
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

April 16, 2026, 1:00 PM
IN THE COUNCIL CHAMBER

Members

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

Commissioner C. Boechler
Commissioner L. Campbell-Walters

Commissioner R-M. Damiani
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, 2026 March 26

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 3627 Kildare Crescent SW,
LOC2026-0016, CPC2026-0302

5.3 Land Use Amendment in Killarney/Glengarry (Ward 8) at 2823 – 30 Street SW, LOC2026-
0009, CPC2026-0290

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

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS

7.1.1 Development Permit in Medicine Hill (Ward 6) at 1152 Na’a Drive SW, DP2025-
04914, CPC2026-0230

7.2 PLANNING ITEMS

7.2.1 Land Use Amendment in Upper Mount Royal (Ward 8) 1911 – 11 Street SW,
LOC2025-0151, CPC2026-0204

7.2.2 Land Use Amendment in Banff Trail (Ward 7) at 2471 – 23 Street NW, LOC2025-
0171, CPC2026-0250

7.2.3 Land Use Amendment in Saddle Ridge (Ward 5) at #1000, 4715 – 88 Avenue NE,
LOC2025-0147, CPC2026-0010

7.2.4 Outline Plan, Policy and Land Use Amendment in Stonegate Landing (Ward 5) at
multiple addresses, LOC2024-0171, CPC2026-0020

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 26, 2026, 1:00 PM 

ENGINEERING TRADITIONS COMMITTEE ROOM 

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

 

1. CALL TO ORDER 

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

ROLL CALL 

Commissioner Boechler, Commissioner Campbell-Walters, Commissioner Hardwicke, 
Commissioner Hawryluk, Commissioner Montgomery, Commissioner Small, 
Commissioner Wagner, Director Mahler, and Manager Lee 

Absent from Roll Call: Commissioner Damiani, Commissioner Pink, and Commissioner 
Remtulla 

2. OPENING REMARKS 

Chair Lee provided opening remarks and a traditional land acknowledgment. 

3. CONFIRMATION OF AGENDA 

Commissioner Small declared a conflict of interest and abstained from discussion and 
voting with respect to Report CPC2026-0166. 
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Commissioner Small left the meeting at 1:03 p.m. and returned at 1:08 p.m. after the 
vote was declared. 

Moved by Commissioner Wagner 

That the agenda for today's meeting be amended by adding Item 8.1, File Report 
LOC2025-0178 (CPC2026-0123), CPC2026-0319, as an Item of Urgent Business. 

For: (7): Director Mahler, Commissioner Boechler, Commissioner Campbell-Walters, 
Commissioner Hardwicke, Commissioner Hawryluk, Commissioner Montgomery, and 
Commissioner Wagner 

MOTION CARRIED 
 

Moved by Commissioner Wagner 

That the Agenda for today's meeting be amended by moving Items 7.2.3 Land Use 
Amendment in Hillhurst (Ward 7) at 207 and 211 – 14 Street NW, LOC2025-0195, 
CPC2026-0256 and 7.2.11 Land Use Amendment in Killarney/Glengarry (Ward 8) at 
multiple addresses, LOC2025-0234, CPC2026-0166 onto the Consent Agenda. 

For: (7): Director Mahler, Commissioner Boechler, Commissioner Campbell-Walters, 
Commissioner Hardwicke, Commissioner Hawryluk, Commissioner Montgomery, and 
Commissioner Wagner 

MOTION CARRIED 
 

Moved by Director Mahler 

That the Agenda for the 2026 March 26 Regular Meeting of the Calgary Planning 
Commission be confirmed, as amended. 

For: (7): Director Mahler, Commissioner Boechler, Commissioner Campbell-Walters, 
Commissioner Hardwicke, Commissioner Hawryluk, Commissioner Montgomery, and 
Commissioner Wagner 

MOTION CARRIED 
 

3.1 DECLARATIONS - CONFLICT OF INTEREST 

Commissioner Campbell-Walters declared a conflict of interest with respect to 
Item 5.2.  

Commissioner Small declared a conflict of interest with respect to Items 7.2.3, 
7.2.8, and 7.2.11.  

Commissioner Boechler declared a conflict of interest with respect to Item 7.2.6. 

4. CONFIRMATION OF MINUTES 

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2026 
March 12 

Moved by Commissioner Boechler 
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That the Minutes of the 2026 March 12 Regular Meeting of the Calgary Planning 
Commission be confirmed. 

For: (8): Commissioner Boechler, Commissioner Campbell-Walters, 
Commissioner Hardwicke, Commissioner Hawryluk, Commissioner Montgomery, 
Commissioner Small, Commissioner Wagner, and Director Mahler 

MOTION CARRIED 
 

5. CONSENT AGENDA 

Commissioner Small declared a conflict of interest and abstained from discussion and 
voting with respect to Reports CPC2026-0256 and CPC2026-0166. 

Commissioner Small left the meeting at 1:09 p.m. and returned at 1:15 p.m. after the 
vote was declared. 

Moved by Commissioner Hardwicke 

That the Consent Agenda be approved as follows, as corrected: 

5.1 DEFERRALS AND PROCEDURAL REQUESTS 

None 

5.3 Land Use Amendment in Killarney/Glengarry (Ward 8) at 3036 and 3040 – 29 
Street SW, LOC2025-0179, CPC2026-0252 

Revised Attachment 1 was distributed with respect to Report CPC2026-0252. 

7.2.3    Land Use Amendment in Hillhurst (Ward 7) at 207 and 211 – 14 Street 
NW, LOC2025-0195, CPC2026-0256 

7.2.11   Land Use Amendment in Killarney/Glengarry (Ward 8) at multiple 
addresses, LOC2025-0234, CPC2026-0166 

  

For: (6): Director Mahler, Commissioner Boechler, Commissioner Hardwicke, 
Commissioner Hawryluk, Commissioner Montgomery, and Commissioner 
Wagner 

MOTION CARRIED 
 

5.2 Land Use Amendment in Hillhurst (Ward 7) at 1601 Bowness Road NW, 
LOC2025-0248, CPC2026-0219 

Commissioner Campbell-Walters declared a conflict of interest and abstained 
from discussion and voting with respect to Report CPC2026-0219. 

Commissioner Campbell-Walters left the meeting at 1:15 p.m. and returned at 
1:22 p.m. after the vote was declared. 

Moved by Commissioner Hawryluk 

That with respect to Report CPC2026-0219, the following be approved: 
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That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.07 hectares 
± (0.17 acres ±) at 1601 Bowness Road NW (Plan 5151O, Block 19, Lots 57 and 
58) from Mixed Use – General (MU-1f1.0h13) District to Residential – Grade-
Oriented Infill (R-CG) District. 

For: (4): Director Mahler, Commissioner Hardwicke, Commissioner Hawryluk, 
and Commissioner Montgomery 

Against: (2): Commissioner Boechler, and Commissioner Wagner 

MOTION CARRIED 

Commission then dealt with Item 7.2.1 

Commission returned to this Item following Item 7.2.1. in order to record 
Commissioner Small's vote. 

Commissioner Campbell-Walters left the meeting at 1:34 p.m. and returned at 
1:36 p.m. after the vote was declared. 

Moved by Commissioner Hawryluk 

That with respect to Report CPC2026-0219, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.07 hectares 
± (0.17 acres ±) at 1601 Bowness Road NW (Plan 5151O, Block 19, Lots 57 and 
58) from Mixed Use – General (MU-1f1.0h13) District to Residential – Grade-
Oriented Infill (R-CG) District. 

For: (6): Director Mahler, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner Wagner 

Against: (1): Commissioner Boechler 

MOTION CARRIED 

Commission then dealt with Item 7.2.2. 

6. POSTPONED 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 Westwinds (Ward 5) at 3633 Westwinds Drive 
NE, LOC2025-0210, CPC2026-0199 

Commission dealt with this Item following the initial vote for Item 5.2. 
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A presentation entitled "LOC2025-0210 / CPC2026-0199 Land Use 
Amendment" was distributed with respect to Report CPC2026-0199. 

Moved by Commissioner Boechler 

That with respect to Report CPC2026-0199, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 8.44 
hectares ± (20.86 acres ±) located at 3633 Westwinds Drive NE (Plan 
0412252, Block 6, Lot 4) from Commercial – Regional 1 f0.2 (C-R1 f0.2) 
District to Commercial – Regional 3 f0.25h18 (C-R3 f0.25h18) District. 

For: (8): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 

Commission then returned to Item 5.2 

7.2.2 Outline Plan and Land Use Amendment in Cityscape (Ward 5) at 10011 – 
52 Street NE, LOC2025-0113, CPC2026-0271 

This Item was dealt with following the second vote on Item 5.2. 

The following documents were distributed with respect to Report 
CPC2026-0271: 

 Revised Attachment 1; and 

 A presentation entitled "LOC2025-0113 / CPC2026-0271 Outline 
Plan and Land Use Amendment". 

Jack Moddle and Joel van Huizen (applicants) answered questions of 
Commission with respect to Report CPC2026-0271. 

Moved by Commissioner Boechler 

That with respect to Report CPC2026-0271, the following be approved: 

That Calgary Planning Commission: 

1. As the Council-designated Approving Authority, approve the 
proposed outline plan located at 10011 – 52 Street NE (Portion of 
SE1/4 Section 22-25-29-4) to subdivide 7.89 hectares ± (19.50 
acres ±) with conditions (Attachment 3). 

That Calgary Planning Commission recommend that Council: 

2. Give three readings to the proposed bylaw for the redesignation of 
0.36 hectares ± (0.89 acres ±) located at 10011 – 52 Street NE 
(Portion of SE1/4 Section 22-25-29-4) from Residential – Low 
Density Mixed Housing (R-G) District to a Direct Control (DC) 
District, to accommodate low-density residential development, 
with guidelines (Attachment 2). 
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For: (8): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.2.3 Land Use Amendment in Hillhurst (Ward 7) at 207 and 211 – 14 Street 
NW, LOC2025-0195, CPC2026-0256 

This Item was dealt with at the Consent Agenda. 

7.2.4 Land Use Amendment in Haskayne (Ward 1) at 6600 and 6815 – 133 
Street NW, LOC2025-0070, CPC2026-0221 

The following documents were distributed with respect to Report 
CPC2026-0221: 

 Revised Cover Report; 

 Revised Attachment 1; and 

 A presentation entitled "LOC2025-0070 / CPC2026-0221 Land 
Use Amendment". 

Jack Moddle and Elton Ma (applicants) answered questions of 
Commission with respect to Report CPC2026-0221. 

Moved by Commissioner Montgomery 

That with respect to Revised Report CPC2026-0221, the following be 
approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 3.91 
hectares ± (9.67 acres ±) located at 6600 and 6815 – 133 Street NW 
(Portion of Plan 5126JK, Block D; Portion of Plan 1911645, Block 1, Lot 1) 
from Commercial – Community 1 (C-C1) District to Multi-Residential – 
Low Profile (M-1) District and Special Purpose – Community Service (S-
CS) District. 

For: (8): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.2.5 Land Use Amendment in Manchester (Ward 9) at 5325 – 1A Street SW, 
LOC2025-0066, CPC2026-0025 

The following documents were distributed with respect to Report 
CPC2026-0025: 



Item # 4.1
 

Unconfirmed Minutes 2026 March 26  Page 7 of 13 

ISC: UNRESTRICTED 

 Revised Attachment 1; and 

 A presentation entitled "LOC2025-0066/ CPC2026-0025 Land 
Use Amendment". 

Amaan Hameed, Gilberto Ancheta, Lenin Cadang and Mandy Pontalera 
(applicants) answered questions of Commission with respect to Report 
CPC2026-0025. 

Moved by Commissioner Small 

That with respect to Report CPC2025-0025, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.06 
hectares ± (0.14 acres ±) located at 5325 – 1A Street SW (Plan 5454AC, 
Block 12, Lots 32 and 33) from Industrial Redevelopment (I-R) District to 
Commercial – Corridor 2 f3.5h18 (C-COR 2 f3.5 h18) District. 

For: (8): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.2.6 Land Use Amendment in Beltline (Ward 8) at 310 – 15 Avenue SW, 
LOC2025-0242, CPC2026-0258 

Commissioner Boechler declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2026-0258. 

Commissioner Boechler left the meeting at 2:34 p.m. and returned at 2:44 
p.m. after the vote was declared. 

A presentation entitled "LOC2025-0242 / CPC2026-0258 Land Use 
Amendment" was distributed with respect to Report CPC2026-0258. 

Moved by Commissioner Montgomery 

That with respect to Report CPC2026-0258, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.26 
hectares ± (0.64 acres ±) located at 310 – 15 Avenue SW (Condominium 
Plan 2511573, Units 1 to 307) from Direct Control (DC) District and 
Centre City Multi-Residential High Rise District (CC-MH) to Centre City 
Multi-Residential High Rise Support Commercial District (CC-MHX). 

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner 
Hardwicke, Commissioner Hawryluk, Commissioner Montgomery, 
Commissioner Small, and Commissioner Wagner 
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MOTION CARRIED 
 

7.2.7 Land Use Amendment in Beltline (Ward 8) at multiple addresses, 
LOC2025-0254, CPC2026-0233 

A presentation entitled "LOC2025-0254 / CPC2026-0233 Land Use 
Amendment" was distributed with respect to Report CPC2026-0233. 

Moved by Commissioner Small 

That with respect to Report CPC2026-0233, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.18 
hectares ± (0.44 acres ±) located at 1302 – 14 Avenue SW and 721 – 13 
Avenue SW (Plan 2311640, Block 97, Lot 55; Plan A1, Block 91, Lots 10, 
11, a portion of Lot 9 and a portion of Lot 12) from Centre City Multi-
Residential High Rise District(CC-MH) and Direct Control (DC) District to 
Direct Control (DC) District to accommodate heritage density transfer, 
with guidelines (Attachment 2). 

For: (8): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.2.8 Policy and Land Use Amendment in Downtown Commercial Core (Ward 
7) at 728 – 4 Avenue SW, LOC2025-0137, CPC2026-0145 

Commissioner Small declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2026-0145. 

Commissioner Small left the meeting at 2:54 p.m. and returned at 3:15 
p.m. after the vote was declared. 

A clerical correction was noted in the header of Report CPC2026-0145, in 
the title, by deleting the words "Eau Claire" and by substituting with the 
words "Downtown Commercial Core". 

The following documents were distributed with respect to Report 
CPC2026-0145: 

 Revised Cover Report;  

 Revised Attachment 1; and 

 A presentation entitled "LOC2025-0137 / (CPC2026-0145) Policy 
and Land Use Amendment". 

Brian Horton (applicant) answered questions of Commission with respect 
to Report CPC2026-0145. 
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Moved by Commissioner Boechler 

That with respect to Revised Report CPC2026-0145, the following be 
approved: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed bylaw amendment to the Eau 
Claire Area Redevelopment Plan (Attachment 2); and 

2. Give three readings to the proposed bylaw for the redesignation of 
0.20 hectares ± (0.49 acres ±) located at 728 – 4 Avenue SW 
(Plan A1, Block 13, Lots 32 to 38 and a portion of Lot 31) from 
Direct Control (DC) District to Direct Control (DC) District to 
accommodate a mixed-use high-rise development with guidelines 
(Attachment 3). 

For: (7): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, and Commissioner Wagner 

MOTION CARRIED 

By Unanimous Consent, Commission modified the afternoon recess to 10 
minutes. 

Committee recessed at 3:05 p.m. and reconvened at 3:15 p.m. with 
Manager Lee in the Chair. 

ROLL CALL 

Commissioner Boechler, Commissioner Campbell-Walters, Commissioner 
Hardwicke, Commissioner Hawryluk, Commissioner Montgomery, 
Commissioner Small, Commissioner Wagner, Director Mahler, and 
Manager Lee 

Absent from Roll Call: Commissioner Damiani, Commissioner Pink, and 
Commissioner Remtulla 

  

7.2.9 Land Use Amendment in Burns Industrial (Ward 09) at 6010 – 12 Street 
SE, LOC2025-0119, CPC2025-0852 

A presentation entitled "LOC2025-0119 (CPC2025-0852) Land Use 
Amendment" was distributed with respect to Report CPC2025-0852. 

Moved by Commissioner Campbell-Walters 

That with respect to Report CPC2025-0852, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.62 
hectares ± (1.55 acres ±) located at 6010 – 12 Street SE (Plan 1213072, 
Block 9, Lot 11) from Industrial – Commercial (I-C) District to Direct 
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Control (DC) District to accommodate Place of Worship – Small and 
Place of Worship – Medium, with guidelines (Attachment 2). 

For: (8): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.2.10 Land Use Amendment in Maple Ridge (Ward 11) in 10411 – 15 Street SE, 
LOC2025-0214, CPC2026-0237 

A presentation entitled "LOC2025-0214 / CPC2026-0237 Land Use 
Amendment" was distributed with respect to Report CPC2026-0237. 

Moved by Commissioner Small 

That with respect to Report CPC2026-0237, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 3.10 
hectares ± (7.66 acres ±) located at 10411 – 15 Street SE (Plan 1711612, 
Block 2, Lot 1) from Special Purpose – Urban Nature (S-UN) District to 
Direct Control (DC) District to accommodate an additional use of Storage 
Yard, with guidelines (Attachment 2). 

For: (8): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.2.11 Land Use Amendment in Killarney/Glengarry (Ward 8) at multiple 
addresses, LOC2025-0234, CPC2026-0166 

This Item was dealt with at the Consent Agenda. 

7.2.12 Land Use Amendment in Mahogany (Ward 12) at multiple addresses, 
LOC2025-0180, CPC2026-0148 

A presentation entitled "LOC2025-0180 / CPC2026-0148 Land Use 
Amendment" was distributed with respect to Report CPC2026-0148. 

Moved by Commissioner Boechler 

That with respect to Report CPC2026-0148, the following be approved: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 6.96 
hectares ± (17.20 acres ±) located at 1236, 1251 and 1325 Mahogany 
Boulevard SE (Plan 2510331, Block 144, Lot 5; Plan 2510331, Block 148, 
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Lots 1 and 3) from Multi-Residential – Low Profile (M-1d75) District and 
Direct Control (DC) District to Mixed Use – General (MU-1f3.5h26) 
District. 

For: (8): Director Mahler, Commissioner Boechler, Commissioner 
Campbell-Walters, Commissioner Hardwicke, Commissioner Hawryluk, 
Commissioner Montgomery, Commissioner Small, and Commissioner 
Wagner 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

8.1 File Report LOC2025-0178 (CPC2026-0123), CPC2026-0319 

Moved by Commissioner Wagner 

That with respect to Report CPC2026-0319, the following be approved: 

That Calgary Planning Commission rescind the recommendation of Report 
CPC2025-0123. 

For: (8): Director Mahler, Commissioner Boechler, Commissioner Campbell-
Walters, Commissioner Hardwicke, Commissioner Hawryluk, Commissioner 
Montgomery, Commissioner Small, and Commissioner Wagner 

MOTION CARRIED 
 

Moved by Commissioner Wagner 

That with respect to Report CPC2026-0123, the following be approved, after 
amendment: 

That Calgary Planning Commission file Report CPC2026-0123. 

For: (8): Director Mahler, Commissioner Boechler, Commissioner Campbell-
Walters, Commissioner Hardwicke, Commissioner Hawryluk, Commissioner 
Montgomery, Commissioner Small, and Commissioner Wagner 

MOTION CARRIED 
 

9. CONFIDENTIAL ITEMS 

9.1 ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES 

None 

9.2 URGENT BUSINESS 

None 

10. BRIEFINGS 
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None 

11. ADJOURNMENT 

Moved by Commissioner Small 

That this meeting adjourn at 3:50 p.m. 

For: (8): Director Mahler, Commissioner Boechler, Commissioner Campbell-Walters, 
Commissioner Hardwicke, Commissioner Hawryluk, Commissioner Montgomery, 
Commissioner Small, and Commissioner Wagner 

MOTION CARRIED 

The following Item has been forwarded to the 2026 May 12 Public Hearing Meeting of 
Council: 

REPORTS FOR PUBLIC HEARING 

CALGARY PLANNING COMMISSION REPORTS 

 Land Use Amendment in Hillhurst (Ward 7) at 1601 Bowness Road NW, 
LOC2025-0248, CPC2026-0219 

 Land Use Amendment in Killarney/Glengarry (Ward 8) at 3036 and 3040 – 29 
Street SW, LOC2025-0179, CPC2026-0252 

 Land Use Amendment in Westwinds (Ward 5) at 3633 Westwinds Drive NE, 
LOC2025-0210, CPC2026-0199 

 Outline Plan and Land Use Amendment in Cityscape (Ward 5) at 10011 – 52 
Street NE, LOC2025-0113, CPC2026-0271 

 Land Use Amendment in Hillhurst (Ward 7) at 207 and 211 – 14 Street NW, 
LOC2025-0195, CPC2026-0256 

 Land Use Amendment in Haskayne (Ward 1) at 6600 and 6815 – 133 Street NW, 
LOC2025-0070, CPC2026-0221 

 Land Use Amendment in Manchester (Ward 9) at 5325 – 1A Street SW, 
LOC2025-0066, CPC2026-0025 

 Land Use Amendment in Beltline (Ward 8) at 310 – 15 Avenue SW, LOC2025-
0242, CPC2026-0258 

 Land Use Amendment in Beltline (Ward 8) at multiple addresses, LOC2025-
0254, CPC2026-0233 

 Policy and Land Use Amendment in Downtown Commercial Core (Ward 7) at 
728 – 4 Avenue SW, LOC2025-0137, CPC2026-0145 

 Land Use Amendment in Burns Industrial (Ward 09) at 6010 – 12 Street SE, 
LOC2025-0119, CPC2025-0852 

 Land Use Amendment in Maple Ridge (Ward 11) in 10411 – 15 Street SE, 
LOC2025-0214, CPC2026-0237 
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 Land Use Amendment in Killarney/Glengarry (Ward 8) at multiple addresses, 
LOC2025-0234, CPC2026-0166 

 Land Use Amendment in Mahogany (Ward 12) at multiple addresses, LOC2025-
0180, CPC2026-0148 

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held 
on 2026 April 16 at 1:00 p.m. 

CONFIRMED BY COMMITTEE ON 

 
 

   

CHAIR  CITY CLERK 

   

 



 



Approval: S. Lockwood  concurs with this report.  Author: S. Nielsen 
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Land Use Amendment in Killarney/Glengarry (Ward 8) at 3627 Kildare Crescent 
SW, LOC2026-0016 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.06 hectares ± (0.15 
acres ±) located at 3627 Kildare Crescent SW (Plan 732GN, Block 4, Lot 35) 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 a subdivision and 
redevelopment with Single Detached Dwellings, 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 the Westbrook Communities Local Area Plan (LAP). 

 What does it mean to Calgarians? The proposed Residential – Grade-Oriented Infill 
(R-CG) District would allow for greater housing choice within the community and more 
efficient use of existing infrastructure and nearby amenities. 

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

 Two development permit applications (DP2025-07355 and DP2025-07356) proposing 
Single Detached Dwellings with detached garages, and one subdivision application 
(SB2026-0029) have been submitted and are under review. 

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

 
DISCUSSION  
This land use amendment application, in the southwest community of Killarney/Glengarry, was 
submitted by Horizon Land Surveys on behalf of the property owner, 2781718 Alberta Ltd. 
(Dave Aurora), on 2026 February 5. As outlined in the Applicant Submission (Attachment 2), the 
purpose of this land use amendment is to facilitate development of two Single Detached 
Dwellings with garages accessed from the rear lane. The existing Direct Control (DC) District is 
based on the R-2 Residential Low Density District of the previous Land Use Bylaw 2P80 and 
requires a minimum lot width of 11 metres for single detached dwellings, which would preclude 
this form of development on the subject parcel, which is approximately 17 metres wide. A 
subdivision application and two development permit applications have been submitted and are 
under review. The subdivision application (SB2026-0029) proposes to divide the existing 17.06 
metre-wide lot into two 8.53 metre-wide lots, each intended to accommodate a Single Detached 
Dwelling (DP2025-07355 and DP2025-07356). 
  
The 0.06 hectare (0.15 acre) midblock site is located on the south side of Kildare Crescent SW 
and is currently developed with a single detached dwelling and garage that is accessed from 
Kildare Crescent SW. Surrounding development is characterized by a mix of single detached 
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dwellings, semi-detached dwellings, rowhouse buildings and multi-residential developments 
along 37 Street SW. Nearby amenities include Holy Name School, Killarney School, A. E. Cross 
School and neighbourhood-scale commercial developments on 26 Avenue SW and 37 Street 
SW. 
  
A detailed planning evaluation of the application, including location maps and site context is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant delivered postcards to neighbours within a 100-metre radius of the site. The 
Applicant Outreach Summary can be found in Attachment 3. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration did not receive any comments from the Killarney/Glengarry  
Community Association. Administration followed up on 2026 March 10 but did not receive a 
response. One comment was received from the public with concerns regarding the number of 
units and potential impacts on parking.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The number of units and potential impacts on 
parking are being reviewed and determined through the submitted development permits. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use application enables the continuation of development in the community of 
Killarney/Glengarry while providing additional housing types to support Calgary’s growing 
population. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2026-0016
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Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies are being explored and encouraged through the 
development permit review. 
 
Economic 
This application enables a more efficient use of land as well as existing infrastructure, services, 
and amenities in the surrounding community. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this project. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Killarney/Glengarry on the south side 
of Kildare Crescent SW. The midblock site is approximately 0.06 hectares (0.15 acres) in area 
and measures approximately 17 metres wide and 37 metres deep. It is currently developed with 
a single detached dwelling and detached garage accessed from Kildare Crescent SW.   
  
Surrounding development is characterized by a mix of low density residential uses including 
single detached dwellings, semi-detached dwellings and rowhouse buildings. Nearby amenities 
include Holy Name School (a two-minute walk), Killarney School (a seven-minute walk), A. E. 
Cross School (an eight-minute walk) and neighbourhood-scale commercial developments on 26 
Avenue SW (an eight-minute walk) and 37 Street SW (a five-minute walk).  
 
