedent for inappropriate intensifica-
tion in the area without adequate consideration of neighbourhood compatibility. 
 
I appreciate the City's efforts to balance development needs with community interests, 
and I hope that this feedback will be considered in both the current review and the sub-
sequent development permit process.
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Raissa Espiritu 

RE: Land Use and Policy Amendment at 1117, 1121, 1123, 1125 - 8 Street SE and 1120
Maggie Street SE (LOC2023-0257)

Raissa Espiritu Thu, Dec 5, 2024 at 3:00 PM
To: "Leung, Wallace C." <Wallace.Leung@calgary.ca>

Hello Mr. Leung,

Re: Land Use Amendment Application LOC2023-0257 (8 Street SE and Maggie Street SE)

I am writing to provide feedback regarding the proposed land use amendment for the site at 8 Street SE and Maggie
Street SE. Thank you for your detailed update on the revised application, including its transition to a Direct Control (DC)
District based on the Housing – Grade-Oriented (H-GO) District.

While I appreciate the adjustments made to reduce height and density compared to the original Multi-Residential –
Medium Profile (M-X2) proposal, I have several concerns regarding the flexibility that a Direct Control District introduces
and its potential impact on the community.

Key Concerns:

Potential Ambiguity in Guidelines

The revised DC District mentions encouraging pedestrian-friendly design and maintaining the historical character of the
neighborhood. However, terms like "encourages" can lack enforceability. I urge the City to include binding and measurable
requirements for design elements, such as specific building materials, landscaping, setbacks, and other features that
ensure alignment with the community's character.

Community Input at the Development Permit Stage

The email indicates that this is a land use amendment application only, and a development permit will follow if the
amendment is approved. To address community concerns effectively, I request that the City ensures ongoing consultation
with residents during the development permit review process to address design, parking, traffic, and landscaping issues
comprehensively.

Alignment with the Municipal Development Plan

While the proposal aligns with the Municipal Development Plan in terms of density and infrastructure use, it is essential
that the specific characteristics of this site—such as its historical significance and its context within a low-density
residential area—remain a priority during the final design review.

Recommendations:

Include clear and enforceable design requirements in the DC District guidelines to minimize ambiguity and
ensure compliance.
Require the developer to conduct further engagement with the community during the development permit
stage.
Ensure that future developments do not set a precedent for inappropriate intensification in the area
without adequate consideration of neighbourhood compatibility.

I appreciate the City's efforts to balance development needs with community interests, and I hope that this feedback will
be considered in both the current review and the subsequent development permit process.

Thank you for your attention to this matter. I look forward to staying engaged and participating in the public hearing on
February 11, 2025.

Sincerely,
Raissa Espiritu
[Quoted text hidden]

1/24/25, 4:30 PM Gmail - RE: Land Use and Policy Amendment at 1117, 1121, 1123, 1125 - 8 Street SE and 1120 Maggie Street SE (LOC2023-0257)

https //mail google com/mail/u/0/?ik 847f258e51&view pt&search all&permmsgid msg a r 4004264867865844425&simpl msg a r 4004264867865844425 1/2

CPC2024-1311 
Attachment 8



CPC2024-1311 
Attachment 8



 



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

City Clerks: K. Picketts / J. Booth 

Item # 7.2.19 
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Calgary Planning Commission CPC2024-1056 

2024 November 28 Page 1 of 4 

 

Land Use Amendment in Inglewood (Ward 9) at 914 – 11 Street SE, LOC2024-0095 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.31 hectares ± (0.77 
acres ±) located at 914 – 11 Street SE (Plan 0813035, Block 1, Lot 37) from Commercial – 
Corridor 2 f2.8h12 (C-COR2 f2.8h12) District to Direct Control (DC) District to accommodate 
General Industrial – Light, with guidelines (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 
 
That Council give three readings to Proposed Bylaw 21D2025 for the redesignation of 0.31 
hectares ± (0.77 acres ±) located at 914 – 11 Street SE (Plan 0813035, Block 1, Lot 37) from 
Commercial – Corridor 2 f2.8h12 (C-COR2 f2.8h12) District to Direct Control (DC) District to 
accommodate General Industrial – Light, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject site to 
accommodate an additional use of General Industrial - Light. 

 The proposal allows for an appropriate building form and set of uses along a 
Neighbourhood Main Street and is in keeping with the applicable policies of the 
Municipal Development Plan (MDP) and the Inglewood Area Redevelopment Plan 
(ARP). 

 What does this mean to Calgarians? This application would support a well-established 
local business that represents and celebrates the western heritage of Calgary. 

 Why does this matter? The proposed DC District based on the C-COR2 District with the 
additional use of General Industrial – Light is required to allow for SmithBilt Hats’ 
relocation and expansion at the new location. This will enable additional commercial and 
employment opportunities that may help activate and contribute to the commercial and 
retail vibrancy of the 9 Avenue SE in Inglewood. 

 No development permit has been submitted at this time. 

 There is no previous Council Direction regarding this proposal. 
 
DISCUSSION  
This land use amendment application in the southeast community of Inglewood was submitted 
by Max Tayefi Architect on behalf of the landowner, Cam Clark Real Estate Corp. on 2024 
March 31. No development permit has been submitted at this time. 
 
The 0.31 hectare (0.77 acre) corner parcel is located at the northeast corner of 11 Street SE 
and 10 Avenue SE. The subject parcel is approximately 110 metres (a two-minute walk) from 9 
Avenue SE which is the Neighbourhood Main Street in the community. There are a range of 
shops, services and amenities along 9 Avenue SE that primarily consist of residential, 
employment and retail uses that serve the larger community.  
 



Item # 7.2.19 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2024-1056 
2024 November 28  Page 2 of 4 
 

Land Use Amendment in Inglewood (Ward 9) at 914 – 11 Street SE, LOC2024-0095 
 

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

City Clerks: K. Picketts / J. Booth 

The subject site is currently occupied by SmithBilt Hats, which operates two locations in 
Inglewood. Recently, SmithBilt Hats relocated the commercial and retail operations to the 
subject site, in accordance with the regulations of the C-COR2 District.  
 
The site is developed with a three-storey commercial building. Access to the site is available 
from both 10 Avenue SE and the rear laneway. 
 
As per the Applicant Submission (Attachment 3), this application proposes a DC District based 
on C-COR2 District and the intent is to accommodate the additional use of General Industrial – 
Light with at-grade commercial to ensure SmithBilt Hats can continue to manufacture and 
fabricate their product as part of their daily business operation. Although the business is 
commercial in nature, their business operation involves light manufacturing and fabrication 
which is why General Industrial – Light is required to be added to the subject site. 
 
Redesignating the site to a DC District is necessary to accommodate the proposed use, as the 
only districts in the Land Use Bylaw that permit General Industrial – Light are industrial districts, 
which are not suitable for the subject site. To align the development with the vision of creating 
an active, pedestrian-friendly environment, Administration collaborated with the applicant to 
incorporate specific provisions within the DC District that regulate at-grade commercial uses. 
 
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 hosted an engagement session with the Inglewood Community Association (CA) and 
the Inglewood Business Improvement Area (BIA) to present the proposal. The Applicant 
Outreach Summary can be found in Attachment 4.  
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. No public comments were received. 
 
The Inglewood CA and the Inglewood BIA each provided a letter of support (Attachment 5 and 
Attachment 6). Reasons for support including the following: 
 

 builds community identity and represents western heritage; 

 being a reputable local business that integrates well into the community; and 

 creates more commercial and employment opportunities in this area of Inglewood. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0095
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Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design 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 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 is anticipated to support and celebrate the western heritage of Calgary, and 
may further contribute to supporting the Calgary Stampede - an annual festival that attracts over 
one million visitors per year. 
 
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 permit stages. 
 
Economic 
This application would allow a well-known local business to relocate and expand its commercial 
and employment offerings in the community. It would also make more efficient use of 
infrastructure and services while maximizing the Green Line investment due to its close 
proximity to the future Ramsay/Inglewood LRT Station. 
 
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 Bylaw 21D2025 
3. Applicant Submission Form 
4. Applicant Outreach Summary 
5. Community Association Response 
6. Business Improvement Area Response 
7. CPC Member Comments 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the southeast community of Inglewood at the northeast corner of 
11 Street SE and 10 Avenue SE. The site is an irregular shape parcel that is approximately 0.31 
hectares in size (0.77 acres). The site is accessible from 10 Avenue SE and laneway.  
 
Surrounding development is primarily characterized by commercial and retail development due 
to the close proximity to 9 Avenue SE, which is a Neighbourhood Main Street in Inglewood. 
There are a range of retail stores to the north, east and south from the site. Developments to the 
west include historic buildings known as the National Hotel and East End Livery Barn. Land use 
to the southwest across 11 Street SE allows a mixed-use building with commercial uses at 
grade and residential dwelling units above. The triangular shape parcel to the south across 10 
Avenue SE is currently vacant.  
 
The subject site is well served by public transit services. The site is within walking distance of 
Goher Park, Jack Long Park and the Bow River Pathway. The City’s Ramsay-Inglewood Public 
Realm Improvements project will enhance the public realm in the area, including 11 Street SE. 
Streetscape upgrades will be determined and integrated into the design during the development 
permit stage.  
 

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

Inglewood 

Peak Population Year 2018 

Peak Population 4,072 

2019 Current Population 4,024 

Difference in Population (Number) - 48 

Difference in Population (Percent) -1.18% 
Source: The City of Calgary 2019 Civic Census 

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

  

https://engage.calgary.ca/RamsayInglewoodPublicRealm
https://engage.calgary.ca/RamsayInglewoodPublicRealm
https://www.calgary.ca/communities/profiles/inglewood.html
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Location Maps  
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Commercial – Corridor 2 f2.8h12 (C-COR2 f2.8h12) District is intended to 
accommodate commercial or mixed-use development that may also include residential units 
within the building. The district allows for a maximum building height of 12 metres and a 
maximum floor area ratio (FAR) of 2.8 (about 8,680 square metres). 
 
The proposed DC District is based on the existing C-COR2 District with the additional 
discretionary use of General Industrial – Light. To ensure the subject site will support the vision 
of an active and pedestrian-oriented environment, additional rules have been included to ensure 
the General Industrial – Light use integrates well into its surrounding context. The rules have 
been designed to ensure that active commercial uses remain at-grade. The specific rules 
include: 
 

 a minimum of 30 percent of the ground floor gross floor area of a building in this Direct 
Control District must contain “Commercial Uses”. 

 
The proposed DC District would allow for the same maximum building height of 12 metres and 
maximum FAR of 2.8 as the current C-COR2 District. 
 
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 
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for the applicant’s proposed development due to unique characteristics. The daily business 
operation of the applicant requires a certain level of manufacturing and fabrication which is only 
allowed by industrial uses such as General Industrial – Light. The only standard land use 
districts in the Land Use Bylaw that allow for General Industrial – Light are industrial districts, 
which are not a suitable option as the subject site is located within a Neighbourhood Main 
Street.   
 
Although the application proposes an industrial use on the subject site, the proposal is still 
commercial in nature and the impact of the proposed industrial use is very limited to the 
surrounding uses. The additional rules for at-grade commercial use will ensure the future 
development is active on the ground floor that will contribute to the retail vibrancy in the 
community. The same result could not be achieved through the use of a standard land use 
district in the Land Use Bylaw. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 and 9 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 
1P2007 where the DC District does not provide for specific regulation. In a standard district, 
many of these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The 
intent of this DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of 
development that are not specifically regulated in this DC District can also be relaxed in the 
same way that they would be in a standard district. Sections 7 through 9 include provisions for 
building height, floor area ratio, and location of uses within buildings.   
 
Development and Site Design 
If this application is approved by Council, the rules of the proposed DC District and C-COR2 
District would provide guidance for the future redevelopment. Given the location and policy 
context of the site, additional consideration will be given to elements including the 
appropriateness of proposed uses, building frontage and envelope, landscaping, parking, and 
site access at the development permit stage. 
 
Transportation 
Pedestrian and vehicular access to the subject site is available via 10 Avenue SE and the rear 
lane. There are existing Calgary Transit bus stops located approximately 180 metres away (a 
three-minute walk) along 9 Avenue SE for Route 1 (Bowness/Forest Lawn), Route 101 
(Inglewood), Route 302 (BRT Southeast/City Centre), and Route 307 (MAX Purple City 
Centre/East Hills).  
 
The future Ramsay/Inglewood Greenline LRT Station is approximately 350 metres (a six-minute 
walk) southeast of the site. The existing Always Available for All Ages and Abilities (5A) pathway 
along Bow River is located approximately 200 metres (a four-minute walk) north of the site, and 
the existing on-street bikeway is located along 8 Avenue SE.   
 
A Transportation Impact Analysis (TIA) was not required to support the land use amendment 
application. 
 
Environmental Site Considerations 
At this time, there are no known environmental concerns associated with the site and/or 
proposal. 
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Utilities and Servicing 
Public water, sanitary and storm utilities exist within the adjacent public road rights-of-way. 
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. 
 
Calgary International Airport Vicinity Protection Area (2009) 
The Calgary International Airport Vicinity Protection Area (AVPA) identifies the subject site as 
being located within the 0-25 Noise Exposure Forecast (NEF) of the AVPA. The AVPA 
Regulation was created to ensure that only compatible land uses are developed near airport 
flight paths. The AVPA Regulation establishes prohibitive uses in certain locations, identified 
within Noise Exposure Forecast (NEF) areas. The proposed General Industrial - Light use is 
allowed within the 0-25 NEF contour area. Future development permits would be circulated to 
the Airport Authority and reviewed against the applicable regulations to ensure compliance. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Neighbourhood Main Street as identified on Map 1: Urban 
Structure in the Municipal Development Plan (MDP). Neighbourhood Main Streets are located 
along the primary transit network and typically support a mix of uses within a pedestrian friendly 
environment that contribute to a moderate intensification of both jobs and population growth. 
The proposal aligns with the MDP goals of creating more commercial and employment 
opportunities in the community of Inglewood. The redevelopment and modest intensification 
also make more efficient use of exiting infrastructure.  
 
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 
permit stages.  
 
Transit Oriented Development Policy Guidelines (2004) 
The Transit Oriented Development Policy Guidelines (Guidelines) provide direction for the 
development of areas typically within 600 metres of a transit station. The Guidelines encourage 
both public and private development and integration of a full range of compatible land uses 
including residential, employment and commercial activities to create a higher density and 
walkable environment within stations areas and optimize use of existing transit infrastructure. 
The proposal would meet key policy objectives of the Guidelines to create commercial and 
employment opportunities within the station area while optimizing existing infrastructure and 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://www.qp.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779813148
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTrAeATesM&msgAction=Download
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encouraging public transit ridership around the existing MAX Purple BRT station and the future 
Green Line Ramsay-Inglewood LRT Station.  
 
Inglewood Area Redevelopment Plan (Statutory – 1993) 
The site is located within the Commercial Area as identified on Map 6: Generalized Land Use – 
Future Map in the Inglewood Area Redevelopment Plan (ARP). The applicable policies 
generally support redevelopment of commercial uses that contribute to a more vibrant retail 
area on 9 Avenue SE. Although General Industrial – Light is introduced as part of the proposal, 
it is to support the commercial operations of the business. The proposal aligns with the 
Inglewood ARP goals to provide more retail and employment opportunities that would support 
the local businesses within Inglewood.  
 
 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTrATsscrH&msgAction=Download
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BYLAW NUMBER 21D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0095/CPC2024-1056) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

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

industrial – light.  
 

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

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

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

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

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

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

(a) General Industrial – Light. 
 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Commercial – Corridor 2 (C-COR2) District 

of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio  
7 The maximum floor area ratio is 2.8. 
 
Building Height 
8 The maximum building height is 12.0 metres. 
 
Location of Uses Within Buildings 
9 (1) A minimum of 30.0 per cent of the ground floor gross floor area of a building in 

this Direct Control District must contain “Commercial Uses”. 
 
 (2)  Addiction Treatment, Assisted Living, Custodial Care, Dwelling Units and 

Residential Care must not be located:  
 
  (a) in the same building as an automotive use; and 
 
  (b) on the ground floor of a building. 
 
 (3) "Commercial Uses" and Live Work Units: 
 

(a) may be located on the same floor as Addiction Treatment, Assisted 
Living, Custodial Care, Dwelling Units and Residential Care; and 

 
(b) must not share an internal hallway with Addiction Treatment, 

Assisted Living, Custodial Care, Dwelling Units and Residential 
Care. 

 
 (4) Where this section refers to "Commercial Uses", it refers to the uses listed in 

Sections 4 and 5, other than Addiction Treatment, Assisted Living, Custodial 
Care, Dwelling Units, General Industrial – Light, Live Work Units and 
Residential Care. 

 
Relaxations 
10 The Development Authority may relax the rules contained in Sections 6 and 9 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission Form 
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Applicant Outreach Summary 
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Community Association Response 
 
April 5, 2024 
 
Holly Allen 
1015 11th St SE 
Calgary, AB  T2G3E9 

 
Dear Holly: 
 
Re: Relocation of Smithbilt to 914 11 Street SE 
 
The Inglewood Community Association is pleased to provide initial support to your plan to move into a new 
location in Inglewood.  While you indicate you are requesting an unusual zoning for the location, your current 
and previous fabrication has integrated well into the community. 
 
We look forward to seeing the land use change application from the City and would invite you to speak to 
it at the monthly planning meeting in the ICA Hall when it is circulated by the City.  
 
If you have any questions, you can reach me at idi@icacalgary.com.   
 
Yours very truly, 
 

 
 
INGLEWOOD COMMUNITY ASSOCIATION 
Planning Director 
 
Bruce MacDonnell, Director 
 
 

 
 
October 30, 2024 
 
Good morning Jay, it's Glen Kerr, the new Planning Chair writing. We are still in support of the Smithbuilt 
application, they have been a good neighbour! 
Glen 
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Business Improvement Area Response 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1056 / LOC2024-0095 
heard at Calgary Planning Commission  

Meeting 2024 November 28 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 The proposed Direct Control (DC) District keeps the current 
Floor Are Ratio and Height as the current C-CORf2.8h12 while 
adding General Industrial – Light as a discretionary use and 
requiring at least 30% of the ground floor have a commercial 
use and additional rules about the location of uses within 
buildings (see the rest of Section 9 of the DC. 
 
This site is ~350m from a future LRT station and is within the 
9th Ave Neighbourhood Main Street. During Commission’s 
review, someone suggested that recent approvals in the area 
might have supported basing the DC on MU-1f6.0h30. 
 
Manufacturing-based development can benefit an area like 
Inglewood that has historically let uses mix more than other 
parts of Calgary. It is productive and keeps the area 
interesting. 

 



 



Approval: M. Sklar  concurs with this report.  Author: D. Osachuk 

City Clerks: K. Picketts / J. Booth 
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Policy Amendment in Bridgeland-Riverside (Ward 9) at 528 – 8A Street NE, 
LOC2024-0230 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the amendment to the Bridgeland-Riverside 
Area Redevelopment Plan (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 
That Council give three readings to Proposed Bylaw 17P2025 for the amendment to the 
Bridgeland-Riverside Area Redevelopment Plan (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks a policy amendment to the Bridgeland-Riverside Area 
Redevelopment Plan (ARP) to allow for rowhouses, townhouses, and stacked 
townhouses in addition to the building types already allowed under the ARP (e.g. single 
detached, semi-detached and duplex dwellings). 

 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). 

 What does this mean to Calgarians? The proposed policy amendment would allow for 
greater housing choice within the community and more efficient use of existing 
infrastructure and nearby amenities. 

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

 A development permit for a new three-unit rowhouse building and detached garage has 
been submitted and is currently under review. 

 There is no previous Council direction related to this proposal. 
 

DISCUSSION  
This policy amendment application, in the northeast community of Bridgeland-Riverside, was 
submitted by Horizon Land Surveys on behalf of the landowner, Hung Quoc Le, on 2024 
September 12. The approximately 0.04 hectare (0.10 acre) site is located at the southeast 
corner of 5 Avenue NE and 8A Street NE. It is currently developed with a single detached 
dwelling and detached garage with rear lane access. 
 
The proposed policy amendment is intended to accommodate a rowhouse as indicated in the 
Applicant Submission (Attachment 3). A development permit (DP2024-05541) for a new three-
unit rowhouse building and detached garage has been submitted and is currently under review. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
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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 letters to residents within 100 metres of the subject site and contacted the 
Community Association and Ward Councillor’s office for comment. The Applicant Outreach 
Summary can be found in Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received two letters of opposition from the public. The letters of opposition 
included the following areas of concern: 
 

 contravention of restrictive covenants registered on title;  

 safety concerns with additional vehicle traffic; 

 further restriction of on-street parking; and 

 lack of support for increased density. 
 
The Bridgeland-Riverside Community Association provided a letter in opposition on 2024 
November 21 (Attachment 5) noting a lack of support for the increase in density and that 
locations for density increases within the community should be reevaluated. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, on-site parking, 
landscaping and waste management will be reviewed and determined at the development 
permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
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 
The proposed policy amendment would allow for additional housing types and accommodates 
site and building design that is adaptable to the functional requirements of evolving households 
and lifestyle needs. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0230
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Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 17P2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
6. CPC Member Comments 
7. Public Submissions 
8. Confidential Public Submission 
 
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 community of Bridgeland-Riverside on the southeast corner of 
5 Avenue NE and 8A Street NE. The site is approximately 0.04 hectares (0.10 acres) in size 
and is approximately 12 metres wide by 33 metres deep. It is currently developed with a single 
detached dwelling and detached garage accessed from the rear lane. 
 
Surrounding lands are designated Residential – Grade-Oriented Infill (R-CG) District and are 
characterized by single detached dwellings and four-unit housing forms. 
 
The site is located approximately 400 metres (a seven-minute walk) north of commercial uses 
on 1 Avenue NE, which is identified as a Neighbourhood Main Street in the Municipal 
Development Plan (MDP). Normie Kwong Park on 9A Street NE is located approximately 250 
metres (a four-minute walk) to the southeast. 
 
Delta West Academy is located approximately 700 metres (a 12-minute walk) to the east and 
the Assumption of the Blessed Virgin Mary Ukrainian Catholic Parish is located approximately 
600 metres (a 10-minute walk) northeast on 6 Street NE. 
 

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

Bridgeland-Riverside 

Peak Population Year 2019 

Peak Population 6,835 

2019 Current Population 6,835 

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 
Bridgeland-Riverside Community Profile. 

 
  

https://www.calgary.ca/communities/profiles/bridgeland-riverside.html
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Location Maps 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 

 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units 
per hectare. Based on the subject site parcel area, this would allow for up to four dwelling units.   
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-CG District and do not count towards allowable density. The parcel would 
require 0.5 parking stalls per dwelling unit and per secondary suite. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

 
Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed policy 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 site is within the Developed Residential – Inner City area as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). The applicable MDP policies encourage 
redevelopment and modest intensification of inner-city communities to make more efficient use 
of existing infrastructure, public amenities and transit and delivers small and incremental 
benefits to climate resilience. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Bridgeland-Riverside Area Redevelopment Plan (Statutory – 1980) 
The site is located within the Conservation area as identified on Figure 3: Generalized Land Use 
of the Bridgeland-Riverside Area Redevelopment Plan (ARP). Per Part 2 of the ARP, in the 
Conservation area, the appropriate land uses are residential in nature and the appropriate 
designation within the Land Use Bylaw would be R-2. Additional policies applicable to the 
Conservation area encourage the upgrading of existing housing and support sensitive infill 
development of a residential nature where rehabilitation is not feasible. 
 
As such, a text amendment to Policy 2 of the Residential – Implementation section in Part 2 of 
the ARP is required to enable the development of rowhouses, townhouses and stacked 
townhouses on the subject parcel. 

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=WTTrAcrrqsN&msgAction=Download
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BYLAW NUMBER 17P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE BRIDGELAND-RIVERSIDE 

AREA REDEVELOPMENT PLAN BYLAW 11P80 
(LOC2024-0230/CPC2024-1261) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Bridgeland-Riverside Area Redevelopment Plan 
Bylaw 11P80, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Bridgeland-Riverside Area Redevelopment Plan attached to and forming part of 

Bylaw 11P80, as amended, is hereby further amended as follows: 
 

(a) In Part 2, Section 3 Residential, subsection Implementation, delete policy 2 and 
replace it with the following: 

 
“2. That within the Conservation Area, the appropriate land uses are 

residential in nature and that the appropriate designation within the Land 
Use Bylaw would be R-2 with the exception of lands located at 438 – 8 
Street NE, 523 – 8 Street NE, 525 – 9 Street NE, 502 – 9A Street NE, 
and 528 – 8A Street NE which are suitable for low density multi-
residential development in the form of rowhouses, townhouses and 
stacked townhouses.” 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Applicant Submission 
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Applicant Outreach Summary 
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Community Association Response 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1261 / LOC2024-0230 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This text amendment to the Bridgeland Area Redevelopment 
Plan (labelling this site as “suitable for low density multi-
residential development in the form of rowhouses, townhouses 
and stacked townhouses”) would align the Area 
Redevelopment Plan with the current Residential – Grade 
Oriented (R-CG) Land Use District. 
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Bridgeland-Riverside Area Redevelopment Plan 

LOC2024-0230 

Bylaw 17P2025 

 

We are opposed to this policy amendment based on the following: 

1. Increase in density-from one house on this small lot to six dwellings (3 unit 
rowhouse building, each with an addi�onal suite) is not what we’d consider 
‘modest intensifica�on’. 
Calling this a ‘three-unit rowhouse’ is misleading. 
Three parking stalls only are provided for six dwellings. 

2. The applicant Submission requests a minor policy amendment. Five 
proper�es are listed to be exempted, which we do not consider a minor 
issue. 

3. “Planning and Development Services report to Calgary Planning 
Commission” states that ‘allows for development that is compa�ble with 
the character of the exis�ng neighbourhood.’ In our opinion this does not 
suit the character of the Conserva�on Area within Bridgeland and does not 
comply with the ARP. 

4. References to ‘efficient use of exis�ng infrastructure’ are vague. We would 
ques�on the latest upgrades of the structures in our 100 year old plus 
neighbourhood. 

5. We fear this could be precedent se�ng (as illustrated by other misfit builds 
in the community).  
We agree with comments by our Bridgeland Planning Commitee 
concerning appropriate areas for densifica�on need to be reevaluated and 
incongruency with exis�ng infrastructure.  
 
Sincerely 
Victor and Linda Demecha 
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Road Closure and Land Use Amendment in Starfield (Ward 9) adjacent to multiple 
addresses, LOC2024-0117 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

1. Give three readings to the proposed closure of 0.55 hectares ± (1.36 acres ±) of road 
(Plan 2412125, Areas ‘A’, ‘B’, and ‘C’), adjacent to 5501 – 68 Street SE, 5740 – 58 
Avenue SE, 6201 – 68 Street SE and 6606 – 57 Street SE, with conditions (Attachment 
4); 

 
2. Give three readings to the proposed closure of 0.18 hectares ± (0.44 acres ±) of road 

(Plan 2412126, Area ‘D’), adjacent to 5501 – 68 Street SE, with conditions (Attachment 
5); and 

 
3. Give three readings to the proposed bylaw for the redesignation of 0.73 hectares ± (1.80 

acres ±) of closed road (Plan 2412125, Areas ‘A’, ‘B’, and ‘C’; Plan 2412126, Area ‘D’) 
from Undesignated Road Right-of-Way to Industrial – General (I-G) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 
 
That Council: 
 

1. Give three readings to Proposed Bylaw 2C2025 for the closure of 0.55 hectares ± 
(1.36 acres ±) of road (Plan 2412125, Areas ‘A’, ‘B’, and ‘C’), adjacent to 5501 – 68 
Street SE, 5740 – 58 Avenue SE, 6201 – 68 Street SE and 6606 – 57 Street SE, with 
conditions (Attachment 4); 

 
2. Give three readings to Proposed Bylaw 3C2025 for the closure of 0.18 hectares ± 

(0.44 acres ±) of road (Plan 2412126, Area ‘D’), adjacent to 5501 – 68 Street SE, with 
conditions (Attachment 5); and 

 
3. Give three readings to Proposed Bylaw 19D2025 for the redesignation of 0.73 hectares 

± (1.80 acres ±) of closed road (Plan 2412125, Areas ‘A’, ‘B’, and ‘C’; Plan 2412126, 
Area ‘D’) from Undesignated Road Right-of-Way to Industrial – General (I-G) District. 

 
HIGHLIGHTS 

 This application proposes to close portions of the road right-of-way adjacent to 57 Street 
SE and designate it to Industrial – General (I-G) District in alignment with the approved 
outline plan for the area. 

 The proposal is consistent with the designation of the adjacent sites and aligns with the 
applicable policies of the Municipal Development Plan (MDP), the Southeast Industrial 
Area Structure Plan (ASP) and the Southeast 68 Street Industrial Area Structure Plan 
(ASP). 
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 What does this mean to Calgarians? This proposal would enable more efficient use of 
existing infrastructure and services. 

 Why does this matter? The proposal would allow the adjacent landowner to consolidate 
this portion of road with their parcel in alignment with the approved outline plan. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This road closure and land use amendment application, in the southeast industrial community of 
Starfield, was submitted by The City of Calgary’s Real Estate & Development Services 
(RE&DS), on 2024 April 21. Attachments 2 and 3 outline the 0.73 hectare portions of road right-
of-way to be redesignated and closed through the Registered Road Closure Plans. As indicated 
in the Applicant Submission (Attachment 6), the road closure and land use amendment is to 
comply with the 57 Street SE final road right-of-way width approved through the outline plan 
(LOC2017-0305).  
 
No development permit has been submitted at this time. The portions of road closures will be 
consolidated with the adjacent parcels and it is expected that future development would occur in 
alignment with the approved outline plan and land use on the sites.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☐ Outreach was undertaken by the Applicant. 

☒ Public/interested parties were informed by Administration. 

 
Applicant-Led Outreach 
As part of the review of the proposed road closure and land use amendment application, the 
applicant was encouraged to use the Applicant Outreach Toolkit, to assess which level of 
outreach with the public/interested parties and respective community association was 
appropriate. As this is an amendment to support the approved outline plan (LOC2017-0305), the 
applicant determined that no outreach would be undertaken. The Applicant Outreach Summary 
can be found in Attachment 7. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to stakeholders, notice 
posted on-site, published online. Notification letters also were sent to adjacent landowners.  
 
Administration received one letter of support for the proposed road closure to support better 
utilization of land. There is no community association for the subject area.  
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0117


Item # 7.2.21 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2024-0891 
2024 November 28  Page 3 of 3 
 

Road Closure and Land Use Amendment in Starfield (Ward 9) adjacent to multiple 
addresses, LOC2024-0117 
 

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

City Clerks: K. Picketts / J. Booth 

IMPLICATIONS  
 
Social 
This proposal would allow for a more efficient use of land and infrastructure. 
 
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 closure of portions of the road right-of-way and consolidation with adjacent properties would 
enable 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 sites are located in the southeast industrial area of Starfield, adjacent to 57 Street 
SW, between 51 Avenue SE and 68 Avenue SE. The proposed road closure of 0.73 hectares of 
57 Street SE will be consolidated with the adjacent sites addressed 5501 – 68 Street SE, 6201 
– 68 Street SE, 5740 – 58 Avenue SE, and 6606 – 57 Street SE. These parcels form part of an 
existing outline plan area (LOC2017-0305), where the land use was approved by Council on 
2022 July 05.  
 
This is a road closure and land use amendment application to comply with the 57 Street SE 
road right-of-way width approved in the outline plan (LOC2017-0305). When the outline plan 
was approved, it was determined that the appropriate road closure and land use would follow at 
a later date. 
  
The sites are currently undeveloped.  
 

Community Peak Population Table 
 
Not available because the subject area is industrial. 
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Location Maps  
 

 

City Wide Map 

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

Planning Evaluation 
 
Road Closure  
This application proposes the closure of approximately 0.73 hectares (1.80 acres) of 57 Street 
SE between 51 Avenue SE and 68 Avenue SE. The closed portions on either side of 57 Street 
SE would be consolidated with and designated in alignment with the land use district of the 
parcels immediately adjacent to 57 Street SE, subject to the Proposed Road Closure 
Conditions. The road closure portions are not required by The City and align with the final road 
right-of-way width identified in the approved outline plan (LOC2017-0305). 
 
Land Use  
The proposed Industrial – General (I-G) District accommodates a wide variety of light and 
medium industrial uses and a limited number of support commercial uses. The proposed 
portions of road to be closed along 57 Street SE will be consolidated with the adjacent parcels, 
which have the same land use designation. 
 
No amendments are required to the existing outline plan as the proposed land use and road 
closure application are in alignment with the approval. 
 
 
 

Subject Site 
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Development and Site Design  
If this redesignation is approved by Council, the rules of the proposed I-G District would provide 
guidance for any future development on the site including appropriate uses, building 
configuration, parcel coverage, building massing and height, landscaping, waste management 
and parking. 
 
Transportation 
An update to the Traffic Impact Assessment that was completed at the outline plan stage 
(LOC2017-0305) was not required for this proposed land use amendment because the originally 
contemplated number of trips for the site will remain unchanged. 
 
The application proposes to close between 4.49 metres and 8.98 metres of road along portions 
of 57 Street SE between 51 Avenue SE and 68 Avenue SE. The existing widths of 57 Street SE 
along this stretch range from 30.48 metres and 25.99 metres. The final width of 57 Street SE 
will be 21.50 metres. 
 
Environmental Site Considerations 
Environmental considerations were reviewed with the previously approved outline plan 
application. There are no environmental concerns resulting from the proposed land use and  
road closure application. 
 
Utilities and Servicing 
Servicing will be reviewed with future development applications. 
 

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

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

the efficient use of land. 

Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed road closure and land use amendment builds 
on the principles of the GP by promoting efficient use of land and regional infrastructure, and 
establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009)  
Map 1: Urban Structure of the Municipal Development Plan (MDP) identifies the subject site 
within the Standard Industrial typology. The Standard Industrial area consists of existing 
planned industrial areas that contain a mix of industrial uses at varying intensities. These areas 
are expected to continue to offer a broad variety of industrial uses and as the area redevelops, 
the industrial character should be maintained.  
 
This application meets the objectives of the MDP, as the proposed land use district supports a 
broad range of standard industrial activities. 
 
  

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. 
 
Southeast Industrial Area Structure Plan (Statutory – 1996) 
The portion of road closure west of 57 Street SE and north of 58 Street SE is subject to the 
Southeast Industrial Area Structure Plan (ASP) and is identified as Proposed I-2 General Light 
Industrial District in Map 2: Land Use and Transportation Plan. The purpose of the general light 
industrial area is to provide for a range of light industrial and associated uses that are 
compatible with each other.  
 
The proposed land use amendment is supported by the policies of the ASP. 
 
Southeast 68 Street Industrial Area Structure Plan (Statutory – 2010) 
The portions of road closure east of 57 Street SE are subject to the Southeast 68 Street 
Industrial Area Structure Plan (ASP) and are identified as Industrial – Light and Special Study 
Area on Map 3: Land Use Concept. The Industrial – Light area supports a wide variety of 
general industrial uses within the context of a fully-service industrial park. Special Study areas 
are evaluated at outline plan and development permit stages to protect Environmentally 
Significant Areas that are located further east of 57 Street SE. The ASP helps to ensure a 
sufficient supply of planned industrial land is available for a wider range of business and 
industrial uses.   
 
The proposed land use amendment is supported by the policies of the ASP.  
 
 

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=ITTrAeATcqM&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcATeeX&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcATeeX&msgAction=Download
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Registered Road Closure Plan (Plan 2412125) 
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Registered Road Closure Plan (Plan 2412126)  
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Proposed Road Closure Conditions (Plan 2412125) 
 

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

 
2. The developer is responsible for all costs associated with the closure including all 

necessary physical construction, removal, rehabilitation, utility relocation, etc.  
 

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

4. Servicing arrangements shall be to the satisfaction of the Manager, Infrastructure 
Planning, Water Resources.  
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Proposed Road Closure Conditions (Plan 2412126) 
 

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

 
2. The developer is responsible for all costs associated with the closure including all 

necessary physical construction, removal, rehabilitation, utility relocation, etc.  
 

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

4. Servicing arrangements shall be to the satisfaction of the Manager, Infrastructure 
Planning, Water Resources.  
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Applicant Submission 
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Applicant Outreach Summary 
2024 April 18 
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BYLAW NUMBER 2C2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
FOR A CLOSURE OF A ROAD  

(PLAN 2412125, AREAS ‘A’, ‘B’ and ‘C’)  
(CLOSURE LOC2024-0117/CPC2024-0891) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS The City of Calgary has decided to close from public use as a road and to 
sell or to hold those portions of road described below; 
 
 AND WHEREAS the provisions of Sections 22 and 606 of the Municipal Government 
Act, R.S.A. 2000, c.M-26 as amended, with respect to notice of intention of Council to pass such 
a Bylaw have been complied with; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. Immediately upon passage of this Bylaw, the following described road shall be closed 

from use as a road: 
 
 PLAN 2412125 
 AREAS ‘A’, ‘B’ and ‘C’ 
 EXCEPTING THEREOUT ALL MINES AND MINERALS 
 
2. The proper officers of The City of Calgary are hereby authorized to execute such 

instruments as may be necessary to effect the purpose of the Bylaw. 
 
3. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON ______________________________ 
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BYLAW NUMBER 3C2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
FOR A CLOSURE OF A ROAD  

(PLAN 2412126, AREA ‘D’)  
(CLOSURE LOC2024-0117/CPC2024-0891) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS The City of Calgary has decided to close from public use as a road and to 
sell or to hold those portions of road described below; 
 
 AND WHEREAS the provisions of Sections 22 and 606 of the Municipal Government 
Act, R.S.A. 2000, c.M-26 as amended, with respect to notice of intention of Council to pass such 
a Bylaw have been complied with; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. Immediately upon passage of this Bylaw, the following described road shall be closed 

from use as a road: 
 
 PLAN 2412126 
 AREA ‘D’ 
 EXCEPTING THEREOUT ALL MINES AND MINERALS 
 
2. The proper officers of The City of Calgary are hereby authorized to execute such 

instruments as may be necessary to effect the purpose of the Bylaw. 
 
3. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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BYLAW NUMBER 19D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0117/CPC2024-0891) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
 



 
 AMENDMENT LOC2024-0117/CPC2024-0891 
 BYLAW NUMBER 19D2025 

Page 2 of 3 

 
SCHEDULE A 

 

 
  



 
 AMENDMENT LOC2024-0117/CPC2024-0891 
 BYLAW NUMBER 19D2025 
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SCHEDULE B 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-0891 / LOC2024-0117 
heard at Calgary Planning Commission  

Meeting 2024 November 28 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This Road Closure and Land Use Amendment from 
Undesignated Road Right-of-Way to the Industrial – General 
(I-G) District align with the approved Outline Plan. 
 
Administration notes that “These parcels form part of an 
existing outline plan area (LOC2017-0305), where the land use 
was approved by Council on 2022 July 05. This is a road 
closure and land use amendment application to comply with 
the 57 Street SE road right-of-way width approved in the 
outline plan (LOC2017-0305). … No amendments are required 
to the existing outline plan as the proposed land use and road 
closure application are in alignment with the approval” 
(Attachment 1, page 1, 3). 

 



 



Approval: R. Michalenko  concurs with this report.  Author: R. Liu 

City Clerks: K. Picketts / J. Booth 
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Land Use Amendment in Residual Sub-Area 9P (Ward 9) at 8600 – 34 Avenue SE, 
LOC2024-0131 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 1.24 hectares ± (3.05 
acres ±) located at 8600 – 34 Avenue SE (Plan 0814364, Block 31, Lot 4) from Direct 
Control (DC) District to Direct Control (DC) District to accommodate an existing 
woodworking shop, with guidelines (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 
 
That Council give three readings to Proposed Bylaw 24D2025 for the redesignation of 1.24 
hectares ± (3.05 acres ±) located at 8600 – 34 Avenue SE (Plan 0814364, Block 31, Lot 4) from 
Direct Control (DC) District to Direct Control (DC) District to accommodate an existing 
woodworking shop, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for the continued use of an 
existing woodworking shop through a Direct Control (DC) District based on the Special 
Purpose – Future Urban Development (S-FUD) District. 

 The proposal allows for a development that is compatible with the character of the 
existing neighbourhood and protects the land for future urban development in alignment 
with the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? This proposal would allow for the long-standing 
business to continue its operation. 

 Why does this matter? This application would bring the land use into compliance with the 
already existing operations on the site and also prevent premature development in the 
absence of an area structure plan or a local area plan. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application is located in the southeast community of Residual Sub-Area 9P, and was 
submitted by CivicWorks on behalf of the landowners, Paul Bec and Darlene Bec, on 2024 May 
13. No development permit has been submitted at this time; however, as noted in the Applicant 
Submission (Attachment 3), the intent is to align the existing use of the woodworking shop to a 
land use district in the Calgary’s Land use Bylaw 1P2007 which allows for that use. 
 
The approximately 1.24 hectares (3.05 acres) midblock site is a large but narrow parcel located 
along 34 Avenue SE, east of Stoney Trail SE and north of Peigan Trail SE. The site is currently 
developed with a primary building used as a woodworking shop and multiple storage sheds. The 
parcel is not serviced and vehicle access is available from 34 Avenue SE. The proposed DC 
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District is based on S-FUD District and will add a new defined use of Woodworking Shop to 
accommodate the existing business and preserve the land for future urban development. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant delivered letters regarding the proposal to residents and businesses within a 400-
metre radius and met with the Ward 9 Office to discuss the application. The Applicant Outreach 
Summary can be found in Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  
 
No public comments were received at the time of writing this report and there is no community 
association for the subject area. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed DC District would enable the continued operation of the long-standing 
woodworking shop, providing stability and continuity to the business and the community. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at any required 
subsequent development review stages. 
 
Economic 
This application would stabilize business operations on the site, ensuring continued employment 
for the staff and maximizing opportunities in a limited-service area. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0131
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Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Bylaw 24D2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. CPC Member Comments 
 
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 a flat mid-block parcel accessed off 34 Avenue SE. It is located 
approximately 200 metres (a three-minute walk) east of 84 Street SE, and approximately 1000 
metres (a 17-minute walk) north of Peigan Trail SE. Surrounding development is primarily 
characterized by a mix of agriculture and unserviced rural residential development designated 
as Direct Control (DC) Districts and Special Purpose – Future Urban Development (S-FUD) 
District. The parcel across 88 Street SE to the east was recently redesignated to a DC District to 
allow for unserviced residential uses with certain parcel sizes. The subject site is approximately 
1.24 hectares in size and approximately 66 metres wide by 188 metres deep, and currently 
developed with a woodworking shop and a number of small storage buildings. 
 
The parcel was amongst the areas of land annexed from Rocky View County to the City of 
Calgary following the Provincially issued Order 333/2007 on 2007 August 01. The existing 
business started to operate as a home-based business and was approved by the County under 
the development permit 2006-DP-12183. It was then subdivided and isolated from the dwelling 
and obtained land use approval through a DC District application (C-6507-2007) with the County 
on 2007 July 31, which was the day before the annexation process started. After annexation, 
the subject parcel was rezoned to DC District based on Special Purpose – Future Urban 
Development (S-FUD) District (Bylaw 18D2008). The existing woodworking business did not 
have the requisite development approvals at the time of the annexation and the use therefore 
does not meet the requirements of section 1087(2) of Land Use Bylaw 1P2007 to be considered 
a discretionary use for the site. Following the issuance of a Stop Order pursuant to the 
Municipal Government Act (MGA) in February this year, this land use has been applied for to 
enable the existing business to continue operation. 

 

Community Peak Population Table 
 
Not available as the subject area is within a future greenfield area. 

 
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2008/2008d18.pdf
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Direct Control (Bylaw 18D2008) District is based on the Special Purpose – Future 
Urban Development (S-FUD) District and is intended to allow for a range of parcel sizes for 
Extensive Agriculture uses to respect the context of the immediate area. The permitted and 
discretionary uses of the S-FUD District of Bylaw 1P2007 apply, which do not include uses that 
can accommodate the existing woodworking shop. 
 
The applicant initially considered a DC District based on the S-FUD District with an additional 
use of General Industrial – Light to accommodate the woodworking shop. However, this could 
not be supported as the General Industrial – Light use encompasses a broad range of business 
activities, which may include activities that are not compatible with surrounding development 
and conflicts with the direction for future development in this area, which is residential. 
Alternatively, a DC District based on S-FUD with a specific use of Woodworking Shop was 
recommended to ensure stability for intended operations on site, while also minimizing land use 
conflict in relation to future residential growth plans in this area.  
 
As a result, the proposed DC District retains the base S-FUD District and adds an additional use 
of Woodworking Shop. The additional use is customized for the existing business to capture all 
the activities and ensure its compatibility to the surrounding development. This proposal would 
bring the existing woodworking shop into compliance with current Land Use Bylaw 1P2007. The 
DC District also includes building scale and setback requirements to protect the existing and 
future surrounding development. 
 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2008/2008d18.pdf
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Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to unique characteristics of a long-standing 
woodworking shop with a legal land use approval from Rocky View County prior to annexation. 
This application would allow for the existing business to continue operating while restricting its 
use to prevent premature development of the land. 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 and 9 to 11 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 rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of 
development that are not specifically regulated in this DC District and can also be relaxed in the 
same way that they would be in a standard district. The relaxation rules of Section 9 to 11 allow 
for building flexibility during the development permit review process. Any relaxation granted 
must meet the test for relaxation as provided by Bylaw 1P2007. 
 
Development and Site Design  
If this application is approved by Council, the rules of the proposed DC District would provide 
guidance for future development including maximum building size, height, and setbacks. Items 
that will be considered through the development permit process include, but are not limited to: 
 

 ensuring the business activities are properly screened;  

 minimizing traffic and other negative impacts to neighbouring lots; and 

 servicing provisions for the future development. 
 
Transportation 
Vehicle access to the site is available via 34 Avenue SE. There is no pedestrian sidewalks or 
pathways available along the site, no transit service near the site and no street parking available 
adjacent to the site. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
There is no public water supply available near the site and the parcel does not currently have 
sanitary servicing. No public infrastructure is funded or planned at this time. Details of water and 
sanitary servicing will be explored and reviewed at the development permit stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed 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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Rocky View/Calgary Intermunicipal Development Plan (2012) 
The Rocky View/Calgary Intermunicipal Development Plan (IDP) identifies the subject parcel as 
being part of the Policy Area (Map 1: Plan Area). Section 4.6 indicates the north of the future 
Peigan Trail extension area will be focused on residential uses. The subject site is located north 
of the future Peigan Trail extension as shown on Map 2: Key Focus Areas. The proposed 
additional use of woodworking shop is compatible with future residential development for this 
area due to its long-standing operation, business and built form design that fits with the local 
context, and the absence of negative feedback from the community. The low building scale and 
the rules established in the proposed DC District also mitigate possible negative impacts on 
future residential development around the site. This proposal is appropriate for this area. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developing Residential – Future Greenfield area identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP). Future Greenfield areas 
are the land areas in the city designed for future urban development that do not have an 
approved Area Structure Plan (ASP) in place. The MDP stresses that the Future Greenfield 
Area should be protected for future urban development and allow for a limited range of uses that 
will not compromise the developability of the land for urban purpose. The proposed DC District 
maintains the base of the S-FUD District and incorporates the existing use, which is compatible 
with the existing and future residential development in this area. The proposal is consistent 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 stage. 
 
East Regional Context Study (Non Statutory – 2009) 
There is no area structure plan (ASP) or local area plan (LAP) for the subject site, but the East 
Regional Context Study (The Study), which is a high level non-statutory document, provides a 
framework and guidance for the future ASP or LAP to facilitating growth in this area. The Study 
identifies the subject site as within the future Residential area on Map 3: Land Use Concept & 
Transportation, which is consistent with the IDP and the MDP. This proposal respects the policy 
framework. 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ll&ObjID=110736721&objAction=Download&lid=0&previousURL=func=ccpa.general&msgID=RTTrAesAcTL&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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BYLAW NUMBER 24D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0131/CPC2024-1104) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

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

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

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

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

(a) “Woodworking Shop” means a use: 
 
(i) where the manufacturing, fabricating, processing, assembly, 

disassembly, repair, service, refurbishment, warehousing, 
shipping or distribution of wood products or associated products, 
materials or equipment occurs; 

 
(ii) that may involve chemicals or the application of heat; 
 
(iii) that may accommodate a display and sales area provided the 

products displayed or sold are associated with the use; 
 
(iv) that may accommodate an office area associated with the use; 
 
(v) where all of the processes and functions associated with the use 

are contained within a fully enclosed building; and 
 
(vi) where no dust or vibration is seen or felt outside of the building. 

 
Permitted Uses 
5 The permitted uses of the Special Purpose – Future Urban Development (S-FUD) 

District of Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 

Discretionary Uses 
6 The discretionary uses of the Special Purpose – Future Urban Development (S-FUD) 

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

 
(a) Woodworking Shop. 

 
Bylaw 1P2007 District Rules 
7 Unless otherwise specified, the rules of the Special Purpose – Future Urban 

Development (S-FUD) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Building Size 
8 The maximum gross floor area of all buildings on a parcel that is not serviced by City 

water and sewer, is 1600.0 square metres. 
 
Display and Sales Area 
9 (1) The maximum floor area of a display and sales area located in a building is the 

greater of: 
 

(i) 38.0 square metres; or 
 
(ii) 20.0 per cent of the gross floor area of the use to a maximum of 465.0 

square metres. 
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(2) A display and sales area is not allowed if it would result in the use operating 

exclusively as a retail store. 
 
Building Height  
10 The maximum building height is 12.0 metres. 
 
Setback Areas 
11 (1) The front setback area must have a minimum depth of 15.0 metres. 
 

(2) The side setback area must have a minimum depth of:  
 

(a) 0.6 metres for buildings existing on the date of passage of this Direct 
Control District Bylaw; and  

 
(b) 6.0 metres for new buildings or additions to buildings existing on the 

date of passage of this Direct Control District Bylaw. 
 

(3) The rear setback area must have a minimum depth of 15.0 metres. 
 
Relaxations 
12 The Development Authority may relax the rules contained in Sections 7 and 9 to 11 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007.  
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Applicant Submission 
 
2024 October 16 
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Applicant Outreach Summary 
 
2024 October 16 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1104 / LOC2024-0131 
heard at Calgary Planning Commission  

Meeting 2024 November 28 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This Land Use Amendment would allow an existing 
woodworking shop to continue to operate on an unserviced 
parcel in a Developing Residential – Future Greenfield area. 
 
In February 2024, an inspection in the broader area caused a 
stop order on this site, which led to this application (see 
Attachment 1, page 1). A Direct Control (DC) District is 
proposed based on the Special Purpose – Future Urban 
Development (S-FUD) District. The base of S-FUD makes 
sense because this land is awaiting utility servicing. Section 4 
of the DC defines the use of Woodworking Shop in rather 
restrictive ways, especially because many of the actions that 
are listed in Section 4 could occur on a smaller scale in 
someone’s home. The use of Sawmill might also be added to 
ensure that “the outdoor storage of raw or finished lumber 
products” and “the distribution or sale of lumber products” were 
possible on this site (LUB, 2007, 289). 

 



 



Approval: M. Sklar  concurs with this report.  Author: F. Ochieng 

City Clerks: K. Picketts / J. Booth 
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Land Use Amendment in Residual Sub-Area 10E (Ward 10) at 4727R – 84 Street 
NE, LOC2021-0009 

 

RECOMMENDATION: 
 
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. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 
That Council give three readings to Proposed Bylaw 33D2025 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. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to the Special Purpose – Future 
Urban Development (S-FUD) District to allow for a single detached dwelling and 
accessory residential building. 

 This application aligns with the policies in the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? The proposal would allow the subject parcel to 
accommodate the uses currently allowed under the Special Purpose – Future Urban 
Development (S-FUD) District. 

 Why does this matter? The proposed S-FUD District expands the allowable uses on this 
parcel until municipal servicing and detailed planning is provided to the area. 

 No development permit has been submitted at this time. 

 There is no previous Council direction regarding this proposal. 
 
DISCUSSION  
This land use amendment application is located in the northeast community of Residual Sub-
Area 10E and was submitted by Planning Protocol 2 on behalf of the landowner Mandeep Singh 
Bedi on 2021 January 21. No development permit has been submitted at this time; however, as 
noted in the Applicant Submission (Attachment 2), the applicant has identified their intent to 
build a single detached home and accessory residential building in the future. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
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Land Use Amendment in Residual Sub-Area 10E (Ward 10) at 4727R – 84 Street 

NE, LOC2021-0009 
 

 Approval: M. Sklar concurs with this report. Author: F. Ochieng 

City Clerks: K. Picketts / J. Booth 

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. In 
response, the applicant contacted adjacent landowners to discuss the application and answer 
questions. 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. There is no community association in Residual Sub-Area 10E and no 
comments were received from adjacent residents or property owners. 
 
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 
No social implications are identified. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align development of this 
site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
No economic implications are identified. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://arcg.is/0PGKim1
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ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Proposed Bylaw 33D2025 
5. Public Submission 
 
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 a residual parcel located within the Transportation & Utility Corridor at the 
southeast intersection of Stoney Trail NE and McKnight Boulevard NE in Residual Ward 10 – 
Sub Area 10E. The subject site is approximately 0.98 hectares (2.42 acres) in size and is 
currently undeveloped. The parcel is bounded by the Stoney Trail NE Transportation & Utility 
Corridor to the north and west, and Special Purpose – Future Urban Development (S-FUD) 
District parcels to the south and east respectively. The subject site is a remnant parcel from the 
Stoney Trail NE development and was purchased from Alberta Infrastructure in January 2018.  
 
The adjacent parcel to the east is designated S-FUD District and had a development permit 
approved on 2023 August 10 for the construction of a single detached dwelling. The parcel to 
the south is designated S-FUD and contains an existing dwelling and outdoor storage. There is 
an ATCO operation to the southwest of the site, with an access road extending from 84 Street 
NE along the north and western sides of the subject site. Existing development further south of 
the subject site comprises temporary light industrial uses including vehicle storage and an 
auction operation. Rocky View County lands east of 84 Street NE are currently utilized in 
agricultural operations but are proposed for commercial and light/medium industrial 
development. 
 
This land use amendment application was initially submitted on 2021 January 21 and reviewed 
by the Development Application Review Team (DART) through their standard review practices. 
A Detailed Team Review was issued on 2022 July 26 which contained a Prior to Calgary 
Planning Commission comment that requested the landowner to execute and register an 
Access Easement Agreement on title for the purpose of providing legal access to the parcel. 
The land use amendment application was re-activated on 2024 April 9 when the applicant 
submitted an Access Easement Agreement that was successfully registered on title. 
Considering this delay, once the application was re-activated, Administration recommended 
further consultation with adjacent property owners, to ensure up to date information was 
provided. 
 

Community Peak Population Table 
 
There is no population data available as the subject site is within the residual growth area. 
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Location Maps  
 

 

 
 

 

Subject Site 
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Does not need a subject site arrow  

Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use  
The existing Special Purpose – Transportation and Utility Corridor (S-TUC) District is intended 
for lands located within the provincial transportation and utility corridor, where the primary 
purpose is to provide for provincial transportation facilities and other compatible uses if 
temporary and removable. 
 
The proposed Special Purpose – Future Urban Development (S-FUD) District is intended for 
lands that are awaiting urban development and utility servicing. The S-FUD District provides for 
limited uses which can easily be removed to allow for future urban development. 
 
Single Detached Dwelling and Accessory Residential Building are listed as permitted uses in the 
S-FUD District. 
 
Development and Site Design  
The rules of the proposed S-FUD District would provide guidance for the future development of 
the site including appropriate uses, building height and massing, landscaping and parking. 

Given the specific context of this site, additional items that will be considered through the 
development permit process include the following: 
 

 servicing, as the site is currently not serviced with water, sanitary or stormwater 
infrastructure; and 
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 updating the access right of way submitted for the Access Easement Agreement, as it 
was based on an old access right of way. 

 
Transportation 
The site is located east of Stoney Trail NE, west of 84 Street NE, which is a rural standard 
street. As such, the network lacks sidewalks and pathways, making it accessible only by motor 
vehicles. There is no transit service to this area, and no other pedestrian infrastructure like 
sidewalks or pathways connecting transit riders from transit zones to this site. The nearest 
transit service is located more than 2 kilometers away west of Stoney Trail NE in the 
communities of Monterey Park and Coral Springs. The City’s Always Available for All Ages and 
Abilities (5A) bicycle network includes a pathway planned for the east side of Stoney Trail NE 
and for the north side of McKnight Boulevard NE. Timelines for construction of these pathways 
are unknown. 
 
An Access Easement Agreement with the adjacent owner to the east has been registered on 
title to provide legal access to the site from 84 Street NE.   
 
Environmental Site Considerations  
There are no environmental concerns flagged for this parcel. 
 
Utilities and Servicing  
No water main, storm sewer, or sanitary sewer is available to service the property. As the 
proposed use is a single detached dwelling, Administration has no objection to this proposed 
land use. A single detached dwelling would be serviced by a private well, and septic and 
stormwater will be contained on site. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Growth Plan (2022)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Rocky View County/City of Calgary Intermunicipal Development Plan (Statutory – 2012) 
The subject site is located within the Residual Long-Term Growth Areas as identified on Map 3 
of the Rocky View County/City of Calgary Intermunicipal Development Plan (2012) (IDP). The 
objectives of the Residual Long-Term Growth Areas are to accommodate temporary uses within 
the residual parcels prior to comprehensive development through an Area Structure Plan (ASP) 
and to integrate planning with adjacent lands within Rocky View County. Prior to the approval of 
an ASP, approval of temporary uses may be considered on a discretionary basis. A temporary 
use is considered to be one that can be removed within a short period of time, has no 
permanent structures, and does not require urban utility services. The City has cautiously been 
supporting some limited new dwellings in these areas through site specific servicing options, 
and based on scope and scale of the proposal and input from intermunicipal partners. The land 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
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use amendment application was circulated to Rocky View County for comment in accordance 
with the requirements of the IDP. The County indicated no objection to the proposed land use 
amendment. The proposed land use district complies with the general policies of the IDP. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is identified within the Transportation/Utility Corridor and Future Greenfield area 
on Map 1: Urban Structure of the Municipal Development Plan (MDP). It is further identified 
within the Intermunicipal Development Area Rocky View County on Map 5 – Jurisdictional Areas 
of the MDP. Future Greenfield areas are lands identified for future urban development that do 
not have an approved Area Structure Plan in place. Policies allow for a limited range of uses 
that will not compromise the developability of the land for urban purposes. Administration has 
discretion on assessing limited development opportunities on the proposed S-FUD lands. Due 
to the minimal scope and scale of the application, the general alignment with the IDP, and lack 
of concern from intermunicipal partners, the application can be deemed to be consistent with the 
policy direction.   
 
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. 

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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Applicant Submission 
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Applicant Outreach Summary 
 
2024 November 20 
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BYLAW NUMBER 33D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2021-0009/CPC2024-1316) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 21, 2025

4:52:45 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Rodney  

Last name [required] Potrie 

How do you wish to attend? In-person

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

no

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Jan 29, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters 84 St NE   planning protocol 

Are you in favour or opposition of 
the issue? [required] In favour

CPC2024-1316 
Attachment 5

http://www.calgary.ca/agendaminutes


Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 21, 2025

4:52:45 PM

ATTACHMENT_01_FILENAME public engagment ltr. Nov 20.24.docx

ATTACHMENT_02_FILENAME Access Esmnt Agrmnt site plan July 31.24.pdf

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

the reasons for requesting this land use change are as follows ; 
1) The land owner has owned this property for many years and with the current zoning 
has not been able to do anything with it but he wishes to rezone so that he can build a 
home on this site 
2) The landowner to the south has built a building on it and resides there  
3) The landowner to the east is in the process of building a home 
4) Across the TUC to the west is all residential homes   
5) Across McKnight to the north is vacant land. 
6) So in summary 3 sides of this site already have residences or to be residences. 
7) neighbours have no objections to a home being built on this site. (see pubic engage-
ment letter summary). 
8) landowner is okay with building a home without city services. 
9) City services may be a LONG time before they arrive at this site  
10) In the owners view this would be a great use while waiting for City services to 
arrive.     
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To whom it may concern 

Re :  Application to rezone Lot 1, Block 1 , Plan 1411635 to S- FUD 

LOC2021-0009 

I have reviewed the application for rezoning on the attached site plan on Lot 1 , Block 1 , Plan 
1411635 

I am an adjacent landowner and I have not abjections to the application proceeding as submitted. 

Signed this __ day of November 20, 2024 

I am the landowner of the adjacent parcel directly to the east of the Bedi property 

My land is described as balance portion of NE 36- 24- 29 W4M 

Signed this  __ day of November  2024 

__________________________________ ________________________________ 

Print Name          Signed  

My contact information is ; 

Address : __________________________________________________ 

Phone number : ____________________________________________ 

Email ;  ____________________________________________________  
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Approval: S. Lockwood  concurs with this report.  Author: J. Heaven 

City Clerks: K. Picketts / J. Booth 

Item # 7.2.24 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-1152 

2024 November 28 Page 1 of 3 

 

Land Use Amendment in Haysboro (Ward 11) at 627 Heritage Drive SW, LOC2024-
0213 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the resignation of 0.41 hectares ± (1.03 acres 
±) located at 627 Heritage Drive SW (Plan161JK, Block 1, portion of Lot D) from Special 
Purpose – Recreation (S-R) District to Mixed Use – General (MU-1f3.0h25) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 
 
That Council give three readings to Proposed Bylaw 20D2025 for the resignation of 0.41 
hectares ± (1.03 acres ±) located at 627 Heritage Drive SW (Plan161JK, Block 1, portion of Lot 
D) from Special Purpose – Recreation (S-R) District to Mixed Use – General (MU-1f3.0h25) 
District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for a six-storey mixed-use 
development that may include commercial uses at grade with residential uses above. 

 The proposal allows for an appropriate increase in height and development intensity 
near a Light Rail Transit (LRT) station and is in keeping with the applicable policies of 
the Municipal Development Plan (MDP) and Heritage Communities Local Area Plan 
(LAP). 

 What does this mean to Calgarians? This application would allow for increased 
residential and commercial uses within walking distance of an existing LRT station, 
which maximizes infrastructure investments and supports a diversity of housing choice. 

 Why does this matter? Allowing for mixed-use development near an LRT station 
represents more efficient use of existing transit infrastructure and offers more mobility 
choices to residents. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to the proposal. 
 
DISCUSSION  
This application, in the southwest community of Haysboro, was submitted by Planning Plus on 
behalf of the landowner, Calgary Young Men’s Christian Association, on 2024 August 26. The 
approximately 0.41 hectare (1.03 acre) site is located on the south side of Heritage Drive SW 
and west of Haddon Road SW. The site is approximately 250 metres (a four-minute walk) from 
the Heritage Station.  
 
No development permit application has been submitted at this time; however, as noted in the 
Applicant Submission (Attachment 2), the applicant proposes to develop a six-storey building, 
which is anticipated to accommodate approximately 100 one- and two-bedroom apartment 
units, with a portion of those units allocated as affordable housing. This proposal is in alignment 
with the Heritage Communities Local Area Plan (LAP). 
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A detailed planning evaluation of the application, including locations 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 met with the St. Andrew’s Presbyterian Church, the Ward 11 Councillor, the 
Haysboro Community Association and held other meetings with interested parties. 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 four letters, including one letter in support, one letter in opposition and 
two neutral letters, from the public. The letter of opposition included the following areas of 
concern: 
 

 increased traffic and parking issues; 

 overshadowing of adjacent properties; and 

 impacts on privacy. 
 
The letter of support of support included the following areas of support: 
 

 increased density may improve safety in the area; and 

 replacement of aging infrastructure. 
 
The neutral letters cover similar topics in both support and opposition.  
 
The Haysboro Community Association submitted a letter in response to this application 
indicating that the concept of a six-storey structure with setbacks on the south side was 
respectful of neighbours, that the addition of commercial storefronts would be beneficial and that 
they would like to see more sustainable measures included in the development. Concerns were 
identified with respect to aging infrastructure in the community, parking and traffic safety around 
Heritage Station (Attachment 4). 
 
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. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://dmap.calgary.ca/?p=LOC2024-0213
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Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use meets the visions of the MDP and the LAP, allowing for the construction 
of new housing and commercial uses in a desirable location and potentially creating more 
affordable housing opportunities for people. 
 
Environmental 
The proposed land use application does not include any specific actions that address the 
objectives of the Calgary Climate Strategy – Pathways to 2050. Further opportunities to align 
development on this site with applicable climate strategies will be explored and encouraged at 
subsequent development permit stages. 
 
Economic 
The ability to develop a mixed-use development will allow for a more efficient use of land and 
existing services and leverage existing 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. Community Association Response 
5. Proposed Bylaw 20D2025 
6. CPC Member Comments 
7. Public Submissions 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject parcel is located in the southwest community of Haysboro, on the south side of 
Heritage Drive SW between Haddon Road SW and Healy Drive SW. The site is approximately 
0.41 hectares (1.03 acres) in size and is approximately 69 metres wide along Heritage Drive 
SW by 73 metres deep. There is an existing access to the parcel from Heritage Drive SW and a 
rear lane along the southern boundary of the parcel. The site is owned by the Calgary Young 
Men’s Christian Association (YMCA).  It has served as a tennis court and parking lot since 1986. 
This site has been determined to be surplus to their needs. 
 
Surrounding development is characterized by low-density residential buildings in the form of  
single detached dwellings. Surrounding land use consists of Housing – Grade Oriented (H-GO) 
District along Heritage Drive SW and Haddon Drive SW and Residential – Grade-Oriented Infill 
(R-CG) District further into the community. The parcel immediately to the east is currently 
designated as Special Purpose – Recreation (S-R) District and is presently vacant. Further east 
surrounding Heritage Station, the lands are primarily designated as Special Purpose – City and 
Regional Infrastructure (S-CRI) District and contain parking lots and infrastructure in support of 
the station. 
 
The subject parcel is approximately 250 metres (a four-minute walk) west from the Heritage 
Station and approximately 250 metres (a four-minute walk) east of Haysboro Centre, a shopping 
centre which contains various commercial services. 
 

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

Haysboro 

Peak Population Year 1968 

Peak Population 8,044 

2019 Current Population 7,080 

Difference in Population (Number) - 964 

Difference in Population (Percent) - 11.98% 

Source: The City of Calgary 2019 Civic Census 

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

  

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

 
  

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use  
The current S-R District accommodates a range of indoor and outdoor recreation uses and 
provides for complimentary uses located within buildings occupied by these recreation uses. 
This district is not used for lands that are dedicated as municipal reserve pursuant to the 
Municipal Government Act (MGA).  
 
The proposed Mixed Use – General (MU-1) District allows for commercial storefronts or 
residential units at-grade along a commercial street in a street-oriented building that provides 
opportunities for a mix of commercial and residential uses in the same building or in multiple 
buildings throughout an area. The land use district also provides rules to guide compatible 
transitions with adjacent residential areas. 
 
The proposed MU-1f3.0h25 District would allow for a maximum floor area ratio (FAR) of 3.0, 
which equates to a building floor area of approximately 12,300 square metres. The proposed 
building height maximum of 25 metres would allow for approximately six storeys.  
 
Development and Site Design 
The rules of the proposed MU-1 District would provide guidance for the future redevelopment of 
the site, including appropriate uses, building height and massing, landscaping and parking. 
Other key factors that may be considered in the review of the development permit application 
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include the following: 
 

 interface and public realm enhancements along Heritage Drive SW; 

 building massing and relationship with the residential parcels to the south; 

 mix of uses within the building; and 

 appropriate amenity space for residents. 
 

Transportation  
Pedestrian and vehicular access to the site is available via Heritage Drive SW and the adjacent 
lane. The area is served by Route 3 (Sandstone/Elbow Dr SW) and Route 37 (Heritage 
Station/Canyon Meadows), with a bus stop approximately 100 metres west of the site on 
Heritage Drive SW.  
 
The site is within a 250 metre radius (a four-minute walk) of Heritage Station, placing it in the 
Transit Oriented Development area. There is no on-street parking adjacent to the site. The site 
is adjacent to an existing pathway that connects wheeling users to the Glenmore 
Reservoir/Elbow River pathway system to the west and towards the Bow River to the east.  
 
A Transportation Impact Analysis was not required in support of the land use redesignation 
application. 
 
Environmental Site Considerations  
No environmental concerns were identified. 
 
Utilities and Servicing  
Water, sanitary and storm services are available to the site. Details of site servicing will be 
considered and reviewed as part of future development permit applications. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

 
Growth Plan (2022)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009)  
The subject parcel is located within the Developed Residential – Established area as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP). The proposed application  
complies with relevant land use policies that encourage redevelopment and modest 
intensification of inner-city communities to support the transit network, make more efficient use 
of existing infrastructure and public amenities and delivers small and incremental benefits to 
climate resilience. 
 
  

https://open.alberta.ca/publications/9781460139417
https://open.alberta.ca/publications/9781460139417
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. 
 
Heritage Communities Local Area Plan (Statutory - 2023) 
The Heritage Communities Local Area Plan (LAP) identifies the subject site as being part of the  
Neighbourhood Flex category (Map 3: Urban Form) with a Mid building scale modifier (Map 4: 
Building Scale), which allows for up to 12 storeys. The Neighbourhood Flex urban form category 
is characterized by a mix of commercial and residential uses, with buildings that are oriented to 
the street. Uses may be mixed horizontally or vertically within a building or a block. The urban 
form category is typically applied to areas of the communities that are commercial oriented, 
including transit station areas. The parcel is also withing the Core Zone of the Heritage LRT 
Station Area and future development is also subject to those policies, including a maximum 
street wall height of four storeys. 
 
The proposed land use amendment is in alignment with applicable policies within the LAP. 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://teams.microsoft.com/l/message/19:75768d69-9f89-40d9-9de2-00bcd39500dc_9ad11746-34a4-4ec6-acf5-73718c6f722b@unq.gbl.spaces/1732125782296?context=%7B%22contextType%22%3A%22chat%22%7D
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Applicant Submission 
2024 August 26 
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Applicant Outreach Summary 
2024 November 14 
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Community Association Response 
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  ATTACHMENT 5 

 

BYLAW NUMBER 20D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0213/CPC2024-1152) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
 



 
 AMENDMENT LOC2024-0213/CPC2024-
1152 BYLAW NUMBER 20D2025 

Page 2 of 3 

 
SCHEDULE A 

 

 
  



 
 AMENDMENT LOC2024-0213/CPC2024-
1152 BYLAW NUMBER 20D2025 

Page 3 of 3 

 
SCHEDULE B 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1152 / LOC2024-0213 
heard at Calgary Planning 

Commission  
Meeting 2024 November 28  

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This application would change the current Land Use District from 
the Special Purpose – Recreation (S-R) District to the Mixed Use 
– General (MU-1f3.0h25) District. The proposed District would 
allow residential uses, commercial uses, or both uses in a 
building that up to 6 storeys tall. 
 
This site is ~250m from the Heritage LRT Station and is located 
on Heritage Drive, which is part of the Primary Transit Network 
(MDP, 2020, Map 2: Primary Transit Network). This application 
supports the visions of the Municipal Development Plan (MDP) 
and Calgary Transportation Plan (CTP), especially Council’s 
direction in the Municipal Development Plan’s Key Direction 3 to 
“Direct land use change within a framework of nodes and 
corridors” (MDP, 2.2). 
 
This application aligns with the Heritage Communities Local Area 
Plan (LAP), which envisions the Neighborhood Flex Urban Form 
Category and up to 12 storeys (Mid building scale modifier) in 
this location. 
 
The MU-1 district allows “both residential uses and commercial 
uses ... at grade facing the commercial street” and “a mix of 
residential and commercial uses in the same building or in 
multiple buildings throughout an area” (LUB, 1365(1)). The LAP 
states that “Development in Neighbourhood Flex areas may 
include either commercial or residential uses on the ground floor 
facing the street” (Heritage Communities LAP, 2.2.1.3.a). 
Therefore, the Land Use District aligns with the LAP’s Urban 
Form Category for this location. 
  
Slide 9 of Administration’s presentation shows an Existing 
Sanitary Easement from a sanitary line, which has rendered 
about 1,287m2 of the site undevelopable (https://pub-
calgary.escribemeetings.com/filestream.ashx?DocumentId=3110
10). Reducing the amount of developable land reduces the 
likelihood of any application on this site being up to 12 storeys, 
as was envisioned in the LAP. Council may find this kind of 
application- and location-specific information helpful to 
understand why development falls short of Council’s goals in 
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LAPs and contemplate what policy responses may be 
appropriate to achieve Council’s objectives in the MDP. 

 



Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 19, 2025

9:40:52 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Nicole

Last name [required] Brom

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Feb 6, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters 627 Heritage Dr. S.w. Development DP2024-09063

Are you in favour or opposition of 
the issue? [required] In opposition

CPC2024-1152 
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ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

VEHEMENTALY  AGAINST REZONING RECREATIONAL AREA. 

1) Parking isn't available for all cars that will be owned by potential residents.  Healy
Dr. cannot accommodate extra cars because 4 cars cannot fit on street in a row and
street is too narrow to allow cars going either way to pass.  Alley shouldn't be used as
access due to residents' garages behind their houses and city vehciles such as gar-
bage, recycling, etc. need to get through.

Development doesn't fit into our established heritage community and there are other, 
appropriate lots available for high density that wouldn't impact the neighbourhood 
people have been living in for decades; i.e. next to existing London Towers.  If neces-
sary, a seniors' residence (low-rise) with amenities that the community can use would 
be more appropriate.  If 9 new communities are being built, then high density and infra-
structure for those areas should be considered prior to squeezing more people into an 
area that already lacks parking (such as St. Andrew's Church). 

