
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

March 27, 2025, 1:00 PM
IN THE COUNCIL CHAMBER

Members

Manager C. Lee, Chair
Director T. Mahler, Vice-Chair

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

Commissioner J. Gordon
Commissioner C. Hardwicke
Commissioner N. Hawryluk

Commissioner B. Montgomery
Commissioner M. Pink

Commissioner S. Remtulla
Commissioner S. Small

Commissioner K. Wagner

SPECIAL NOTES:
Members of the public are encouraged to follow Council and Committee meetings using the live stream:
Calgary.ca/WatchLive
Commission Members may be participating remotely.

1. CALL TO ORDER

2. OPENING REMARKS

3. CONFIRMATION OF AGENDA

3.1 DECLARATIONS - CONFLICT OF INTEREST

4. CONFIRMATION OF MINUTES

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 March 13

5. CONSENT AGENDA

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


5.1 DEFERRALS AND PROCEDURAL REQUESTS
None

5.2 Land Use Amendment in Killarney/Glengarry (Ward 8) at 3227 Kenmare Crescent SW,
LOC2024-0289, CPC2025-0233

5.3 Policy Amendment, Road Closure and Land Use Amendment in Beltline (Ward 8) adjacent to
1121 – 12 Avenue SW, LOC2024-0202, CPC2025-0301

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

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS
None

7.2 PLANNING ITEMS

7.2.1 Land Use Amendment in Highland Park (Ward 4) at 4220 Centre Street NE,
LOC2024-0307, CPC2025-0291

7.2.2 Land Use Amendment in Ambleridge (Ward 2) at multiple addresses, LOC2024-
0157, CPC2024-0957

7.2.3 Land Use Amendment in Highland Park (Ward 4) at multiple addresses, LOC2024-
0177, CPC2025-0319

7.2.4 Land Use Amendment in Sunnyside (Ward 7) at multiple addresses, LOC2024-
0126, CPC2025-0320

7.2.5 Land Use Amendment in Fairview Industrial (Ward 11) at 550 – 71 Avenue SE,
LOC2024-0285, CPC2025-0313

7.2.6 Policy and Land Use Amendment in Altadore (Ward 8) at 3926 – 16 Street SW,
LOC2023-0025, CPC2024-0524

7.2.7 Land Use Amendment in Currie Barracks (Ward 8) at 110 Bishop Way SW,
LOC2024-0224, CPC2025-0330

7.2.8 Policy and Land Use Amendment in Ogden (Ward 9) at 6240 – 18A Street SE,
LOC2024-0302, CPC2025-0258

7.3 MISCELLANEOUS ITEMS
None

8. URGENT BUSINESS



9. CONFIDENTIAL ITEMS

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES
None

9.2 URGENT BUSINESS

10. BRIEFINGS
None

11. ADJOURNMENT
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MINUTES 

CALGARY PLANNING COMMISSION 

 
March 13, 2025, 1:00 PM 

IN THE COUNCIL CHAMBER 

 
PRESENT: Manager C. Lee, Chair  
 Director T. Mahler, Vice-Chair  
 Commissioner L. Campbell-Walters  
 Commissioner R-M. Damiani  
 Commissioner J. Gordon  
 Commissioner C. Hardwicke  
 Commissioner N. Hawryluk  
 Commissioner B. Montgomery  
 Commissioner M. Pink  
 Commissioner S. Remtulla  
 Commissioner S. Small  
 Commissioner K. Wagner  
   
ALSO PRESENT: A/Principal Planner S. Jones  
 Senior Legislative Specialist J. Booth  
 Legislative Specialist K. Picketts  
   

 

1. CALL TO ORDER 

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

ROLL CALL 

Commissioner Campbell-Walters, Commissioner Damiani, Commissioner Gordon, 
Commissioner Hardwicke, Commissioner Hawryluk, Commissioner Montgomery, 
Commissioner Pink, Commissioner Remtulla, Commissioner Small, Commissioner 
Wagner, Director Mahler, and Manager Lee 

2. OPENING REMARKS 

Chair Lee provided opening remarks and a traditional land acknowledgment. 

3. CONFIRMATION OF AGENDA 

Moved by Director Mahler 
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That the Agenda for the 2025 March 13 Regular Meeting of the Calgary Planning 
Commission be confirmed, after amendment, by deleting Item 5.4, Policy 
Amendment in Montgomery (Ward 7) at 4908 Bowness Road NW, LOC2024-0305, 
CPC2025-0235. 

MOTION CARRIED 
 

3.1 DECLARATIONS - CONFLICT OF INTEREST 

Director Mahler declared a conflict of interest with respect to Item 7.1.1.  

4. CONFIRMATION OF MINUTES 

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 
February 27 

Moved by Commissioner Damiani 

That the Minutes of the 2025 February 27 Regular Meeting of the Calgary 
Planning Commission be confirmed. 

MOTION CARRIED 
 

5. CONSENT AGENDA 

Moved by Commissioner Hardwicke 

That the Consent Agenda be approved as follows: 

5.1 DEFERRALS AND PROCEDURAL REQUESTS 

None 

5.2 Land Use Amendment in Springbank Hill (Ward 6) at 217 Springbluff Boulevard 
SW and 7545 Elkton Drive SW, LOC2024-0219, CPC2025-0222 

5.3 Land Use Amendment in West Springs (Ward 6) at 870 – 81 Street SW, 
LOC2024-0218, CPC2025-0218 

5.5 Land Use Amendment in Evergreen (Ward 13) at 321 Everridge Drive SW, 
LOC2024-0263, CPC2025-0175 

For: (11): Director Mahler, Commissioner Campbell-Walters, Commissioner 
Damiani, Commissioner Gordon, Commissioner Hardwicke, Commissioner 
Hawryluk, Commissioner Montgomery, Commissioner Pink, Commissioner 
Remtulla, Commissioner Small, and Commissioner Wagner 

MOTION CARRIED 
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5.4 Policy Amendment in Montgomery (Ward 7) at 4908 Bowness Road NW, 
LOC2024-0305, CPC2025-0235 

This Item was deleted from today’s Order of Business at Confirmation of Agenda. 

6. POSTPONED REPORTS 

None 

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

7.1 DEVELOPMENT ITEMS 

7.1.1 Development Permit in Downtown Commercial Core (Ward 7) at 631 – 4 
Avenue SW, DP2024-05672, CPC2025-0242 

Director Mahler declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2025-0242. 

Director Mahler left the meeting at 1:06 p.m. and returned at 1:56 p.m. 
after the vote was declared. 

A presentation entitled "DP2024-05672 / CPC2025-0242 Development 
Proposal" was distributed with respect to Report CPC2025-0242. 

Adrian Benoit (applicant) answered questions of Commission with respect 
to Report CPC2025-0242. 

Moved by Commissioner Hawryluk 

That with respect to Report CPC2025-0242, the following be approved: 

That Calgary Planning Commission approve Development Permit 
DP2024-05672 for a New: Dwelling Units, Retail and Consumer Service 
(1 building) at 631 – 4 Avenue SW (Plan 2412260, Block 17, Lot 43), with 
conditions (Attachment 2). 

For: (11): Manager Lee, Commissioner Campbell-Walters, Commissioner 
Damiani, Commissioner Gordon, Commissioner Hardwicke, 
Commissioner Hawryluk, Commissioner Montgomery, Commissioner 
Pink, Commissioner Remtulla, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.2 PLANNING ITEMS 

7.2.1 Land Use Amendment in Residual Sub Area 12J (Ward 12) at 16311 – 
104 Street SE, LOC2024-0113, CPC2025-0267 

The following documents were distributed with respect to Report 
CPC2025-0267: 
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 A presentation entitled "LOC2024-0113 / CPC2025-0267 Land 
Use Amendment";  

 A document entitled "South Calgary Campus"; and 

 A document entitled "First Assembly Church - South Calgary 
Campus". 

Kathy Oberg, Jennifer Duff, Luke Yakielashek, and Derek Dawson 
(applicants) answered questions of Commission with respect to Report 
CPC2025-0267. 

By General Consent, pursuant to Section 6(1) of Procedure Bylaw 
35M2017, the Calgary Planning Commission suspended Section 78(2)(b) 
to forego the afternoon recess to complete the Agenda. 

Moved by Commissioner Gordon 

That with respect to Report CPC2025-0267, the following be approved: 

That Calgary Planning Commission: 

1. Forward this report (CPC2025-0267) to the 2025 April 08 Public 
Hearing Meeting of Council; and 

That Calgary Planning Commission recommend that Council: 

2. Give three readings to the proposed bylaw for the redesignation of 
8.09 hectares ± (20.00 acres ±) located at 16311 – 104 Street SE 
(Plan 0712234, Block 8, Lot 1) from Direct Control District (DC) 
District to Direct Control (DC) District to accommodate additional 
uses, with guidelines (Attachment 2). 

For: (8): Commissioner Campbell-Walters, Commissioner Damiani, 
Commissioner Gordon, Commissioner Hardwicke, Commissioner 
Hawryluk, Commissioner Montgomery, Commissioner Pink, and 
Commissioner Remtulla 

Against: (3): Director Mahler, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

None 
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9. CONFIDENTIAL ITEMS 

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

None 

9.2 URGENT BUSINESS 

None 

10. BRIEFINGS 

None 

11. ADJOURNMENT 

Moved by Commissioner Damiani 

That this meeting adjourn at 3:32 p.m. 

MOTION CARRIED 

The following Items have been forwarded to the 2025 April 8 Public Hearing Meeting of 
Council: 

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

 Land Use Amendment in Springbank Hill (Ward 6) at 217 Springbluff Boulevard 
SW and 7545 Elkton Drive SW, LOC2024-0219, CPC2025-0222 

 Land Use Amendment in West Springs (Ward 6) at 870 – 81 Street SW, 
LOC2024-0218, CPC2025-0218 

 Land Use Amendment in Residual Sub Area 12J (Ward 12) at 16311 – 104 
Street SE, LOC2024-0113, CPC2025-0267 

The following Item has been forwarded to the 2025 May 6 Public Hearing Meeting of 
Council: 

PLANNING MATTERS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

 Land Use Amendment in Evergreen (Ward 13) at 321 Everridge Drive SW, 
LOC2024-0263, CPC2025-0175 

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held 
on 2025 March 27 at 1:00 p.m.  

CONFIRMED BY COMMISSION ON 
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CHAIR  CITY CLERK 

   

 



Approval: S. Lockwood  concurs with this report.  Author: A. Yadav  

 

Item # 5.2 
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Land Use Amendment in Killarney/Glengarry (Ward 8) at 3227 Kenmare Crescent 
SW, LOC2024-0289 

 

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 3227 Kenmare Crescent SW (Plan 732GN, Block 1, Lot 45) from Direct 
Control (DC) District to Residential – Grade Oriented Infill (R-CG) District. 

 
HIGHLIGHTS 

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

 The proposal represents an appropriate density increase of a residential site, allows 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 Westbrook Communities Local Area Plan (LAP). 

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

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

 A development permit for a garage with a backyard suite has been submitted and is 
under review.   

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment was submitted on 2024 November 28 by the landowner, Sandra Mae 
Warnke. A development permit (DP2025-01492) for a backyard suite over a garage was 
submitted on 2025 March 13 and is under review.  As noted in the Applicant Submission 
(Attachment 2), the intent of this land use amendment is to allow for this development permit 
application. 
 
The existing Direct Control (DC) District (Bylaw 28Z91) is based on the R-2 Residential Low 
Density District of Land Use Bylaw 2P80, which does not allow for backyard suites. The 
proposed R-CG District would allow for the intended form of development.  
 
The approximately 0.11 hectare (0.27 acre) parcel is located in the southwest community of 
Killarney/Glengarry, on the cul-de-sac fronting Kenmare Crescent SW. The site is currently 
developed with a single detached home with a rear detached garage accessed from the lane.  
 
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 discussed the proposal with the Killarney-Glengarry Community Association (CA) 
via email, had discussions with 12 neighbours, and left letters for any neighbours they could not 
contact. The Applicant Outreach Summary can be found in Attachment 3. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
No public comments were received at the time of writing this report. 
 
The Killarney-Glengarry Community Association provided a letter of support (see Attachment 4) 
and commented they would like to see more of these type of proposals in the community.   
 
Administration has determined the proposal to be appropriate. The R-CG District is intended to 
be located adjacent to other low density districts and accommodates a variety of housing forms. 
It provides for a modest density increase while being sensitive to adjacent development. The 
building and site design, number of units, and on-site parking will be reviewed at the 
development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The development of this site enables a more efficient use of land and infrastructure and allows 
for a diversity of grade-oriented housing that may better accommodate the needs of different 
age groups, lifestyles and demographics. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0247
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Land Use Amendment in Killarney/Glengarry (Ward 8) at 3227 Kenmare Crescent 
SW, LOC2024-0289 
 

 Approval: S. Lockwood concurs with this report. Author: A. Yadav 

 

Economic 
The ability to moderately increase density in this location would make for more efficient use of 
existing infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site, located in the southwest community of Killarney/Glengarry, is a pie-shaped lot 
located on the cul-de-sac of Kenmare Crescent SW. The area of the site is approximately 0.11 
hectares (0.27 acres). The existing development on the site is a single detached dwelling with a 
rear detached garage accessed from the rear lane. The applicant intends to develop a backyard 
suite. 
 
The surrounding development is characterized by primarily low density residential homes in the 
form of single detached and semi-detached dwellings designated as Direct Control (DC) District 
(Bylaw 28Z91) based on the R-2 Residential Low Density District from the previous Land Use 
Bylaw 2P80. A townhouse complex designated as Multi-Residential – Contextual Grade-
Oriented (M-CG) District is located east of the site. Parcels to the south are designated as 
Residential – Grade-Oriented Infill (R-CG) District and Housing – Grade Oriented (H-GO) 
District.  
 
Killarney School (kindergarten to grade six), A.E. Cross School (grades seven to nine), Holy 
Name School (grades one to nine) and Richmond Green Park baseball diamonds are all within 
700 metres (a ten-minute walk) from the site. The site is also 700 metres (a 10-minute walk) 
from a variety of community commercial services located on Richmond Road SW and on 37 
Street SW.  
 

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

Killarney/Glengarry 

Peak Population Year 2019 

Peak Population 7,685 

2019 Current Population 7,685 

Difference in Population (Number) 0 

Difference in Population (Percent) 0.00% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z28.pdf
https://www.calgary.ca/communities/profiles/killarney-glengarry.html
https://www.calgary.ca/communities/profiles/killarney-glengarry.html
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Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing DC District (Bylaw 28Z91) is based on the R-2 Residential Low Density District in 
Land Use Bylaw 2P80, which accommodates development in the form of single detached, semi-
detached, and duplex dwellings with a maximum building height of 10 metres. The DC District 
also includes specific minimum lot width and lot area requirements. The DC District (Bylaw 
28Z91) does not include backyard suites as a listed use and the 2P80 Bylaw did not include 
secondary suites or backyard suites at all.  
 
The proposed 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 density requirements of the 
R-CG District, a maximum of eight units could be constructed on the site. However, the site is 
also within the Westbrook Communities Local Area Plan (LAP) and is located within the 
Neighbourhood Local Urban Form category, with a Limited Building Scale Modifier. The 
applicable policies of the LAP do not support building forms of three of more units to be 
developed on the subject site.   
 
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 secondary suite. 
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Development and Site Design  
The rules of the proposed R-CG District would provide guidance for the future redevelopment of 
the site including appropriate uses, building height and massing, landscaping and parking. 
Given the specific context of the site, additional items that will be considered through the 
development permit process include, but are not limited to: 
  

 the design, layout and configuration of the backyard suite; and 

 lane access and parking provisions. 
 
Transportation  
The subject site is accessed from Kenmare Crescent SW fronting a cul-de-sac with a rear lane. 
Pedestrian access is via the sidewalk on Kenmare Crescent SW.  
 