The site is in close proximity to transit routes on 26 Avenue SW, 33 Avenue SW/ Richmond 
Road SW and 37 Street SW. Richmond Road SW and 37 Street SW are both part of the 
Primary Transit Network. Specifically, the subject site is approximately 220 metres (a four-
minute walk) away from both southbound and northbound Route 9 (Dalhousie Station/Chinook 
Station) bus stops.  
 

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

Killarney/Glengarry 

Peak Population Year 2019 

Peak Population 7,685 

2019 Current Population 7,685 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

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

Planning Evaluation 
 
Land Use  
The existing Direct Control (DC) District (Bylaw 28Z91) is based on the R-2 Residential Low 
Density District of the previous Land Use Bylaw 2P80. The DC District accommodates 
development in the form of single detached, semi-detached and duplex dwellings. It establishes 
a minimum lot width of 11 metres for parcels containing single detached dwellings, which would 
not allow for a subdivision to allow for two single detached dwellings, each on a separate lot. A 
land use amendment is required to enable this. 
  
The proposed Residential – Grande-Oriented Infill (R-CG) District allows for a range of low-
density housing forms such as single detached, semi-detached, duplex dwellings, townhouses 
and rowhouses. The R-CG District allows for a maximum building height of 11 metres and a 
maximum density of 75 dwelling units per hectare. Based on the subject site parcel area, this 
would allow up to four dwelling units. 
 
Secondary suites (one backyard suite or one secondary suite per dwelling unit) are also allowed 
in the R-CG District and do not count towards allowable density. The parcel would require 0.5 
parking stalls per dwelling unit and per secondary suite. 
 
Development and Site Design  
The rules of the proposed R-CG District would provide guidance for the future redevelopment of 
the site including the number of units, building design, landscaping and parking. Given the 
location and context of this site, the development permit process will also include a review of 
ways to mitigate shadowing and privacy concerns. 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z28.pdf
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Transportation  
Pedestrian and vehicular access to the site is available via Kildare Crescent SW. The subject 
site is a midblock parcel with lane access. Kildare Crescent SW is classified as a Residential 
Street and has less than 5,000 vehicle trips per day. The subject site is approximately 220 
metres (a four-minute walk) away from both southbound, and northbound Route 9 (Dalhousie 
Station/Chinook Station) bus stops. The subject parcel is not located in a residential parking 
zone and there is unrestricted on-street parking on Kildare Crescent SW. Direct vehicular 
access for any future development is anticipated to be provided from the adjacent lane. A 
Transportation Impact Analysis was not required in support of this application.  
 
Environmental Site Considerations  
No environmental concerns were identified. 
 
Utilities and Servicing 
Water and sanitary mains are available to service the subject site. Details of the site servicing 
will be reviewed at the development permit stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located in the Developed Residential – Inner City area on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). The applicable MDP policies encourage 
redevelopment and modest intensification of inner-city communities to make more efficient use 
of existing infrastructure, public amenities and transit and deliver small and incremental benefits 
to climate resilience. The proposal to redesignate the site to the R-CG District to accommodate 
subdivision of the existing parcel to accommodate development of two Singe Detached 
Dwellings aligns with the applicable policies of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies are being explored and encouraged through the 
development permit review. 
 
Westbrook Communities Local Area Plan (Statutory – 2022)  
The subject site is identified as being within a ‘Neighbourhood Local’ area on Map 3: Urban 
Form of the Westbrook Communities Local Area Plan (LAP), with a ‘Limited’ building scale 
modifier on Map 4: Building Scale, which allows for development up to three storeys. The 
applicable LAP policies encourage a range of housing types across the plan area while 
emphasizing that Neighbourhood Local areas, particularly those with a Limited building scale, 
remain residentially oriented and support privacy and context-sensitive built form. The proposed 
development of two Single Detached Dwellings generally aligns with the applicable policies of 
the LAP. 
 
 

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/exccpa?func=ll&ObjID=142297586&objAction=Download&lid=0&previousURL=func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
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Approval: S. Lockwood  concurs with this report.  Author: S. Nielsen 
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Land Use Amendment in Killarney/Glengarry (Ward 8) at 2823 – 30 Street SW, 
LOC2026-0009 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.06 hectares ± (0.15 
acres ±) located at 2823 – 30 Street SW (Plan 732GN, Block 9, Lot 54 and portion of Lot 53) 
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 a subdivision and 
redevelopment with Single Detached Dwellings, 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 the Westbrook Communities Local Area Plan (LAP). 

 What does it mean to Calgarians? The proposed Residential – Grade-Oriented Infill 
(R-CG) District would allow for greater housing choice within the community and more 
efficient use of existing infrastructure and nearby amenities. 

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

 Two development permit applications (DP2026-00867 and DP2026-00868) proposing 
Single Detached Dwellings with detached garages, and one subdivision application 
(SB2026-0041) have been submitted and are under review. 

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

 
DISCUSSION  
This land use amendment application, in the southwest community of Killarney/Glengarry, was 
submitted by Horizon Land Surveys on behalf of the property owner, Ian Lau Scott, on 2026 
January 27. As outlined in the Applicant Submission (Attachment 2), the purpose of this land 
use amendment is to facilitate development of two Single Detached Dwellings with detached 
garages accessed from the rear lane. The existing Direct Control (DC) District is based on the 
R-2 Residential Low Density District of the previous Land Use Bylaw 2P80 and requires a 
minimum lot width of 11 metres for Single Detached Dwellings, which would preclude this form 
of development on the subject parcel, which is approximately 17 metres wide. A subdivision 
application and two development permit applications have been submitted and are under 
review. The subdivision application (SB2026-0041) proposes to divide the existing 17.08 metre-
wide lot into two 8.54 metre-wide lots, each intended to accommodate a Single Detached 
Dwelling (DP2026-00867 and DP2026-00868). 
  
The 0.06 hectare (0.15 acre) midblock site is located on the west side of 30 Street SW and is 
currently developed with a single detached dwelling with driveway access from 30 Street SW 
and a garage that is accessed from the rear lane. Surrounding development is characterized by 
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a mix of single detached dwellings, semi-detached dwellings and rowhouse buildings. Nearby 
amenities include Killarney School, neighbourhood-scale commercial developments on 26 
Avenue SW and Richmond Road SW, the Killarney/Glengarry Community Association and 
Richmond Green Park.  
 
A detailed planning evaluation of the application, including location maps and site context is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant delivered postcards to neighbours within a 100-metre radius of the site. The 
Applicant Outreach Summary can be found in Attachment 3. 
 
City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 
 
Administration did not receive any comments from the Killarney/Glengarry  
Community Association (CA). Administration followed up with the CA on 2026 February 27 but 
did not receive a response. One comment was received from the public with concerns regarding 
the number of units, building design, parking, privacy and offsite impacts.  
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The number of units, building design, parking, 
privacy and offsite impacts are being reviewed and determined through the submitted 
development permits. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on-site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed land use application enables the continuation of development in the community of 
Killarney/Glengarry while providing additional housing types to support Calgary’s growing 
population. 
 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2026-0009
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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 are being explored and encouraged through the 
development permit review. 
 
Economic 
This application enables a more efficient use of land as well as existing infrastructure, services, 
and amenities in the surrounding community. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this project. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission 
3. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Killarney/Glengarry on the west side 
of 30 Street SW. The midblock site is approximately 0.06 hectares (0.15 acres) in area and 
measures approximately 17 metres wide and 37 metres deep. It is currently developed with a 
single detached dwelling with driveway access from 30 Street SW and a detached garage 
accessed from the rear lane to the west of the site.   
  
Surrounding development is characterized by a mix of low density residential uses including 
single detached dwellings, semi-detached dwellings and rowhouse buildings. Nearby amenities 
include Killarney School (a four-minute walk), neighbourhood-scale commercial developments 
on 26 Avenue SW (a six-minute walk) and Richmond Road SW (a seven-minute walk), the 
Killarney/Glengarry Community Association (a four-minute walk) and Richmond Green Park (an 
eight-minute walk). 
 
The site is in close proximity to transit routes on both 33 Avenue SW/ Richmond Road SW 
(which is part of the Primary Transit Network) and 26 Avenue SW. Specifically, the subject site 
is approximately 190 metres (a three-minute walk) away from both eastbound and westbound 
Route 6 (Killarney/26 Ave SW) bus stops. 
 

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

Killarney/Glengarry 

Peak Population Year 2019 

Peak Population 7,685 

2019 Current Population 7,685 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

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

Planning Evaluation 
 
Land Use  
The existing Direct Control (DC) District (Bylaw 28Z91) is based on the R-2 Residential Low 
Density District of the previous Land Use Bylaw 2P80. The DC District accommodates 
development in the form of single detached, semi-detached and duplex dwellings. It establishes 
a minimum lot width of 11 metres for parcels containing single detached dwellings, which would 
not allow for a subdivision to allow for two single detached dwellings, each on a separate lot. A 
land use amendment is required to enable this.  
  
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, 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 (one backyard suite or one secondary suite per dwelling unit) are also allowed 
in the R-CG District and do not count towards allowable density. The parcel would require 0.5 
parking stalls per dwelling unit and per secondary suite. 
 
Development and Site Design  
The rules of the proposed R-CG District would provide guidance for the future redevelopment of 
the site including the number of units, building design, landscaping and parking. Given the 
location and context of this site, the development permit process will also include a review of 
ways to mitigate shadowing and privacy concerns. 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z28.pdf
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Transportation  
Pedestrian and vehicular access to the site is available via 30 Street SW. The subject site is a 
mid block parcel with lane access. 30 Street SW is classified as a Residential Street and has 
less than 5,000 vehicle trips per day. The subject site is approximately 190 metres (a three-
minute walk) away from both eastbound, and westbound Route 6 (Killarney/26 Ave SW) bus 
stops The subject parcel is not located in a residential parking zone, and there is unrestricted 
on-street parking on 30 Street SW. Direct vehicular access for any future development is 
anticipated to be  provided from the adjacent lane. A Transportation Impact Analysis was not 
required in support of the land use re-designation application. 
 
Environmental Site Considerations  
No environmental concerns were identified. 
 
Utilities and Servicing  
Water and sanitary utilities exist adjacent to the site within public road rights-of-way, no storm 
utilities are immediately available adjacent to the site. Servicing requirements will be determined 
at the time of development permit. 
 

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 Developed Residential – Inner City area on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). The applicable MDP policies encourage 
redevelopment and modest intensification of inner-city communities to make more efficient use 
of existing infrastructure, public amenities and transit and deliver small and incremental benefits 
to climate resilience. The proposal to redesignate the site to the R-CG district to accommodate 
subdivision of the existing parcel to accommodate development of two Singe Detached 
Dwellings aligns with the applicable policies of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies are being explored and encouraged through the 
development permit review. 
 
Westbrook Communities Local Area Plan (Statutory – 2022)  
The subject site is identified as being within a ‘Neighbourhood Local’ area on Map 3: Urban 
Form of the Westbrook Communities Local Area Plan (LAP), with a ‘Limited’ building scale 
modifier on Map 4: Building Scale, which allows for development up to three storeys. The 
applicable LAP policies encourage a range of housing types across the plan area while 
emphasizing that Neighbourhood Local areas, particularly those with a Limited building scale, 
remain residentially oriented and support privacy and context-sensitive built form. The proposed 
development of two Single Detached Dwellings generally aligns with the applicable policies of 
the LAP. 
 

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/exccpa?func=ll&ObjID=142297586&objAction=Download&lid=0&previousURL=func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
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Development Permit in Medicine Hill (Ward 6) at 1152 Na’a Drive SW, DP2025-
04914 

 

RECOMMENDATION: 
 

That Calgary Planning Commission APPROVE Development Permit DP2025-04914 for a 
New: Office, Retail and Consumer Service, Self Storage Facility (1 building) at 1152 Na’a 
Drive SW (Plan 2510905, Block 3, Lot 12) with conditions (Attachment 2). 

 
HIGHLIGHTS 

 This application proposes a five-storey self storage building with additional street-facing 
commercial units on the ground floor. 

 The proposed development would integrate with adjacent land uses and aligns with the 
planning policies of the Municipal Development Plan (MDP) and the Canada Olympic 
Park and Adjacent Lands Area Structure Plan (ASP). 

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

 Why does this matter? Providing a self-storage and at-grade commercial opportunities in 
the developing area of Medicine Hill may help respond to evolving household and 
business needs within proximity of Canada Olympic Park (Winsport). 

 The design elements and materials were carefully chosen to respond to the cultural and 
historical context of Medicine Hill, the proposal is in alignment with the discretionary use 
rules of Land Use Bylaw 1P2007 and Direct Control (DC) District (Bylaw 35D2025), 
subject to minor relaxations. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This application, located in the southwest community of Medicine Hill, was submitted by Axiom 
Architecture Inc. on behalf of the landowner, Trinity Hills Storage Corp., on 2025 August 25. 
In 2015, Council approved amendments to the ASP, directing significant development permit 
applications in Medicine Hill to be brought to Calgary Planning Commission (CPC) for decision 
due to the unique attributes of the land and the prominent gateway location of the community. 
The site is situated along the Trans-Canada Highway, east of Canada Olympic Park and is 
highly visible from the highway, thus meeting the criteria identified for CPC development permit 
review. As indicated in the Applicant Submission (Attachment 3), the intent of this application is 
to allow for a self-storage building with an associated storefront retail (The Nest) and additional 
office spaces at-grade. The parcel fronts onto Na’a Drive SW to the south, which is identified as 
a Main Street in the ASP, from which vehicular access will be available. The parcel is 
approximately 0.81 hectares (2.00 acres) in size and is currently vacant. 
 
The development permit application proposes a five storey building, which is approximately 
11,000 square metres. The principal pedestrian-level access to the building will be provided 
along Na’a Drive SW. Additional details can be viewed in the Development Permit Plans 
(Attachment 4). 
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As part of the review process, this application was reviewed by the Office of Urban Design 
(OUD) and by the Urban Design Review Panel (UDRP) on 2025 June 25 (Attachment 5). In 
response, the applicant enhanced the public realm along Na’a Drive SW with landscaping 
features below the windows of the commercial units to articulate the street edge and to highlight 
pedestrian access points. To minimize the negative visual impacts of the parking and loading 
area near Na’a Drive SW, an additional layered landscaping buffer was provided. The major 
highlight of the project design is a large scale buffalo mural proposed on the two most prominent 
building façades along the Trans-Canada Highway. UDRP appreciated this design element and 
indicated that this public art feature will be a landmark for the area. The UDRP noted the 
prominence of the mural feature and its strong recognition of the Indigenous history and 
traditions of the area. A subsequent review of the plans was completed by the OUD and the 
proposal is deemed to have satisfied the direction provided by both the OUD and UDRP. 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed development permit application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with 
interested members of the public and the relevant community association was appropriate. In 
response, the applicant incorporated the feedback received from interested parties during the 
land use amendment stage into their project design. Through the development permit review 
process, the applicant furthered engagement with the Blackfoot Indigenous Community which 
culminated in the cultural and historical elements within the proposed development design. The 
applicant also amended their design drawings in response to the development permit circulation 
comments received from the Bowness Community Association (CA) and the Paskapoo Slopes 
Preservation Society (PSPS). Additional information can be found in the Applicant Outreach 
Summary (Attachment 6). 
 
City-Led Outreach 
In keeping with Administration’s standard practices, the application was circulated to external 
partners, notice posted on site and published online. 
 
Administration received five letters of opposition from the public. The letters cited the following 
areas of concern: 
 

 the five-storey building proposed is too high and would impact views of the Paskapoo 
Slopes from the edge of the Trans-Canada Highway; 

 a storage facility is not good use of urban design and could also create potential 
competition for the other storage facilities located in the vicinity; 

 the proposal is a square building with two tone cladding and uninspiring, a storage 
facility and office space is unnecessary for the area and would negatively impact the 
character and walkability of the area; and 

 preference for a use that meets the needs of the community, such as a restaurant or 
cafe, child or youth facility (daycare, play centre and after-school activity space), a 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=DP2025-04914
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community park, health and wellness services (clinic, fitness studio and physiotherapy 
office). 
 

There is currently no community association for the area, but the adjacent Bowness CA was 
notified of the proposed development. The Bowness CA responded on 2025 October 1 
indicating opposition and concerns about potential lighting pollution from the proposed 
development. A subsequent letter was submitted by the CA on 2025 December 3 
acknowledging the applicant’s response to their concerns through which they also provided 
recommendations to the applicant on how to further reduce light pollution. The Bowness CA 
comments can be found in Attachment 7. 
 
The PSPS was also notified in accordance with the circulation request they expressed at the 
land use amendment stage. The PSPS responded with a comment letter on 2025 October 3 
and indicated their opposition for the proposed development. The PSPS comments can be 
found in Attachment 8. 
 
Administration considered the relevant planning issues specific to the proposed development 
and has determined that the proposal is appropriate. The building and site design, location of at-
grade commercial uses and landscaping align with the policy direction of the ASP. The 
development concept also responds to the concerns heard regarding functionality, massing, 
materiality and lighting. In addition, Council reviewed the self storage land use proposal during 
the land use stage and Public Hearing and approved the use on the subject site. 
 
Following Calgary Planning Commission, Commission’s decision will be advertised in 
accordance with the Municipal Government Act. 
 
IMPLICATIONS  
 
Social 
This development permit will allow for a greater diversity of businesses in the area that respond 
to evolving household needs and supports compact development of complete communities. 
 
Environmental 
The plans include measures addressing the zero carbon neighbourhoods theme of the Calgary 
Climate Strategy – Pathways to 2050. Additional details are provided in Attachment 1. 
 
Economic 
The proposed development permit would enable the operation of a Self Storage Facility 
comprising of an approximately 385 square-metre floor area of at-grade commercial 
opportunities close to a Main Street while providing employment and business opportunities 
within the community. It may also support compact urban development that makes more 
efficient use of existing infrastructure and services. 
 
Service and Financial Implications 
No anticipated financial impact. 
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RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Conditions of Approval 
3. Applicant Submission 
4. Development Permit Plans 
5. Urban Design Review Panel Comments 
6. Applicant Outreach Summary 
7. Community Association Responses 
8. Paskapoo Slopes Preservation Society Responses 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The proposed development is in the southwest community of Medicine Hill, south of the Trans-
Canada Highway and west of Sarcee Trail. The parcel is irregularly shaped with complex 
topography and is approximately 0.81 hectares (2.00 acres) in size. Currently, the site is vacant 
and undeveloped. The site is proposed to be accessed from the south via Na’a Drive SW. 
 
Surrounding development is characterized by a mixed-use commercial plaza across the street 
to the south, which is comprised of multi-residential towers, a grocery store, dental office and 
other retail services. To the east is a developing multi-residential site. Other developing multi-
residential sites and developed commercial sites such as Canada Olympic Park (Winsport), and 
other retail/restaurant establishments are located to the west. A naturalized municipal reserve 
parcel is directly adjacent to the north and west of the subject site. 
 

Community Peak Population Table 
 
As of the 2019 City of Calgary Civic Census, there is no population data for the subject area as 
this is a new residential area. 
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Location Maps 
 

 
 

 
. 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The subject site is designated as a Direct Control (DC) District (Bylaw 35D2025), which was 
approved by Council on 2025 February 04. The DC District references the Commercial – 
Corridor 1 (C-COR1) District which is intended to accommodate a range of commercial uses 
with an additional discretionary use of a Self Storage Facility and includes specific requirements 
for ground floor retail and commercial uses close to the street and public sidewalk. The DC 
District also allows a maximum building height of 20.0 metres and a maximum building floor 
area of approximately 20,000 square metres through a maximum floor area ratio (FAR) of 2.0. 
The building height proposed in this application is approximately 16.48 metres (five storeys). 
The application also proposes a building floor area of approximately 11,387.49 square metres 
(an FAR of 1.4). 
 
Section 6 of the DC District incorporates the rules of the base C-COR1 District in Bylaw 1P2007 
where the DC District does not provide for specific regulations. Many of these rules can be 
relaxed if they meet the test for relaxation of Bylaw 1P2007. The configuration of the site area 
including the condition of the site topography resulted in the proposed development not being 
able to meet some of the base district rules. A full list of bylaw relaxations is referenced at the 
end of this attachment. 
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2025/35d2025.pdf
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Development and Site Design 
This application proposes a self storage facility building including an at-grade associated 
storefront retail unit and other office units along Na’a Drive SW. The proposed development also 
provides onsite amenity for landscaping and circulation management. Key aspects of the 
development are described below.  
 
Site and Building Design 
The proposed building is five storeys and provides one retail unit and 10 office units on the 
ground floor of the building. These units have direct access from Na’a Drive SW (a Main Street, 
as indicated in the Canada Olympic Park and Adjacent Lands Area Structure Plan (ASP)) and 
will provide commercial opportunities and desired street activation to achieve the policy intent of 
the ASP. Access to individual storage units will be from within the site, at the west side of the 
building, near Na’a Drive sidewalk. A slope-adaptive approach is implemented to manage the 
topographic challenges of the site, whereby the south and west-facing elevations of the building 
read like a four-storey building at grade. The five-storey built form then becomes apparent with 
a gradient drop of approximately 4.0 metres in both the east and north directions respectively.  
 
Building Massing and Building Materials 
For visual interest, the building design uses varied materials and colours, façade articulation 
and bold design elements to transcend conventional self storage architecture. To address glare 
and dark sky impacts at night, warm-coloured lighting installations are proposed on the building 
exterior including illuminated signages that are dimmable. Material selections and massing 
respond to the visibility and prominence of the site to create a more human-scaled composition 
and minimize a monolithic appearance. The building is also stepped back from the street while 
window bands and local artwork are used to break up large wall surfaces. 
 
Public Realm and Outdoor Amenity Spaces 
To enhance and activate the public realm, direct pedestrian access will be provided for the 
building entrance and the ground floor units to connect the site with Na’a Drive SW. 
The site includes clearly marked pedestrian walkways, wayfinding signage and landscape 
buffers which define the building edges. This enables spatial definition of pedestrian zones and 
encourages the use of common areas, such as the seating provided on the west side of the 
building. The loading docks and parking are located towards the side area of the building to 
minimize their visibility from pedestrian-facing zones. The site’s only vehicular entrance from 
Na’a Drive SW is to be located further to the west of the building. 
 
Landscaping 
Public and private landscaping has been designed to soften the edges of the site and provide 
visual interest within the interior of the site using layered plantings and low water vegetative 
species. Proposed private tree planting along Na’a Drive SW will complement the existing public 
trees that are already planted and will assist in enhancing the public realm and promote traffic 
calming on the street. Along the edges of the parking area, there will be a retaining wall (ranging 
between 0.20 metre to 0.45 metres in front of the parking stalls) that is intended to 
accommodate the sloping terrain of the site. Drought-resistant trees and shrubs are proposed 
on the edge of the site to mask the visual impact of the retaining wall and to complement the 
street trees. Also, natural vegetation will be preserved along the boundary of the adjacent 
Municipal Reserve to maintain ecological continuity. Overall, the proposed landscaping 
elements are anticipated to complement the built form and contribute positively to the slope-
adaptive site design. 
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Commercial Frontage 
The front façade incorporates quality architectural materials, varied massing treatments, art 
mural and commercial signage to visibly articulate the entrances of the commercial units. Some 
of these treatments include the use of canopies, transparent glazing and colour contrasts to 
enhance the visual experience. The building design also creates a continuous street wall with 
strong urban edges using step back above-grade and the placement of landscaping. 
 
The proposed storefront retail unit associated with the self storage use (The Nest) will occupy 
approximately 97 square metres of floor space adjacent to Na’a Drive SW. This storefront retail 
functions as a home organizational and moving goods store (with product lines on display for 
sale to storage customers and the general public). The balance of the street-facing office units 
proposed along Na’a Drive SW will occupy approximately 288 square metres of floor space. 
These units are expected to house micro-businesses, similar to those in the applicant's self-
storage developments in Calgary.  For example, a shipping logistics company that uses several 
storage units to hold inventory, a home staging/furniture sales company, a therapist, etc. 
 
Cultural Context 
The Paskapoo Slopes are known to contain First Nations artifacts of Blackfoot origin that have a 
significant archeological history. A former buffalo kill site is in the vicinity, which was one of the 
largest in the Calgary area. In alignment with updated ASP policies and the outline plan, which 
were approved in 2015 (LOC2014-0080), Traditional Knowledge Keepers and Indigenous 
Elders have been engaged in the design of the Medicine Hill community. These engagements 
informed the ASP policies which contain specific design guidance that is currently reflected in 
the site design, public art, and landscaping of developments in the Medicine Hill community. 
 
The cultural and historical significance of the area is represented in the proposed development 
through a large buffalo mural proposed on the two most prominent building façades along the 
Trans-Canada Highway. The image illustrates the intimate connection the Blackfoot People 
have with the land as well as the significance of their relationship with the plains bison. 
Additional cultural symbology incorporated into the proposed façade design include motifs, 
logos and colours that create a unifying element that reinforces the Blackfoot Indigenous 
context. The Indigenous themes and representations are also proposed to be supplemented 
through the public realm design, with the installation of a storytelling panel adjacent to Na’a 
Drive SW. 
 
The vision of the cultural elements included in the proposed development design were reviewed 
and endorsed by the Blackfoot Traditional Knowledge Keeper, Elder Duane Mistaken Chief. 
 
Urban Design Review Panel 
The applicant presented the proposed development to the Urban Design Review Panel (UDRP) 
on 2025 June 25. The Panel endorsed the proposal but suggested improvements to the site’s 
northern and western interfaces with the Trans-Canada highway, providing more articulated 
frontage along Na’a Drive SW and having more purposeful landscaping. Administration worked 
with the applicant after UDRP review to revise the development permit drawings in response to 
both UDRP and Office of Urban Design (OUD) comments. The applicant made changes to the 
proposed development by enhancing the public realm along Na’a Drive SW with layered 
landscaping features below the windows of the commercial units to articulate the street edge 
and to highlight access points into the units. Other changes were also made to minimize the 
visual impacts of the parking and loading area near Na’a Drive SW, using additional 
landscaping buffers to reduce the amount of impervious surfaces on the site. 
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Transportation 
The site fronts onto Na’a Drive SW, which is a collector road that connects to the Trans-Canada 
Highway on the west and Sarcee Trail on the east. Pedestrian connectivity in the 
neighbourhood is provided through the sidewalks along Na’a Drive SW. 
 