Recreational space: our YMCA,  provided a unifying feature, not to mention promoting 
mental and physical health among other programs, so this development is adding 
nothing that would benefit Haysboro, but is beneficial only to those who make money 
off it (city and developer).  This building will likely infringe on the privacy of residents 
directly behind it.  The noise that will come with added vehicles and people at all hours 
is not conducive to the lifestyle we paid for, which is family oriented and peaceful rela-
tions with others who live here. 

This particular lot should not be considered for the high density you have in mind, 
because it will only lead to future problems and unhappiness for all involved.  The 
potential residents of this building will be frustrated by lack of parking for their own 
vehicles and those of guests, and it's obvious why current residents oppose this.  I 
have sent an email which goes into further detail, so please read that as well.

CPC2024-1152 
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ISC: Unrestricted 1/2

Jan 21, 2025
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FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Rob

Last name [required] Toth

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Public Hearing on Plannting Matters - Land Use Redesignation - LOC2024-0213

Are you in favour or opposition of 
the issue? [required] In opposition
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ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

I completely oppose of this land use redesignation & development for this location.  As 
a homeowner -- and the proposed redevelopment of building a higher structure that is 
now 25 metres versus 12 metres -- it will certainly be an attack on my privacy being 
adjacent to the redevelopment.  I will not be able to enjoy sitting in my backyard any-
more to enjoy the beauty as the tenants would be able to invade on my privacy.   
 
10 metres height is actually too much -- never mind the the initial 12 metres.   
 
I suspect the mature tree that is in this location too will be removed as part of this 
development.  I wonder what Parks & Recreation feel about this?   
 
The current infrastructure of water, power & sewer will not be able to support this 
development as is.  My understanding is that there is a current electrical route below 
this location; so how do they suspect to build the foundation?  Once more, the current 
housing development is built on a water table, which has been susceptible to flooding.  
Just look at the past flooding moments at the adjacent Heritage LRT station.   
 
I would have been more open to a development that is similar to what is current 
located at the corner of Elbow Drive & Heritage Drive.  2-storey is more than enough.   
 
I have seen the now "current" redevelopment, and how could this be accepted in any 
community -- especially with current housing?   
 
This is is just a reimbursement/money grab for the current offerings from the Federal 
government to build more mixed residential housing.   
 
With the current federal government all but doomed, I highly doubt that the new gov-
ernment will support such initiatives.  If they do, it must be in a more considerate & 
environmentally supported matter; but building higher is certainly not the answer -- not 
to me as an adjacent homeowner.   
 
If this current Municipal Government does not attend to this hearing properly, and 
review this particular case, then in the next civic election, we will be voting in the 
people who will.  I will make certain of that as I will get the community of Haysboro, as 
well as the adjacent communities that would be affected.  I could imagine I could easily 
get the buy-in of those other communities affected by this current Land Use Designa-
tion/Zoning.  If need be, I will run for council myself (current spelled with a lowercase 
"c" with the respect they are currently garnering from the public).   
 
I thought council is voted in to listen & support the people -- not the other way! 
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Item # 7.2.25 

Planning and Development Services Report to ISC: UNRESTRICTED 

Calgary Planning Commission CPC2024-1178 

2024 November 28 Page 1 of 5 

 

Policy Amendment, Road Closure and Land Use Amendment in Seton (Ward 12) 
at multiple addresses, LOC2022-0058 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission recommend that Council: 
 

1. Give three readings to the proposed bylaw for the amendments to the Southeast Centre 
Area Structure Plan (Attachment 2);  

 
2. Give three readings to the proposed closure of 0.21 hectares ± (0.53 acres ±) of road 

(Plan 2311851, Area ‘A’), adjacent to Main Street SE, with conditions (Attachment 3); 
and 

 
3. Give three readings to the proposed bylaw for the redesignation of 6.65 hectares ± 

(16.43 acres ±) located at 19600, 19651 and 19699 – 56 Street SE and the closed road 
(Portion of NW1/4 Section 15-22-29-4; Portion of NE1/4 Section 16-22-29-4; Plan 
1810328, Area A; Plan 2311851, Area ‘A’) from Direct Control (DC) District, Special 
Purpose – City and Regional Infrastructure (S-CRI) District, Special Purpose – Future 
Urban Development (S-FUD) District, Multi-Residential – Medium Profile (M-2) District 
and Undesignated Road Right-of-Way to Multi-Residential – Low Profile (M-1) District, 
Multi-Residential – Medium Profile (M-2) and Mixed Use – General (MU-1h24) District.  

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 
 
That Council: 
 

1. Give three readings to Proposed Bylaw 11P2025 for the amendments to the Southeast 
Centre Area Structure Plan (Attachment 2); 

2. Give three readings to Proposed Bylaw 4C2025 for the closure of 0.21 hectares ± 
(0.53 acres ±) of road (Plan 2311851, Area ‘A’), adjacent to Main Street SE, with 
conditions (Attachment 3); and 

3. Give three readings to Proposed Bylaw 23D2025 for the redesignation of 6.65 hectares 
± (16.43 acres ±) located at 19600, 19651 and 19699 – 56 Street SE and the closed 
road (Portion of NW1/4 Section 15-22-29-4; Portion of NE1/4 Section 16-22-29-4; Plan 
1810328, Area A; Plan 2311851, Area ‘A’) from Direct Control (DC) District, Special 
Purpose – City and Regional Infrastructure (S-CRI) District, Special Purpose – Future 
Urban Development (S-FUD) District, Multi-Residential – Medium Profile (M-2) District 
and Undesignated Road Right-of-Way to Multi-Residential – Low Profile (M-1) District, 
Multi-Residential – Medium Profile (M-2) and Mixed Use – General (MU-1h24) District. 
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Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2024 
November 28: 

 
“Moved by Commissioner Small 
 
That with respect to Report CPC2024-1178, the following be approved: 
 
That Attachment 3 be amended to delete Road Closure Condition of Approval 4 in its entirety. 
 

For: (7) 

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

  

  

MOTION CARRIED 
 
Moved by Commissioner Small 

 
That with respect to Report CPC2024-1178, the following be approved, as amended: 
 
That Calgary Planning Commission recommend that Council: 
 

1. Give three readings to the proposed bylaw for the amendments to the Southeast Centre 
Area Structure Plan (Attachment 2); 

2. Give three readings to the proposed closure of 0.21 hectares ± (0.53 acres ±) of road 
(Plan 2311851, Area ‘A’), adjacent to Main Street SE, with conditions 
(Revised Attachment 3); and 

3. Give three readings to the proposed bylaw for the redesignation of 6.65 hectares ± 
(16.43 acres ±) located at 19600, 19651 and 19699 – 56 Street SE and the closed road 
(Portion of NW1/4 Section 15-22-29-4; Portion of NE1/4 Section 16-22-29-4; Plan 
1810328, Area A; Plan 2311851, Area ‘A’) from Direct Control (DC) District, Special 
Purpose – City and Regional Infrastructure (S-CRI) District, Special Purpose – Future 
Urban Development (S-FUD) District, Multi-Residential – Medium Profile (M-2) District 
and Undesignated Road Right-of-Way to Multi-Residential – Low Profile (M-1) District, 
Multi-Residential – Medium Profile (M-2) and Mixed Use – General (MU-1h24) District. 

 

For: (7) 

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

  

  

MOTION CARRIED” 
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HIGHLIGHTS 

 This application seeks to close a portion of road right-of-way and designate that portion 
of land, as well as the adjacent vacant parcels, to allow for multi-residential and mixed-
use development. 

 The proposed land use districts are compatible with the adjacent land uses in the area 
and align with the applicable policies of the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? An unused portion of road right-of-way and 
adjacent vacant lands will be made available for development. This proposal would also 
allow for increased housing choice and diversity in the Seton Major Activity Centre 
(MAC) and adjacent to a planned future LRT station. 

 Why does this matter? This proposal will enable development of land that is no longer 
needed for roads, allow for more efficient use of land and will contribute to Calgary’s 
overall economic health by providing housing for residents as well as additional 
commercial and employment opportunities. 

 Amendments to the Southeast Centre Area Structure Plan (ASP) are proposed to 
accommodate this application. 

 No development permit has been submitted at this time. 

 There is no previous Council direction in relation to this proposal. 
 
DISCUSSION  
This policy amendment, road closure and land use amendment application in the southeast 
community of Seton was submitted on 2022 April 4 by the original applicant on behalf of the 
landowner, South Seton GP Inc and Carma Ltd. Following the application being on hold for 14 
months whilst a comprehensive application to include a road closure and land use amendment 
was prepared, the authorized agent on the file changed to Urban Systems on 2023 June 15.  
 
The approximately 6.65 hectare (16.43 acre) site is predominantly located in the Seton MAC, 
south of Seton Drive SE, north of Seton Avenue SE and west of Main Street SE. The future 
planned Seton LRT Station is located approximately 50 metres (a one-minute walk) to the 
southwest and therefore the site is within a transit-oriented development (TOD) area. 
 
As per the Applicant Submission (Attachment 4), the intent of the application is to close an 
unused portion of road right-of-way (Attachment 5) and designate the closed road, as well as 
the adjacent vacant parcels to develop both multi-residential and mixed-use development. 
 
Administration worked with the applicants to amend the ASP to recognize the achievement of 
the minimum employment intensity targets within the plan area through the construction of 
approved employment land uses and planned development of vacant land for employment 
purposes. Given the employment intensity targets that have been achieved within the plan area 
to date, it is appropriate that these policies be removed from the policy framework as they are 
no longer relevant to the evaluation and analysis of future development applications. The 
removal of these policies will enable more residential and support commercial development that 
will create additional vibrancy and vitality within the Seton MAC. A summary of the proposed 
changes to the ASP is provided in Attachment 6.  
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No development permit application has been made at this time. The applicants have been 
advised that a future development permit application will be reviewed by the Urban Design 
Review Panel to ensure that the building/s and site design enhances the TOD area. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties was appropriate. In response, the applicant sent letters to five adjacent 
landowners and discussed the application with the Ward 12 Office. The Applicant Outreach 
Summary can be found in Attachment 7. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration received three letters of opposition from the public. The letters of opposition 
included the following areas of concern: 
 

 none of the existing roads should be closed; 

 the adjacent pond area should be made available for the public to enjoy; 

 height and density is excessive; 

 privacy concerns; 

 increased traffic, and 

 off-site impacts. 
 
There is no community association for the subject area. 
 
Administration considered the relevant planning issues specific to the application and 
determined the proposal to be appropriate given its location within the Seton MAC, proximity to 
the future planned Seton LRT Station and the local context of development that has recently 
taken place in the area. The building and site design, number of units, height and privacy 
concerns, traffic and off-site impacts 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 out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2022-0058
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IMPLICATIONS  
 
Social 
This application meets the vision of the MDP and ASP as amended, would allow for additional 
housing options, and may better accommodate the housing needs of different age groups, 
lifestyles, and demographics towards fostering an inclusive community. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The ability to develop a variety of residential development forms and new commercial units 
would contribute to Calgary’s overall economic health by providing housing for residents and 
employment opportunities. It may also help to increase ridership and create a viable transit-
oriented node around the future planned Seton LRT Station. 
 
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 Bylaw 11P2025 
3. Proposed Road Closure Conditions of Approval 
4. Applicant Submission 
5. Registered Road Closure Plan 
6. Summary of Proposed Changes to the Southeast Centre Area Structure Plan 
7. Applicant Outreach Summary 
8. Proposed Bylaw 4C2025 
9. Proposed Bylaw 23D2025 
10. CPC Member Comments 
 
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 developing community of Seton in the southeast quadrant of 
the city. The site is currently vacant and has been pre-graded in anticipation of future 
development. A portion of road right-of-way that is approximately 20 metres wide and 176 
metres in length is no longer needed for road purposes following the realignment of Main Street 
SE (to the east of the site). This application proposes to close that 0.21 hectares (0.53 acres) 
portion of road right-of-way and redesignate both that land and the adjacent 6.44 hectares (15.9 
acres) of vacant land to provide mixed use and multi-residential development.  
 
The subject site is located towards the southern edge of the Seton Major Activity Centre (MAC), 
which is intended to accommodate a mix of employment, commercial and residential uses. The 
surrounding area to the south and west is vacant land under the Direct Control Districts Bylaw 
47Z2004 (Sites 3D and 3E) and Bylaw 35D2023.  
 
To the northeast, at the corner of Seton Drive SE and Main Street SE is a four-storey multi-
residential development designated under the Multi-Residential – Medium Profile (M-2) District. 
To the east and southeast is vacant land designated under the Multi-Residential – Low Profile 
(M-1) District and the Multi-Residential – Medium Profile (M-2) District.  
 

Community Peak Population Table 
 
As identified below, the community of Seton reached its peak population in 2019. Population 
statistics since 2019 are not yet available, however, Seton has seen rapid population growth 
since then. 
 

Seton 

Peak Population Year 2019 

Peak Population 1,134 

2019 Current Population 1,134 

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 
Seton Community Profile  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2004/2004z47.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2004/2004z47.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2023/35d2023.pdf
https://www.calgary.ca/communities/profiles/seton.html
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Location Maps 
 
 

 

 

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

Planning Evaluation 
 
Road Closure  
This application proposes to close 0.21 hectares (0.53 acres) of the original 56 Street SE road 
right-of-way. This road right-of-way is no longer needed for road purposes since the original 
roadway has been removed and realigned in an easterly direction to form Main Street SE. The 
road closure will be subject to the conditions of approval contained in Attachment 2. 
 
Land Use  
The most northerly portion of the subject site is currently designated as a DC District (Bylaw 
47Z2004). This DC District has eight different sites, with the subject parcel lying within Site 3D. 
The DC District was adopted under Land Use Bylaw 2P80 and is based on the C-2 General 
Commercial District, which allows for a wide range of retail commercial and personal services 
uses which serve areas beyond the surrounding community. The existing DC District allows for 
a maximum building height of 23 metres and a maximum gross floor area ratio (FAR) of 2.0. 
Site 3D provides land use and development guidelines that support employment intensive uses. 
Dwelling units are only allowed on Site 3D when the employment target set out in Section 4.0 of 
the Southeast Centre Area Structure Plan (ASP) has been met. 
 
The existing parcel directly south of Water Street SE is currently designated as Special Purpose 
– City and Regional Infrastructure (S-CRI) District, which is intended to provide for city and 

Subject Site 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2004/2004z47.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=BTTrqKyysAQ&msgAction=Download
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regional infrastructure necessary for the proper servicing of development. It was determined 
through the Green Line LRT Alignment and Stations: 160 Avenue N to Seton report in 2017 that 
only a small portion of land originally set aside for the future Seton LRT Station and adjacent 
bus terminal was required. This meant that the S-CRI land that remained could be redeveloped 
for other purposes. 
 
Directly adjacent to Main Street SE and in the southeastern portion of the subject parcels is land 
currently designated as Multi-Residential – Medium Profile (M-2) District, which is intended to 
provide for multi-residential development in a variety of forms and of medium height and 
medium density. 
 
The existing land use for the parcel of land adjacent to the northwest corner of Main Street SE 
and Water Street SE is the Special Purpose – Future Urban Development (S-FUD) District, 
which is intended to accommodate limited uses that can easily be removed to allow for future 
urban development. Since roads are not assigned a land use, the closed road right-of way in 
this area will need to be designated with a land use district. 
 
The proposed Multi-Residential – Low Profile (M-1) District would allow for multi-residential 
development in a variety of forms and of low height and medium density. The M-1 District allows 
for a maximum building height of 14.0 metres and has a minimum density of 50 dwellings per 
hectare and a maximum density of 148 units per hectare. Based on the parcel size, this would 
allow for a minimum of 103 units and a maximum of 304 units.  
 
The proposed Multi-Residential – Medium Profile (M-2) District would allow for multi-residential 
development in a variety of forms and of medium height and medium density. The M-2 District 
allows for a maximum building height of 16.0 metres, a maximum floor area ratio of 3.0, and 
requires a minimum of 60 dwelling units per hectare. Based on the parcel size, this would allow 
for a minimum of 72 units. Combined with the adjacent parcel, also designated as M-2, this 
would allow for a combined minimum of 129 units. 
 
The proposed Mixed-Use General (MU-1h24) District is intended to accommodate a mixed-use 
development comprising of commercial/retail/residential uses on the ground floor with 
residential dwelling units above, and a maximum building height of 24.0 metres (up to six-
storeys). The MU-1 District is intended to be located along commercial streets where both 
residential and commercial uses are supported at grade, facing the commercial street. The MU-
1h24 District is also designed to be located adjacent to low density residential development with 
specific rules for setbacks and maximum height at the shared property line or lane.  
 
Development and Site Design  
If approved by Council, the rules of the proposed land use districts and the Southeast Centre 
Area Structure Plan (ASP), as amended, will guide future development. Additional items that will 
be considered through the development permit process include, but are not limited to: 
 

 ensuring an appropriate building interface with Seton Drive SE, Water Street SE, Main 
Street SE and Seton Avenue SE and adjacent developments; 

 determining appropriate access points to the site; 

 providing pedestrian and cyclist connections between future development on the 
parcels, adjacent pathways, the Primary Transit Network and the future Seton LRT 
Station, and 

http://documentmanagement/lldm01/llisapi.dll?func=ll&objId=107233618&objAction=Open&nexturl=%2Flldm01%2Fllisapi%2Edll%3Ffunc%3Dll%26objId%3D107254207%26objAction%3Dbrowse%26logStopConditionID%3D50900666_41613211_21_loc
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 mitigating visual impact and overlooking and ensuring compatibility with surrounding 
development through building design, height and landscaping/screening. 

 
Transportation 
The surrounding road network was approved by two outline plans LOC2003-0134 and 
LOC2017-0047. The primary vehicle accesses to this area will be from Seton Drive SE, Main 
Street SE, and Seton Avenue SE. A Transportation Impact Assessment (TIA) and a Parking 
Study were not required for this application.  
 
Transit 
Existing Calgary Transit services are available along Seton Drive SE for Route 75 (Somerset / 

Mahogany) and Route 79 (Mahogany / Cranston). The planned future LRT station for Seton is 
located directly west of this site.  
 
Active modes 
There is an existing Always Available for All Ages (5A) pathway available along Seton Drive SE 
and Seton Way SE. Future bike lanes and/or multi-use pathways are planned along Main Street 
SE and Seton Avenue SE.  
  
Environmental Site Considerations  
The environmental site conditions of this development area were previously reviewed and 
addressed with the Seton Outline Plan (LOC2003-0134) and Seton Stage 1C Outline Plan 
(LOC2017-0047). No environmental concerns have been identified at this time and the 
application does not raise any additional environmental concerns or risks.  
 
Utilities and Servicing  
The overall utilities and servicing for this development area have been previously reviewed and 
addressed with the Seton Outline Plan (LOC2003-0134) and Seton Stage 1C Outline Plan 
(LOC2017-0047). The application will not significantly impact the services for the area which 
have capacity to support the proposed land uses. Detailed servicing requirements will be 
assessed at future development permit stages. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Growth Plan (2022)  
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed application 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 a Major Activity Centre (MAC) as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). MACs are intended to provide a major 
mixed-use destination central to larger residential or business catchment areas, attract a diverse 
range of land uses at significant development densities and contain a broad range of medium 

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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and high density housing opportunities and a mix of housing tenure and affordability levels to 
accommodate a diverse range and age of population. 
 
MACs are located along one or more of the proposed Primary Transit Network (PTN) routes, 
and contain one or more transit stations or stops, with a transit-oriented development pattern. 
Map 2: Primary Transit Network identifies Seton Drive SE as part of the City's PTN with an 
Arterial Street designation. The parcels are also adjacent to a Transit Centre as it abuts the 
future Seton LRT Station. 
 
The application therefore aligns with applicable MDP policies as it proposes a mix of land uses 
of various densities, close to a future LRT station. 
 
Calgary Climate Strategy (2022)  
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050. One of the Climate Mitigation Plan themes and Program 
Pathways is ‘Zero Carbon Neighbourhoods’. By 2050, the goal is to have 95 percent of 
Calgarians live within 2000 metres of a dedicated transit facility (e.g. LRT). In this case, the 
future locations of the Seton and South Health Campus Hospital locations will lie within 800 
metres of the site, thus meeting this goal.  
 
Southeast Centre Area Structure Plan (Statutory – 2004) 
The most northern portion of the subject site is currently designated as an ‘Employment 
Precinct’ on Map 1: South-East Centre Land Use Concept Plan, within the Southeast Centre 
Area Structure Plan (ASP). Furthermore, Map 1 identifies a future LRT station and a Park ‘n’ 
Ride on the parcels. 
 
Within this plan there is a provision requiring development to achieve a minimum employment 
intensity target of 70,000 square metres (excluding the existing South Health Campus lands) of 
Employment Intensive Development within the broader Seton community. To meet this 
objective, section 8.5.1 of the ASP mandated an agreement between the landowner, Brookfield, 
and The City. This agreement allowed The City to register a caveat on a specific portion of 
Brookfield’s lands, known as Precinct 3 Lands. The caveat imposed restrictions permitting 
employment-related development only, in a phased manner until the target for Employment 
Intensive Development was reached. Once Brookfield achieved employment intensive uses 
totaling 750,000 square feet (the Employment Use Target), they had the option to request a full 
discharge of the caveat to allow for medium to high density residential development on the 
Precinct 3.1. lands. Following the approval and construction of the appropriate amount of 
employment land use floor area, the caveat was fully discharged by The City on 2022 
February 3. New residential and mixed-use development can now be proposed within the plan 
area that will create a more diverse range of land uses, along with additional vibrancy and 
vitality to support the MAC. 
 
The proposed land uses seek to respond to an ever-changing marketplace and demand for 
different mixed-use and housing forms and intensities. It will assist in creating a complete 
community which features a diverse mix of land uses, including residential and employment 
opportunities, and convenient access to local stores, services, public service and transit facilities 
and will align with the ASP, as amended. 
 
  

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=FTTrAcsKsyW&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=FTTrAcsKsyW&msgAction=Download
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Rangeview Area Structure Plan (Statutory – 2014) 
A small portion of land in the far southeast corner of the subject site lies within the Transit 
Station Planning Area as indicated on Map 2: Land Use Concept of the Rangeview Area 
Structure Plan (ASP). The policy intent for the Transit Station Planning Area is to create a 
pedestrian focused, compact urban setting with sufficient population and complementary land 
uses to support the two future LRT stations and services in Seton Centre.  
 
The multi-residential land use district proposed for this small portion of land is M-1, which will 
ensure that more residential density is added near the future LRT stations in Seton. This 
application complies with this ASP.  
  
 
 
 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=MTTrAcsqTrX&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=MTTrAcsqTrX&msgAction=Download
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BYLAW NUMBER 11P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE SOUTHEAST CENTRE AREA 

STRUCTURE PLAN BYLAW 8P2004 
(LOC2022-0058/CPC2024-1178) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Southeast Centre Area Structure Plan Bylaw 
8P2004, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Southeast Centre Area Structure Plan attached to and forming part of Bylaw 

8P2004, as amended, is hereby further amended as follows: 
  
(a) In Section 3.1 Employment Precinct, delete the second paragraph in its entirety and 

replace it with the following: 
 

“3.1 The physical qualities of the Employment Precincts may take on either an ‘urban’ 
or ‘suburban’ character depending upon market requirements. The attractiveness 
of the Employment Precincts within the marketplace will be supported and 
enhanced by the provision of amenities and services such as the LRT, a regional 
recreation centre, the Main Street, regional park, and regional retail development. 
Most significantly, development of a regional health care facility will provide an 
‘anchor’ to attract related and complementary economic activity.  Medium to high 
density residential development may also be allowed within Employment 
Precincts provided that sufficient employment intensive development has been or 
can be achieved to maintain the overall employment intent for SEC and that 
appropriate interface conditions can be provided between residential and non-
residential development. The Approving Authority shall continue to monitor 
development within Employment Precincts to ensure that appropriate levels of 
employment intensive development are maintained to the minimum strategic 
target of 70,000 m2 (750,000 sq.ft).” 

 
(b) In Section 4.1.2 delete policy (b) in its entirety and replace it with the following: 

 
“(b) Employment Precinct - to accommodate a range of employment-intensive 

businesses such as offices, research and development facilities, 
laboratories, clean manufacturing, medical clinics, post-secondary 
institutions, etc. in an office park or a mixed use environment. In addition, 
medium-high density housing may also be accommodated in accordance 
with Sections 4.6.3 and 4.6.4.” 
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(c) In Section 4.2 Attract Employment-Intensive Development, delete the first two 

paragraphs in their entirety and replace it with the following: 
 

“4.2 Provide sufficient land for a regional health care facility and a choice of 
locations for other employment-intensive development. In addition to the 
regional health care facility, the Approving Authority shall continue to 
monitor development within Employment Precincts to ensure that 
appropriate levels of employment intensive development are maintained 
to the minimum strategic target of 70,000 square metres (750,000 sq.ft) 
within the Southeast Centre. 

 
Achieving an improved job to population balance south of the Marquis of 
Lorne Trail and east of the Bow River is fundamental to supporting better 
travel choices and providing options for shorter trips for the continuing 
population growth in this part of the city. Enabling the SEC to become an 
employment centre is the central principle underpinning planning for this 
mixed-use area. A minimum of 5,500 non-retail jobs have been targeted 
for the SEC including employment generated by the regional health care 
facility. It is anticipated that the regional health care facility will generate 
approximately 2,500 - 3,000 job in the first phases of operation. 
Ultimately, it may accommodate up to 4,300 jobs. In addition, it is 
desirable to provide opportunities to attract a minimum of another 2,500 
non-retail jobs to the SEC. This is equivalent to approximately 70,000 
square metres (750,000 sq. ft.) of employment-intensive development.” 

 
(d) Delete section 4.2.6 in its entirety and replace it with the following: 

 
“4.2.6 Medium to high-density housing may also be permitted within 

Employment Precincts, in accordance with Section 4.6.” 
 

(e) In Section 4.6.3 Policies, delete policy (a) in its entirety and replace it with the 
following: 

 
“(a) Sufficient employment intensive development has been provided in 

accordance with Section 8.5; and” 
 

(f) Delete section 4.6.4 in its entirety and replace it with the following: 
 

“4.6.4 Medium to high density housing may also be permitted within 
Employment Precinct 3 provided that sufficient employment intensive 
development has been or can be provided in accordance with Section 
8.5.” 

 
(g) In Section 8.5 Employment-Intensive Development Review, delete the policy in 

its entirety and replace it with the following: 
 

“8.5 Arising from the Calgary Plan, a key strategic objective for development 
of the SEC is to ensure that a minimum amount of employment-intensive 
development is achieved within the Centre, and that employment-
intensive development is maintained through any future redevelopment   
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within Employment Precincts to a minimum of 70,000 square metres 
(750,000 sq.ft). Some types of employment intensive development may 
also be accommodated in the Main Street and Region Retail Precincts, 
such as offices and medical clinics.” 

 
 (h) Delete Section 8.5.1 in its entirety and replace it with the following: 
 

“8.5.1 Prior to Outline Plan / Land Use Amendment / Development Permit 
approval for the redevelopment of lands within an Employment Precinct 
for the purpose of medium-to-high density housing, a review shall confirm 
that a minimum of 70,000 square metres (750,000 sq. ft) of employment 
intensive development is maintained within the SEC.” 

 
(i) Delete Section 8.5.2 in its entirety. 
 
(j) Delete Section 8.5.3 in its entirety. 
 
(k) Delete Section 8.5.4 in its entirety. 
 
(l) Remove Appendix 5 ‘Special Development Agreement’ in its entirety. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Proposed Road Closure Conditions of Approval 
 

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

 
2. The developer is responsible for all costs associated with the closure including all 

necessary physical construction, removal, rehabilitation, utility relocation, etc.  
 
3. The closed road right-of-way is to be consolidated with the adjacent lands. 
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Applicant Submission 
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Registered Road Closure Plan 
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Summary of Proposed Amendments to the Southeast Centre Area Structure Plan 
 
 

Policy / Section Original Text Proposed Revision 

3.1 - Employment Precinct 

The physical qualities of the Employment Precincts may take on either an ‘urban’ or 
‘suburban’ character depending upon market requirements. The attractiveness of the 
Employment Precincts within the marketplace will be supported and enhanced by the 
provision of amenities and services such as the LRT, a regional recreation centre, the Main 
Street, regional park, and regional retail development. Most significantly, development of a 
regional health care facility will provide an ‘anchor’ to attract related and complementary 
economic activity. Medium to high density residential development may also be allowed 
within Employment Precincts subject to consideration of progress toward the strategic target 
of 70,000 m2 (750,000 sq. ft.) of employment intensive development and provided that 
appropriate interface conditions can be provided between residential and non-residential 
development.  

The physical qualities of the Employment Precincts may take on either an ‘urban’ or 
‘suburban’ character depending upon market requirements. The attractiveness of the 
Employment Precincts within the marketplace will be supported and enhanced by the 
provision of amenities and services such as the LRT, a regional recreation centre, the Main 
Street, regional park, and regional retail development. Most significantly, development of a 
regional health care facility will provide an ‘anchor’ to attract related and complementary 
economic activity. Medium to high-density residential development may also be allowed 
within Employment Precincts provided that sufficient employment intensive development has 
been or can be achieved to maintain the overall employment intent for SEC and that 
appropriate interface conditions can be provided between residential and non-residential 
development. The Approving Authority shall continue to monitor development within 
Employment Precincts to ensure that appropriate levels of employment intensive 
development are maintained to the minimum strategic target of 70,000 m2 (750,000 sq.ft). 

4.1.2 (b) 

Employment Precinct - to accommodate a range of employment-intensive businesses such 
as offices, research and development facilities, laboratories, clean manufacturing, medical 
clinics, post-secondary institutions, etc. in an office park or a mixed-use environment. In 
addition, medium-high density housing may also be accommodated on a conditional basis 
as set out in Sections 4.6.3 and 4.6.4. 

Employment Precinct - to accommodate a range of employment-intensive businesses such 
as offices, research and development facilities, laboratories, clean manufacturing, medical 
clinics, post-secondary institutions, etc. in an office park or a mixed-use environment. In 
addition, medium-high density housing may also be accommodated in accordance with 
Sections 4.6.3 and 4.6.4. 

4.2 Attract Employment-
Intensive Development 

Provide sufficient land for a regional health care facility and a choice of locations for other 
employment-intensive development. In addition to the regional health care facility, a 
minimum of 70,000 square metres (750,000 sq. ft.) of employment-intensive development 
should be accommodated within the Southeast Centre. 

Provide sufficient land for a regional health care facility and a choice of locations for other 
employment-intensive development. In addition to the regional health care facility, the 
Approving Authority shall continue to monitor development within Employment Precincts to 
ensure that appropriate levels of employment intensive development are maintained to the 
minimum strategic target of 70,000 m2 (750,000 sq.ft) within the Southeast Centre. 

4.2 Attract Employment-
Intensive Development 

Achieving an improved job to population balance south of the Marquis of Lorne Trail and 
east of the Bow River is fundamental to supporting better travel choices and providing 
options for shorter trips for the continuing population growth in this part of the city. Enabling 
the SEC to become an employment centre is the central principle underpinning planning for 
this mixed-use area. A minimum of 5,500 non-retail jobs have been targeted for the SEC 
including employment generated by the regional health care facility. It is anticipated that the 
regional health care facility will generate approximately 2,500 - 3,000 job in the first phases 
of operation. Ultimately, it may accommodate up to 4,300 jobs. In addition, it is desirable to 
provide opportunities to attract a minimum of another 2,500 nonretail jobs to the SEC. This is 
equivalent to approximately 70,000 square metres (750,000 sq. ft.) of employment intensive 
development or a minimum of 17 net hectares (43 acres) of land. While a minimum target 
has been established, it is desirable to accommodate a greater amount of employment-
intensive development if the market is favorable. 

Achieving an improved job to population balance south of the Marquis of Lorne Trail and 
east of the Bow River is fundamental to supporting better travel choices and providing 
options for shorter trips for the continuing population growth in this part of the city. Enabling 
the SEC to become an employment centre is the central principle underpinning planning for 
this mixed-use area. A minimum of 5,500 non-retail jobs have been targeted for the SEC 
including employment generated by the regional health care facility. It is anticipated that the 
regional health care facility will generate approximately 2,500 - 3,000 jobs in the first phases 
of operation. Ultimately, it may accommodate up to 4,300 jobs. In addition, it is desirable to 
provide opportunities to attract a minimum of another 2,500 non-retail jobs to the SEC. This 
is equivalent to approximately 70,000 m2 (750,000 sq. ft.) of employment intensive 
development.  

4.2.6 
Medium-high density housing may also be allowed within Employment Precincts provided 
that the provisions of Section 8.5 have been fulfilled to the satisfaction of the Approving 
Authority. 

Medium to high-density housing may also be permitted within Employment Precincts, in 
accordance with Section 4.6 

4.6.3 
Medium to high density housing can also be accommodated within Employment Precincts 1 
and 2 as set out in Figure 9 provided that the Approving Authority is satisfied that: 

Medium to high density housing can also be accommodated within Employment Precincts 1 
and 2 as set out in Figure 9 provided that the Approving Authority is satisfied that: 

4.6.3 (a) 
a) A minimum of 17 hectares (43 acres) of land will be available for employment-intensive 
uses on lands located within an Employment Precinct as shown on Map 1; and 

Sufficient employment intensive development has been provided in accordance with Section 
8.5; and 
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4.6.4 

Medium to high density housing may be allowable within Employment Precinct 3 provided 
that the Approving Authority is satisfied that a minimum of 70,000 sq. metres (750,000 sq. 
ft.) of gross floor area (GFA) have been or will be developed for employment-intensive land 
uses, exclusive of the Regional Health Care Facility. 

Medium to high density housing may also be permitted within Employment Precinct 3 
provided that sufficient employment intensive development has been or can be provided in 
accordance with Section 8.5. 

Section 8.5 - Employment-
Intensive Development 
Review 

Arising from the Calgary Plan, a key strategic objective for development of the SEC is to 
ensure that a minimum amount of employment-intensive development is achieved within the 
Centre. The approach to ensuring that the target will be met has five components: 

Arising from the Calgary Plan, a key strategic objective for development of the SEC is to 
ensure that a minimum amount of employment-intensive development is achieved within the 
Centre, and that employment-intensive development is maintained through any future 
redevelopment within Employment Precincts to a minimum of 70,000 m2 (750,000 sq.ft). 
Some types of employment intensive development may also be accommodated in the Main 
Street and Region Retail Precincts, such as offices and medical clinics. 

  
exclusive of the regional health care precinct, up to 36 hectares of land have been identified 
for employment intensive development (Employment Precincts 1, 2 and 3); 

remove 

  
a minimum of 17 hectares of the 36 hectares of land must be reserved for employment-
intensive development until the target of 70,000 square metres (750,000 sq. ft.) has been 
achieved (Employment Precinct 3); 

remove 

  
 as progress toward the total target is achieved, land may be released for residential 
development in three increments based on approximately 23,225 square metres (250,000 
sq. ft.) of employment-intensive development being confirmed; 

 remove 

  
 a flexible land use approach may be taken on the remaining 19 hectares of land in order to 
allow the developer to establish appropriate development phasing and respond to market 
conditions (Employment Precincts 1 and 2); and 

remove 

  
 some types of employment-intensive development may also be accommodated in the Main 
Street and Regional Retail Precincts (primarily offices and medical clinics). 

remove 

  

The following policies identify the information required to be submitted in order to allow the 
Approving Authority to evaluate a proposal to include residential development within 
Employment Precinct 3. This information will take the form of an Employment-Intensive 
Development Analysis submitted as part of a Development Permit application for a 
discretionary use residential development. 

remove 

8.5.1 The City and the Developer will enter into a Special Development Agreement (Appendix 5): remove 

  
a) confirming the Developer’s agreement to limit development on lands within Employment 
Precinct 3 to employment-intensive uses; and 

remove 

  
b) serving as notice to prospective purchasers and/or applicants that residential 
development is not permitted on lands within Employment Precinct 3; 

remove 

  
until such time as the employment-intensive development target has been satisfied in 
accordance with Section 4.6.4 either in whole or on a phased basis. 

remove 

8.5.1 (NEW)   

Prior to Outline Plan / Land Use Amendment / Development Permit approval for the 
redevelopment of lands within an Employment Precinct for the purpose of medium to high 
density housing, a review shall confirm that a minimum of 70,000 m2 (750,000 sq. ft) of 
employment intensive development is maintained within the SEC. 