The subject site is approximately 200 metres (a three-minute walk) from a westbound bus stop 
for Route 22 (Richmond Rd SW) that further connects to the West Hills bus loop with access to 
other routes. An eastbound bus stop for Route 22 (Richmond Rd SW) is approximately 250 
metres (a four-minute walk) from the site which provides service through Richmond, South 
Calgary, Bankview, Sunalta and into the Downtown core. 
 
The subject site is not within a residential street parking permit zone and has no on-street 
parking restrictions. 
 
Environmental Site Considerations 
No environmental concerns were identified.  
 
Utilities and Servicing 
Sanitary and water connections are available adjacent to the lot via Kenmare Crescent SW. A 
storm connection is not available adjacent to the lot. A Development Site Servicing Plan will be 
required 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. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City 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 incremental benefits to climate 
resilience.  
 
  

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://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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Calgary Climate Strategy (2022)  
The application does not include any specific actions that address the objectives of the Calgary 
Climate strategy – Pathways to 2050. Further opportunities to align development of this site with 
applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
Westbrook Communities Local Area Plan (LAP) (Statutory – 2023) 
The Westbrook Communities Local Area Plan (LAP) identifies the subject site as 
Neighbourhood Local (Map 3: Urban Form) with a Limited building scale modifier (Map 4: 
Building Scale), which allows for buildings of up to 3 storeys. Neighbourhood Local policies in 
the LAP support building forms that contain three or more residential units on parcels with rear 
lanes in the following areas: 
 

 within transit station area Core Zones and Transition Zones; 

 along a street identified as a Main Street or separated by a lane from a parcel along a 
Main Street; 

 on corner parcels; or 

 adjacent to or separated by a road or lane from a school, park or open space greater 
than 0.4 hectares. 

 
The subject parcel does not align with the above locational criteria of the LAP. Therefore, only 
two units can be considered for the site. One secondary suite and one backyard suite are also 
allowed within each unit. 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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Applicant Submission 
 
2025 March 11 
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Applicant Outreach Summary 
 
2025 January 30 
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Community Association Response 
 

2024 December 22 
 
Circulation comments from Killarney Glengarry Community Association 
 
Overall: In support of this application 
 
General Comment: We highly support this application and would like to see more in our 
community. 
  

 
 
 
 
 



 



Approval: S. Lockwood  concurs with this report.  Author: A. Kaddoura 
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Policy Amendment, Road Closure and Land Use Amendment in Beltline (Ward 8) 
adjacent to 1121 – 12 Avenue SW, LOC2024-0202 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission recommend that Council: 
 

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

 
2. Give three readings to the proposed closure of 0.10 hectares ± (0.25 acres ±) of road 

(Plan 2510265) adjacent to 1121 – 12 Avenue SW, with conditions (Attachment 3); and 
 

3. Give three readings to the proposed bylaw for the redesignation of 0.10 hectares ± (0.25 
acres ±) of closed road (Plan 2510265) from Undesignated Road Right-of-Way to 
Special Purpose – Community Service (S-CS) District. 

 
HIGHLIGHTS 

 This application seeks to close a portion of 10 Street SW to allow for a public park space 
adjacent to Connaught School.  

 The proposal addresses a need for increased open space in Beltline and supports the 
applicable policies of the Municipal Development Plan (MDP). 

 What does this mean to Calgarians? This application would increase the amount and 
types of open space available for nearby residents, supporting active transportation and 
leisure activities. 

 Why does this matter? This application will make what has been a temporary open 
space for over two years into a permanent fixture, intended to provide more open space 
for the community and to create safer walking conditions for school children. 

 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 regarding this proposal. 
 
DISCUSSION  
This road closure, policy and land use amendment in the southwest community of Beltline was 
submitted by The Tula Project on 2024 August 13 on behalf of The City of Calgary. As noted in 
the Applicant Submission (Attachment 4), the intent is to close the portion of 10 Street SW 
identified on the registered Road Plan (Attachment 5) adjacent to Connaught School to create 
an urban park space.  
 
The space has been temporarily closed since 2022 as a pilot project to support improved public 
realm conditions for the general community and particularly for commuting school children. The 
new park would increase the amount of open space in the area and provide safe and improved 
active transportation connections within a dense urban environment. Upon closure of the road, 
The City of Calgary would retain ownership of the site and will be responsible for maintenance 
and operations. 
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The 0.10 hectare (0.25 acre) site comprises of the southern portion of the undesignated 10 
Street SW road right of way between 12 Avenue SW and 13 Avenue SW. Directly adjacent to 
the site are the Connaught School grounds and several medium to high density residential 
developments. The proposed Special Purpose – Community Service (S-CS) District is intended 
to accommodate a limited range of community uses, including park space.  
  
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, policy and land use amendment, 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 outlined in the Applicant Outreach Summary (Attachment 6), the applicant has undertaken a 
robust engagement program for this project since 2021. Engagement continued throughout the 
road closure, policy and land use amendment application process where the applicant recently 
conducted onsite pop-ups, delivered digital newsletters and polls, had sessions with a targeted 
working group and had onsite walkthroughs with residents of the adjacent multi-residential 
development.  
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/ 
interested parties, notice posted on the site and published online. Notification letters were also 
sent to adjacent landowners. Administration received 19 letters in support and five letters in 
opposition from the public for this proposal.  
 
The five letters of opposition included the following areas of concern: 
 

 lack of a need in this area due to other parks in close proximity; 

 design of the space in its temporary form; and 

 potential disruption of traffic and congestion elsewhere due to the road closure. 
 
The reasons for support noted in the letters received include:  
 

 general success of the pilot project;  

 demonstrated improved safety for pedestrians, families and school children; 

 creation of natural and safe active transportation connections; 

 overall increase of park space in Beltline; and 

 beautification of the neighbourhood. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0202
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No comments from the Beltline Neighbourhoods Association (CA) were received. Administration 
contacted the CA to follow up and no response was received. 

 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The road closure and land use amendment were 
reviewed by the Development Applications Review Team and are supported. The design of the 
site is being reviewed and determined by various groups in Administration in collaboration with 
the applicant and informed by the public engagement done to date.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
road closure, policy amendment and land use amendment will be posted on-site and mailed to 
adjacent landowners. In addition, Commission’s recommendation and the date of the Public 
Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed application contributes to the open space needs of nearby residents. It adds 
vibrancy to the area and creates a safer pedestrian environment.  
 
Environmental 
This application aligns with the Calgary Climate Strategy – Pathways to 2050 by supporting 
Program Pathway G: Mode shift – Increase the mode share of zero or low emissions 
transportation modes, by encouraging walking and wheeling through the new public park space. 
 
Economic 
Ensuring that existing and future citizens have a good quality of life through the expansion of 
open space helps achieve our economic goals of having citizens remain in the city and help 
attract new and innovative talent. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Amendments to the Beltline Area Redevelopment Plan 
3. Road Closure Conditions 
4. Applicant Submission 
5. Registered Road Plan 
6. Applicant Outreach Summary 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is a portion of the undesignated 10 Street SW road right-of-way between 
12 Avenue SW and 13 Avenue SW located in the southwest community of Beltline. The 
approximately 0.10 hectares (0.25 acres) site has an irregular shape, approximately 47 metres 
in length, and ranging from approximately 20 metres to 28 metres in width. The site 
encompasses the entire portion of the current 10 Street SW road right-of-way south of the 
existing lane and up to 13 Avenue SW. This includes the public sidewalks on 10 Street SW and 
portions of the public sidewalks on 13 Avenue SW.  
 
This portion of 10 Street SW has been operating as a public park in a temporary state since 
2022 in line with existing approvals. This proposal would formally close this portion of the road 
to enable a permanent public park space. The temporary closure of this site was a community-
led and non-profit initiative intended to support safer conditions for students walking to 
Connaught School (elementary). 
 
Connaught School is directly adjacent to the site with surrounding properties mainly 
characterized as medium to high density residential development. The land use designations 
surrounding the site all support high density residential development. The site is approximately 
400 metres (a five-minute walk) to the 17 Avenue SW Main Street and there are various 
commercial developments within close proximity to the park.  
 
This new park space would expand the open space network in the area where there are existing 
parks such as the directly adjacent Connaught School playground, Barb Scott Park within 200 
metres of the site (a three-minute walk) and Connaught Park within 300 metres of the site (a 
four-minute walk). This is in addition to existing separated bicycle lanes along 12 Avenue SW, 
11 Street SW and a future Greenway proposed along 13 Avenue SW, with which the subject 
site will interface. There are also bus stops for Route 7 (Marda Loop) and Route 90 (Bridgeland 
/ U of C) within 200 of the site (a three-minute walk). 
 

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

Beltline 

Peak Population Year 2019 

Peak Population 25,129 

2019 Current Population 25,129 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

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

 

 

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

Planning Evaluation 
 
Road Closure 
This proposal includes the closure of an approximately 0.10 hectare (0.25 acre) portion of 10 
Street SW adjacent to 1121 – 12 Avenue SW between 12 Avenue SW and 13 Avenue SW. The 
closed portion of road would then be converted into a park space as a standalone parcel, 
subject to the Road Closure Conditions. 
 
Land Use 
The site is currently undesignated road right-of-way and would be assigned the Special Purpose 
– Community Service (S-CS) District to allow conversion to park space. The S-CS district is 
intended to accommodate a limited range of education and community uses, including parks 
which are not dedicated as municipal reserve (MR). 
 
Development and Site Design 
The rules of the proposed S-CS District would guide any future development or improvements 
on the site. The site is heavily restricted by utilities and by its overall size, offering limited 
opportunity for any significant permanent structures. 
 
 
 
Transportation 
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Pedestrian access is available through the existing network from 12 Avenue SW and 13 Avenue 
SW, and from the north portion of 10 Street SW. The grid network of sidewalks throughout the 
neighborhood provides multiple routing options for pedestrians. With the road closure, 
pedestrian accessibility will be maintained through the subject site. 
  
The site benefits from strong connectivity for all mobility modes. The site area is well served by 
Calgary Transit, with bus stops within 100 metres to 200 metres of the site (a three-minute walk) 
along 12 Avenue SW (Route 7 - Marda Loop and Route 90 - Bridgeland/University of Calgary). 
In addition, the 11 Street SW and 12 Avenue SW cycle tracks are in close proximity to the site 
area, as well as a future greenway corridor planned along 13 Avenue SW. 
 
Vehicle access to the lane and adjacent private garage will be preserved for local traffic through 
10 Street SW from the north and through the lane from the east. On-street parking will remain 
available in the surrounding area with daytime restrictions of two-hour parking during the 
weekdays, and restricted zones adjacent to the school on 12 Avenue SW and a portion of 10 
Street SW. 
 
A Transportation Mobility Assessment was commissioned to evaluate the closure of the road 
and was supported by Administration. Further review and recommendations will occur through 
subsequent approval stages. 
  
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. Existing public utilities are to 
be protected in a utility right-of-way. 
 

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. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located in the Greater Downtown Activity Centre as identified on Map 1: 
Urban Structure in the Municipal Development Plan (MDP). This application supports the 
general policies for the Greater Downtown by enabling high-quality active transportation 
connections, ensuring public open spaces accommodate people of all abilities and connecting 
the Greater Downtown through a vibrant public realm network. 
 
Calgary Climate Strategy (2022) 
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050 programs and actions. This application supports and enables 
infrastructure for various modes of active transportation which aligns closely with Program 
Pathway G: Mode shift – Increase the mode share of zero or low emissions transportation 
modes. 
 
Greater Downtown Plan (Non-Statutory 2021) 

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://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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This application is supported by Calgary’s Greater Downtown Plan. It aligns closely with various 
identified strategies related to creating vibrant urban neighbourhoods, expanding the open 
space network and re-envisioning street space and public rights-of-way. 
 
Beltline Area Redevelopment Plan (Statutory – 2006) 
The subject site is currently shown as undesignated road right-of-way in all maps within the 
Beltline Area Redevelopment Plan (ARP). An amendment to the ARP is required to identify this 
site as the Public Park, Pathways, Open Space & Recreation typology in all relevant maps in 
the ARP. This change will lead to the application of many policies in Chapter 6: Parks and 
Public Realm of the ARP. Relevant policies also support the creation of new park space in the 
community to address the current deficiency in open space in Beltline in terms of the targeted 
amount of open space per resident. These policies will also be relevant through the design 
approval stage. 
 
Beltline Parks Public Realm Playbook (Non-Statutory – 2024) 
The Beltline Parks and Public Realm Playbook (The Playbook) is a non-statutory document that 
provides detailed guidance and strategy to address the parks and open space needs in Beltline. 
This proposal aligns closely with various recommendations, in particular Move 2: Leverage Park 
and Public Realm Synergies, and supports the overall goal of creating complete experiences 
within the open space network.   
 

https://d17lvj5xn8sco6.cloudfront.net/18/7B/FC/6A/FE/E8/CD/BB/4B/A4/54/09/E7/F0/42/30/0014EE62/common/downloads/publication.pdf?Policy=eyJTdGF0ZW1lbnQiOlt7IlJlc291cmNlIjoiaHR0cCo6Ly9kMTdsdmo1eG44c2NvNi5jbG91ZGZyb250Lm5ldC8xOC83Qi9GQy82QS9GRS9FOC9DRC9CQi80Qi9BNC81NC8wOS9FNy9GMC80Mi8zMC8wMDE0RUU2Mi8qIiwiQ29uZGl0aW9uIjp7IkRhdGVMZXNzVGhhbiI6eyJBV1M6RXBvY2hUaW1lIjoxNzQxNjQwNjk4fX19XX0_&Signature=fHu9SLquxW5GScwbgOXDerEaB1FTwDqk7KzzXVp7y3DSFAr8ZtMEhzQeAsQtGUwKWiaChI3Wz-g-kFzbKHg7EFMdMj~xSwvfq2VjXfTsShmk4T-G-GJKvFcNvKIwbzdRyI7TzmhurTWRc03Q-tEsLcwCeCu65MeE94KiF4MWbWI_&Key-Pair-Id=APKAJHHI2UARJWNSOBCQ&uni=4.25.0-R11053
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=PTTqycyTceP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=XTyeKeyyTeV&msgAction=Download
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Proposed Amendments to the Beltline Area 
Redevelopment Plan 
 

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

 

(a) In Part 1, delete the existing Map 3 entitled ‘Land Use Concept’ and replace with 
the revised Map 3 entitled ‘Land Use Concept’ attached as Schedule A. 

 
(b) In Part 1, delete the existing Map 3A entitled ‘Building Frontages’ and replace 

with the revised Map 3A entitled ‘Building Frontages’ attached as Schedule B. 
 
(c) In Part 1, delete the existing Map 3B entitled ‘Policy Areas’ and replace with the 

revised Map 3B entitled ‘Policy Areas’ attached as Schedule C. 
 
(d) In Part 1, delete the existing Map 4 entitled ‘Large Residential Floor Plate Policy 

Area’ and replace with the revised Map 4 entitled ‘Large Residential Floor Plate 
Policy Area’ attached as Schedule D. 
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SCHEDULE A 

Map 3: Land Use Concept 
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SCHEDULE B 

Map 3A: Building Frontages 
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SCHEDULE C 

Map 3B: Policy Areas 
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SCHEDULE D 

Map 4: Large Residential Floor Plate Policy Area 
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Road Closure Conditions 
 
 

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

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

 
3. At the time of redevelopment, the proposed road plan will identify the boundary area to 

indicate the portion of the 13 Avenue SW right of way including the pedestrian crossing. 
The south boundary will align with design best practice to ensure a safe and efficient 
pedestrian corridor is created within and adjacent to the right of way. 

 
4. Upon redevelopment, all proposed access, including access management, will be 

designed and located to the satisfaction of the Manager, Development Engineering. 
Access to the existing lane and the private garage will remain free from obstacles or 
encumbrances. 

