
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 
 

November 15, 2018, 1:00 PM
IN THE COUNCIL CHAMBER

Members

Director M.Tita, Chair
Director R. Vanderputten, Vice-Chair

Councillor G. Chahal
Councillor E. Woolley

Commissioner M. Foht
Commissioner P. Gedye
Commissioner L. Juan

Commissioner A. Palmiere
Commissioner K. Schmalz

Commissioner J. Scott
Mayor N. Nenshi

1. CALL TO ORDER

2. OPENING REMARKS

3. CONFIRMATION OF AGENDA

4. CONFIRMATION OF MINUTES

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2018 November 01

5. CONSENT AGENDA

5.1 Proposed Street Name(s) for SW Macleod Centre in Legacy (Ward 14) at 1411 and 1555 -
210 Avenue SE, SN2018-0009, CPC2018-1237

6. POSTPONED REPORTS
(including related/ supplemental reports)



7. ITEMS FROM OFFICER, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS

7.1.1 Development Permit in East Shepard Industrial (Ward 12) at 6202 – 106 Avenue
SE, DP2018-3439, CPC2018-1286

7.2 PLANNING ITEMS

7.2.1 Land Use Amendment in Varsity (Ward 1) at 3625 Shaganappi Trail NW,
LOC2018-0137, CPC2018-1297

7.2.2 Land Use Amendment in Hounsfield Heights/Briar Hill (Ward 7) at 1614 - 8 Avenue
NW, LOC2018-0168, CPC2018-1304

7.2.3 Policy Amendment and Land Use Amendment in Winston Heights/Mountview
(Ward 7) at 407 - 27 Avenue NW, LOC2018-0172, CPC2018-1301

7.2.4 Land Use Amendment in West Hillhurst (Ward 7) at 2340 – 1 Avenue NW,
LOC2018-0217, CPC2018-1295

7.2.5 Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 2620
Centre Street NE, LOC2018-0039, CPC2018-0486

7.2.6 Land Use Amendment in Highland Park (Ward 4) at 202 - 32 Avenue NE,
LOC2018-0171, CPC2018-1292

7.2.7 Land Use Amendment in Stonegate Landing (Ward 5) at 12210 Barlow Trail NE,
LOC2018-0178, CPC2018-1244

7.2.8 Policy Amendment and Land Use Amendment in Silverado and Residual Sub-Area
13K (Ward 13) at multiple properties, LOC2018-0115, CPC2018-1235

7.2.9 Land Use Amendment in Springbank Hill (Ward 6), at 36 Elmont Drive SW,
LOC2018-0169, CPC2018-1313

7.2.10 Outline Plan in Springbank Hill (Ward 6) at 36 Elmont Drive SW, LOC2018-0169,
CPC2018-1314

7.2.11 Policy Amendment and Land Use Amendment in Killarney/Glengarry (Ward 8) at
3235 Kinsale Road SW, LOC2018-0181, CPC2018-1299

7.2.12 Land Use Amendment in Southwood (Ward 11) at 10119 and 10233 Elbow Drive
SW, LOC2017-0255, CPC2018-1229

7.2.13 Policy Amendment and Land Use Amendment in Altadore (Ward 8) at 5034 and
5036 – 22 Street SW, LOC2018-0146, CPC2018-1306



7.2.14 Land Use Amendment in Fairview Industrial (Ward 9) at 134 Forge Road SE,
LOC2018-0166, CPC2018-1294

7.2.15 Land Use Amendment in Highfield (Ward 9) at 5101-11 Street SE, LOC2018-0206,
CPC2018-1259

7.3 MISCELLANEOUS ITEMS

8. URGENT BUSINESS

9. ADJOURNMENT



 



 

NOTE: 
PLANS SUBMITTED TO THE COMMISSION, AS PART OF THE DEPARTMENTAL REPORTS, 
ARE INCLUDED FOR THE SOLE PURPOSE OF ASSISTING THE COMMISSION IN MAKING 
A DECISION AND ARE NOT TO BE USED FOR ANY OTHER PURPOSE.  
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CONSENT AGENDA 
 
 

ITEM NO.:  5.1 Sharon Jensen 

 
COMMUNITY: Legacy (Ward 14) 
 
FILE NUMBER: SN2018-0009 (CPC2018-1237) 
 
PROPOSED STREET NAMES: Aldersyde 
 Cayley 
 Hartell 
 Longview 
 Naphtha” 
 
APPLICANT: B&A Planning Group 
 
OWNER: Royop Development Corporation 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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DEVELOPMENT PERMITS 
 

ITEM NO.:  7.1.1 Stephanie Loria 

 
COMMUNITY: East Shepard Industrial (Ward 12) 
 
FILE NUMBER: DP2018-3439 (CPC2018-1286) 
 
PROPOSED DEVELOPMENT: New: Slaughter House; Sign – Class C 
 
MUNICIPAL ADDRESS: 6202 – 106 Avenue SE 
 
APPLICANT: Stantec Architecture 
 
OWNER: Sofina Foods Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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PLANNING ITEMS 
 
 

ITEM NO.:  7.2.1 Joseph Silot 

 
COMMUNITY: Varsity (Ward 1) 
 
FILE NUMBER: LOC2018-0137 (CPC2018-1297) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District to accommodate 

commercial development 
 
MUNICIPAL ADDRESS: 3625 Shaganappi Trail NW 
 
APPLICANT: B&A Planning Group 
 
OWNER: Cadillac Fairview (Les Galeries D’Anjou Limitee) 
 
ADMINISTRATION RECOMMENDATION: APPROVAL/REFUSAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.2 Joseph Silot 

 
COMMUNITY: Hounsfield Heights/Briar Hill (Ward 7) 
 
FILE NUMBER: LOC2018-0168 (CPC2018-1304) 
 
PROPOSED REDESIGNATION: From: Multi-Residential - Contextual Low Profile 

(M-C1) District 
 
 To: DC Direct Control District to accommodate 

limited commercial uses 
 
MUNICIPAL ADDRESS: 1614 - 8 Avenue NW 
 
APPLICANT: OLA Studio of Architecture and Design 
 
OWNER: 2104425 Alberta Ltd (Jon and Katharine Armitage 

Amundson) 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.3 Joseph Silot 

 
COMMUNITY: Winston Heights/Mountview (Ward 7) 
 
FILE NUMBER: LOC2018-0172 (CPC2018-1301) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Winston Heights/Mountview Area 

Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Multi-Residential - Contextual Low Profile 

(M-C1) District 
 
 To: Mixed Use - Active Frontage (MU-2h24) District 
 
MUNICIPAL ADDRESS: 407 - 27 Avenue NE 
 
APPLICANT: Kelvin Hamilton Architecture 
 
OWNER: Vincent Yen (2084754 Alberta Ltd) 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.4 Steve Jones 

 
COMMUNITY: West Hillhurst (Ward 7) 
 
FILE NUMBER: LOC2018-0217 (CPC2018-1295) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District based on the 

Residential – Contextual One / Two Dwelling (R-
C2) District to accommodate an Office 

 
MUNICIPAL ADDRESS: 2340 – 1 Street NW 
 
APPLICANT: Matthew Theo Gillespie (Joe Media Group Inc) 
 
OWNER: Ronald Handkamer 
 Sandra Handkamer 
 John Sowerbutts 
 Susan Sowerbutts 
 Colman Orthotics (2001) Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.5 Matthew Atkinson 

 
COMMUNITY: Tuxedo Park (Ward 7) 
 
FILE NUMBER: LOC2018-0039 (CPC2018-0486) 
 
PROPOSED POLICY AMENDMENT: Amendment to the North Hill Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Mixed Use – Active Frontage (MU-2f3.0h20) 

District 
 
 To: Mixed Use – Active Frontage (MU-2f3.7h25) 

District 
 
MUNICIPAL ADDRESS: 2620 Centre Street NE 
 
APPLICANT: Mediated Solutions 
 
OWNER: M & Ryan Holding Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.6 Coleen Auld 

 
COMMUNITY: Highland Park (Ward 4) 
 
FILE NUMBER: LOC2018-0171 (CPC2018-1292) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One/Two Dwelling 

(R-C2) District 
 
 To: Residential – Grade-Oriented Infill (R-CG) 

District 
 
MUNICIPAL ADDRESS: 202 - 32 Avenue NE 
 
APPLICANT: Iredale Architecture 
 
OWNER: Daqing Chu 
 Li Weng 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.7 Josh de Jong 

 
COMMUNITY: Stonegate Landing (Ward 5) 
 
FILE NUMBER: LOC2018-0178 (CPC2018-1244) 
 
PROPOSED REDESIGNATION: From: Industrial – Business f0.5h27 (I-B f0.5h27) 

District 
 
 To: Industrial – General (I-G) District 
 
MUNICIPAL ADDRESS: 12210 – Barlow Trail NE 
 
APPLICANT: B&A Planning Group 
 
OWNER: Albari Holdings Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.8 Yuping Wang 

 
COMMUNITY: Silverado and Residual Sub-Area 13K (Ward 13) 
 
FILE NUMBER: LOC2018-0115 (CPC2018-1235) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Southwest Community 'A' and 

Employment Centre / Mixed-Use Area Structure Plan 
 
PROPOSED REDESIGNATION: From: Special Purpose – Community Service (S-CS) 

District, Residential – Narrow Parcel One 
Dwelling (R-1N) District, and Low Density Mixed 
Housing (R-G) District 