8.5.2 
 In conjunction with a Development Permit application for residential development, 
information shall be submitted identifying the: 

remove 

  
a) amount of employment-intensive development that is confirmed within Employment 
Precincts 1 and 2 and the Main Street and Regional Retail Precincts through the amount of 
existing built space and/or the release of Development Permits; 

remove 
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b) minimum amount of employment-intensive development required within Employment 
Precinct 3 to achieve the objective of a minimum target of 70,000 sq. metres (750,000 sq. ft.) 
located within the SEC; 

remove 

  
c) minimum amount of land required to accommodate the minimum required amount of 
employment-intensive development assuming a FAR of 0.4; 

remove 

  
d) method or process through which the minimum amount of employment-intensive 
development will be achieved; and 

remove 

  
e) appropriate interface conditions between residential and employment-intensive land uses 
ensuring that the two types of uses will be compatible with one another. 

remove 

8.5.3 
Employment Precinct 3 lands may be released for residential development in up to three 
increments based upon confirmation of: 

remove 

  
a) approximately 23,225 square metres (250,000 sq. ft.) of employment-intensive 
development in accordance with the provisions of 4.6.4; and 

remove 

  
b) a minimum amount of land within Employment Precinct 3 to achieve the balance of the 
overall target of 70,000 square metres (750,000 sq. ft.) of employment-intensive 
development assuming a FAR of 0.4. 

remove 

8.5.4 
Subject to the provisions of 8.5.3, development permit applications for residential 
development may be considered for lands within Employment Precinct 3 on a priority basis 
as follows: 

remove 

  a) Employment Precinct 3A and/or 3B; remove 

  b) Employment Precinct 3C. remove 

Additional Items 

Removal of Appendix 5 
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Applicant Outreach Summary 
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BYLAW NUMBER 4C2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
FOR A CLOSURE OF A ROAD  

(PLAN 2311851, AREA ‘A’)  
(CLOSURE LOC2022-0058/CPC2024-1178) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS The City of Calgary has decided to close from public use as a road and to 
sell or to hold those portions of road described below; 
 
 AND WHEREAS the provisions of Sections 22 and 606 of the Municipal Government 
Act, R.S.A. 2000, c.M-26 as amended, with respect to notice of intention of Council to pass such 
a Bylaw have been complied with; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. Immediately upon passage of this Bylaw, the following described road shall be closed 

from use as a road: 
 
 PLAN 2311851 
 AREA ‘A’ 
 EXCEPTING THEREOUT ALL MINES AND MINERALS 
 
2. The proper officers of The City of Calgary are hereby authorized to execute such 

instruments as may be necessary to effect the purpose of the Bylaw. 
 
3. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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BYLAW NUMBER 23D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2022-0058/CPC2024-1178) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1178 / LOC2022-0058 
heard at Calgary Planning Commission  

Meeting 2024 November 28 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 I voted for this application because I try not to vote against 
housing, but I found this application frustrating. 
 
This site is ~50m from a future LRT Station within a Major 
Activity Centre and the end of the Green Line (because the 
road designs will not allow it to be extended farther south). 
Allowing more homes in this location aligns with the Municipal 
Development Plan’s Key Direction 3 to “Direct land use 
change within a framework of nodes and corridors” (MDP, 2.2). 
 
Yet, the maximum heights of the proposed Land Use Districts 
are 14m, 16m, and 24m (probably 4-6 storeys, with the lowest 
heights closest to the future LRT Station). This seems rather 
low for what would be considered the Core Station Area if it 
was in an LRT Station Area in the established areas. It seems 
even more odd because this area has been planned 
specifically for an LRT Station and Transit-Oriented 
Development. During Commission’s review, Administration 
acknowledged that they would have asked for more height. 
The Applicant talked about pushing the density to the north to 
minimize casting shadows and not wanting as much height on 
the south where it would be closer to the future school. 
 
During Commission’s review, I asked Administration and the 
Applicant how many people or units they expected would be 
built in the LRT Station Area before and after this application. 
Both could only point to the units/hectare that are required in 
the Area Structure Plan. 

 



 



Approval: S. Lockwood concurs with this report.  Author: E. Nutter 

City Clerks: J. Booth / K. Picketts 
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Land Use Amendment in Bridlewood (Ward 13) at 260 Bridlewood Avenue SW, 
LOC2024-0242 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.04 hectares ± (0.09 
acres ±) located at 260 Bridlewood Avenue SW (Plan 0212796, Block 16, Lot 48) from 
Direct Control (DC) District to Residential – Low Density Mixed Housing (R-G) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
NOVEMBER 28: 
 
That Council give three readings to Proposed Bylaw 18D2025 for the redesignation of 0.04 
hectares ± (0.09 acres ±) located at 260 Bridlewood Avenue SW (Plan 0212796, Block 16, Lot 
48) 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 secondary suites, 
backyard suites, duplex dwellings and rowhouses, in addition to the building types 
already listed in the existing district (e.g. single detached dwellings). 

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

 What does this mean to Calgarians? The proposed Residential – Low Density Mixed 
Housing (R-G) District would allow for greater housing choice within the community and 
more efficient use of existing infrastructure and nearby amenities. 

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

 A development permit for a Secondary Suite has been submitted and is under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment application in the southwest community of Bridlewood was submitted 
by the landowner, April Toth, on 2024 September 23 for the intention of developing a secondary 
suite within the existing single detached dwelling (Attachment 2). A development permit 
(DP2024-06800) to add a secondary suite in the basement was submitted on 2024 September 
18 and is under review. 
 
The 0.04 hectare (0.09 acre) mid-block parcel is located on Bridlewood Avenue SW, within one 
kilometre of the Shoppes of Bridlewood commercial area. Surrounding development includes 
one and two-storey single-detached homes to the north, east and west, and two-storey 
rowhouse developments to the south. A playground and park area designated as Special 
Purpose – School, Park, and Community Reserve (S-SPR) District is immediately south of the 
subject site, across Bridlewood Avenue SW.  
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant reached out their immediate neighbours and neighbours within the community. 
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 49 letters of opposition, two letters of support, and two letters of a 
neutral stance from the public. The letters of opposition included the following areas of concern: 
 

 increased traffic and parking issues; 

 effect on the value of the existing neighbouring homes; 

 an increase in height may not fit the existing character of the community;  

 rowhouse and other multi-dwelling uses do not fit the character of the community; and 

 public infrastructure and amenities such as roads, may not be able to accommodate an 
increase in users. 

 
The letters of support noted general support for the change in land use for the intention of 
developing a secondary suite on the subject site. 
 
The Somerset/Bridlewood Community Association did not provide any comments. 
Administration followed up with the Community Association and no response was received.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of units and 
on-site parking 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. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0242
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IMPLICATIONS  
 
Social 
The proposed R-G District would support a wider range of housing types than the existing Direct 
Control (DC) District (Bylaw 26Z2004), and better accommodate the housing needs of different 
age groups, lifestyles, and demographics. 
 
Environmental 
The application does not include any actions that specifically address the objectives of the 
Climate Resilience Strategy – Pathways to 2050. Further opportunities to align future 
development on the subject site with applicable climate resilience strategies is being explored 
and encouraged through the development permit review. 
 
Economic 
The application would allow development up to two dwelling units with the option to include 
secondary suites and/or backyard suites which may result in a more efficient use of land, 
existing infrastructure, and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Proposed Bylaw 18D2025 
5. CPC Member Comments 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject parcel is located in the southwest community of Bridlewood along Bridlewood 
Avenue SW. The parcel is approximately 0.04 hectares (0.09 acres) in size measuring 
approximately 11 metres wide and 32 metres deep. The laned parcel is located mid-block and is 
currently developed with a single detached dwelling and detached garage.  
 
Surrounding development is primarily characterized by single detached residential development 
of one to two storeys and a rowhouse/multi-family development south of the subject parcel. Also 
directly south of the subject site is a playground/park area designated as Special Purpose – 
School, Park and Community Reserve (S-SPR) District. The subject site is located within 550 
metres (about a six-minute walk) from Bridlewood School (Grades K-6), and within one 
kilometre of the Shoppes of Bridlewood commercial area and 162 Avenue SW, which is 
classified as an arterial street. 
 

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  
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Previous Council Direction 
 
None.  
 

Planning Evaluation 
 
Land Use  
The subject parcel is currently designated as a Direct Control (DC) District (Bylaw 26Z2004) for 
low-density development in the form of single detached dwellings on narrow lots with vehicle 
access and parking from the rear lane only. With this current designation, the subject parcel can 
accommodate a maximum building height of 9.0 meters and a maximum density of one dwelling 
unit. Secondary suites and backyard suites are not listed uses within the Direct Control District 
as these uses were not included in the 2P80 Land Use Bylaw.  
 
The proposed R-G District allows for a broader range of low-density housing forms such as 
single detached, semi-detached, duplex dwellings, rowhouses and cottage housing clusters. 
The R-G District allows for a maximum height of 12 metres and a minimum parcel area of 150 
square metres per dwelling unit. Based on the parcel area, this would allow up to two dwelling 
units on the site. Much of the surrounding parcels in the area were re-designated to R-G under 
the citywide rezoning (Bylaw 21P2024). 
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are 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 per secondary suite.  
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2004/2004z26.pdf
file:///C:/Users/ENUTTER/Downloads/rezoning-for-housing-signed-bylaw-21P2024.pdf


CPC2024-1264 
Attachment 1 

CPC2024-1264 Attachment 1  Page 4 of 5 
ISC: UNRESTRICTED 

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

 interface with the lane, including garage access; and 

 building massing, height, and relationship with the adjacent residential parcels. 
 
Transportation  
The subject site is located along Bridlewood Avenue SW, which is classified as a Collector 
Road. 
 
Pedestrian connectivity in the neighborhood is provided through the existing sidewalks on 
Bridlewood Avenue SW.  
 
The proposed development is located within close proximity to transit service with the 
east/westbound Route 14 (Bridlewood/Cranston SW) transit stops located within 110 metres of 
the site (a one-minute walk) on Bridlewood Avenue SW.  
 
Vehicular access to the subject site is provided from the rear lane. On-street parking is available 
on Bridlewood Avenue SW with no current parking restrictions. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, sanitary, and storm services exist to the site within the adjacent public road right-of-way 
on Bridlewood Avenue SW. 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. 
 
Intermunicipal Development Plan for the Municipal District of Foothills and The City of 
Calgary (2017) 
The subject site is located within the Plan Area and Interface Area as identified on Map 2: 
Interface Area in the Intermunicipal Development Plan for the Municipal District of Foothills and 
The City of Calgary (IDP). As per the policies of the IDP, the application was circulated to the 
Municipal District (MD) of Foothills for review and comment, however, no comments were 
received from the MD of Foothills. This application aligns with the applicable policies of the IDP.  

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=GTTrAeeeysG&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=GTTrAeeeysG&msgAction=Download
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Municipal Development Plan (Statutory – 2009) 
The subject parcel is located within the Planned Greenfield with Area Structure Plan (ASP) area 
as identified on Map 1: Urban Structure in the Municipal Development Plan (MDP). Planned 
Greenfield areas are typically characterized as relatively low-density residential neighbourhoods 
containing single-family housing, smaller pockets of multi-family and locally-oriented retail in the 
form of strip developments located at the edges of communities. The road network is curvilinear, 
with a hierarchical streets system. The proposal is in keeping with relevant MDP policies as the 
R-G District provides for the use of single detached development and development that that is 
sensitive to existing residential development in terms of height, scale and massing.  
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies is being explored and encouraged through the development 
permit.  
 
Midnapore III Community Plan (Non-statutory – 1997)  
The Midnapore III Community Plan (the Plan) identifies the subject site as being part of the 
Neighbourhood Area category (Map 2: Land Use Concept). Neighbourhood Areas are 
characterized by primarily single detached or semi-detached residential developments, joint use 
sites, and open spaces. Neighbourhood Areas may also include a variety of dwelling units, other 
than single detached, in each community. The proposed land use amendment is in alignment 
with the applicable policies of the Midnapore III Community 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=CTTrqKAgsrU&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
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 CPC2024-1264 
  ATTACHMENT 4 

BYLAW NUMBER 18D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0242/CPC2024-1264) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1264 / LOC2024-0242 
heard at Calgary Planning Commission  

Meeting 2024 November 28 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 This application would change the Land Use District to allow 
the construction of a secondary suite (see Attachment 2). 
Given Council’s past direction on secondary suites, this is 
straightforward. 
 
The current Direct Control District is based on the 1980 Land 
Use Bylaw (2P80). According to Administration, the current 
District allows “low-density development in the form of single 
detached dwellings on narrow lots with vehicle access and 
parking from the rear lane only. With this current designation, 
the subject parcel can accommodate a maximum building 
height of 9.0 meters and a maximum density of one dwelling 
unit. Secondary suites and backyard suites are not listed uses 
within the Direct Control District as these uses were not 
included in the 2P80 Land Use Bylaw” (Attachment 1, page 3). 
 
The proposed Residential - Low Density Mixed Housing (R-G) 
District, which is the default District in Developing Areas, would 
allow Single Detached Dwellings, Semi-detached Dwellings, 
Duplex Dwellings, Cottage Housing Clusters, and Rowhouse 
Buildings. Administration notes that, “The proposed R-G 
District allows for a broader range of low-density housing 
forms such as single detached, semi-detached, duplex 
dwellings, rowhouses and cottage housing clusters. The R-G 
District allows for a maximum height of 12 metres and a 
minimum parcel area of 150 square metres per dwelling unit. 
Based on the parcel area, this would allow up to two dwelling 
units on the site. Much of the surrounding parcels in the area 
were re-designated to R-G under the citywide rezoning” 
(Attachment 1, page 3). 
 
Council’s support for the R-G district with the Upzoning for 
Housing decision suggests that a variety of low-density 
housing forms are appropriate in low-density areas. This 
application aligns with that thinking. 

 



 



Approval: M. Sklar  concurs with this report.  Author: D. Osachuk 

City Clerks: K. Picketts / J. Booth 
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Land Use Amendment in Tuscany (Ward 1) at 10 Tuscany Hills Road NW, 
LOC2024-0093 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.05 hectares ± (0.12 
acres ±) located at 10 Tuscany Hills Road NW (Plan 9511068, Block 1, Lot 4) from 
Residential – Grade-Oriented Infill (R-CG) District to Direct Control (DC) District to 
accommodate a Child Care Service, with guidelines (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2024 
DECEMBER 12: 
 
That Council give three readings to Proposed Bylaw 26D2025 for the redesignation of 0.05 
hectares ± (0.12 acres ±) located at 10 Tuscany Hills Road NW (Plan 9511068, Block 1, Lot 4) 
from Residential – Grade-Oriented Infill (R-CG) District to Direct Control (DC) District to 
accommodate a Child Care Service, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes to redesignate the parcel to a Direct Control (DC) District to 
allow for the additional discretionary use of Child Care Service in addition to the uses 
already allowed (primarily rowhouses and townhouses but also single detached, semi-
detached, duplex dwellings and secondary suites). 

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

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

 Why does this matter? Integrating child care services within communities leads to more 
convenient lives for Calgarians and supports positive social and economic outcomes. 

 A development permit for a new Child Care Service has been submitted and is under 
review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the northwest community of Tuscany, was submitted by the landowner, 
Muhammad Javed Iqbal, on 2024 March 27. A development permit (DP2024-02097) for a new 
Child Care Service proposing care for 39 children was also submitted on 2024 March 27 and is 
currently under review. The Applicant Submission can be found in Attachment 3. 
 
The 0.05 hectare (0.12 acre) site is located at 10 Tuscany Hills Road NW, just south of Tuscany 
Boulevard NW, and is currently developed with a single detached dwelling with a front attached 
garage. The site also has rear lane access. The proposed DC District would allow for Child Care 
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Service as an additional discretionary use. The site is within walking distance of a school and 
several community park spaces to the north and west and is well-served by transit.  
 
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 respective community association was appropriate. In 
response, the applicant contacted adjacent neighbours and discussed the proposed 
redesignation on local social media pages. The Applicant Outreach Summary can be found in 
Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration received 62 letters of opposition from the public. The letters of opposition 
included the following areas of concern: 
 

 increased traffic and parking concerns given the site’s proximity to a school; 

 greater number of children in the area increases safety concerns; 

 commercial use of a residential property; 

 ecological and environmental considerations including wildlife and pest management; 

 congestion of waste bins and waste collection vehicles; 

 operational nuisances, including dust, parking enforcement, snow management, lighting, 
privacy, property maintenance and noise; 

 lack of sufficient public engagement or community consultation; and 

 general unsuitability of the site for a Child Care Service. 
 
Administration was also made aware of an online petition against the proposed redesignation 
with 490 signatures at the time of writing. 
 
The Tuscany Community Association provided a letter in opposition on 2024 August 27 
(Attachment 5) identifying the following concerns: 
 

 lack of support for the use of a Direct Control District; 

 lack of sufficient public engagement; 

 scale of the proposed development; 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0093
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 parking, site design and anticipated traffic generation; 

 surface coverage, snow storage, garbage collection and noise; and 

 location next to a school and busy collector road. 
 
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 children, 
outdoor play areas and on-site parking will be reviewed and determined at the development 
permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use would allow for Child Care Service within a residential community at a 
scale that is compatible with the neighbourhood. Child care is essential to creating complete 
communities and accommodating the needs of parents and caregivers. 
 
Environmental 
This application does not include any 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 redesignation would allow for a new Child Care Service. Child care is an 
essential service that allows parents and caregivers to more effectively participate in the labour 
force and provides employment opportunities within 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 Bylaw 26D2025 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
6. CPC Member Comments 
7. Public Submissions 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Tuscany on Tuscany Hills Road NW, 
just south of the intersection with Tuscany Boulevard NW. The site is approximately 0.05 
hectares (0.12 acres) in size and is approximately 15 metres wide by 34 metres deep. It is 
currently developed with a single detached dwelling with a front attached garage and also has 
lane access from the rear. 
 
Lands to the south and east are designated Residential – Grade-Oriented Infill (R-CG) District 
and are characterized by single detached dwellings with attached front garages. Lands 
immediately to the north are designated Special Purpose – Urban Nature (U-N) District and 
contain a regional pathway, serving as the entrance to Twelve Mile Coulee natural area park. 
Lands across the street to the west are designated Special Purpose – School, Park and 
Community Reserve (S-SPR) District and contain open green space, a ball diamond and the 
Twelve Mile Coulee school which is approximately 150 metres (a three-minute walk) from the 
subject parcel. 
 
Lands to the north of Tuscany Boulevard NW are designated R-CG District and Special Purpose 
– Recreation (S-R) District. The Tuscany Residents’ Association facility containing a splash 
park, outdoor rink and tennis courts is located approximately 250 metres (a four-minute walk) to 
the northwest. 
 

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

Tuscany 

Peak Population Year 2019 

Peak Population 19,884 

2019 Current Population 19,884 

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 
Tuscany Community Profile. 

 
  

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

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 dwelling units 
per hectare. Based on the subject site parcel area, this would allow up to three dwelling units. 
 
The proposed Direct Control (DC) District is based on the existing R-CG District with the 
additional discretionary use of Child Care Service. The proposed DC District would allow for 
residential uses consistent with surrounding development if the Child Care Service use is not 
commenced or is discontinued in the future. The DC District does not limit the maximum number 
of allowable children. The number of children allowed in a Child Care Service is determined at 
the development permit stage in accordance with Provincial licensing requirements. 
 
The Child Care Service use requires one parking stall for pick-up and drop-off for every ten 
children. No specific rate of staff parking is included in the use rules and would be evaluated as 
part of the development permit. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to the unique characteristics of providing for the 
Child Care Service use within a residential context. This proposal allows for a Child Care 
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Service to operate while maintaining the R-CG District base. The same result could not be 
achieved through the use of a standard land use district in the Land Use Bylaw. 
 
The proposed DC District includes a rule that would allow the Development Authority to relax 
Section 6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 
1P2007 where the DC District does not provide for specific regulation. In a standard district, 
many of these rules can be relaxed if they meet the test of relaxation of Bylaw 1P2007. 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. 
 
Development and Site Design 
If approved by Council, the rules of the proposed DC District and the Child Care Service Policy 
and Development Guidelines would provide guidance for future redevelopment of the site. 
 
A discretionary use development permit is required to enable a Child Care Service at this 
location. The number of children, location and number of pick-up and drop-off stalls and outdoor 
play areas would be confirmed through the development permit process. The maximum number 
of children will be managed by balancing provincial licensing requirements for pick-up and drop-
off stalls, number of staff and outdoor play space. Further issues to be addressed though the 
development permit review include screening for play areas, waste and recycling management 
and privacy mitigation for adjacent residential dwellings. 
 
The Child Care Service operator will require provincial licensing and will be evaluated under the 
Early Learning and Child Care Act. 
 
Transportation 
Pedestrian access to the site is provided by a public sidewalk on Tuscany Hills Road NW. An 
existing pathway forming part of the Always Available for All Ages and Abilities (5A) Network is 
located immediately north of the site. 
 
The site is located approximately 100 metres (a two-minute walk) from transit stops on Tuscany 
Boulevard NW served by Route 26 (Sarcee Trail Crosstown), Route 74 (Tuscany), Route 174 
(Tuscany), Route 722 (Bowness / Tuscany Ravine), Route 724 (Bowness / Tuscany North), 
Route 810 (St. Francis / Tuscany Glen / Ravine) and Route 811 (St. Francis / Tuscany). 
 
Future vehicle access to the site will be by the lane and existing driveway and will be confirmed 
at the time of the development permit. On-street parking is available adjacent to the subject site 
on Tuscany Hills Road NW. 
 
A Transportation Impact Assessment was not required as part of this application.  
 
Environmental Site Considerations 
No environmental concerns were identified. An Environmental Site Assessment was not 
required for this application. 
 
Utilities and Servicing 
Water, sanitary sewer and storm sewer mains are available to service the subject site. Details of 
site servicing and waste and recycling management will be considered and reviewed as part of 
the development permit. 
 

https://kings-printer.alberta.ca/1266.cfm?page=E00p1.cfm&leg_type=Acts&isbncln=9780779822249
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

 
Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
 
Rocky View County/City of Calgary Intermunicipal Development Plan (2012) 
These lands are subject to the Rocky View County/City of Calgary Intermunicipal Development 
Plan (IDP) and were circulated to Rocky View County for comment in accordance with the 
requirements of the IDP, however, no response was received. The proposed land use 
amendment is in keeping with the overall policy objectives of the IDP. 
 
Municipal Development Plan (Statutory – 2009) 
The site is within the Developing Residential - Planned Greenfield with Area Structure Plan area 
as identified on Map 1: Urban Structure of the Municipal Development Plan. These areas are 
characterized as relatively low-density residential neighbourhoods containing single-family 
housing, smaller pockets of multi-family and locally oriented retail located at the edges of 
communities. 
 
The proposed DC District allows for a building form that is sensitive to the existing residential 
development in terms of height, scale and massing while also encouraging complete 
communities by allowing for Child Care Service within a residential area. The proposed land use 
amendment is in keeping with the overall policy objects 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 future development with 
applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Revised West Scenic Acres Area Structure Plan (Statutory – 1993) 
The site is within the Residential area as identified on Map 2: Land Use/Transportation of the 
Revised West Scenic Acres Area Structure Plan (ASP). Child care services are considered a 
residential and related use and the exact location, size and configuration of these uses shall be 
established at the outline plan stage. The proposed land use amendment is in keeping with the 
overall policy objectives of the ASP. 
 
Child Care Service Policy and Development Guidelines (Non-Statutory – 2009) 
The assessment of this application has been reviewed in accordance with the Child Care 
Service Policy and Development Guidelines, a non-statutory framework designed to guide the 
development of Child Care Services. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgarymetroregion.ca/growth-and-servicing-plan
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://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=BTTrAeysTeK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
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The primary objective of this policy is to effectively manage the impacts of Child Care Service in 
low-density residential districts. Land use amendments to enable Child Care Service are 
reviewed against the site selection criteria and development guidelines. The site aligns with 6 of 
the 7 applicable site selection criteria as identified in the guidelines. 
 
The development guidelines are intended to inform more specific site and building design 
details at the development permit review stage. This includes parking, orientation of 
access/activities within the parcel and building, window placement and privacy considerations, 
orientation and enclosure of any outdoor play areas, and signage. A preliminary review 
indicates the site’s characteristics would allow for these development guidelines to be applied 
as intended. 
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  ATTACHMENT 2 

BYLAW NUMBER 26D2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE LAND USE BYLAW 1P2007 

(LAND USE AMENDMENT  
LOC2024-0093/CPC2024-1260) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
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”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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SCHEDULE B 

 

 
 

DIRECT CONTROL DISTRICT 
 

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

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

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

deemed to be a reference to the section as amended from time to time.  
 
Permitted Uses 
4 The permitted uses of the Residential – Grade-Oriented Infill (R-CG) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
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Discretionary Uses 
5 The discretionary uses of the Residential – Grade-Oriented Infill (R-CG) District of 

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

 
(a) Child Care Service. 

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

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

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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Applicant Submission 
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Applicant Outreach Summary 
2024 July 30
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Community Association Response
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Calgary Planning Commission Member Comments 
 

 

For CPC2024-1260 / LOC2024-0093 
heard at Calgary Planning Commission  

Meeting 2024 December 12 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 According to Administration, “The primary objective of this 
policy is to effectively manage the impacts of Child Care 
Service in low-density residential districts. Land use 
amendments to enable Child Care Service are reviewed 
against the site selection criteria and development guidelines 
[in the Child Care Service Policy and Development 
Guidelines]. The site aligns with 6 of the 7 applicable site 
selection criteria as identified in the guidelines. The 
development guidelines are intended to inform more specific 
site and building design details at the development permit 
review stage. This includes parking, orientation of 
access/activities within the parcel and building, window 
placement and privacy considerations, orientation and 
enclosure of any outdoor play areas, and signage. A 
preliminary review indicates the site’s characteristics would 
allow for these development guidelines to be applied as 
intended” (Attachment 1, page 6). 
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Land Use Amendment in Tuscany (Ward 1) at 10 Tuscany Hills Road NW, 
LOC2024-0093 

We have strong concerns regarding the plan to convert the residence at 10 
Tuscany Hills Road into a commercial daycare center. 

To Calgary City Council, 

The property is currently located in a residential area, and the proposal to forcibly change it to a 
commercial daycare center is clearly lacking in thorough consideration. While we understand the 
city's intent to support working mothers by improving the overall economy, the need for peace 
and order in residential areas must also be carefully balanced. 

Before submitting the application to the city, the property owner did not engage in sufficient 
communication with the neighbors. They vaguely claimed to have the support of the majority of 
the community, which is grossly misleading and has misinformed the city's judgment. There are 
already 18 homecare facilities in the Tuscany community, and daycare centers are not uncommon 
in the area. The owner's actions clearly aim to reduce costs by turning a residential property into 
a commercial daycare center, focusing on personal gain while neglecting the broader community's 
interests. This also creates unfair competition with the existing daycare centers. 

We do not oppose the establishment of family-oriented daycare centers within the community, 
but we strongly oppose the rough conversion of a residential property into a commercial daycare 
center. Such an action disregards the community's need for quietness and safety and violates the 
original design intent of the community. 

The Tuscany community already has two commercial centers and four schools. If the owner is 
truly committed to this plan, there are suitable locations for a commercial daycare center, and 
there is no need to forcibly change the land use in a residential area, which would lead to 
confusion and insecurity in the community. 

Thank you for your time and consideration. 

 

 

 

CPC2024-1260 
Attachment 7



January 11, 2025 

Opposition and Defense: 

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

To Calgary City Council, 

I am one of the neighbors living directly beside the site proposed for this Land Use Amendment. 

While my spouse and I strongly oppose this rezoning for many reasons, this letter primarily 

addresses the lack of community engagement and the misleading or still concerning comments 

submitted by the applicant in their Community Engagement Package.. 

I have set up this letter to include the twelve comments the applicant posted on Facebook as their 

evidence of satisfying community concern, followed by what is Still At Issue with each section. 

Some of their comments focus on specific plans for the daycare centre, and various versions of 

their Development Permit, which I know isn’t up for discussion at this meeting, but I included 

these sections in order to submit a complete response to their full record. 

 

Introductory Social Media Statement from Applicant: Our best strategy was to listen to all the 

points, and summarize all of them then replied each point raised and then posted it on the same 

community pages. 

It helped us to get great support from the majority. It also helped us that the major pivot point 

was number of kids which have been drastically reduced from the initial plan. Details of all that 

discussion has been summarized below. 

Still At Issue: 

The property owner has failed to genuinely address the concerns of neighbors and has proceeded 

unilaterally with their plans. Surrounding residents strongly oppose this proposal. While the 

owner claims to have reduced the planned number of children from 59 to 39—a seemingly 

significant decrease—this is merely a superficial adjustment. Their actual intent is to transform a 

small, home-based daycare with an original capacity of 6 children into a fully commercial daycare 

center for 39 children, representing a more than six-fold increase. 

This drastic change disregards the voices of the community and poses significant disruptions to 

residents' daily lives. It reflects a lack of consideration for the neighborhood’s concerns and 

priorities, undermining the trust and cohesion within the community. We are very aware there is 

not “great support from the majority”, one of their misleading statements. 

-------------------------------------------------------------------------------------------------------------------------------- 

Concern 1- There should not be a business in the residential area. 

Applicant Answer. Schools and pre-schools don't seem good fit in commercial areas. This is not 

likes a grocery shop or bar where public will be visiting. This will be a daycare with known capacity 
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and just registered parents visiting in specific hours on the known working days only. It's in front 

of a large school anyway. 

Still At Issue: 

This application is not about a school nor a pre-school so we’re not sure how including this in their 
answer it relates to the concern. The property is located beside a major intersection near (but not, 
as indicated, in front of) the main entrance of a school, where traffic is already heavily congested 
during peak hours. Adding a daycare center at this location will significantly worsen traffic 
conditions and heighten safety risks for both children and residents. 

Furthermore, the primary purpose of a residential area is to provide a peaceful and secure 
environment for living. Introducing large commercial businesses into such space will disrupt the 
neighborhood's tranquility, diminish the quality of life for residents, and undermine the 
community's character. 

This proposal ignores critical traffic and safety concerns while directly contradicting the original 
intent of residential zoning. For these reasons, the proposed conversion is not only inappropriate 
but also poses long-term harm to the community. 

-------------------------------------------------------------------------------------------------------------------------------- 

Concern 2- The traffic in this street is already crazy at rush hours because of school pick-ups and 

drop offs and this will add further to the problem. 

Applicant Answer: The daycare hours start 6 AM and parents drop their kids an hour before the 

school starts. Similarly, they pick them at 5-6 PM when the street is free from the school rush. 

While the parents coming at school will be mostly those who are already coming here to drop their 

kids at TMC School. So, it will not add any additional traffic at any time. 

Still At Issue: 

This argument seems merely an attempt to downplay the issue. In reality, the times when parents 

drop off and pick up their children often coincide with peak traffic hours. Forty+ pick-up and drop-

off (plus staff), twice a day, is absolutely an addition of additional traffic through the community. 

It is also highly impractical to expect parents to avoid the school’s peak hours for childcare 

transportation. Such an arrangement not only fails to address traffic concerns but could also 

exacerbate congestion. 

-------------------------------------------------------------------------------------------------------------------------------- 

Concern 3- This will make it noisy for the neighbors. 

Applicant Answer: This daycare will be just in front of the playground of TMC School and its play 

area will be on the open/green side opposite to our neighbors. Kids age will be 2-5 years and the 

play hours will be same as of the school. So, it won't add any decibel to the existing noise in the 

area. 

Still At Issue: 
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In fact, the current daycare center with only 6 children has already generated a noticeable level 

of noise, which neighbors have had to endure silently. I am retired and home all day, in extremely 

close proximity to this site (compared to hearing students playing across the street twice daily). 

Now, the owner plans to increase the number of children by more than six-fold, which will make 

the noise issue even more unbearable and significantly impact the quality of life for community 

residents. This drastic expansion clearly demonstrates a disregard for the rights and well-being of 

the neighbors. 

-------------------------------------------------------------------------------------------------------------------------------- 

Concern 4- Since it will be adding parking slots in the backyard side, the back alley's quiet street 

will have high traffic. 

Applicant Answer: the backyard parking slots will be for the staff parking so it will still remain 

quiet. Most of the pick and drop will be on the front (school) side which will be adding only two 

additional slots in the front side. 

Still At Issue: 

There have been three versions of the planned daycare centre shared on the City’s DPMaps site.  

All three are illustrated with labels designating pick-up and drop-off spots in the backyard so this 

answer does not make sense, nor is it therefore believable. The owner’s latest plan to convert the 

front yard into a playground will severely undermine the overall aesthetic of the community. This 

property is particularly prominent as it is the first house at the entrance of our Tuscany 

neighborhood, serving as the face of the community. Transforming the yard into a playground will 

not only disrupt the original landscape design but also negatively impact the community’s overall 

image and potentially lower the value of surrounding properties. 

Furthermore, the back alley is designated for garbage collection, and repurposing it as a parking 

area will hinder access for garbage trucks, causing inconvenience to waste disposal operations 

and further degrading the quality of life for residents. Traffic and parking in the back lane would 

be impeded on garbage disposal day, with the proposed 5 bins pulled out into the lane.  

This proposed change disregards both the visual harmony and functional needs of the community. 

-------------------------------------------------------------------------------------------------------------------------------- 

Concern 5- The planned 59 kids are too many for this property. 

Applicant Answer: After lots of discussion with many community members and also following the 

city directions, we have amended our plan to cater 39 kids only. Please note due to the limit on the 

staff to child ration, the average occupancy is 60-70 percent of the allocated capacity in most of 

the daycares. We also have to consider that reducing the size of the daycare any further will make 

it totally uneconomical and it won’t be able to sustain. 

Still At Issue: 

Reducing the number of children enrolled from 59 to 39 is a 30% decrease on the surface not 40% 

as previously statement in their documents) but regardless, this is merely a numbers game 

designed to mislead the public. One can’t decrease what didn’t exist. In reality, they plan to 
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convert the current family daycare, which enrolls only 6 children, into a commercial daycare 

center with a significant increase in capacity to 39 children—more than six times the original 

number. We strongly advocate for maintaining the current enrollment scale. 

------------------------------------------------------------------------------------------------------------------------------- 

Community Concern 6- This will not be safe for so many kids at one place. 

Applicant Answer: Now this was the comment when we proposed 59 kids now we have reduced 

it to 39. However it's important to note that this place will be modified to meet the safety 

standards. It will have fire alarms and proper exits and ventilation as per the city guidelines. City 

has a special department to monitor and control daycares. It's bound to have a proper licensed 

daycare manager/director and trained staff with continuous supervision and surveillance to meet 

the city requirements. Those who are knowledgeable about how it operates, know that daycare 

centers are much safer and better regulated compared to the day-homes. And that's why 

government is promoting such facilities. 

Still At Issue: 

Although the owner proposed reducing the number of children from 59 to 39 and claims 

compliance with municipal regulations by installing fire alarms, emergency exits, and ventilation 

systems, these measures fail to address the fundamental issues. Currently, the daycare center 

operates only in the walk-out basement of the property, while the first and second floors of the 

house are designed with high ceilings. While this design is aesthetically appealing, the overall 

structure of the house is not suitable for use as a daycare center and poses safety risks. Common 

sense dictates that concentrating 39 children in a residential building, especially with some 

children potentially being assigned solely to activities on the first or second floors, will inevitably 

increase risk. These include difficulties in emergency evacuation and potential hazards for children 

engaging in activities at elevated levels. 

Furthermore, if this property is converted into a commercial daycare center, the owner will no 

longer be able to reside on-site, contradicting the original purpose of establishing community-

based daycare facilities / home-based businesses. This plan undermines the intended purpose of 

the community daycare centers, which are located in commercial areas, making it an 

inappropriate initiative. 

-------------------------------------------------------------------------------------------------------------------------------- 

Concern 7- The owners should find a commercial property for this activity. 

Answer: unfortunately the commercial area in Tuscany is very small with no further room available. 

That's why hundreds of Tuscany parents go to Dalhousie and Royal Oak to drop their kids in 

daycares. 

Still At Issue: 

The property owner claims that Tuscany lacks sufficient commercial spaces for establishing a 

daycare center. However, Tuscany has two commercial areas and four schools, all of which are 

entirely suitable for such a facility as vacancies present. There are currently 18 other childcare 
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options operating out of homes, schools and The Tuscany Club. The owner’s decision to convert 

their private residence into a commercial daycare center is their own a cost-saving measure rather 

than a genuine consideration of community needs.  

We question their claim / data that “hundreds” of parents seek childcare elsewhere due to the 

lack of space. Anyone’s decision for a non-Tuscany options cannot be assumed as there are 

variables related to social factors, location relative to a parent’s commute, reputation / reviews 

and cost that would certainly also play an impact. 

Furthermore, the owner made this decision without adequately consulting the community, 

disregarding the interests and opinions of its residents, especially immediate neighbors. The claim 

of insufficient commercial space seems merely an excuse; the owner’s true intent is to convert a 

private residence into a commercial enterprise for personal gain at their convenience. This 

approach not only contradicts the original purpose of residential zoning but also significantly 

harms the community environment and the rights of its residents. 

For these reasons, this proposal should be rejected. The owner should prioritize establishing the 

daycare center in a suitable commercial location. 