 
5. The developer will ensure walkways between 13 Avenue SW and 12 Avenue SW remain 

open to public use with free and clear accessibility to the neighbourhood park, transit 
zones, active modes network or to connect neighbourhood sub areas. 
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Applicant Submission 
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Registered Road Plan 
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Applicant Outreach Summary 
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Approval: M. Sklar  concurs with this report.  Author: D. Osachuk 
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Land Use Amendment in Highland Park (Ward 4) at 4220 Centre Street NE, 
LOC2024-0307 

 

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 4220 Centre Street NE (Plan 6482GN, Block 10, Lot 1) from Residential 
– Grade-Oriented Infill (R-CG) District to Mixed Use – General (MU-1f4.0h21) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for mixed-use 
development up to six storeys in height. 

 The proposal represents an appropriate increase in height and development intensity 
near the future 40 Avenue N Green Line LRT Station and is in keeping with the 
applicable policies of the Municipal Development Plan (MDP) and North Hill 
Communities Local Area Plan (LAP). 

 What does this mean to Calgarians? This application would provide commercial 
opportunities near a future Green Line LRT Station and enable transit-oriented 
development. 

 Why does this matter? The proposal would allow for increased intensity within walking 
distance of transit and provides for a more efficient use of existing infrastructure and 
nearby amenities. 

 A development permit for eight dwelling units and one commercial retail unit has been 
submitted and is under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, in the northeast community of Highland Park, was submitted by Arbutus Rock 
Asset Management on behalf of the landowner, 2616169 Alberta Ltd. (Carlin Howden) on 2024 
December 16. A development permit (DP2024-05487) for a mixed-use development proposing 
eight dwelling units and one commercial retail unit was submitted on 2024 July 24 and is under 
review. The Applicant Submission can be found in Attachment 2. 
 
The site is approximately 0.05 hectares (0.12 acres) in size and is located at the southeast 
corner of Centre Street N and 40 Avenue NE. It is approximately 250 metres (a four-minute 
walk) north of the future 40 Avenue N Green Line LRT station. The parcel is currently developed 
with a single detached dwelling with detached garage and has rear lane access. 
 
The proposed Mixed Use - General (MU-1) District provides for commercial and residential uses 
in street-oriented buildings with either commercial or residential uses at street level and 
represents an appropriate increase in intensity along an Urban Main Street and within walking 
distance of transit. 
 
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 discussed the proposal with the Ward 4 Councillor and adjacent neighbours. 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. 
 
No public comments were received at the time of writing this report. 
 
The Highland Park Community Association provided a letter in support on 2025 11 February 
(Attachment 4) but noted they are unclear whether future development can meet the amenity 
space and landscaping requirements of the MU-1 District. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, including landscaping 
and amenity space, will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notification for a Public Hearing of Council for the land 
use amendment will be posted on-site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed MU-1f4.0h21 District would provide additional housing choices and commercial 
amenities which may accommodate the evolving housing needs of different age groups, 
lifestyles and demographics. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0307
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Economic 
The proposed land use would provide for additional commercial uses in the community and 
allow for a more efficient use of land, services and existing infrastructure. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Community Association Response 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is in the community of Highland Park at the southeast corner of Centre Street N 
and 42 Avenue NE. The site is approximately 0.05 hectares (0.12 acres) in size and is 
approximately 15 metres wide by 36 metres deep. It is currently developed with a single 
detached dwelling and detached garage with vehicular access from the lane. 
 
Lands to the north, south and east are designated Residential – Grade-Oriented Infill (R-CG) 
District and are characterized by single detached dwellings. Lands across the street to the west 
and northwest are designated Mixed Use – General (MU-1f4.0h21) District and are 
characterized by single detached dwellings and a single-storey commercial building. Lands to 
the southeast are designated Multi-Residential – High Density Low Rise (M-H1) District where a 
new assisted living facility is currently under development. Lands designated Mixed Use – 
Active Frontage (MU-2f5.0h40) District are located on the east side of Centre Street N between 
40 Avenue NE and 41 Avenue NE. 
 
The site is within the future 40 Avenue N Green Line LRT Station area and bus rapid transit 
(BRT) service currently operates on Centre Street N. BRT stops are located approximately 250 
metres (a four-minute walk) south of the site at Centre Street N and 40 Avenue N. 
 

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

 

Highland Park 

Peak Population Year 1969 

Peak Population 4,875 

2019 Current Population 3,838 

Difference in Population (Number) -1,037 

Difference in Population (Percent) -21.27% 

Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Highland Park community profile. 

 
  

https://www.calgary.ca/communities/profiles/highland-park.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, which would allow for four units here. 
 
The MU-1 District is intended to accommodate residential and commercial uses at grade facing 
the commercial street and allows for a mix of residential and commercial uses in the same 
building.  
 
The proposed MU-1f4.0h21 District would allow for a maximum floor area ratio of 4.0 which 
equates to a building floor area of approximately 2,156 square metres. The proposed 21 metre 
building height would allow for approximately six storeys. The provision of both residential and 
commercial uses at grade and proposed 21 metre maximum height represents a gentle 
transition from higher-intensity, active frontage parcels located to the south of 41 Avenue NE. 
 
Development and Site Design 
The rules of the proposed MU-1f4.0h21 District would provide guidance for development of the 
site, including appropriate uses, building height, landscaping, parcel coverage and parking. 
Other key factors that are being considered during the review of the development permit 
application include the following: 
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 building massing adjacent to low density residential parcels; 

 façade treatment along Centre Street N; 

 shadowing, overlooking and privacy; and 

 residential amenity space. 
 
While the proposed floor area ratio of 4.0 and maximum building height of 21 metres provide for 
an appropriate intensification of this site along an Urban Main Street, the MU-1 District rules will 
mitigate the increase in building height through required stepbacks on sites located adjacent to 
low density residential land and allow for a transitional building height. 
 
A 3.048 metre public realm setback also applies to this section of Centre Street N. These 
setbacks are intended to accommodate public realm improvements, pedestrian environment 
improvements, and context specific mobility improvements. While there is no front setback 
requirement in the MU-1 District, all future development would be set back 3.048 metres from 
the existing front property line to accommodate the required public realm setback. This would be 
reviewed as part of the development permit stage. 
 
Transportation 
Pedestrian access to the site is provided by public sidewalks on Centre Street N and 42 Avenue 
NE. Existing on-street bikeways along 41 Avenue NE and 1 Street NE form part of the Always 
Available for All Ages and Abilities (5A) Network. There are existing pathways on 41 Avenue NE 
and 1 Street NE. A park to the northeast contains a pathway, providing pedestrian access to 
Edmonton Trail NE. 
 
The site is located on the Primary Transit Network along Centre Street N and is approximately 
150 metres (a three-minute walk) south of transit stops serving Route 3 (Sandstone/Elbow Dr 
SW) northbound and southbound. The site is 250 metres (a four-minute walk) from bus rapid 
transit (BRT) stops on Centre Street N, serving Route 300 (BRT Airport/City Centre), Route 301 
(BRT North/City Centre), Route 62 (Hidden Valley Express), Route 64 (MacEwan Express), 
Route 109 (Harvest Hills Express), Route 116 (Coventry Hills Express), Route 142 (Panorama 
Express) and Route 3 (Sandstone/Elbow Dr SW). The site is also approximately 250 metres (a 
four-minute walk) north of the future 40 Avenue N Green Line LRT Station. 
 
Access to the site will be from the lane and will be confirmed at the time of the development 
permit. Street parking is not permitted on this section of Centre Street N but is available 
adjacent to the subject site on 42 Avenue NE. 
 
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 as part of this application. 
 
Utilities and Servicing 
Water, sanitary sewer and storm sewer are available to service the subject site. Details of site 
servicing and appropriate stormwater management will be considered and reviewed as part of 
the development permit stage. 
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The site is within the Urban Main Street land use typology as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). Urban Main Streets provide for a high level 
of residential and employment intensification along Urban Boulevards and emphasize a 
walkable pedestrian environment fronted by a mix of higher intensity residential and business 
uses.  
 
The MDP seeks to direct a greater share of new growth to Main Streets and to optimize 
population and job growth within walking distance of transit. The proposed land use amendment 
is in keeping with the overall policy objectives 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. 
 
North Hill Communities Local Area Plan (Statutory – 2021) 
The site is within the Neighbourhood Commercial urban form category as identified on Map 3: 
Urban Form of the North Hill Communities Local Area Plan (LAP). Neighbourhood Commercial 
areas encourage street-oriented buildings that support commercial uses on the ground floor 
facing the higher activity street with a range of uses integrated behind or located above. 
 
The site also has a Low building scale modifier as identified on Map 4: Building Scale. Low 
scale areas allow for developments up to six storeys and are typically characterized by 
apartments, stacked townhouses, mixed-use and industrial buildings. 
 
The site is also along an Urban Main Street and within the 40 Avenue Transit Station Area, 
where high-quality, pedestrian oriented development is encouraged. The proposed 
MU-1f4.0h21 District is in keeping with the overall policy objectives of the LAP and allows for a 
greater intensity and variety of uses along Centre Street N. 
 

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://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
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Applicant Submission 
 
2024 December 5 
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Applicant Outreach Summary 
2024 December 19 
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Community Association Response 
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Land Use Amendment in Ambleridge (Ward 2) at multiple addresses, LOC2024-
0157 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 32.92 hectares ± (81.35 
acres ±) located at 2828 ‒ 144 Avenue NW, 14800 Symons Valley Road NW and 15333 ‒ 
24 Street NW (Portions of Section 6-26-1-5) from Special Purpose – Future Urban 
Development (S-FUD) District to Residential – Low Density Mixed Housing (R-G) District, 
Residential – Low Density Mixed Housing (R-Gm) District, Multi-Residential – At Grade 
Housing (M-G) District, Special Purpose – School, Park and Community Reserve (S-SPR) 
District, Special Purpose – City and Regional Infrastructure (S-CRI) District and Special 
Purpose – Urban Nature (S-UN) District. 

 
HIGHLIGHTS 

 This application seeks approval of a variety of land uses to allow for residential 
development, a school and open space network in accordance with an approved outline 
plan within the community of Ambleridge. 

 The proposed application aligns with the Municipal Development Plan (MDP) and the 
Glacier Ridge Area Structure Plan (ASP). 

 What does this mean to Calgarians? The proposal will allow for increased housing 
choice within a compact greenfield development which will be served by neighbourhood 
parks and pathways, a kindergarten to grade nine school site and local commercial 
uses. 

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

 A development permit for stripping and grading for a portion of the site has been 
approved and a development permit for stripping and grading for the remainder of the 
site is under review. 

 There is no previous Council direction related to this proposal. 
 

DISCUSSION  
This land use amendment application was submitted on 2024 June 9 by Stantec Consulting on 
behalf of multiple landowners. The approximately 32.92 hectare (81.35 acre) site is located in 
the community of Ambleridge in the northwest quadrant of the city. The subject site is currently 
in an agricultural state, though stripping and grading activities have begun south of the 
application area.  
 
As noted in the Applicant Submission in Attachment 2, this application seeks a variety of land 
use districts to complete the neighbourhood framework established in the site’s outline plan 
(LOC2023-0316, Attachment 3) which was approved by Calgary Planning Commission on 2024 
March 7. Land use for the south portion of that outline plan area had been granted by Council 
through LOC2020-0148 on 2023 June 20. The remainder of these lands do not require a growth 
application. Policies limiting the approvals of land uses to 650 dwelling units due to water 
service capacity were removed from the ASP as part of the adoption of the Growth Application 
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process on 2023 July 25 (IP2023-0559). The servicing of these lands remains dependent on the 
North Calgary Water Servicing (NCWS) project. Incremental capacity is expected to be 
available as Stage 1 of NCWS becomes operational, and available capacity is expected to be 
able to support a cumulative total of 1,008 units in the Ambleridge area starting in 2027. The 
incremental capacity allocation is conditional on the Stage 1 of NCWS being operational. A 
technical review at future subdivision and development permit stages will be required to validate 
that sufficient capacity is available until the full NCWS is completed.   
 
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 application, the applicant was encouraged to use the 
Applicant Outreach Toolkit to assess which level of outreach with the public/interested parties 
and the respective community association was appropriate. They determined that no outreach 
would be undertaken because the application had previously been notice posted during the 
initial land use and outline plan application. Refer to the Applicant Outreach Summary, 
Attachment 4, for further rationale why outreach was not conducted. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties and published online. Notification letters were also sent to adjacent landowners. No 
comments were received in response to the circulation and there is no community association in 
the area. 
 
Administration considered the relevant planning issues specific to this application and has 
determined the proposal to be appropriate. It is consistent with the outline plan framework that 
was approved by Calgary Planning Commission in 2024 March 7 and complements the 
approved land uses south of the proposed land use area approved by Council 2023 June 20. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposal would allow for a variety of housing choices in low and medium density residential 
building forms, providing for a range of housing opportunities. Proposed parks and schools will 
add to the amenities benefiting future residents of this neighbourhood. 
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0157
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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. As part of the future development, the applicant 
will include increased topsoil depth (from a standard 300 millimetres to 600 millimetres) to help 
improve drainage conditions and increase resilience to storm events. They will also provide 
landscaping incentive programs to future landowners to help increase the urban tree canopy. 
These support Program K: Natural Infrastructure. The applicant has also committed to working 
with their builder partners in planning transitions to align with the Net Zero by 2030 Building 
Code. The latter supports Program A: New buildings. 
 
Economic 
Development of a greenfield site would contribute to Calgary’s overall economic health by 
housing new residents within Calgary’s city limits as well as supporting jobs that will result from 
the neighbourhood’s construction, the neighbourhood commercial site, home based businesses, 
and the school. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
While the NCWS has been fully funded, the project is complex and will take years to complete. 
There is a risk that it could be delayed and future subdivisions or development permits in this 
area could also be delayed until capacity is available. Ongoing monitoring of the progress and 
validation at future subdivision and development permits will ensure development approvals are 
aligned with when capacity is available.  
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. LOC2023-0316 Approved Outline Plan 
4. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest quadrant of the city in the developing community of 
Ambleridge. The land use amendment area is approximately 32.92 hectares (81.35 acres) in 
area and is currently undeveloped and has been used for agricultural purposes. The land 
generally slopes towards the west where it is bounded by the escarpment lands of Symons 
Valley and West Nose Creek. The eastern boundary of the subject area is 24 Street NW. To the 
east of 24 Street NW is the developing neighbourhood of Ambleton. 
 
Land uses in the south portion of the parcel were approved by Council on 2023 June 20 as part 
of LOC2020-0148. At the time of decision in 2023, a policy in the Growth Management section 
of the Glacier Ridge Area Structure Plan (ASP) restricted land use approvals to a maximum of 
650 units based on existing water servicing infrastructure. However, as part of the 
implementation of the new Growth Application process, the ASP was amended in 2023 July 25 
to remove that provision. Water service capacity will be reviewed as part of future subdivision 
and development permit applications. This application seeks approval of the land uses 
completing the remaining outline plan lands approved by Calgary Planning Commission on 
2024 March 7 (LOC2023-0316). North of the plan area are lands owned by Qualico 
Communities which are currently designated Special Purpose – Future Urban Development (S-
FUD) District.  
 

Community Peak Population Table 
 
There is no existing demographic information available for Ambleridge as this is a newly 
developing community. 
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The Ambleridge outline plan (LOC2023-0316) was approved by Calgary Planning Commission 
on 2024 March 7 to provide guidance for the subdivision and development of approximately 
67.31 hectares (166.32 acres) of land. This application is proposing a redesignation of 
approximately 32.92 hectares (81.35 acres) of land to complete the land use framework for this 
new community. 
 
The existing land use for this portion of the site is the Special Purpose – Future Urban 
Development (S-FUD) District. This district is intended for lands that are awaiting urban 
development and utility servicing. 
 