 
 To: Residential – Medium Profile (M-2) District, and 

Low Density Mixed Housing (R-G) (R-Gm) 
District 

 
MUNICIPAL ADDRESS: 200 and 500 – 194 Avenue SE and 12 and 35 – 190 

Avenue SE 
 
APPLICANT: B&A Planning Group 
 
OWNER: Cardel West McLeod Ltd 
 John Nelson Dong 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.9 Colleen Renne-Grivell 

 (related to Item 7.2.10) 
 
COMMUNITY: Springbank Hill (Ward 6) 
 
FILE NUMBER: LOC2018-0169 (CPC2018-1313) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Residential – One Dwelling (R-1s) District 
 
MUNICIPAL ADDRESS: 36 Elmont Drive SW 
 
APPLICANT: Situated Consulting Co 
 
OWNER: Josip Jukic 
 Tomislav Markic 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.10 Colleen Renne-Grivell 

 (related to Item 7.2.9) 
 
COMMUNITY: Springbank Hill (Ward 6) 
 
FILE NUMBER: LOC2018-0169(OP) (CPC2018-1314) 
 
PROPOSED OUTLINE PLAN: Subdivision of 0.59 hectares ± (1.46 acres±) 
 
MUNICIPAL ADDRESS: 36 Elmont Drive SW 
 
APPLICANT: Situated Consulting Co 
 
OWNER: Josip Jukic 
 Tomislav Markic 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.11 Jennifer Duff 

 
COMMUNITY: Killarney/Glengarry (Ward 8) 
 
FILE NUMBER: LOC2018-0181 (CPC2018-1299) 
 
PROPOSED POLICY AMENDMENT: Amendment to the Killarney/Glengarry Area 

Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Residential – Grade-Oriented Infill (R-CG) 

District 
 
MUNICIPAL ADDRESS: 3235 Kinsale Road SW 
 
APPLICANT: Sinclair Signature Homes 
 
OWNER: Jeremy Paylor 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.12 Chris Wolfe 

 
COMMUNITY: Southwood (Ward 11) 
 
FILE NUMBER: LOC2017-0255 (CPC2018-1229) 
 
PROPOSED REDESIGNATION: From: Commercial – Community 2 f0.32h15 (C-C2 

f0.32h15) District 
 
 To: Commercial – Community 2 f2.0h15 (C-C2 

f2.0h15) District and Commercial – Community 2 
f2.0h24 (C-C2 f2.0h24) District; 

 
MUNICIPAL ADDRESS: 10119 and 10233 Elbow Drive SW 
 
APPLICANT: Rick Balbi Architect  
 
OWNER: Southwood Gate Corp 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.13 Calvin Chan 

 
COMMUNITY: Altadore (Ward 8) 
 
FILE NUMBER: LOC2018-0146 (CPC2018-1306) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the South Calgary / Altadore Area 

Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

(R-C2) District 
 
 To: Residential – Grade-Oriented Infill (R-CG) 

District 
 
MUNICIPAL ADDRESS: 5034 and 5036 - 22 Street SW 
 
APPLICANT: SK2 Design Build 
 
OWNER: Altadore Slims Incorporated 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.14 Ezra Wasser 

 
COMMUNITY: Fairview Industrial (Ward 9) 
 
FILE NUMBER: LOC2018-0166 (CPC2018-1294) 
 
PROPOSED REDESIGNATION: From: Industrial – General (I-G) District 
 
 To: Commercial – Corridor 2 (C-COR2 f2.0h24) 

District 
 
MUNICIPAL ADDRESS: 134 Forge Road SE 
 
APPLICANT: Rick Balbi Architect 
 
OWNER: Central Organization for Jewish Education Lubavitch 

Alberta 
 
ADMINISTRATION RECOMMENDATION: REFUSAL 
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ITEM NO.:  7.2.15 Jennifer Cardiff 

 
COMMUNITY: Highfield (Ward 9) 
 
FILE NUMBER: LOC2018-0206 (CPC2018-1259) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Industrial – Commercial (I-C) District 
 
MUNICIPAL ADDRESS: 5101 - 11 Street SE 
 
APPLICANT: Zeidler Architecture 
 
OWNER: Enright 11th Street Development Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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MINUTES 

CALGARY PLANNING COMMISSION 

 
November 1, 2018, 1:00 PM 

IN THE COUNCIL CHAMBER 

 
PRESENT: Director M. Tita, Chair 

Director R. Vanderputten, Vice-Chair 
Councillor G. Chahal 
Councillor E. Woolley 
Commissioner M. Foht 
Commissioner P. Gedye 
Commissioner L. Juan 
Commissioner A. Palmiere 
Commissioner K. Schmalz 
Commissioner J. Scott 

ALSO PRESENT: Principal Planner I. Cope 
Legislative Assistant J. Palaschuk 
Legislative Assistant T. Rowe 

 

1. CALL TO ORDER 

Director Tita called the meeting to order at 1:01 p.m.. 

2. OPENING REMARKS 

Director Tita welcomed new Members of the Calgary Planning Commission, Councillor 
Chahal, and Commissioner Schmalz. 

Director Tita thanked Councillor Gondek and Commissioner Friesen for their service on 
the Calgary Planning Commission. 

3. CONFIRMATION OF AGENDA 

Moved by Commissioner Foht 

That the Agenda for the 2018 November 01 Regular Meeting of the Calgary Planning 
Commission be confirmed. 

MOTION CARRIED 
 

4. CONFIRMATION OF MINUTES 

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2018 
October 18 
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A document containing clerical corrections for the Minutes of the Regular 
Meeting of the Calgary Planning Commission, 2018 October 18 with respect to 
Report CPC2018-1185 was accepted for the Corporate Record. 

Moved by Commissioner Juan 

That the corrected Minutes of the Regular Meeting of the Calgary Planning 
Commission, held on 2018 October 18, be confirmed. 

MOTION CARRIED 
 

5. CONSENT AGENDA 

None 

6. POSTPONED REPORTS 

None 

7. ITEMS FROM OFFICER, ADMINISTRATION AND COMMITTEES 

7.1 DEVELOPMENT ITEMS 

None 

7.2 PLANNING ITEMS 

7.2.1 Land Use Amendment in Arbour Lake (Ward 2) at 650 Crowfoot Crescent 
NW, LOC2018-0182, CPC2018-1230 

Moved by Commissioner Palmiere 

That with respect to Report CPC2018-1230, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council:  

1. Hold a Public Hearing during a future Public Hearing of Council;  

2. Adopt, by Bylaw, the proposed redesignation of 0.65 hectares ± (1.60 
acres ±) located at 650 Crowfoot Crescent NW (Plan 0013068, Block 
3, Lot 20) from DC Direct Control District to Commercial – Community 
2 f0.4h8 (C-C2f0.4h8) District; and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.2.2 Land Use Amendment in Tuxedo Park (Ward 7) at 140 – 18 Avenue NE, 
LOC2018-0189, CPC2018-1233 

Kelvin Hamilton addressed Commission with respect to Report CPC2018-
1233 

Moved by Commissioner Scott 

That with respect to Report CPC2018-1233, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council: 
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1. Hold a Public Hearing during a future Public Hearing of Council; 

2. Adopt, by Bylaw, the proposed redesignation of 0.05 hectares ± (0.13 
acres ±) located at 140 – 18 Avenue NE (Plan 2129O, Block 11, Lots 
1 and 2) from Residential – Contextual One / Two Dwelling (R-C2) 
District to Multi-Residential – Contextual Low Profile (M-C1) District; 
and 

3. Give three readings to the proposed Bylaw. 

ROLL CALL VOTE 

For: (4): Director Vanderputten, Councillor Chahal, Councillor Woolley, and Commissioner Scott 

Against: (5): Commissioner Foht, Commissioner Gedye, Commissioner Juan, Commissioner 
Palmiere, and Commissioner Schmalz 

MOTION DEFEATED 
 

Moved by Commissioner Palmiere 

That with respect to Report CPC2018-1233, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council:  

1. Hold a Public Hearing during a future Public Hearing of Council; 

2. Refuse the adoption of the proposed redesignation of 0.05 
hectares ± (0.13 acres ±) located at 140 – 18 Avenue NE (Plan 
2129O, Block 11, Lots 1 and 2) from Residential – Contextual One / 
Two Dwelling (R-C2) District 

3. Abandon to the proposed Bylaw. 

ROLL CALL VOTE 

For: (5): Commissioner Foht, Commissioner Gedye, Commissioner Juan, Commissioner 
Palmiere, and Commissioner Schmalz 

Against: (4): Director Vanderputten, Councillor Chahal, Councillor Woolley, and Commissioner 
Scott 

MOTION CARRIED 
 

7.2.3 Land Use Amendment in Glamorgan (Ward 6) at 4850 and 5050-- 50 
Avenue SW, LOC2017-0275, CPC2018-1217 

The following documents were distributed with respect to Report 
CPC2018-1217: 

• A document with revised Administration recommendations 

• A document entitled "Silvera at Glamorgan: What We Heard" 

Moved by Commissioner Juan 

That with respect to Report CPC2018-1217, the Revised Administrative 
recommendations as distributed today be approved, after amendment: 
That the Calgary Planning Commission recommends that Council: 

1. Hold a Public Hearing during a future Public Hearing of Council; 
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2. Adopt, by Bylaw, the proposed redesignation of 3.38 hectares ± (8.35 
acres ±) located at 4850 and 5050 - 50 Avenue SW (Plan 1612555, 
Block 3, Lot 2; Plan 9612030, Block 2) from Multi-Residential – 
Contextual Low Profile (M-C1) District to DC Direct Control District to 
accommodate a seniors housing, with guidelines (Attachment 1); and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.2.4 Land Use Amendment in Sunalta (Ward 8) at 1608 - 17 Avenue SW, 
LOC2018-0102, CPC2018-1108 

Moved by Commissioner Palmiere 

That with respect to Report CPC2181108, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council: 

1. Hold a Public Hearing during a future Public Hearing of Council; 

2. Adopt, by Bylaw, the proposed redesignation of 0.19 hectares (0.46 
acres) located at 1608 - 17 Avenue SW (Plan 8911783, Block 222, 
Lot 9) from DC Direct Control District to Mixed Use – General (MU-
1f4.5h16) District; and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.2.5 Land Use Amendment in Residual Sub - Area 13G (Ward 13) at 18010 - 
37 Street SW, LOC2018-0130, CPC2018-1254 

A revised map, to revise the top right map located on page 3 of 7 of the 
Cover Report, was distributed with respect to Report CP2018-1254. 