Transit service to Winsport, Crestmont, Market Mall, University of Calgary and Brentwood 
Station is provided by local bus stops within a short walking distance from the subject site. 
Stops for east and westbound Route 108 (Paskapoo Slopes) are located on Na’a Drive SW 
approximately 120 metres away (a two-minute walk). 
 
Vehicle access to the subject site would be provided from Na’a Drive SW. There are currently 
no parking restrictions on Na’a Drive SW. 
 
Environmental Site Considerations 
There are no environmental concerns to note.  
 
Utilities and Servicing 
Public water, sanitary and storm sewer mains exist in the adjacent public rights-of-way and have 
sufficient capacity to support this development.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
Map 1: Urban Structure of the Municipal Development Plan (MDP) identifies the subject site as 
being within the Developing Residential Area and is referenced as a Planned Greenfield 
Community with Area Structure Plan. The MDP supports the development of complete 
communities including a mix of uses to ensure a compact urban form that efficiently utilizes land 
and infrastructure and supports local commercial and other services. This also includes resilient 
neighbourhoods that feature architectural and natural elements that contribute to a local identity 
and sense of place. 
 
The proposed development design integrates well with its surrounding commercial and multi-
residential context, which aligns with the policies of the MDP. 
 
Calgary Climate Strategy (2022) 
Administration has reviewed this application in relation to the objectives of the Calgary 
Climate Strategy – Pathways to 2050 programs and actions. The applicant has proposed the 
installation of an electric vehicle charging station in line with the actions set out in Program 
Pathway F: Zero Emissions Vehicles – Accelerate the Transition to Zero Emissions Vehicle. 
 
Canada Olympic Park and Adjacent Lands Area Structure Plan (Statutory – 2005) 
Map 2: Land Use Concept of Canada Olympic Park and Adjacent Lands Area Structure Plan 
(ASP) identifies the subject site as being along the 'Main Street' portion of the 'Commercial 
District'. The Commercial District is intended to accommodate a wide range of commercial uses 
that will serve as a draw for residents from surrounding communities and provide everyday 

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/exccpa?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=TTTrAcsssTW&msgAction=Download
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services and amenities for local residents. The applicable policies support predominantly mixed 
use development that includes residential, office and other commercial or institutional uses 
preferably located above at grade retail uses. The ASP also indicates that buildings that are 
adjacent to the Main Street shall be designed to enhance the public realm with entryways to 
ground-floor residential and commercial units along the Main Street having individual, direct 
access to the sidewalk. 
 
The proposed development will promote activity along the Main Street, support the needs of 
households, home-based businesses and small retailers in the area. The Self Storage Facility 
may also make higher density living and business operations in the area more appealing. The 
proposal aligns with the ASP policies. 
 
Land Use Bylaw 1P2007  
Administration highlights the following relaxations to the Land Use Bylaw 1P2007 in the table 
below. Administration has reviewed each relaxation individually and considers each relaxation 
to be acceptable for the reasons outlined in the table below. 
 

Bylaw Relaxations 

Regulation Standard Provided 
Administration’s 

Rationale for Supporting 
a Relaxation 

783 Building 
Façade 

(1) The length of the building 
façade that faces the 
commercial street must be a 
min. of 80.0% of the length of 
the property line it faces. (2) 
In calculating the length of 
the building façade, the 
depth of any required rear or 
side setback areas 
referenced in sections 788 
and 789 will not be included 
as part of the length of the 
property line. 

Plans indicate the length of 
the building façade is 
55.43m (-33.72m) or 
49.74% or (30.26%) of the 
property line it faces. 

The parcel configuration, 
the site grading condition, 
including the singular 
street frontage limits the 
ability to meet this bylaw 
rule. 
 
The relaxed façade rule 
is not expected to hinder 
the DC District's goal of 
creating pedestrian-
friendly frontages and 
entrances near sidewalks 
and streets. 
 

785 Use 
Area 

(1) Unless otherwise 
referenced in subsection (3), 
the max. use area for uses 
on the ground floor of 
buildings in the Commercial 
– Corridor 1 District is 
465.0m2. 

Plans indicate a use area of 
2423.51m2 (+1958.51m2). 

The physical condition of 
the site limits the ability to 
meet this bylaw rule, 
which anticipates multiple 
storefront units (CRUs) on 
the ground floor facing a 
Na’a Drive SW. The 
gradient drop of 
approximately 4.0 metres 
in both the east and north 
directions require the 
second floor to be treated 
like a ground floor instead. 
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The relaxation is justified 
as the location 
requirement for ground 
floor commercial uses, 
stipulated in Section 9 of 
the DC District, remains 
unaffected. 
 

790 
Landscaping 
In Setback 
Areas 

(4) Where a setback area 
shares a property line with a 
parcel designated as a 
commercial, industrial or 
special purpose district, the 
setback area: (a) be a soft 
surfaced landscaped area. 

Plans indicate a portion east 
setback area is not soft 
surfaced landscaped. 

Due to the Alberta 
Building Code 
requirement for the 
provision of a fire safety 
exit door out of the east 
side of the building, a 
sidewalk to allow people 
to get to Na’a Drive SW 
and away from the 
building safely is 
warranted. 
 
The proposed relaxation 
is considered minimal, as 
the eastern setback 
continues to provide 
sufficient soft landscaping 
to effectively buffer the 
adjacent property. 
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Conditions of Approval 
 

Prior to Release Requirements 
 
The following requirements shall be met prior to the release of the permit. All requirements shall 
be resolved to the satisfaction of the Approving Authority: 
 
Planning 
 

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

2. Amend landscape plan (drawing sheet A1.2) and correctly indicate the direction 
of the arrow pointing to the primary entrance for the retail unit (The Nest) from 
Na’a Drive SW. 

 
 3. Protection fencing along the boundary of the MR shall be installed prior to the 

commencement of any stripping and grading operations. This fencing is to be 
inspected and approved by the Parks Development Inspector Annie Rodrigues at 
403-804-9397. 

 
Utility Engineering 
 

4. Follow the submission requirements outlined in Section 2 of the Code of Practice 
for Erosion and Sediment Control and either submit the required ESC Plan or a 
Written Notice and the ESC Plan. All submissions should be sent to 
ESC@Calgary.ca. 

   
  Documents submitted shall conform to the requirements detailed in the current 

edition of The City of Calgary Instruction Manual for Erosion and Sediment 
Control in Calgary and shall be prepared, signed and stamped by a qualified 
consultant specializing in erosion and sediment control, and holding current 
professional accreditation as a Certified Professional in Erosion and Sediment 
Control (CPESC), Professional Engineer (P. Eng.), Professional Licensee (P.L. 
Eng), or Professional Agrologist (P. Ag.). For each stage of work where soil is 
disturbed or exposed, documents must clearly specify the location, installation, 
inspection and maintenance details and requirements for all temporary and 
permanent controls and practices.  

   
  The following City of Calgary Erosion and Sediment Control Documents can be 

obtained on the ESC Approvals web page:  
a. Erosion and Sediment Control Plan Application 
b. Instruction Manual for Erosion and Sediment Control in Calgary 
c. Standard Specifications Erosion and Sediment Control 

mailto:ESC@Calgary.ca
https://www.calgary.ca/uep/water/watersheds-and-rivers/erosion-and-sediment-control/approvals.html
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d. Erosion and Sediment Control Guidelines 
e. Code of Practice for Erosion and Sediment Control   

   
  If you have any questions, contact 3-1-1. A Service Request (SR) will be created 

for the Stormwater Pollution Prevention Team. 
 
 5. Submit a Development Site Servicing Plan for review and acceptance from Utility 

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

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

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

search.aspx 
 
 6. Amend floor plans to indicate the water metre room location is in accordance with 

the approved DSSP. 

 
Mobility Engineering 
 
 7. Remit a performance security deposit (certified cheque, bank draft, letter of 

credit) for the proposed infrastructure listed below within the public right-of-way to 
address the requirements of the Business Unit. The amount of the deposit is 
calculated by Roads and is based on 100% of the estimated cost of construction. 

   
  The developer is responsible to arrange for the construction of the infrastructure 

with their own forces and to enter into an Indemnification Agreement with Roads 
at the time of construction (the security deposit will be used to secure the work).  

   
  Roads: 

a. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 
should it be deemed necessary through a site inspection by Roads 
personnel. 

mailto:WA-ResourcesDevelopmentApprovals@calgary.ca
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 8. Remit payment (certified cheque, bank draft) for the proposed infrastructure 

listed below within the public right-of-way to address the requirements of the 
Business Units. The amount is calculated by the respective Business Unit and is 
based on 100% of the estimated cost of construction. 

   
  The developer is responsible to coordinate the timing of the construction by City 

forces. The payment is non-refundable. 
   
  Roads: 
  Street lighting upgrading adjacent to site frontage (If required). 
 

Permanent Conditions 
 
The following permanent conditions shall apply: 
 
Planning 
 
 9. All rules of Land Use Bylaw 1P2007 apply, subject to any relaxations approved 

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

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

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

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

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

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

 
 13. All roof top mechanical equipment shall be screened as shown on the approved 

plans. 
 
 14. All areas of soft landscaping must be watered as identified on the approved 

plans. 
 
 15. Parking and landscaping areas must be separated by a 150mm (6 inch) 

continuous, poured in place, concrete curb or equivalent material to the 
satisfaction of the Development Authority, where the height of the curb is 
measured from the finished hard surface. 

 
 16. All electrical servicing for freestanding light standards must be provided from 

underground. 
 

https://inspections.calgary.ca/login
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 17. Each parking stall, where located next to a sidewalk, must have a properly 
anchored wheel stop. The wheel stop must be 100mm in height and 600mm from 
the front of the parking stall. 

 
 18. Barrier free parking stall(s) shall be clearly designated, signed and located near 

to or adjoining a barrier-free path of travel leading to the nearest barrier-free 
entrance. 

 
 19. A lighting system to meet a minimum of 10 LUX for uncovered parking areas with 

limited public access and 22 LUX for shopping areas with uncovered parking 
areas with a uniformity ratio of 4:1 on pavement shall be provided. 

 
 20. Light illumination from the proposed development shall minimize any negative 

impacts at night, such that: 
 

(a) Exterior light fixtures shall not allow light to escape from sides and must 
prevent upward glare. The color temperature of all exterior lighting 
fixtures shall be limited to between of 2,700 - 3,000 Kelvin (K); and 
 

(b) Any signage with lighting, including halo-illuminated letters must be 
backlit and dimmable, with no upward light spill and the colour 
temperature must not exceed 2700K. The luminance shall also be limited 
to a maximum of 40 candela per square meter (cd/m²). 

 
 21. When the main floor of each building is constructed, submit the geodetic 

elevation to Geodetic.Review@Calgary.ca 
 
 22. A letter of confirmation from a certified electrical engineer or Master Electrician 

shall be provided to the Development Authority, prior to the issuance of the 
Development Completion Permit, certifying that all Electric Vehicle Parking Stalls 
identified on the approved plans have been completed, are fully operational, and 
support level 2 EVSE installation (charger). 

 
 23. The community name approved by Council is "Medicine Hill". Signs and any 

future drawings or plans associated with the subject parcel must not include 
"Trinity" or "Trinity Hills" as a name or phrase. 

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

activity, construction staging or materials storage, or construction access will 
require restoration at the developer's expense. The disturbed area shall be 
maintained until planting is established and approved by the Parks Development 
Inspector. Contact the Development Inspector Annie Rodrigues at 403-804-9397 
for an inspection.  

   
  Any surface or subterranean damage to public parks resulting from the 

installation of building construction tie-backs or other construction practices 
requires remediation at the developer's expense, to the satisfaction of the 
Director, Parks. All materials associated with the encroachments must be 
removed and any subterranean and surface disturbances to the parcel must be 
remediated. All site remediations must be approved by the Parks Development 

mailto:Geodetic.Review@Calgary.ca
https://www.calgary.ca/environment/policies/vehicle-charging.html
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Inspector. Contact the Development Inspector Annie Rodrigues at 403-804-9397 
for an inspection. 

 
 25. In order to ensure the integrity of existing public trees and roots, no grade 

changes are permitted in the boulevard within the drip lines of the trees. 
 
 26. In order to ensure the integrity of existing public trees and roots, there shall be a 

minimum 3 metre separation, ideally the full length of the canopy, between the 
trunk and any new/proposed structures, (i.e. driveways and walkways). 

 
 27. Tree protection information given as per the approved development permit does 

not constitute Tree Protection Plan approval. Tree Protection Plan approval must 
be obtained separately through Urban Forestry. Visit www.calgary.ca, call 311, or 
email tree.protection@calgary.ca for more information. 

 
 28. Point source drainage from the development site onto the adjacent park / 

municipal reserve is not permitted, as such drainage will compromise the integrity 
of the site. 

 
 29. All impacts to pathways including the regional and local pathways required for 

project execution shall adhere to the Pathway Closure and Detour Guidelines. A 
permit is required for all activities within 5m of a pathway. Coordinate with 
Calgary Parks, Pathways - pathways@calgary.ca) prior to the start of 
construction regarding proposed changes and impacts to the existing pathway 
system in the area. 

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

accordance with Parks Development Guidelines and Standard Specifications - 
Landscape Construction (current edition). Applicant is to contact the Parks 
Development Inspector Annie Rodrigues at 403-804-9397.  

 
 31. A 1.2 m high chain-link fence (or suitable equivalent) shall be installed (fully 

within private property) and remain on the property line along all shared 
boundaries with adjacent municipal reserve.  

 
 32. There shall be no construction access through the adjacent park / municipal 

reserve lands. 
 
 33. Public trees located on the park / municipal reserve adjacent to the development 

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

 
 34. Stormwater or other drainage from the development site onto the adjacent 

municipal reserve is not permitted. Any drainage from private lots onto the 
adjacent municipal reserve upon development completion of the subject site 
must be resolved to the satisfaction of the Director, Parks and any damage 
resulting from unauthorized drainage will require restoration at the developer's 
expense. Resolution of drainage issues must be approved by the Parks 

mailto:tree.protection@calgary.ca
mailto:pathways@calgary.ca
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Development Inspector. Contact the Development Inspector Annie Rodrigues at 
403-804-9397 for an inspection. 

 
 35. Under the Historical Resources Act, developments on lands within Alberta that 

have been assigned a Historic Resource Value (HRV) may require Historical 
Resources Act approval. The parcel of land for this project has an HRV 5a,p in 
the provincial Listing of Historic Resources (https://www.alberta.ca/listing-historic-
resources), meaning the project likely requires Historical Resources Act 
approval. Prior to any site work commencing, provide documentation of Historical 
Resources Act approval or proof of exemption from the province to the 
Development Authority. More information can be found at: 
https://www.alberta.ca/apply-historical-resources-act-approval-development-
project   

 
 36. There are existing boulevard trees along Na'a Dr. within 6m of the development 

site. Existing street trees have not yet been given a Final Acceptance Certificate 
(FAC) and are not assets of Parks Urban Forestry yet. If this development will 
impact these street trees, please coordinate with the area developer for tree 
protection and tree removal accordingly. 

   
  Should the trees be given a FAC prior to any ground disturbance, the applicant 

will be required to provide compensation to the City of Calgary for any Public 
Trees that are removed or damaged. Applicants that are unfamiliar with tree 
protection or tree appraisal are advised to consult an arborist. Tree Protection 
Plan approval must be obtained separately through Urban Forestry. Tree 
protection information given as per the approved development permit does not 
constitute Tree Protection Plan approval. 

 
 37. Any tree planting in the City boulevard shall be performed and inspected in 

accordance with Parks' Development Guidelines and Standard Specifications - 
Landscape Construction (current edition). Applicant is to contact the Parks 
Development Inspector Annie Rodrigues at 403-804-9397 to arrange an 
inspection. 

 
 38. Plant all public trees in compliance with the approved Public Landscaping Plan (if 

applicable). If there are conflicts between proposed boulevard trees and the 
development, the Applicant is to contact the Parks Development Inspector Annie 
Rodrigues at 403-804-9397 to resolve these issues or submit a new Line 
Assignment Landscape Construction Drawing. 

 
Utility Engineering 
 
 39. The developer / project manager, and their site designates, shall ensure a timely 

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

   

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

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

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

 
 40. If during construction of the development, the developer, the owner of the titled 

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

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

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

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

Stormwater Management & Design Manual all to the satisfaction of the 
Coordinator, Utility Specialist. 

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

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

 
 43. No trees, shrubs, buildings, permanent structures, or unauthorized grade 

changes are permitted within the utility rights-of-way. 
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Mobility Engineering 
 
 44. Indemnification Agreements are required for any work to be undertaken adjacent 

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

 
 45. The developer shall be responsible for the cost of public work and any damage 

during construction in City road rights-of-way, as required by the Manager, 
Transportation Planning. All work performed on public property shall be done in 
accordance with City standards. 



CPC2026-0230 

Attachment 3 

CPC2026-0230 Attachment 3  Page 1 of 3 
ISC:UNRESTRICTED 

Applicant Submission 
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Development Permit Plans 
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Urban Design Review Panel Comments 
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Applicant Outreach Summary 
 
2025 December 9 
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Community Association Responses 
 
2025 October 1 
 

The storage Facility proposes high lumen lighting, contributing to the light pollution from the 
Trinity Hills development that is already in existence.  Given these properties sit at an elevation 
much higher than Bowness, a majority of residents who live just below the Trinity Hills area will 
be subject to this light pollution if the DP do not include the following: 

- lower lumen lighting fixtures for facade lighting and mural lighting. 
- sign lighting that has a lumen output adjustment based on ambient light combined with 

lower lumen output selections. 
- These are options available on nearly all lighting products via manufacturers at time of 

purchase. 
- All sign lighting should be static. No moving or changing images changing the frequency 

or intensity of lumen output. 
- When images change, colours or pixels change, this automatically changes the intensity 

of lumen output on the sign light creating a flashing effect. 
- options for backlit sign lighting. 
- options for backlit awning sign lighting. 
- options for lighting placed on arms that cast light back towards the building signage vs 

those that cast light outwards or upwards towards residential buildings. 
 
We like that the building has murals on it. Much nicer than additional advertising space or just a 
plain building. 
 
We have attached the West Segment Mobility plan where a pedestrian bridge to Trinity Hills 
was proposed from Bowness. We see the green spaces on the north and west side of the 
development as potential tie in locations for a pedestrian bridge or other types of walking 
infrastructure for Bowness and Trinity Hills. 
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2025 December 3 
 

The linear lights above the bison mural (as shown on drawing A3.5) should be dimmable 
according to ambient light to reduce light pollution the darker it gets. 
 
Previous comments submitted by our committee seem to have been taken into account given 
the updated lighting schedule in this DP. 
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Paskapoo Slopes Preservation Society Response 
 
2025 October 3 
 

The application was circulated to our organization as we are part of the Joint Advisory 
Committee established by City Council for the Paskapoo Slopes. The building mass is of 
concern because of the size and prominence as viewed from the TransCanada Highway and 
Bowness. The visual and aesthetic requirements under the Area Structure Plan have not been 
satisfied by either the structure of the building or by sufficient landscaping and plantings along 
the northern side of the building. In addition, the retail space along Na'a Drive is not planned or 
designed in a way that will activate the street as expected under the ASP. There is only one 
bench and one small bike rack shown in the plans which is also inadequate if the space is really 
intended to function as a vibrant and welcoming place for people. This development does not 
appear to contribute to engaging community use and enjoyment of the street as was intended.  
 
Hugh Magill, President, Paskapoo Slopes Preservation Society 
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Land Use Amendment in Upper Mount Royal (Ward 8) 1911 – 11 Street SW, 
LOC2025-0151 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Refuse and abandon the proposed bylaw for the redesignation of 0.06 hectares ± (0.14 
acres ±) located at 1911 – 11 Street SW (Plan 179R, Block 43, Lot 7) from Direct Control 
(DC) District to Direct Control (DC) District to establish a maximum parcel width and 
minimum building setback, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site from a Direct Control (DC) District 
to a DC District to allow for a subdivision and development of two single detached 
dwellings. 

 Administration is recommending refusal of the proposed DC District because it adds 
residential permitted uses which is not supported by the Heritage Guideline Areas of the 
West Elbow Communities Local Area Plan (LAP). In addition, the subdivision desired by 
the applicant could be supported through an standard low density district. 

 What does this mean to Calgarians? Refusal of this proposal will ensure the land use is 
consistent with the LAP. 

 Why does this matter? The LAP guides future development within the Plan area, helping 
to manage and direct change in a way that supports the long-term vision for West Elbow 
communities. Refusal of this land use amendment would ensure the policy in the LAP 
are able to be implemented. 

 Two development permits for two single detached dwellings (DP2025-05363 and 
DP2025-05364) and an associated subdivision application (SB2025-0380) were 
submitted in late 2025 and are under review. 

 There is no previous Council direction related to this proposal. 
 
DISCUSSION  
This land use amendment application in the southwest neighbourhood of Upper Mount Royal 
was submitted by Horizon Land Surveys on behalf of the landowner, 1317958 Alberta Ltd. (Amir 
Wasef) on 2025 July 18. Two development permits (DP2025-05363 and DP2025-05364) have 
been submitted at this time; the intent is for two detached dwellings on the site. A subdivision 
application (SB2025-0380) has also been submitted in support of this intent and is currently 
under review.  
 
The 0.06 hectare (0.14 acre) site is located on 11 Street SW, south of Cameron Avenue SW, 
one and a half blocks south of 17 Avenue SW. The surrounding development is single detached 
dwellings to the south and low-rise residential buildings to the north. The proposed DC District 
would allow for the subdivision of the site for a single detached dwelling on each future parcel. 
 
As indicated in the Applicant Submission (Attachment 3), the subject parcel is subject to a 
restrictive covenant (RC) that restricts uses on the property to a maximum of one dwelling unit, 
a minimum parcel width of 15.0 metres and a setback of 7.6 metres. The proposed DC District 
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adds permitted residential uses, implements a maximum parcel width of 7.5 metres and  
increases the setback depth. Administration is recommending refusal of this proposal because it 
is not in alignment with the Heritage Guideline Area policies of the LAP and the subdivision of 
the lot can be accomplished with a standard land use district.   
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. As part of the 
outreach strategy, the applicant reached out to the Mount Royal Community Association (CA), 
the Ward 8 Councillor and door-knocked and delivered a post card to residents within a 100 
metre radius of the subject parcel. 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 46 responses from the public. Forty-five responses were in opposition 
and one was in support. The responses in opposition raised the following areas of concerns:  
 

 land use appropriateness; 

 heritage character of the area, design fit; 

 landscape context pertaining to width and depth of lot; 

 building setbacks contextual to the street; 

 increased density on lots traditionally with lower density; and 

 restrictive covenants limiting number of dwellings. 
 
The CA provided comments on 2025 August 27 after an internal planning and development 
meeting and after speaking with the applicant (Attachment 5). The CA opposes the application 
based on a lack of adherence to the LAP heritage policies for additional dwellings on a parcel, 
reduced front yard setback and reduced parcel width, and utilizing the planning system to 
circumvent the restrictive covenant on title which limits development of this nature on the parcel.  
 
Administration considered the relevant planning issues to the application and determined the 
proposal to be inappropriate as the proposal is not in alignment with the Heritage Guideline 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2025-0151
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Area policies of the LAP and the proposed DC District is not required to allow for a future 
subdivision.    
 
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 range of housing types that may accommodate the housing 
needs of different age groups, lifestyles and demographics. 
 
Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies is being explored and encouraged through the review of the 
development permit.  
 
Economic 
 The proposed land use could 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 Direct Control District 
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 a mid-block parcel located in the southwest neighbourhood of Upper Mount 
Royal at 1911 – 11 Street SW. The site is approximately 15 metres wide by 39 metres deep and 
0.06 hectares (0.14 acres) in size. There is currently a single detached dwelling on the site with 
a garage accessed from the lane located directly north of the property. 
 
Surrounding development is characterized solely by residential development. To the south of 
the site the parcels are primarily designated as Direct Control (DC) District (Bylaw 1Z99) and 
are typically developed as single detached dwellings. To the north of the subject site, the lots 
are designated as the Multi-Residential – Contextual Medium Profile (M-C2) District and 
developed as low-rise apartment development.  
 
The site is about 200 metres (a three-minute walk) from 17 Avenue SW, which is identified as a 
Neighbourhood Main Street and part of the Primary Transit Network in the Municipal 
Development Plan (MDP). Bus routes are accessed on 17 Avenue SW to the north and to the 
west of the site on 14 Avenue SW. 
 
Mount Royal School is located approximately 400 metres (a four-minute walk) west of the site. 
Thomson Family Park is approximately 500 metres (a seven-minute walk) to the north of the 
site. 
 

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

Upper Mount Royal 

Peak Population Year 1969 

Peak Population 3,147 

2019 Current Population 2,478 

Difference in Population (Number) - 669 

Difference in Population (Percent) -21.3% 

Source: The City of Calgary 20219 Civic Census 

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

 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1999/1999z1.pdf
https://www.calgary.ca/communities/profiles/upper-mount-royal.html


CPC2026-0204 
Attachment 1 

 

CPC2026-0204-Attachment 1  Page 2 of 5 
ISC:UNRESTRICTED 

Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The site is currently designated as a DC District (Bylaw 1Z99 Site 2), which is based on the R-2 
Residential Low Density District of the previous 2P80 Land Use Bylaw. This DC District allows 
for duplex dwellings, semi-detached dwellings and single-detached dwellings. with a minimum 
six metre front yard setback and a minimum 15 metre parcel width. A maximum building height 
of 10 metres and a minimum area of 600 square metres is also stipulated under the existing DC 
District.  
 