This application proposes several residential and special purpose districts to support the 
creation of a complete community. These land uses include: 
 

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

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

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

 Special Purpose – City and Regional Infrastructure (S-CRI) District; and  

 Special Purpose – Urban Nature (S-UN) District. 
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The proposed R-G District supports a variety of low-density residential building forms including 
single detached dwellings, duplex dwellings and rowhouse buildings, along with secondary 
suites and backyard suites. The maximum building height in this district is 12 metres. The 
application proposes a mix of both laned and laneless R-G parcels which have been located to 
work with the slope of the land as well as with interfacing prominent streets. 
 
The proposed R-Gm District supports the same built forms as R-G but lists single detached 
dwellings as discretionary uses rather than permitted. Similar to the R-G District, the maximum 
building height is 12 metres. This district has been predominantly located along prominent 
streets to form urban gateways into the community. 
 
The M-G District is intended for multi-residential development of low height and low density. It is 
intended to be in close proximity or adjacent to low density residential development and requires 
that development achieves a minimum density of 35 units per hectare with a maximum density 
of 80 units her hectare. This district has a maximum height of 13 metres. 
 
The proposed S-SPR District is intended to provide for schools, parks, open space and 
recreational facilities with parcels of various sizes and use intensities. In this case, this district is 
to be used for land dedicated as municipal school reserve (MSR) for the future kindergarten to 
grade nine Calgary Catholic School and other forms of municipal reserve (MR) pursuant to the 
Municipal Government Act (MGA) such as play and sports fields and small parks. 
 
The proposed S-CRI District is intended to provide for city and regional infrastructure necessary 
for the proper servicing of the development. These lands will be dedicated as Public Utility Lots 
(PUL) pursuant to the MGA. 
 
The S-UN District is for lands that provide for natural landforms, vegetation, and wetlands and is 
used for lands dedicated as environmental reserve (ER) pursuant to the MGA. This district limits 
development to improvements that facilitate passive recreational use. For this application, the 
district will be applied to lands that form the West Nose Creek escarpment. 
 
Density 
The Municipal Development Plan (MDP) sets out minimum density targets for new communities 
at a density of 20 units per hectare (8 units per acre). The ASP sets out the same targets as the 
MDP. 
 
This proposed land use amendment in combination with the already approved land use districts 
(LOC2020-0148) provide a framework that will provide an anticipated 21.2 units per gross 
developable hectare (8.6 units per gross developable acre) for this neighbourhood in alignment 
with the approved outline plan and relevant policies. 
 
Transportation 
Regional pathways are located along 144 Avenue NW, 24 Street NW and along 152 Avenue 
NW on the north boundary of the plan area. Internal to the site, multi-use pathways and local 
pathways will be constructed that will provide residents with ample choices for getting around 
the neighbourhood. 
 
Primary transit service will be provided along 144 Avenue NW with local service provided 
through the neighbourhood and along 24 Street NW. Transit service will be expanded into the 
area as the site develops, and the vast majority of the residences within the area are within a 
400 metre walking distance (a seven-minute walk time) to transit. 
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The proposed neighbourhood is connected to the larger regional transportation network by 144 
Avenue NW and 24 Street NW. To the west, 144 Avenue NW accesses Symons Valley Road 
NW along the now constructed crossing of West Nose Creek which provides access to Stoney 
Trail NW. Access to and from Stoney Trail NW is also available from nearby 14 Street NW. 
 
A Transportation Impact Assessment was not required for this application as one was submitted 
and accepted as part of the previous outline plan with which this land use application is 
consistent. 
 
Environmental Site Considerations 
A Phase I Environmental Site Assessment was submitted and approved in support of the 
application. No significant environmental issues were identified. 
 
Utilities and Servicing 
Stormwater servicing for the subject lands will be provided via construction of a stormwater 
pond facility identified in the approved outline plan. 
 
Sanitary servicing for the subject lands will be provided via connection to existing sanitary 
infrastructure located in 144 Avenue NW. 
 
Water servicing to the proposed land use area will be provided via connections to water 
infrastructure along 144 Avenue NW and 24 Street NW. The servicing of these lands remains 
dependent on the North Calgary Water Servicing (NCWS) Project which is anticipated to be in 
service in 2029. Incremental capacity is expected to be available as Stage 1 of NCWS becomes 
operational, and available capacity is expected to be able to support a cumulative total of 1,008 
units in the Ambleridge area starting in 2027. The incremental capacity allocation is conditional 
on the Stage 1 of NCWS being operational. A technical review at future subdivision and 
development permit stages will be required to validate that sufficient capacity is available until 
the full NCWS is completed.   
 

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. 

 
Rocky View County/City of Calgary Intermunicipal Development Plan (Statutory - 2012) 
This area is subject to the Rocky View County/City of Calgary Intermunicipal Development Plan 
(IDP). The proposed land use is in alignment with the general policies of the IDP. In accordance 
with the Rocky View County/City of Calgary Intermunicipal Development Plan, this application 
was circulated to Rocky View County who responded with no objection to the proposed 
application. 
 
Municipal Development Plan (Statutory – 2009) 
This site is located within the Developing Residential – Planned Greenfield with Area Structure 
Plan (ASP) area as identified on Map 1 in the Municipal Development Plan (MDP). The 
applicable policies promote housing diversity and choice through a wide range of housing types 
and densities to create diverse neighbourhoods. The proposed land use amendment ensures 

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://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
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future development allows for a range of housing types with access to local commercial 
services. 
 
The proposed application adheres to the policy of creating complete communities and as such 
contributes to the MDP goals for balancing growth in the established and new communities. 
 
Calgary Climate Strategy (2022) 
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050 programs and actions. As part of the future development, the 
applicant will include increased topsoil depth (from a standard 300 millimetres to 600 
millimetres) to help improve drainage conditions and increase resilience to storm events. They 
will also provide landscaping incentive programs to future landowners to help increase the 
urban tree canopy. These support Program K: Natural Infrastructure. The applicant has also 
committed to working with their builder partners in planning transitions to align with the Net Zero 
by 2030 Building Code. The latter supports Program A: New buildings. 
 
Glacier Ridge Area Structure Plan (Statutory – 2015) 
The Glacier Ridge Area Structure Plan (ASP) provides additional direction for the plan area with 
detailed policies and guidelines for development. The land use amendment area is identified as 
being within Community C, Neighbourhood 4. The Land Use Concept plan (Map 3) shows this 
as a Neighbourhood Area containing a Joint Use Site, which is identified for a future Calgary 
Catholic School Board kindergarten to grade nine school. 
 
The proposed land use amendment completes the land use framework identified under the 
approved outline plan for this site (LOC2023-0316). The proposed land use complies with the 
policies and guiding principles of the ASP by providing a variety of housing forms, public park 
spaces, a school site, and preserves natural landforms such as the escarpment and a glacial 
erratic. The approved outline plan provides pathways through the neighbourhood and along the 
escarpment with views of the West Nose Creek valley. Laned residential blocks line 24 Street 
NW to ensure an active frontage along that street which complements and mirrors the 
neighbourhood of Ambleton to the east. 

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=RTTrAeyqTTK&msgAction=Download
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Applicant Submission 
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LOC2023-0316 Approved Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. 
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Applicant Outreach Summary 
 

2025 March 14 
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Land Use Amendment in Highland Park (Ward 4) at multiple addresses, LOC2024-
0177 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.22 hectares ± (0.55 
acres ±) located at 119, 123, 127 and 131 – 41 Avenue NW (Plan 6482GN, Block 2, Lots 18 
to 21) from Multi-Residential – Contextual Low Profile (M-C1) District to Multi-Residential – 
High Density Low Rise (M-H1f3.0h23d270) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to accommodate multi-residential 
development up to six storeys in height. 

 The proposal would allow for an appropriate level of density in close proximity to an 
Urban Main Street and the Primary Transit Network and is in keeping with the applicable 
policies of the Municipal Development Plan (MDP) and North Hill Communities Local 
Area Plan (LAP). 

 What does this mean to Calgarians? The proposed Multi-Residential – High Density Low 
Rise (M-H1f3.0h23d270) District would allow for greater housing choice within the 
community and a more efficient use of existing infrastructure, amenities and transit. 

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

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment, in the northwest community of Highland Park, was submitted by 
Goldmark Homes on behalf of the landowners, Raymond Smith and Rosina Smith on 2024 July 
08. No development permit has been submitted at this time; however, as noted in the Applicant 
Submission (Attachment 2), the proposal is intended to accommodate a six-storey multi-
residential development with up to 60 dwelling units. 
 
The approximately 0.22 hectare (0.55 acre) site is comprised of four parcels located on the 
south side of 41 Avenue NW. It is situated approximately 60 metres (a one-minute walk) west of 
Centre Street N, an Urban Main Street and part of the Primary Transit Network. 
 
A detailed planning evaluation, including location maps and site context, is provided in the 
Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 
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Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the Community Association was appropriate. In response, the 
applicant met with the Highland Park Community Association (CA), contacted the Ward 4 
Councillor, visited adjacent neighbours to discuss the proposal and distributed postcards to 
homes along 41 Avenue NW. 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 four letters of opposition and one letter of support from the public. The 
letters of opposition included the following areas of concern: 
 

 increased traffic and parking issues; 

 building height and massing; 

 shadowing impacts on neighbouring properties; and 

 incompatibility with the existing neighbourhood character. 
 
The letter of support noted that increased density in the area may support expanded 
commercial amenities within walking distance of residents. 
 
The CA provided letters on 2024 August 13 and 2025 February 03 (Attachment 4), neither 
supporting nor opposing the application. In their comments, the CA acknowledges that the 
proposal aligns with the LAP and that the M-H1 District allows for building scale transitions. 
However, they express concerns about the substantial impact the development could have on 
the street, questioning the feasibility of a sensitive design in this context. In addition, they note 
concerns over potential impacts on the community's service infrastructure. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of units and 
on-site parking will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed M-H1f3.0h23d270 District would contribute to the supply of diverse housing 
options that may better accommodate the needs of different age groups, lifestyles and 
demographics. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0177
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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 proposal would provide for increased housing choice and diversity in the community and 
allow for a more efficient use of land, services and existing infrastructure. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
4. Community Association Response 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the northwest community of Highland Park on 41 Avenue NW 
between Centre Street N and 1 Street NW. The mid-block site is comprised of four parcels with 
a combined area of approximately 0.22 hectares (0.55 acres) and is approximately 61 metres 
wide by 37 metres deep. The site is currently developed with four single detached dwellings and 
has lane access along the south property line. 
 
Surrounding development is predominantly low-density single and semi-detached dwellings, 
with some low-scale multi-residential and commercial developments along portions of 40 
Avenue NW and Centre Street N. The block that the subject site is a part of is designated Multi-
Residential – Contextual Low Profile (M-C1) District and shares a rear lane with Commercial – 
Neighbourhood 1 (C-N1) and M-C1 parcels. Parcels along 40 Avenue NW to the west of the site 
are designated Housing – Grade Oriented (H-GO) District and the majority of land use to the 
north and west is the Residential – Grade-Oriented Infill (R-CG) District. 
 
The subject site is approximately 60 metres (a one-minute walk) west of Centre Street N, which 
is identified as an Urban Main Street in the Municipal Development Plan (MDP). Buchanan 
School is located approximately 550 metres (a nine-minute walk) south of the site, and James 
Fowler High School is approximately 580 metres (a 10-minute walk) to the southwest. 
 

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

Highland Park 

Peak Population Year 1969 

Peak Population 4,875 

2019 Current Population 3,838 

Difference in Population (Number) -1,037 

Difference in Population (Percent) -21.3% 

Source: The City of Calgary 2019 Civic Census 

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

 
 
  

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

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Multi-Residential – Contextual Low Profile (M-C1) District allows for multi-
residential development in a variety of forms with low height and medium density. The M-C1 
District has a maximum building height of 14 metres (approximately four storeys) and maximum 
density of 148 units per hectare. Based on the area of the subject site, this would allow for a 
maximum of 32 dwelling units. 
 
The proposed Multi-Residential – High Density Low Rise (M-H1f3.0h23d270) District allows for 
high-density multi-residential development and is intended to be located at community nodes, 
and transit and transportation corridors and nodes. The M-H1 District allows for a maximum 
floor area ratio (FAR) of 3.0 (approximately 6,684 square metres), a maximum building height of 
23 metres (approximately six storeys) and a maximum density of 270 units per hectare. Based 
on the area of the subject site, this would allow for a maximum of 60 dwelling units. The M-H1 
District also has a minimum density requirement of 150 units per hectare, which equates to 34 
dwelling units for the subject site. 
 
The M-H1 District has a larger side setback requirement than lower-profile districts as well as a 
stepped height requirement that responds to the immediate built context. The proposed 
maximum building height increase is mitigated by the M-H1 District rules which limit the height 
to 10 metres within 6 metres of adjacent parcels designated as the M-C1 District and the lane. 
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Development and Site Design 
If approved by Council, the rules of the proposed M-H1f3.0h23d270 District would provide 
guidance for the future redevelopment of the site including appropriate uses, building height and 
massing, landscaping and parking. Given the specific context of the site, additional items that 
will be considered through the development permit process include, but are not limited to: 
 

 ensuring an engaging built interface along 41 Avenue NW; 

 mitigating shadowing, overlooking and privacy concerns; 

 ensuring adequate supply and programming of amenity areas; and 

 providing an appropriate scale transition to adjacent parcels. 
 
Transportation 
Pedestrian access to the site is available from the existing sidewalk on 41 Avenue NW. An 
existing on-street bike route, signed and part of the current Always Available for All Ages and 
Abilities (5A) Network, runs along 40 Avenue NW to the south of the site. Centre Street N is a 
recommended on-street bikeway priority route. 
 
The site has good access to transit service, with routes located along 40 Avenue NW and 
Centre Street N, which are both part of the Primary Transit Network. Stops for Route 38 
(Brentwood Station/Temple) are located on 40 Avenue NW approximately 115 metres (a two-
minute walk) of the site. Northbound and southbound routes along Centre Street N are available 
within 200 metres of the site (a three-minute walk) and include the following: 
 

 Route 3 (Sandstone/Elbow Drive SW); 

 Route 62 (Hidden Valley Express); 

 Route 64 (MacEwan Express); 

 Route 109 (Harvest Hills Express); 

 Route 116 (Coventry Hills Express); 

 Route 142 (Panorama Express); 

 Route 300 (BRT Airport/City Centre); and 

 Route 301 (BRT North/City Centre). 
 

On-street parking is unrestricted adjacent to the site on 41 Avenue NW. Upon redevelopment, 
vehicular access to the site 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 the 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. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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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 proposal is in keeping 
with relevant MDP policies, as it would allow for increased residential density at an important 
transit node and supports the future development vision of the Main Street 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 at subsequent development 
approval stages.  
 
North Hill Communities Local Area Plan (Statutory – 2021) 
The North Hill Communities Local Area Plan (LAP) identifies the subject site as being part of the 
Neighbourhood Local urban form category with a Low building scale modifier allowing up to six 
storeys. Neighbourhood Local is intended for primarily residential uses and supports a broad 
range of housing types and unit structures. Buildings containing three or more units should be 
supported within transit station areas, near or adjacent to a Main Street, and where the parcel 
has a rear lane and parking can be accommodated on site. 
 
The site is located within the Transition Zone of the 40 Avenue N Station Area, the northernmost 
Green Line LRT station outlined in the LAP. This area is one of the most intensively planned in 
the LAP, outside of 16 Avenue N. The proposed land use amendment is in alignment with the 
applicable policies of the LAP, as it would allow for transit-supportive density and an appropriate 
scale transition from the higher-activity Core Zone to low-density areas. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
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Community Association Response 
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Land Use Amendment in Sunnyside (Ward 7) at multiple addresses, LOC2024-
0126 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.080 hectares ± (0.2 
acres ±) located at 122, 124 and 126 – 10 Street NW (Plan 2448O, Block 1, Lots 4, 5 and 6) 
from Commercial – Corridor 1 f2.8h13 (C-COR1f2.8h13) District to Mixed Use – Active 
Frontage (MU-2f7.0h40) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for a mixed use 
development with commercial storefronts facing 10 Street NW and a mix of commercial 
and residential uses above. 