Moved by Director Vanderputten 

That with respect to Report CPC2018-1254, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council: 

1. Hold a Public Hearing during a future Public Hearing of Council; 

2. Adopt, by Bylaw, the proposed redesignation of 18010 - 37 Street SW 
(portion of N1/2 section 19-22-1-5) from Special Purpose – Future 
Urban Development (S-FUD) District to DC Direct Control to 
accommodate a municipal works depot supporting the southwest 
Ring Road, with guidelines (Attachment 2); and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.2.6 Land Use Amendment in Downtown West End (Ward 8) at 1000 - 9 
Avenue SW, LOC2018-0196, CPC2018-1234 

The following clerical corrections were noted with respect to Report 
CPC2018-1234: 
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• On page 1 of 4 of Attachment 2, section 4 (a) and (b), by deleting the 
word 'includes' and substituting with the word 'means'; 

Moved by Councillor Woolley 

That with respect to Report CPC2018-1234, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council: 

1. Hold a Public Hearing during a future Public Hearing of Council; 

2. Adopt, by Bylaw, the proposed redesignation of 0.11 hectares ± (0.26 
acres ±) located at 1000 9 Avenue SW (Plan A1, Block 55, Lots 21-
24) from DC Direct Control District to DC Direct Control District to 
accommodate cannabis uses; and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.2.7 Land Use Amendment in Beltline (Ward 8) at multiple addresses, 
LOC2018-0204, CPC2018-1236 

Moved by Councillor Woolley 

That with respect to Report CPC2018-1236, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council: 

1. Hold a Public Hearing during a future Public Hearing of Council; 

2. Adopt, by Bylaw, the proposed redesignation of 0.26 hectares ± 
(0.642 acres ±) located at 1310 9 Street SW (Plan A1, Block 93, Lots 
1 to 4) and 1315, 1317, 1319, 1321, and 1323 14 Avenue SW (Plan 
A1, Block 98, Lots 15 to 19) from Centre City Multi-Residential High 
Rise District (CC-MH) and DC Direct Control District to DC Direct 
Control District to accommodate multi-residential development and 
transfer heritage density, with guidelines (Attachment 2); and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.2.8 Land Use Amendment in Cornerstone (Ward 5) at 10011- 68 Street NE 
and 6221 Country Hills Boulevard NE, LOC2018-0147, CPC2018-1225 

The following clerical corrections were noted to Report CPC2018-1225: 

• On page 7 of 9, by deleting the word "Planned" following the words 
"The subject lands are identified as" and substituting with the word 
"future". 

Moved by Councillor Chahal 

That with respect to Report CPC2018-1225, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council: 

1. Hold a Public Hearing during a future Public Hearing of Council; 
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2. Adopt, by Bylaw, the proposed redesignation of 53.19 hectares ± 
(131.43 acres ±) located at 10011 - 68 Street NE and 6221 Country 
Hills Boulevard NE (portion of E1/2 section 23-25-29-4) from Special 
Purpose – Future Urban Development (S-FUD) District to Low 
Density Mixed Housing (R-G) District, Low Density Mixed Housing (R-
Gm) District, Multi-residential – At Grade Housing (M-G) District, 
Multi-residential – Low Profile (M-1) District, Special Purpose – 
School, Park and Community Reserve (S-SPR) District, Special 
Purpose – Urban Nature (S-UN) District and Special Purpose – City 
and Regional Infrastructure (S-CRI) District; and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.2.9 Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 
2005 - 22 Avenue NW, LOC2018-0154, CPC2018-1214 

Moved by Councillor Chahal 

That with respect to Report CPC2018-1214, the following be approved, 
after amendment: 

That the Calgary Planning Commission recommends that Council: 

1. Hold a Public Hearing during a future Public Hearing of Council;  

2. Adopt, by Bylaw, the proposed amendments to the Banff Trail Area 
Redevelopment Plan (Attachment 3);  

3. Give three readings to the proposed Bylaw.  

4. Adopt, by Bylaw, the proposed redesignation of 0.05 hectares ± (0.12 
acres ±) located at 2005 - 22 Avenue NW (Plan 8100AF, Block 43, 
Lots 23 to 25) from Residential – Contextual One / Two Dwelling (R-
C2) District to Residential – Grade-Oriented Infill (R-CG) District; and  

5. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.2.10 Land Use Amendment in Albert Park/Radisson Heights (Ward 9) at 1301 
- 35 Street SE, LOC2018-0186, CPC2018-1081 

Moved by Commissioner Juan 

That with respect to Report CPC2018-1081, the following be approved, 
after amendment: 
That the Calgary Planning Commission recommends that Council: 

1. Hold a Public Hearing during a future Public Hearing of Council; 

2. Adopt, by Bylaw, the proposed redesignation of 0.06 hectares ± (0.15 
acres ±) located at 1301 - 35 Street SE (Plan 6920GS, Block 6, Lot 
52) from Residential – Contextual One / Two Dwelling (R-C2) District 
to Residential – Grade-Oriented Infill (R-CG) District; and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
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7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

None 

9. CONFIDENTIAL ITEMS 

Moved by Director Vanderputten 

That pursuant to Sections 16, 19, 23, 24, and 25 of the Freedom of Information and 
Protection of Privacy Act, the Calgary Planning Commission now move into Closed 
Meeting, at 2:55 p.m., in the Council Boardroom to discuss confidential matters with 
respect to Report CPC2018-1266. 

MOTION CARRIED 
 

The Calgary Planning Commission reconvened in Public Meeting in the Council 
Chamber at 4:27 p.m., with Director Tita in the Chair 

Moved by Commissioner Scott 

That the Calgary Planning Commission rise and report. 

MOTION CARRIED 
 

9.1 Development Liaison for Stage 1 Green Line Light Rail Transit Stations, DL2018-
0008, CPC2018-1266 

A confidential Report and Attachments were distributed with respect to Report 
CPC2018-1266 

Administration in attendance during the Closed Meeting discussions with respect 
to Report CPC2018-1266: 
Clerk: T. Rowe. Advice: M. Bussiere, F. Maclntyre, S. James, B. Demers, D. 
Down. Observers: K. Holberton, K. Broeders, D. Mahalek, I. Cheung, K. Abbany, 
K. Froese, L. McKeown, M. Sasges, F. Lakha, A. Sheahan, D. Tailor 

Moved by Commissioner Scott 

That with respect to Report CPC2018-1266, the following be approved: 
That the Calgary Planning Commission: 

1. Receive this Report and Attachments for information; and 

2. That this Report, Attachments, and Closed Meeting discussions remain 
confidential pursuant to Sections 16, 19, 23, 24, and 25 of the Freedom of 
Information and Protection of Privacy Act. 

MOTION CARRIED 
 

10. ADJOURNMENT 

Moved by Commissioner Juan 
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That this Meeting adjourn at 4:28 p.m. 

MOTION CARRIED 

THE FOLLOWING ITEMS HAVE BEEN FORWARDED TO THE 2019 JANUARY 14 
COMBINED MEETING OF COUNCIL: 

Land Use Amendment in Arbour Lake (Ward 2) at 650 Crowfoot Crescent NW, 
LOC2018-0182, CPC2018-1230 

Land Use Amendment in Tuxedo Park (Ward 7) at 140 – 18 Avenue NE, LOC2018-
0189, CPC2018-1233 

Land Use Amendment in Glamorgan (Ward 6) at 4850 and 5050-- 50 Avenue SW, 
LOC2017-0275, CPC2018-1217 

Land Use Amendment in Sunalta (Ward 8) at 1608 - 17 Avenue SW, LOC2018-0102, 
CPC2018-1108 

Land Use Amendment in Residual Sub - Area 13G (Ward 13) at 18010 - 37 Street SW, 
LOC2018-0130, CPC2018-1254 

Land Use Amendment in Downtown West End (Ward 8) at 1000 - 9 Avenue SW, 
LOC2018-0196, CPC2018-1234 

Land Use Amendment in Beltline (Ward 8) at multiple addresses, LOC2018-0204, 
CPC2018-1236 

Land Use Amendment in Cornerstone (Ward 5) at 10011- 68 Street NE and 6221 
Country Hills Boulevard NE, LOC2018-0147, CPC2018-1225 

Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2005 - 22 
Avenue NW, LOC2018-0154, CPC2018-1214 

Land Use Amendment in Albert Park/Radisson Heights (Ward 9) at 1301 - 35 Street SE, 
LOC2018-0186, CPC2018-1081 

 
 

________________________________ ________________________________ 

CHAIR ACTING CPC SECRETARY 
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Proposed Street Name(s) for SW Macleod Centre in Legacy (Ward 14) at 1411 and 
1555 - 210 Avenue SE, SN2018-0009 
 
EXECUTIVE SUMMARY   
 
This proposed street name application was submitted by B&A Planning Group, 2018 May 08 on 
behalf of Royop Development Corporation. The following street names have been submitted for 
use in the Community of Legacy, for the SW Macleod Commercial Centre located at 1411 - 210 
Avenue SE and 1555 - 210 Avenue SE.  
 