The proposed DC District is based on the Residential – Grade-Oriented Infill (R-CG) District of 
the current 1P2007 Land Use Bylaw. It moves residential building forms, such as Duplex 
Dwelling, Semi-detached Dwelling and Single Detached Dwelling from discretionary uses to 
permitted uses. It also includes a maximum parcel width of 7.5 meres and increase the 
minimum front building setback to 7.5 metres. This increase in setback is a result of a block plan 
analysis performed by the applicant to determine what the average front setback is along 11 
Street SW. 
 

 
Pursuant to Section 20 of the Land Use Bylaw 1P2007 (LUB), DC Districts must only be used 
for the purpose of providing for developments that due to their unique characteristics, innovative 
ideas or unusual site constraints, require specific regulation unavailable in other land use 
districts. Furthermore, DC Districts must not be used in substitution of any other land use district 
in the LUB that could be used to achieve the same result either with or without relaxations.  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1999/1999z1.pdf
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As the applicant’s intent is to create a district with a maximum parcel width and increased 
minimum front setback along with an increased list of permitted uses, the proposed DC District 
does align with Section 20 of the LUB in that there are no low density residential stock districts 
which accommodate the proposal. However, Administration is not supportive of the use of the 
DC District as it is not needed to accommodate the intended development. A standard low 
density district, such as the R-CG District the DC District is based on, already allows for the 
subdivision of the site, and a single detached dwelling may be considered as a discretionary use 
on each future parcel. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development 
that are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. The DC District also allows sections 8 and 9, the building 
setback areas and setback from the front property line to be relaxed as well. This is to ensure 
that changes to the average front setback can be accommodated over time as homes may be 
added or removed.  
 
Development and Site Design 
The rules of the proposed DC District would provide guidance for the future development of the 
site including appropriate uses, building height and massing, landscaping, parcel coverage and 
parking. Details regarding siting and massing, parking, site access, landscaping and waste and 
recycling management are being evaluated through the development permits.  
 
Transportation 

The site is about 200 metres (a three-minute walk) from 17 Avenue SW, identified as part of the 
Primary Transit Network in the MDP. Route 2 (Mount Pleasant/Killarney) has stops along 17 
Avenue SW. Routes 7 (Marda Loop) and 22 (Richmond Rd SW) are 400 metres away (a six-
minute walk) on 14 Street SW offering further transit connections. 
 
Vehicular access is currently from the rear lane and there is on-street parking along 11 Street 
SW. Pedestrian access to the site is available from the sidewalks on 11 Street SW.  
 
The nearest on-street bikeway is north of the subject site on 11 Street SW, starting at 16 
Avenure SW which is 350 metres (a five-minute walk) away.  
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, sanitary and storm services are available to the site. Details of site servicing, as well as 
appropriate stormwater management would be considered as part of the development permit 
review process.  
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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 Developed Residential – Inner City area as identified on Map 1: Urban  
Structure of the Municipal Development Plan (MDP). These areas are comprised of residential 
communities that were primarily subdivided and developed prior to the 1950s.  
 
The applicable MDP policies encourage redevelopment and modest intensification of inner-city 
communities to make more efficient use of existing infrastructure, public amenities and transit 
and deliver small and incremental benefits to climate resilience. MDP policies encourage the 
provision of greater housing choices, covering a mix of built forms and ownership tenures, in 
locations close to job markets and in areas well served by the Primary Transit Network, and 
within or near existing residential communities.  
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies are being explored and encouraged through the review of the 
development permits.   
 
West Elbow Communities Local Area Plan (Statutory – 2025) 
The site falls within the Neighbourhood Local urban form area within the West Elbow 
Communities Local Area Plan (LAP), and under the Limited (up to 3 Storeys) building scale. 
These areas should be primarily residential and consider local built form context. The LAP 
encourages a wide variety of building forms. There are no policies regarding the parcel width. 
The area also falls within the Heritage Guideline Areas and is subject to these policies, which 
state that land use redesignations that allow for permitted use dwelling units should not be 
supported in Heritage Guideline Areas.   
 
Section 4.2(9) of the LAP also provides specific direction in cases where there is conflict 
between the policy direction of the LAP and a restrictive covenant affecting this site, noting that: 
“Some parcels in the Plan Area may have registrations on the certificate of title, called restrictive 
covenants, which may restrict development. These restrictions may include, but are not limited 
to, restricting development to one or two-unit dwellings. Where the restrictive covenant is not in 
alignment with the goals and objectives of this Plan, The City of Calgary supports the direction 
of this Plan.” 
 
The policies in the LAP support a range of housing types and intensification in existing 
neighbourhoods. However, the proposed DC District is not in alignment with the LAP as the DC 
District adds permitted uses, which would not allow the Heritage Guideline Area Policies to be 
implemented.  
 
The application was also circulated to the Heritage Planning Team, who noted that no permitted 
use dwellings should be allowed, and that front setbacks should be informed by the existing 
heritage assets on the block. 

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
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=DTsceAKTeAK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=DTsceAKTeAK&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”. 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to establish:  

 
(a) a maximum parcel width; and 
 
(b) a minimum building setback to align with adjacent development. 

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

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

deemed to be a reference to the section as amended from time to time.  
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Permitted Uses 
4 The permitted uses of the Residential – Grade-Oriented Infill (R-CG) District of Bylaw 

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

 
(a) Duplex Dwelling; 
(b) Semi-detached Dwelling; and 
(c) Single Detached Dwelling. 

 
Discretionary Uses  
 5 The discretionary uses of the Residential – Grade-Oriented Infill (R-CG) District of 

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

 
(a) Duplex Dwelling; 
(b) Semi-detached Dwelling; and 
(c) Single Detached Dwelling. 

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

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Maximum Parcel Width  
7 The maximum parcel width is 7.5 metres. 
 
Building Setback Areas 
8  The minimum depth of all setback areas must be equal to the minimum building 

setback required in Section 9 of this Direct Control District Bylaw and Sections 535, 
538, 539 and 540 of Bylaw 1P2007. 

 
Building Setback from Front Property Line 
9 The minimum building setback from a front property line is 7.5 metres. 
  
Relaxations  
10 The Development Authority may relax the rules contained in Sections 6, 8 and 9 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 
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Approval: M. Sklar  concurs with this report.  Author: M. Messier 
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Land Use Amendment in Banff Trail (Ward 7) at 2471 – 23 Street NW, LOC2025-
0171 

 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2026-0250) to the 2026 May 12 Public Hearing Meeting of 
Council; and 

 
That Calgary Planning Commission recommend that Council: 

 
2. Give three readings to the proposed bylaw for the redesignation of 0.11 hectares ± (0.27 

acres ±) located at 2471 – 23 Street NW (Plan 9110GI, Block 4, Lot 21) from Multi-
Residential – High Density Low Rise (M-H1f3.6h20d280) to Direct Control (DC) District 
to accommodate multi-residential development, with guidelines (Attachment 2). 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject parcel to a Direct Control (DC) District 
based on the Multi-Residential – High Density Medium Rise (M-H2) District to address 
unusual site constraints created by the irregular shape of the subject site.  

 This proposal supports the transit-oriented development vision for the Banff Trail 
community and is in keeping with the relevant policies of the Municipal Development 
Plan (MDP) and the South Shaganappi Communities Local Area Plan (LAP). 

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

 Why does this matter? By providing new housing options close to the existing Banff Trail 
Light Rail Transit (LRT) Station, it may increase population diversity near existing transit 
infrastructure while accommodating the evolving needs of different age groups, lifestyles 
and demographics.   

 A development permit for a multi-residential development has been submitted and is 
under review.  

 There is no previous Council direction related to this proposal.  
 
DISCUSSION  
This application, located in the northwest community of Banff Trail, was submitted on 2025 
August 25 by Modern Office of Design + Architecture on behalf of the landowner, Banff Trail 
2471 Development Corporation. This application proposes a redesignation to a DC District to 
enable the development of a multi-residential development, as indicated in the Applicant 
Submission (Attachment 3). A development permit (DP2025-05477) for a multi-residential 
development with 64 units was submitted on 2025 September 23 and is under review.  
 
The approximately 0.11 hectare (0.27 acre) site is located at the corner of 24 Avenue NW and 
23 Street NW and is currently developed with a single detached dwelling with a detached 
garage. The site is approximately 400 metres northeast of the Banff Trail LRT Station (a seven-



Item # 7.2.2 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2026-0250 
2026 April 16  Page 2 of 3 
 

Land Use Amendment in Banff Trail (Ward 7) at 2471 – 23 Street NW, LOC2025-

0171 
 

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

 

minute walk) away. The site is also within the Core Zone of the Banff Trail LRT Station where 
these areas are envisioned to be developed with higher building scales.  
 
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, a 
consultant on behalf of the applicant conducted a virtual meeting with the Banff Trail Community 
Association (CA) and hosted an in-person open house at the community association on 2025 
October 30. In addition, the applicant delivered 250 post cards to nearby properties advertising 
the open house and project. The Applicant Outreach Summary can be found in Attachment 4.  
 
City-Led Outreach 
In keeping with Administration’s practice, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners.  
 
Administration received two letters of opposition from the public, noting areas of concern 
including increased parking and traffic, shadowing and impacts to utilities.  
 
The CA provided a response stating it did not have any comments on the proposed land use 
(Attachment 5). 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate based on providing additional housing choice in an 
area designated as a Core Zone for the Banff Trail Station Area and applying site specific 
development rules to address the surrounding context. A multi-residential development will 
provide opportunities for more people to live in an established community supported by nearby 
amenities including the Banff Trail LRT and the University of Calgary. The future building and 
site design, including landscaping, parking, waste and recycling will be considered at the 
development permit stage. 
 
Following Calgary Planning Commission, notification for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised.  
 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2025-0171
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IMPLICATIONS  
 
Social 
The proposed DC District would allow for higher density development to accommodate the 
housing needs of diverse demographics, income levels, and lifestyles. The development of 
these lands would promote more efficient use of land and infrastructure, support surrounding 
uses and amenities and introduce additional housing units near public transit.  
 
Environmental 
This land use amendment does not include any actions that specifically address the objectives 
of the Calgary Climate Strategy – Pathways to 2050. Opportunities to align the future 
development on this site with applicable climate strategies are being explored through the 
development permit application. 
 
Economic 
The proposal would contribute to Calgary’s housing supply and provide for greater housing 
options, while making more efficient use of existing infrastructure and services. It would also 
enhance transit ridership and support local business and employment opportunities within 
surrounding communities.  
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal.  
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. 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 northwest community of Banff Trail at the corner of 24 Avenue 
NW and 23 Street NW. The site is approximately 0.11 hectares (0.27 acres) in size and is 
approximately 38 metres wide by 30 metres deep. The parcel is currently developed with a 
single detached dwelling with a detached garage.  
 
Surrounding development is generally characterized by a mix of low density residential, 
commercial, special purpose and direct control districts. Parcels surrounding the development 
are designated as Residential – Grade-Oriented Infill (R-CG) District. Directly east of the site is 
designated as a Direct Control (DC) District (Bylaw 104D2021) that allows mixed use and multi-
residential development. Parcels located to the north and west of the site are designated as 
special purpose districts including Special Purpose – Community Institution (S-CI) District and 
Special Purpose – Recreation (S-R) District. While parcels to the south are designated as 
Commercial – Corridor 2 (C-COR2) and a variety of DC Districts surrounding the Banff Trail 
Transit Station Area. 
 
The site is located near public transit, recreational and institutional opportunities. The parcel has 
a frontage along 23 Street NW which provides direct access to the Banff Trail Light Rail Transit 
(LRT) Station which is approximately 400 metres southwest (a seven-minute walk) away. The 
University of Calgary Campus and McMahon Stadium are approximately 650 metres (an 11-
minute walk) north and west of the site.  
 

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

Banff Trail  

Peak Population Year 1968 

Peak Population 4,883 

2019 Current Population 4,153 

Difference in Population (Number) - 730 

Difference in Population (Percent) - 14.9% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2021/104d2021.pdf
https://www.calgary.ca/communities/profiles/banff-trail.html
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Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Multi-Residential – High Density Low Rise (M-H1) District accommodates multi-
residential development in variety of forms and is typically located near community nodes, 
transit and transportation corridors. The current M-H1 District has modifiers that allow a 
maximum floor area ratio (FAR) of 3.6, a maximum building height of 20 metres (approximately 
five to six storeys) and a maximum density of 280 units per hectare.  
 
The proposed Direct Control (DC) District is based on the Multi-Residential – High Density 
Medium Rise (M-H2) District. The proposed DC District will allow for a maximum building height 
of 26.0 metres (approximately six to eight storeys) and a minimum density of 150 units per 
hectare, with no maximum density. The intent of the DC District is to establish specific rules for 
setbacks and building height and exclude specific uses on the site. The setback rules allow for 
no minimum building setback with a street or a lane and a minimum 3.0 metre building setback 
from a property line shared with another parcel. Additionally, the DC District excludes 
Secondary Suite, Backyard Suite, Duplex Dwelling, Semi-detached Dwelling and Single 
Detached Dwelling 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 Direct Control District is necessary to provide 
for the applicant’s proposed development due to unusual site constraints caused by the 
triangular shape of the parcel along with the reduced frontage along 23 Street NW. The use of a 
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DC District with allow for the applicant’s intended built form, which could not be achieved 
through the use of a standard land use district in the Land Use Bylaw.  
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development 
that are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. The DC District also includes a rule that allows the 
Development Authority to relax Sections 8, 9(2) and 9(3) of the DC District Bylaw. This is to 
allow for flexibility for building setbacks and chamfers at the development permit approval stage.   
 
Development and Site Design 
A development permit (DP2025-05477) for a multi-residential building is currently being 
reviewed by Administration. The review of the development permit will include a review of the 
proposed land use, maximum building height, building massing, landscaping and parking 
provisions to ensure alignment with applicable policies and design guidelines. Based on the 
site’s location within a Transit Station Core Zone, additional considerations will be addressed 
through the development permit process including interface with adjacent developments, 
pedestrian connectivity and transit supportive site planning.   
 
Transportation 
Pedestrian access is available from the existing sidewalks on 23 Street NW and 24 Avenue NW. 
Vehicle access to the site is available from the rear lane. On-street parking is restricted along 23 
Street northbound and southbound (2 hours, 7:00 a.m. – 11:00 p.m., Monday to Friday) and no 
on-street parking is allowed along 24 Avenue NE both directions adjacent to the proposed 
development.   
 
Existing on-street bikeways, which are part of the current Always Available for All Ages and 
Abilities (5A) Network, are situated along 22 Street NW, 20 Avenue NW, 24 Avenue NW, 
Capitol Hill Crescent NW and an existing pathway along Crowchild Trail NW. These bikeways 
facilitate access to and from the site by supporting alternative modes of transportation. 
 
The subject site is well served by public transit and has direct access to Banff Trail LRT Station, 
approximately 400 metres southwest of the site (a seven-minute walk). The subject site is 
approximately 700 metres south (a 12-minute walk) from Route 65 (Market Mall/Downtown 
West) located along Morley Trail NW eastbound at 24 Street NW. In addition, it is approximately 
900 metres east (a 15-minute walk) from a bus stop located along University Drive NW 
northbound at 24 Avenue NW with access to Route 9 (Dalhousie Station/Chinook Station), 
Route 19 (16 Avenue North), Route 20 (Heritage Station/Northmount Dr N), Route 90 
(Bridgeland/University of Calgary) and Route 104 (Sunnyside/University of Calgary). 
 
Vehicular access to the proposed development is anticipated to be from the rear lane. A parking 
study was required as part of this application.  
 
Environmental Site Considerations 
No environmental concerns were identified.  
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Utilities and Servicing 
Water and sanitary sewer mains 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.  
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed – Residential Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The proposal contributes to 
achieving applicable MDP policies that encourage redevelopment and modest intensification of 
inner-city communities to make more efficient use of existing infrastructure, public amenities and 
transit, while delivering modest and incremental benefits to climate resilience.  
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies are being explored and encouraged through the review of the 
development permit.  
 
South Shaganappi Communities Local Area Plan (Statutory – 2025)  
The South Shaganappi Communities Local Area Plan (LAP) designates this site as part of the 
Neighbourhood Connector urban form category, as referenced in (Map 3: Urban Form). 
Neighbourhood Connector areas are predominantly residential, with provisions for a variety of 
work-live units and home-based businesses. Additionally, the site falls within the Mid building 
scale designation, which permits development of up to 12 storeys, as outlined in Map 4: Building 
Scale. 
 
The subject site is within the Banff Trail Core Zone (Figure 9: Banff Trail Station Area). The 
Banff Trail LRT Station connects the University of Calgary, Foothills Athletic Park, and the Banff 
Trail community. These areas are envisioned to accommodate mixed-use development that 
supports transit infrastructure and promotes a walkable, well-connected neighbourhood. As 
such, the proposed land use amendment is in alignment with the applicable policies of the LAP.  

https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=LTsrysceeyI&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) establish specific rules for setbacks and building height; and 
 
(b) exclude specific uses on the site. 
 

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

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

deemed to be a reference to the section as amended from time to time.  
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Permitted Uses 
4 The permitted uses of the Multi-Residential – High Density Medium Rise (M-H2) District 

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

(a) Secondary Suite. 
 
Discretionary Uses 
5 The discretionary uses of the Multi-Residential – High Density Medium Rise (M-H2) 

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

 
(a) Backyard Suite; 
(b) Duplex Dwelling; 
(c) Semi-detached Dwelling; and 
(d) Single Detached Dwelling. 
 

Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Multi-Residential – High Density Medium 

Rise (M-H2) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Setback Area 
7  The depth of all setback areas must be equal to the minimum building setback 

required in Section 8 of this Direct Control District Bylaw.   
 
Building Setbacks 
8 (1) The minimum building setback from a property line shared with a street or a 

lane is zero metres.  
 

(2) The minimum building setback from a property line shared with another parcel 
is 3.0 metres. 

 
Building Height 
9 (1) Unless otherwise referenced in subsections (2) and (3), the maximum building  

height is 26.0 metres.  
 
(2) Where a parcel shares a property line with a lane, the maximum building 

height is reduced to 14.0 metres from grade within 3.0 metres of that shared 
property line.  

 

(3) Where a parcel shares a property line with another parcel, the maximum 
building height is reduced to 11.0 metres from grade within 5.0 metres of that 
shared property line.  

 
Relaxations 
10 The Development Authority may relax the rules contained in Section 6, 7, 8, 9(2) and 

9(3) 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 
 
2026 March 02 
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Community Association Response 
 
2025 October 01 
 
The BTCA has reviewed and does not have any comments on this proposed land use. 



 



Approval: M. Sklar  concurs with this report.  Author: N. Kheterpal 
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Land Use Amendment in Saddle Ridge (Ward 5) at #1000, 4715 – 88 Avenue NE, 
LOC2025-0147 

 

RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 

Give three readings to the proposed bylaw for the redesignation of 0.31 hectares ± (0.77 
acres ±) located at #1000, 4715 – 88 Avenue NE (Condominium Plan 2312116, Units 3 to 
38) from Commercial – Neighbourhood 2 (C-N2) District to Multi-Residential – High Density 
Low Rise (M-H1) District. 

 
HIGHLIGHTS 

 This application seeks to redesignate the subject site to enable six storey multi-
residential development. 

 The proposal allows for an appropriate building form and set of uses within the site and 
is in keeping with the applicable policies of the Municipal Development Plan (MDP) and 
Saddle Ridge Area Structure Plan (ASP). 

 What does this mean to Calgarians? This application would provide greater housing 
options in a developing area while enabling more efficient use of existing infrastructure 
and nearby amenities. 

 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 regarding this proposal. 
 
DISCUSSION  
This land use amendment application in the northeast community of Saddle Ridge was 
submitted by Dino Kasparis on behalf of the landowners, 2239959 Alberta Ltd, 2348852 Alberta 
Ltd. (Ramandeep Arora) and Inner Space Developments Ltd. on 2025 July 14. The subject site 
forms part of a larger bareland condominium site located at the northeast corner of Guru Nanak 
Gate NE and 87 Avenue NE. The subject site comprises the southwestern portion of the 
condominium site and is approximately 0.31 hectares in area. The site is currently vacant and 
undeveloped. The ASP also identifies the subject site to be conceptually located within a 
Neighbourhood Activity Centre (NAC). 
 
Parcels located directly adjacent to the subject site have all been designated for multi-residential 
and commercial development of varying sizes and intensities. The northern portions of the 
condominium site are designated with Commercial – Community 1 (C-C1) District and 
Commercial – Neighbourhood 1 (C-N1) District and are currently developed with two-storey 
commercial buildings. To the east, a portion of the site is designated Multi-Residential – Medium 
Profile Support Commercial (M-X2) District and is currently being used for parking. 
 
No development permit has been submitted at this time; however, as noted in the Applicant 
Submission (Attachment 2), their intent is to develop a six storey multi-residential development 
that will be comprised of approximately 96 residential units.  
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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 respective community association was appropriate. In 
response, the applicant mailed notifications to adjacent businesses and all residential homes 
within a 250-metre radius of the subject site, reached out to the Ward 5 Councillor’s Office and 
contacted the Saddle Ridge Community Association (CA).  The applicant also provided a 
dedicated phone line and email for feedback on the project and undertook in‑person 
engagement with the local community during the Vaisakhi festival at Prairie Winds Park. 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 10 letters of opposition from the public that included concerns about 
traffic, density and parking. No comments were received from the CA. 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 building and site design, number of units and 
on-site parking will be reviewed and determined at the development permit stage. 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be  
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendations  
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=LOC2025-0147
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IMPLICATIONS  
 
Social 
The proposal would facilitate higher density development in the form of low-rise multi-residential 
housing within a developing community. This land use district and resulting form of development 
is currently not generally found in the surrounding area, and would introduce an alternative 
housing option that supports a broader range of housing choices by accommodating different 
age groups, household sizes, lifestyles, and demographic needs. Locating this form of 
development within a NAC provides opportunities to support a more complete and diverse 
community, while contributing to the mixed‑use character envisioned for this 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 are being explored and encouraged within the 
development permit review. 
 
Economic 
The proposed land use district would allow for a more efficient use of land and infrastructure by 
housing residents within Calgary’s developing areas. Future development will provide more 
housing options in the community, while supporting local businesses in the area. 
 
Service and Financial Implications 
No anticipated financial impact. 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Applicant Submission    
3. Applicant Outreach Summary 
 
Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the northeast community of Saddle Ridge and consists of a portion  
of a bare land condominium parcel located south of 88 Avenue NE, which is approximately 0.31 
hectares (0.77 acres) in size. The site is located at the northeast corner of the intersection of 87 
Avenue NE and Guru Nanak Gate NE and is approximately 57 metres wide by 55 metres deep. 
The site is currently vacant and will have access from the condominium roads. The northern 
portion of the condominium parcel is developed with two existing two‑ storey commercial 
buildings. 
 
This parcel was part of an area that received outline plan and subsequent land use approvals in 
2019 February (LOC2017-0042). At the time of outline plan approval, this site was envisioned to 
form part of a neighbourhood gateway along Guru Nanak Gate NE. In 2021, a land use 
amendment application (LOC2020-0097) was approved by Council, which redesignated the 
subject portion of the parcel from Multi-Residential – Medium Profile Support Commercial 
(M-X2) District to Commercial – Neighbourhood 2 (C-N2) District to allow for small-scale 
commercial developments. The proposed Multi-Residential – High Density Low Rise (M-H1) 
District proposal will facilitate multi-residential development, which was originally envisioned 
under the previous M-X2 District. The applicant intends to accommodate a multi-residential 
development of approximately 96 dwelling units where a portion of the units will be comprised of 
non-market rental housing. 
 
Surrounding development is characterized by multi-residential development to the west, small-
scale commercial development to the north, institutional and park uses to the south, and low-
density residential development to the east across Saddlepeace Crescent NE. The portion of 
the condominium parcel immediately to the east of the subject site is designated M-X2 District, 
which is intended for multi-residential development with support commercial uses and maximum 
building height of 16 metres, but is currently being used for parking.  
 
The Gobind Sarvar School, a private high school, is located directly to the south of the subject 
site as well as a large open space amenity and connection to the greater regional pathway 
network. New low-density residential development is located to the north across 88 Avenue NE. 
An existing Always Available for All Ages and Abilities (5A) Network pathway is provided along 
88 Avenue NE, extending between Métis Trail NE and Saddleland Drive NE. The Saddletowne 
LRT Station is approximately 2 kilometres (a 25-minute walk) southeast of the subject site. 
 

  

https://pub-calgary.escribemeetings.com/Meeting.aspx?Id=a539bbad-3ca8-4d9d-aac3-0603ecc3478b&Agenda=Merged&lang=English&Item=44&Tab=attachments
https://pub-calgary.escribemeetings.com/Meeting.aspx?Id=dcc81292-c69a-417b-ae47-89fc4a7a3fef&Agenda=Merged&lang=English&Item=54&Tab=attachments
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Community Peak Population Table 
 
As identified below, the community of Saddle Ridge reached its peak population in 2019. 
 

Saddle Ridge 

Peak Population Year 2019 

Peak Population 22,321 

2019 Current Population 22,321 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

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

Planning Evaluation 
 
Land Use 
The subject site forms part of a bare land condominium (Plan 2312116) with multiple land use 
district designations. The portion of the parcel subject to this land use amendment is currently 
designated Commercial – Neighbourhood 2 (C‑N2) District. The existing C-N2 District is 
intended for small-scale commercial developments with limited auto-oriented uses with buildings 
that are in keeping with the scale of nearby residential areas. It allows for a maximum floor area 
ratio (FAR) of 1.0 and a maximum building height of 10 metres.  
 