------------------------------------------------------------------------------------------------------------------------------ 

Concern 8- This location is very busy and not suitable for a daycare. 

Applicant Answer: This location is best possible in whole Tuscany since its corner of a large 

crossing with Tuscany Club on one Corner and School ground on the other and green belt on the 

side. This is in front of the school play area and a preschool and daycare is best suited next to the 

similar activity. Also there are 2 bus stops next to it which is a great plus for parents and staffs 

who prefer to come by bus. 

Still At Issue: 

The property owner claims that this location is the most suitable site in Tuscany for a daycare 

center due to its proximity to a major intersection, nearby schools, green spaces, and a bus stop. 

However, proximity to a public bus stop should not be a primary consideration. Most clients would 

still rely on private vehicles for twice daily drop-offs and pick-ups which amounts to significant 

traffic. 

This location in not on a true corner and experiences extremely heavy traffic during peak hours 

already, especially its setback to the intersection. There is a concrete median in front of the home 

which doesn’t allow for left turns onto their drive pad. With only 6-children attending now, we 

already witness illegal activity such as U-turns and jaywalking. The addition of a daycare center 

would significantly increase traffic congestion and impede community residents’ egress to work 

and entry to the Twelve Mile Coulee School drop-off.  

Moreover, the daycare center’s yard space is extremely limited and cannot accommodate the 

outdoor activity of high numbers of children. The application indicates using the green space 

across the street, which is a school field.  Even if it were allowed (which the Calgary Board of 

Education says it is not) this would likely require children to cross the street to access the school 

playground through a busy crosswalk, which is not only inconvenient but also greatly increases 
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the risk of accidents. The green space beside them is an environmentally protected area beside a 

busy road where users are to stay on designated pathways, and The Tuscany Club is for residents 

and guests only. 

As such, this location is entirely unsuitable for a daycare center. The owner’s proposal disregards 

critical traffic and safety concerns and rules about the use of nearby green spaces.  

-------------------------------------------------------------------------------------------------------------------------------- 

Concern 9- The property value of the neighbors will go down. 

Applicant Answer: it depends on who is the buyer. We also bought this property because our kids 

were able to walk to the school. Most of the families with younger kids prefer such locations where 

they don't have to worry about pick and drops. 

Still At Issue: 

The property owner claims that proximity to a school makes this location attractive to families 

with children, but this is not the sole measure of a desirable living environment. Common sense 

suggests that most people prefer quiet, clean neighborhoods over ones adjacent to a commercial 

daycare center. Given the choice between buying two identical homes, one beside a busy daycare 

or one on the quiet street, buyers would choose the quiet street unless the other was, perhaps, 

highly discounted. Establishing a daycare center would inevitably bring noise, traffic congestion, 

and environmental disruption, all of which would negatively impact the quality of life in the 

community another variable related to home resales. 

Furthermore, the operational model of a commercial daycare center is incompatible with the 

peaceful atmosphere of a residential neighborhood, potentially leading to community conflicts 

and further eroding neighborly relations. The owner’s proposal disregards the rights of 

community residents and risks causing long-term harm to the overall value of the neighborhood. 

Their business gains would come at a penalty to the rest who live nearby. 

------------------------------------------------------------------------------------------------------------------------------ 

Concern 10- There is no precedent in the city for a commercial daycare in residential areas. 

Applicant Answer: There are hundreds of similar daycares in almost all communities in residential 

areas, mostly on corner lots. Even in Tuscany, there is a similar daycare few hundred meters from 

this property. (Search on Google maps) They are licensed for 30 kids because that is smaller house 

with no parking options. 

Still At Issue: 

The property owner claims that establishing a commercial daycare center in residential areas is a 

common practice and points out that there are similar facilities within the Tuscany community. 

As mentioned, with 18 already established childcare options in Tuscany, the community is not 

lacking for service.  

Unlike the owner’s proposed daycare center, the other, larger facilities referenced are not located 

in high-traffic areas, resulting in a relatively smaller impact on the community. The one with 30 
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children is on a true corner lot where available street parking (and access stairs) off the collector 

road results in minimal impact on neighboring properties. 

-------------------------------------------------------------------------------------------------------------------------------- 

Concern 11- It will effect the business of existing day-homes. 

Answer: The new $10 per day per child program is for daycares and it will benefit so many families 

financially. Some people still prefer day-home environment. It will definitely help families going 

outside Tuscany for their kids daycare needs. 

Still At Issue: 

The $10-per-day childcare program is irrelevant to the core issues. Tuscany already has 18 

childcare options, and the addition of another large-scale daycare risks saturating the market, 

potentially harming smaller, home-based providers. Of the existing 18, several currently offer 

subsidy. The proposal’s potential to disrupt existing businesses further highlights the lack of 

need for such a facility in this location. 

------------------------------------------------------------------------------------------------------------------------------ 

Concern 12 - So many people talking against this proposed daycare. 

Applicant Answer: daycares have much stricter regulations and controls from the city compared 

to day- homes. There are hundreds of families with younger kids who are excited and happy to see 

if it is coming here. We also respect what people think and respect their opinion but we don't want 

to rally for our opinion and don't want to influence anyone on social media or elsewhere. We will 

be happy with whatever City decides at the end of the day. Its important to note that the Facebook 

post against this proposal only got 29 Likes while our post with the above answers got 64 Likes 

and so many people defended and encouraged us to open this daycare for the community. (proofs 

can be provided on request) 

Still At Issue: 

The applicant’s reliance on Facebook Likes as evidence of support is neither credible nor 

appropriate. Social media metrics do not reflect the broader community’s opinion, nor do they 

replace proper consultation. In contrast, the city has received 62 letters opposing this proposal 

and an online petition with 490 signatures, primarily from local residents. This demonstrates 

strong community opposition, which should be given greater weight than online interactions. 

Furthermore, the owner failed to adequately consult their direct neighbors (at minimum) before 

submitting the application. They approached us outside briefly, one time last May, and one day 

before the City’s published deadline to send feedback online. They offered vague reassurances 

and claims that were grossly inconsistent with the actual plans filed. 

This lack of transparency disregards the rights of community residents and violates principles of 

fairness and justice.  
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---------------------------------------------------------------------------------------------------------------------------- 

Overall, I am dismayed this project proceeded to this point without proper community 

engagement or any advance discussion with adjacent neighbors. The application includes 

inaccurate or possibly purposely vague and misleading details. I do not object to 10 Tuscany Hills 

Road remaining a home based dayhome for the current number of children. I do object to major 

upheavals to my home and the rest of my neighbors. Please oppose this Land Use Amendment. 

Thank you for your time and consideration. 
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 July 3, 2024 

 

City of Calgary 800 Macleod Trail S.E., Calgary, Alberta 

Reference: 10 Tuscany Hills Road NW 

CITYTREND was retained by the landowner located at 20 Tuscany Hills Mews NW to provide a 

planning review of the issues associated with a proposed land use redesignation and 

development permit. The proposed rezoning of 10 Tuscany Hills Road NW seeks to transform a 

Single-Detached Dwelling into a Commercial Child Care Service use. This report aims to assess 

the implications of this change on the local community and infrastructure. 

Purpose of Residential-Contextual One Dwelling District (R-C1) 

The Residential-Contextual One Dwelling District (R-C1) is designed to maintain and support the 

character of existing residential neighborhoods within the Developed Area. The specific 

purposes of this district as stated in Section 384 of the Land Use Bylaw are as follows: 

(1) The Residential — Contextual One Dwelling District is intended to accommodate 

existing residential development and contextually sensitive redevelopment in the form of 

Single Detached Dwellings in the Developed Area. 

(2) Parcels designated R-C1s are intended to accommodate a Secondary Suite as a 

permitted use on the same parcel as a Single Detached Dwelling. 

Residential Development and Contextually Sensitive Redevelopment: The R-C1 district is 

intended to accommodate existing residential development and allow for contextually sensitive 

redevelopment in the form of Single-Detached Dwellings. This ensures that any new 

development or redevelopment aligns with the existing character and context of the 

neighborhood. 

Secondary Suites: Parcels designated as R-C1s are intended to accommodate a Secondary Suite 

as a permitted use on the same parcel as a Single Detached Dwelling. This provision allows for 

increased density while maintaining the Single-Family Dwelling character of the area. 

Permitted and Discretionary Uses 

Within the R-C1 district, specific uses are permitted to ensure the residential nature of the area 

is preserved: 

• Home Based Child Care – Class 1: Defined in Section 206.1, this use is permitted as an 

incidental use of a Dwelling Unit for the purpose of providing temporary care or 

supervision to a maximum of 6 children. The criteria for this use are: 
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o Care for up to 6 children under the age of 13 years, or children of 13 or 14 

years of age who, because of a special need, require child care, for periods of less 

than 24 consecutive hours. 

o A maximum of one non-resident employee is allowed to work at the residence 

where the use is located. 

The purpose of allowing Home Based Child Care – Class 1 is to support families by providing 

accessible childcare within a residential setting, without significantly altering the residential 

character of the neighborhood. 

Inconsistency with Existing Zoning 

The proposed rezoning to allow for a Commercial Child Care Service Use accommodating up to 

59 children is inconsistent with the purpose of the R-C1 District for several reasons: 

Increasing Child Capacity: The maximum allowable number of children for Home Based Child 

Care – Class 1 under the current District is 6. The proposal to accommodate 59 children far 

exceeds the current regulations, introducing a scale of use that is not compatible with the 

purpose of the current District to support Single-Detached Dwellings. 

Employee Limitations: The proposal includes plans for 10 employees – a tenfold increase from 

the 1 non-resident employee allowed under Home Based Child Care – Class 1 of the current 

District. This increase in staff further intensifies the use beyond what is permitted in the R-C1 

district. 

Impact on Residential Character: The scale and intensity of the proposed Commercial Child 

Care Service Use is inconsistent with the R-C1 district’s purpose of maintaining a contextually 

sensitive residential environment. The introduction of a commercial facility with high traffic 

volumes, significant noise levels, and increased demand for parking is not in line with the 

residential character intended by the R-C1 zoning. 

Child Care in LUB 

Location of Child Care in R-C1 District 

The Land Use Bylaw matrix shows that Child Care is listed in only 3 of the 16 low density 

residential districts:  R-C1, R-C1s, and R-C2.  In all cases, Child Care is a discretionary use only 

where the building is or was used as a Community Recreation Facility1 or School2. 

 
1 Community Recreation Facility is defined at LUB section 169: “generally serves the residents of a specific 
neighbourhood…“, “has recreation space within a building”, “may have outdoor sports fields…on the same 
parcel…”, “requires…bicycle parking stalls”. 
2 School Authority – School is defined at LUB section 291: “may have…Child Care Service”, “will include any 
building and related playing fields”, “requires…a minimum of 5.0 pick-up and drop-off stalls”, 
“requires…bicycle parking stalls”. 
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The suitability of these institutional buildings to a Child Care Service is obvious.  The buildings 

are large.  They include indoor recreation space.  They are surrounded by fields and 

playgrounds, which provide ample frontage for offsite parking.  They have onsite parking with 

drop-off/pick-up stalls.  They have bicycle parking stalls.  These amenities make them suitable 

for Child Care Services. 

Most importantly to neighbours, these institutional buildings are typically situated at a distance 

from Single-Detached Dwellings.  The distance creates an appropriate interface – buffering 

traffic, parking, and noise impacts on surrounding residences. 

Buffering of Child Care in all Districts 

Outside the City center, the other districts consistently buffer residential properties from Child 

Care uses through both distance and landscaping. 

The multi-residential districts require 3.0-metre side and rear setbacks3 to be soft-surfaced, 

treed in a linear arrangement, and irrigated.4  The commercial and industrial districts require the 

same5 in 3.0 to 15.0-metre setbacks.  The special purpose and mixed-use districts require 

specified landscaping in 3.0 to 6.0-metre setbacks. 

The subject site provides no buffering for any of the adjacent residential properties from the 

Commercial Child Care Service Use – contrary to the entire regulatory scheme of the LUB. 

Area Structure Plan and Community Impact 

The Revised West Scenic Acres Area Structure Plan governs land use in the area.  It states that 

the community is intended to be predominantly single-family residential area and provides for 

non-residential uses.  

Community uses:  Community uses are placed in the central portion of the planning area – 

including a recreation centre, a sector shopping centre, and a large open space for a school.6  

Five joint use sites were planned in the community and four have been developed for schools.7  

Residential vs Related Uses: Under the Area Structure Plan, the term “residential and related 

uses” includes homes, parks, and related uses.8  The non-residential “related uses” include child 

care facilities, neighbourhood shopping centres, churches, police and fire stations.  Where not 

designated, their locations were to be established at the subsequent outline plan stage.9 

 
3 LUB section 714(1)(c), 715(1)(b). 
4 LUB section 716(3). 
5 LUB section 873(2)(d) also requires a fence. 
6 ASP section1.0. 
7 ASP section 2.4.1 and Map 2. 
8 ASP section 2.0. 
9 ASP section 2.1(a),(b), 2.3(b). 
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Subject Site Residential: The subject site is identified in yellow on Map 2 as residential.  Nearby 

is extensive non-residential land including a joint use site, the sector shopping centre, and the 

recreation centre.   

The introduction of a Commercial Child Care Service Use within this context disrupts the 

planned residential character and increases traffic and safety concerns. The high number of 

vehicle trips generated by the proposed Commercial Child Care Service Use, along with the 

associated safety risks at key intersections, is inconsistent with the planned use of the area.  

Additionally, the Subject Site’s designation for residential use under the Area Structure Plan 

further restricts its development to uses that are consistent with maintaining the residential 

environment, which does not include large-scale Commercial Child Care Service Use. 

Development Permit and Site Plan 

A development permit was submitted concurrently with the land use redesignation. 

Development Permit DP2024-02097 provides a site plan illustrating the proposed parking on the 

site. It shows that the existing driveway, which provides access to a 2-car garage, is to be 

extended over the entire front yard along the front property line. The site plan also illustrates 
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the parking layout, showing cars backing into the newly paved area. Below is an extract from the 

Development Permit application submitted to the City of Calgary showing the proposed parking. 

 

Inconsistencies with Current Context 

It is our opinion that the proposed front parking is not consistent with the current front yard 

context and creates unsafe traffic movement for several reasons: 

Loss of Front Yard Landscaping: The proposed changes would completely remove the existing 

front yard landscaping to pave the area. This is inconsistent with the current context of the 

neighborhood, where front yards are typically landscaped. The removal of greenery not only 

alters the visual appeal but also impacts the environmental quality of the area. 

Loss of a Mature Tree: The proposal includes removing a mature tree from the front yard. Each 

home on the block face has a pattern of landscaped front yard, driveways and trees. This pattern 

improves the relationship to the street, mitigates the visual impact of driveways, and provides a 

better environment for pedestrians along Tuscany Hills Road NW. The loss of mature trees and 

landscaped areas would negatively impact the streetscape and the neighborhood’s overall 

aesthetic. 

Unsafe Traffic Movement: With a single-detached dwelling, the vehicle movement from the 

garage to the street is a movement done by the resident every day. A resident would have the 

benefit of driving daily and learning safe driving patterns, thus reducing the risk of accidents. 

The proposed parking layout for the Commercial Child Care Service Use, which shows cars 
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backing into the newly paved area, creates unsafe traffic movement. Backing out onto Tuscany 

Hills Road NW by multiple non-resident drivers could increase the risk of accidents, especially 

with increased traffic volumes from the proposed use. The current use and configuration help to 

maintain safe and predictable traffic patterns. 

Encroachment into Sidewalk: The current garage is 5.72 meters from the property line. A 

resident would typically use the garage, while parents dropping off or picking up children or 

staff may attempt to park in the driveway for convenience. This can be expected to result in a 

car overhanging the property line and encroaching into the sidewalk, creating a hazard for 

pedestrians and reducing the usable width of the sidewalk. 

Negative Impact on Pedestrian Environment: The front yard landscaping and trees contribute 

to a pedestrian-friendly environment. Paving the entire front yard for parking disrupts this 

environment, making it less pleasant and potentially more hazardous for pedestrians. The visual 

impact of a large, paved area in place of a landscaped yard detracts from the neighborhood's 

character and reduces the overall quality of the pedestrian experience. 

Traffic Flow and Safety Issues: The property and its driveway are located along Tuscany Hills 

Road NW, which has a median limiting the ability for southbound traffic to reach the driveway. 

This median also forces traffic to head northbound when leaving the site. This context will create 

situations where drivers will have to perform a U-turn or make an illegal movement to reach the 

front driveway. Such maneuvers increase the risk of traffic accidents and disrupt the flow of 

traffic, further exacerbating safety concerns for both drivers and pedestrians in the area. 

Rear Parking Concerns 

The Development Permit proposes 5 parking spots in the rear of the property, with access from 

the residential lane. Although the property in question is at the north end of the block along 

Tuscany Hills Road NW, the lane access will be from Tuscany Hills Crescent NW and/or Tuscany 

Hills Mews NW. 

Mix of Commercial and Residential Traffic: Reducing the mixing of commercial and residential 

traffic is both common practice and one of the reasons for selecting corner sites for commercial 

uses. In this case, the rear access for pick-up and drop-off and/or staff will mix with the entire 

residential block. The proposed rear parking forces commercial traffic to navigate through 

residential lane and streets, increasing the potential for conflicts and safety issues between 

residential and commercial traffic. 

Lack of Familiarity with Road Conditions: Unlike residents who use the road and lane every 

day and are familiar with its conditions, commercial traffic such as parents and staff may not be 

as accustomed. This lack of familiarity can increase the likelihood of accidents or problematic 

behavior. Additionally, the lane is graveled, and conditions become challenging during the 

winter, which may incite patrons to use the street for drop-off and pick-up, further complicating 

traffic patterns and pedestrian safety. 
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Proximity to Multi-Family Development 

The selection of an appropriate site is critical in ensuring that the development is consistent with 

the context and the policies. As part of the location selection, the ability to be in proximity to 

multi-family development is essential. Proximity to high-density residential areas allows for a 

higher number of potential clients who can access the facility by walking, thereby reducing 

vehicle traffic and its associated impacts. 

Assessment of Proposed Location in Tuscany 

Tuscany is characterized by its low-density development, predominantly consisting of single-

family homes. The proposed Commercial Child Care Service Use is not in proximity to any multi-

family developments. The closest multi-family development is over half a kilometer away, which 

is not within a practical walking distance for most clients. 

Impact on Vehicle Traffic: Due to the lack of nearby multi-family developments, the majority of 

clients will need to drive to the facility. This increases vehicle traffic, exacerbating congestion 

and safety concerns, especially during peak drop-off and pick-up times. 

Reduced Walkability: The distance from the closest multi-family development means that 

walking to the facility is not a feasible option for most clients. This reduces the potential benefits 

of having a walkable community facility, leading to higher reliance on cars and contributing to 

traffic and parking issues in the neighborhood. 

_________________ 
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The proposed rezoning of the property to accommodate the propose use for 59 children does 

not align with the purposes and uses of the Residential-Contextual One Dwelling District (R-C1). 

It significantly increases the number of children allowed in a Single-Detached Dwelling and 

introduces a level of intensity that is not compatible with the residential character of the area. 

The current zoning supports maintaining the neighborhood’s integrity and ensuring that any 

redevelopment is contextually sensitive and in keeping with the existing residential environment.  

The proposed parking changes associated with Development Permit DP2024-02097 are not 

consistent with the existing front yard context in the neighborhood and create unsafe traffic 

movement. The complete removal of front yard landscaping and a mature tree, along with the 

introduction of extensive paving, would significantly alter the visual and environmental quality of 

the area. Furthermore, the proposed parking layout increases the risk of traffic accidents and 

negatively impacts the pedestrian environment along Tuscany Hills Road NW. The rear parking 

proposal introduces commercial traffic into residential lanes, contrary to best practices for 

minimizing traffic conflicts in residential communities. In light of these considerations, it is 

recommended that the development permit and associated parking changes be denied to 

preserve the neighborhood's character and ensure the safety and well-being of residents and 

pedestrians. 

We strongly believe that the City of Calgary should refuse the application and request for the 

applicant to select a more appropriate site. 

Sincerely, 

 

 

___________________ 

BRYAN ROMANESKY 
CEO 
  

CITYTREND 
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January 13, 2025 

Re: LOC2024-0093(Land Use Amendment in Tuscany (Ward 1) at 10 Tuscany Hills Road NW) 

Dear City of Calgary Mayor and Council, 

 

As a Tuscany resident of 27 years, who lives beside this proposed site for rezoning, the following 
are my list of reasons for my opposition. 

1. Daycare Expansion Will Lead to Severe Community Issues 

The daycare center is located at the busy intersection of Tuscany Hills Road, where traffic pressure 
is already significant, and vehicles lack sufficient turning space, making it prone to congestion and 
accidents. If rezoning is approved, the plan to expand from 6 children to 39 children will drastically 
increase the frequency of vehicles entering and exiting, further exacerbating traffic problems and 
threatening the safety of community residents and children. Additionally, the owner plans to 
convert the backyard into a parking lot, the front yard into a playground, and drastically alter 
fencing, which will severely damage the community’s overall integrity and aesthetic appeal. 

2. Owner Prioritizes Personal Gain Over Community Interests 

The proposed daycare center is the first house on Tuscany Hills Road, a property that holds 
significant symbolic importance as the gateway to this part of our community. As mentioned, the 
owner’s expansion plans to convert the front yard into a playground will severely damage the 
property’s appearance and the overall aesthetic of the community. This degradation could have 
a devastating impact on Tuscany’s property values, as the first house sets the tone for the entire 
neighborhood. A poorly maintained or mismanaged entrance will make the community appear 
neglected and unappealing, directly harming the financial interests of all homeowners. 

• The purpose of the owner's daycare expansion is to secure high government subsidies, 
towards personal profit rather than serving the community. This selfish act will force the 
entire community to bear the costs in terms of traffic, environment, and the economy. 

• Environmental Degradation: Traffic congestion, noise pollution, and increased garbage 
will disrupt the community's peace and cleanliness. The location is directly beside the 
Twelve Mile Coulee Natural Environmental Park. 

• Reduction in Property Values: The deterioration of the community environment and 
decline in its appeal will directly lead to a drop-in neighboring property prices, harming 
the financial interests of nearby homeowners. 

• Social Conflict: Such unexpected and unfair behavior may spark neighborhood disputes, 
undermining community harmony. 
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By prioritizing personal gain over the community’s well-being, the owner is not only destroying 
the visual integrity of Tuscany but also jeopardizing the financial stability of every other resident. 
This behavior is a betrayal of community trust and should not be condoned. 

 

3. Over 500 Residents Have Clearly Opposed; Public Opinion Should Not Be Ignored 

In stark contrast to the owner's claims of Facebook support, 490 people expressed their strong 
opposition to the daycare expansion plan through a petition. Additionally, the city has received 
62 letters of opposition, clearly demonstrating that the vast majority of community residents 
firmly oppose this plan. Facebook likes are easily manipulated and misleading, completely 
unreliable, and should not be considered in the public hearing. The hearing should be based on 
reliable data and facts, not solely the owner’s claims. 

 

4. Preserving Residential Harmony:  

     Opposing the Rezoning of a Home-Based Daycare into a Commercial day care Center 

The proposed rezoning plan, centered on daycare expansion, fundamentally differs from 
initiatives aimed at increasing population density. This proposal’s primary objective is to convert 
residential properties into commercial use, disrupting the community's balance. If all home-based 
daycare centers were to follow this precedent, it would blur the boundaries between residential 
and commercial zones, undermining community order and tranquility. Additionally, forcibly 
converting residential land into a commercial daycare center creates unfair competition for the 
existing home-based daycare centers, including one operated by the applicant. 

• Residential properties should not be easily converted for commercial use. Within the 
Tuscany community, there are already two commercial districts, four schools, and the 
Tuscany Club, all of which provide ample opportunities to establish a commercial daycare. 
The push to rezone residential land for commercial purposes appears to be driven by 
personal interests rather than the genuine needs of the community. Furthermore, such 
actions contradict the City's efforts to address the housing shortage, as it removes a 
residential property from availability. 

• This precedent must not be set lightly, as it risks long-term negative impacts on the 
community environment, disrupts the peace of residential neighborhoods, and prioritizes 
individual gain over collective well-being. 

 

5. Call for Immediate Action by the City Government 

To protect the overall interests of the community, I ask City Council to oppose the Land Use 
Amendment. Otherwise, please consider limiting the daycare expansion plan by: 

• Prohibit Unauthorized Modifications: Ensure the integrity and aesthetics of the 
community entrance are preserved by banning the conversion of the courtyard into a 
parking lot or playground. 
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• Strengthen Oversight: Prevent the owner from sacrificing community interests for 
personal gain; ensure any child care operation aligns with community needs. 

 

Conclusion 

• The proposed daycare expansion plan poses significant risks to the Tuscany community, 
including traffic congestion, environmental degradation, and declining property values, 
all of which undermine the interests of its residents. This plan prioritizes personal profit 
over community well-being, as evidenced by the reliance on superficial metrics like 
Facebook Likes, which are unreliable and should not influence critical decisions. 

• Furthermore, the proposal threatens the safety, tranquility, and harmony of the 
neighborhood, compromising the collective welfare of the community. The City of Calgary 
has a duty to uphold the integrity of residential neighborhoods, preserve the distinction 
between residential and commercial zones, and protect the interests of the majority. 
Approving this rezoning to Direct Control would set a harmful precedent, endangering the 
livability and stability of Tuscany residential districts. 

• Public opinion ought to be respected. Reject the expansion plan based on the opposition 
of over 500 people (letter writing residents and petition signers), safeguarding the 
community’s livability and property values. 
 

• I strongly urge our city government to reject this rezoning application to safeguard the 
future development and overall interests of the Tuscany community. 
 
 

Thank you for your consideration. 

 

Sincerely, 

Sincerely, 

A Concerned Tuscany Resident 
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Agenda Item: Proposed Bylaw26D2025 / LOC2024-0093 
10 Tuscany Hills Road NW, Tuscany. 

We write to you today to voice our concern for the proposed commercial daycare for 10 Tuscany 
Hills Road NW, in Tuscany, Ward 1.  This home, currently used for a six-child day home, wants to 
instead be rezoned to become a commercial 39-child daycare in a residential neighbourhood 
bringing it from R-CG to Direct Control (DC) District.  As neighbours, we have many concerns 
about this proposal, mainly scale, but we want to touch on one of the most important issues is the 
safety of pedestrians and vehicles.  A traffic safety report has not been done at this stage of the 
proposal, but as people that live in this area (corner of Tuscany Hills Rd and Tuscany Hills Mews) we 
have several concerns. We have highlighted our house on the attached map in green.  Our view is of 
Tuscany Hills Cr/ Tuscany Hills Road intersection, the gravel laneway in this proposal, and Tuscany 
Hills Cr/Tuscany Hills Mews intersection.   

This area is very busy for both vehicle and pedestrian traffic – what neighbours call the morning and 
afternoon mayhem, as parents drop off and pick up their middle school kids at Twelve Mile Coulee 
Middle School (TMC.)  Most neighbours will tell you that we all avoid travel during this peak mayhem 
either from our homes or coming into the neighbourhood.  We live on the Indy route where parents 
drop their kids off at TMC and zoom around the block onto Tuscany Hills Cr and loop back onto 
Tuscany Hills Road and out to the Blvd, which happens to be right in front of the proposed daycare.  
Any cars parked near these intersections (yes, even on the intersection) cause pinch points which 
seems to make people make dangerous driving decisions risking the lives of children. The “No U-
turn” signs have done nothing to stop this practice daily. Vehicles form two queues to exit the area 
on to the main boulevard or to go straight across.    

Why is traffic safety a problem for this proposal: 

U-turns in a playground/school zone to access drop-off area due to a traffic island in front of this 
house. 

Parking on the street in front of this commercial daycare would add to narrowing the road during 
peak congestion, causing danger for the daycare user, pedestrians (walking, biking, scootering), 
and vehicles trying to get around to the traffic signals.  

Using the driveway to drop daycare kids off and then backing across a very busy sidewalk onto a 
busy road. Note: proposal site drawing is inaccurate as it doesn’t show the sidewalk that crosses in 
front of this house, which is used by students to access the Bus Stop around the corner on Tuscany 
Blvd, namely high school kids going to Bowness High School or people travelling to the C-Train 
station, in addition to kids coming and going to TMC. Many of the 900 TMC kids are on foot or bikes. 

Counter to traffic flow onto Tuscany Hills Cr, the alley, or Tuscany Hills Mews are all left-hand turns. 
The corner at Tuscany Hills Cres into Tuscany Hills Mews is uncontrolled, adding to right of way 
confusion.   In addition, TMC officially designated the beginning of Tuscany Hills Cr as a drop off 
zone. This short stretch of road is highly used as pick up in the afternoon on the north side but not 
for student drop-off in the morning on either side as it is unsafe and inconvenient to traffic flow. 
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Adding more traffic to the school zone drop off, coming around onto Tuscany Hills Cr, down 
Tuscany Hills Mews cul-de-sac and into the alley for drop-off in the rear of the proposed site. This is 
unsafe for TMC students on all roads and paths.  

Naturally pushing daycare clients to use the alleyway for safety reasons causing high traffic on a 
gravel alley.  This is not a straight alley but curves around a house on Tuscany Hills Mews on two 
sides and into a cul-de-sac.  The proposed daycare and parking stalls are opposite this curve, so 
cars leaving will be backing into a right-angle corner with restricted visibility. In fact, in the drawing 
provided for this proposal, they allot for one drop-off stall at the front and three in the alley.  A gravel 
alley is not a proper roadway. This causes undo noise and dust to multiple neighbours as the 
prevailing winds are NNW. Also, the proposed owner stated on Facebook that most people will drop 
off in the front. Which is it? 39 kids and one place in front just won’t work.  

Daycare drop-off as we likely all have experienced is not a drop and run exercise. Carrying 
additional kids to and from the car, dealing with coats and boots, settling the child down, and 
exiting all take a few precious minutes. This will undoubtedly add minutes of congestion and traffic 
impacts in front of the building during prime time for the increased number of children being 
proposed. Traffic already backs up around the corner on Tuscany Hills Cr and down to the school so 
any further disruption will only add to the driver’s daily rituals and potential risks.  

So what? 

Very simply, the focus of students is to get to and from school quickly and safely.  Are they always 
paying attention to that safety?  Vehicles, bikes, scooters, little daycare kids may not be their top 
priority.  The rest of us are obligated to look out for all these potential risks.  There are many: vehicle 
to pedestrian accidents, vehicle to vehicle accidents and even pedestrian to pedestrian accidents. 

At least three roadways and one alley are affected by this proposal.  This is a lot to ask of a 
residential neighbourhood.  There is no priority snow clearing in this area and certainly not in the 
alley or the Mews.  In our ten years of living here we have never seen a snowplow in our alleys, never 
mind the abysmal snow clearing on our streets.  Another risk with more traffic! Who will be liable for 
the safety of the daycare kids on these streets?  

We are not averse to the current daycare operation; however the scale of the new proposal is simply 
not well matched for the residential area being contemplated. 

We hope going forward the city will give careful consideration to amending Land Use from 
Residential to Commercial.  There are serious impacts to citizens and real concerns of safety. 

Thank you for your time and consideration. 
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Figure 1Typical TMC traffic patterns and proposed Day Care routes 

 

Green routes – Twelve Mile Coulee recommended school drop off and pick up zone, plus the 
observed route that parents typically use to drop off their kids  

Blue route – Day care – not recommended approach to the front of the building 

Purple route – Day care – drop off in rear alley coming from the Boulevard 

Red route -  Day care – drop off in rear alley when coming from the south on Tuscany Hills Way 
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In reference to Agenda Item - Bylaw26D2025 / LOC2024-0093 
 
I am writing to register my opposition and express my very significant concerns 
with the application as described below. 
 
Areas of Concern: 
 
Land Use: As per Land Use Bylaw IP2007: Direct Control Districts 
20 (1) Direct Control Districts must only be used for the purpose of providing for 
developments that, due to their unique characteristics, innovative ideas or unusual 
site constraints, require specific regulation unavailable in other land use districts. 

(2) Direct Control Districts must not be used: 
(a) In substitution of any other land use district in this Bylaw that could be 
used to achieve the same result either with or without relaxations of this 
Bylaw; or  
(b) to regulate matters that are regulated by subdivision or approval 
conditions. 

(3) An applicant for a Direct Control District must provide a written statement 
indicating why, in the applicant's opinion, a Direct Control District is necessary 
and why the same results cannot be achieved through the use of a land use 
district in this Bylaw. 
(4) The General Manager must review each application for a Direct Control 
District and advise Council as to whether or not the same result could be 
achieved through the use of a land use district in this Bylaw. 

 
This application does not meet the criteria required for a Direct Control district 
necessary to override the planning outlined in the Revised West Scenic Acres Area 
Structure Plan, as commercial zoning exists in and around the community of 
Tuscany to accommodate commercial use. 
The request to change the parcel to a Direct Control (DC) to facilitate commercial 
development is significant. Unlike rezoning to allow for other types of housing, this 
entails an entirely different use than what was initially considered for this lot/area. 
Therefore, it is crucial to adequately consider whether the proposal aligns with 
proper planning principles. 
Commercial childcare facilities are already present in Tuscany and neighboring 
communities. A new development in the Gateway commercial area within the 
Haskayne Area Structure Plan permits further commercial area development near 
Tuscany. 
When evaluating whether to change a land use from residential to commercial, it is 
important to assess if the new land use addresses an extenuating need within the 
community.  
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Currently, there are 14 City of Calgary licensed home-based Child Care providers 
in Tuscany, along with the Shining Wonders Montessori Preschool and Childcare. 
Kaleidoscope Kids Pre-School operates from the Tuscany Market, the Coded 
Minds Program runs at Tuscany School, and the Tuscany Club offers an Out of 
School childcare program. Daycare spaces are also available in surrounding 
communities, including Royal Oak, Arbour Lake, Scenic Acres, and Silver Springs. 
Additionally, several companies provide pick-up services for after-school care at 
schools across Tuscany, including the Tuscany Residents Association.  
I believe that the demand for this type of facility does not outweigh the importance 
of maintaining the current housing stock. 
 
Engagement: 
Prior to the initial application and before the re-submission, neighbouring residents 
were not engaged by the applicant. 
Residents became aware of the original application through a City of Calgary on-
street sign board. They then shared the details of the application on the community 
Facebook page to inform neighbours about the urgent opportunity to respond. 
Following this post, the applicant provided information on the same Facebook page 
in response to concerns raised. 
Similarly, the applicant did not engage with neighbours regarding the updated 
application. Residents again became aware of the re-submitted application through 
a City of Calgary on-street sign board.  
The applicant has not updated their comments on social media posts to reflect 
differences between their initial statements and the newly proposed application. 
 
Scale: 
The permitted use for childcare in Tuscany is Home Based Child Care - Class 1, 
allowing up to six children per dwelling unit, resulting in 12 trips per day. For a 
home business under Home Occupation - Class 2, up to three business visits per 
week are allowed. 
This proposal supervises 39 children with seven staff members, resulting in 
significantly more traffic than a typical residential lot. With drop-offs and pick-ups, 
client traffic would amount to 78 trips per day. Staff traffic, estimated at four trips 
per staff member (arrival, lunch break, and departure), adds 28 more trips per day, 
totaling a minimum of 106 trips. 
The facility's operating hours from 6 am to evening imply overlapping staff shifts, 
affecting parking and access. This traffic volume exceeds current residential lot 
allowances. Moreover, additional services such as material delivery, cleaning, or 
maintenance could further increase the trip count beyond the estimated minimum. 
The applicant has mentioned on the community social media page that the facility 
will have a 'special childcare vehicle' to transport children. Where this vehicle will 
be parked and what are its dimensions?  
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Further to the issues noted regarding volume, I have serious concerns with the 
parking design for eight parking spots. These includes three parking spots for client 
drop off and two bike parking spots (unknown users) at the back, two parking spots 
in the garage (both for employees) and three parking spots at the front (all for 
clients). 
The anticipated traffic volume and vehicle dwell time at the front of the property 
and parking area pose potential pedestrian safety issues, particularly due to the 
number of young children entering or exiting vehicles. 
The traveling public is not accustomed to this type of use in such close proximity to 
a signalized intersection. 
As backyard parking is proposed, the staff/client trip volume would have a 
significant impact on the lane use, lane safety and the reasonable use by 
neighbouring properties. The back lane is a gravel lane. Winter access is 
questionable and, at times, dangerous. The rear yard parking is of out of context 
and will impede City garbage and recycling vehicles as well as emergency 
response vehicles if no enforcement of on property parking is provided. 
Furthermore, residential gravel lanes have not been designed to accommodate the 
increased vehicular volumes that will accompany this commercial development. 
Back lane access for pick up/drop off and parking would lead to a substantial 
deterioration of reasonable enjoyment of use by adjacent property owners. 
 