The names are based on a naming theme that pays tribute to the surrounding regional 
communities in Southern Alberta. “Aldersyde”, “Cayley”, “Hartell”, “Longview”, and “Naphtha”.  
 
Please refer to the attached map, “Attachment 3”. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 
1. ADOPT, by Resolution, the proposed street names of “Aldersyde”, “Cayley”, “Hartell”, 

“Longview”, and “Naphtha”. 
 
2. Request the item be heard at the 2018 December 10 Public Hearing of Council. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
  
BACKGROUND 
 
The proposed street name application was submitted by B&A Planning Group, on behalf of 
Royop Development Corporation. The proposed street names include “Aldersyde”, “Cayley”, 
“Hartell”, “Longview”, and “Naphtha” and are intended to provide the street names for an outline 
plan which has already been approved within this area structure plan.  
 
The South Macleod Centre Area Structure Plan comprises approximately 25 hectares of land, 
and is located between the residential communities of Walden and Legacy. It was approved in 
2017 September 12.  
 
The land use and (and corresponding outline plan) application LOC2016-0210, was approved 
by Council 2017, September 12 as bylaw 308D2017. This was accompanied with an update to 
the South Macleod Centre Area Structure Plan, also approved by Council 2017, September 12, 
bylaw 58P2017. 
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Site Context 
 
The area is surrounded by a range of existing and future uses located north of 210 Avenue SE 
in the community of Walden. To the east, in the Community of Legacy, is an existing cemetery, 
future commercial, multi-residential, and a high school site currently under development. Pine 
Creek flows southwest of the area, through an extensive natural area designated as an 
Environmental Reserve parcel. Across Macleod Trail S to the west, are lands anticipated for 
new residential development. The existing use on the south parcel is “trailer storage”.   
 
The full built out plan area for the “South Macleod Trail Area Structure Plan”, is anticipated to be 
approximately 158,956 square metres of development. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
A number of potential names were submitted by the applicant for this street naming application. 
After review, and in summary, the original applicant submission stated that, “Legacy was not 
used as a street name, as Royop intends for the commercial development to serve more than 
the community of Legacy, and will become a regional destination for southern Calgary and 
beyond, celebrating Alberta’s rich settlement history and their contribution in shaping our prairie 
landscape”.  
 
This information was reviewed and is in keeping with applicable legislation and policies as 
identified in the Strategic Alignment section of the report.  
 
Stakeholder Engagement, Research and Communication  
 
The subject application, including various options, for the proposed street names was circulated 
to various City of Calgary business units and other agencies for review. No objections were 
received.  
 
This final version of proposed street names, addresses the original concerns and comments 
from the various street names proposed, and there are no remaining concerns.  
 
Strategic Alignment 
 
A report is attached, (Attachment 2), regarding compliance to the Municipal Naming, 
Sponsorship and Naming Rights Policy.  
 
The South Macleod Centre Area Structure Plan comprises approximately 25 hectares of land, 
and is located between the residential communities of Walden and Legacy and forms part of a 
larger Community Activity Centre where the adjacent lands will include retail, institutional, 
recreational and residential development that will complement and support the function of the 
Plan. The South Macleod Centre Area Structure Plan is identified as a Gateway Commercial 
area, a Core Commercial area, and a Comprehensive Planning Area. 
 
City Council and Calgary Planning Commission approved land use redesignation and the 
corresponding outline plan application for these lands 2017, September 12.  
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This street name application follows the approved street network associated with those 
applications, and is consistent with The City’s Municipal Naming, Sponsorship and Naming 
Rights Policy.  
 
Social, Environmental, Economic (External) 

The proposal provides an appropriate street naming fabric to ensure appropriate emergency 
response and navigation can occur in this area. Development of the site is proposed to include 
commercial and mixed use development, creating the opportunity for additional employment 
and construction activity in this area.  

 
Financial Capacity 
 
There are no impacts to the current and future financial capacity. 
 
Current and Future Operating Budget: 
 
There are no impacts to the current or future operating budgets. 
 
Current and Future Capital Budget: 
 
There are no impacts to the current and future capital budgets. 
 
Risk Assessment 
 
There are no significant risks with this proposal.  
 

REASON(S) FOR RECOMMENDATION(S): 
 
Administration recommends approval as there were no objections received during circulation of 
the proposed street names of “Aldersyde”, “Cayley”, “Hartell”, “Longview”, and “Naphtha”.  
 
Historical reference to Alberta place names has been used as a strategy to name streets within 
City boundaries.  
 
The proposed street names comply with the Municipal Naming, Sponsorship and Naming Rights 
Policy.  
 

 
ATTACHMENT(S) 
1. Applicant Submission. 
2. Corporate Analytics & Innovation, Naming & Sponsorships Compliance Report. 
3. Proposed Street Name(s) Map 



  
 CPC2018-1237 
 Attachment 1 
  

Applicant Submission 

 

CPC2018-1237 - Attach 1  Page 1 of 3 
ISC:  UNRESTRICTED 

 
  



  
 CPC2018-1237 
 Attachment 1 
  

Applicant Submission 

 

CPC2018-1237 - Attach 1  Page 2 of 3 
ISC:  UNRESTRICTED 

 

 
  



  
 CPC2018-1237 
 Attachment 1 
  

Applicant Submission 

 

CPC2018-1237 - Attach 1  Page 3 of 3 
ISC:  UNRESTRICTED 

 
 
 



 



  
 CPC2018-1237 
 Attachment 2 
  

Policy Steward Compliance Report – SN2018-0009 
Proposed Roadway(s) Naming in the Community of Legacy 

 

CPC2018-1237 - Attach 2  Page 1 of 3 
ISC:  UNRESTRICTED 

 



  
 CPC2018-1237 
 Attachment 2 
  

Policy Steward Compliance Report – SN2018-0009 
Proposed Roadway(s) Naming in the Community of Legacy 

 

CPC2018-1237 - Attach 2  Page 2 of 3 
ISC:  UNRESTRICTED 

 
 



  
 CPC2018-1237 
 Attachment 2 
  

Policy Steward Compliance Report – SN2018-0009 
Proposed Roadway(s) Naming in the Community of Legacy 

 

CPC2018-1237 - Attach 2  Page 3 of 3 
ISC:  UNRESTRICTED 

 

 



 



  
 CPC2018-1237 
 Attachment 3 
  

Proposed Street Name(s) Map 
 

CPC2018-1237 - Attach 3  Page 1 of 1 
ISC:  UNRESTRICTED 

 
  



 



Approval(s): K. Froese  concurs with this report.  Author: S. Loria 

Item # 7.1.1 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2018-1286 

2018 November 15 Page 1 of 15 

 
Development Permit in East Shepard Industrial (Ward 12) at 6202 – 106 Avenue SE, 
DP2018-3439 
 
EXECUTIVE SUMMARY   
 
This development permit application was submitted by Stantec Architecture on 2018 July 18, on 
behalf of Sofina Foods Inc. and with authorization from the owner, The City of Calgary. The 
application proposes a fully enclosed Slaughter House that is: 
 

 one building, with a floor area of approximately 24,887 square metres (267,881 square 
feet); and 

 a building height of 15.5 metres. 
 
The proposed development permit generally complies with Land Use Bylaw 1P2007, and is in 
keeping with the applicable policies of the South Saskatchewan Regional Plan, the Municipal 
Development Plan, the Southeast 68 Street Industrial Area Structure Plan and the Calgary Food 
System Assessment and Action Plan - Calgary Eats!  
 

ADMINISTRATION’S RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the proposed development permit DP2018-3439 
of a New: Slaughter House, Sign – Class C (Freestanding Sign) at 6202 – 106 Avenue SE (Plan 
1710868; Block 5; Lot 4), with conditions (Attachment 2). 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 

 
In 2016 November, Council approved to market and sell Phase 2 of the Dufferin North Industrial 
Park, under requisite to a fair open market sale. An agreement to purchase the parcel in Phase 
2 by Sofina Foods Inc. was reached with The City of Calgary in 2017 June, which would enable 
Sofina to move out of their almost 60 year old facility in the community of Ramsay to a new 
facility capable of addressing the negative external impacts experienced at the current facility. 
The Green Line LRT was a major catalyst in moving negotiations forward between The City and 
Sofina.  
 