The proposed Multi-Residential – High Density Low Rise (M-H1) District allows for high-density 
multi-residential development and is intended to be located at community nodes, and transit and 
transportation corridors and nodes. There is no maximum density requirement but a minimum 
density of 150 units per hectare is required, which equates to up to 46 dwelling units for the 
subject site. It allows for a maximum building height of 26.0 metres and an FAR of 4.0 
(approximately 12,400 square metres).  
 
Administration supports the proposal as it will provide for development in a variety of forms in an 
appropriate location where future development can complement the surrounding context. 
 
Development and Site Design 
The applicable rules of the proposed M-H1 District will provide guidance for the future 
development of this site including appropriate uses, building height and massing, landscaping 
and parking. Given the specific context of this corner site forming the neighbourhood gateway 
along Guru Nanak Gate NE, and with adjacency to institutional and park uses to the south, 
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additional items that will be considered through the development permit process include, but are 
not limited to:  
 

 providing engaging facades and appropriate interfaces with outward facing streets (87 
Avenue NE and Guru Nanak Gate NE), as well as within the site; 

 ensuring strong, safe and efficient pedestrian connectivity within the site for residents 
and for those utilizing the retail services of the site; 

 ensuring the future development integrates with the surrounding context in terms of built 
form; and 

 providing a high-quality landscaped environment and mitigating any potential conflict 
between pedestrian and vehicular users of the site.  

 
Transportation 
Pedestrian access to the site is available from the existing sidewalk on Guru Nanak Gate NE 
and 87 Avenue NE. The Always Available for All Ages and Abilities (5A) Network provides year-
round walking, wheeling and cycling options to Calgarians. The site is served by the 5A 
Network, with existing pathways located along 88 Avenue NE and along Métis 
Trail NE between Airport Trail NE and 48 Avenue NE. 
 
The area is currently served by Route 100 (Airport) and by Route 59 (Savanna), with bus stops 

located at 88 Avenue NE, approximately 120 metres (a two‑minute walk) north of the subject 
site and at 46 Street NE, approximately 190 metres (a three‑minute walk) north of the subject 
site. Route 100 takes riders to destinations including Calgary Airport (YYC) and the 
Saddletowne LRT Station. Route 59 provides a clockwise loop through the residential area, also 
providing connectivity to the LRT Station. 
 
Details regarding vehicular access will be determined at the development permit stage with 
primary site access from the condominium roads and/or vehicular access easements. No 
independent access shall be permitted to and from 88 Avenue NE and Saddlepeace Crescent 
NE.  
 
A Trip Generation Memo comparing trips anticipated from the proposed land use proposal (M-
H1 District) and the trips contemplated under the existing land use was submitted with the 
application. The memo was reviewed and accepted by Administration. A Transportation Impact 
Assessment (TIA) was not required for this application.   
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Sanitary, storm, and water servicing infrastructure is available to service the development 
area. The proposed amendments in this application did not affect the provision of previously 
approved servicing infrastructure. 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. 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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Calgary International Airport Vicinity Protection Area (2009) 
A portion of the subject site is located within the 0-25 Noise Exposure Forecast (NEF) contours 
of the Airport Vicinity Protection Area (AVPA) land use regulations. Multi-residential uses are 
allowable within this area. Future development permits will be circulated to NAV Canada and 
reviewed against the applicable regulations to ensure alignment and compliance. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the “Developing Residential - Planned Greenfield with Area  
Structure Plan” area as identified on Map 1: Urban Structure of the Municipal Development 
Plan (MDP). General policies in the MDP for residential areas in the Planned Greenfield area 
include support for densification by adding additional population on underdeveloped parcels in 
the community. The MDP specifies that the Saddle Ridge Area Structure Plan (ASP), which 
was in existence prior to the adoption of the MDP, is recognized as appropriate policy to 
provide specific direction for development of the local community. 
 
The proposal introduces higher density and supports a compact urban form by allowing for a 
variety of dwelling types within this developing community. The application aligns with the  
applicable MDP policies. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future 
development of this site with applicable climate strategies will be explored and encouraged at 
subsequent development approval stages, including accommodating solar energy systems 
and electric system designs that can accommodate electric vehicle charging. 
 
Saddle Ridge Area Structure Plan (Statutory – 2012) 
The subject parcels are located within the area covered by the Saddle Ridge Area Structure 
Plan (ASP) which identifies the subject lands as part of the Cell D residential area. The ASP 
encourages low to medium density residential development including a mix of housing types in 
this area. There are specific policies for the design of the Cell D residential area, including 
policies on building form, design and site servicing that will be implemented at a future 
development permit stage. 
 
The ASP also identifies the subject site to be located within a Neighbourhood Activity Centre 
(NAC), which is conceptually located in the Cell D area in this general location. The NAC is 

intended to accommodate a range of multi‑ residential and mixed‑use development, including 
townhouses and apartments. Recent development on the condominium parcel and in the vicinity 

has introduced a mix of non‑ residential uses, reinforcing the ASP’s intent to establish a 
mixed‑use and functional neighbourhood activity centre for Cell D. 
 
In summary, this application aligns with applicable ASP policies as it provides for the addition of 
more multi-residential uses to meet the changing needs of the community and contributes to the 
site’s location as a NAC.  
 

https://kings-printer.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779813148
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
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2025 October 24  
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Applicant Outreach Summary 
2025 October 24  
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Approval: D. Civitarese  concurs with this report.  Author: M. Rockley 
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Outline Plan, Policy and Land Use Amendment in Stonegate Landing (Ward 5) at 
multiple addresses, LOC2024-0171 
 

RECOMMENDATIONS: 
 
That Calgary Planning Commission: 
 

1. Forward this report (CPC2026-0020) to the 2026 May 12 Public Hearing Meeting of Council; 
 

2. As the Council-designated Approving Authority, approve the proposed outline plan located at 
12331, 12414, 13030, 13440, 13440R, 13601 and 13621 – 36 Street NE; 1300, 1450, 1495, 
1500 and 1570 Barlow Crescent NE; 3699 and 4440 Country Hills Boulevard NE; 12939 
Métis Trail NE and 4200 – 128 Avenue NE (Portion of NE1/4 Section 28-25-29-4; Portion of 
NW1/4 Section 27-25-29-4; Portion of W1/2 Section 34-25-29-4; Portion of SE1/4 Section 
33-25-29-4; Plan 9212612 Lot B; Plan 1310593 Block 5 Lot 5; Plan 1611320 Block 5 Lot 6; 
Plan 0913802 Block 4 Lot 2; Plan 0913802 Block 5 Lot 2; Plan 1811898 Block 5 Lots 8 and 
9; Plan 0614349 Block A; Portion SW1/4 Section 27-25-29-4; Plan 1711309 Block 5 Lot 7) to 
subdivide 194.81 hectares ± (481.38 acres ±) with conditions (Attachment 2). 

 

That the Calgary Planning Commission recommend that Council: 
 

3. Give three readings to the proposed bylaw for the amendments to the Municipal 
Development Plan (Attachment 8); 

 

4. Give three readings to the proposed bylaw for the amendments to the Northeast Industrial 
Area Structure Plan (Attachment 7); and 

 

5. Give three readings to the proposed bylaw for the redesignation of 194.81 hectares ± 
(481.38 acres ±) located at 12331, 12414, 13030, 13440, 13440R, 13601 and 13621 – 36 
Street NE; 1300, 1450, 1495, 1500 and 1570 Barlow Crescent NE; 3699 and 4440 Country 
Hills Boulevard NE; 12939 Métis Trail NE and 4200 – 128 Avenue NE (Portion of NE1/4 
Section 28-25-29-4; Portion of NW1/4 Section 27-25-29-4; Portion of W1/2 Section 34-25-
29-4; Portion of SE1/4 Section 33-25-29-4; Plan 9212612 Lot B; Plan 1310593 Block 5 Lot 5; 
Plan 1611320 Block 5 Lot 6; Plan 0913802 Block 4 Lot 2; Plan 0913802 Block 5 Lot 2; Plan 
1811898 Block 5 Lots 8 and 9; Plan 0614349 Block A; Portion SW1/4 Section 27-25-29-4; 
Plan 1711309 Block 5 Lot 7) from Industrial – General (I-G) District, Industrial – Business 
f0.5h27 (I-B f0.5h27) District, Commercial – Regional 3 f0.23h18 (C-R3 f0.23h18) District, 
Commercial – Regional 3 f0.3h18 (C-R3 f0.3h18) District, Commercial – Regional 3 f0.5h18 
(C-R3 f0.5h18) District, and Special Purpose – City and Regional Infrastructure (S-CRI) 
District to Industrial – General (I-G) District, Industrial – Commercial (I-C) District, 
Commercial – Regional 3 f0.5h18 (C-R3 f0.5h18) District, Commercial – Community 2 
f2.0h24 (C-C2f2.0h24) District, Commercial – Neighbourhood 1 (C-N1) District, Residential – 
Low Density Mixed Housing (R-G) District, Residential – Low Density Mixed Housing (R-Gm) 
District, Multi-Residential – At Grade Housing (M-G) District, Multi-Residential – Low Profile 
(M-1) District, Multi-Residential – High Density Low Rise (M-H1) District, Mixed Use – 
General (MU-1f3.5h24) District, Special Purpose – City and Regional Infrastructure (S-CRI) 
District and Special Purpose – School, Park and Community Reserve (S-SPR) District. 
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HIGHLIGHTS 

 This application proposes an outline plan, land use amendments and policy 
amendments to the Municipal Development Plan (MDP) and the Northeast Industrial 
Area Structure Plan (ASP) in the community of Stonegate Landing to establish a 
subdivision framework and a residential, commercial, mixed-use, industrial and special 
purpose land use pattern including a variety of transit supportive land uses near a future 
LRT station. Amendments to the ASP include policy direction for phasing of 
development in alignment with updated transportation network planning and capital 
funding. 

 The proposal would maintain industrial and commercial land uses while introducing 
residential and mixed uses into the plan area to allow for more housing choice in the 
northeast quadrant of the city.  

 What does this mean to Calgarians? Approval of the land uses and outline plan with 
associated policy amendments would enable development adjacent to a future LRT 
station, create increased housing choice and diversity and maintain industrial and 
commercial opportunities in the area. 

 Why does this matter? The proposed land uses and outline plan would facilitate the 
development of two neighbourhoods that would contribute to Calgary’s economic health 
by providing housing, jobs and services for residents, as well as commercial and 
employment opportunities near to existing and future mobility options.  

 In August 2021, the Calgary International Airport Vicinity Protection Area Regulation 
(AVPA) was amended by the Province of Alberta in response to a joint request made by 
the City of Calgary and the Calgary Airport Authority. The purpose of the AVPA 
Regulation amendment was to modernize the Noise Exposure Forecast (NEF) contour 
areas to properly reflect the noise impacts that have changed through advancements in 
technology and airport operations, and to support continued development in Calgary 
through appropriate regulation. The NEF contours no longer prohibit residential 
development on a portion of the subject lands (Attachment 9).  

 On 2025 January 28, a Notice of Motion directed Administration to prepare amendments 
to the MDP and Northeast Industrial ASP to enable residential land uses within 
Stonegate Landing through a Comprehensive Planning Overlay and to bring those 
amendments directly to the Public Hearing Meeting of Council on 2025 March 04. 
Council directed that subsequent policy amendments and a land use and outline plan 
return to a Public Hearing of Council no later than 2026 March 31. On 2026 February 24 
Council approved a deferral request, directing the Northeast Industrial ASP 
amendments, land use amendments and outline plan for the Stonegate Landing 
Development area to proceed to the 2026 April 16 Calgary Planning Commission 
meeting and the 2026 May 12 Public Hearing Meeting of Council for consideration. 

 
DISCUSSION  
This application, located in the northeast community of Stonegate Landing, was submitted by 
B&A Studios, on behalf of landowners, Qualico Developments West on 2024 June 28. The 
approximately 194.81-hectare (481.38-acre) plan area is located in the northeast quadrant of 
the city and is currently vacant and undeveloped. The subject site consists of two areas that are 
separated by 128 Avenue NE. The northern portion is bounded by Stoney Trail NE, 128 Avenue 
NE to the south, Barlow Crescent NE to the west and Métis Trail NE to the east. The second 
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portion of the subject lands are bounded by 128 Avenue NE to the north, Country Hills 
Boulevard NE to the south, 36 Street NE to the west and Métis Trail NE to the east.  
 
As noted in the Applicant Submission (Attachment 3), the land use and outline plan with policy 
amendments is being pursued to provide an updated vision for the subject lands including 
housing and employment opportunities, a school site, open space, future LRT alignment, a fire 
station site and regional pathways. 
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
 
ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the applicant was 
encouraged to use the 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 engaged with adjacent landowners and interested members of the 
public. The Applicant Outreach Summary can be found in Attachment 10. 
 
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. 
 
Currently, there is no community association for the Stonegate Landing area. Administration 
contacted the adjacent Skyview Ranch Community Association, but no response was received.  
 
Two letters of objection were received from the public stating concerns regarding traffic impacts. 
 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The proposal enables new residential development 
in a developing community and is in alignment with the Municipal Development Plan (MDP). 
 
Following Calgary Planning Commission, notifications for a Public Hearing Meeting 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 City of Calgary’s Housing Strategy has an objective to increase housing supply to meet 
demand and increase affordability through amending and streamlining planning policy. The 
MDP identifies sustainability principles including creating a range of housing opportunities and 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0171
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choices, mixing land uses and providing transportation services in an efficient manner. The 
proposal is in alignment with the policies of the MDP and Housing Strategy.  
 
Environmental 
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050 programs and actions. The proposal would align with the objective 
of ‘Zero Carbon Neighbourhoods’ by supporting higher density mixed-use development near 
primary transit networks, and providing alternative travel options such as public transit, walking 
and cycling, which would reduce greenhouse gas emissions. Further opportunities to align 
development of this site with applicable climate strategies would be explored and encouraged 
through the review of development permits. 
 
Economic 
The subject lands are close to highways and YYC Calgary International Airport that offer ideal 
site selection criteria for future industrial development. Converting a portion of these lands from 
industrial to residential will reduce the city’s future industrial land supply but will also increase 
the residential tax base and provide an opportunity to utilize existing infrastructure in Stonegate 
Landing.  
 
Service and Financial Implications 
Full build out of the ASP will require future investments in new interchanges and mobility 
network improvements, to be confirmed through a NE Network Study. The network 
improvements include, but are not limited to, the widening of Métis Trail and the Deerfoot/128 
Avenue interchange, which are both included in the 10-year Capital Infrastructure Needs 
Assessment for Roads and Pathways and in the Off-site Levies Bylaw 1H2024. Funding for the 
future network improvements will be required and assessed through the Growth Application 
process and/or the Business Plan and Budget process. 
 
RISK 
There is a risk of losing strategically located industrial land supply, which contributes to the city’s 
annual tax revenue. The northeast quadrant of the city has a large inventory of vacant industrial 
lands, with over 1,200 hectares and accounting for a 45% share of Calgary’s total vacant lands 
in city-wide industrial areas. 
 
ATTACHMENTS 
1. Background and Planning Evaluation 
2. Proposed Outline Plan Conditions of Approval 
3. Applicant Submission 
4. Proposed Outline Plan 
5. Proposed Land Use Amendment Map 
6. Proposed Outline Plan Data Sheet 
7. Proposed ASP Amendments 
8. Proposed MDP Amendments 
9. Provincially approved changes to NEF Contours 
10. Applicant Outreach Summary 
 



Item # 7.2.4 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2026-0020 
2026 April 16  Page 5 of 5 
 

Outline Plan, Policy and Land Use Amendment in Stonegate Landing (Ward 5) at 
multiple addresses, LOC2024-0171 
 

 Approval: D. Civitarese concurs with this report. Author: M. Rockley 

 

Department Circulation 
 

General Manager 
(Name) 

Department  Approve/Consult/Inform 

   

 



 



CPC2026-0020 
Attachment 1 

 

CPC2026-0020 Attachment 1  Page 1 of 11 
ISC:UNRESTRICTED 

Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located within the northeast community of Stonegate Landing and comprised 
of two site areas that are divided by 128 Avenue NE. The site consists of 18 parcels, totaling 
approximately 194.81 hectares (481.38 acres) of undeveloped land. The site is well served by 
transportation options with access to major transportation routes including Deerfoot Trail NE, 
Stoney Trail NE, Country Hills Boulevard NE, Barlow Trail NE, Airport Trail NE, and Métis Trail 
NE.  
 
The surrounding land use is characterized by residential, commercial and industrial 
development. The subject site is ideally located south of Stoney Trail NE, which is designated 
as Special Purpose – Transportation and Utility Corridor (S-TUC) District. Residential 
communities are located east of the site, including Redstone and Skyview Ranch, and consist of 
a mix of special purpose, commercial, multi-residential and low-density residential development.  
 
YYC Calgary International Airport is located southwest of the site and is designated as Special 
Purpose – City and Regional Infrastructure (S-CRI). Parcels surrounding the southern and 
western boundaries consist of industrial and commercial developments designated as Industrial 
– Commercial (I-C) and Industrial – General (I-G) Districts.  
 
On 2025 March 04 Council approved amendments to the Municipal Development Plan (MDP) 
and Northeast Industrial Area Structure Plan (ASP) providing policy direction to allow for further 
planning of non-industrial uses in Stonegate Landing. The current proposal includes an outline 
plan, land use amendments and associated comprehensive policy amendments to the 
Northeast Industrial ASP and map amendments to the MDP. 
 
The development proposal for this site complements other development in the area.  
Notable features of the proposal include:  
 

 medium and low density residential, including apartments, townhouses, rowhouses, 
semi-detached and single-detached homes;  

 two Neighbourhood Activity Centres (NACs) that provide transit-supportive mixed-use, 
local commercial services and a school site; 

 multi-residential and mixed-use development within easy walking distance of a future 
Blue Line LRT Station; 

 a fire station site, supporting the needs of a safe and complete community;  

 preservation of an environmentally significant wetland, along with a system of 
neighbourhood parks and pathways; 

 a shared school site to accommodate a K-9 Calgary Board of Education School and a K-
12 FrancoSud Francophone school with associated playfields; and 

 a block-based grid street network that provides strong walking and wheeling 
connectivity. 
 

Community Peak Population Table 
 
There is no population data available for Stonegate Landing.  



CPC2026-0020 
Attachment 1 

 

CPC2026-0020 Attachment 1  Page 2 of 11 
ISC:UNRESTRICTED 

Location Maps 
 

 
 

 

Subject Site 
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Previous Council Direction 
 
On 2025 January 28, Administration was directed to prepare amendments to the MDP and the 
Northeast Industrial ASP to support the additional use of residential within the Stonegate 
Landing lands through a Comprehensive Planning Overlay and to bring those amendments 
directly to the Public Hearing Meeting of Council on 2025 March 04.  
 
On 2025 March 04, Council provided three readings to the proposed Bylaws 27P2025 and 
28P2025 for amendments to the MDP and Northeast Industrial ASP to allow for further planning 
of non-industrial uses in Stonegate Landing. 
 
On 2026 February 24, Council approved a deferral request, directing the Northeast Industrial 
ASP amendments, land use amendments and outline plan for the Stonegate Landing 
Development area to proceed to the 2026 April 16 Calgary Planning Commission meeting and 
2026 May 12 Public Hearing Meeting of Council for consideration. 
 

Planning Evaluation 
 
The amendment to the MDP and the Northeast Industrial ASP provide comprehensive policy 
direction for residential, commercial, mixed-use and industrial development. 
 
Proposed MDP Amendments  
The existing land use typology for the subject lands shown in the MDP (Map 1: Urban Structure) 
is Standard Industrial and Developing Residential – Planned Greenfield with Area Structure 
Plan (ASP). Map amendments to the MDP are required to identify areas within the proposed 
land use and outline plan area as Developing Residential – Planned Greenfield with (ASP).  
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Proposed Northeast Industrial ASP Amendments 
The proposed policy amendments to the Northeast Industrial ASP introduce residential and 
mixed-use land uses into the plan area. The proposed ASP amendments establish policy 
direction for a residential, commercial, mixed-use and industrial development including a variety 
of transit-supportive land uses near a future LRT station. Neighbourhood parks, a school site 
and future fire station site are identified in the ASP policies. Amendments to the Northeast 
Industrial ASP also include policy direction for phasing of development in alignment with 
updated transportation network planning and capital funding. 
 
Land Use  
The existing land uses include commercial, industrial and special purpose districts.  
 
This application proposes several residential, mixed use, commercial, industrial and special 
purpose districts, including:  
 

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

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

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

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

 Multi-Residential – High Density Low Rise (M-H1) District;  

 Mixed Use – General (MU-1 f3.5h24) District;  

 Commercial – Neighbourhood 1 (C-N1) District; 

 Commercial – Community 2 (C-C2f2.0h24) District;  

 Commercial – Regional 3 (C-R3f0.5h18) District;  

 Industrial – General (I-G) District;  

 Industrial – Commercial (I-C) District;  

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

 Special Purpose – City and Regional Infrastructure (S-CRI) District;  
 
Residential – Low Density Mixed Housing (R-G) District 
The proposed R-G District is intended for low-density neighbourhoods in master-planned 
communities in suburban greenfield locations. The district is designed to support a variety of 
low-density residential building forms including single detached dwellings, duplex dwellings, and 
rowhouse buildings, along with secondary suites and backyard suites.  
 
Residential – Low Density Mixed Housing (R-Gm) District 
The proposed R-Gm District has the same intent as the R-G District but does not allow for 
permitted single detached dwellings. Like the R-G District, the maximum building height is 12 
metres. This district is placed in locations that provide appropriate built form as a gateway into 
the community.  
 
Multi-Residential – At Grade Housing (M-G) District 
The proposed M-G District is intended for multi-residential development with higher numbers of 
dwelling units and traffic generation than low density residential dwellings. Development must 
be designed to provide all units with direct pedestrian access to grade, meet a minimum density 
of 35 units per hectare, contain at least three or more units and may be built to a maximum of 
13 metres in height.  
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Multi-Residential – Low Profile (M-1) District 
The proposed M-1 District is intended for multi-residential development of low height and 
medium density. It is intended for areas in proximity or adjacent to low density residential 
development. This district allows for a maximum building height of 14 metres. There is no listed 
maximum floor area ratio (FAR). It lists a minimum density of 50 units per hectare and a 
maximum of 148 units per hectare.  
 
Multi-Residential – High Density Low Rise (M-H1) District 
The proposed M-H1 District is intended for multi-residential development with high density. The 
M-H1 District is intended to be located at community nodes, transit and transportation corridors 
and nodes. Density is measured by floor area ratio (FAR) to provide flexibility in building form 
and dwelling unit size and number. The M-H1 District requires that multi-residential 
development achieves a minimum density of 150 units per hectare. The maximum FAR is 4.0 
and the maximum height of 26.0 metres (approximately six to eight storeys). This district 
includes a limited range of support commercial multi-residential uses, restricted in size and 
location within the building.   
 
Mixed Use – General (MU-1 f3.5h24) District 
The proposed Mixed Use – General (MU-1f3.5h24) District is intended for locations along 
commercial streets where residential and commercial uses are integrated, with active uses 
supported at grade fronting the street. It facilitates a blend of residential and commercial 
development within single or multiple buildings across an area and establishes parcel-specific 
maximum building heights in response to local context. The proposed MU-1f3.5h24 District 
allows for a maximum height of 24.0 metres (about six storeys) and a maximum floor area ratio 
(FAR) of 3.5, enabling a flexible built form which optimizes density within a Transit Oriented 
Development (TOD) context. The district may also support small-scale commercial uses. The 
proposed density and height are considered appropriate and will allow for more housing choice 
within the community and more efficient use of future infrastructure 
 
Commercial – Neighbourhood 1 (C-N1) District 
The proposed C-N1 District is intended for small scale street-oriented commercial development 
with opportunities for residential uses on the upper floors. The district provides for development 
that has limited use sizes and types. The maximum floor area ratio is 1.0 and the maximum 
height is 10 metres.  
 
Commercial – Community 2 (C-C2f2.0h24) District 
The proposed C-C2 District is intended to accommodate larger scale commercial development 
with opportunities for commercial uses to be combined with office and residential uses in the 
same development. Development controls include size limitations for specific uses and rules for 
the location of uses within buildings. The proposed C-C2f2.0h24 District allows for a maximum 
height of 24.0 metres (about six storeys) and a maximum floor area ratio (FAR) of 2.0.  
 
Commercial – Regional 3 (C-R3f0.5h18) District 
The proposed C-R3 District is intended to be applied on sites in the southern portion of the plan. 
The district is characterized by comprehensively planned and designed development of multiple 
buildings on multiple parcels. The proposed C-R3f0.5h18 District allows for a maximum height 
of 18.0 metres and a maximum floor area ratio (FAR) of 0.5. 
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Industrial – General (I-G) District 
The proposed I-G District is intended to accommodate a wide variety of light and medium 
general industrial uses and a limited number of commercial uses, with no restriction on building 
height and floor area ratio (FAR) of 1.0.  
 
Industrial – Commercial (I-C) District 
The proposed Industrial – Commercial (I-C) District is intended for locations on the perimeter of 
industrial areas, along major streets and expressways, to accommodate light industrial uses and 
small-scale commercial uses that are compatible with and complement light industrial uses. The 
I-C District allows for a maximum building height of 12.0 metres and a maximum FAR of 1.0. It 
would facilitate the development of light industrial and small-scale commercial opportunities on 
the site, which are compatible with the adjacent mixture of both industrial and special purposes 
uses.  
 
Special Purpose – School, Park and Community Reserve (S-SPR) District  
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. This district is to be used 
for land dedicated as Municipal School Reserve or other forms of Municipal Reserve (MR) 
pursuant to the MGA. 
 
Special Purpose – City and Regional Infrastructure (S-CRI) District 
The proposed S-CRI District is intended to provide for city and regional infrastructure necessary 
for the proper servicing of the development, as well as uses operated by Federal, Provincial, 
and Municipal levels of government. The S-CRI District is proposed for a stormwater pond, an 
abandoned well setback site, a fire station site, a LRT park and ride site and transit bus loop 
site. The stormwater pond and abandoned well setback site will be designated as Public Utility 
Lots (PUL) pursuant to the Municipal Government Act (MGA). Together, the S-CRI District sites 
comprise 14.30 hectares ± (35.33 acres ±) of the proposed redesignation area. 
 