Location: 
The subject lot is not located on a typical corner lot. It is not situated on a collector 
road, nor is it a bus route, and does not receive priority snow clearing. 
Access/egress will require clients to travel through residential areas, including a 
gravel lane. There is limited drop-off and parking space on the lot side of the street 
due to the proximity of a major intersection at Tuscany Blvd NW and Tuscany Hills 
Rd NW. 
There are no pavement markings on Tuscany Hills Rd NW, which could present 
safety issues for northbound to westbound traffic and northbound to eastbound 
turning movements onto Tuscany Blvd NW. The traffic signal at this location has 
been optimized to prioritize through movements on Tuscany Blvd NW. The 
community and the City of Calgary should not be responsible for any costs, direct 
or indirect, associated with mobility impairments resulting from the approval of this 
commercial development. 
This property is situated across from Twelve Mile Coulee School (TMC), a busy 
middle school. In the upcoming academic year, TMC will accommodate 
approximately 800 Grade 6-9 students from Tuscany, Rockland Park, and Scenic 
Acres. The inclusion of Scenic Acres students will lead to an increase in school 
buses compared to previous years. The drop-off and pick-up times around TMC 
are already highly congested, especially during inclement weather, resulting in 
hundreds of vehicles in the vicinity. This area experiences significant pedestrian, 
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bicycle, scooter, school bus, and car traffic. Additionally, TMC is notable for being 
one of the highest bike-use schools in Calgary, necessitating the installation of 
extra bike racks to meet demand. Consequently, a commercial enterprise of this 
size will create traffic chaos with child daycare drop-offs and pick-ups intermingling 
with student drop-offs and pick-ups at Twelve Mile Coulee School. 
The clientele of the proposed development will primarily be dropped off and picked 
up by vehicles, leading to a potential rise in incidents involving vulnerable road 
users due to increased and inappropriate traffic volumes at this key intersection. 
The intersection of Tuscany Blvd NW and Tuscany Hills Rd NW experiences 
significant congestion during peak hours. A median initially divides Tuscany Hills 
Rd NW at Tuscany Blvd NW, which likely results in numerous U-turns in an area 
with high vehicle and pedestrian traffic. This configuration compromises safety. If 
clients park on the west side of Tuscany Hills Rd, many may choose to jaywalk 
rather than use the crosswalk, especially during adverse weather conditions with 
reduced visibility. With limited on-street parking near the lot (only one-two spots), 
clients will use the back lane for access or turning around.  
Safe access is a critical concern.  
The proposed scale and location of this commercial operation raise substantial 
safety concerns. 
 
Garbage Collection: A commercial facility of this scale needs appropriate 
garbage, recycling, and green bin collection. The plans currently show only five 
standard residential bins, with no commercial garbage area noted. Adding 
commercial collection will strain back lane access. The property's proximity to 12 
Mile Coulee Natural Park Area, which is a significant wildlife corridor, requires 
effective and comprehensive management of garbage. 
  
Outdoor play area: The applicant has not designated an appropriate outdoor play 
area for the facility. 
The on-property outdoor play area is split into two sections, one at the front and 
one at the back. Each option impacts neighbours and noise levels are a concern. 
Both the Tuscany Residents Association and the Calgary Board of Education have 
commented that the park lands under their respective areas of control will not be 
available for use of the applicant’s commercial facility.  
The green space to the north and east of the property Is 12 Mile Coulee Natural 
Area Park, an environmentally sensitive and protected greenspace that is well 
used by residents with dogs, bikes and as a running path. It Is not an appropriate 
play space for young children and is open and sided by Tuscany Blvd NW, a very 
busy major roadway in the community. 
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In summary, I support home-based childcare services that adhere to current 
regulations. I have not encountered any issues with the Day Home currently 
operating at this site. 
However, I am very concerned about commercial development in a home that 
significantly exceeds the levels accepted for other home-based businesses. This 
level of intensity surpasses the safe capacity for this area and poses an 
unacceptable hazard to existing adjacent land uses, the traveling public, and 
nearby landowners, who have a reasonable right to enjoy their property. 
Given the considerable traffic and safety concerns affecting both the childcare 
facility families, the families traveling to Twelve Mile Coulee School, and adjacent 
property owners, it is crucial to adequately consider whether the proposal aligns 
with proper planning principles. 
I submit that formal traffic and safety studies must be conducted and funded by the 
applicant prior to any consideration of the application. These studies should be 
reviewed by appropriate City of Calgary experts. Furthermore, the safety review 
should ensure there is adequate access for emergency services to the property, 
considering the volume of vehicles, fencing, narrow outdoor walkways, and 
numerous access doors and gates on the outside of the property. 
Thank you for taking my concerns into account when considering this application. 
 
Sincerely, 
 
J. John Stone 
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’m sorry but your answers about traffic don’t alleviate my concerns. It’s awful in there and 
after school programs and before school programs will exist. 
I’m not on that street but will have a child at TMC next yr. It’s already super unsafe and 
wouldn’t want any increase in traffic. 
I would support one elsewhere but that’s just a horrible place to add more traffic regardless 
of timin 
 
 would like to point out that being “across from a school park” is not a positive for this 
development as it is on school property and is used by the students throughout the day. 
I was on the parent council when it was planned for, money raised for and built. It was planned 
as a “fitness centre” not a “park” and is not geared to the age of child that would be in a daycare 
all day. It is geared towards the older kids that attend the school. 
 
also how is it safe that these little children are sharing space at the same time? Often the 
school will prepare for their gym classes in advance by putting down pylons or whatever 
they need, so even if it's not at the exact same time this daycare is still intruding on their 
space. 
 
Oh my this is turning into the age old issue we are all for bringing in new things as long as 
it’s not in my neighborhood. lol 
I myself am very impressed with how fully planned out this endeavor is and think the 
location across from a school/park with lots of accessibility and with a signal light at corner 
to make turning an easier thing is great. 
And besides all that…it’s not near me! (That’s a joke) for anyone who actually knows what a 
joke is these days. 
 
 would just like to remind those of you who don't live where this will directly affect you, that 
you should consider how you would feel if this application went in for a property on your block. 
We bought where we did because of a myriad of reasons, but one being it's away from 
commercial spaces and what comes with that. Now suddenly we have to worry because one of 
our neighbors wants to change what their property is zoned to be. Which is very likely to affect 
our property values negatively. I don't believe anyone in Tuscany would be pleased or 
understanding about having to deal with that if it was on their block. 
There is plenty of space in the commercial area at Home Depot to add a building. If this is about 
providing daycare in the community, then perhaps look into whether an appropriate space can 
be added there, instead of trying to change a residential space into a commercial one. 
 
'm very close to the proposed space and even with a child who just left daycare this would 
not be something I would support. I appreciate the traffic response, however given you do 
not have the 60 children already there is no way for you to know that there will only be drop 
offs and pick ups before school and after 5/6. If they are all coming at once as you claim, 
there will be a traffic issue with more cars parking along the side of the road. I chose the 
location of our home because it was a cul de sac and now there will be parents or 
employees pulling through the alley driving directly into/through the cul de sac. We have 
young children who like to ride their bikes and throw a ball, knowing that the number of cars 
driving through is really only those coming to park. My concerns still remain. Can you also 
share how garbage will be managed? Will there be a larger collection? Will you have 
another company coming through for garbage, when we already have city trucks coming 
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twice a week. What will the Signage look like? Will it be an eye sore when entering our quiet
community

As an early childhood educator and a director of a non-profit daycare, I have a number of 
concerns. I have just opened a childcare program with 60 spaces that operates days, evenings, 
and weekends, but is located in a commercial building. I previously worked in management at a 
before and after school program with 9 locations and between 25-70 children at each location 
(schools and community centers). 
Will any renovations be done to the home to make it more suitable for a childcare space? For 
example, adding more washrooms/smaller toilets for young children? Adding open space for 
gross motor activities in the event of extreme weather and being unable to go outside? 
60 children in a building intended to be a residential home on a residential street is quite 
frankly double the number of children that should reasonably be accommodated in such a 
space. Just because something CAN be done, doesn’t mean it SHOULD be done. 
Just looking at the increase in traffic for employees: if we average the staff ratios for all age 
groups to 1:6, that means 10 educators are needed at all times. To be open 12 hours a day, you 
will likely need 12-15/day. If only half of those drive, you will have an additional 5-8 cars on 
site for staff. 
Parking and traffic will absolutely be an issue. Even if all 60 children arrive between 6-8am, 
before school, that will probably be 45+ cars in within that timeframe (accounting for siblings 
or those who walk). Parents will probably u-turn around the divider on Tuscany Hills Road 
and/or will jaywalk to get to the building, no matter how often you ask them not to. To me, the 
biggest safety concern is how close it is to a big intersection which will increase the likelihood 
of accidents. 
Tuscany absolutely needs more childcare, but this isn’t the way to do it. Frankly, it seems like a 
way to get the most profit out of the least work. 

The daycare may think that they have ONLY staff parking at the back but as we all know… 
parents will just stop & double park anywhere & everywhere they can for “just a minute” to 
drop off &/or pick up their children. We see it every single day around the schools.

Not saying I don’t support it but I do have a couple of concerns which I hope will be 
addressed. Guaranteed there will be people blocking people’s driveways and I don’t see 
how garbage will be managed by 1 black bin per every other week if the city is ‘going to
take care of it’s . Knowing for 100% what the garbage collection arrangement is critical as 
this is also right next to a wildlife corridor. 60 kids generate a lot of waste.

Thank your Javed appreciate your clarifications on the concerns previously mentioned,
however some of your comments have raised other concerns that I will address directly with
the City Case Manager.

I think what you may be missing here is that your direct neighbors do not support this
project. If you'd like to run a big business, you should be considering a commercial space or
perhaps move further out and buy a larger piece of property just outside of this community
to accomplish your goal. There are many concerned and unhappy people.
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 1/2

Jan 28, 2025

11:44:38 AM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Ali

Last name [required] Etemadi

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Feb 4, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Proposed Bylaw26D2025 / LOC2024-0093

Are you in favour or opposition of 
the issue? [required] In opposition
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Public Submission
CC 968 (R2024-05)

ISC: Unrestricted 2/2

Jan 28, 2025

11:44:38 AM

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

 Concerns Regarding Proposed Daycare at 10 Tuscany Hills Rd 

Dear Madam/Sir 

I am writing to express my concerns regarding the proposed location for a daycare at 
10 Tuscany Hills Rd in Calgary, Alberta. 

While I acknowledge the need for quality childcare options within our community, I 
believe the chosen location is unsuitable for a daycare center. Converting a single-
family residence into a facility that will house 39 children, 7 staff members, and poten-
tially the owner's family, along with the associated traffic from staff, deliveries, and par-
ents, will significantly impact the character of the residential neighborhood. 

The existing infrastructure on Tuscany Hills Rd, including roads, parking, and utilities, 
was designed to support a single-family home, not the high volume of activity and traf-
fic generated by a commercial daycare operating from 6:00 AM to 6:00 PM daily. This 
change will likely lead to increased noise, traffic congestion, and potential safety haz-
ards for both children and residents. 

I urge the relevant authorities to carefully consider the potential negative impacts on 
the community and explore alternative locations that are better suited for a commercial 
daycare operation. 

 Based on discussions within the Tuscany community and the numerous inaccuracies 
identified in the application, I believe this proposal is detrimental to both residents and 
children. 

Resident Concerns: The proposed operation will significantly impact the residential 
character of our neighborhood. Concerns raised by residents include increased traffic 
congestion, noise disturbances, parking issues, and potential safety hazards. 
Child Welfare: The application proposes accommodating 39 children, which may 
exceed optimal child-to-staff ratios and potentially compromise the quality of care for 
young children, particularly those aged 2-5 years old. 
Application Inaccuracies: The application contains several inaccuracies that require 
thorough investigation and correction before further consideration. 
I urge the relevant authorities to carefully review these concerns and the application's 
inaccuracies before approving this proposal. The well-being of our community and the 
safety and well-being of children are paramount.
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Item # 7.3.1 

Planning & Development Services Report to ISC:  UNRESTRICTED 

Infrastructure and Planning Committee IP2025-0007 

2025 January 08  

 

Local Area Plan Reconnect 

PURPOSE 

This report seeks approval of amendments to the North Hill Communities Local Area Plan, 
Westbrook Communities Local Area Plan and Heritage Communities Local Area Plan (Plans), 
reflecting changes directed through the Rezoning for Housing decision and Home is Here – The 
City of Calgary’s Housing Strategy.  

PREVIOUS COUNCIL DIRECTION  
As part of the Rezoning for Housing initiative (CPC2024-0213), City Council directed 
Administration to re-engage with communities within the three approved local area plans to 
assess whether additional community improvements are necessary to support the increased 
density. Administration was directed to report back with an interim update by Q1 2025.  
 
In September 2023, Council approved Home is Here – The City of Calgary’s Housing Strategy 
(CD2023-0749). As part of this approval, Council directed Administration to immediately remove 
the Single-Detached Special Policy Area from the Guide for Local Area Planning (Guide), as 
well as from any relevant statutory plans, with the North Hill Communities Local Area Plan being 
the only applicable plan at the time of approval. Updates to the Guide were completed in 2023.  
 

RECOMMENDATION: 

1. Forward this Report to the 2025 February 04 Public Hearing of Council; and  

  
That Infrastructure and Planning Committee recommend that Council:   

2. Give three readings to the amended North Hill Communities Local Area Plan 
(Attachment 2);  

3. Give three readings to the amended Westbrook Communities Local Area Plan 
(Attachment 3);  

4. Give three readings to the amended Heritage Communities Local Area Plan 

(Attachment 4); and 
5. REPEAL by resolution, the Fairview Land Use Study.  

  

https://pub-calgary.escribemeetings.com/filestream.ashx?DocumentId=297689
https://pub-calgary.escribemeetings.com/filestream.ashx?DocumentId=258241
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RECOMMENDATION OF THE INFRASTRUCTURE AND PLANNING COMMITTEE, 
2025 JANUARY 8: 

That with respect to Report IP2025-0007, the following be approved: 

That Council:   

1. Give three readings to Proposed Bylaw 20P2025 to amend the North Hill 

Communities Local Area Plan (Attachment 2);  

2. Give three readings to Proposed Bylaw 21P2025 to amend the Westbrook 

Communities Local Area Plan (Attachment 3);  

3. Give three readings to Proposed Bylaw 22P2025 to amend the Heritage 

Communities Local Area Plan (Attachment 4); and 
4. Repeal by resolution, the Fairview Land Use Study. 

Excerpt from the Minutes of the Regular Meeting of the Infrastructure and Planning Committee, 
2025 January 8: 

“The following documents were distributed with respect to Report IP2025-0007: 

 Revised Attachment 2; 

 Revised Attachment 7; and 

 A package of Public Submissions. 

… 

Moved by Councillor Walcott 

That with respect to Report IP2025-0007, the following be approved, after amendment: 

That the Infrastructure and Planning Committee: 

1. Forward this Report to the 2025 February 4 Public Hearing of Council; and  

That the Infrastructure and Planning Committee recommend that Council:   

2. Give three readings to the amended North Hill Communities Local Area Plan (Revised 
Attachment 2);  

3. Give three readings to the amended Westbrook Communities Local Area Plan 
(Attachment 3);  

4. Give three readings to the amended Heritage Communities Local Area Plan (Attachment 
4); and 

5. REPEAL by resolution, the Fairview Land Use Study. 
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For: (6) 

 
Councillor Mian, Councillor Demong, Councillor Spencer, Councillor Wyness, 
Councillor Penner, and Councillor Walcott 
 

Against: (3) 
Councillor Chabot, Councillor Chu, and Councillor Wong 
 

MOTION CARRIED” 

 

CHIEF ADMINISTRATIVE OFFICER/GENERAL MANAGER COMMENTS  

General Manager Debra Hamilton concurs with this report. The amendments to the North Hill 
Communities Local Area Plan, Westbrook Communities Local Area Plan and Heritage 
Communities Local Area Plan (Plans), will reflect changes directed through the Rezoning for 

Housing decision and Home is Here – The City of Calgary’s Housing Strategy.    

HIGHLIGHTS  

 The Local Area Plan Reconnect project “LAP Reconnect,” Administration reconnected 
with communities within the three approved local area plans: the North Hill Communities 
Local Area Plan, Westbrook Communities Local Area Plan and Heritage Communities 
Local Area Plan.  

 The LAP Reconnect aligns approved local area plans with Council's Rezoning for 
Housing decision while incorporating new community improvements into Chapter 3 and 
Appendix A of each plan, providing Calgarians with greater certainty about small-scale 
growth and change in their communities. 

 The vast majority of public feedback collected during the LAP Reconnect included ideas 
that built on those already found in the Plans. This is a good indication that approved 
local area plans continue to be reflective of communities’ ideas around community 
improvements and investment opportunities.  

 A housekeeping amendment to repeal the Fairview Land Use Study is included in this 
recommendation to ensure all non-statutory plans are removed from the Heritage 
Communities Local Area Plan area. This plan was not included in the original repeal 
package.  

DISCUSSION 

The LAP Reconnect aligns the three local area plans with Council’s Rezoning For Housing 
decision, which allows for single-detached, semi-detached, rowhouse, and townhouse 
developments in communities across Calgary. As part of the LAP Reconnect, the Single-
Detached Special Policy area has been removed from the North Hill Communities Local Area 
Plan, which brings the plan into alignment with Council’s Home is Here – The City of Calgary’s 
Housing Strategy. Through the LAP Reconnect, engagement was conducted with communities 
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within the three local area plans to inform residents of the policy changes introduced in Chapter 
2 of each respective plan. 

Administration also sought community input on potential new improvements not included in the 
original approved plans that could support growth and change. Based on feedback received, 
policies were incorporated into each local area plan to reflect these new ideas and priorities 
identified by community members. A housekeeping amendment to repeal the Fairview Land 
Use Study is included in this recommendation to ensure all non-statutory plans are removed 
from the Heritage Communities Local Area Plan area.  
 

EXTERNAL ENGAGEMENT AND COMMUNICATION  

☒ Public engagement was undertaken 

☐ Public/interested parties were 

informed  

☒ Dialogue with interested parties was 

undertaken 

☐ Public communication or 

engagement was not required 

Engagement  
Administration conducted engagement from 2024 September 19 to 2024 October 06.   
Three in-person ‘Conversation Series’ events (one per Plan) were held, where interested parties 
signed up for one-hour time slots to provide feedback and ask questions of the project team. 
Additionally, three virtual meetings (one per Plan) were offered to community association board 
members. Administration used various methods to make people aware of the project including, 
mailed postcards, placing bold signs throughout impacted communities, emailing project 
subscribers and community associations and informing ward offices.  
Participants indicated that the existing policies within Chapter 3 and Appendix A represented the 
most desirable projects for each local area plan. They emphasized a preference for greater 
clarity on funding, timelines and construction, as well as expediting the implementation of these 
projects.  
 
For a full synopsis of how engagement was conducted, see Engagement Summary (Attachment 
5).  

IMPLICATIONS 

Social 

Equity is one of the five key considerations when a local area plan is created, alongside trends, 
participant input, professional expertise and City policies. The Local Area Plan Reconnect 
engaged with communities to help identify community improvements to address potential gaps 
or barriers in the Plans, as well as support growth and change in communities, to provide for a 
more equitable city.  

Environmental 

Proposed amendments as part of the Local Area Plan Reconnect seek to increase tree planting, 
promote active forms of transportation and make access to transit easier for Calgarians.  
Buildings and vehicles are the two largest contributors to greenhouse gas (GHG) emissions in 
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Calgary. Adding more homes in already-developed communities makes better use of existing 
infrastructure and services. Adding more residents to existing communities also provides a 
stronger customer base for transit, making it a more viable and desirable transportation option.   

Economic 

Proposed amendments seek to enable a more compact urban form with more efficient use of 
existing infrastructure and additional community improvements. Increased population in existing 
communities will increase local customers for businesses, improving their viability and 
promoting economic growth. Increased housing supply also supports creating more affordable 
housing options and additional community improvements would help attract new residents to 
Calgary.   

Service and Financial Implications  

No anticipated financial impact 

RISK 

If the proposed amendments are not approved, the Plans will not be aligned with the existing 
land use in these communities, nor with Calgary’s Housing Strategy. 
 
Additionally, there is a potential risk that site-specific amendments to the Plans may be required 
when development permit applications are submitted to The City as the approved land use 
would not be in alignment with specific policies of the local area plan.  
 

Not updating Chapter 3 and Appendix A has a lower risk as these LAPs were recently approved 
in 2021 (North Hill Communities) and 2023 (Westbrook and Heritage Communities). While 
further community investment opportunities would not be identified, existing investment priorities 
still provide many opportunities for community improvement. 

ATTACHMENTS 

1. Previous Council Direction 
2. Proposed Bylaw 20P2025 
3. Proposed Bylaw 21P2025 
4. Proposed Bylaw 22P2025 
5. Engagement Summary 
6. Presentation 
7. Public Submissions 
8. Public Submissions Received at Committee 
9. Public Submissions Received After Committee 
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Previous Council Direction 

Context 
 
The Local Area Plan Reconnect project is part of the Local Area Planning Program, arising from 
Council’s decision to approve Home is Here – The City of Calgary’s Housing Strategy 2024-
2030, as well as the Rezoning for Housing citywide rezoning with amendments. To support the 
alignment between these decisions and local area plans, Council directed Administration to 
engage with communities that have approved local area plans.  
 

Previous Council Direction 
The table below provides details of Council direction since 2023 that have guided 
Administration’s work on the Local Area Plan Reconnect project. 
 
 
Timeline of Previous Council Direction 
 
DATE REPORT 

NUMBER 
DIRECTION/DESCRIPTION 

2023 
September 16 

CD2023-
0749 

At the 2023 September 16 Special Meeting of Council, Council 
approved Home is Here – The City of Calgary’s Housing 
Strategy 2024-2030 (CD2023-0749). As part of this approval, 
Council directed Administration to immediately remove the 
Single-Detached Special Policy Area from the Guide for Local 
Area Planning and from any relevant statutory plans. The North 
Hill Communities Local Area Plan is the only applicable plan. 

2024 April 22 CPC2024-
0213 

At the 2024 April 22 Public Hearing Meeting of Council, Council 
adopted the recommendations in CPC2024-0213 (citywide 
rezoning) with amendments, which included 12 additional 
recommendations. Additional recommendation five directed 
Administration to review all plans already completed as part of 
the current Local Area Planning program, and engage with 
affected communities, to determine whether any amendments 
to the Local Area Plans are warranted as a result of the 
proposed rezoning, and report back to Infrastructure and 
Planning Committee with an interim update no later than 2025 
Q1. Currently, there are three approved local area plans: the 
North Hill Communities Local Area Plan, Westbrook 
Communities Local Area Plan, and Heritage Communities 
Local Area Plan. 
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BYLAW NUMBER 20P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE NORTH HILL COMMUNITIES 

LOCAL AREA PLAN BYLAW 18P2020 
(IP2025-0007) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the North Hill Communities Local Area Plan Bylaw 
18P2020, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The North Hill Communities Local Area Plan attached to and forming part of Bylaw 

18P2020, as amended, is hereby further amended as follows: 
  

(a) In Section 2.2.1.6 Neighbourhood Local, under the heading ‘Limited Scale 
Policies’, subheading ‘Policy’, delete policy a, b, c, d, and e and replace with the 
following:  

 
“a.  Multi-Residential development is only supported in the Neighbourhood 

Local, Limited Scale areas in a grade-oriented form.” 
 

(b) In Section 3.2.3 Connecting The City, under the heading ‘Implementation 
Options’, subheading ‘Improved Cycling and Pedestrian Connections’, in policy b, 
after the last bullet add the following, and renumber the previous bullets 
accordingly: 

 
“v.  complete missing links for pedestrians by installing sidewalks where they 

currently do not exist.” 
 

(c) Delete the existing Appendix A entitled ‘Implementation Options’, and replace 
with the revised Appendix A entitled ‘Implementation Options’ as shown in 
Schedule ‘A’. 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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BYLAW NUMBER 21P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE WESTBROOK COMMUNITIES 

LOCAL AREA PLAN BYLAW 5P2023 
(IP2025-0007) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Westbrook Communities Local Area Plan Bylaw 
5P2023, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Westbrook Communities Local Area Plan attached to and forming part of Bylaw 

5P2023, as amended, is hereby further amended as follows: 
  

(a) In Section 2.2.1.6 Neighbourhood Local, under the heading ‘Limited Scale 
Policies’, subheading ‘Policy’, delete policies a, b, c, and d and replace with the 
following:  

 
“a.  Multi-Residential development is only supported in the Neighbourhood 

Local, Limited Scale areas in a grade-oriented form.” 
 

(b) Delete the existing Appendix A entitled ‘Implementation Options’, and replace 
with the revised Appendix A entitled ‘Implementation Options’ as shown in 
Schedule ‘A’. 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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BYLAW NUMBER 22P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE HERITAGE COMMUNITIES 

LOCAL AREA PLAN BYLAW 32P2023 
(IP2025-0007) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Heritage Communities Local Area Plan Bylaw 
32P2023, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Heritage Communities Local Area Plan attached to and forming part of Bylaw 

32P2023, as amended, is hereby further amended as follows: 
  
 

(a) In Section 2.2.1.6 Neighbourhood Local, under the heading ‘Limited Scale 
Policies’, subheading ‘Policy’, delete policies a, b, c, and d and replace with the 
following:  

 
“a.  Multi-Residential development is only supported in the Neighbourhood 

Local, Limited Scale areas in a grade-oriented form.” 
 

(b) In Section 3.2.3 Foster Vibrant Transit Station Areas, under the heading 
‘Implementation Options’, subheading ‘Transit Station Area Improvements’, in 
policy a, delete bullet “i” and replace with the following: 

 
“i.  prioritize access to transit stations through safe and convenient transit, 

walking, wheeling, and barrier-free connections.” 
 

(c) Delete the existing Appendix A entitled ‘Investment Opportunities’, and replace 
with the revised Appendix A entitled ‘Investment Opportunities’ as shown in 
Schedule ‘A’. 

 
(d) In Chapter 2 Enabling Growth, delete footers “1 Visualizing Growth” and replace 

with “2 Enabling Growth”. 
 
(e) In Chapter 3 Supporting Growth, delete footers “1 Visualizing Growth” and 

replace with “3 Supporting Growth”. 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 
 

SIGNED ON  ______________________________ 
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Engagement Guiding Principles and  
Focus of Engagement
In May 2024, Council approved citywide rezoning amendments to allow for single-detached,  
semi-detached, townhomes and rowhouses in communities across Calgary. Existing approved 
local area plans (North Hill Communities, Westbrook Communities and Heritage Communities) 
align with this decision and several policies were removed as a result. 

As part of this work, Council also directed Administration to 
re-engage with communities with approved local area plans 
to discuss and collect feedback on additional community 
improvements which will further support these communities 
as they experience growth and change. 

The Local Area Plan Reconnect efforts focused on connecting 
with community members and community association 
representatives in-person and online to share information, 
answer questions and collect feedback. Specifically, 
community members had the opportunity to:

 ◾ Learn about updates being made to their local area plan 
to ensure alignment with the recent Council-approved 
citywide rezoning to allow for single-detached homes, 
semi-detached homes, townhomes and rowhomes  
across Calgary.

 ◾ Review the community improvements outlined in Chapter 3  
and Appendix A of local area plans and provide feedback 
on additional new ideas for community improvements.

 ◾ Provide additional comments or questions about their  
local area plan.

The vast majority of feedback received during the Local 
Area Plan Reconnect engagement related to community 
improvements and investment opportunities were already 
included in each respective approved Plan, which indicates 
that engagement during the initial development of each  
local area plan remains reflective of communities’ ideas 
around community improvements and investment 
opportunities. This was expected, given that the North Hill, 
Westbrook and Heritage Communities LAPs are all less than 
two years old, and significant engagement was undertaken 
during their initial development.  

New ideas that were submitted were reviewed internally for 
feasibility and scope, and if appropriate, included in Chapter 3 
or Appendix A of the applicable Plan.

When planning the engagement process, needs of 
participants were considered throughout and the project 
team removed as many barriers to participation as possible. 
Effort was made to ensure public engagement was accessible 
to all, despite potential limitations that might prevent them 
from being included in the process. One key objective was to 
ensure that at the very least, people within the Plan area were 
aware of the opportunity to participate and understood we 
were interested in hearing from them. Another key objective 
was to ensure topics being discussed and opportunities for 
involvement were presented and discussed in ways that were 
clear, understandable and inviting, and the project team open, 
honest and transparent in all conversations.

Transparency and an open process was demonstrated through  
clear reporting and connecting the dots between the input 
that was provided and how it was considered as decisions 
were made through the process. What We Heard reports 
share verbatim feedback and themes were created and 
shared following engagement. What We Did reports were 
also created for each local area plan that was part of the Local 
Area Plan Reconnect which outlined how the project team 
considered and responded to each of the key themes.

5
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Highlights: Public Participation
From September 16 to October 6, 2024, Administration reconnected with the North Hill, 
Westbrook and Heritage Communities to share information about updates that were made  
to the local area plans and collected ideas for additional community improvements.

1phase  
of public  
participation

3 in-person  
engagement  
sessions

3 community  
association  
board sessions

21days
of online engagement

Curbex signs within 
the three Plan areas

44K+
postcards mailed

instances of 
involvement

instances of  
direct engagement 
participation

contributions 
submitted

2K+ 489

1K+

29

5
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Opportunities for Involvement
A variety of opportunities for involvement were available through the process that aimed  
to accommodate a range of participation interest and intensities (medium, low) and remove  
a range of barriers to participation (time, understanding, trust, audio/visual, mobility, internet, 
language, etc.). 

Public In-Person Engagement Sessions
In-person public sessions were offered for the Local Area  
Plan Reconnect project. The in-person Community 
Conversations allowed members of the public to register  
for 50 minute slots to review information, ask questions of  
the project team and provide input.

Virtual Community Association Board 
Engagement Sessions
Virtual sessions were held on Microsoft Teams and were 
offered to all community association board members within 
each Plan area.

Mailed Postcards
More than 44,000 postcards were mailed to households  
and businesses within the three Plan areas to ensure people 
were aware of the project, and had a point of reference to  
go to for information about the project and changes being 
made to the Plans, upcoming public engagement sessions  
as well as the online Engage portal.

Online Engagement 
Online engagement at calgary.ca/LAPreconnect was 
available from Sept. 16 to Oct. 6, 2024. Within this timeframe, 
two questions were asked, one about new community 
improvement ideas and the second asked if there were any 
additional questions or comments about their local area plan. 
Online engagement provided people with a quick and easily 
accessible opportunity to get involved. 

“Thoughtful planning that doesn’t 
just consider the immediate need to 
build more housing. Think: choice of 

commute (bike,walk,transit) green 
spaces, dog parks, multi use structures 

(residential/commercial).”
— Participant

5
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Building  
Awareness
Tools used to build awareness of the project and  
opportunities to get involved included: 

 ◾ Twenty-nine large format (Curbex) signs placed throughout  
the communities and at high-traffic intersections.

 ◾ Councillor and Community Association updates.

 ◾ Mailed postcards to residences and businesses in the Plan areas.

 ◾ Email newsletter updates through the North Hill, Westbrook and Heritage 
Communities subscriber list.

 ◾ Communications toolkits provided to Ward Councillors to make it easy to 
help spread the word through their established communications channels 
and networks.

Engagement Timeline

Local Area Plan Reconnect
 Sep. 9, 2024  Postcards mailed to residences and businesses within all three Plan areas

 Sep. 16, 2024  Online engagement open for feedback

 Sep. 23, 2024  Heritage Communities Conversation Series (in-person)

 Sep. 25, 2024  Westbrook Communities Conversation Series (in-person)

 Oct. 3, 2024  North Hill Communities Conversation Series (in-person)

 Oct. 8, 2024  North Hill Communities Community Association Board Session (virtual)

 Oct. 9, 2024  Westbrook Communities Community Association Board Session (virtual)

 Oct. 16, 2024  Heritage Communities Community Association Board Session (virtual)

“I think a community by  
community portal to show what’s being  

done for improvements. This is too large an  
area and I think you do yourself a disservice by  

not having a comms hub and being able to  
show the community at a micro level  

what you’re actually doing.”
— Participant

5
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Key Themes and Key Changes Made
It is important to note that many of the themes that we heard during the Local Area Plan 
Reconnect opportunities across all three of the approved Local Area Plans reflect what is 
currently in the approved North Hill Communities Local Area Plan, Westbrook Communities 
Local Area Plan and Heritage Communities Local Area Plan.

North Hill Communities

Key Themes

 ◾ Participants expressed a desire to maintain community  
feel and invest in supporting heritage guidelines.

 ◾ Participants sought improvements and protection of  
park spaces, playgrounds and investment into the tree 
canopy within the Plan area.

 ◾ Participants shared interest in improvements to  
pedestrian infrastructure and accessibility to transit  
within the Plan area.

 ◾ Participants shared interest in the investment and 
revitalization of public and commercial spaces.

 ◾ Participants shared interest in the investment and 
maintenance of parks, playgrounds and tree canopy.

 ◾ Participants want safety within the Plan area addressed, 
primarily focusing on pedestrian safety. 

 ◾ Participants highlighted parking and traffic issues 
specifically noting a desire for traffic calming and increased 
parking with developments to alleviate current problems.

 ◾ Participants emphasized concerns and questions about  
the development process.

 ◾ Participants shared concerns and appreciation for 
engagement with some questioning if their input is being 
heard and others in favour of in-person opportunities.

 ◾ Participants shared questions and concerns about decision 
making and implementation of local area plans.

Key Changes Made 

Key changes made to the North Hill Communities  
Local Area Plan based on community improvement  
feedback include: 

 ◾ Explore opportunities for more tree planting within 
Confederation Park. 

 ◾ Complete missing links for pedestrians by installing 
sidewalks where they currently do not exist. 

 ◾ Explore opportunities to upgrade the park at  
4307 Edmonton Trail NE with upgraded park amenities. 

 ◾ Explore 5A improvements along 8 Avenue N between  
2 Street NW to Deerfoot Trail N, and 20 Avenue between  
19 Street NW to 4 Street NE. 

 ◾ Explore improvements to the 5A network along 10 Street 
NW, in addition to 4 Street NW, north of 40 Avenue NW. 

 ◾ Explore traffic calming along 32 Avenue NE. 

 ◾ Explore the feasibility of a new pedestrian and bike bridge  
east of 32 Avenue NE over the Nose Creek Pathway.

5
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Westbrook Communities

Key Themes

 ◾ Participants expressed concerns about safety and crime 
in the Plan area with participants noting traffic safety, 
homelessness, and petty crime as issues.

 ◾ Participants shared a desire for improvements around 
Westbrook LRT station.

 ◾ Participants shared concerns with the Rezoning for 
Housing decision and its potential future impact in the  
Plan area.

 ◾ Participants expressed an interest in increased traffic 
calming measures with a focus on pedestrian safety.

 ◾ Participants highlighted the need for the protection of tree 
canopy and investment into parks and green spaces.

 ◾ Participants desire investment and improvements around 
Westbrook LRT station.

 ◾ Participants asked questions about housing affordability 
within the Plan area and related impact of the Rezoning for 
Housing decision.

 ◾ Participants expressed concerns about developers and the 
development process.

 ◾ Participants shared frustration and support for the 
Rezoning for Housing decision with comments noting 
impact on the engagement process.

 ◾ Participants highlighted a lack of faith in engagement 
process after the Rezoning for Housing decision.

Key Changes Made 

Key changes made to the Westbrook Communities  
Local Area Plan based on community improvement  
feedback include:  

 ◾ Explore upgrades to the open space at the intersection of  
8 Avenue SW and 40 Street SW to create a park space. 

 ◾ Explore opportunities for additional off-leash areas within 
the Plan area. 

 ◾ Provide an off-street pedestrian and wheeling connection 
from Spruce Drive SW to Edworthy Park. 

5
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Heritage Communities

Key Themes

 ◾ Participants expressed a desire for improvements to 
pedestrian pathways and bike lanes where safety for 
pedestrians and general maintenance of pedestrian 
infrastructure were highlighted.

 ◾ Participants shared a need for investment, maintenance 
and protection of parks and green spaces within  
the communities.

 ◾ Participants shared concerns about infrastructure  
with increased density mostly related to utilities as well  
as parking.

 ◾ Participants highlighted traffic concerns with requests for 
increased transit services, traffic calming and other safety 
measures to be implemented.

 ◾ Participants shared safety concerns with mentions of safety 
around transit stations and for cyclists.

 ◾ Participants expressed concerns with the Rezoning for 
Housing decision with participants sharing frustration and 
disagreement with the decision.

 ◾ Participants shared issues with decision making and trust 
where some noted concerns with their input not being 
heard and their time previously spent not being respected.

 ◾ Participants shared about communication and 
engagement where participants both shared lack of faith 
in the outcome of engagement and appreciation for 
engagement efforts.

 ◾ Participants expressed concerns and shared suggestions 
about parking availability with increased density.

 ◾ Participants asked questions related to the development 
process and desire for clear information on future 
developments in their communities.