At the 2018 May 07 Public Hearing Meeting of Council, Council approved the associated land 
use amendment (LOC2017-0266) and gave three readings to Bylaw 157D2018 to redesignate 
the land from Industrial – General (I-G) District to a DC Direct Control District based on the I-G 
District, with the additional use of Slaughter House. The DC District includes rules specific to the 
use of Slaughter House, including the requirement for professional studies to ensure airborne 
emissions, public communications, waste management, noise, dust and traffic do not negatively 
impact existing uses in the area.  
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Prior to the formal development permit application submission, the proposed development was 
submitted to the Design Review Committee of Real Estate and Development Services of The 
City of Calgary. This was undertaken to ensure compliance with the Architectural Design 
Guidelines for Dufferin North Industrial Park, which are tied to the site through a restrictive 
covenant. The Design Review Committee supports the design of the development. 
 
Following review by the Design Review Committee, the formal development permit and 
supplemental studies were submitted by Stantec Architecture, on behalf of Sofina Foods Inc. on 
2018 July 18. The original submission did not include all required studies, which were requested 
through Detailed Team Review 1, with the remaining documents submitted with amended plans 
on 2018 October 04. 
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Site Context  
 
The site is located in the Dufferin North Industrial Park, which forms part of the community of 
East Shepard Industrial. The parcel is situated on the corner of 106 Avenue SE and the 
Western Headworks Irrigation Canal, located approximately 1.3 kilometres west of Stoney Trail 
SE.  
 
The vacant site is adjoined by vacant lands designated as Industrial – General (I-G) District to 
the east and south. Land directly west is also designated I-G, comprising the Home Depot 
distribution centre, constructed in 2015. 
 
On a wider context, the parcel is surrounded by the industrial lands of Section 23, South 
Foothills, Shepard Industrial and Residual Ward 12 – Sub Area 12A. Rocky View County limits 
are located approximately 2.7 kilometres northeast of the parcel and the Canadian Pacific 
Railway (CPR) tracks are located approximately 800 metres south of the site.  
 
Surrounding industrial uses include those with low impact, and those that have the potential for 
impacting the environment and surrounding uses, such as recyclable construction material 
collection (Calgary Aggregate Recycling), gas compressor manufacturing (Bidel Equipment), 
auto recycling (Allen & Sons Auto Recyclers), auto wrecking (AAAfordable Auto Wrecking), rail 
yard (CPR) and industrial landfill (Shephard Waste Management Facility).  
 
The nearest residential district is the community of Douglasdale/Glen, which is located 
approximately 3.5 kilometres southwest of the parcel. Other residential communities that are in 
a similar proximity to Douglasdale/Glen include: 
 

Community  Distance to site  

Ogden  3.7 kilometres  
Riverbend  3.9 Kilometres  
McKenzie Towne  3.9 kilometres  
McKenzie Lake  4.4 kilometres  
New Brighton  4.0 kilometres  
Copperfield  4.6 kilometres  

      Figure 1: Distance to residential uses 

 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Application Review 
 
Site and Building Design 
 
As indicated on the development permit plans in Attachment 1, the application proposes one 
building with a gross floor area of approximately 24,887 square metres (267,881 square feet). 
The building area is composed of a small administrative office that is ancillary to the Slaughter 
House, as well as a number of areas for specific functions of the use, including waste and water 
treatment, poultry processing, packaging, storage and distribution. The poultry receiving area is 
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located on the northeastern portion of the building, oriented away from adjacent uses, and has 
been designed specifically to mitigate potential externalities such as noise, dust, and odour.  
 
Unlike Sofina’s existing facility in Ramsay, the proposed development will allow all functions of 
the operation to occur within the building. The design permits trailers carrying poultry to enter 
the rear of the building immediately after arriving on site, through one of 24 overhead doors. As 
indicated in Section 3.1.1 of the Operational Management Plan (Attachment 3), these trailers 
will begin arriving at the site shortly after midnight, with all trailers expected to be on-site by mid-
afternoon. 
 
Passenger vehicle entry to the site is via the northern driveway from 106 Avenue SE, while 
trailers carrying poultry enter from the southern driveway from 106 Avenue SE. Staff and visitor 
parking areas are located along the northern and western edges of the building, and include 
sufficient barrier free parking stalls in proximity to building entries. Due to the nature of the use, 
staff parking is secured with an access control barrier that is accessed adjacent to the visitor 
parking area. Parking proposed on the site exceeds the requirements of the Land Use Bylaw. 
  
The proposed development presents to the street as a modern light industrial building, with 
insulated metal wall panels in pewter, gray and white. This application also involves signage, 
which identifies Sofina Foods. A freestanding sign is proposed to be located along 106 Avenue 
SE, at the passenger vehicle entry. 
 
The proposed building is setback from the site's property lines 51.5 metres to the north, 170.0 
metres to the south, 22.2 metres to the east and 35.0 metres to the west (front).  These 
generous setbacks, along with landscaping and berming, provide a visual buffer to adjoining 
uses and from the street. 
 
Specialist Reports 
 
As part of the development permit review and in accordance with use specific rules of the Direct 
Control District (Attachment 6), specialist reports on potential externalities were prepared and 
reviewed in accordance with the below subsections. 
 
Odour Assessment 
 
An Odour Assessment (Attachment 3, Appendix B.2), signed by Maryam Mirzajani (Senior Air 
Quality Engineer), Stephen Biswanger (Senior Project Manager, specializing in Environmental 
Act proposals), Wade B. Gieni (Senior Air Quality Scientist), and Charlie Alix (Senior Associate, 
Stantec, specializing in biosolids, odour and waste handling), was submitted for review and 
acceptance on 2018 October 04. The methodology followed for the Assessment is identified as 
aligning with the Good Practices Guide for Odour Management in Alberta (CASA, 2015).  
 
The Odour Assessment states that: 
 

“…the odour control industry’s experience indicates that controlling ground level odour 
concentrations at or less than 5 to 10 odour units/m3 is typically sufficient to prevent 
nuisance-level odour impacts in residential areas.”  
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The Odour Assessment concludes that odour concentrations at the site’s property lines will be 
maintained at or below 5 odour units/cubic metres, and that these could further be refined and 
reduced during construction of the building. Given the location of the site in an industrial area, 
this is considered to be acceptable. 
 
In addition, a third party review of the Odour Assessment was requested and completed by 
Odour Management Consultants McGuinley Associates, PA from Minnesota. The review, 
provided as Attachment 5, reaffirms the findings of the Odour Assessment, and further states 
that the proposed Slaughter House design demonstrates that public welfare will be protected, 
specifically with regards to the management of odours. A permanent condition has been 
included to provide enforcement options. 
 
Communications 
 
An Operational Management Plan, included as Attachment 3, includes a detailed draft 
Emergency Response Plan, listing general emergency response protocols as well as 
emergency response and evacuation plans, and will be issued to all staff of the facility, as well 
as adjoining owners and businesses. If this development permit is approved, the draft 
Emergency Response Plan will be updated post construction and throughout the life of the 
development. The plan also details ammonia emergency procedures; however, it is noted that 
these procedures, nor any part of the Operation Management Plan do not absolve the 
developer or operator from complying with and ensuring the property is developed and operated 
in accordance to applicable provincial and federal legislation. 
 
Noise Impact Assessment 
 
A Noise Impact Assessment, prepared by Stantec Consulting, was submitted to Administration 
for review on 2018 October 04. The assessment evaluates the existing sound levels at the 
subject site, as well as predicted noise emissions from the proposed Slaughter House, identified 
using a preliminary design report as well as testing at the existing facility in Ramsay. The 
assessment concludes that the sound levels of the proposed Slaughter House will be below 
daytime and nighttime Noise Bylaw Limits at the most affected points of reception in residential 
and non-residential areas. 
 
Dust and Vibration 
 
A Dust and Vibrations report (Attachment 4), prepared by Stantec Consulting, concludes that 
the proposed Slaughter House does not contain any equipment or operations that would 
produce vibrations or dust beyond what would reasonably be expected from an industrial 
development. This is achieved due to all operations occurring within the building, as well as the 
use of suitable foundation design, isolation and dampeners.  
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Transportation Networks 
 
Access to and from the subject parcel will be via two proposed driveways on 106 Avenue 
SE.  As per the Calgary Transportation Plan, 106 Avenue SE is classified as an Industrial 
Arterial.  The north access driveway provides for all-turns access and will be used for passenger 
vehicles, while the south access will be a right in / right out truck access only.   
 
The new transit (Route 149) will service the proposed development starting 2018 November 19. 
A bus pad currently exists directly in front of the site and a transit shelter has been proposed at 
this location as part of the development approval conditions to facilitate the bus stop at this 
location.   
 
A local pathway runs along the south side of 106 Avenue SE connecting to the regional pathway 
along 52 Street SE. A Transportation Impact Assessment and Parking Study were submitted in 
support of the application. The Transportation Impact Assessment identified there is no negative 
impact of traffic or parking on the adjacent roads or surrounding development.  Staff parking and 
visitor parking has been provided on site and meets the requirements of the Land Use Bylaw.   
 
Utilities and Servicing 
 
The subject site was recently serviced as part of the East Shepard Industrial Phase 2 
subdivision. Water, sanitary, and storm sewer mains are available for connection from 106 
Avenue SE and have capacity to service the proposed development. Details of the on-site 
servicing and stormwater management requirements will be determined prior to release of the 
development permit to ensure conformance to the applicable City of Calgary Bylaws, design 
guidelines, and specifications, to be addressed through prior to release conditions (Attachment 
2). The proposed internal processing equipment will also be reviewed to ensure any effluent 
directed into City of Calgary sanitary sewer will not be harmful to these systems. 
 