Subdivision Design  
 
Housing  
A variety of housing options are possible in the plan area, including low density housing forms, 
such as single-detached, semi-detached, duplex, rowhouse and apartments. Laned and 
laneless parcels are supported to allow for a variety of building forms as well as the ability to 
intensify over time through secondary and backyard suites. Multi-residential housing forms, 
such as townhouses and apartments are located within the northwest portion of the plan, which 
is within the Transit Station Planning Area (associated with the Neighbourhood Activity Centre 
(NAC) located to the north). Non-industrial land uses are located between housing and industrial 
uses throughout the plan area. In the limited locations where housing and industrial uses are 
adjacent, transition and buffering will be designed at the development permit stage. The 
proposed land use framework of this plan area meets the requirements of the MDP and ASP.  
 
Pathway and Street Network  
An interconnected system of streets, pathways and walkway provide mobility choices to future 
residents while keeping road dedications within MGA requirements and working with the 
boundary conditions of the neighbourhood. 
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Transit Station Planning Area 
The purpose of this area is to provide for Transit-Oriented Development (TOD) surrounding an 
LRT station within the Plan area. This station will be situated adjacent to a residential 
neighbourhood and an industrial/business park. Accordingly, multi-unit residential, mixed-use 
development, smaller format commercial as well as transit-supportive uses such as a park and 
ride and transit drop-off areas are planned close to the station. This development pattern 
complies with the restrictions within the Airport Vicinity NEF contours. Pedestrian connections 
provide community linkages within the Transit Station Planning Area. 
 
Neighbourhood Activity Centres 
The Neighbourhood Activity Centres (NAC) are designed comprehensively to create unique and 
attractive gathering spaces. Mixed-uses and a future LRT station are in close proximity to the 
north NAC. Neighbourhood commercial, mixed-uses, and a school site are next to the south 
NAC. 
 
Schools and Open Space Network  
The outline plan includes school sites with shared playfields plus neighbourhood parks designed 
with passive and active and recreational amenities. The 7.25-hectare shared school site will 
accommodate a K-9 Calgary Board of Education school and a K-12 FrancoSud Francophone 
school. Four neighbourhood parks are proposed, ranging in size from 0.59 hectares to 0.41 
hectares. A regional pathway network provides connectivity throughout the outline plan area 
and to adjacent communities. 
 
Density and Intensity 
At build-out, the proposed outline plan is anticipated to have a total of 2,977 units and a 
residential density of 32.6 units per hectare (13.2 units per acre). The anticipated intensity of the 
plan area is 54 people and jobs per gross developable hectare.  
 
The Municipal Development Plan (MDP) sets out minimum density and intensity targets for new 
communities at a density of 20 units per gross developable hectare (eight units per acre) and an 
intensity of 60 people and/or jobs per hectare. The anticipated intensity of the residential areas 
is 86.4 people and jobs per gross developable hectare, and the anticipated intensity of the non-
residential areas is 24 people and jobs per gross developable hectare. If the non-residential 
areas develop with more employee intensive uses, the non-residential intensity will increase.  
 
Transportation 
The subject lands are bounded by Stoney Trail NE to the north, Métis Trail NE to the east, and 
Country Hills Boulevard NE to the south, with 128 Avenue NE bisecting the site. 
 
A Transportation Impact Assessment (TIA) was submitted in support of the application and 
reviewed by Administration. The TIA evaluated both local and regional transportation network 
requirements associated with the proposed land use. The analysis confirms that Phase 1 land 
use (Phases 1A and 1B) can proceed without the need for upgrades to the regional 
transportation network, subject to required local infrastructure. Policies directing approvals of 
subsequent phasing (Phase 2-4) of development in alignment with updated transportation 
network planning and capital funding are included with the proposed ASP amendments 
(Attachment 7). The regional and local transportation requirements are summarized below. 
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Local Road Network 
Access to the Phase 1 development areas will be provided primarily from 128 Avenue NE, with 
internal traffic distribution through the planned local road network. For Phase 1A, internal traffic 
circulation will be accommodated via Stone Ridge Boulevard NE, Stone Haven Drive NE, 32 
Street NE, and Iron Grove NE/Shale Gate NE. For Phase 1B, access and traffic circulation will 
be provided via Stone Ridge Road NE and Stone Ridge Way NE. 
 
Note that portions of the existing roads were constructed in association with previous land use 
designations, based on primarily industrial and commercial uses, and using superseded design 
standards. With this application, the road cross-sections were modified and retrofitted to meet 
current proposed land uses, including the addition of residential and school uses, and meeting 
current design standards. 
 
Regional Road Network 
For the proposed Phases 2 through 4, the TIA identifies the need for regional infrastructure 
upgrades, including interchanges at Deerfoot Trail/128 Avenue NE, 128 Avenue NE/Métis Trail 
NE and Country Hills Boulevard/Métis Trail NE, as well as the widening of Métis Trail NE, 
Country Hills Boulevard NE and 128 Avenue NE to six lanes. It also identifies the need to 
construct 36 Street NE to four lanes. Approval of land use redesignations for Phases 2 through 
4 are included at this time. Subdivision and development approvals will proceed as 
transportation network planning, functional planning studies and the funding framework are 
completed. 
 
A partial interchange at Deerfoot Trail/128 Avenue NE was identified in the Northeast Industrial 
ASP and has subsequently been included for funding consideration in the City’s 10 Year Capital 
Plan. 
 
In July 2013, Métis Trail NE was reclassified from a Skeletal Road to an Arterial Street between 
McKnight Boulevard NE and Stoney Trail NE, based on the Northeast Network Planning Study 
(June 2012). As part of the reclassification, several previously planned interchanges were 
removed, including interchanges at Métis Trail and 128 Avenue NE and at Métis Trail Country 
Hills Boulevard NE. Lands previously reserved for an interchange at Métis Trail and Country 
Hills Boulevard NE were later confirmed as surplus, and the associated road right-of-way was 
closed and consolidated with adjacent parcels. 
 
Since completion of 2012 Network Planning Study, the area has experienced significant growth. 
The existing network planning framework no longer reflects current conditions. As a result, prior 
to approval of Phase 2 and subsequent Phases of development, the following are required to 
occur: 
 

1. Completion of an updated Network Planning Study by The City in the northeast area to 
confirm regional infrastructure needs and timing for the broader mobility system. 

2. Completion of Functional Planning Studies, funded by the applicant, for the interchanges 
at: 128 Avenue NE/Métis Trail NE; and Country Hills Boulevard/Métis Trail NE. 
These studies will evaluate interchange functionality and type, including public 
engagement, utilities, stormwater management, land requirements, staging, and cost 
estimates. These studies will replace previous outdated analyses and reflect current 
growth and network demands. 

3. Update the Off-site Levies Bylaw to incorporate the Country Hills Boulevard/Métis Trail 
NE interchange. The 128 Avenue NE/Métis Trail NE interchange is currently included 
within the Off-site Levies Bylaw. 
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4. Securing and approval of funding for detailed design and construction of the required 
interchanges and associated roadway widening, including Deerfoot Trail/128 Avenue 
NE, 128 Avenue NE/Métis Trail NE, and Country Hills Boulevard NE/Métis Trail NE. 

5. Submission of a Traffic Analysis Memo prior to approval of subsequent subdivision and 
development (Phases 2 to 4) to confirm infrastructure triggers, based on updated traffic 
volumes, development staging and plans at the time of application. 
 

Active Modes/Always Available for All Ages and Abilities (5A) Network 
The proposed transportation network incorporates wide sidewalks, multi-use pathways, and 
regional pathways along local, collector, and major roadways to support walking, cycling, and 
transit accessibility. The road network includes regional pathways along: Métis Trail NE, 128 
Avenue NE, Country Hills Boulevard NE, 36 Street NE; and along the eastern and northern 
boundaries of the site. Multiple walkway connections are provided to connect the development 
to adjacent regional pathway systems and the broader Always Available for All Ages and 
Abilities (5A) Network.  
 
Roadways surrounding the school site include a 3.5m mono-multiuse pathway on one side and 
a 2.0 metre wide sidewalk on the other side. 
 
Traffic calming measures, including curb extensions, roundabouts, and smart channelized right-
turn treatments are included to reduce vehicle speeds and enhance pedestrian and cyclist 
safety. 
 
Transit  
The MDP identifies 128 Avenue NE as part of the Primary Transit Network and provides access 
to Deerfoot Trail NE / Highway 2. Surrounding Primary Transit Network roadways include 
Airport Trail NE, Country Hills Boulevard NE and 60 Street NE. A future Blue Line LRT station is 
planned within the subject lands at a location north of 128 Avenue NE.  
 
Transit bus routes are planned for 36 Street NE / Stone Haven Drive NE, as well as Stone  
Ridge Way NE and 32 Street NE. These transit routes will take riders to and from the future LRT 
station.  
 
Environmental Site Considerations 
A Phase I Environmental Site Assessment, Preliminary Natural Site Assessment, Historical 
Resources Overview Assessment and Geotechnical Evaluation Reports were submitted and 
accepted by Administration as part of the application review process. 
 
Utilities and Servicing 
Water and sanitary servicing will be provided by connecting to the existing water and sanitary 
mains at 128 Avenue NE located in the plan area. The proposed development is supported by 
existing major capital infrastructure, which is also serving other planned developments. The 
timing and phasing of the subject lands will need to be assessed at the subdivision stage to 
determine when new off-site water and sanitary infrastructure investments are required to 
support the development. Stormwater will be managed through existing area ponds; however, 
the lands ultimately discharge to Nose Creek which has release rate targets. Revisions to the 
Staged Master Drainage Plan may require Water Act approval from Alberta Environment and 
Protected Areas to accommodate these obligations. 
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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.  

 
Calgary International Airport Vicinity Protection Area (2009) 
The Calgary International Airport Vicinity Protection Area (AVPA) identifies the subject site as 
being located within the 25-30, 30-35 and 35-40 Noise Exposure Forecast (NEF) of the AVPA. 
The AVPA Regulation was created to ensure that only compatible land uses are developed near 
airport flight paths. The AVPA Regulation establishes prohibitive uses in certain locations, 
identified within NEF areas. The proposed policy amendments are in alignment with the 2021 
changes to the AVPA Regulation and align with allowing residential in the 25-30 NEF area 
where residences were previously prohibited. Future outline plan, land use amendment and 
development permit applications would be circulated to the Airport Authority and reviewed 
against the applicable regulations to ensure compliance.  
 
Rocky View/Calgary Intermunicipal Development Plan (2012)  
The site is within the Policy Area on (Map 1: Plan Area) of the Rocky View County/City of 
Calgary Intermunicipal Development Plan (IDP). The application was circulated to Rocky View 
County for their review and no concerns were identified. The proposal is consistent with the 
goals of the Rocky View County/City of Calgary IDP.  
 
Municipal Development Plan (Statutory – 2009) 
The site is located within the “Developing Residential – Planned Greenfield with Area Structure 
Plan (ASP)” area as identified on Map 1: Urban Structure 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 outline plan, land 
use proposal and policy amendment accommodate residential, commercial, mixed-use and 
industrial development that meets minimum density, and intensity targets applicable to this area. 
The proposed outline plan and land use proposal aligns with the applicable policies of the MDP.  
 
Within Section 1.1.1, the MDP identifies sustainability principles including creating a range of 
housing opportunities and choices, mixing land uses and providing transportation services in a 
safe, effective, affordable and efficient manner that ensures reasonable accessibility to all areas 
of the city for all residents. The proposal is in alignment with the policies of the MDP by 
integrating residential uses into the plan area to assist in achieving a complete community.  
 
Within (Map 2: Primary Transit Network) it shows 128 Avenue NE running through the site area 
being a part of the Primary Transit Network and the location of the proposed future alignment of 
the Blue Line LRT. Section 2.2.2 describes developing a transit-supportive land use framework 
that consists of elements including density, diversity, design and distance to help promote 
transit-oriented development. The proposal is in alignment with the policies of the MDP in 
supporting a transit-supportive land use framework by introducing a variety of land uses in close 
proximity to future transit including residential land uses which promotes future transit ridership.  
 
  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.qp.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779826414
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download


CPC2026-0020 
Attachment 1 

 

CPC2026-0020 Attachment 1  Page 11 of 11 
ISC:UNRESTRICTED 

In consideration of the policies and sustainability principles outlined above, locating residential 
uses on the subject lands may be considered suitable based upon creating a complete 
community near to a future LRT station, promoting transit-oriented development and proposing 
residential near the Primary Transit Network and existing communities.  
 
Transit Oriented Development Policy Guidelines (2004) 
The Transit Oriented Development Policy Guidelines provide direction for the development of 
areas within 600 metres of an existing BRT or LRT station or an existing future LRT station. The 
Guidelines encourage development that creates a higher density, walkable, mixed-use 
environment within station areas in order to optimize use of transit infrastructure, create mobility 
options for Calgarians, and benefit local communities. The proposed plan complies with the 
intent of these guidelines. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
Northeast Industrial Area Structure Plan (Statutory – 2007) 
The proposal seeks to amend the Northeast Industrial Area Structure Plan (ASP) as current 
policy states that residential development is prohibited within the Northeast Industrial Area. The 
subject site is within two land use policy categories, including Business/Industrial and Gateway 
Commercial, that currently enables light industrial and retail commercial uses.  
 
The proposed ASP policy amendment introduces opportunities for neighbourhood and 
residential land uses into the plan area while providing alignment with the proposed MDP 
amendments. The ASP area is envisioned to redevelop over time with connectivity to the 
surrounding communities. The updated ASP vision is a vibrant and successful business and 
residential area that provides for a complete community with employment, housing, education 
and recreational opportunities (Attachment 7). 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTrAeATesM&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=JTTrAeyqcgK&msgAction=Download
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Outline Plan Conditions of Approval 
 
These conditions relate to Recommendation 1 for the Outline Plan where Calgary Planning 
Commission is the Approving Authority. Attachment for Council’s reference only. 
 

The following Conditions of Approval shall apply: 
 
Planning 

 
 1. The developer shall pay cash-in-lieu of land for reserve dedication in the amount 

of 4.065 hectares, to the satisfaction of the City of Calgary.  
 
 2. The balance of reserves owing in the amount of 9.077 hectares shall be deferred 

by caveat pending future subdivision of the residual lands. 
 
 3. Compensation for dedication of reserves in excess of 10% is deemed to be 

$1.00. 
 
 4. Existing buildings that are to be removed must be removed prior to endorsement 

of the legal plan of subdivision for the area where the building is located.  
 
 5. With each tentative plan of subdivision, the developer shall submit a density 

phasing plan indicating the intended phasing of subdivision within the outline plan 
area and the projected number of dwelling units within each phase, 
demonstrating compliance with the minimum required densities. 

 
 6. Prior to approval of the affected tentative plan of subdivision, the proposed 

community and street names shall be submitted to the City for review and 
approval by City Council.  

 
 7. All existing utilities within the road closure area shall be protected by easement 

or relocated at the developer's expense. 
 
 8. Prior to submission of the tentative plan of subdivision, the developer shall enter 

into negotiations with Real Estate and Development Services for the purchase of 
the closed road right-of-way.  Please contact the Coordinator, Real Estate Sales 
at realestateinquiries@calgary.ca to commence negotiations. Provide 
documentation to show that negotiations have commenced. 

   
  Provide a PDF of the registered road plan from the Land Title Office, with a plan 

number. Contact landadmin@calgary.ca at the City of Calgary Real Estate and 
Development Services at to obtain authorization to register the road closure plan 
at the Land Titles Office. 

 
 9. The developer is responsible for all costs associated with the closure including all 

necessary physical construction, removal, rehabilitation, utility relocation, etc. 
 
 10. The closed road right-of-way is to be consolidated with the adjacent lands 
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 11. The developer shall provide payment in lieu of reserve dedication for 4.065 ha of 
municipal reserve.  A land appraisal report performed by an independent 
appraiser, contracted by The City of Calgary, shall be prepared to determine the 
value of the payment in lieu of reserve. 

 
 12. The developer shall provide payment in lieu of reserve dedication. An appraisal 

report performed by an independent appraiser, contracted by The City of 
Calgary, shall be prepared to determine the value of the payment in lieu of 
reserve. The cost of the land appraisal is $6346.00 and will be coordinated 
through the Real Estates & Development Services Team. 

 
 13. Rehabilitate all portions of the Municipal School Reserve/Municipal 

Reserve/Environmental Reserve/Public Utility Lot/Transportation Utility 
Corridor/private (add details) lands along the boundaries of the plan area that are 
damaged as a result of this development, all to the satisfaction of the Director, 
Calgary Parks. 

 
 14. Construct all regional pathway routes within and along the boundaries of the plan 

area according to Calgary Parks Development Guidelines and Standard 
Specifications: Landscape Construction (current version), including setback 
requirements, to the satisfaction of the Director, Calgary Parks.  

 
 15. Plant all public trees in compliance with the approved Landscape Construction 

Drawing for Boulevard and Median Tree Line Assignment. 
 
 16. Prior to endorsement of the tentative plan of subdivision, landscape construction 

drawings that are reflective of the subject tentative plan of subdivision for the 
proposed Municipal Reserve lands are to be submitted to the Coordinator, 
Landscape Construction Approvals for review and approval prior to construction. 

 
 17. All proposed parks (Municipal Reserve/Environmental Reserve) and 

Regional/Local Pathways and Trails must comply with the Calgary Parks and 
Open Spaces DGSS - Development Guidelines and Standard Specifications: 
Landscape Construction (current edition). 

 
 18. Calgary Parks and Open Spaces does not support point source drainage 

directed towards Municipal Reserve (MR)/Municipal School Reserve (MSR) or 
Environmental Reserve (ER) extents. All drainage and storm related 
infrastructure catering to private property shall be entirely clear of MR/ER/MSR 
areas. 

 
 19. All shallow utility alignments, including street light cables, shall be set back 1.5 

metres from the street tree alignment on all road cross sections in accordance 
with Section 4.1.3 of Calgary Calgary Parks and Open Spaces Development 
Guidelines and Standard Specifications: Landscape Construction (current 
edition). 

 
 20. The developer, at its sole cost and expense, shall be responsible for the 

construction of the Municipal Reserve (MR)/ Municipal School Reserve (MSR) 
parcels within the boundaries of the plan area according to the approved 
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Landscape Construction Drawings and the Calgary Parks and Open Spaces 
Development Guidelines and Standard Specifications: Landscape Construction 
(current version). 

 
 21. At the tentative plan of subdivision stage, cross-sections illustrating the interface 

between the proposed Environmental Reserve (ER) parcel (4.22 ha, northwest 
corner of the plan) and the proposed Public Utility Lot (PUL - Pond 6) shall be 
submitted for review to confirm that proposed grading and construction do not 
encroach into the ER. Where the cross-sections demonstrate potential 
encroachment, revisions to the anticipated parcel boundaries or design may be 
required to ensure compliance with ER requirements. 

 
 22. With the submission of Landscape Construction Drawings, the developer shall 

include a detailed Restoration Plan including a maintenance schedule for each 
Environmental Reserve proposed to be affected by any construction. The Plan 
should indicate how it will be rehabilitated and restored. The restored area(s) 
shall be maintained by the developer until it is established and approved by 
Parks prior to Final Acceptance Certificate. 

 
 23. The developer shall minimize stripping and grading within the Environmental 

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

 
 24. The developer shall install and maintain a temporary construction fence on the 

private property line with the adjacent Environmental Reserve to protect public 
lands prior to the commencement of any stripping and grading related to the site 
and during all phases of construction. Contact the Parks Development Inspector 
to approve the location of the fencing prior to its installation. 

 
 25. Prior to approval of the related Stripping and Grading Permit or Engineering 

Construction Drawings, whichever submitted first, the developer shall install 
Environmental Reserve (ER) protection measures around the 
wetlands/ravines/Environmentally Significant Areas to be retained in order to 
prevent excessive overland drainage and siltation onto said areas during all 
phases of construction, in accordance with The City's Guidelines for Erosion and 
Sediment Control, to the satisfaction of the Director of Calgary Parks. Contact the 
Parks Development Inspector Annie Rodrigues (403-804-9397) to approve the 
location prior to commencement of Stripping and Grading activities. 

 
 26. Pursuant to Part 4 of the Water Act (Alberta), the applicant shall promptly provide 

a copy of the Water Act approval from Alberta Environment to The City of 
Calgary Parks department. 

 
 27. Until receipt of the Water Act approval by the applicant from Alberta 

Environment, the wetland(s) shall not be developed or disturbed in anyway and 
shall be protected in place. 

  



CPC2026-0020 

Attachment 2 

CPC2026-0020 Attachment 2  Page 4 of 21 
ISC:UNRESTRICTED 

 28. Prior to Endorsement of the affected tentative plan of subdivision, the developer 
shall submit detailed Engineering Construction Drawings and Landscape 
Construction Drawings for the proposed wetland/storm pond to both Water 
Resources and Parks for review. 

 
 29. No disturbance of Environmental reserve lands is permitted without written 

permission from the Parks Planner for this area.  
 
 30. Prior to the approval of a stripping and grading permit, a Development 

Agreement or a subject area Tentative Plan, Parks requires details pertaining to 
the total limit of disturbance resulting from the proposed development in its 
entirety. 

 
 31. Any development or grading related to permanent disturbance which results from 

storm water infrastructure within lands designated as environmental reserve, 
requires approval from the Director of Parks. 

 
 32. Prior to the approval of the affected tentative plan of subdivision, the developer 

shall confirm fencing requirements adjacent to ER parcels to the satisfaction of 
the Director, Calgary Parks.  

 
 33. Prior to approval of the first tentative plan of subdivision or stripping and grading 

permit (whichever comes first), it shall be confirmed that grading of the 
development site will match the existing grades of adjacent parks and open 
space (MR and/or ER), with all grading confined to the private property, unless 
otherwise approved by Parks.  

 
 34. Prior to approval of the tentative plan of subdivision or stripping and grading 

permit (whichever comes first), an onsite meeting shall be arranged to confirm 
that the surveyed boundaries of the environmental reserve area meet Parks 
approval. A plan illustrating the surveyed ER boundaries must be provided to 
Parks in advance of the onsite meeting. 

 
 35. Prior to endorsement of the legal plan of subdivision, a Wetland Management 

Plan is to be submitted for Wetlands E6 and H, as per requirements stated in the 
Staged Master Drainage Plan.    

 
 36. A Wetland Monitoring Plan for Wetlands E6 and H must be submitted and 

approved prior to development permit for stripping and grading of the 
development site.  

 
 37. Proposed municipal reserve amenities will require further refinement and 

negotiation at the tentative plan of subdivision and Landscape Construction 
Drawing process. These proposed amenities include, but are not limited to, half 
basketball courts, community gardens, and skate/seating walls.  

 
 38. Proposed 'South Central MR Concept' will require further refinement and design 

at the tentative plan of subdivision and Landscape Construction Drawing 
process. 
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Utility Engineering 

 
 39. This subject plan area is within the boundary of the Nose Creek drainage 

catchment and subject to stormwater volume control measures.  Based on the 
Watershed Management Plan stormwater discharge is limited to an average 
annual runoff volume is limited to 200mm. Low Impact Development and 
stormwater source control is recommended. 

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

Engineering. 
 
 41. The Master Drainage plan has been approved. The staged master drainage 

report is accepted in principal. Prior to the first tentative plan the SMDP will need 
to be finalized. 

   
 42. Primary water network has been conditionally approved. Prior to the first tentative 

plan the applicant will need to finalize the water network. 
 
 43. One operating pipeline (License 7634) has been identified adjacent to the site. 

Prior to the first tentative plan the applicant shall provide documentation from the 
operator (Alberta Products Pipeline Ltd.) confirming that they do not object to the 
proposed lot size and distance to the existing pipeline right of way and have 
specified acceptable surface uses on the pipeline right of way. All documentation 
shall be reviewed to the satisfaction of The City of Calgary. 

 
 44. Execute a Development Agreement.  Contact the Infrastructure Strategist, 

Development Commitments for further information at email 
Valerie.Gibbons@calgary.ca.  

 
 45. The developer, at its expense, but subject to normal oversize, endeavours to 

assist and boundary cost recoveries shall be required to enter into an agreement 
to:  

   
  a) Install the offsite/onsite sanitary sewers, storm sewers and water mains and 

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

   
  b) Construct the underground utilities and surface improvements within and along 

the boundaries of the plan area   
   
  c) Construct the onsite and offsite storm water management facilities (wet pond, 

wetlands, etc.) to service the plan area according to the most current City of 
Calgary Standard Specifications Sewer Construction, Stormwater Management 
and Design Manual and Design Guidelines for Subdivision Servicing.  

   
  d) Construct a wood screening fence, chain link fence, sound attenuation fence, 

whichever may be required, along the boundary of the plan area.  
   
  e) Construct the MR/ER/PUL within the plan area.  
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  f) Construct the multiuse pathways and regional pathways within and along the 
boundaries of the plan area, to the satisfaction of the Director of Parks 
Development. 

 
 46. Make satisfactory cost sharing arrangements with WAM Stoney Industrial GP for 

part cost of the existing underground utilities and surface improvements 
installed/constructed in 128 AV NE that was paid for and/or constructed by WAM 
Stoney Industrial GP under Northeast Industrial, Phase 2, DA2009-0004.  

 
 47. Make satisfactory cost sharing arrangements with WAM Stoney Industrial GP for 

part cost of the existing underground utilities and surface improvements 
installed/constructed in Barlow CR NE and 128 AV NE that was paid for and/or 
constructed by WAM Stoney Industrial GP under Northeast Industrial, Phase 1, 
DA2010-0109.  

 
 48. Make satisfactory cost sharing arrangements with WAM Stoney Industrial GP for 

part cost of the existing storm pond constructed in 28-25-29-4-NE that was paid 
for and/or constructed by WAM Stoney Industrial GP under Northeast Industrial, 
Phase 1, DA2010-0109.  