Key Changes Made 

Key changes made to the North Hill Communities  
Local Area Plan based on community improvement  
feedback include: 

 ◾ Prioritize access to transit stations through safe  
and convenient transit, walking and wheeling, and  
barrier-free connections. 

 ◾ Provide upgrades to Kingsland Park. 

 ◾ Explore pedestrian and wheeling upgrades to the 
underpass of 78 Avenue S and Macleod Trail S for  
greater east-west connectivity. 

5
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“Beautified public realm on 
main streets: benches, greenery, 
community signage/pageantry, 
pedestrian lighting, public art, 

ambient lighting.”
— Participant

“I am pleased that we are trying  
to accelerate development. Need to work 
as a city and community to develop the 
community at a quicker pace and allow 

developers to quickly build to densify the 
areas around main routes (16th Avenue, 

Centre Street, Edmonton Trail).”
— Participant

“Covid should have  
taught us that space is important  

and we need some private green space. 
Developers need to put trees back. If they 

remove a tree during construction they need 
to be legislated to be replaced within the 
community, not in Sandy Park or another  
place outside of where the original tree  

was. Our community trees are part  
of the city canopy and they  

should be protected.”
— Participant

“We need to be cognizant of  
the added traffic that community 

improvements will bring and ensure the 
properly infrastructure is in place and  

impact to home owners/residents  
need to be considered.”

— Participant

5
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What We Heard and What We Did Reports
The original local area plans were informed by input provided by thousands of participants  
over multiple phases and multiple years. They set the vision for the next 30+ years – providing 
direction on future development and investment that residents, landowners, builders/
developers, City Planners and Council can commonly refer to as new development and 
investment ideas are proposed. 

Local area plans are intended to be updated over time to respond to the changing needs of 
the communities. The Local Area Plan Reconnect shared information about changes being 
made to the local area plans as result of Council’s Rezoning for Housing decision and engaged 
on potential new community improvements to help support future growth and change.

For more detailed information about the project’s feedback or to learn more about the  
Local Area Plan Reconnect, please review the What We Heard and What We Did reports for  
each local area plan. 

Local Area Plan Reconnect Heritage What We Heard Report

Local Area Plan Reconnect North Hill What We Heard Report

Local Area Plan Reconnect Westbrook What We Heard Report

5
IPC

https://engage.calgary.ca/download_file/view/11986/2665
https://engage.calgary.ca/download_file/view/11987/2658
https://engage.calgary.ca/download_file/view/11988/2663
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Previous Council Direction

• Direction from Rezoning for Housing
• Engage with affected communities, to determine whether any amendments to 

the Local Area Plans are warranted as a result of the proposed rezoning, and 
report back to Infrastructure and Planning Committee with an interim update 
no later than 2025 Q1.

• Direction from Home is Here (North Hill Communities)
• Removal of Single-Detached Special Study Area

2



ISC: Unrestricted Local Area Plan Reconnect

•Click to edit Master text styles•Click to edit Master text styles

IP2025-0007

ATTACHMENT 6

Recommendations

1. Forward this Report to the 2025 February 04 Public Hearing of Council; and

That Infrastructure and Planning Committee recommend that Council: 

2. Give three readings to the amended North Hill Communities Local Area Plan (Attachment 2);

3. Give three readings to the amended Westbrook Communities Local Area Plan (Attachment 3);

4. Give three readings to the amended Heritage Communities Local Area Plan (Attachment 4); and

5. REPEAL by resolution, the Fairview Land Use Study.
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Impacted Local Area Plans

4



ISC: Unrestricted Local Area Plan Reconnect

•Click to edit Master text styles•Click to edit Master text styles

IP2025-0007

ATTACHMENT 6

Highlights

• Proposed amendments will:

• Bring approved local area plans into alignment with Rezoning for Housing; 

• Remove the Single-Detached Special Study Area; and

• Incorporate new community improvement/investment opportunity ideas.
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What We Heard

• Most ideas submitted were 
already found in the 
approved local area plans

• Remaining ideas were 
reviewed/added to the local 
area plan

• People want to see more of 
these ideas constructed 
sooner

6

“Beautified public realm on main 
streets: benches, greenery, community 

signage/pageantry, pedestrian lighting, 
public art, ambient lighting.”

“I am pleased that we are trying
to accelerate development. Need to 

work as a city and community to 
develop the community at a quicker 
pace and allow developers to quickly 

build to densify the areas around main 
routes.”
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7

North Hill Communities Local Area Plan

• Tree planting in Confederation Park

• Complete missing links

• 5A network improvements

Additional Community Investments
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Additional Community Investments
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Westbrook Communities Local Area Plan

• Explore additional parks upgrades

• Additional off-leash areas

• Active mode connections to Edworthy Park
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Additional Community Investments
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Heritage Communities Local Area Plan

• Barrier free connections to transit stations

• Explore new 5A network upgrades

• Kingsland Park upgrades
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Recommendations

1.Forward this Report to the 2025 February 04 Public Hearing of Council; and

That Infrastructure and Planning Committee recommend that Council: 

2.Give three readings to the amended North Hill Communities Local Area Plan (Attachment 2);

3.Give three readings to the amended Westbrook Communities Local Area Plan (Attachment 3);

4.Give three readings to the amended Heritage Communities Local Area Plan (Attachment 4);

5.Following third reading of the proposed bylaw to adopt the amended Heritage Communities Local 
Area bylaw, REPEAL by resolution, the Fairview Land Use Study.
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10:05:09 PM

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Doug

Last name [required] McNeill

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Jan 8, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Local Area Plan Reconnect Project, Heritage Communities Local Area Plan

Are you in favour or opposition of 
the issue? [required] In opposition
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ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

As a member of the Local Area Planning committee for Heritage, that devoted 3 years 
to reviewing, commenting, challenging, listening and working long and hard to create a 
densification strategy, I submit this comment respectfully. It was incredible frustrating 
and disappointing to have attended the LAP update at the Rose Kohn arena to ask the 
question, what was the result of all that work to make a plan, only to have it over-
ridden by a blanket densification initiative. I actually felt sorry for the City representa-
tives in attendance. They absolutely no answer to this question.  
It is shameful to have engaged citizens, collaborating for a better plan, only to dismiss 
those efforts for no plan, with no consideration or engagement by Administration and 
Council on this critical issue.
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FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Roland

Last name [required] Kirzinger

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Jan 8, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Reconnect - Westbrook Communities Local Area Plan

Are you in favour or opposition of 
the issue? [required] In opposition
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characters)

Please see attached document.
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Blanket rezoning flies in the very face of the Local Area Plan developed by the City of Calgary. If this 

rezoning policy was a fit there would be no need to "Reconnect" and "Redo" the local area plans that 

are still so new implementations have barely begun. The City completely ignored the voice of the people 

regarding concerns over the rezoning policy and how it would negatively impact our communities. This 

is plain to see when one reviews the "What We Heard - What We Did Report" where there were a 

variety of concerns raised regarding rezoning and not single one was addressed in the "What We Did" 

portion. 

Bad Policy and Lazy Administration are two descriptors that come to mind regarding blanket rezoning 

and the negative impacts it will have on Area Plans and Calgary communities. This policy is akin to the 

provincial UCP wanting to introduce provincial policing and taking over CPP to create a provincial 

pension; both bad ideas; both things the people never asked for. Calgarians never asked for blanket 

rezoning; councillors and mayoral candidates never had it as a major platform and Calgarians clearly do 

not want it. 

Blanket rezoning gives all the power to developers and takes away voice and authority of the people and 

the community. Developers care only about the money, they don’t have to care about the community. 

Of course the city has no issue with this as they see increased tax revenues and can pat themselves on 

the back for creating more housing. Well, sorry, but the City's job is not to support developers, it is to 

support the electorate. The City is not our Mother; it doesn't know best or know what's good for us. We 

did not give council license to change the very face and fabric of our communities. Engagement shows 

the City is not listening and doing what the residents want.  

I own a home on a quiet cul-de-sac in Glenbrook, one of the communities with highest number of recent 

row house and other multi-unit developments in the city. All of the increased development has not 

brought any benefits to our community. We don’t see decreased crime, better snow removal, improved 

transit. We see increased traffic, parking issues and many structures that are out-of-place on our streets. 

There is currently a development proposal in our cul-de-sac for two adjoined properties both single 

detached homes each with secondary suites. The proposal would see the homes demolished and 

replaced with two back-to-back row houses totaling 16 units. This development if approved will nearly  

DOUBLE the number of households on our cul-de-sac, double the vehicles, and double the traffic. Oh 

and there are only a proposed 8 parking stalls for the 16 units. Where will people park? This is a cul-de-

sac of 18 houses that will nearly double to 32 households! No homeowner asked for this, no home 

owner supports this. Every home owner on the cul-de-sac, many concerned neighbours from 

surrounding streets, the community association and the area councillor all oppose this development and 

yet it could be approved. How is this acceptable? How does the city think it has the right, the authority 

to make such decisions?  

Again Council is not our mother, it is not there to do what it thinks is best. Council is there to represent 

the people, to listen to the people and do what the people want. Council needs to start listening to the 

people and stop thinking it knows best.  
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FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Eytan

Last name [required] Donsky

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Jan 8, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Local Area Plan Reconnect

Are you in favour or opposition of 
the issue? [required] In opposition
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ATTACHMENT_01_FILENAME Pages from Westbrook Communities Local Area Plan (Neighbourhood Local Policy) 
(1).pdf
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Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

It has been brought to my attention that the highlighted policy in the local area plan will 
be rescinded at the upcoming meeting. As a resident living in a neighborhood under 
the limited scale modifier, I am in strong opposition to the idea of removing the restric-
tion on larger scale developments. Section 2.2.1.6 Policy C is well thought out and 
appropriate for a residential area such as ours. If there are no restrictions on the size 
of developments for certain residential streets, the number of residents in a given area 
could grow by anywhere from 4 times to 8 times larger. Restricting large developments 
to main streets, corner parcels, or across from schools/parks makes perfect sense 
based on issues related to parking and traffic. Rescinding this policy would be a huge 
mistake and result in dangerous conditions for pedestrians and vehicles. In addition, 
there will be pressure put on existing infrastructure for utilities such as hydro and 
electric. 
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2.2.1.6 Neighbourhood Local
Neighbourhood Local areas are characterized by a range of housing types and home-based businesses. Neighbourhood 
Local areas have developed in a variety of ways with characteristics that shape how these areas change and grow, including 
when the community was built, existing heritage assets, established development pattern and access to parks, open space 
and other amenities. The public realm may include features such as landscaped boulevards and public street trees.

The Neighbourhood Local category is the most common category and is applied to the primarily residential areas of the 
Westbrook Communities. 

Limited Scale Policies
The policies in this section only apply to 
Neighbourhood Local Areas that have the Limited 
Scale modifier. Limited Scale policies recognize that 
single-detached housing is, and will continue to be, 
a desirable housing form and may be developed 
anywhere within Neighbourhood Local, Limited 
Scale areas. Secondary suites will continue to be 
allowed where they are currently permitted by the 
Land Use Bylaw and do not form part of the unit 
count when considering the following policies.

Policy

a. Secondary suites are supported where already 
allowed by the existing land use designation and 
are not considered a unit in the following policies.

b. Building forms that contain one or 
two residential units are supported in 
Neighbourhood Local, Limited Scale.

c. Building forms that contain three or more 
residential units should be supported on parcels  
with rear lanes in the following areas:

i. within transit station area Core Zones  
and Transition Zones;

ii. along a street identified as a Main Street  
or separated by a lane from a parcel along  
a Main Street;

iii. on corner parcels; or,

iv. adjacent to or separated by a road or lane  
from a school, park or open space greater  
than 0.4 hectares.

d. Building forms that contain three or more  
residential units in Neighbourhood Local, Limited 
Scale should be designed to complement the  
surrounding context and consider the impacts  
of massing, lot coverage and setbacks on  
the following:

i. access to sunlight and shade on adjacent  
parcels; and, 

ii. protection of existing, healthy trees or 
landscaping on the parcel, where appropriate.

Westbrook Communities Local Area Plan30 2 Enabling Growth
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FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Liza

Last name [required] Mintz

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Jan 8, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters 7.1 Local Area Plan (Glenbrook)

Are you in favour or opposition of 
the issue? [required] In opposition
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Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

Community planning involves a delicate balance between growth and stability, requir-
ing a thorough understanding of residents' expectations and needs while considering 
the interests of the City of Calgary. Recent proposals concerning the Westbrook Com-
munities Local Area Plan (LAP) have sparked significant discussions in our Glenbrook 
neighbourhood, raising concerns about premature policy changes and transparency in 
the rezoning process. 
 
The existing Westbrook Community LAP was adopted in 2023, less than two years 
ago. The proposed amendments to the LAP seem premature and overlook the com-
munity’s commitments to stability and predictability. Moreover, the recent rezoning law 
(August 2024) has faced widespread public criticism for fast-tracking high-density 
approvals without adequate community consultation. Therefore, we request that 
amendments to the LAP be suspended until the real-world impacts of rezoning can be 
effectively assessed. 
 
Concerns about the City of Calgary’s transparency in its processes arose when we 
learned about two proposed multi-unit developments. These developments do not 
meet the criteria outlined in policy 2.2.1.6 of the LAP. Regardless of the implications of 
the proposed amendments, allowing the permit applications to reach circulation status 
before finalizing those amendments undermines the current democratic planning pro-
cess and erodes residents’ trust in ongoing and future city planning. Both permit appli-
cations should be denied, as the proposed developments must conform to existing 
LAP policies, not speculative changes that have yet to be debated or approved. There-
fore, we insist that the City Council and the IPC uphold the public’s trust by ensuring 
that existing policies remain in force until officially amended, providing citizens with 
clear and predictable rules during development reviews. 
 
We support Glenbrook’s thoughtful and gradual densification, including the duplexes 
with basement suites currently being constructed in our neighbourhood. These 
smaller-scale dwellings balance growth with livability in our community. We urge the 
IPC to consider alternative dwelling forms that align with Glenbrook’s scale and 
character. 
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January 5th, 2025 

To: Infrastructure and Planning Committee (IPC) 
City of Calgary 
[Councillors] 

Re: Opposition to Proposed Amendments to the Westbrook Communities Local Area Plan 
(LAP) 

Dear Members of the Infrastructure and Planning Committee, 

Community planning requires a thoughtful balance between fostering growth and preserving 
stability—one rooted in transparent processes, meaningful public engagement, and adherence to 
carefully developed policies. 

Recently, residents of Glenbrook became aware of proposed amendments to the Westbrook 
Communities Local Area Plan (LAP) through development applications (DP2024-08468) that 
rely on anticipated changes to this framework. These amendments directly conflict with Section 
2.2.1.6 of the LAP, which emphasizes gradual, context-sensitive densification as the guiding 
principle for development in our neighbourhood. 

We, the residents of Glenbrook, respectfully oppose the proposed amendments and urge the IPC 
to suspend any changes to the LAP until the rezoning appeal process is concluded and the 
impacts of recent policy changes can be fully assessed. 

 

Prematurity of Policy Changes and Procedural Concerns 

The Westbrook Communities Local Area Plan (LAP) was adopted in April 2023 following a 
deliberate and collaborative planning process. Less than two years later, the City is proposing 
amendments that would fundamentally alter the LAP’s intent and vision for the community. 

Specifically, Section 2.2.1.6 of the LAP establishes clear expectations for development patterns 
in Glenbrook, prioritizing gradual, context-sensitive densification. This framework was designed 
to provide stability and predictability for residents and developers alike. Altering it so soon after 
adoption undermines the commitments made to the community and sets a troubling precedent for 
reactive, short-term planning. 

Further, these proposed amendments are based on a 2024 rezoning policy that has faced 
widespread public criticism and remains under legal appeal. Moving forward with LAP changes 
before the rezoning decision is finalized is not only premature but also legally and 
procedurally irresponsible. It introduces uncertainty, exposes the City to legal and financial 
risks, and threatens the enforceability of the LAP should the appeal overturn the rezoning 
decision. 
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We strongly urge the IPC to: 

1. Pause any amendments to the LAP until the rezoning appeal process is concluded 
and the long-term implications of the policy can be properly assessed. 

2. Maintain the enforceability of the 2023 LAP, including Section 2.2.1.6, as the 
governing framework for development reviews until amendments, if any, are formally 
debated, approved, and transparently communicated. 

 

Transparency and Public Trust in the Planning Process 

The proposed amendments raise broader concerns about transparency and public trust. Residents 
engaged in good faith during the LAP development process, expecting that its policies would 
provide clear and enforceable guidelines for growth. The rapid push to amend the LAP so soon 
after its adoption contradicts those expectations and signals a lack of accountability in the 
planning process. 

We emphasize that: 

• The 2023 LAP policies, including Section 2.2.1.6, remain enforceable and must not be 
set aside in favor of speculative amendments based on contested zoning changes. 

• Premature amendments weaken public confidence in the City’s commitment to 
democratic planning processes and clear rules for development. 

• A moratorium on LAP amendments is necessary to protect procedural fairness and 
avoid irreversible decisions that may conflict with future rulings on the rezoning 
appeal. 

 

Environmental and Infrastructure Concerns 

In addition to procedural issues, we question whether the proposed amendments account for 
environmental sustainability and infrastructure capacity. 

Higher-density developments should prioritize energy efficiency, tree preservation, and green 
building standards, yet there has been no clear evaluation of how these principles will be 
addressed under the proposed changes. Similarly, the potential strain on existing infrastructure—
including parking, traffic, and utilities—has not been adequately assessed. 

We call on the IPC to: 

• Require infrastructure and environmental impact assessments before approving any 
amendments that permit increased density. 

• Incorporate sustainability standards into the LAP to ensure that growth aligns with 
Calgary’s Climate Resilience Strategy and broader environmental goals. 
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Affordability and Livability Concerns 

The justification for higher-density zoning often centers on addressing housing affordability, yet 
the proposed amendments lack any guarantees that new developments will meet these goals. 
Without safeguards, increased density may result in speculative developments and luxury rentals, 
further exacerbating affordability challenges. 

We recommend that the IPC: 

• Tie future density allowances to affordability commitments, ensuring that 
development supports Calgary’s housing needs rather than fueling speculation. 

• Encourage gradual and incremental densification strategies, such as duplexes and 
rowhouses, which preserve neighborhood character while promoting affordability. 

 

Proposed Alternative Approach 

We are not opposed to growth, but we believe it must be gradual, thoughtful, and reflective of 
community needs. Instead of sudden and large-scale densification, we propose alternative 
approaches such as duplexes with secondary suites—forms that integrate well within our existing 
neighborhood context. 

This approach: 

• Balances growth with livability, reducing disruption to infrastructure and neighborhood 
character. 

• Supports affordability and sustainability without compromising long-term stability. 

We urge the IPC to explore these alternatives in partnership with residents, ensuring that any 
changes to the LAP prioritize thoughtful, community-driven development. 

 

Conclusion 

We respectfully request the Infrastructure and Planning Committee to: 

1. Suspend amendments to the Westbrook LAP until the rezoning appeal process is 
resolved. 

2. Maintain the enforceability of existing LAP policies until amendments are formally 
debated, approved, and transparently communicated. 

3. Require comprehensive impact assessments for infrastructure, environmental 
sustainability, and affordability before revising density allowances. 
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4. Promote gradual, incremental densification strategies that balance growth with 
livability and affordability. 

Premature amendments to the LAP risk undermining public trust, destabilizing established 
planning frameworks, and enabling irreversible decisions based on contested policies. We urge 
the IPC to prioritize transparency, accountability, and sustainable growth by halting amendments 
until the rezoning appeal process is complete. 

Sincerely, 
Liza Mintz 
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January 5, 2025 

To: Infrastructure and Planning Committee (IPC) 
 
Re: Opposition to Proposed Amendments to the Westbrook Communities Local 
Area Plan (LAP) 
 
Dear Members of the Infrastructure and Planning Committee, 

Community planning requires a thoughtful balance between fostering growth and 
preserving stability—one rooted in transparent processes, meaningful public 
engagement, and adherence to carefully developed policies. 

I am a resident of Glenbrook and became aware of proposed amendments to the 
Westbrook Communities Local Area Plan (LAP) through development applications 
DP2024-07376 and DP2024-08468 (directly across from my home). The proposed 
developments rely on anticipated changes to this LAP. These amendments directly 
conflict with Section 2.2.1.6 of the LAP, which emphasizes gradual, context-sensitive 
densification as the guiding principle for development in our neighborhood. 

I respectfully oppose the proposed amendments and urge the IPC to suspend any 
changes to the LAP until the rezoning appeal process is concluded and the impacts of 
recent policy changes can be fully assessed. 

 
Prematurity of Policy Changes and Procedural Concerns 
 
The Westbrook Communities Local Area Plan (LAP) was adopted in April 2023 
following a deliberate and collaborative planning process. Less than two years later, the 
City is proposing amendments that would fundamentally alter the LAP’s intent and 
vision for the community. 
 
Specifically, Section 2.2.1.6 of the LAP establishes clear expectations for development 
patterns in Glenbrook, prioritizing gradual, context-sensitive densification. This 
framework was designed to provide stability and predictability for residents and 
developers alike. Altering it so soon after adoption undermines the commitments made 
to the community and sets a troubling precedent for reactive, short-term planning. 
 
Further, these proposed amendments are based on a 2024 rezoning policy that has 
faced widespread public criticism and remains under legal appeal. Moving forward with 
LAP changes before the rezoning decision is finalized is not only premature but 
also legally and procedurally irresponsible. It introduces uncertainty, exposes the City to 
legal and financial risks, and threatens the enforceability of the LAP should the appeal 
overturn the rezoning decision. 
 
I strongly urge the IPC to: 
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1. Pause any amendments to the LAP until the rezoning appeal process is 
concluded and the long-term implications of the policy can be properly 
assessed. 

2. Maintain the enforceability of the 2023 LAP, including Section 2.2.1.6, as 
the governing framework for development reviews until amendments, if any, 
are formally debated, approved, and transparently communicated. 

 
Transparency and Public Trust in the Planning Process 
 
The proposed amendments raise broader concerns about transparency and public trust. 
Residents engaged in good faith during the LAP development process, expecting that 
its policies would provide clear and enforceable guidelines for growth. The rapid push to 
amend the LAP so soon after its adoption contradicts those expectations and signals a 
lack of accountability in the planning process. 
 
I emphasize that: 

1. The 2023 LAP policies, including Section 2.2.1.6, remain enforceable and 
must not be set aside in favor of speculative amendments based on contested 
zoning changes. 

2. Premature amendments weaken public confidence in the City’s commitment 
to democratic planning processes and clear rules for development. 

3. A moratorium on LAP amendments is necessary to protect procedural fairness 
and avoid irreversible decisions that may conflict with future rulings on the 
rezoning appeal. 

 
Environmental and Infrastructure Concerns 
 
In addition to procedural issues, I question whether the proposed amendments account 
for environmental sustainability and infrastructure capacity. Higher-density 
developments should prioritize energy efficiency, tree preservation, and green building 
standards, yet there has been no clear evaluation of how these principles will be 
addressed under the proposed changes. Similarly, the potential strain on existing 
infrastructure—including parking, traffic, and utilities—has not been adequately 
assessed. 
 
I call on the IPC to: 

1. Require infrastructure and environmental impact assessments before 
approving any amendments that permit increased density. 

2. Incorporate sustainability standards into the LAP to ensure that growth aligns 
with Calgary’s Climate Resilience Strategy and broader environmental goals. 

 
Affordability and Livability Concerns 
 
The justification for higher-density zoning often centers on addressing housing 
affordability, yet the proposed amendments lack any guarantees that new developments 
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will meet these goals. Without safeguards, increased density may result in speculative 
developments and luxury rentals, further exacerbating affordability challenges. 
 
I recommend that the IPC: 

1. Tie future density allowances to affordability commitments, ensuring that 
development supports Calgary’s housing needs rather than fueling speculation. 

2. Encourage gradual and incremental densification strategies, such as 
duplexes with basement suites, which preserve neighborhood character while 
promoting affordability. 

 
Proposed Alternative Approach 
 
I am not opposed to growth, but I believe it must be gradual, thoughtful, and reflective of 
community needs. Instead of sudden and large-scale densification, I propose alternative 
approaches such as duplexes with secondary suites—forms that integrate well within 
our existing neighborhood context. This approach balances growth with 
livability, reducing disruption to infrastructure and neighborhood character, while 
supporting affordability and sustainability without compromising long-term stability. 
 
I urge the IPC to explore these alternatives in partnership with residents, ensuring that 
any changes to the LAP prioritize thoughtful, community-driven development. 

 
Conclusion 
 
I respectfully request the Infrastructure and Planning Committee to: 

1. Suspend amendments to the Westbrook LAP until the rezoning appeal 
process is resolved. 

2. Maintain the enforceability of existing LAP policies until amendments are 
formally debated, approved, and transparently communicated. 

3. Require comprehensive impact assessments for infrastructure, 
environmental sustainability, and affordability before revising density 
allowances. 

4. Promote gradual, incremental densification strategies that balance growth 
with livability and affordability. 

 
Premature amendments to the LAP risk undermining public trust, destabilizing 
established planning frameworks, and enabling irreversible decisions based on 
contested policies. I urge the IPC to prioritize transparency, accountability, and 
sustainable growth by halting amendments until the rezoning appeal process is 
complete. 
 
Sincerely, 
 
Amin Fardi  
Resident of Glenbrook 
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January 6, 2025 
 
To: Infrastructure and Planning Committee (IPC) 
City of Calgary 
Sonya Sharp, Courtney Walcott, Andre Chabot, Sean Chu, Peter Demong, Jasmine Mian, Evan 
Spencer and Jennifer Wyness 

 
Re: Opposition to Proposed Amendments to the Westbrook Communities Local Area Plan 
(LAP) 

 
Dear Members of the Infrastructure and Planning Committee, 

 
Community planning requires a thoughtful balance between fostering growth and preserving 
stability—one rooted in transparent processes, meaningful public engagement, and adherence to 
carefully developed policies. 

 
Recently, residents of Glenbrook became aware of proposed amendments to the Westbrook 
Communities Local Area Plan (LAP) through development applications (DP2024-08468) that 
rely on anticipated changes to this framework. These amendments directly conflict with Section 
2.2.1.6 of the LAP, which emphasizes gradual, context-sensitive densification as the guiding 
principle for development in our neighbourhood. 

 
We, the residents of Glenbrook, respectfully oppose the proposed amendments and urge the IPC 
to suspend any changes to the LAP until the rezoning appeal process is concluded and the 
impacts of recent policy changes can be fully assessed. 

 
 

 
Prematurity of Policy Changes and Procedural Concerns 

 
The Westbrook Communities Local Area Plan (LAP) was adopted in April 2023 following a 
deliberate and collaborative planning process. Less than two years later, the City is proposing 
amendments that would fundamentally alter the LAP’s intent and vision for the community. 

 
Specifically, Section 2.2.1.6 of the LAP establishes clear expectations for development patterns 
in Glenbrook, prioritizing gradual, context-sensitive densification. This framework was designed 
to provide stability and predictability for residents and developers alike. Altering it so soon after 
adoption undermines the commitments made to the community and sets a troubling precedent for 
reactive, short-term planning. 

 
Further, these proposed amendments are based on a 2024 rezoning policy that has faced 
widespread public criticism and remains under legal appeal. Moving forward with LAP changes 
before the rezoning decision is finalized is not only premature but also legally and 
procedurally irresponsible. It introduces uncertainty, exposes the City to legal and financial 
risks, and threatens the enforceability of the LAP should the appeal overturn the rezoning 
decision. 

IP2025-0007 
Attachment 8

Page 17 of 36



We strongly urge the IPC to: 
 

1. Pause any amendments to the LAP until the rezoning appeal process is concluded 
and the long-term implications of the policy can be properly assessed. 

2. Maintain the enforceability of the 2023 LAP, including Section 2.2.1.6, as the 
governing framework for development reviews until amendments, if any, are formally 
debated, approved, and transparently communicated. 

 
 

 
Transparency and Public Trust in the Planning Process 

 
The proposed amendments raise broader concerns about transparency and public trust. Residents 
engaged in good faith during the LAP development process, expecting that its policies would 
provide clear and enforceable guidelines for growth. The rapid push to amend the LAP so soon 
after its adoption contradicts those expectations and signals a lack of accountability in the 
planning process. 

 
We emphasize that: 

 
• The 2023 LAP policies, including Section 2.2.1.6, remain enforceable and must not be 

set aside in favor of speculative amendments based on contested zoning changes. 
• Premature amendments weaken public confidence in the City’s commitment to 

democratic planning processes and clear rules for development. 
• A moratorium on LAP amendments is necessary to protect procedural fairness and 

avoid irreversible decisions that may conflict with future rulings on the rezoning 
appeal. 

 
 

 
Environmental and Infrastructure Concerns 

 
In addition to procedural issues, we question whether the proposed amendments account for 
environmental sustainability and infrastructure capacity. 

 
Higher-density developments should prioritize energy efficiency, tree preservation, and green 
building standards, yet there has been no clear evaluation of how these principles will be 
addressed under the proposed changes. Similarly, the potential strain on existing infrastructure— 
including parking, traffic, and utilities—has not been adequately assessed. 

 
We call on the IPC to: 

 
• Require infrastructure and environmental impact assessments before approving any 

amendments that permit increased density. 
• Incorporate sustainability standards into the LAP to ensure that growth aligns with 

Calgary’s Climate Resilience Strategy and broader environmental goals. 
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Affordability and Livability Concerns 

 
The justification for higher-density zoning often centers on addressing housing affordability, yet 
the proposed amendments lack any guarantees that new developments will meet these goals. 
Without safeguards, increased density may result in speculative developments and luxury rentals, 
further exacerbating affordability challenges. 

 
We recommend that the IPC: 

 
• Tie future density allowances to affordability commitments, ensuring that 

development supports Calgary’s housing needs rather than fueling speculation. 
• Encourage gradual and incremental densification strategies, such as duplexes and 

rowhouses, which preserve neighborhood character while promoting affordability. 
 
 

 
Proposed Alternative Approach 

 
We are not opposed to growth, but we believe it must be gradual, thoughtful, and reflective of 
community needs. Instead of sudden and large-scale densification, we propose alternative 
approaches such as duplexes with secondary suites—forms that integrate well within our existing 
neighborhood context. 

 
This approach: 

 
• Balances growth with livability, reducing disruption to infrastructure and neighborhood 

character. 
• Supports affordability and sustainability without compromising long-term stability. 

 
We urge the IPC to explore these alternatives in partnership with residents, ensuring that any 
changes to the LAP prioritize thoughtful, community-driven development. 

 
 

 
Conclusion 

 
We respectfully request the Infrastructure and Planning Committee to: 

 
1. Suspend amendments to the Westbrook LAP until the rezoning appeal process is 

resolved. 
2. Maintain the enforceability of existing LAP policies until amendments are formally 

debated, approved, and transparently communicated. 
3. Require comprehensive impact assessments for infrastructure, environmental 

sustainability, and affordability before revising density allowances. 

IP2025-0007 
Attachment 8

Page 19 of 36



4. Promote gradual, incremental densification strategies that balance growth with 
livability and affordability. 

 
Premature amendments to the LAP risk undermining public trust, destabilizing established 
planning frameworks, and enabling irreversible decisions based on contested policies. We urge 
the IPC to prioritize transparency, accountability, and sustainable growth by halting amendments 
until the rezoning appeal process is complete. 

 
Sincerely, 

 
Caitlin Kausche 
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January [Insert Date], 2025 
To: Infrastructure and Planning Committee (IPC) 
City of Calgary 
[Councillors] 
Re: Opposition to Proposed Amendments to the Westbrook Communities Local Area Plan 
(LAP) 
Dear Members of the Infrastructure and Planning Committee, 
Community planning requires a thoughtful balance between fostering growth and preserving 
stability—one rooted in transparent processes, meaningful public engagement, and adherence to 
carefully developed policies. 
Recently, residents of Glenbrook became aware of proposed amendments to the Westbrook 
Communities Local Area Plan (LAP) through development applications (DP2024-08468) that 
rely on anticipated changes to this framework. These amendments directly conflict with Section 
2.2.1.6 of the LAP, which emphasizes gradual, context-sensitive densification as the guiding 
principle for development in our neighbourhood. 
We, the residents of Glenbrook, respectfully oppose the proposed amendments and urge the IPC 
to suspend any changes to the LAP until the rezoning appeal process is concluded and the 
impacts of recent policy changes can be fully assessed. 

 

Prematurity of Policy Changes and Procedural Concerns 
The Westbrook Communities Local Area Plan (LAP) was adopted in April 2023 following a 
deliberate and collaborative planning process. Less than two years later, the City is proposing 
amendments that would fundamentally alter the LAP’s intent and vision for the community. 
Specifically, Section 2.2.1.6 of the LAP establishes clear expectations for development patterns 
in Glenbrook, prioritizing gradual, context-sensitive densification. This framework was designed 
to provide stability and predictability for residents and developers alike. Altering it so soon after 
adoption undermines the commitments made to the community and sets a troubling precedent for 
reactive, short-term planning. 
Further, these proposed amendments are based on a 2024 rezoning policy that has faced 
widespread public criticism and remains under legal appeal. Moving forward with LAP changes 
before the rezoning decision is finalized is not only premature but also legally and 
procedurally irresponsible. It introduces uncertainty, exposes the City to legal and financial 
risks, and threatens the enforceability of the LAP should the appeal overturn the rezoning 
decision. 
We strongly urge the IPC to: 

1. Pause any amendments to the LAP until the rezoning appeal process is concluded and 
the long-term implications of the policy can be properly assessed. 

2. Maintain the enforceability of the 2023 LAP, including Section 2.2.1.6, as the 
governing framework for development reviews until amendments, if any, are formally 
debated, approved, and transparently communicated. 
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Transparency and Public Trust in the Planning Process 
The proposed amendments raise broader concerns about transparency and public trust. Residents 
engaged in good faith during the LAP development process, expecting that its policies would 
provide clear and enforceable guidelines for growth. The rapid push to amend the LAP so soon 
after its adoption contradicts those expectations and signals a lack of accountability in the 
planning process. 
We emphasize that: 

• The 2023 LAP policies, including Section 2.2.1.6, remain enforceable and must not be 
set aside in favor of speculative amendments based on contested zoning changes. 

• Premature amendments weaken public confidence in the City’s commitment to 
democratic planning processes and clear rules for development. 

• A moratorium on LAP amendments is necessary to protect procedural fairness and 
avoid irreversible decisions that may conflict with future rulings on the rezoning 
appeal. 

 

Environmental and Infrastructure Concerns 
In addition to procedural issues, we question whether the proposed amendments account for 
environmental sustainability and infrastructure capacity. 
Higher-density developments should prioritize energy efficiency, tree preservation, and green 
building standards, yet there has been no clear evaluation of how these principles will be 
addressed under the proposed changes. Similarly, the potential strain on existing infrastructure— 
including parking, traffic, and utilities—has not been adequately assessed. 
We call on the IPC to: 

• Require infrastructure and environmental impact assessments before approving any 
amendments that permit increased density. 

• Incorporate sustainability standards into the LAP to ensure that growth aligns with 
Calgary’s Climate Resilience Strategy and broader environmental goals. 

 

Affordability and Livability Concerns 
The justification for higher-density zoning often centers on addressing housing affordability, yet 
the proposed amendments lack any guarantees that new developments will meet these goals. 
Without safeguards, increased density may result in speculative developments and luxury rentals, 
further exacerbating affordability challenges. 
We recommend that the IPC: 

• Tie future density allowances to affordability commitments, ensuring that 
development supports Calgary’s housing needs rather than fueling speculation. 

• Encourage gradual and incremental densification strategies, such as duplexes and 
rowhouses, which preserve neighborhood character while promoting affordability. 
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Proposed Alternative Approach 
We are not opposed to growth, but we believe it must be gradual, thoughtful, and reflective of 
community needs. Instead of sudden and large-scale densification, we propose alternative 
approaches such as duplexes with secondary suites—forms that integrate well within our existing 
neighborhood context. 
This approach: 

• Balances growth with livability, reducing disruption to infrastructure and neighborhood 
character. 

• Supports affordability and sustainability without compromising long-term stability. 
We urge the IPC to explore these alternatives in partnership with residents, ensuring that any 
changes to the LAP prioritize thoughtful, community-driven development. 

 

Conclusion 
We respectfully request the Infrastructure and Planning Committee to: 

1. Suspend amendments to the Westbrook LAP until the rezoning appeal process is 
resolved. 

2. Maintain the enforceability of existing LAP policies until amendments are formally 
debated, approved, and transparently communicated. 

3. Require comprehensive impact assessments for infrastructure, environmental 
sustainability, and affordability before revising density allowances. 