 The proposal allows for an appropriate building form and set of uses along the 10 Street 
NW Neighbourhood Main Street and is in keeping with the applicable policies of the 
Municipal Development Plan (MDP) and the Riley Communities Local Area Plan (LAP). 

 What does this mean to Calgarians? This application would provide more housing 
options for inner city living with access to sustainable transportation modes, would 
enable a greater range of retail and commercial development along 10 Street NW and 
would allow for more efficient use of existing infrastructure. 

 Why does this matter? The proposal would enable additional commercial and 
employment opportunities that may further activate one of Calgary’s most vibrant Main 
Streets. 

 No development permit has been submitted at this time. 

 There is no previous Council direction regarding this proposal. 
 
DISCUSSION  
This application, in the northwest community of Sunnyside, was submitted by Quantum Place 
Developments Limited on behalf of the landowner, Terrigno Investments Incorporated, on 2024 
May 9. No development permit application has been submitted at this time; however, as noted 
in the Applicant Submission (Attachment 2), the applicant intends to build a 10-12 storey mixed 
use building in the future. 
 
The subject site lies on the eastern side of 10 Street NW, approximately 125 metres north of the 
intersection with Memorial Drive NW. The proposed MU-2 District is designed to accommodate 
a mix of residential and commercial uses along commercial streets, with commercial the 
dominant use at grade. This is intended to promote activity at street level. Land Use Bylaw 
1P2007 notes that the MU-2 District is appropriate where a LAP supports this land use. 
 
The 0.08 hectare site is directly adjacent to a northbound bus stop for Route 4 – Huntington and 
opposite 10 Street SW from a southbound stop for Route 5 – North Haven. Hillhurst/Sunnyside 
LRT Station is approximately 400 metres (a six-and-a-half minute walk) north of the site. 
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A detailed planning evaluation of the 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 respective community association was appropriate. In response, 
the applicant: attended a meeting with the Hillhurst/Sunnyside Community Association on 2024 
April 4, established a project website, placed information signage on site, held a virtual open 
house on 2024 June 6, and delivered hard copy and digital postcards to adjacent landowners, 
including multi-residential buildings. The Applicant Outreach Summary can be found in 
Attachment 3 and their “What We Heard” report 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 sent to adjacent 
landowners. 
 
Administration received 16 letters of opposition from the public. The letters of opposition 
included the following areas of concern: 
 

 proposed building height; 

 loss of neighbourhood character; 

 increase in traffic; 

 shadowing impacts; and  

 increase in density. 
 
In response to Council’s approval of the Riley Communities Local Area Plan (LAP) on 2025 April 
4, the Hillhurst/Sunnyside Community Association (CA) provided an email (Attachment 5), 
where it expressed the following concerns with the land use proposal: 
 

 given parcel size and proposed height, there may be massing impacts with adjacent 
properties; 

 request for a concurrent development permit application; 

 different maximum heights between the LAP and Land Use Bylaw; and 

 adverse impact on existing heritage context. 
 
The CA also noted the following benefits: 
 

 opportunity to increase housing options close to the LRT; and 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0126
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 the positive contribution that the MU-2 District would have by providing active uses and 
vibrancy at street level. 

 
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 determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed application enables the continuation of development in the community of 
Sunnyside. The development of this site may enable a more efficient use of land and 
infrastructure and support surrounding land uses and amenities while introducing the location of 
additional amenities for the community and greater area. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages.  
 
Economic 
The ability to develop a 12-storey mixed-use development may help support the transit-oriented 
development node around the existing Hillhurst/Sunnyside LRT Station. In addition, commercial 
and retail opportunities will increase the goods and services offered in Hillhurst as well as 
provide potential employment opportunities. 
 
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. Applicant What We Heard Report 
5. Community Association Response 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Sunnyside, on the east side of 10 Street NW and 
north of Kensington Road NW. The site is approximately 0.08 hectares (0.2 acres) in size, 
measuring approximately 22 metres wide by 37 metres deep. The site fronts 10 Street NW and 
has rear lane access. 
 
Surrounding development is characterized by the commercial retail nature of 10 Street NW, with 
the east side of the street designated as the Commercial – Corridor 1 (C-COR1) District and the 
west side as Direct Control (DC) Districts based on C-COR1 and Mixed Use – Active Frontage 
(MU-2) Districts. To the rear of the site, opposite the lane, the land uses are generally multi-
residential in nature with Multi-Residential – Contextual Medium Profile (M-C2) District and a DC 
District based on the Multi-Residential – High Density Medium Rise (M-H2) District. 
 

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

Sunnyside 

Peak Population Year 2019 

Peak Population 4,230 

2019 Current Population 4,230 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

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

 
 

 

SUBJECT SITE  
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Previous Council Direction 

None. 
 

Planning Evaluation 
 
Land Use 
The existing Commercial – Corridor 1 f2.8h13 (C-COR1f2.8h13) District is typified by street-
oriented buildings consisting of ground floor commercial development, with office and residential 
uses above. The C-COR1 District recognizes varying heights and densities of buildings, applied 
through modifiers. 
 
The proposed Mixed Use – Active Frontage (MU-2f7.0h40) District allows street-oriented 
developments with opportunities for a mix of residential and at-grade commercial uses and 
provides compatible transition with surrounding development. The proposed land use requires 
at-grade commercial uses to promote street level activity. 
 
The proposed district would also allow for a maximum floor area ratio (FAR) of 7.0 which 
equates to a building floor area of approximately 5,600 square metres. While the proposed 
height is taller than surrounding land uses allow, the application is in alignment with the Riley 
Communities Local Area Plan (LAP) which allows up to 12 storeys (or 40 metres) in this 
location. 
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Development and Site Design  
If approved by Council, the rules of the MU-2 District would provide guidance for any future 
development of the site. A discretionary use development permit would be required to establish 
the parameters of future development, including external appearance, scale, massing, height, 
any required step-backs, parking and landscaping. 
 
Transportation  
The area is well served by Calgary Transit. There are bus stops on 10 Street NW, 
approximately 5 metres (less than a minute’s walk) from the site for Route 4 (Huntington) and 
opposite, the southbound stop for Route 5 (North Haven). Hillhurst/Sunnyside LRT Station is 
approximately 400 metres (a six and a half minute walk) north of the site. 
 
Environmental Site Considerations  
No environmental concerns were identified.  
 
Utilities and Servicing  
The site is fully serviced with water, sanitary and storm sewer mains.  
 

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. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Neighbourhood Main Street area as identified on Map 1: 
Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and moderate intensification of Neighbourhood Main Streets to make 
more efficient use of existing infrastructure, public amenities and transit. Neighbourhood Main 
Streets should achieve a minimum intensity of 100 people and jobs per gross developable 
hectare, which would be further explored at development permit stage; however, given the 
relatively small site and a proposed 12 storey development, it is likely that this intensity would 
be achieved. 
 
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.  
 
Riley Communities Local Area Plan (Statutory – 2025)  
The site is identified as within the Neighbourhood Commercial Urban Form category (Map 3) of 
the Riley Communities Local Area Plan (LAP). 
 
The Land Use policies for the Neighbourhood Commercial area state: 
 

“Development in Neighbourhood Commercial (…) areas may include a range of uses in 
stand-alone or mixed-use buildings”.  (policy 2.2.1.1); 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.calgary.ca/planning/municipal-development-plan.html
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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“Commercial uses on the ground floor should be located facing the higher activity street”. 
(Policy 2.2.1.2). 

 
The site is also located within the Mid (up to 12 storeys) category on the Building Scale map 
(Map 4).  As the proposed MU-2 designation requires ground floor commercial within a mixed-
use building, and is limited to 40 metres in height, the proposal aligns with the LAP.   
 
The subject site is also identified on Map 2: Community Characteristics within the 
Neighbourhood Main Street area of the LAP. Section 2.5.2.2 provides detailed policies for the 
Main Street, which will be applied at the development permit stage.  
 
This section of the 10 Street NW Main Street is identified as an area of concentration of 
“commercial heritage assets” (Figure 9). Policies 2.5.1.j and k give guidance as to how these 
heritage assets should be acknowledged and referenced when development occurs. These 
policies will therefore also be applied at the development permit stage.  
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Applicant Submission 
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Applicant Outreach Summary 
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Applicant What We Heard Report 
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Community Association Response 
 

2025 March 18 
 
The committee met yesterday, and I will provide formal commentary via a letter on this 
application for the HSPC. While the committee is supportive of the potential for this project to 
bring housing to the community, we have some concerns that remain: 
 

 Contextually, given the size of the parcels and the height proposed, we are concerned 
that it would be difficult to achieve appropriate massing to provide a transition to 
adjacent building heights 

 HSPC would have been more comfortable in supporting a rezoning application had it 
been accompanied by a concurrent development permit 

 While the Riley LAP suggests a building scale of up to 12 storeys, the Land Use Bylaw 
notes that mixed use districts are intended to be characterized by buildings typically 
between four and six storeys and generally not exceeding ten storeys 

 Given the heritage context of the block, there are concerns about how this rezoning and 
potential redevelopment would complement the preexisting heritage built form 

 
The committee would support the rezoning application on the following merits: 
 

 It is situated within the Sunnyside LRT Transit Station Area core zone and presents an 
opportunity to increase the housing supply and generate a modal shift in the community 

 The MU-2 designation encourages active frontage and can contribute to street activation 
and vibrancy 

 
We believe that this application would benefit from the following: 
 

 Parking relaxation to encourage public and active transportation, which would diminish 
current vehicle congestion in the community 

 Careful consideration of heritage context and how any future development fits within the 
current streetscape 

 
On the topic of heritage assets, the committee would like to know whether these parcels are 
within the areas noted in Figure 9 of the Riley LAP as having a concentration of heritage assets. 
 
Best, 
 
Julien 
 
 
Julien Doucette-Preville he/him - they/them 
Community Planning Coordinator 
Hillhurst Sunnyside Community Association 

1320 5 Ave NW 
www.hsca.ca  
 
 

http://www.hsca.ca/
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Land Use Amendment in Fairview Industrial (Ward 11) at 550 – 71 Avenue SE, 
LOC2024-0285 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 

 
Give three readings to the proposed bylaw for the redesignation of 2.04 hectares ± (5.05 
acres ±) located at 550 – 71 Avenue SE (Plan 5165JK, Block A) from Industrial – General 
(I-G) District to Direct Control (DC) District to accommodate additional support commercial 
uses with guidelines (Attachment 2).  

 
HIGHLIGHTS 

 This application seeks to redesignate the subject parcel to allow for limited-scale 
commercial uses in addition to the uses listed in the existing Industrial – General (I-G) 
District. 

 The proposed Direct Control (DC) District would allow for limited-scale commercial uses 
in a primarily industrial area and aligns with the Municipal Development Plan (MDP) and 
the Heritage Communities Local Area Plan (LAP) 

 What does this mean to Calgarians? The application would allow existing businesses to 
continue to thrive while facilitating new commercial business opportunities to support the 
industrial employment area.  

 Why does this matter? The proposal would enable additional businesses and 
employment opportunities on an industrial site that is experiencing increasing vacancy 
rates.  

 No development permit has been submitted at this time.  

 There is no previous Council direction related to this proposal 
 
DISCUSSION  
This application, in the southeast community of Fairview Industrial, was submitted by Stantec 
Consulting on behalf of the landowner, Dream Industrial Twofer (GP) Inc. on 2024 November 
25. As noted in the Applicant Submission (Attachment 3), four buildings currently exist on the 
parcel and accommodate 14 businesses such as engineering/architecture firms, law offices, 
warehousing supply, an auto-body shop, and various other light industrial businesses. The 
intent of the application is to allow for additional commercial uses that are not allowed under the 
existing I-G District to draw additional business to an area experiencing increasing vacancy 
rates.  
 
The approximately 2.04 hectare site is located along 71 Avenue SW and bounded by 5 Street 
SE and 6 Street SE. The proposed DC District is based on the I-G District and would allow for 
limited-scale commercial activities to occur on the subject site without detracting from the 
industrial character of the area.  
 
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 utilize 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 provided an information hand-out to all 14 businesses onsite and followed up directly 
with these businesses via email. The information hand-out and Applicant Outreach Summary 
are contained within Attachment 4 of this report. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to  
adjacent landowners.  
  
Administration did not receive any letters of feedback from the public.  
  
The Fairview Community Association (CA) did not provide a formal letter in response to the 
proposal; however, the CA did provide comments through the circulation process and 
expressed that they took no exception to the application.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The DC District will enable commercial uses that are 
sensitive to the surrounding industrial character and businesses currently operating on the 
subject site. The site design and layout, landscaping, including on-site parking and waste 
management will be reviewed upon future development permit application submissions.  
  
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 
This application would enable an additional option of commercial uses within the industrial 
business sector and provide for a greater range of employment opportunities. 
 
Environmental 
This application does not include actions that specifically address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0285
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Economic 
This application would enable industrial business and a limited number of support commercial 
uses to thrive on the subject parcel that was previously restricted to light and medium general 
industrial uses. The proposal will add to the employment use options in the area and make more 
efficient use of infrastructure services. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Direct Control District 
3. Applicant Submission 
4. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 

 

Background and Site Context 
The subject site is located in the southeast community of Fairview Industrial. It is approximately 
2.04 hectares (5.05 acres) in size, with dimensions of approximately 135 metres deep at its 
greatest depth and 155 metres wide. The site is developed with four buildings and is currently 
occupied by a number of businesses including auto detailing, warehousing supply, and law 
offices, to name a few.  
 
Surrounding development to the north and west of the subject site is designated as Industrial – 
General (I-G) District. A parcel designated as Special Purpose – Community Institution (S-CI) 
District is located south of the subject site and contains West Island College. The Heritage 
Towne Shopping Centre, designated as Commercial – Regional 3 (C-R3) District, is located 
immediately east of the subject site and provides access to the larger Deerfoot Meadows 
commercial area. The residential community of Fairview is located to the west of the subject site 
across Blackfoot Trail SE. 
  
A stop for Route 149 (Point Trotter Industrial) is located approximately 30 metres (less than a 
one-minute walk) to the west along 71 Avenue SE. The subject site’s proximity to Glenmore 
Trail SE to the north, Blackfoot Trail SE to the west and Heritage Drive SE to the south provides 
the area with strong vehicle connectivity and transit access. 
 

Community Peak Population Table 
There is no population data available as the subject site is located within an industrial area 
(Fairview Industrial).  
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Location Maps  
 

 
 

 

SUBJECT SITE  
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Previous Council Direction 

 
None.  
 

Planning Evaluation 
 
Land Use 
The existing I-G District is intended to allow for a variety of light and medium general industrial 
uses and a limited number of support commercial uses. As the parcel is serviced by City water 
and sewer, the maximum floor area ratio allowed is 1.0 which is approximately 20,408 square 
metres of floor area. There is no maximum building height for a building located in the I-G 
District.  
  
The proposed Direct Control (DC) District is based on the I-G District with the additional 
discretionary uses of Drinking Establishment – Small, Financial Institution, Health Care Service, 
Radio and Television Studio, Retail and Consumer Service, and Service Organization. The 
maximum building height and the floor area ratio would remain unchanged. The DC District will 
ensure the continued opportunity for I-G based development while also accommodating the 
additional proposed uses. The City’s Industrial Growth Strategy approach to industrial lands 
places a priority on maintaining the opportunity for industrial based uses; therefore, utilizing a 
DC District that is based on the I-G District best enables the retention of the original industrial 
uses while also providing flexibility with additional commercial uses.   
 