Environmental  
 
The subject site was recently graded and serviced as part of the East Shepard Industrial Phase 
2 subdivision. The Environmental Site Assessment did not identify any environmental concerns 
on the subject property, and the proposed development will be subject to meeting applicable 
provincial and federal environmental regulations.  
 
There are no Historical Resource Values tied to these lands in the September 2017 Listing of 
Historic Resources. As such, Administration’s cultural planner has advised that a Historical 
Resources Impact Assessment is not required as part of this application. 
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Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014)  
 
The South Saskatchewan Regional Plan (SSRP) speaks to the economic benefits of food 
manufacturing in the South Saskatchewan region, specifically mentioning the significant 
processing and meat packing facilities that can be found throughout the region as being of great 
benefit to the agricultural industry. While emphasis is placed on said agricultural industry, the 
SSRP does mention supporting uses on smaller parcels, and municipalities’ responsibility to 
support a range of land uses that can provide for a variety of economic development 
opportunities.  
 
The SSRP also acknowledges the industry’s heavy reliance on the supply of water and 
recognizes the need to be strategic with the allocation of water in the future. 
 
The proposed application will allow for the existing and very well-established use to be relocated 
to a more suitable site with its facilities upgraded considerably, allowing for the continuation of 
employment with a local workforce, as well as numerous benefits to the environment, including 
significantly less water usage, and more direct access for distribution. 
 
Municipal Development Plan (Statutory, 2009)  
 
Within the Municipal Development Plan (MDP), the parcel is located within the Standard 
Industrial Area as identified on Map 1: Urban Structure. Both city-wide policies and standard 
industrial policies apply, and in general, strongly encourage the continuation of industrial uses 
as main function of the area.  
 
Standard Industrial Areas are recognized as providing for a broad variety of industrial uses and 
intensities that support business in Calgary.  
 
Section 2.1.2 of the MDP relates to the creation of a city that is attractive to business, and 
contains the following relevant policies:  
 

a. Attract and retain suitable business and industry in Calgary by fostering economic 
diversification and providing a climate that supports and enhances economic activity.  

 
e. Remain open to innovation and provide flexibility to accommodate the changing needs 

of business.  
 
m. Recognize the access needs of the logistics industry by locating warehouses and local 

distribution centres in areas that provide direct roadway connections to the goods 
movement corridors.  

 
n. Ensure the availability of competitively priced, easily serviceable and developable land 

for industrial purposes; including providing opportunities for brownfield redevelopment.  
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Section 2.4 of the MDP is about ensuring sustainable municipal finances. Specifically stating the 
need to: 
 

a. Optimize the use of existing infrastructure and services.  
 
d. Accommodate growth while avoiding premature investment in municipal infrastructure.  

 
The application is in keeping with the relevant MDP policies as the proposed development 
permit will allow for the continuation of an industrial business within the city, with improved 
conditions.  
 
Southeast 68 Street Industrial Area Structure Plan (Statutory, 2010)  
 
The parcel is located in the Industrial – Medium Area in accordance with the Land Use Concept 
Map of the Southeast 68 Street Area Structure Plan (ASP). The purpose of the Industrial – 
Medium Area is to provide opportunities for medium industrial uses within the context of a fully 
serviced industrial park. The policy states that the Industrial – Medium Area is suitable for 
general industrial and a limited range of medium industrial uses, defined as the General 
Industrial - Light and General Industrial - Medium uses in the Land Use Bylaw 2007.  
 
The ASP states that uses considered similar to General Industrial – Light and General Industrial 
– Medium may also be considered where determined to be compatible and appropriate by the 
development authority. During the land use amendment stage, confirmation was provided by the 
City’s Law Department that the land use redesignation to a Direct Control District to 
accommodate a Slaughter House does not require an amendment to the ASP. Although the 
General Industrial – Medium use definition states that live animals cannot be involved in any 
aspect of the operation, the above clause provides the flexibility to consider uses other than 
General Industrial – Light and General Industrial – Medium without the requirement of an ASP 
amendment.  
 
It is noted that Appendix D of the ASP states that within the Industrial – Medium Use Area, most 
operational impacts should be contained within the parcel, where light industrial uses should 
contain most impacts within the building envelope.  
 
The ASP advises that impacts and proposed mitigation measures of a proposed development 
should be comprehensively analyzed at the outline plan/land use amendment or development 
permit stage, and may include studies on noise, odour, dust, traffic, interface, and airborne 
emissions. As a requirement of the Direct Control District, the development permit was reviewed 
with the above studies, and a further third party review of the odour assessment was 
undertaken. The studies conclude that the proposed development is not expected to have 
externalities more impactful than would otherwise be anticipated in an industrial area. 
 
Calgary Food System Assessment and Action Plan - Calgary Eats! (Non-statutory, 2012) 
 
The Calgary Food System Assessment and Action Plan (The Plan) was completed in response 
to growing resident demand and community awareness of the value of a sustainable food 
system. In accordance with The Plan, the proposed use of Slaughter House is considered “Food 
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Processing”, for which policy states that “processing is an important element of Calgary's food 
system. However, it is acknowledged less by the average citizen. Whereas recent trends 
demonstrate an interest by consumers in food producers, there is less interest and 
understanding in the food processor.”  
 
The policy speaks to the variety of challenges that food and beverage processing plants in 
Alberta have experienced since 2008. Specifically, Slaughter Houses have largely been 
centralized, and in many cases moved to smaller centres such as Brooks. This centralization 
can result in additional transportation requirements and associated fuel use, and can negatively 
impact the facility due to the available employee base and existing servicing in the area. 
Notwithstanding these challenges, food processing remains a significant part of Calgary’s 
economy, representing the largest of all the 21 manufacturing sub-sectors in Calgary, which in 
turn assist with maintaining a strong labour force within the city.  
 
Section 5.2 - Food Processing in Alberta, states that Alberta’s food and beverage processing 
industries generated $11.5 billion in sales in 2010, and is dominated by meat processing, i.e. 
livestock and poultry slaughtering, processing and rendering. Alberta is second only to Ontario 
as Canada’s largest producer of meat products in 2010. Further, the policy goes on to state that 
within Calgary, the food manufacturing sector is a strong contributor to the economy, and that: 
 

“Processing is a critical part of the food system, being the point at which 
value is added to raw products and often a connection point between 
producer and distributor or consumer. The province has a strong food and 
beverage manufacturing and processing industry, particularly related to meat 
and grain, which is reflective of the strength of livestock and grain production 
within the province. However, whilst employment in Alberta food processing 
continues to grow and has been relatively resilient to the economic decline, 
employment in this sector has decreased within Calgary”. 

 
The proposed development permit will allow for the relocation of the existing use within Calgary, 
maintaining a local employee base. 
 
Land Use Bylaw 1P2007 
 
The proposed development generally complies with Land Use Bylaw 1P2007, with the 
exception of a few minor discrepancies. These Bylaw relaxations are identified in the table 
below and are supported by Administration as the proposed relaxations would not unduly 
interfere with the amenities of the community or materially interfere with or affect the use, 
enjoyment or value of neighbouring properties. It is noted that given the prior to release 
requirements shown in Attachment 2, only three relaxations remain, specifically for planting in 
the southwest setback area, and for the method of irrigation. In compliance with the “test for a 
relaxation” set out in Section 36 of the Land Use Bylaw, the proposed development conforms to 
the definition of the use Slaughter House. The application relaxation’s have been further 
reviewed under Section 35 of the Land Use Bylaw 1P2007 and warrants approval. 
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Bylaw Relaxations 

Regulation Standard Provided 

919 Additional 
Landscaping 
Requirements 

(4) Every sidewalk located along 
the front of a building and every 
sidewalk located within a setback 
area must be: 
(b) a minimum width of 2.0 
metres; and 

Plans indicate the widths of some of the 
sidewalks provided on site are less than 
2.00m wide. 
 
PTR Condition will address this relaxation. 

(5) Every sidewalk located within 
a parking area must be: 
(c) a minimum width of 2.0 
metres; and 

Plans indicate the widths of the sidewalks 
provided within the parking area are less 
than 2.0m wide. 
 
PTR Condition will address this relaxation. 

918 Landscaping 
In Setback Areas 

(1) Where a setback area shares 
a property line with a street, 
expressway or major street, the 
setback area must: 
(b)i: 1.0 trees and 2.0 shrubs: (i) 
per 35.0 m2 of Req. L.S. Area 

Plans indicate 0 (-39) trees and 16 (-61) 
shrubs within the South West setback 
area. 
 
Relaxation supported, see page 12 of the 
report for rationale 

(5) Where a setback area shares 
a property line with the 
Headworks Canal operated by 
the Western Irrigation District, the 
setback area must: 
(c) 1.0 trees and 2.0 shrubs: (i) 
for every 35.0 m2;  

Plans indicate 76 (-18) trees within the 
North West setback area. 
 
PTR Condition will address this relaxation. 

899 Planting 
Requirements 

(2) 25.0 % of all trees required to 
be coniferous. 

Plans indicate 24 (-10) of the required 
trees are coniferous. 
 
PTR Condition will address this relaxation 

898 General 
Landscaped Area 
Rules 

(4) All soft surfaced landscaped 
areas must be irrigated by an 
underground irrigation system, 
unless a low water irrigation 
system is provided. 

Plans indicate a combination of low flow 
irrigation, underground irrigation and 
temporary irrigation will be provided on 
site and no indication that if the final 
system of irrigation, if low water irrigation, 
will be confined to the tree and shrub 
areas. 
 