 
 49. Make satisfactory cost sharing arrangements with the City of Calgary 

Transportation Infrastructure for part cost of the existing storm pond (Pond I ) 
constructed in 27-25-29-4-SW.  

 
 50. Make repayment arrangements with the City of Calgary for part cost of the 

existing storm pond (WP207) constructed in 27-25-29-4-NW, which was installed 
and financed by the City of Calgary. 

 
 51. Make repayment arrangements with the City of Calgary for part cost of the 

underground utilities and surface improvements in Country Hills BV NE adjacent 
to the site, which was installed by Shepard Development Corporation through 
their Jacksonport, Phase 1, DA2009-0031, and financed by Calgary Roads - 
Program 204 (#432576). 

 
 52. Prior to approval each subdivision or development permit, provide a letter of 

confirmation that the density proposed equals to or less than the anticipated 
density in the LOC and approved Sanitary servicing study. 

 
 53. Prior to the approval of the first tentative plan, provide a phasing plan with 

anticipated timeline for the water network so we can evaluate the needs for future 
infrastructure to support a larger regional area. 

 
 54. Prior to approval of each tentative plan/ development permit, submittal and 

acceptance of a geotechnical slope stability assessment will be required. 
   
  Prior to approval of each tentative plan/ development permit submittal and 

acceptance of a geotechnical deep fills report will be required. 
 
 55. The existing ponds will need to be modified to accommodate the development. 

Prior to the first tentative plan an updated storm pond report will be required 
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Mobility Engineering 

 
 56. At the Phase 1 (1A and 1B) Tentative plan stage, equivalent to 2241 residential 

units, the following regional infrastructure network improvements, local 
infrastructure network improvements, and technical memorandum are required. 

  a. No capital funded regional network infrastructure upgrades required at 
 Phase 1. 

 
  b. Developer funded local Improvements:  

 Construct internal roadways and intersections associated with the 
phasing. 

 Construct sidewalks and pathways associated with the road cross-
sections. 

 Regional pathways completed to the satisfaction of Development 
Engineering. 

 Install traffic signals along with associated pavement marking, signage 
and geometric changes at: 

   128 Avenue/Barlow Trail/Stone Ridge Way NE intersection. 
   128 Avenue/36 Street/Stone Haven Drive NE intersection.  
   128 Avenue/Stone Ridge Blvd NE intersection. 
   
  At the Initial Tentative Plan associated with Phase 2 Development, a Technical 

Memorandum is required. The memorandum shall be prepared using updated 
traffic counts and assumptions on surrounding developments and the supporting 
roadway network to confirm the capacity available on the regional road network 
including the accommodation of active modes is provided.  Recommendations of 
the Technical memorandum shall be implemented through at the Tentative plan 
stage and / or the City led capital infrastructure program.   

 
 57. At the Phase 2 (2A and 2B) initial Tentative plan stage, equivalent to 6817 

residential units, the following regional infrastructure network improvements, and 
local infrastructure network improvements will be required, subject to the findings 
of the Northeast Network Planning study, Technical Memorandum, and / or local 
Transportation Impact Assessment. 

  a. Regional network capital funded infrastructure upgrades required: 

 Construct the interchange at Deerfoot Trail/128 Avenue NE, ramps and 
associated roadways (Deerfoot to Barlow Trail NE/Stone Ridge Way NE).  
Note that interchanges are subject to the findings of the Northeast 
Network Planning study.  Further note that the widening of 128 AV NE to 
six (6) lanes will require additional right of way for 128 AV NE between 
Deerfoot Trail and Barlow Trail NE.  

 Widen Métis Trail NE to a six (6) lane cross section. 
   
  b. Developer funded Improvements:  

 Widen Country Hills Boulevard to six (6) lane cross-section 

 Construct internal roadways and intersections associated with the 
phasing 

 Regional pathways completed to the satisfaction of Development 
Engineering. 
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  Construct 36 Street NE/Stone Spire Drive NE, including but not limited to the 
following: 

 Construct north approach: Three northbound and two southbound 
through lanes, dual left turn lanes and a right turn lane (smart right turn) 

 Construct south approach: Three northbound and two southbound 
through lanes, one left turn and one right turn lane (smart right turn) 

 Construct east approach: Four (4) lane cross-section  

 Install traffic signals along with associated pavement marking and 
signage 

 Construct sidewalks and pathways associated with the road cross-
sections 

   
  Construct 36 Street NE/120 Avenue NE intersection, including but not limited to 

the following: 

 Construct north approach: Two northbound and two southbound through 
lanes, dual left turn lanes and a right turn lane (smart right turn) 

 Construct south approach: Two northbound and two southbound through 
lanes, one left turn and one right turn lane (smart right turn)  

 Construct east approach: Four (4) lane cross-section and one left turn 
lane 

 Install traffic signals along with associated pavement marking and 
signage 

 Construct sidewalks and pathways associated with the road cross-
sections 

   
  Construct 36 Street NE/114 Avenue NE intersection, including but not limited to 

the following: 

 Construct north approach: Two northbound and two southbound through 
lanes, one left turn and one right turn lane (smart right turn) 

 Construct south approach: Two northbound and two southbound through 
lanes, one left turn and one right turn lane (smart right turn)  

 Construct east approach: Four (4) lane cross-section and one left turn 
lane 

 Install traffic signals along with associated pavement marking and 
signage 

 Construct sidewalks and pathways associated with the road cross-
sections 

 
 58. At the Phase 2 (2A and 2B) initial Tentative Plan stage, equivalent to 6817 

residential units, the following local infrastructure network improvements and 
technical memorandum are required. 

   
  Developer funded Improvements:  
   
  Construct Country Hills Blvd NE/36 Street NE intersection, including but not 

limited to the following: 

 Construct north approach: Two northbound and two southbound through 
lanes, dual left turn lanes and a right turn lane (smart right turn) and 
associated geometric changes 
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 Construct south approach: Two northbound lanes, one right turn lane 
(smart right tun) and associated geometric changes   

 Construct east approach: Dual left turn lanes and associated geometric 
changes 

 Construct west approach: Modifications to right turn island (smart right 
turn) and associated geometric changes 

 Construct sidewalks and pathways associated with the road cross-
sections 

   
  Construct Country Hills Blvd NE/38 Street NE intersection, including but not 

limited to the following: 

 Construct north approach: Two northbound lanes, dual southbound left 
turn lanes and a shared southbound through with right turn lane and 
associated geometric changes 

 Construct south approach: One left turn lane, a shared through and right 
turn lane and associated geometric changes.   

 Construct east approach: Dual left turn lanes and associated geometric 
changes 

 Construct west approach: Right turn island (smart right turn) and 
associated geometric changes 

 Construct sidewalks and pathways associated with the road cross-
sections. 

   
  Construct the roundabout at the intersection of 38 Street and 120 Avenue NE. 
   
  At the Initial Tentative Plan associated with Phase 3 Development, a Technical 

Memorandum is required. The memorandum shall be prepared using updated 
traffic counts and assumptions on surrounding developments and the supporting 
roadway network to confirm the capacity available on the regional road network 
including accommodation of active modes.  The memorandum shall confirm the 
need for and timing of the interchanges at Métis Trail NE /128 Avenue NE and 
Country Hills Boulevard NE/128 Avenue NE. Subject to confirmation, secure 
funding for functional planning, detailed design, and construction of the required 
interchanges and associated roadway. 

 
 59. At the Phase 3 initial Tentative Plan stage, equivalent to 3679 residential units, 

the following regional infrastructure network improvements, and local 
infrastructure network improvements will be required. 

  a. Regional network capital funded infrastructure upgrades required 

 Construct the interchanges at Métis Trail NE/128 Avenue NE and Country 
Hills Blvd NE/128 Avenue NE, ramps and associated roadways 

 Update the offsite levy bylaw to incorporate the Country Hills BV / Métis 
Trail NE interchange.   

 Secure funding for design and construction of two interchanges: Country 
Hills BV / Métis Trail NE; and 128 AV / Métis Trail NE.  

    
  b. Developer funded Improvements:  

 Construct internal roadways and intersections associated with the 
phasing 
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 Construct sidewalks and pathways associated with the roads (cross 
sections). 

 Construct regional pathways completed to the satisfaction of 
Development Engineering. 

 Construct 128 Avenue/36 Street/Stone Haven Drive NE, including but not 
limited to the following: 

 Construct north approach. 

 Construct south approach: Two northbound and two southbound lanes, 
dual left turn lanes, one free flow right turn lane and associated geometric 
changes   

 Construct east approach: Add 3rd westbound lane and associated 
geometric changes 

 Construct west approach: 3rd eastbound through lane.  Add free flow 
right turn lane and associated geometric changes 

 Construct sidewalks and pathways associated with the road cross-
sections 

   
 60. At the Phase 4 (4 and 4B) initial Tentative Plan stage, equivalent to 3772 

Residential Units, the following regional infrastructure network improvements, 
and local infrastructure network improvements will be required. 

   
  Developer funded Improvements:  

a. Construct internal roadways and intersections associated with the phasing. 
 

  b. Widen 128 Avenue NE to six (6) lanes east of Barlow Trail/ Stone Ridge Way 
NE 

   
  c. Construct 128 Avenue/Barlow Trail/Stone Ridge NE, including but not limited 

to the following: 

 Construct north approach: Improve to dual northbound left turn and one 
northbound through lane and associated geometric changes 

   
  d. Construct 128 Avenue/29 Street/Stone Ridge Road NE, including but not 

limited to the following: 

 Construct east approach: Westbound right turn lane, modifications to right 
turn island (smart right turn) and associated geometric changes. 

 Construct six (6) lanes along 128 AV NE. 
   
  e. Construct the Right in Right out intersection design at 40 Street and Country 

Hills Boulevard NE. 
   
  f. Construct the roundabout at 32 Street and Iron Grove NE 
   
  g. Multi-Use pathways and Regional pathways completed to the satisfaction of 

Development Engineering. 
 
 61. In conjunction with the Phase 2 Tentative Plan submission, or otherwise when 

deemed appropriate by Development Engineering, the Northeast Industrial Area 
Structure Plan shall be updated to reflect the intention to upgrade the 
intersections of Métis Trail & 128 AV NE and Métis Trial & Country Hills 
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Boulevard NE to interchange designs. Note that any proposed Transportation 
amendments to the Area Structure Plan are subject to the findings of the 
Northeast Network Planning study. 

 
 62. In conjunction with the Phase 2 Tentative Plan submission, or otherwise when 

deemed appropriate by Development Engineering, a Functional Planning study 
shall be accepted for the interchange designs at Métis Trail & Country Hills 
Boulevard NE, and at Métis Trail & 128 Avenue NE the latter including the LRT 
alignment and land requirements west of the interchange.  The Functional 
Planning study shall be funded by the Developer.  

 
 63. In conjunction with the Initial Tentative Plan, or otherwise when deemed 

appropriate by Development Engineering, the Developer shall construct all 
necessary off-site transportation network connections to support the subdivision, 
to the satisfaction of the Manager, Development Engineering.  

 
 64. In conjunction with the Initial Tentative Plan, or otherwise when deemed 

appropriate by Development Engineering, the Developer shall dedicate land for 
the surface improvements to the satisfaction of the Manager, Development 
Engineering, as per the Functional Planning study, including but not limited to:  

  a. Dedicate full LRT right-of-way (ROW) for the LRT track infrastructure 
connecting from the existing LRT ROW.   

  b. Dedicate boundary half of 36 Street NE ROW 
  c. Dedicate ROW for Collectors and Primary Collectors, associated 

intersections and local widening. 
  d. Dedicate ROW for local widening: 

 Country Hills Boulevard for the Outline Plan area  

 Stone Ridge Road NE 

 128 Avenue/32 Street NE 

 128 Avenue/36 Street/Stone Haven Drive NE 

 36 Street/Stone Spire Drive NE 

 36 Street/120 Avenue NE 

 36 Street/114 Avenue NE 

 36 Street/Country Hills Boulevard NE 

 Country Hills Boulevard/38 Street NE 

 Country Hills Boulevard/40 Street NE 

 Stone Ridge Blvd/Shale Gate/Onyx Place 

 Stone Heaven Drive NE (between 128 Ave NE and Shale Gate 
NE) 

 Stone Ridge Blvd, between Shale Gate NE and the existing Stone 
Ridge ROW 

 Stone Ridge Blvd NE/Onyx Green NE (may require turning lane) 
  e. Dedicate 8.0m boulevard along north side of 128 Avenue to 

accommodate a minimum of 3.0 MUP/Regional pathway 
 
 65. In conjunction with the applicable Tentative Plan of subdivision, the Developer 

shall register a road plan for all roads and intersections within the phase to the 
satisfaction of the Manager, Development Engineering.  
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 66. In conjunction with the applicable Tentative Plan of subdivision, the developer 
shall dedicate and construct to its ultimate cross section as a modified primary 
collector as per the approved outline plan to the satisfaction of the Manager, 
Development Engineering for the following: 

  a. 32 Street NE between 128 Ave NE and Iron Grove NE 
  b. Stone Haven Drive NE between Shale Gate NE and 32 Street NE 
  c. Shale Gate NE between Stone Haven Drive NE and Stone Ridge Blvd NE 
  d. Stone Spire Drive NE between 36 Street NE and Shale Mews NE 
  e. 120 Ave NE between 36 Street NE and 38 Street NE 
  f. 114 Ave NE between 36 Street NE and 38 Street NE 
  g. 38 Street NE between Country Hills Boulevard and 120 Ave NE 
   
  The roadways and ancillary works to support the roadways shall be designed 

and constructed at the Developer's sole expense. 
 
 67. In conjunction with the Applicable Tentative Plan of subdivision, the Developer 

shall dedicate land and construct turn lanes at all intersections as shown on the 
Outline Plan or identified as part of the Transportation Impact Assessment.   

 
 68. In conjunction with the applicable Tentative Plan of subdivision, collector 

standard roads (and below) shall be built to their full width to the satisfaction of 
the Manager, Development Engineering.   

   
  The roadways, intersections and ancillary works to support the roadways shall be 

designed and constructed at the Developer's sole expense. 
 
 69. In conjunction with each Tentative plan of subdivision, two connections from the 

affected tentative plan to the Regional Transportation network must be 
constructed and open to the public.   

 
 70. In conjunction with the applicable Tentative Plan of subdivision, Construction 

Drawings and turning templates shall be submitted and approved to the 
satisfaction of the Manager, Development Engineering for all roadways within the 
plan area, as well as boundary roads.  Construction drawing review may require 
changes to proposed right-of-way to meet the approved design. 

 
 71. In conjunction with the applicable tentative plan of subdivision, the Developer 

shall register road plans for Collector standard roadways within the subject lands 
to the satisfaction of the Manager, Development Engineering, that provide 
continuous active modes and vehicle routing through the community with at least 
two points of public access around the Tentative Plan boundary to the arterial 
road network. 

   
  The continuous collector road network is required to ensure that efficient Transit 

routing through the plan area can be accommodated, while the two points of 
access to the plan area ensures residents will have two routes into and out of the 
area, in the event of emergency or road closures, and the ensure availability of 
capacity at the plan area access points. 
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 72. In conjunction with the applicable tentative plan of subdivision, all roads and 
intersections within the plan area shall be located, designed, and constructed at 
the Developer's sole expense to the satisfaction of the Manager, Development 
Engineering. 

 
 73. In conjunction with the applicable Tentative plan(s) of subdivision, intersections 

shall be designed to the satisfaction of Development Engineering.  Local 
widening and lane transitions may be required on roadways stemming from the 
intersection.  Geometrical adjustments to the roads may require additional right 
of way.     

 
 74. In conjunction with the applicable Tentative plan stage, an appropriate road right 

of way will be provided for the potential accommodation of Traffic Signals at the 
following intersections:  

 Stone Spire Drive & 38 ST NE.   

 Stone Ridge BV NE & Shale GA NE. 

 32 ST NE & Shale CO NE.   
   
 75. In conjunction with the applicable Tentative Plan of subdivision, the developer 

shall provide a Letter of Credit for pedestrian-actuated crossing signals that are 
agreed upon by the developer and the Manager, Development Engineering. 
Pedestrian-actuated crossing signals shall be considered to the satisfaction of 
the Manager, Development Engineering: 

  a. Stone Ridge Road NE/Public Access Easement for Transit access 
  b. Stone Ridge Way NE and LRT Crossing 
  c. Approach legs at Iron Grove NE and 32 Street Roundabout 
  d. Stone Ridge Drive NE and 38 Street/Onyx Link NE 
  e. Stone Spire Drive NE and 38 Street NE 
  f. 38 Street NE and Iron Heath NE 
  g. 38 Street NE and 120 Ave NE 
  h. Approach legs at 120 Ave NE and 38 Street NE Roundabout 
  i.       Other locations as determined at the Tentative plan stage. 
 
  The Developer shall also provide a letter, under Corporate Seal, indicating that 

they are responsible for any additional costs of signalization that could be in 
excess of the amount identified in the Letter of Credit, and is required to submit 
payment in support of the proposed Tentative Plan applications. 

 
 76. In conjunction with the applicable tentative plan of subdivision that proposes 

midblock crossings, the Developer shall design and construct infrastructure at its 
sole expense, as follows:  

 Curb bump outs shall be built, at a minimum, at all proposed mid-block 
crossing locations to the satisfaction of the Director, Transportation 
Planning.  

 Approach grades for all proposed mid-block crossing locations shall be no 
more than 4 per cent.  

 
 77. Prior to approval of the applicable Tentative Plan of subdivision, the design and 

right-of-way requirements for roundabouts shall be designed and constructed to 
the satisfaction of the Manager, Development Engineering. Submit scaled 
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(1:500) drawings showing the geometry and vehicle templating of all proposed 
roundabouts.  The design requirements shall include, but not be limited to: 

  a. Bus stops adjacent to roundabouts should be located outside the curb 
flares influence zone and along the curb lanes where there is on-street parking;  

  b. A fastest path analysis. 
  c. A sight line analysis for roundabouts 
  d. Truck and transit sweep paths through all roundabouts (including 

articulated buses).  Transit buses shall not be required to mount the central truck 
apron in order to navigate the roundabout. 

  e. The inscribed circle diameter (ICD). 
  f. Sight lines through centre of circle must be clear (i.e. no objects to block 

vehicle's sight lines), and chevron patterns shall be embedded upon the concrete 
pad on the inner side of the roundabout. 

  g. All roundabouts in the plan area shall include bike ramps to facilitate 
cycling access through the roundabouts. 

  h. No accesses are permitted within the functional area of roundabouts. 
 
 78. At the applicable Tentative Plan stage(s) of subdivision, Active Modes and 

Pathways will be provided to the satisfaction of Development Engineering.  
These will include (but may not be limited to): 

  a. Plans shall indicate the regional pathway along the south boulevard of 128 
AV NE, including a future connection toward the east.   

  b. Plans shall indicate the regional pathway on the west side of Métis Trail NE. 
  c. A regional pathway is required along 120 Ave east of 36 Street NE and a 

pathway connection to Métis Trail along the south side of M-1 site. 
  d. To the satisfaction of Development Engineering, provide a 3.0m pathway 

alignment from 38 ST NE to 40 ST NE (in lieu of the previously proposed 114 
AV NE connection).   

  e. Pathways connecting near corner knuckles may be located away from the 
knuckle, with street crossings designed to the satisfaction of Development 
Engineering. 

  f. Indicate 3.0m Multi-use pathways on both sides of Stone Haven Drive 
between Shale Gate NE and 32 Street NE.   

 
 79. In conjunction with the applicable Tentative plan, the First access/intersection 

along collectors, primary collectors (RI/RO, all turns, limited turns, etc.) shall be 
located 120m from the arterial streets or otherwise located to the satisfaction of 
the manager of Development Engineering. 

 
 80. At the applicable Tentative Plan stage(s) of subdivision, confirm that the 

residential lane located north of the Future Regional Retail site does not connect 
to Stone Ridge BV NE.  To avoid a dead end, the lane may include a turnaround 
or a connection to Shale Gate NE (to shorten the dead-end portion of the lane).   

 
 81. In conjunction with the applicable Tentative Plan, curb extensions to be designed 

and constructed at the Developer's sole expense and to the satisfaction of the 
Manager, Development Engineering.  Curb extensions are required at all mid-
block crossings, including those of residential streets, along collector roadways to 
replace parking lanes, and wherever possible at all other intersection crossings. 
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 82. In conjunction with the applicable tentative plan of subdivision, 3.0m residential 
lane corner cuts shall be provided from parcels adjacent to lane and street 
intersections.   

 
 83. Vehicular access to the future LRT station shall be provided to the satisfaction of 

Development Engineering.  At the applicable Tentative Plan stage, a public 
roadway connector from Stone Ridge Boulevard NE to the S-CRI site (LRT 
station) will be investigated.   

 
 84. In conjunction with the applicable tentative plan of subdivision, Stone Ridge BV 

NE and its intersection with Iron Crescent NE shall be designed to accommodate 
Transit buses and their turning movements. TAC standard turning templates will 
be required to confirm an appropriate design.  Although a standard Transit route 
is not currently planned on Stone Ridge BV NE, it may be needed as an alternate 
route under certain circumstances.      

 
 85. In conjunction with the applicable tentative plan of subdivision, the Developer 

shall provide signage within the road right-of-way or on city public land, indicating 
specific accesses to the plan area which are interim/temporary in nature and 
subject to change as phasing progresses. Signage shall be designed and located 
to the satisfaction of the Manager, Development Engineering. All work will be at 
the Developer's expense.   

 
 86. At each tentative plan of subdivision, if the developer intends to use any road 

subject to load restrictions (as indicated on the City of Calgary Load Bans Map), 
they must obtain a valid load ban permit before using that road. For more details, 
please refer to the link below: https://www.calgary.ca/roads/permits/overweight-
load-bans.html 

 
 87. In conjunction with the applicable tentative plan of subdivision, public access 

easement agreement will be required to be registered for all private roads located 
in subject lands. All private roads must conform to City of Calgary design 
standards.  Public access easement will also be required for pathways located on 
private parcels.  

 
 88. At the applicable Tentative plan stage(s) of subdivision, turning templates will be 

required to confirm the proposed geometry for corner knuckles on roads with the 
plan area.  Adjustments to the road rights of way may be required in response to 
this investigation.   

 
 89. In conjunction with the Applicable Tentative Plan of subdivision, Transit routes 

and bus stop pad locations will be finalised.  Where the approved Outline plan 
disagrees with the Tentative plan, the Tentative plan shall prevail.  We note that 
no Transit routes are currently planned in the area east of 36 ST and south of 
128 AV NE. 

 
 90. In conjunction with the Applicable Tentative Plan of subdivision, roadways and 

intersections adjacent to the school site shall be designed to accommodate 
Transit buses and their turning movements.  These roads include Stone Spire 
DR NE, 38 ST NE, 40 ST NE, and 120 AV NE.   Although a Transit route is not 
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currently planned adjacent to the school, the geometry of these roads including 
intersections must be designed for potential Transit access.    

 
 91. At the applicable Tentative plan stage, Stone Ridge BV NE and its intersection 

with Iron Crescent NE shall be designed to accommodate Transit buses and their 
turning movements. TAC standard turning templates will be required to confirm 
an appropriate design.  Although a standard Transit route is not currently planned 
on Stone Ridge BV NE, It may be needed as an alternate route under certain 
circumstances.      

 
 92. In conjunction with each Tentative Plan for subdivision, Transit service shall be 

provided to the satisfaction of the Director, Transit and the Manager, 
Development Engineering.  

 
 93. In conjunction with the Applicable Tentative Plan of subdivision or Development 

Permit for the staged construction of the road network, transit zone locations 
shall be confirmed as per the Outline plan or otherwise provided to the 
satisfaction of the Manager, Development Engineering.  Transit zones are 
typically located: 

  a. Where commercial areas are concentrated;  
  b.      To service High schools and post-secondary institutions.  
  c. Where the grades and site lines are compatible to install bus zones; and 
  d. Where pedestrian walkways, pathways, and roadway crossing 

 opportunities are provided. 
 
 94. In conjunction with the applicable Development Permit for multi-family or 

commercial sites, Transit shelter(s) shall be provided as identified by the 
Manager, Development Engineering and shall be supplied and installed at the 
Developer's sole expense. The shelter(s) shall be installed by Transit upon 
receipt of satisfactory payment. 

 
 95. In conjunction with each Tentative Plan for subdivision, all pedestrian walkways 

identified for achieving Transit walking distances shall be 3 meters wide and be 
paved and lighted. 

 
 96. In conjunction with the Applicable Tentative Plan of subdivision, a restrictive 

covenant shall be registered against the specific lot(s) identified by the Manager, 
Development Engineering concurrent with the final instrument prohibiting the 
construction of front driveways over the bus loading area(s). 

 
 97. In conjunction with each Tentative Plan for subdivision, lane-less lots adjacent to 

transit loading areas shall be a minimum width of 11.0m to avoid conflicts with 
front driveways 

 
 98. In conjunction with each Tentative Plan for subdivision, Custom cross-sections 

shall be designed to meet or exceed the standards of the Design Guidelines for 
Subdivision Servicing.   

 
 99. In conjunction with the applicable Tentative Plan of subdivision, the cross-

sections approved as part of the Outline Plan shall apply. However, if new 
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standards or priorities are introduced by the City prior to or during subsequent 
tentative plan submissions, the approved cross-sections may be required to be 
modified to meet the standards of the day. 

 
 100. In conjunction with the applicable Tentative Plan of subdivision, provide cross-

sections for streets west of 36 ST NE (Ronmor lands).  These cross sections 
may inform how the intersections are designed in the future.    

 
 101. In conjunction with the applicable Tentative Plan of subdivision, indicate that the 

8.5m pavement width associated with Cross section `A' will only be applied to 
streets adjacent to lane-less lots with front driveways.  

 
 102. In conjunction with the applicable Tentative Plan of subdivision indicate that the 

9.0m pavement width associated with Cross section `B' will only be applied to 
streets where the adjacent lots also abut a rear lane.  