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 its innovative 
ideas and policy considerations. This proposal allows for limited additional support commercial 
uses while maintaining the I-G District base. This will allow existing businesses to continue to 
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operate on the site as well as provide the opportunity for new limited-scale commercial 
businesses to locate here. The same result could not have been achieved through the use of a 
standard land use district in the Land Use Bylaw 1P2007.  
 
Section 7 of the proposed DC District includes additional use area restrictions for the proposed 
commercial uses. These areas reflect leasable space within the existing buildings and are 
limited to ensure that commercial uses do not proliferate on the site. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 and Section 7 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 a relaxation of Bylaw 
1P2007. The intent of this DC District rule is to ensure that rules of Bylaw 1P2007, regulating 
aspects of development can also be relaxed in the same way that they would be in a standard 
district. This relaxation rule allows for 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  
The rules of the I-G District, on which the proposed DC District is based, will provide guidance 
for future site development, including landscaping, parking, and access. The site is already 
developed with four buildings which the applicant intends to retain. No new development has 
been proposed at this time. 
 
Transportation  
Vehicle access to the site is available from 71 Avenue SE to the south and 6 Street SE to the 
east. There are currently no sidewalks located along the portions of 5 Street SE, 71 Avenue SE 
and 6 Street SE, that bound the site. The nearest sidewalk ends approximately 30 metres (less 
than a one-minute walk) to the west of the site. There are no cycling facilities or infrastructure 
located immediately adjacent to the site. However, cycling infrastructure is recommended to 
further develop The City’s Always Available for All Ages and Abilities (5A) Network on 71 
Avenue SE and 6 Street SE.  
 
A bus stop for Route 149 (Point Trotter Industrial), providing a westbound transit option, is 
located roughly 30 metres (less than a one-minute walk) west of the subject site along 71 
Avenue SE.   
 
On-street parking is available immediately adjacent to the site on the west side of 6 Street SE 
and the north side of 71 Avenue SE. Most parking will be accommodated on site. Parking is 
restricted adjacent to the site on 5 Street SE.  
 
A Transportation Impact Assessment or a Parking Study were not required for this application. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, sanitary, and storm utilities are available. Servicing requirements will be further 
determined at a subsequent development permit stage. 
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Legislation and Policy  
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Standard Industrial area as per Map 1: Urban Structure in 
the Municipal Development Plan (MDP). The applicable policies in the MDP state that the 
Standard Industrial areas should be predominantly industrial in nature and industrial land should 
be protected from encroachment of non-industrial uses. The MDP also supports complementary 
commercial uses that are compatible with the industrial function of this area and cater to the 
day-to-day needs of area businesses and their employees.   
 
The proposed DC District maintains a broad range of industrial uses and expands opportunities 
for limited but compatible commercial uses. The proposed DC District is based on the I-G 
District and aligns with the 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.  
 
Heritage Communities Local Area Plan (Statutory – 2023) 
The subject site is located within the Industrial General area as per Map 3: Urban Form in the 
Heritage Communities Local Area Plan (LAP). In the Heritage Communities, the Industrial 
General area applies primarily to portions Fairview Industrial, East Fairview Industrial and 
Glendeer Business Park. The applicable policies of the LAP state that the Industrial General 
areas should contain a range of light and medium industrial uses and allow for a range of 
building sizes. The LAP allows for the integration of a limited range of office and commercial 
uses that support industrial activities, where appropriate but limits new, large format commercial 
uses.  
 
The proposed DC District aligns with the policies of the LAP as it maintains light and medium 
industrial uses under the I-G District base while allowing for additional support commercial uses, 
with limitations, on the subject site.  
 

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://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=ll&ObjID=146298783&objAction=Download&lid=0&previousURL=func=ccpa.general&msgID=HTKscgqAqeU&msgAction=Download
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Proposed Direct Control District 
 

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

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to allow for additional support commercial 

uses. 
 

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

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

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

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

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

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

(a) Drinking Establishment – Small; 
(b) Financial Institution; 
(c) Health Care Service; 
(d) Radio and Television Studio; 
(e) Retail and Consumer Service; and 
(f) Service Organization. 

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

1P2007 apply in this Direct Control District. 
 

Additional Use Area Restrictions 
7  (1)  The maximum cumulative use area for Drinking Establishment – Small is 

375.0 square metres. 
 
 (2)  The maximum cumulative use area for Financial Institution is 560.0 square 

metres. 
 
 (3)  The maximum cumulative use area for Retail and Consumer Service is 2800.0 

square metres. 
 
 (4)  The maximum cumulative use area for Service Organization is 775.0 square 

metres. 
 

Relaxations  
8 The Development Authority may relax the rules contained in Sections 6 and 7 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission  
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Applicant Outreach Summary 
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Policy and Land Use Amendment in Altadore (Ward 8) at 3926 – 16 Street SW, 
LOC2023-0025 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission recommend that Council: 
 

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

 
2. Give three readings to the proposed bylaw for the redesignation of 0.06 hectares ± (0.15 

acres ±) located at 3926 – 16 Street SW (Plan 4890AG, Block A, Lots 12 and 13) from 
Residential – Grade-Oriented Infill (R-CG) District to Commercial – Neighbourhood 2 
(C-N2) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject property in order to allow for the 
development of an office within the existing residential building. 

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

 What does this mean to Calgarians? The proposed Commercial – Neighbourhood 2 
(C-N2) District would allow for uses that can provide local services to neighbouring 
residents. 

 Why does this matter? The proposed land use would allow for a more efficient use of 
existing infrastructure and at-grade local commercial development that provides retail 
and service uses in close proximity to residents.  

 An amendment to the South Calgary/Altadore Area Redevelopment Plan (ARP) is 
required to accommodate the proposed land use. 

 No development permit has been submitted at this time. 

 There is no previous Council direction related to this proposal. 
 

DISCUSSION  
This application, in the southwest community of Altadore, was submitted by Se7en Dezign on 
behalf of the landowners, Orjon Danglli and Shpresa Danglli, on 2023 January 30.  
 
The approximately 0.06 hectare (0.15 acre) site is located mid-block, on the east side of 16 
Street SW, south of 38 Avenue SW. Commercial development is located directly south of the 
site along 16 Street SW, north 40 Avenue SW. The parcel is currently developed with a single 
detached dwelling and detached garage with lane access. The proposed C-N2 District would 
allow for the local commercial uses of Office or Retail and Consumer Service within the existing 
building. The Applicant Submission (Attachment 3) indicates the intent for an office at this 
location.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
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ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the respective community association was appropriate. In 
response, the applicant reached out to the Ward Councillor’s Office, Marda Loop Communities 
Association (CA) and neighbouring residents, and conducted door knocking and pamphlet 
delivery within the immediate area. The Applicant Outreach Summary can be found in 
Attachment 4. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration received 14 letters of opposition from the public. The letters of opposition 
included the following areas of concern: 
 

 negative impact on local traffic, on-street parking and pedestrian safety; 

 not appropriate location for additional commercial/retail uses – already too much retail 
and multi-residential development; 

 low density development should be maintained; and 

 the applicant has not provided accurate or sufficient information to residents. 
 
No comments from the CA were received during the initial circulation process; Administration 
did contact the CA to follow up and they stated that while they did not object to the proposal, 
they did want Administration to be aware that there are issues related to accommodating on-
street parking along 16 Street SW. The comments from the CA can be found in Attachment 5. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building, site design 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=LOC2023-0025
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IMPLICATIONS  
 
Social 
The proposal would allow for new commercial development for Calgarians within a growing and 
densifying established neighbourhood by contributing to the range of community amenities. 
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 
 
Economic 
The proposed amendment would allow for additional commercial opportunities in the area 
contributing to the overall economic vitality of the neighbourhood. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Amendment to the South Calgary/Altadore Area Redevelopment Plan 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located mid-block, on the east side of 16 Street SW, south of 38 Avenue SW. 
The site is approximately 0.06 hectares (0.15 acres) in size and is approximately 15 metres 
wide and 37 metres deep. The site is currently developed with a single detached dwelling and 
detached garage with lane access.  
 
Surrounding development to the north, east and west is primarily single and semi-detached 
dwellings designated as Residential – Grade-Oriented Infill (R-CG) District. Directly to the south 
of the site, along 16 Street SW (north of 40 Avenue SW), are sites developed with small scale 
commercial development and are designated as Commercial – Neighbourhood (C-N2) District. 
Additionally, to the north, just south of 38 Avenue SW, there is a site designated Multi-
Residential – Contextual Low Profile (M-C1) District developed with low-rise apartment 
buildings.  
 

Community Peak Population  

 
As identified below, the community of Altadore reached its peak population in 2019. 
  

Altadore 

Peak Population Year 2019 

Peak Population 6,942 

2019 Current Population 6,942 

Difference in Population (Number) 0 

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

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

  

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

Planning Evaluation 
 
Land Use 

The existing Residential – Grade-Oriented Infill (R-CG) District provides 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 four dwelling units. Secondary suites are permitted uses within the R-CG 
District. This land district does not allow for office uses and is limited to home occupation uses 
for businesses. 
 
The proposed C-N2 District accommodates small scale commercial developments and buildings 
that are in keeping with the scale of nearby residential areas, with opportunities for residential 
uses to occur on the upper floors of buildings that contain commercial uses. The C-N2 District 
allows for a maximum height of 10.0 metres and a maximum floor area ratio (FAR) of 1.0. 
 
Development and Site Design  

If approved by Council, the rules of the C-N2 District will provide guidance for future site 
redevelopment including appropriate uses, building massing, height, landscaping, parcel 
coverage and parking. Items that would be considered through the development permit review 
process include, but are not limited to:  
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 access and parking provision;  

 mitigations of shadowing and privacy; and  

 ensuring appropriate interface with the adjacent low density developments. 
 

Transportation  

The site fronts onto the collector road of 16 Street SW and is near 38 Avenue SW, also a 
collector road, and 40 Avenue SW, which classified as a residential street.  
 
Pedestrian connectivity in the neighborhood is provided through the existing sidewalks on 16 
Street SW, 38 Avenue SW and 40 Avenue SW. 
  
The site is served by the cycling infrastructure with an existing on-street bikeway along 16 
Street SW, which connects to on street bikeways along 38 Avenue SW, 42 Avenue SW and to 
the Always Available for All Ages and Abilities (5A) Network. 
 
The proposed development is located within proximity to the transit network on 16 Street SW 
and 38 Avenue SW, with Stops for Route 13 (Altadore), which are within approximately 85.0 
metres of the site (a two-minute walk).  
 
Vehicular access to the subject site would be provided from the rear lane. On-street parking is 
available on 16 Street SW with current parking restrictions of 20 minutes, and one-hour limits 
during the day, to the south of the subject parcel. No restrictions are noted for the on street 
parking on the west side of 16 Street SW. 
 
Environmental Site Considerations  

Currently, there are no known environmental concerns with the proposed land use amendment 
application. 
 
Utilities and Servicing 

Water and sanitary sewer lines are available to service the subject site.  Details of site servicing, 
as well as appropriate stormwater management, will be considered and reviewed as part of a 
development permit 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. 
 
Municipal Development Plan (Statutory – 2009) 

The subject parcel is located within the Developed Residential – Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The proposed application 
complies with relevant policies that support at-grade local commercial development that 
provides retail and service uses in close proximity to residents. 
 
  

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.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
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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 within the development 
permit review. 
 
South Calgary/Altadore Area Redevelopment Plan (Statutory – 1986) 

The South Calgary/Altadore Area Redevelopment Plan (ARP) Map 2: Land Use Policy identifies 
the subject site as Residential Conservation, which has an intent to permit low profile infill 
development that is compatible with surrounding dwellings.  
 
An amendment to Map 2 is required to accommodate the proposal. This amendment will identify 
the subject site as Local Commercial which encourages commercial development that relates in 
appearance, scale, and function to the surrounding residential area. This is in accordance with 
Section 3.3.2 ‘New Local Commercial’ which states that if local commercial areas are to be 
expanded an amendment to the plan would be required.   
 
West Elbow Communities Local Area Plan Project 

This site is located in Area 2/3 (West Elbow Communities), which includes Altadore 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 ARP. The proposal is in alignment with the 
applicable urban form category and building scale modifier for the subject site in the draft West 
Elbow Communities Local Area Plan (LAP).  
 

https://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=HTTrAcyeceU&msgAction=Download
https://engage.calgary.ca/WestElbowPlan
https://engage.calgary.ca/WestElbowPlan
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Proposed Amendment to the South Calgary/Altadore 
Area Redevelopment Plan 
 
 

1. The South Calgary/Altadore Area Redevelopment Plan attached to and forming part 
of Bylaw 13P86, as amended, is hereby further amended as follows:  
 
(a) Amend Map 2 entitled ‘Land Use Policy’ by changing 0.06 hectares ± (0.15 

acres ±) located at 3926 – 16 Street SW (Plan 4890AG, Block A, Lots 12 and 
13) from ‘Residential Conservation’ to ‘Local Commercial’ as generally 
illustrated in the sketch below: 
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Applicant Submission 
 
 
 
The landowner of 3916 16 Street S.W. wishes to rezone their parcel of land from R-CG 
(Residential – Grade Oriented Infill District to C-N2 (Commercial – Neighborhood District). 
 
To provide you site context and history on this parcel of land. The parcel is located midblock 
along 16 Street bound between 38th and 40th Avenue S.W. The parcel is currently zoned R-
CG, the parcels to the South of his parcel are all zoned C-N2. The parcels to the North are 
zoned RC-G and have generally been redeveloped from the older stock single detached 
dwelling housing of the 1950’s to semi-detached dwellings. The current house on the parcel 
of land has operated as a Montessori Day Home for 2-3 years and is currently a residential 
rental on a short term lease basis. 
 
The owner’s primary request for rezoning this parcel of land from R-CG (Residential – Grade 
Oriented Infill District) C-N2 (Commercial – Neighborhood District) to operate a boutique 
architectural design office from this location. At this time the owner wishes to retain the 
existing building and renovate it to serve the new business. The required parking to serve the 
businesses would be accommodated at the rear of the lot with consideration that a portion of 
clients will be pedestrian/transit based visits from the local community and beyond. The core 
work hours for the business are from 8:00am - 4:30pm, with no work on weekends or 
holidays. There will be a location for one visitor parking as well in the parking lot, generally 
speaking there will not be many visitors unless they are new clients and these meetings will 
be scheduled. In person meeting and amount to one or two visits a day and on some days 
none at all. 
 
The proposed rezoning of this parcel to C-N2 (Commercial – Neighborhood District) would be 
in alignment with the City policy and MDP – Municipal Development Plan which encourages 
local commercial uses within inner city neighbourhoods. 
 
The intent to rezone to C-N2 (Commercial – Neighborhood District) will benefit the existing 
community as populations have declined from their peak of the 1960’s, 70’s and 80’s. The 
development supports the needs of the community and support small businesses that provide 
services to inner city communities and citizens of Calgary in general. 
 
Outreach was provided by door knocking and pamphlet delivery campaigns undertaken on 
the following days Thursday, May 18. 2023/Tuesday, September 12, 2023/Monday, January 
29, 2024. The primary concerns from the immediate neighbors were as follows: 
 
We also wanted to touch on the noticeable delay of the Land use re-designation from the 
submission in 2023 to the current day of this letter is primarily attributed to personal reasons 
by myself. Should you or your office require any further clarification on the plans please feel 
free to contact us. 
 
With kind regards, 
Ahmad (Edward) Talib - Agent for Owner 
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Applicant Outreach Summary  
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Community Association Response 
 

 
From: MLCA Development <development@mardaloop.com>  
Sent: Wednesday, February 12, 2025 12:59 PM 
To: Friedman, Jarred B. <Jarred.Friedman@calgary.ca> 
Subject: [External] Re: 3926 – 16 Street SW, LOC2023-0025 
 
Hi Jarred,  
We don’t have objections to the proposal, just a note of caution about enough parking for all the 
businesses along 16th street. It’s already hard to find a spot.  
 