Relaxation supported, see page 12 of the 
report for rationale 

900 Low Water 
Irrigation System 

(1) When a low water irrigation 
system is provided, only trees 
and shrubs must be irrigated and 
the extent of water delivery must 
be confined to the tree and shrub 
area. 
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Sidewalks 
 
A prior to release condition requiring amendments to the plans to ensure that all sidewalks 
located within the parking area and along the front of the building have a minimum width of 2.0 
metres is included in Attachment 2. This condition rectifies and therefore eliminates the 
relaxations to the rules in Section 919 of the Land Use Bylaw.  
 
Landscaping 
 
Prior to release conditions requiring amendments to the plans to provide the required 18 trees 
within the northwest setback and to provide 25 percent of the trees as coniferous trees is 
included in Attachment 2. These prior to release conditions rectify and therefore eliminate the 
relaxations to the rules in Sections 899(2) and 918(5) of the Land Use Bylaw. 
 
A relaxation to the rules of Section 918(1) of the Land Use Bylaw is proposed for landscaping 
within the southwest setback area, adjacent to 106 Avenue SE. Specifically, 39 trees and 77 
shrubs are required within the southwest setback area, with 16 shrubs provided. This relaxation 
is required due to the limited planting area within the 6 metre setback, which comprises drainage 
paths, trap lows, slopes, a utility right-of-way and an Enmax overhead powerline setback. In lieu, 
planting is requested just beyond the setback area through a prior to release condition, mitigating 
the lack of planting within the setback. This relaxation is supported by Administration given the 
site limitations and the negligible impact the relaxation will create. 
 
Irrigation 
 
The application proposes a combination of low-flow irrigation, underground irrigation and 
temporary irrigation, as per the proposed plans in Attachment 1. In light of this, the methods of 
irrigation proposed do not meet rules 898 or 900 of the Land Use Bylaw. In accordance with the 
Land Use Bylaw, all soft surfaced landscaped areas must be irrigated by an underground 
irrigation system, or by a low water irrigation system, in which case only trees and shrubs must 
be irrigated.  
 
The site involves a large area of land that will be remain undeveloped and will be seeded. This 
area is proposed to be temporarily irrigated from above ground. Once grasses are established, 
irrigation will be discontinued. Further, given the size of the site, areas of landscaping are 
proposed to be irrigated with low water options, while others will be irrigated underground. A 
condition of approval is included in Attachment 2 that requires that all trees and shrubs shown on 
the approved plans be retained for the life of the development. The proposed relaxation is 
negligible and will have no negative impact on adjoining owners or on landscaping, and is 
therefore supported by Administration. 
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Stakeholder Engagement, Research and Communication  
 
Communications 
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. The application was also included in the Planning and 
Development Map (PDMap), which is an online tool that includes relevant information on 
planning applications. 
 
The decision made by Calgary Planning Commission as the development authority will be 
advertised in accordance with the Municipal Government Act. 
 
Applicant-led engagement 
 
The applicant led their own engagement program with the adjoining owners, which consisted of 
two meetings at the office of the adjoining owners on 2018 August 24 and on 2018 September 
17. Additional communication occurred during the course of the application review via email 
correspondence and phone calls, during which Sofina provided specialist studies directly to the 
adjoining owners, as well as a list of engineering firms that could be contacted for a third party 
reviews of said studies.  
 
Following an expression of interest from the adjoining owners in having a good neighbor 
agreement, the applicant arranged for said agreement to be drafted. Work on the draft is on-
going. 
 
City-led engagement 
 
Administration assessed the application and it was deemed that additional City-led engagement 
was not required. 
 
In keeping with Administration’s standard practices, stakeholders were given the opportunity to 
comment online through the Planning and Development Map or by contacting the planner 
directly by mail, phone, or email.  
 
Given the history of the associated land use amendment application recently approved by 
Council, Administration requested that the applicant allow for a digital copy of the application to 
be circulated to the adjoining land owners that objected to the land use amendment application 
at public hearing of Council. Comments from the adjoining owners were not received by 
Administration by the comment due date, however Administration remained open to receiving 
comments up until Calgary Planning Commission.  
 
Administration received amended plans and the required specialists studies on 2018 October 
04, and forwarded these on to the adjoining owners, as well as the third party review of the 
Odour Assessment. Despite repeated attempts by Administration to engage, the adjoining 
owners did not provide any comments on the proposed development.  
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What we heard / what we did 
 
Rocky View County requested additional information, which was provided. As a result, 
Administration requested that the Operational Management Plan (Attachment 2), and 
specifically the Emergency Response Plan included as Appendix A, be updated to include 
contact information for Rocky View County. Further communications with Rocky View County 
identified no additional concerns or questions.  
 
Administration did not receive any other comments from stakeholders.  
 
Social, Environmental, Economic (External) 
 
The proposed development will allow for the relocation of an existing employment intensive use 
within city limits, with transit connections for the approximately 500 staff who work at the existing 
facility. Relocation of the existing facility to the site would also allow for new, modernized 
equipment that will reduce emissions and water consumption, aligning with Calgary’s Climate 
Resilience Program and Strategy.  
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed development does not trigger capital infrastructure investment, and therefore, 
there are no growth management concerns at this time. 
 
Risk Assessment 
 
Due to the nature of the use operations, the production of waste, both material and airborne, 
including ammonia, does pose environmental and human health risks. Notwithstanding, 
mitigation measures are outlined in the Operational Management Plan, and the Slaughter 
House will be required to comply with provincial and federal regulations.  
 

REASONS FOR RECOMMENDATIONS: 
 
The proposed development is in keeping with applicable City policies and Bylaws, and allows 
for the relocation and redevelopment of an existing industrial use within Calgary, utilizing new 
and modernized equipment that will reduce emissions and water consumption. 
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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 total of five (5) complete sets of Amended Plans (file folded and collated) to the 
Planning Generalist that comprehensively address the Prior to Release conditions of all 
Departments as specified below.   

 
In order to expedite the review of the Amended Plans, please include the following in 
your submission: 

a. Two (2) of the plan set(s) shall highlight all of the amendments.   
 

b. Two (2) detailed written response(s) to the Conditions of Approval document that 
provides a point by point explanation as to how each of the Prior to Release 
conditions were addressed and/or resolved.   

 
Please ensure that all plans affected by the revisions are amended accordingly.   

 
2. Amend the plans so that all sidewalks located within the parking area or along the front 

of the building have a minimum width of 2.0 metres. 
 

3. Amend the plans to provide an additional 22 trees and 18 shrubs just outside of the 
southwest setback area, to the satisfaction of the Development Authority. 

 
4. Amend the plans to provide 18 additional trees within the northwest setback area. 

 
5. Amend the plans to identify that 25% of all trees provided on site are coniferous. 

 
6. Ensure that all of the submitted studies are signed by the appropriate specialists. 

 
Development Engineering: 
 

7. Amend the plans to indicate a “Calgary Fire Department approved lockbox” at the 
access route gate. 

 
8. Provide a completed copy of the “Retaining Wall Design Disclosure Statement”  

 
AND  

 
Submit an electronic version of Structural Design Drawings, for review and acceptance, 
for the retaining wall(s), prepared by a qualified Professional Engineer under seal and 
permit to practice stamp to the satisfaction of the Chief Structures Engineer, Roads. The 
intent of the drawings is to show the feasibility of the proposed retaining wall(s) at the 
location(s) indicated. 
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9. Address all comments provided on the Sanitary Servicing Technical Memo as may be 
required (including resubmission if necessary), for review and acceptance, prepared by 
a qualified professional engineer under seal and permit to practice stamp to the 
satisfaction of Development Approvals Team Leader, Water Resources.  

 
10. Submit an electronic copy of the updated/revised “Development Permit Application – 

Planning Rationale and Studies” report (signed and sealed by a qualified professional 
engineer) for review and acceptance to the satisfaction of Development Approvals Team 
Leader, Water Resources. The submission shall provide additional clarification on the 
comments/questions previously provided. Contact the Development Engineering 
Generalist for details.   

 
Please note, this needs to be satisfied to support the Development Site Servicing Plan 
application. The owners may also be required to enter into a Wastewater Bylaw 
Agreement depending on the final details. The Developer is responsible to ensure the 
final equipment and process details will fit/work within the approved Development Permit 
Plans. 

 
11. Submit three (3) sets of the Development Site Servicing Plan details to Development 

Servicing, Inspections and Permits, for review and acceptance from Water Resources, 
as required by Section 5 (2) of the Utility Site Servicing Bylaw 33M2005. Contact 
developmentservicing2@calgary.ca for additional details. 

 
For further information, refer to the following: 
 
Design Guidelines for Development Site Servicing Plans 
http://www.calgary.ca/PDA/pd/Documents/urban_development/publications/DSSP2015.
pdf 
 
Development Site Servicing Plans CARL (requirement list) 
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-
plan.pdf 

 
12. Follow the submission requirements outlined in Section 3.0 of The City of Calgary 

Guidelines for Erosion and Sediment Control (Erosion and Sediment Control Reports 
and Drawings: Technical Requirements) and either submit the required (2) copies of an 
Erosion and Sediment Control (ESC) Report and Drawings or the required (2) copies of 
a Written Notice to Development Engineering, for review and acceptance by Water 
Resources. The City of Calgary Guidelines for Erosion and Sediment Control can be 
accessed at: www.calgary.ca/ud (under publications).  