 
 103. In conjunction with the applicable Tentative Plan of subdivision, indicate the 

following with respect to Cross section `S': 

 This road is an existing Arterial, not a Skeletal Road. 

 The existing cross section is 4 lanes not 6 lanes.  Six lanes is a 
future condition. 

 The Transportation Impact Assessment recommends a 6 lane 
cross section, not an 8 lane cross section.    

 Add 3.0m Regional pathway on both sides as per the 5A pathway 
network (Always Available for All Ages and Abilities).  The 
pathway location shall comply with clear zone requirements in the 
Alberta Transportation Roadside Design Guide. 

 
 104. In conjunction with the applicable Tentative Plan of subdivision, indicate the 

following with respect to Cross section `T': 

 The existing cross section is 4 lanes not 6 lanes.   

 The cross-section shows 3.0 m regional pathway both sides of 
128 AV NE.   

 The south side pathway would be 'new' or 'proposed' given the 
current condition, which is a 1.4m separate sidewalk.   

 The north side pathway would be 'modified' or proposed as the 
current width varies between 2.5m wide and 3.5m wide.  

 
 105. In conjunction with the applicable Tentative Plan of subdivision, indicate the 

following with respect to Cross section `U,' adjacent to the site boundary: 

 A minimum boulevard width of 8.0m. 

 A minimum 2.5m Regional Pathway on the north boulevard per 
the 5A pathway network (Always Available for All Ages and 
Abilities).   

 A minimum 3.5m travel lane width per the Arterial classification in 
the Design Guidelines for Subdivision Servicing. 

   
 106. In conjunction with the applicable Tentative Plan of subdivision stage(s) add 

cross-sections where left-turn lanes are proposed and local widening is required, 
in accordance with the Conceptual Functional Plans.  For example, cross 
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sections are required along 38 Street NE immediately north of Country Hills 
Boulevard.  Additional right of way may be required, both on the north and south 
sides, to retain and match the existing median. 

 
 107. In conjunction with the applicable Tentative Plan of subdivision, provide a cross-

section north of 128 Ave along Stone Ridge Blvd NE.  
 
 108. In conjunction with the applicable Tentative Plan of subdivision or Development 

Permit, access to each parcel within the subject lands shall be located and 
designed to the satisfaction of the Manager, Development Engineering.   

 
 109. In conjunction with the applicable Tentative Plan of subdivision, for low density 

residential lots adjacent to a lane, register a restrictive covenant to prevent 
vehicular access to the street. 

 
 110. In conjunction with the applicable Tentative Plan of subdivision, or Development 

Permit, access from 36 ST to the C-N1 parcel shall be limited to Right in access 
only.  Transportation analysis will be required to support Right in / Right out 
access.    

 
 111. In conjunction with the applicable Tentative Plan of subdivision, provide an 

access easement agreement along the shared property line between the S-CRI 
parcel and the MU-1 parcel accessing Shale Court NE. 

 
 112. In conjunction with the applicable Tentative Plan of subdivision, no vehicular 

access shall be permitted to collector (and higher order) roadways for low density 
residential lots.  Vehicular access shall be provided via rear lanes.  Restrictive 
covenant shall be registered on all applicable titles concurrent with the 
registration of the final instrument. 

 
 113. In conjunction with the applicable Tentative Plan of subdivision, no vehicular 

access shall be permitted to residential streets with lane products.  Vehicular 
access shall be provided via rear lanes.  Restrictive covenant shall be registered 
on all applicable titles concurrent with the registration of the final instrument. 

 
 114. In conjunction with the applicable Tentative Plan of subdivision or Development 

Permit, no vehicular access shall be permitted from parcels to the following 
roadways: 

  a. Stoney Trail NE 
  b. Métis Trail NE  
  c. Country Hills BV NE 
  d. 128 Avenue NE other than the intersections and RI/RO shown on the OP 
  e. 36 Street NE other than the intersections and RI/RO shown on the OP 
  f. 32 Street other than access locations shown on the OP 
  g. Stone Haven Drive NE other than the RI/RO shown on the OP 
  h. Stone Ridge Blvd NE other than the intersections and RI/RO shown on 

 the OP 
 
  A restrictive covenant regarding this access restriction shall be registered 

concurrent with the registration of the legal plan of subdivision. 
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 115. In conjunction with the applicable tentative plan of subdivision, a restrictive 

covenant shall be registered against the specific lot(s) identified by the Manager, 
Development Engineering concurrent with the legal plan of subdivision 
prohibiting the construction of front driveways over the bus loading area(s). 

 
 116. At the applicable Tentative plan stage of subdivision or Development Permit 

stage, all turns vehicular access to the C-R3 sites on 114 AV NE shall be located 
a minimum of 120m from 36 ST NE.  

 
 117. At the applicable Tentative plan stage of subdivision or Development permit 

stage, vehicular access for the C-C2 lot between 120 Ave and Stone Spire Drive 
NE shall meet the following parameters:  

 RI/RO access shall be located 120m from 36 Street arterial.  

 All turn access immediately east of the RI/RO does not meet the 
access spacing, review and locate the access in accordance with 
the access standards.  Removal of the RI/RO access may be 
required. 

 Provide a cross section for the private street, meeting the intention 
of a complete street design.  

 A public access easement will be required for the private street.    
 
 118. At the applicable Tentative Plan stage of subdivision or Development Permit 

stage, for the MU-1 site located adjacent to Slate Green NE and Shale Mews NE, 
vehicular access shall be taken to Shale Mews NE (Collector), not Slate Green 
NE (Residential). A restrictive covenant regarding this access restriction shall be 
registered concurrent with the registration of the legal plan of subdivision. 

 
 119. At the applicable Tentative Plan stage of subdivision and Development Permit 

stage, vehicular access to the 'Future Regional Retail' parcel, east of Stone 
Haven DR NE, shall meet the following parameters: 

 Access arrows to this site appearing on the Outline plan should be 
considered 'potential access locations.' 

 Access from Shale Gate NE shall be received with a road stub design, 
allowing for potential signalization. 

 All turns access from Shale Gate NE will require Transportation analysis 
to consider traffic signals, intersection geometry, and associated right of 
way requirements.  

 All turns access from Stone Haven DR NE shall be considered, in 
conjunction with Transportation analysis for the traffic signals, intersection 
location and geometry, and associated right of way requirements.  

 
 120. At the applicable Tentative Plan stage of subdivision or Development Permit 

stage, vehicular access to the M-G parcel north of Iron Link NE and west of 
Stone Ridge BV NE shall be designed, located and constructed to the 
satisfaction of Development Engineering.  All turns access from Stone Ridge BV 
NE is available in alignment with Slate Heath NE.  Conversion of Stone Ridge BV 
NE to a Collector standard will be investigated to support this access 
configuration.    
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 121. At the applicable Tentative Plan stage of subdivision or Development Permit 
stage, vehicular access to the M-1 parcel north of Shale Court NE/Stone Heaven 
Drive NE and west of Slate Manor NE shall be designed, located and constructed 
to the satisfaction of Development Engineering.  Since all turns access should be 
taken to a Collector standard road, conversion of Slate Manor NE to a Collector 
standard will be investigated to support this access configuration.    

 
 122. In conjunction with the Applicable Tentative Plan of subdivision and associated 

Construction Drawing submission, driveways shall not conflict with 
crosswalks/wheelchair ramp locations.   

 
 123. In conjunction with the Initial Tentative Plan of subdivision, the 

Transportation/Utility Corridor (TUC) shall be permanently and prominently 
signed in accordance with City Councils¿ policy and it shall also be clearly 
identified on the Land Use Sign for the area.   

 
 124. In conjunction with the applicable Tentative Plan of subdivision or Development 

Permit, a noise attenuation study is required for any residential development 
adjacent to Arterial roadways and the LRT alignment.  Arterial roads to consider 
include Métis Trail NE, 128 AV NE, Stoney Trail NE, and 36 ST NE.  The study is 
to be completed by certified by a Professional Engineer with expertise in the 
subject of acoustics related to land use planning and submitted to Mobility 
Engineering for approval.   Note that where sound attenuation is not required 
adjacent to Arterial roadways, a uniform screening fence shall be provided, in 
accordance with the 2020 Design Guidelines for Subdivision Servicing.  

 
 125. At the applicable Tentative Plan of subdivision stages, all noise attenuation 

features (noise walls, berms, etc.), screening fence, and ancillary facilities 
required in support of the development shall be constructed entirely within the 
development boundary (location of noise walls, berms, screening fence, etc) and 
associated ancillary works shall not infringe onto the road rights-of-way.  Noise 
attenuation features and screening fences shall be at the Developer¿s sole 
expense. 

 
 126. In conjunction with the applicable Tentative Plan of subdivision, the Developer 

shall enter into a Development Agreement for the offsite surface improvements 
as necessary to service the proposed development to the satisfaction of the 
Approving Authority. 

 
 127. At each tentative plan of subdivision, if the developer intends to use any road 

subject to load restrictions (as indicated on the City of Calgary Load Bans Map), 
they must obtain a valid load ban permit before using that road. For more details, 
please refer to the link below: https://www.calgary.ca/roads/permits/overweight-
load-bans.html 

 
 128. Prior to approval of Construction Drawings and Permissions to Construct Surface 

improvements: The developer shall provide signed copies of back sloping 
agreements for any back sloping that is to take place on adjacent lands (owned 
privately or owned by the City).  
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 129. In conjunction with each Tentative Plan of subdivision, the Developer shall 
demonstrate that the plan area provides contiguous extension of development 
with the Outline Plan area, to the satisfaction of the Manager, Development 
Engineering.  The intent is to ensure transportation connectivity for all modes 
within and adjacent to the plan area, as well as facilitate transit routing. 

 
 130. In conjunction with the applicable Tentative Plan of subdivision or Development 

Permit, the Developer shall register public access easement agreements for 
pedestrian access through lands as indicated on the Outline Plan, to the 
satisfaction of the Manager, Development Engineering. 

 
 131. In conjunction with the applicable Tentative Plan of subdivision, curb extensions 

to be designed and constructed at the Developer's sole expense and to the 
satisfaction of the Manager, Development Engineering.  Curb extensions are 
required at all mid-block crossings, including those of residential streets, along 
collector roadways to replace parking lanes, and wherever possible at all other 
intersection crossings. 

 
 132. In conjunction with the applicable Tentative Plan of subdivision or Development 

Permit, all community entrance features must be located outside the public right-
of-way. 

 
 133. In conjunction with the applicable Tentative Plan of subdivision, no retaining 

walls, stairs or similar structures will be permitted in road right of way. 
 
 134. In conjunction with the applicable tentative plan of subdivision, graveled and oiled 

turnarounds are required for all temporary dead-end streets. Post and cable 
fence is required where the temporary turnaround is anticipated to be required for 
a period greater than 1 year. Temporary oil and gravel bus turnaround / cul-de-
sac with a minimum radius of 15.25 meters is required at the terminus of each 
construction phase. Where the developer intends to fence the turnaround, the 
minimum radius shall be increased to 16.25 meters. If road construction and/or 
construction phasing affects the operations of transit service, the Developer is 
required to provide an interim transit route replacement, to the satisfaction of the 
Director, Transit and the Manager, Development Engineering.  

 
 135. In conjunction with the applicable Tentative Plan, the Developer shall ensure that 

all pathways from MR lands have direct pedestrian connection by sidewalk or 
pathway to crossing locations at intersections to the satisfaction of the Manager, 
Development Engineering.  
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Applicant Submission 
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Proposed Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only. 
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Proposed Land Use Amendment Map 
 

 
 

This application proposes several residential, mixed use, commercial, industrial and special 
purpose districts, including:  
 

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

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

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

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

 Multi-Residential – High Density Low Rise (M-H1) District;  

 Mixed Use – General (MU-1 f3.5h24) District;  

 Commercial – Neighbourhood 1 (C-N1) District; 

 Commercial – Community 2 (C-C2f2.0h24) District;  

 Commercial – Regional 3 (C-R3f0.5h18) District;  

 Industrial – General (I-G) District;  

 Industrial – Commercial (I-C) District;  

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

 Special Purpose – City and Regional Infrastructure (S-CRI) District;  
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Proposed Outline Plan Data Sheet 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan.  
Attachment for Council’s reference only. 
 

 HECTARES ACRES 

GROSS AREA OF PLAN 194.81 481.38 

LESS: ENVIRONMENTAL RESERVE 4.22 10.42 

LESS: LAND PURCHASE AREA 0 0 

NET DEVELOPABLE AREA 190.59 470.96 

 

LAND USE 
(Residential) 

HECTARES ACRES 
ANTICIPATED 

# OF LOTS 

ANTICIPATED 
 # OF UNITS 

(Multi Residential) 

R-G 30.24 74.72 940  

R-Gm 5.64 13.94 269  

M-G 9.42 23.27  465 

M-1 4.17 10.31  258 

M-H1 4.91 12.14  789 

Total Residential 54.38 134.38 1209 1512 

 

LAND USE 

(Mixed Use) 
HECTARES ACRES 

ANTICIPATED 

# OF 

RESIDENTIAL 

UNITS 

ANTICIPATED 

COMMERCIAL AREA 

(SQ.M) 

MU-1f3.5h24 2.07 5.13 256 36200 

Total Residential 2.07 5.13 256  

Total Commercial  2.07 5.13  36200 

 

LAND USE 

(Commercial / 

Industrial) 

HECTARES ACRES 
ANTICIPATED 

# OF LOTS 

ANTICIPATED AREA 

(SQ.M) 

IF AVAILABLE 

C-N1 3.28 8.11 3 32800 

C-C2f2.0h24 8.41 20.79 2 168600 
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LAND USE 

(Commercial / 

Industrial) 

HECTARES ACRES 
ANTICIPATED 

# OF LOTS 

ANTICIPATED AREA 

(SQ.M) 

IF AVAILABLE 

C-R3f0.5h18 13.53 33.44 2 67650 

I-G 26.90 66.48 3 269000 

I-C 19.78 48.88 3 198600 

Total Commercial 25.22 62.34 7 269059 

Total Industrial 46.68 115.36 6 467600 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 26.84 66.32 14.08 

PUBLIC UTILITY LOT (S-CRI) 14.30 35.33 7.5 

 

RESERVES HECTARES ACRES 
% OF NET 

AREA 

MR Credit (S-SPR) 1.83 4.51 1% 

MR Cash in Lieu 9.98 24.67 5.2% 

MSR (S-SPR) 7.25 17.92 3.8% 

 

 UNITS UPH UPA 

ANTICIPATED # OF RESIDENTIAL 

UNITS 
2977   

ANTICIPATED DENSITY   32.6 13.2 

ANTICIPATED INTENSITY   54 22 

 



 

CPC2026-0020 

Attachment 7 

CPC2026-0020 Attachment 7  Page 1 of 10 
ISC:UNRESTRICTED 

Proposed Amendments to the Northeast Industrial Area 
Structure Plan 
1. The Northeast Industrial Area Structure Plan attached to and forming part of Bylaw 

2P2007, as amended, is hereby further amended as follows: 
 

(a) In Section 2.0 Planning Area, Subsection 2.1, Plan Area Map, in the first 
paragraph, delete the last two sentences and replace with the following: 
 

“A portion of the Plan area is located within the 30 Noise Exposure 
Forecast (NEF) contour as prescribed in the Calgary International Airport 
Vicinity Protection Area Regulation. As such, residential development is 
prohibited within that portion of the Plan area.” 

 
(b) Delete the existing Map 1 entitled ‘Plan Area’ and replace with the revised Map 1 

entitled ‘Plan Area’ attached as Schedule A 
 

(c) In Section 3.0 Vision, Subsection 3.1 Vision of the Future, delete the first 
paragraph and replace with the following: 
 

“The Northeast Industrial Area, in the year 2030, has been transformed 
into a vibrant and successful business and residential area that provides 
for a complete community with employment, housing, education and 
recreational opportunities.” 

 
(d) In Section 3.0 Vision, Subsection 3.1 Vision of the Future, in the fourth 

paragraph, delete the second sentence and replace with the following: 
 

“Transit routes will link the residential, recreational and employment areas 
within the Plan area to other surrounding residential communities and 
employment areas.” 

 
(e) In Section 3.0 Vision, Subsection 3.1, Vision of the Future, delete the sixth 

paragraph and replace with the following: 
 

“In summary, the Northeast Industrial Area comprises a vibrant residential 
community and a prominent business area that convey a positive image 
of growth, prosperity and diversity. The area provides a strong 
employment, residential and recreational function, creates a quality 
environment in which to live, work and play and contributes to a thriving 
and healthy city. 

 
(f) In Section 3.0 Vision, Subsection 3.2 Goals for the Area, add the following new 

bullet after the first bullet:   
 

“• Residential Development  
To provide for a complete well-connected residential community which 
provides for a variety of housing choices to meet the needs of residents.” 
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(g) Delete the existing Map 2 entitled ‘Planning Cells’ and replace with the revised 
Map 2 entitled ‘Planning Cells’ as attached as Schedule B. 
 

(h) In Section 6.0 Land Use Concept, Subsection 6.1, Land Use Concept Map, in the 
first paragraph, replace “Gateway Commercial Area” with “Commercial Area”. 

 
(i) In Section 6.0 Land Use Concept, Subsection 6.1, Land Use Concept Map, in the 

first paragraph, after the second bullet add the following: 
 

“• Residential Area” 
 

(j) Delete the existing Map 3 entitled ‘Land Use Concept’ and replace with the 
revised Map 3 entitled ‘Land Use Concept’ as attached as Schedule C. 
 

(k) In Section 7.0 Land Use Areas, Subsection 7.1.2, Policies, after Policy (2), insert 
the following new policy: 

  
“(g) Development should provide a transition between the 

Business/Industrial Area and adjacent residential areas that is 
complimentary to the form and scale and should include screening 
such as fences, berms or landscaping to provide separation 
between these areas.” 

 
(l) In Section 7.2, replace any mention of “Gateway Commercial Area” with 

“Commercial Area”. 
 

(m) In Section 7.2.2, Policies (1)(a), delete (ii) and replace with the following: 
 

“(ii) secondary commercial uses, service commercial uses, office 
uses, institutional uses, recreational uses, dwelling units on a 
second storey or above, public uses, and similar and accessory 
uses to the above, may be allowed within the Commercial Area 
where determined to be compatible and appropriate.” 

 
(n) Delete Section 7.2.2(2) Development within Gateway Commercial Area in its 

entirety. 
 

(o) In Section 7.3 Transit Station Planning Area, in subsection 7.3.1 Purpose, delete 
the paragraph and replace with the following: 
 

“The purpose of this area is to provide for transit-oriented development 
(TOD) surrounding an LRT station within the Plan area. This station will 
be situated adjacent to a residential neighbourhood and an 
industrial/business park. Accordingly, multi-unit residential, mixed-use 
development, smaller format commercial as well as transit supportive 
uses such as a park and ride and transit drop-off areas should be located 
closest to the station followed by larger format industrial uses and grade-
oriented residential. This development pattern will need to recognize the 
restrictions within the NEF contours and that the industrial area will 
function as predominantly larger format industrial. Pedestrian connections 
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will provide connectivity and community linkages within the Transit Station 
Planning Area.” 

 
(p) In Section 7.3.2, Policy (1) (a), delete (iii), (iv), (v) and replace with the following: 

 
“(iii) multi-unit residential developments; 

 
 (iv) mixed-use developments; and 

 
(v) other uses consistent with a residential area and an 

industrial/business park.” 
 

(q) In Section 7.3.2, Policy (1), delete (d) and replace with the following: 
 

“(d) Multi-unit residential, mixed-use, business and employment 
generating uses should locate in close proximity to the LRT 
station.” 

 
(r) In Section 7.3.2, Policy (2), Alignment of the LRT Line, delete the sentence and 

replace with the following: 
 

“The exact alignment of the LRT line in relation to the adjacent multi-unit 
residential, mixed-use and industrial/business park should be determined 
through the Outline Plan and/or subdivision approval process.” 

 
(s) In Section 7.0 Land Use Areas, delete subsection 7.4 Comprehensive Planning 

Overlay in its entirety and replace with the following: 
 

“7.4 Residential Areas 
 
7.4.1 Purpose 
 
The purpose of this area is to accommodate ground-oriented and multi-
unit residential development that encourage a variety of residential 
typologies. These areas are intended to accommodate different 
household types and  lifestyles, encourage social diversity and provide for 
the opportunity for aging in  
place. 

 
7.4.2 Policies  
 
(1) Neighbourhood Activity Centre 
 
The Plan area will feature a Neighbourhood Activity Centre (NAC) within 
each Residential neighbourhood which is intended to be the focal point of 
these areas. 

 
1. NACs should be located as shown on Map 3: Land Use Concept. 



 

CPC2026-0020 

Attachment 7 

CPC2026-0020 Attachment 7  Page 4 of 10 
ISC:UNRESTRICTED 

2. The NACs should be designed to create unique and attractive 
gathering spaces through the inclusion of publicly accessible open 
space and public amenities. 

3. NACs should be located so that there is a maximum walking 
distance of 700 metres from the surrounding Neighbourhood Area 
to a NAC. This may be exceeded in cases where the 
neighbourhood is larger or an irregular shape due to natural 
features. 

 
(2) Multi-Unit Residential Areas 
 
Multi-Unit Residential Areas are intended to primarily be made up of 
developments in the form of apartment buildings (typically four storeys 
and greater) in order to allow for greater housing choices in proximity to 
existing and planned transit.  
 
(a) Multi-unit residential buildings are encouraged to provide separate 

and direct grade-oriented access for ground floor units.  
 
(3) Ground-Oriented Residential Areas 
 
Future development within Ground-Oriented Residential Areas is 
intended to provide a variety of lower-density building forms (three 
storeys and lower) with at-grade access. 

 
(4) Open Space 

 
An open space network will be provided to offer recreational opportunities 
for residents both within and outside the neighbourhood area. 
 
(a) Open spaces should be designed to be accessible to people of all 

ages and abilities and provide opportunities for both active and 
passive recreation. 

 
(b) Open spaces should be designed for year-round use and 

incorporate weather protection elements such as shading for the 
summer and wind breaks and solar access for winter.” 

 
(t) Delete the existing Map 4 entitled ‘Wetland Study Area’ and replace with the 

revised Map 4 entitled ‘Wetland Study Area’ as attached as Schedule D. 
 

(u) In Section 12.2 Noise Exposure Forecast Contours, subsection 12.2.1 Purpose, 
delete the fourth sentence and replace with the following: 

 
“This contour encompasses most of the Northeast Industrial Area except 
for a portion in the northeast corner of the Plan.” 

 
(v) In Section 16.1.2, Policies, after policy (3) insert new policy (4) as follows: 

 
“(4) Cells A and C Phasing of Development 
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(a) Phasing of subdivision and development approvals in Cells A and 

C should be as shown in Map 6 entitled ‘Cell A and C Phasing’. 
 
(b) Subdivision and development of Phase 1 (Phases 1A and 1B) 

may proceed without upgrades to the regional transportation 
network. 

 
(c) In conjunction with the Phase 2 Tentative Plan submission, or 

otherwise when deemed appropriate by Development 
Engineering, the Northeast Industrial Area Structure Plan shall be 
updated to reflect the intention to upgrade the intersections of 
Metis Trail & 128 Avenue NE and Metis Tral & Country Hills 
Boulevard NE to interchange designs. Note that any proposed 
Transportation amendments to the Area Structure Plan are 
subject to the findings of the Northeast Network Planning study. 

 
(d) In conjunction with the Phase 2 Tentative Plan submission, or 

otherwise when deemed appropriate by Development 
Engineering, a Functional Planning study shall be completed for 
the interchange designs at Metis Trail & Country Hills Boulevard 
NE, and at Metis Trail & 128 Avenue NE the latter including the 
LRT alignment and land requirements west of the interchange.   

 
(e) Reassessment of phase limits may be considered without 

requiring an amendment to the Northeast Industrial Area Structure 
Plan, when subdivision approvals of the entire preceding phase 
area shown on Map 6 have been completed.” 
 

(w) In Section 16.1.2, Policies, at the end of the section insert new Map 6 entitled 
‘Cell A and C Phasing’ as attached as Schedule E. 

 
(x) In Section 18.2 Land Use Definitions, after (7) insert the following land use 

definitions and renumber the subsequent definitions accordingly: 
 

“(8) Mixed-Use means development of land, or building with two or 
more different types of uses, such as residential, office or retail. 
Mixed-use can occur vertically within a building, or horizontally. 

 
(9) Multi-unit Residential means development which includes 3 or 

more  dwelling units in the same building. This may include 
apartment buildings, townhomes and other compatible forms. 

 
(10) Neighbourhood Activity Centre (NAC) means a centre providing 

opportunities for residential intensification, local jobs, retail 
services, and  civic activities.” 
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SCHEDULE A 
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SCHEDULE B 
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SCHEDULE C 
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SCHEDULE D 
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SCHEDULE E 
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Proposed Amendment to the Municipal Development 
Plan 
 

1. The Municipal Development Plan attached to and forming part of Bylaw 24P2009, as 
amended, is hereby further amended as follows:  

 
(a) Delete the existing Municipal Development Plan: Volume 1, Map 1 entitled 

‘Urban Structure’, and replace it with the revised Map 1 entitled ‘Urban Structure’ 
as shown in Schedule A. 
 

(b) Delete the existing Municipal Development Plan: Volume 3 (Calgary 
Transportation Plan), Map 5 entitled ‘Primary Goods Movement Network’, and 
replace it with the revised Map 5 entitled ‘Primary Goods Movement Network’ as 
shown in Schedule B. 
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SCHEDULE A 
 
Map 1: Urban Structure 
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SCHEDULE B 
 
Map 1: Primary Goods Movement Network 
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Provincially approved changes to NEF Contours 
 

Previous NEF Contours (prior to August 2021) 
 

 
 
Changes to NEF Contours approved by the Province of Alberta (August 2021) 
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Applicant Outreach Summary 
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