Thanks,  
Rita  



 



Approval: S. Lockwood  concurs with this report.  Author: K. Bahl 
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Land Use Amendment in Currie Barracks (Ward 8) at 110 Bishop Way SW, 
LOC2024-0224 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.52 hectares ± (1.28 
acres ±) located at 110 Bishop Way SW (Portion of Plan 1612440, Block 5, Lot 3) from 
Direct Control (DC) District to Direct Control (DC) District to accommodate the additional 
uses of health care service and retail drive through, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for additional 
complimentary uses in an existing approved assisted living development in the 
community of Currie Barracks.  

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

 What does this mean to Calgarians? The proposed Direct Control (DC) District would 
provide land use rules that support the development of an assisted living complex with 
Health Care Service and Retail Drive Though uses to allow for a pickup window for the 
pharmacy.  

 Why does this matter? The proposed DC District has additional uses that may contribute 
to the success of the development, it provides for further optimization of the existing 
infrastructure and contributes to Calgary’s overall economic health.  

 A development permit (DP2023-05035) for a new Assisted Living, Retail and Consumer 
Service, Office and Restaurant has been approved and the development is under 
construction. This new DC District would accommodate additional uses within the 
approved development.  

 There is no previous Council direction related to this proposal.  
 
DISCUSSION  
This land use amendment in the southwest community of Currie Barracks was submitted by 
GSA Consulting Inc, on behalf of the landowner, Currie Green By Statesman Inc., on 2024 
September 6. No development permit for the additional uses has been submitted at this time; 
however, as noted in the Applicant Submission (Attachment 3), their intent is to apply for a 
Development Permit to add Health Care Service and Retail Drive Through as uses to their 
approved development for an assisted living facility.  The Retail Drive Through use is intended 
to compliment the Retail and Consumer Services use and can not be included with any other 
use on this site.  
 
The 1.63 hectare (4.0 acre) parcel is located on Bishop Way SW. The proposed DC District 
affects only the northern portion of the parcel, which is located at the southwest corner of 
Dieppe Drive SW and Currie Lane SW. The proposed DC District is based on the existing DC 
District, which was written to allow for development that aligns with the Master Plan.  
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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 the relevant community association was appropriate. The applicant 
determined no outreach would be undertaken. Please refer to the Applicant Outreach Summary 
(Attachment 4) for additional rational.   
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received one letter of opposition from the public. The letter of opposition included 
the following area of concern:  
 

 traffic impact of a drive through. 
  
The Rutland Park Community Association provided a response letter on 2024 December 23 
(Attachment 5) identifying the following: 
 

 supportive of maintaining the building height, building setbacks and parking 
requirements in the proposed DC District; 

 concerned about hours of operations and traffic impacts of the drive through; 

 concerned about other health care uses like addiction treatment or safe injection 
sites; and   

 not supportive of the Retail Drive Through use.  
 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The additional uses compliment the assisted living 
building under construction for the site. The modifications to the building to accommodate these 
uses 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.   
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0224
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IMPLICATIONS  
 
Social 
The proposed land use would create opportunity for a larger range of uses at this site. The 
Health Care Service and Retail Drive Through uses are supportive of the existing assisted living 
use on site.  
 
Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050.  
 
Economic 
The ability to moderately increase the development on this site would allow for more efficient 
use of land and existing infrastructure. The development may also support local business and 
employment opportunities in the area.  
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal.  
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Direct Control District 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Currie Barracks, at the southwest 
corner of Dieppe Drive SW and Currie Lane SW. The site consists of the northern portion of the 
parcel at 110 Bishop Way SW and is 0.52 hectares (1.28 acres) in size. 
 
The community of Currie Barracks is currently experiencing significant redevelopment. The 
community is expected to develop into a dense mixed-use neighbourhood with a variety of 
housing types, rich with historic resources and supporting amenities. Development surrounding 
the subject site is characterized by a mix of commercial and residential buildings, including 
multi-residential development on the south side of the subject site. To the north of the site is low 
density residential and Alexandria Park; to the west of the site is the Inn on Officers Garden, a 
historic hotel and restaurant. The subject site currently has a six storey Assisted Living 
development under construction.  
 

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

Currie Barracks 

Peak Population Year 2019 

Peak Population 1,262 

2019 Current Population 1,262 

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 
Currie Barracks Community Profile.  

 
  

https://www.calgary.ca/communities/profiles/currie-barracks.html
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Location Maps  
 

 
 

  

Subject Site 
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Previous Council Direction 
 
None.  
 

Planning Evaluation 
 
Land Use  

The existing Direct Control (DC) District (Bylaw 163D2016) primarily allows for redevelopment 
to occur in accordance with the Revised Currie Barracks CFB West Master Plan, which 
envisions a mix of residential, commercial and institutional uses in various forms. The DC 
District allows a minimum building setback area of 3.0 metres and a maximum building height of 
30.0 metres.  
 
The proposed DC District is intended to maintain the relevant rules and entitlement of the 
existing DC District but includes the following changes:  
 

 deletion of all low-density residential uses and associated rules; 

 deletion of the centralized motor vehicle parking rules, which are no longer required; 

 deletion of the minimum building height rule; 
 deletion of interim uses, which are no longer required; 

 list of uses updated to align with updates made to the Land Use Bylaw 1P2007; 

 addition of custom “Retail Drive Through” use; and 

 addition of Health Care Service use. 
 
This land use application is intended to allow for the additional uses of Health Care Service and 
Retail Drive Through at the subject site. Retail Drive Through is a custom use that is intended to 
allow for a pharmacy to have a service window. This allows for more flexibility in how the 

Subject Site 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2016/2016d163.pdf
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business can service its customers with mobility issues or who wish to limit interaction due to 
illness. The Retail Drive Through is restricted in how it operates when compared to a regular 
Drive Through. Retail Drive Through can only be approved in conjunction with Retail and 
Consumer Service, must not have an order speaker, must only have one window and only 
allows for a maximum of three stacking motor vehicle stalls. These additional uses compliment 
the Assisted Living facility.  
 
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 as Retail Drive Through is a unique use that does not 
exist in the Land Use Bylaw.  As well, the proposal is innovative as it provides flexibility for a 
development design that can accommodate the applicant’s intended development plans while 
maintaining the policy aims and urban design vision of the Master Plan. The same result could 
not be achieved with a standard land use district in the Land Use Bylaw.  
 
The proposed DC District also includes a rule that allows the Development Authority to grant 
relaxations to sections 7 through 11 and 13 through 22 of the DC District Bylaw. Although there 
is no base district in the DC District Bylaw, many of these rules can be relaxed if they meet the 
test for relaxation of Bylaw 1P2007. The relaxation rule is unavailable in the existing DC. The 
addition of a relaxation rule in the proposed DC District Bylaw will align with the Master Plan. 
The Master Plan supports relaxation considerations where a policy guide is not feasible.  
 
Development and Site Design  

If this redesignation is approved by Council, the rules of the proposed DC District will allow for 
additional uses to be added while maintaining the development and site design rules of building 
height, building setbacks and parking requirements from the existing DC to the development 
that is currently occurring on the site. The use rules for Retail Drive Through consider the 
following:  
 

 interface with the street; 

 relationship with adjacent residential uses; and 

 pedestrian safety.  
 
Transportation  
Pedestrian Access to the site is available from existing and future sidewalks along the adjacent 
streets. The Calgary Transit bus Route 9 (Dalhousie Station/Chinook Station) is available within 
350 metres (a six-minute walk) south of the subject site, with a bus stop located adjacent to 
Richardson Way SW. Direct vehicular access to the subject site is from Currie Lane SW. There 
are currently no parking restrictions on the adjacent streets.  
 
A Transportation Impact Assessment or parking study was not required for the proposed land 
use amendments.  
 
Environmental Site Considerations  

There are no environmental concerns with the proposed land use amendment application.  
 
Utilities and Servicing  

Water, sanitary and storm sewer mains are available to service the site from the adjacent 
streets. Site servicing was reviewed with the previously approved 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. 
 
Municipal Development Plan (Statutory – 2009)  

The subject site is located within the Developed Residential – Established Area Land use 
typology as identified on Map 1 (Urban Structure) of the Municipal Development Plan (MDP). 
The applicable MDP policies encourage redevelopment and modest intensification of 
established areas to make more efficient use of existing infrastructure, public amenities and 
transit. Such redevelopment is intended to occur in a form and nature that respects the scale 
and character of the neighbourhood context. The proposed land use amendment aligns with the 
relevant policies of the MDP by allowing for the more efficient use of existing infrastructure 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objective of the Calgary 
Climate Strategy – Pathways to 2050.  
 
Revised Currie Barracks CFB West Master Plan (Non-Statutory – 2015)  

The Revised Currie Barracks CFB West Master Plan identifies the subject site as being part of 
the Residential Area and Policy Area B land use classification (Figure 4: General Development 
Concept). The applicable Master Plan policies indicate that this area will accommodate low, 
medium and high-density residential developments, including accessory uses which are 
compatible with and supportive of the local residential community. A limited range of 
neighbourhood supporting commercial uses are also anticipated to be integrated within the area 
such as services, professional offices, food and beverage uses. The proposed land use 
amendment is in alignment with the applicable policies in the Master Plan by allowing for uses 
that are supportive of the existing approved Assisted Living facility.  
 
 

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://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=TTTrqyrTeyX&msgAction=Download
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Proposed Direct Control District 
 

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

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

 
DIRECT CONTROL DISTRICT 

 
Purpose  
1 This Direct Control District Bylaw is intended to: 
 

(a) allow the redevelopment of the site in accordance with the aims of the 
CFB West Master Plan; 

(b) allow for a modified drive through use; and 
(c) allow for a variety of uses including commercial and multi-residential. 
 

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) “Retail Drive Through” means a use:  
 
(i) where services are provided to patrons who are in a motor 

vehicle; and  
 
(ii) that must be approved with a Retail and Consumer Service use.  

 
Permitted Uses  
5 The following uses are permitted uses in this Direct Control District: 
 

(a) Accessory Residential Building; 
(b) Park; and 
(c) Protective and Emergency Service. 

 
Discretionary Uses  
6 The following uses are discretionary uses in this Direct Control District: 
 

(a) Addiction Treatment; 
(b) Artist’s Studio; 
(c) Assisted Living; 
(d) Catering Service – Minor; 
(e) Child Care Service; 
(f) Convenience Food Store; 
(g) Custodial Care; 
(h) Dwelling Unit; 
(i) Financial Institution; 
(j) Fitness Centre; 
(k) Food Kiosk; 
(l) Health Care Service; 
(m) Health Services Laboratory – Without Clients;  
(n) Information and Service Provider; 
(o) Instructional Facility; 
(p) Live Work Unit; 
(q) Multi-Residential Development; 
(r) Office; 
(s) Outdoor Café; 
(t) Place of Worship – Small; 
(u) Power Generation Facility – Small; 
(v) Residential Care; 
(w) Restaurant: Food Service Only; 
(x) Restaurant Licensed; 
(y) Retail and Consumer Service;  
(z) Retail Drive Through; 
(aa) Service Organization; 
(bb) Social Organization;  
(cc) Specialty Food Store; 
(dd) Take Out Food Service; and 
(ee) Temporary Residential Sales Centre. 
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Building Height 
7 (1) The maximum building height in this Direct Control District is 30.0 metres.  
 
Floor Plate Restrictions  
8 The maximum floor plate area of each floor located partially or wholly above 26.0 

metres above grade is 950.0 square metres, when a building contains Dwelling Units, 
Hotel or Live Work Units. 

 
Building Design 
9  All buildings fronting on a street must comply with the following general requirements: 
 

(a) the ceiling height of any non-residential unit on the first storey must be a 
minimum of 4.0 metres from grade; 

 
(b) the ceiling height of any residential unit on the first storey must not be 

less than 3.0 metres from grade; 
 

(c) a unit with any portion of its floor area located on the floor closest to 
grade must have an individual, separate, direct access to grade; and 

 

(d) any unit of the floor closest to grade must have a finished floor at a 
minimum of 0.4 metres above grade.  

 
Building Setback Area 
10 The minimum building setback area is: 
 

(a) 3.0 metres from Currie Lane SW or Dieppe Drive SW; and 
 

(b)  zero metres in all other cases. 
 
Location of Uses Within Building 
11 (1) “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.  
 

(2) Where there this section refers to “Commercial Uses”, it refers to the listed uses 
in section 5 and 6, other than Addiction Treatment, Assisted Living, Custodial 
Care, Dwelling Units, and Residential Care. 

 
Retail Drive Through Rules  
12 (1) A Retail Drive Through in this Direct Control District: 

 
(a) must not have outdoor speakers; 
 
(b) may have a maximum of one service window; 



 

CPC2025-0330  

Attachment 2 

CPC2025-0330 Attachment 2  Page 5 of 8 
ISC:UNRESTRICTED 

 
(2) There may be a maximum of one Retail Drive Through in this Direct Control 

District. 
 
Additional Retail Drive Through Rules 
13 A Retail Drive Through in this Direct Control District: 

 
(a) must screen any drive through aisles that are adjacent to a residential 

use; 
 
(b) must not have any drive through aisles in a setback area; 
 
(c) must fence any drive through aisles, where necessary, to prevent access 

to a lane or street; 
 
(d) must not have pedestrian access into the building that crosses a drive 

through aisle; 
 
(e) must have a maximum of 3.0 vehicle stacking spaces for the purpose of 

queuing motor vehicles; and 
 
(f) does not require bicycle parking stalls – class 1 or class 2. 

 
Landscaped Area Rules 
14 (1) Landscaped areas must be provided in accordance with a landscape plan  

approved by the Development Authority. 
 
(2) Where changes are proposed to a building or parcel, a landscape plan must be 

submitted as part of each development permit application and must show at 
least the following: 

   
(a) the existing and proposed topography; 
 
(b) the existing vegetation and indicate whether it is to be retain or remove; 
 
(c) the layout of berms, open space systems, pedestrian circulation, 

retaining walls, screening, slope of the land, soft surfaced 
landscaped areas and hard surfaced landscape areas; 

 
(d) the types, species, sizes and numbers of plant material and the types of 

landscaped areas; and 
 
(e) details of the irrigation system.  

 
Specific Rules for Landscaped Areas 
15 (1) A minimum of 20.0 per cent of the area of the parcel must be a landscaped  

area. 
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(2) Any part of the parcel used for motor vehicle access, motor vehicle parking 
stalls, loading stalls and garbage or recycling facilities must not be included in 
the calculation of a landscaped area.  

 
(3) Every building on a parcel must have at least one sidewalk connecting the 

public entrance to a public sidewalk, or in the case where there is no public 
sidewalk, to the nearest street.  

 
(4) Where a building contains more than one use, every use that has an exterior 

public entrance must either: 
 

(a) have a sidewalk connecting the public entrance to the sidewalk required 
by subsection (3); or 

 
(b) have a sidewalk connecting that public entrance to a public sidewalk.  

 
(5) Every building on a parcel must have at least one sidewalk connecting the 

parking area to the public entrances of the building.  
 
(6) Where a sidewalk provided in satisfaction of this section is next to portion of a 

building, the sidewalk must extend along the entire length of that side of the 
building.  

 
Planting Requirements 
16 Any trees or shrubs provided in satisfaction of the landscaped area requirement must 

be of a species capable of healthy growth in Calgary and must conform to the standards 
of the Canadian Nursery Landscape Association.  

 
Low Water Irrigation System 
17 (1) When a low water irrigation system is provided, only trees and shrubs must be  

irrigated and the extent of water delivery must be confined to the tree and shrub 
area.  

 
(2) When a low water irrigation system is provided, trees and shrubs that have 

similar water consumption requirements must be grouped together.  
 
Amenity Space 
18 (1) The required minimum amenity space is 5.0 square metres per unit.  
 