4. Promote gradual, incremental densification strategies that balance growth with 
livability and affordability. 

Premature amendments to the LAP risk undermining public trust, destabilizing established 
planning frameworks, and enabling irreversible decisions based on contested policies. We urge 
the IPC to prioritize transparency, accountability, and sustainable growth by halting amendments 
until the rezoning appeal process is complete. 
Sincerely, 
Chris and Heather Draper  
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January 06, 2025 

 

To: Infrastructure and Planning Committee (IPC) 
City of Calgary Councillors 

Re: Opposition to Proposed Amendments to the Westbrook Communities Local Area Plan 
(LAP) 

Dear Members of the Infrastructure and Planning Committee: 

Community planning requires a thoughtful balance between fostering growth and preserving 
stability—one rooted in transparent processes, meaningful public engagement, and adherence to 
carefully developed policies. 

Recently, residents of Glenbrook became aware of proposed amendments to the Westbrook 
Communities Local Area Plan (LAP) through development applications (DP2024-08468) that 
rely on anticipated changes to this framework. These amendments directly conflict with Section 
2.2.1.6 of the LAP, which emphasizes gradual, context-sensitive densification as the guiding 
principle for development in our neighbourhood. 

We, the residents of Glenbrook, respectfully oppose the proposed amendments and urge the IPC 
to suspend any changes to the LAP until the rezoning appeal process is concluded and the 
impacts of recent policy changes can be fully assessed. 

 

Prematurity of Policy Changes and Procedural Concerns 

The Westbrook Communities Local Area Plan (LAP) was adopted in April 2023 following a 
deliberate and collaborative planning process. Less than two years later, the City is proposing 
amendments that would fundamentally alter the LAP’s intent and vision for the community. 

Specifically, Section 2.2.1.6 of the LAP establishes clear expectations for development patterns 
in Glenbrook, prioritizing gradual, context-sensitive densification. This framework was designed 
to provide stability and predictability for residents and developers alike. Altering it so soon after 
adoption undermines the commitments made to the community and sets a troubling precedent for 
reactive, short-term planning. 

Further, these proposed amendments are based on a 2024 rezoning policy that has faced 
widespread public criticism and remains under legal appeal. Moving forward with LAP changes 
before the rezoning decision is finalized is not only premature but also legally and 
procedurally irresponsible. It introduces uncertainty, exposes the City to legal and financial 
risks, and threatens the enforceability of the LAP should the appeal overturn the rezoning 
decision. 
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We strongly urge the IPC to: 

1. Pause any amendments to the LAP until the rezoning appeal process is concluded 
and the long-term implications of the policy can be properly assessed. 

2. Maintain the enforceability of the 2023 LAP, including Section 2.2.1.6, as the 
governing framework for development reviews until amendments, if any, are formally 
debated, approved, and transparently communicated. 

 

Transparency and Public Trust in the Planning Process 

The proposed amendments raise broader concerns about transparency and public trust. Residents 
engaged in good faith during the LAP development process, expecting that its policies would 
provide clear and enforceable guidelines for growth. The rapid push to amend the LAP so soon 
after its adoption contradicts those expectations and signals a lack of accountability in the 
planning process. 

We emphasize that: 

• The 2023 LAP policies, including Section 2.2.1.6, remain enforceable and must not be 
set aside in favor of speculative amendments based on contested zoning changes. 

• Premature amendments weaken public confidence in the City’s commitment to 
democratic planning processes and clear rules for development. 

• A moratorium on LAP amendments is necessary to protect procedural fairness and 
avoid irreversible decisions that may conflict with future rulings on the rezoning 
appeal. 

 

Environmental and Infrastructure Concerns 

In addition to procedural issues, we question whether the proposed amendments account for 
environmental sustainability and infrastructure capacity. 

Higher-density developments should prioritize energy efficiency, tree preservation, and green 
building standards, yet there has been no clear evaluation of how these principles will be 
addressed under the proposed changes. Similarly, the potential strain on existing infrastructure—
including parking, traffic, and utilities—has not been adequately assessed. 

We call on the IPC to: 

• Require infrastructure and environmental impact assessments before approving any 
amendments that permit increased density. 

• Incorporate sustainability standards into the LAP to ensure that growth aligns with 
Calgary’s Climate Resilience Strategy and broader environmental goals. 
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Affordability and Livability Concerns 

The justification for higher-density zoning often centers on addressing housing affordability, yet 
the proposed amendments lack any guarantees that new developments will meet these goals. 
Without safeguards, increased density may result in speculative developments and luxury rentals, 
further exacerbating affordability challenges. 

We recommend that the IPC: 

• Tie future density allowances to affordability commitments, ensuring that 
development supports Calgary’s housing needs rather than fueling speculation. 

• Encourage gradual and incremental densification strategies, such as duplexes and 
rowhouses, which preserve neighborhood character while promoting affordability. 

 

Proposed Alternative Approach 

We are not opposed to growth, but we believe it must be gradual, thoughtful, and reflective of 
community needs. Instead of sudden and large-scale densification, we propose alternative 
approaches such as duplexes with secondary suites—forms that integrate well within our existing 
neighborhood context. 

This approach: 

• Balances growth with livability, reducing disruption to infrastructure and neighborhood 
character. 

• Supports affordability and sustainability without compromising long-term stability. 

We urge the IPC to explore these alternatives in partnership with residents, ensuring that any 
changes to the LAP prioritize thoughtful, community-driven development. 

 

Conclusion 

We respectfully request the Infrastructure and Planning Committee to: 

1. Suspend amendments to the Westbrook LAP until the rezoning appeal process is 
resolved. 

2. Maintain the enforceability of existing LAP policies until amendments are formally 
debated, approved, and transparently communicated. 

3. Require comprehensive impact assessments for infrastructure, environmental 
sustainability, and affordability before revising density allowances. 
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4. Promote gradual, incremental densification strategies that balance growth with 
livability and affordability. 

Premature amendments to the LAP risk undermining public trust, destabilizing established 
planning frameworks, and enabling irreversible decisions based on contested policies. We urge 
the IPC to prioritize transparency, accountability, and sustainable growth by halting amendments 
until the rezoning appeal process is complete. 

Sincerely, 

 
Erin Pezderic & Larry Gessner 
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FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT

Personal information provided in submissions relating to matters before Council or Council Committees is collected under 
the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of Privacy (FOIP) Act of 
Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in 
municipal decision-making and scheduling speakers for Council or Council Committee meetings. Your name and com-
ments will be made publicly available in the Council or Council Committee agenda and minutes. If you have ques-
tions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator 
at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O. Box 2100, Postal Station ‘M’ 8007, Calgary, Alberta, 
T2P 2M5. 

  
Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Corine

Last name [required] Jansonius

How do you wish to attend? In-person

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

No

What meeting do you wish to 
comment on? [required]

Standing Policy Committee on Infrastructure and Planning

Date of meeting [required] Jan 8, 2025

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters 7.1 North Hill Local Area Plan Reconnect

Are you in favour or opposition of 
the issue? [required] In opposition
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I have provided an attachment with comments about the updates to the North Hill LAP. 
 
Short Summary: 
 
First, I have identified gaps in the proposed updates (as compared to what specific 
updates you said you were going to make to our LAP) 
 
I feel we are losing valuable policies that would benefit R-CG developments. The 
increased hard surfaces of R-CG along with loss of 2.2.6.1 policies, will also negatively 
impact our tree canopy (but I see no suggestions for mitigating the impact, even 
though our tree canopy is already shrinking).  
 
Please review my document for more details.
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I don’t like the changes being made to section 2.2.6.1 of the North Hill LAP. 

 

If the blanket rezoning had followed the original North Hill LAP policies, which were 
developed between the city and our communities, I think the blanket rezoning would have 
been more successful, and the developments in our neighbourhoods more welcome… 

 

It was very difficult to find the actual wording changes. I read through much of the 
background material, after the holidays were over (I wish the timing had been different, so it 
didn’t conflict with the holidays/New year!). But I couldn’t find anything about the actual 
wording until Sunday, January 5, when the agenda was published. This is very short notice! 
And it’s very difficult to comment on changes to the LAP without seeing the final wording!!) 

 

NEIGHBOURHOOD LOCAL: 

 

The policies for the North Hill LAP “Neighbourhood Local” have been watered down to 
“grade-oriented form”... 

 

I am especially disappointed that we have taken away all wording about being “designed to 
complement the surrounding context and consider the impacts of massing, lot coverage 
and setbacks on the following: i. access to sunlight and shade on adjacent parcels; and, ii. 
protection of existing, healthy trees or landscaping on the parcel, where appropriate”. 

 

As succinctly stated by the Crescent Heights Community Association, most of these 
policies should be as relevant to R-CG as it was before (esp 2.2.1.6.d.i: consideration of the 
context, shading, tree canopy, etc.) 

You can see CHCA’s verbatim comments in the NHLAP Reconnect document, pp 39-40 (pp 
40-41 in the PDF). 

 

Shouldn’t we expect developers to consider the parcel (and its trees), as well as the 
parcel’s neighbours, when they develop their plans?  
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GREENING THE CITY: 

 

The 2021 NHLAP noted that we have been losing tree canopy over the past 10 years, and 
had plans to address this.  

 

But the R-CG changes, which allows for more lot coverage (buildings and other hard 
landscaping), will make this even more challenging. As will your removal of  tree-protection 
from 2.2.1.6: “protection of existing, healthy trees or landscaping on the parcel, where 
appropriate.” 

 

Given these negative (from a canopy standpoint) changes to the NHLAP, shouldn’t you be 
adding other means for growing our tree canopy and greening our neighbourhood? For 
example 

• Protecting private trees on neighbouring land (against the impact of construction on 
neighbouring parcel (protecting the roots), and placement (setback) / design of new 
homes that favours private tree protection? 

• Providing and promoting a list of native trees and shrubs that are drought-tolerant 
and support native wildlife 

• Promoting trees with a broad coverage, over columnar trees 

• In addition to trees, considering the impacts of shrubs and other soft landscaping…. 

• Promoting taller / broader shrubs over low-growing shrubs 

• Promoting native grasses and plants, rather than lawns, where appropriate 
(I’ve noticed this in some areas of Confederation Park, it’s beautiful!). It could 
also benefit new developments, where the grassy areas are too small or not 
well-located for children’s play or other social uses. 

 

I know you plan to add more trees to Confederation Park, which will be lovely. But please 
don’t try to address any tree-canopy shortage by overplanting this (and other) parks with 
trees, while letting the rest of the neighbourhood’s greenery continue to dwindle… 
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TRANSIT: 

 
Given density is increasing, onsite parking is decreasing (0.5 cars/unit, with R-CG), and the 
Green Line is still being debated… Could you add wording about needing more transit?  
 
In particular, increasing frequency of feeder routes like the #2, #4, #5, #17, et al throughout 
the day (and MO, in the evenings).  

 

GAPS / ERRORS  in the LAP Updates: re Key Changes Made 

• 2 items mentioned in Attachment 5, the Engagement Summary, were overlooked in 
the proposed LAP changes 

• Explore opportunities for more tree planting within Confederation Park.  

• Explore traffic calming along 32 Avenue NE.  

• Also, the groupings were changed (erroneously?) so that a number of Green 
initiatives are now in the Connecting Calgary section 
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January 8, 2025 

To: Infrastructure and Planning Committee (IPC) 
City of Calgary 
[Councillors] 

Re: Opposition to Proposed Amendments to the Westbrook Communities Local Area Plan 
(LAP) 

Dear Members of the Infrastructure and Planning Committee, 

Community planning requires a thoughtful balance between fostering growth and preserving 
stability—one rooted in transparent processes, meaningful public engagement, and adherence to 
carefully developed policies. 

Recently, residents of Glenbrook became aware of proposed amendments to the Westbrook 
Communities Local Area Plan (LAP) through development applications (DP2024-08468) that 
rely on anticipated changes to this framework. These amendments directly conflict with Section 
2.2.1.6 of the LAP, which emphasizes gradual, context-sensitive densification as the guiding 
principle for development in our neighbourhood. 

We, the residents of Glenbrook, respectfully oppose the proposed amendments and urge the IPC 
to suspend any changes to the LAP until the rezoning appeal process is concluded and the 
impacts of recent policy changes can be fully assessed. 

 

Prematurity of Policy Changes and Procedural Concerns 

The Westbrook Communities Local Area Plan (LAP) was adopted in April 2023 following a 
deliberate and collaborative planning process. Less than two years later, the City is proposing 
amendments that would fundamentally alter the LAP’s intent and vision for the community. 

Specifically, Section 2.2.1.6 of the LAP establishes clear expectations for development patterns 
in Glenbrook, prioritizing gradual, context-sensitive densification. This framework was designed 
to provide stability and predictability for residents and developers alike. Altering it so soon after 
adoption undermines the commitments made to the community and sets a troubling precedent for 
reactive, short-term planning. 

Further, these proposed amendments are based on a 2024 rezoning policy that has faced 
widespread public criticism and remains under legal appeal. Moving forward with LAP changes 
before the rezoning decision is finalized is not only premature but also legally and 
procedurally irresponsible. It introduces uncertainty, exposes the City to legal and financial 
risks, and threatens the enforceability of the LAP should the appeal overturn the rezoning 
decision. 
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We strongly urge the IPC to: 

1. Pause any amendments to the LAP until the rezoning appeal process is concluded 
and the long-term implications of the policy can be properly assessed. 

2. Maintain the enforceability of the 2023 LAP, including Section 2.2.1.6, as the 
governing framework for development reviews until amendments, if any, are formally 
debated, approved, and transparently communicated. 

 

Transparency and Public Trust in the Planning Process 

The proposed amendments raise broader concerns about transparency and public trust. Residents 
engaged in good faith during the LAP development process, expecting that its policies would 
provide clear and enforceable guidelines for growth. The rapid push to amend the LAP so soon 
after its adoption contradicts those expectations and signals a lack of accountability in the 
planning process. 

We emphasize that: 

• The 2023 LAP policies, including Section 2.2.1.6, remain enforceable and must not be 
set aside in favor of speculative amendments based on contested zoning changes. 

• Premature amendments weaken public confidence in the City’s commitment to 
democratic planning processes and clear rules for development. 

• A moratorium on LAP amendments is necessary to protect procedural fairness and 
avoid irreversible decisions that may conflict with future rulings on the rezoning 
appeal. 

 

Environmental and Infrastructure Concerns 

In addition to procedural issues, we question whether the proposed amendments account for 
environmental sustainability and infrastructure capacity. 

Higher-density developments should prioritize energy efficiency, tree preservation, and green 
building standards, yet there has been no clear evaluation of how these principles will be 
addressed under the proposed changes. Similarly, the potential strain on existing infrastructure—
including parking, traffic, and utilities—has not been adequately assessed. 

We call on the IPC to: 

• Require infrastructure and environmental impact assessments before approving any 
amendments that permit increased density. 

• Incorporate sustainability standards into the LAP to ensure that growth aligns with 
Calgary’s Climate Resilience Strategy and broader environmental goals. 
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Affordability and Livability Concerns 

The justification for higher-density zoning often centers on addressing housing affordability, yet 
the proposed amendments lack any guarantees that new developments will meet these goals. 
Without safeguards, increased density may result in speculative developments and luxury rentals, 
further exacerbating affordability challenges. 

We recommend that the IPC: 

• Tie future density allowances to affordability commitments, ensuring that 
development supports Calgary’s housing needs rather than fueling speculation. 

• Encourage gradual and incremental densification strategies, such as duplexes and 
rowhouses, which preserve neighborhood character while promoting affordability. 

 

Proposed Alternative Approach 

We are not opposed to growth, but we believe it must be gradual, thoughtful, and reflective of 
community needs. Instead of sudden and large-scale densification, we propose alternative 
approaches such as duplexes with secondary suites—forms that integrate well within our existing 
neighborhood context. 

This approach: 

• Balances growth with livability, reducing disruption to infrastructure and neighborhood 
character. 

• Supports affordability and sustainability without compromising long-term stability. 

We urge the IPC to explore these alternatives in partnership with residents, ensuring that any 
changes to the LAP prioritize thoughtful, community-driven development. 

 

Conclusion 

We respectfully request the Infrastructure and Planning Committee to: 

1. Suspend amendments to the Westbrook LAP until the rezoning appeal process is 
resolved. 

2. Maintain the enforceability of existing LAP policies until amendments are formally 
debated, approved, and transparently communicated. 

3. Require comprehensive impact assessments for infrastructure, environmental 
sustainability, and affordability before revising density allowances. 
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4. Promote gradual, incremental densification strategies that balance growth with 
livability and affordability. 

Premature amendments to the LAP risk undermining public trust, destabilizing established 
planning frameworks, and enabling irreversible decisions based on contested policies. We urge 
the IPC to prioritize transparency, accountability, and sustainable growth by halting amendments 
until the rezoning appeal process is complete. 

Sincerely, 
Chelsea and Jeff Windle 
4419 35 Ave SW, Calgary, Alberta 
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Blanket rezoning flies in the very face of the Local Area Plan developed by the City of Calgary. If this 

rezoning policy was a fit there would be no need to "Reconnect" and "Redo" the local area plans that 

are still so new implementations have barely begun. The City completely ignored the voice of the people 

regarding concerns over the rezoning policy and how it would negatively impact our communities. This 

is plain to see when one reviews the "What We Heard - What We Did Report" where there were a 

variety of concerns raised regarding rezoning and not single one was addressed in the "What We Did" 

portion. 

Bad Policy and Lazy Administration are two descriptors that come to mind regarding blanket rezoning 

and the negative impacts it will have on Area Plans and Calgary communities. This policy is akin to the 

provincial UCP wanting to introduce provincial policing and taking over CPP to create a provincial 

pension; both bad ideas; both things the people never asked for. Calgarians never asked for blanket 

rezoning; councillors and mayoral candidates never had it as a major platform and Calgarians clearly do 

not want it. 

Blanket rezoning gives all the power to developers and takes away voice and authority of the people and 

the community. Developers care only about the money, they don’t have to care about the community. 

Of course the city has no issue with this as they see increased tax revenues and can pat themselves on 

the back for creating more housing. Well, sorry, but the City's job is not to support developers, it is to 

support the electorate. The City is not our Mother; it doesn't know best or know what's good for us. We 

did not give council license to change the very face and fabric of our communities. Engagement shows 

the City is not listening and doing what the residents want.  

I own a home on a quiet cul-de-sac in Glenbrook, one of the communities with highest number of recent 

row house and other multi-unit developments in the city. All of the increased development has not 

brought any benefits to our community. We don’t see decreased crime, better snow removal, improved 

transit. We see increased traffic, parking issues and many structures that are out-of-place on our streets. 

There is currently a development proposal in our cul-de-sac for two adjoined properties both single 

detached homes each with secondary suites. The proposal would see the homes demolished and 

replaced with two back-to-back row houses totaling 16 units. This development if approved will nearly  

DOUBLE the number of households on our cul-de-sac, double the vehicles, and double the traffic. Oh 

and there are only a proposed 8 parking stalls for the 16 units. Where will people park? This is a cul-de-

sac of 18 houses that will nearly double to 32 households! No homeowner asked for this, no home 

owner supports this. Every home owner on the cul-de-sac, many concerned neighbours from 

surrounding streets, the community association and the area councillor all oppose this development and 

yet it could be approved. How is this acceptable? How does the city think it has the right, the authority 

to make such decisions?  

Again Council is not our mother, it is not there to do what it thinks is best. Council is there to represent 

the people, to listen to the people and do what the people want. Council needs to start listening to the 

people and stop thinking it knows best.  
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Page 1 of 1 

The Heritage Communities Local Area Plan was approved in 2023, it included limited-scale 
policies under the Neighborhood Local category (Section 2.2.1.6, page 29). These policies provide 
location criteria for building forms containing three or more units as shown below 
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City of Calgary, 
800 Macleod Trail SE 
Calgary, Alberta T2P 2M5 

January 26, 2025 
Mayor Gondek and Members of City Council, 
 
RE: Local Area Plan Reconnect - North Hill Communities Local Area Plan 
 

Representatives of the Crescent Heights Community Association (CHCA) attended an engagement 
session with administration on October 3, 2024, and submitted the attached letter dated October 
8th, 2024, to express our concerns and input on the proposed revisions to the NHCLAP. We are 
disappointed that there is no evidence to suggest that administration either read, heard, or 
responded to our concerns in their reports to council. 

As detailed in our letter from October 8th, we see no evidence that policy 2.2.1.6 as written refutes 
the rezoning that has occurred, and no change is required. Neighbourhood Local, Limited Scale 
definition expressly include for the allowance of the R-CG form on residential lots as referenced on 
page 57 of the NHCLAP: 

"Limited Scale accommodates developments that are three storeys or less. This modifier 
includes a broad range of ground-oriented building forms, including single-detached, semi-
detached, rowhouses, townhomes, stacked townhomes, mixed-use buildings, commercial 
and some industrial buildings." 

After the rezoning for housing public hearing and subsequent decision by council, Council directed 
administration to make Rowhouse a discretionary use in R-CG (Rezoning for Housing Council 
Decision Summary: June 11, 2024, Item 7.8).  Additional Council amendments were agreed upon 
including the Applicant Outreach Toolkit; Rowhouse How-to Guide. Specifically, we note: 

"1. b. Create a Rowhouse How-to Guide with input from interested community associations, 
residents and industry that identifies contextually appropriate design strategies (including but 
not limited to building height, placement and treatment of windows, air conditioners, waste & 
recycling bins and landscaping), with an update to Council by end of 2024 Q4; " 

The toolkit has not been produced (and no timeline evident for its publication) but R-CG 
applications are proliferating in our community and others. Our sole ability to influence positive 
outcomes of these redevelopments is through the DP process by appealing to file managers to 
implement discretion. We do this in part by using the language from statutory documents that 
currently exist including the NHCLAP and the MDP. Both documents are now under scrutiny, with 
plans to make changes in language and policy that will remove contextual references and 
effectively nullify CAs’ and affected residents’ ability to participate meaningfully in the 
development permitting process. The policy we feel is the most important to retain is 2.2.1.6 'd': 
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"2.2.1.6 d. Building forms that contain three or more residential units in Neighbourhood Local, 
Limited Scale should be designed to complement the surrounding context and consider the 
impacts of massing, lot coverage and setbacks on the following: 

I. access to sunlight and shade on adjoining parcels; and, 
II. protection of existing, healthy trees or landscaping on the parcel, where appropriate." 

 
After 3 short years as an adopted statutory plan the city now wants to remove this policy. The 
proposed replacement for Section 2.2.1.6 completely obliterates any contextual considerations. 
We do not support this and strongly encourage Council to consider our arguments. By making R-
CG discretionary Council committed to allow residents and CAs a voice in redevelopment that 
directly impacts them through the development permit process.  
 
Even with the few tools CAs and residents have at their disposal to influence applications to be 
contextual and respectful of existing homes and their occupants, heritage resources and the tree 
canopy, we are hard pressed to make positive changes without resorting to the Appeal process. We 
strongly believe file managers are in the same position, where they have a reduced number of tools 
to influence positive changes that enhance both the technical and visual quality of new 
developments and the lives of all people who live, and will come to live, in the planning area. Policy 
2.2.1.6 'd' provides us a tool we cannot afford to lose. 
 
The “What we Heard” report dismisses our further concerns over Heritage asset and tree canopy 
loss and the associated suggestions we made regarding our experiences with using the North Hill 
Heritage Guidelines or retaining our urban forest. We made six (6) meaningful suggestions in our 
original feedback, which we hope you will revisit. 
 
The policies referred to in Section 3.2.4 as offering Tree canopy protection by administration are 
aspirational only and speak to work still to be done at the city level. Policy 2.2.1.6 d II at the very 
least gives it the weight of "should" in policy hierarchy. Nothing else in the NHCLAP does this. A 
proposed tree planting in Confederation Park, though valued, in no way protects the existing urban 
forest in residential lots. 
 
Again, we urge you to reconsider the proposed revisions to the NHCLAP. 
 
Sincerely, 
 
Marie Semenick-Evans 
President, Crescent Heights Community Association 
president@crescentheightsyyc.ca 
403 629 6563 
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October 8, 2024 

 

City of Calgary Administration 
800 Macleod Trail SE 
Calgary, Alberta  T2P 2M5 

 

Re: Reconnect – North Hill Communities Local Area Plan 

 

Dear Administration; 

 

On behalf of the Crescent Height Community Association (CHCA) and its Planning and 

Heritage Committees, we would like to submit the following comments on the proposed 

changes to the North Hill Communities Local Area Plan (NHCLAP). In addition, we are 

submitting comments on areas we feel need to be revisited that have not been included in the 

"Reconnect" revisions. 

 

The CHCA strongly objects to the removal of the policies under Section 2.2.1.6. on pages 41 and 

42 of the existing NHCLAP. Our most strenuous objection is to the removal of policy "d", but 

the removal of any of these policies is not supported. None of these policies contravene the 

recent R-CG blanket upzoning of Calgary residential parcels. 

 

• Policy "a" reflects the existing verbiage under "Limited Scale Policies". 

• Policy "b" is still applicable according to the revised bylaw which includes the ability to 

build single family and duplex forms. 

• Policy "c" is still applicable and encourages the use of densification in the most 

appropriate places. 

• Policy "d" is still relevant and applicable, and in no way contravenes the fact that R-CG 

is now the base land use. 

 

During the development of the NHCLAP, there were many community members who devoted 

significant hours to the process as well as going back to their communities and looking for 

feedback as the LAP evolved. The above referenced policies were informed by that process and 

served to address many of the concerns existing residents had with the variety of residential 

forms. They continue to be important policies in the redevelopment of parcels in established 

areas. The most important one of these remains “d" as it looks for building context and impact 

as well as the protection of our mature tree canopy. It was always clear that the intent was to 

make R-CG the base land use under Neighbourhood Local, though it was never directly stated. 

IP2025-0007 
Attachment 9

Page 19 of 26



 

These policies support future redevelopment while also supporting the existing dwellings and 

residents. 

 

It is inappropriate to have made a commitment to these policies, that in no way contravene the 

new base R-CG zoning, and then remove them at will and without a similar effort to engage the 

communities impacted. It is a disregard for the process we undertook in good faith. 

 

We would also recommend the city refrain from initiating changes to statutory documents 

until the current judicial review applications before the courts are resolved. 

 

Additional Comments for NHCLAP Reconnect: 

  

1. Add direct control options for Heritage Guideline Areas in North Hill Communities with a 

minimum of 3 houses.  The heritage assets on the North Hill are under immense pressure 

from developers and are disappearing at an alarming rate. There are very few blocks left 

that have more than 3-4 houses in a row.  According to information on the City’s website, 

Direct Control is not available to North Hill communities: 

  

“We are currently piloting a community led request process in the Riley Communities 
Local Area Plan and West Elbow Local Area Plan areas. Requests for a Direct Control 
Heritage Area will only be considered from those communities at this 
time.”  (https://www.calgary.ca/planning/heritage/incentives.html)  

 

Crescent Heights has a large concentration of heritage assets - the largest north of the Bow 

River. In the past 5 years since the heritage asset windshield survey was completed, the 

city has done very little to help conserve and preserve these heritage assets. 

 

2. Make municipal heritage resource designation for heritage assets in heritage guideline 

areas quicker and easier.  These homes have already been identified in the 2019 windshield 

survey. Heritage Calgary has informed us that they do not have the capacity to consider 

more than 40 properties per year, so we are in danger of losing more. Assist communities 

in educating residents on the value of having their home designated. 

 

3. Send amended drawings to community associations for comments prior to final approval. 

We recently went to SDAB because a Development Permit approval did not meet the 

heritage guidelines, and we feel this could have been avoided if we had received amended 

plans from the City file manager. 

 

 

IP2025-0007 
Attachment 9

Page 20 of 26



 

4. Heritage Guidelines: Ensure file managers understand what the heritage guidelines are and 

how to apply them. Although the Crescent Heights Planning Committee submits a detailed 

heritage check sheet, many file managers do not understand how the heritage guidelines 

should be applied. 

 

5. The appalling loss of private tree canopy through redevelopment in established 

communities such as ours is not adequately addressed in the NHCLAP or elsewhere in city 

policy. Most applications are achieving the bare minimum of plantings that in no way 

replace the canopy loss and will continue to impoverish the city totals and have combined 

negative effects on community health and resilience in the future. 

 

We also request that Administration ensure that future engagement requires that the city 

contact the community associations by email a minimum of two weeks, and preferably four 

weeks prior to an event so that the event can be advertised to the residents. 

 

Thank you for your consideration of our recommendations. 

 

Sincerely, 

 

 

 

 

Marie Semenick-Evans 

President, Crescent Heights Community Association 

 

cc. Terry Wong, Ward 7 

Mount Pleasant Community Association 

Renfrew Community Association 

Rosedale Community Association 

Bridgeland-Riverside Community Association 

Tuxedo Park Community Association 

Highland Park Community Association 

Winston Heights-Mountview Community Association 

Thorncliffe-Greenview Community Association 
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Highland Park Community Association 

3716 2nd St. NW 
Calgary, AB  T2K 0Y4 

January 28, 2025 
 
City of Calgary 
800 Macleod Trail SE 
Calgary, AB  T2P 2M5 
 
Mayor Gondek and Members of City Council 
 
RE:  North Hill Communities Local Area Plan – Local Area Plan Reconnect 
 
With regard to the proposed removal of the Limited Scale Policies described in section 2.2.1.6 (pg. 41) of 
the North Hill Communities Local Area Plan we offer the following opinions: 

• Policy a should be removed insomuch as it is redundant to the current overall R-CG land use 
designation. In particular, the phrase that secondary suites should not be considered units will 
eventually become obsolete when the new Zoning Bylaw has been finalized and approved.   

• Policy b should be removed because it is redundant to the current R-CG land use. 

• Policy c should remain.  As a “should” policy statement it provides guidance on the areas that are 
most acceptable to community residents for higher density development.  Where we encounter 
greater pushback to proposed multi-unit (3+) residential developments is in the interior of the 
community.   

• Policy c sub-section iv should be revised.  It is quite feasible – and there are examples existing in 
Tuxedo Park and Mt. Pleasant – for 3 or 4-unit rowhouses to be constructed with garages 
incorporated into the structure.  A back laneway is not absolutely necessary for parking spaces to 
be provided onsite.  The R-CG land use requires 0.5 parking spaces per dwelling unit (with suites 
included in the count), however there needs to be policy direction to strengthen this 
requirement in the bylaw and give guidance to the developers and the Development Authority. 

• Policy d should remain and be amended to include an additional sub-section focused on “the 
quiet use and enjoyment of their properties by the residents of the adjacent parcels”.  There are 
proposed rowhouse projects wherein all 4 units and all 4 suites have access to their units via a 
walkway that is immediately adjacent to the fence separating the project from the neighbouring 
house and backyard.  This creates a potential situation where excessive noise and activity can 
disrupt the neighbour’s quiet use and enjoyment of their backyards.  Pedestrian activity along 
the shared fence line should be reduced as much as possible. 

• The Single Detached Special Study Area in Crescent Heights and Rosedale has no impact on 
Highland Park, which was formerly an R-C2 zoned community. 

 
Respectfully submitted 

 
D. Jeanne Kimber, Development Director 
Highland Park Community Association 
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Item # 9.1 

Corporate Planning and Financial Services Report to ISC:  UNRESTRICTED 

Public Hearing Meeting of Council C2025-0149 

2025 February 04  

 

Tabulation of Bylaw 44M2024 

  
Background: The first reading of Bylaw 44M2024 was held at the 2024 October 29 Regular 
Meeting of Council.  
 
Ineligible to Vote: None. 

RECOMMENDATION(S): 

That Council give second and third readings to Proposed Bylaw 44M2024.  

 

Excerpt from the Minutes of the Regular Meeting of Council held 2024 October 29 

 

*The following documents were distributed with respect to Report C2024-1098: 

 A document titled “Timeline update” 

 A document titled “New Franchise Fee Structure for Natural Gas” 

 A Proposed Bylaw 44M2024 

 A document titled “New Franchise Agreement: Natural Gas” 

 A presentation titled “New Franchise Agreement for Natural Gas” 

 

People in attendance during the Closed Meeting discussions with respect to Confidential Report 

C2024-1098: 

Clerks: K. Martin, J. Fraser, and M. A. Cario. Chief Administrative Officer: D. Duckworth. Law: J. 

Floen, D. Mercer, and C. Van Hell. Advice: S. Dalgleish, L. Tochor, C. Arthurs, K. Black, D. 

Hamilton, D. Morgan, M. Thompson, C. Stewart, A. Patil, S. Chow, S. Kongnetiman, K. Wyllie, 

and M. Rowe. External: D. Evanchuk. 

 

Revised Confidential Attachment 3 was distributed with respect to Confidential Report C2024-

1098. 

 Moved by Councillor Chabot 

Seconded by Councillor Sharp 

That with respect to Confidential Report C2024-1098, the following be 

adopted, after amendment: 

That Council: 

4. Direct that the Cover Report and Attachments 1, 2, Revised Attachment 

3, 4, 5, and 7 be held confidential pursuant to Section 23 (Local public body 

confidences) of the Freedom of Information and Protection of Privacy Act, to 

be released publicly when Council rises and reports; and 
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Corporate Planning and Financial Services Report to ISC:  UNRESTRICTED 
Public Hearing Meeting of Council  C2025-0149 
2025 February 04   
 

Tabulation of Bylaw 44M2024 
 

 

For: 

(14) 

Councillor Chu, Councillor Demong, Mayor Gondek, Councillor Sharp, Councillor 

Spencer, Councillor Walcott, Councillor Pootmans, Councillor McLean, Councillor 

Wyness, Councillor Mian, Councillor Penner, Councillor Chabot, Councillor Wong, 

and Councillor Dhaliwal 

  

  

MOTION CARRIED 

 Moved by Councillor Chabot 

Seconded by Councillor Sharp 

That with respect to Confidential Report C2024-1098, the following be 

adopted, after amendment: 

That Council: 

1. Authorize a new franchise agreement for natural gas (Revised 

Attachment 3) aligned to the Quantity Only methodology; 

2. Give first reading to Bylaw 44M2024 (Attachment 4); 

3. Withhold second and third readings of Bylaw 44M2024 until the Alberta 

Utilities Commission approves a new franchise agreement between The City 

of Calgary and ATCO Gas; 

5. Direct that the Closed Meeting discussions and Attachments 3 and 6 

remain confidential pursuant to Section 25 (Disclosure harmful to economic 

and other interests of a public body) of the Freedom of Information and 

Protection of Privacy Act, to be reviewed no later than 2026 December 31. 

For: 

(14) 

Councillor Chu, Councillor Demong, Mayor Gondek, Councillor Sharp, Councillor 

Spencer, Councillor Walcott, Councillor Pootmans, Councillor McLean, Councillor 

Wyness, Councillor Mian, Councillor Penner, Councillor Chabot, Councillor Wong, 

and Councillor Dhaliwal 

  

  

MOTION CARRIED 

 That Bylaw 44M2024 be introduced and read a first time. 

 

 

 

MOTION CARRIED 
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ATTACHMENT(S)  

1. Proposed Bylaw 44M2024 

 
 
Author: Regulatory Affairs 
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BYLAW NUMBER 44M2024 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AUTHORIZE THE CHIEF ADMINISTRATIVE 
OFFICER TO GRANT A RIGHT TO PROVIDE A 

GAS UTILITY SERVICE BY AGREEMENT 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
 WHEREAS a municipal council may, by agreement, grant a right, exclusive or otherwise, 
to a person to provide a utility service in all or part of the municipality, pursuant to section 45 of 
the Municipal Government Act, R.S.A. 2000, c.M-26; 
 
 AND WHEREAS Council may by bylaw delegate any of its powers, duties and functions 
pursuant to section 203 of the Municipal Government Act; 
 
 AND WHEREAS Council has considered C2024-1098 and deems it necessary to 
pass a bylaw authorizing the Chief Administrative Officer to, by agreement, grant a right to 
ATCO to provide a gas utility service; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 

1. This Bylaw may be cited as the “Gas Utility Service Agreement Bylaw”. 
 

2. In this Bylaw: 
 

(a) “Act” means the Municipal Government Act, RSA 2000, c. M-26; 
 

(b) “Chief Administrative Officer” means the person holding the position established  
  by bylaw 52M2022, or that person’s delegate; 
 
(c) “City” means the municipal corporation of The City of Calgary, and includes the  
  geographical area within the boundaries of The City of Calgary where the context  
  so requires; and 
 
(d) “ATCO” means ATCO Gas and Pipelines Ltd., a corporation having its head 

office at the City of Edmonton, in the Province of Alberta. 
 

3. The Chief Administrative Officer is authorized to enter into, amend or renew any 
agreement necessary to grant a right to ATCO to provide a gas utility service in the City. 

 
4. An agreement made by the Chief Administrative Officer pursuant to section 3 of this 

bylaw must first be advertised by the City and approved by the Alberta Utilities 
Commission pursuant to section 45(3) of the Act.  

 
5. This Bylaw comes into force on the date it is passed. 

 

 



                                      C2025-0149 
Attachment 1 

 
  

ISC: Unrestricted   Page 2 of 2 
 

 
 
 
READ A FIRST TIME ON 2024 October 29 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 

_________________________________________ 
 MAYOR 
 
 

SIGNED ON  ______________________________ 
 
 

_________________________________________ 
 CITY CLERK 
 

 
SIGNED ON  _____________________________ 
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