(2) Amenity space may be provided as common amenity space, private amenity 
space or a combination of both.  

 
(3) when the private amenity space provided is 5.0 square metres or less per unit, 

that specific area will be included to satisfy the amenity space requirement.  
 
(4) When private amenity space exceeds 5.0 square metres per unit, only 5.0 

square metres per unit may be included to satisfy the amenity space 
requirement.  
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(5)  Private amenity space must: 
 

(a) be in the form of a balcony, deck or patio; and 
 

(b) have no minimum dimensions less than 2.0 metres. 
 

(6) Common amenity space: 
 

(a) may be provided as common amenity space – indoors and as 
common amenity space – outdoors; 

 
(b) must be accessible from all the units; 

 
(c) must have a contiguous area of not less that 50.0 square metres with no 

dimension less than 6.0 metres; and  
 

(d) maybe located at or above grade.  
 

(7) A maximum of 50.0 per cent of the required amenity space may be provided as 
common amenity space – indoors. 

 
(8) Common amenity space – outdoors: 
 

(a) must provide a balcony, deck or patio and at least one of the following 
as permanent features: 
 
i. a barbeque, or 
ii. seating; and 
iii. must be used in the calculation of the required landscaped area 

when located below 25.0 metres above grade.  
 

Mechanical Screening 
19 Mechanical systems or equipment that is located outside of a building shall be 

positioned, camouflaged, or screened from view of a public space, or from view of a 
parcel designated as residential district located within 30.0 metres of the equipment, 
using a line of sight of 1.7 metres above grade.  

 
Garbage 
20 Garbage containers and waste material must be stored inside a building that contains 

another approved use.  
 
Recycling Facilities 
21 Recycling facilities must be provided for every building containing Dwelling Units or 

Office uses.  
 
Motor Vehicle Parking Stall Requirements 
22 (1) For development containing Dwelling Units, or Live Work Units, the minimum  

motor vehicle parking stalls: 
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(a) for each Dwelling Unit or Live Work Unit is 0.625 stalls for resident 
parking; and 

 
(b) for each Live Work Unit is 0.5 visitor parking stalls per unit. 

 
(2) For development containing Dwelling Units, or Live Work Units, the maximum 

motor vehicle parking stalls: 
 

(a) for each Dwelling Unit or Live Work Unit less than 60 square metres is 
1.0 stall per unit; and 

 
(b) for each Dwelling Unit or Live Work Unit 60 square metres or greater is 

2.0 stalls per unit; and 
 

(c) for each Dwelling Unit or Live Work Unit is 0.5 visitor parking stalls 
per unit. 

 
(3) The maximum number of motor vehicle parking stalls for: 
 

(a) Retail Store and Consumer Service is 4.8 stalls per 100.0 square 
metres of total gross usable floor area; 

 
(b) Restaurant: Food Service Only, Restaurant: Licensed is 2.85 stalls 

per 10.0 square metres of public area; and  
 
(c) For all other uses, no maximum applies. 

 
Required Bicycle Parking Stalls 
23 (1) The minimum number of bicycle parking stalls – class 1 for: 
  

(a) each Dwelling Unit and Live Work Unit is: 
 
i. no requirement where the number of units is less than 20; and 
 
ii. 0.5 stalls per unit where the total number of units is 20 or more; 

and 
 

(b) all other uses is the minimum requirement of Part 4 of Bylaw 1P2007.  
 
Relaxations 
24 The Development Authority may relax the rules contained in Sections 7 through 11 

and 13 through 23 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 
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Community Association Response  
 

March 11, 2025 

 



 



Approval: S. Lockwood concurs with this report. Author: J. Gu 
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2025 March 27 Page 1 of 3 

 

Policy and Land Use Amendment in Ogden (Ward 9) at 6240 – 18A Street SE, 
LOC2024-0302 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission recommend that Council: 
 

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

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

acres ±) located at 6240 – 18A Street SE (Plan 2515AM, Block 2, Lots 27 and 28) from 
Residential – Grade-Oriented Infill (R-CG) District to Housing – Grade Oriented (H-GO) 
District. 

 
HIGHLIGHTS 

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

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

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

 Why does this matter? The proposed Housing – Grade Oriented (H-GO) District would 
accommodate more housing options that may better accommodate the evolving needs 
of different age groups, lifestyles and demographics. 

 Amendments to the Millican-Ogden Area Redevelopment Plan (ARP) are required to 
accommodate the proposed land use. 

 A development permit for a rowhouse 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 southeast community of Ogden was submitted by 
the landowner, 2476612 Alberta Inc. (Heirloom Homes) on 2024 December 11. A development 
permit (DP2024-08670) for a rowhouse development accommodating 10 dwelling units and no 
secondary suites has been submitted and is under review. 
 
The 0.06 hectare ± (0.16 acre ±) parcel is located in the southeast community of Ogden at the 
northeast corner of 62 Avenue SE and 18A Street SE. The site is currently unoccupied and 
fenced off for construction under the previously approved development permit application 
(DP2023-01929). The existing Residential – Grade-Oriented Infill (R-CG) District allows for four 
dwelling units and four secondary suites. The applicant is seeking to add more density with this 
land use amendment application. The site is well served by public transit and is close to a 
number of bus stops, local parks, an on-street bikeway and a supermarket. 
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The subject site meets Land Use Bylaw 1P2007’s location criteria to qualify for redesignation to 
the H-GO District as it is located within the Inner City area identified on the Urban Structure map 
of the MDP and is within 600 metres of the capital-funded Lynnwood/Millican Green Line Light 
Rail Transit (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 attended a Millican-Ogden Community Association meeting and presented the 
proposed development on 2025 February 4 at the Millican-Ogden community hall. 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 one letter of opposition from the public. The letter of opposition included 
the following areas of concern: 
 

 lack of public engagement with community members; 

 inconsistency with existing community character in terms of building height and 
increased density; 

 lack of updated planning framework to guide new developments; 

 privacy concerns from the proposed rooftop patios; and 

 conflict of interest within the community association. 
 
The Millican-Ogden Community Association replied to Administration and indicated neither 
support nor opposition to the application (Attachment 5).  
 
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 would be reviewed and determined at the development permit stage. 
 
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. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0302
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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 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 would 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 Amendments to the Millican-Ogden Area Redevelopment Plan 
3. Applicant Submission 
4. Applicant Outreach Summary 
5. Community Association Response 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the southeast community of Ogden at the northeast corner of 62 
Avenue SE and 18A Street SE. The site is 0.06 hectares ± (0.16 acres ±) in size, with 
dimensions of approximately 17 metres wide and 40 metres deep. The parcel is currently 
unoccupied and fenced off for construction under a previously approved development permit 
application (DP2023-01929) for a rowhouse development with four units and four secondary 
suites. The applicant is seeking permission to add more density, up to 10 dwelling units and no 
secondary suites with the current application.  
 
Surrounding development is characterized primarily by single detached dwellings on parcels 
designated as the Residential – Grade-Oriented Infill (R-CG) District. There is a rowhouse 
development on a parcel designated as the R-CG District to the south across 62 Avenue SE. 
The parcel to the west across 18A Street SE is designated as the Commercial – Neighbourhood 
2 (C-N2) District to accommodate neighbourhood-scale commercial and retail uses.  
 
A bus stop serving Routes 24 (Ogden) and 779 (Wisewood/Riverbend) is located directly 
adjacent to the site. An existing 5A (Always Available for All Ages and Abilities) on-street 
bikeway is available along 62 Avenue SE. The future Lynnwood/Millican Green Line LRT 
Station is approximately 600 metres (a 10-minute walk) to the southeast. The site is 
approximately 350 metres (a six-minute walk) to Lynwood Ridge Park, 400 metres (a seven-
minute walk) to Lynnview Playground, and 500 metres (a nine-minute walk) to Pop Davies 
Athletic Park. Lynn Ridge Supermarket is located across 18A Street SE from the site. 
 

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

Ogden 

Peak Population Year 1982 

Peak Population 11,548 

2019 Current Population 8,576 

Difference in Population (Number) - 2,972 

Difference in Population (Percent) - 25.74% 
Source: The City of Calgary 2019 Civic Census 

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

  

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

 

 
 

 

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 site area, this would allow for up to four dwelling units on the parcel. 
Secondary suites are permitted uses within the R-CG District and do not count towards 
allowable density.   
 
The proposed Housing – Grade Oriented (H-GO) District is intended to provide an opportunity 
for dwelling units to be developed in a wide range of housing forms where 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. In the H-GO District, development scale 
and intensity are managed through a combination of:   
 

 a maximum floor area ratio of 1.5; 

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

 a maximum building height of 12.0 metres; and   

 a minimum requirement of 0.5 motor vehicle parking stalls per dwelling unit and per 
secondary suite. 
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Section 1386(d) of 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 Municipal Development Plan (MDP);  

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

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

 within 200 metres of primary transit service.   
 

The subject site is considered appropriate for the H-GO District as it is located within the Inner 
City area as per the MDP, and is also within 600 metres of a future Green Line Station. 
Therefore, the subject site is appropriate for redesignation to the H-GO District.   
 
Development and Site Design 
The rules of the proposed H-GO District would provide guidance for future redevelopment of the 
site, including appropriate uses, building height and massing, landscaping and parking. Given 
the specific context of this site, additional items that would be considered at the development 
permit stage include, but are not limited to:   
 

 ensuring an engaging interface along 62 Avenue SE and 18A Street SE;   

 mitigating shadowing and privacy concerns with neighbouring parcels; and   

 ensuring appropriate amenity space for residents.   
 
Transportation 
The area is served by Calgary Transit Route 24 (Ogden) and 779 (WiseWood/Riverbend) 
immediately adjacent to the site on 62 Avenue SE. The future Green Line Lynnwood/Millican 
Station is located approximately 600 metres (a 10-minute walk) to the southeast. 
 
There is an existing on-street cycling facility immediately adjacent to the site on 62 Avenue SE 
which connects to an existing off-street pathway on Millican Road to the east and eventually to 
the Bow River Pathway approximately 600 metres to the west. 
 
Pedestrian access to the site is available from existing sidewalks along 18A Street SE. 
 
On-street parking is available on 18A Street SE and is currently unrestricted adjacent to the site. 
Direct vehicular access to the proposed development will be required to come from the rear 
lane. Neither a Transportation Impact Analysis (TIA) nor a Parking Study was required for this 
application. 
 
Environmental Site Considerations 
At this time, there are no known outstanding environmental concerns associated with the site 
and/or proposal. 
 
Utilities and Servicing 
Water, sanitary and storm utilities are available. Servicing requirements will be further 
determined at the time of development.  
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Legislation and Policy  
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject parcel is located within the Developed Residential - Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of established communities to make more 
efficient use of existing infrastructure, public amenities and transit—thereby representing an 
incremental benefit to climate resilience. The proposal is in keeping with the 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 on 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 (TOD Guidelines) provide direction for the 
development of areas typically within 600 metres of a transit station. The TOD Guidelines 
encourage the type of development that creates a higher density, walkable, mixed-use 
environment within station areas to optimize use of existing transit infrastructure, create mobility 
options for Calgarians and benefit local communities and city-wide transit riders alike. The 
proposed land use meets the key policy objectives of the TOD Guidelines including ensuring 
transit supportive land uses, optimizing existing sites and infrastructure, as well as increasing 
density around transit stations. 
 
Millican-Ogden Area Redevelopment Plan (Statutory – 1999) 
The subject site is currently identified as ‘Low or Medium Density Multi-Dwelling Residential’ in 
the Millican-Ogden Area Redevelopment Plan (ARP) which is compatible with the existing R-CG 
District. A text amendment to Policy 3.4.3.3.2 is required to support the proposed H-GO District, 
recognizing the density (up to a maximum floor area ratio of 1.5) allotted through the H-GO 
District for this specific site. 

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://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
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTKqssKKKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ITTrqyrrKsX&msgAction=Download
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Proposed Amendment to the Millican-Ogden Area 
Redevelopment Plan 
 

1. The Millican-Ogden Area Redevelopment Plan attached to and forming part of 

Bylaw 8P99, as amended, is hereby further amended as follows:  
 

(a) In Section 3.4.3 Residential Land Use, subsection 3.4.3.3 Policies, Policy 2, 
delete the last sentence and replace with the following: 

 
“The following sites should have a maximum density of 75 units per hectare: 
7425 – 20 Street SE, 2403 Crestwood Road SE, and 7615 – 25 Street SE. The 
site at 6240 – 18A Street SE should have a maximum floor area ratio of 1.5.” 
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Applicant Submission Form 
 

1. A well serviced, well located, transit orientated development  
- The subject property is a corner lot, located on 62nd Ave SE (Millican Rd) & 18A St SE- a 

collector corridor which is very well suited for increased density and commercial 
development 

- Nearby commercial services include the Ridge Mart Grocery commercial site (located across 
the street from the subject) and Lynnwood Plaza (neighborhood strip retail; located 350 
meters west on 62nd Ave) 

- Other nearby commercial services include Lynwood Drugs, Medical clinic, and 
Physiotherapy- within 750 meters 

- Schools include Banting and Best (K-3), Sherwood Community School (G4-9), and St. 
Bernadette Catholic School- within 750 meters  

- Recreational services include Jack Setter Arena, Outdoor Pool, and MOCA Community 
Centre; baseball, football, soccer fields and playgrounds are all located on the nearby school 
site- within 750 meters 

- Ogden House Seniors Club is also walking distance, located adjacent to Jack Setter Arena/ 
MOCA Community Association Building 

- Beaver Dam Flats, Old Refinery Park, and future Millican Ridge Park provide excellent 
access to public outdoor spaces as well as the Bow River Pathway network 

- Transportation:  
o 62nd Ave/ Millican Rd is the collector road for the neighborhood of Lynnwood/ 

Millican 
o Both 62nd Ave and 18A St are well treed and all streets in the area are laned, 

including the subject;  
o The future Pop Davies Greenline C-Train Station will be located approximately 450 

meters from the subject property 
o The route #24 bus travels along 62 Ave SE on its way to downtown Calgary; there is 

a stop directly out front of the subject parcel     
 
2. Contextually sensitive density, supportive of future LRT expansion 

- The subject re-designation is seeking to transition the subject to an 'H-GO' land-use  
- The subject property has an area of 7,150 sq ft, 20% larger than your typical 50x120 inner 

city redevelopment lot. Under the current R-CG zoning this caps the density at 4.99 units, 
however the no round up principal limited us from applying formally for a fifth unit and we 
were not yet aware of the H-GO zoning option at that time. 

- the narrow miss on the density cap under R-CG was discussed in a pre-application meeting 
with the Development team prior to this application being conceived.  

- H-GO is very similar to the current R-CG contextually sensitive approval with a building 
height not greater than 12 meters (approx. 39 ft); for context, the neighborhood is 
substantially R-2 zoned with the vast majority of homes being raised bungalows including the 
homes directly adjacent to the subject (i.e.- existing stock is 1.5 storey's tall or approx. 20 ft 
to top of roof)  

- being a corner lot and a laned parcel, overlooking concerns are limited to the east property 
line, providing a good reference for residents concerned with redevelopment 

- The flat roof design will diversify the current housing stock in the area however the use of lap 
siding, smart trim, and stucco are architectural features of the existing stock, and will help 
maintain the current feel of the community. 

- the stacked design will provide housing options that meet the needs of both new entrants to 
the housing market, and those looking to downsize from bungalows while giving them an 
option to age in place. The upper units are great options for shared living and young families 
alike, ensuring local area population maintains at a level sufficient to support local business 
and schools. 
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Applicant Outreach Summary 
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Community Association Response 
 
 

March 13th, 2025 
 
Hi Jay, 
 
As a community association, we generally don't take a position on land use applications that 
don't have a significant impact on the neighbourhood.  
 
Regards, 
 
Zev Klymochko 
Vice President 
Millican Ogden Community Association 
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