 
Documents submitted shall conform to the requirements detailed in the current edition of 
The City of Calgary Guidelines for Erosion and Sediment Control and shall be prepared, 
signed and stamped by a qualified consultant specializing in erosion and sediment 
control, and holding current professional accreditation as a Professional Engineer (P. 
Eng.), Professional Licensee (P.L. Eng), Professional Agrologist (P. Ag.) or Certified 
Professional in Erosion and Sediment Control (CPESC). 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.  

 

mailto:developmentservicing2@calgary.ca
http://www.calgary.ca/PDA/pd/Documents/urban_development/publications/DSSP2015.pdf
http://www.calgary.ca/PDA/pd/Documents/urban_development/publications/DSSP2015.pdf
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-plan.pdf
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-plan.pdf
http://www.calgary.ca/ud
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If you have any questions, contact 3-1-1. A Service Request (SR) will be created for the 
Erosion Control Team in Water Resources. 

 
Transportation: 
 

13. The applicant is to provide one standard bus shelter. Contact the Transit Planner, Daniel 
Cheng, Daniel.cheng@calgary.ca for payment information.  

 
14. 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. Construction of new driveway crossings on 106 Avenue SE 
b. Upgrades to bus pad 

 
Parks: 
 
No comments. 
 

Permanent Conditions 
 
The following permanent conditions shall apply: 
 
Planning:  
 

15. The development shall be completed in its entirety, in accordance with the approved 
plans and conditions.  

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

Development Authority.  
 

17. A Development Completion Permit shall be issued for the development; before the use 
is commenced or the development occupied. A Development Completion Permit is 
independent from the requirements of Building Permit occupancy. Call Development 
Inspection Services at 403-268-5311 to request a site inspection for the Development 
Completion Permit.  

 
18. The Slaughter House operator is responsible for ensuring that: 

 
(a) Odour emissions are controlled using emissions control technologies for 

odourous processes as identified in the Odour Assessment. New methods not 
identified in the Odour Assessment, but that still maintain odours on-site are also 
acceptable. Such equipment and technologies are to be installed and maintained 
for the life of the development. If odour is experienced on neighbouring parcels, 

mailto:Daniel.cheng@calgary.ca
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the Slaughter House operator is responsible for undertaking required testing and 
remediation as necessary. 

 
(b) The development conforms to the reviewed and accepted Operational 

Management Plan. 
 
(c) Ammonia detection systems are installed and maintained for the life of the 

development. If ammonia is detected on the property, the Slaughter House 
operator is responsible for ensuring appropriate environmental assessment(s) of 
the property are undertaken and that the reviewed and accepted Communication 
Strategy is followed.  

 
(d) Waste and wastewater is managed in accordance with the Operational 

Management Plan and the Effluent Report reviewed and accepted as part of this 
approval. 

 
(e) The development is in compliance with applicable environmental approvals (e.g. 

Alberta Environment and Parks). 
 
(f) All functions of the use take place within the building. Poultry must not be loose 

or stored outdoors.  

 
Issuance of this permit does not absolve the Slaughter House operator from complying 
with and ensuring the property is developed and operated in accordance to applicable 
provincial and federal legislation. 

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

 
20. Retaining wall(s) that are 1.0m or greater in height shall be located and constructed as 

shown on the approved plans released with this permit.   
 

21. All areas of soft landscaping shall be irrigated as per the approved plans.  
 

22. All trees and shrubs shown on the approved plans are to be retained for the life of the 
development. Any trees or shrubs which die must be replaced on a continuing basis with 
trees or shrubs of comparable species and size to the satisfaction of the Development 
Authority. 

 
23. Parking and landscaping areas shall 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.   

 
24. All electrical servicing for freestanding light standards shall be provided from 

underground.  
 

25. A lighting system to meet a minimum of 10 LUX with a uniformity ratio of 4:1 on 
pavement in the parking lot shall be provided.  
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26. Each parking stall, where located next to a sidewalk, shall have a properly anchored 
concrete wheel stop or equivalent material to the satisfaction of the Development 
Authority (100mm in height and 600mm from the front of the parking stall).   

 
27. Barrier free parking stalls shall be clearly designated, signed and located close to the 

entrance of the building with barrier-free accessibility. 
 
Development Engineering: 
 

28. Single retaining walls 1.2m in height or greater or terraced retaining walls 1.2m in height 
or greater with a horizontal separation between walls of less than 3.6m (3x height) 
require the approval of a Building Permit prior to construction. 

 
For retaining wall(s) that meet these criteria, the developer may either: 
a. Include the retaining walls with the Building Permit for the building, or  
b. Apply for a separate Building Permit for the retaining walls. 

 
It should be noted that the Building Permit for the building on site will not be released 
until the separate Building Permit for site retaining walls is approved. 

 
29. Prior to the issuance of the Development Completion Permit, the developer/builder 

is required to provide the form, Assurance of Engineering Field Review and Compliance, 
(final page of the Retaining Wall Design Disclosure Statement) under seal and permit to 
practice stamp by the Engineer of Record to the Development Authority for the field 
review of the retaining wall(s). 

 
30. 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, Alberta Health Services and The City of Calgary (311).  

b.  on City of Calgary lands or utility corridors, The City of Calgary, Environmental 
and Safety Management division shall be immediately notified (311).  

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

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

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

 
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. 

 
32. Contact the Erosion Control Inspector, Water Resources, with at least two business 

days’ notice, to set up a pre-construction meeting prior to commencement of stripping 
and grading.  Locations north of 17 Avenue S should contact 403-268-5271.  Sites south 
of 17 Avenue S should contact 403-268-1847. 

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

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

34. The grades indicated on the approved Development Site Servicing Plan(s) 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. 

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

permitted within the utility rights-of-way. 
 

36. Access to fire department connections for sprinkler or standpipe systems by firefighters 
and their equipment shall be maintained free of obstructions (including snow and ice) at 
all times. 

 
Transportation: 
 

37. The developer shall be responsible for the cost of public work and any damage during 
construction in City road right-of-ways, as required by the Manager, Transportation 
Planning.  All work performed on public property shall be done in accordance with City 
standards. 

 
38. 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 403-268-3505. 

  

http://www.calgary.ca/ud
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39. The approved driveway(s) required for this development must be constructed to the 
ramp grades as shown on the approved Development Permit plans.  Negative sloping of 
the driveway within the City boulevard is not acceptable.  If actual grades do not match 
the approved grades, the developer ∕ owner shall be responsible for all costs to remove 
and reconstruct the entire driveway ramp in accordance with approved grades. 

 
Parks: 
 
No comments. 
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Land Use Amendment in Varsity (Ward 1) at 3625 Shaganappi Trail NW, LOC2018-
0137 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by B&A Planning Group on 2018 June 14 
on behalf of the landowner Cadillac Fairview (Les Galeries D’Anjou Limitee). The application 
proposes to change the designation of this property from a Direct Control District based on 
Shopping Centre Commercial (C-5) District of Land Use Bylaw 2P80 to a Direct Control District 
based on Commercial - Regional 2 (C-R2) District of Land Use Bylaw 1P2007 District to allow 
for: 
 

 the provisions of C-R2; 

 an increase in floor area from 0.46 to 0.53; and 

 a maximum sign area of 19.0 square metres limited to locations above main mall 
entrances; and 

 the uses listed in the DC designation. 
 

The intent of this proposal is to align with the C-R2 District of Land Use Bylaw 1P2007 and 
provide gross floor area flexibility intended to support current and future users of Market Mall. 
This proposal is in compliance with the applicable policies of the Municipal Development Plan 
and the South Shaganappi Communities Area Plan. 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
  
1. ADOPT, by bylaw, the proposed redesignation of 22.69 hectares ± (56.02 acres±) 

located at 3625 Shaganappi Trail NW (Plan 0211955, Block 1, Lot 1) from a Direct 
Control District to DC Direct Control District to accommodate commercial development 
with guidelines; and  

 
2. Give three readings to the proposed bylaw.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use redesignation application was submitted by B&A Planning Group on 2018 June 14 
on behalf of the landowner Cadillac Fairview (Les Galeries D’Anjou Limitee). The current DC 
District ties the site design and building footprint to plans, which limits the flexibility of the users 
and maximum gross floor area to a net leasable area cap of 86,010 square metres (925,830 
square feet). The land use redesignation is in response to a recent development permit 
application (DP2018-2248) for a change of use: restaurant/drinking establishment that identified 
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the need to address the net leasable area cap. As suggested by Administration, the applicant 
decided to pursue the proposed redesignation to align with an appropriate commercial shopping 
mall land use district. 
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Location Maps 
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Site Context 

 
The subject site is located in the established community of Varsity framed by 49 Street NW to 
the west, 40 Avenue to the north, Shaganappi Trail to the east and 32 Avenue NW to the south. 
The adjacent communities include Montgomery to the south and University District to the 
southeast. The scope of the proposed redesignation includes the main Market Mall Shopping 
Centre site. The topography of the site is relatively flat. The property is currently developed with 
a standalone commercial building supported by surface and underground parking. The mall is 
accessible from various locations along the adjacent roads. Aside from three ancillary 
commercial buildings forming part of the Market Mall Shopping Centre site, the existing 
surrounding context consists of predominantly low density and multi-residential development. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal allows for a range of uses that have the ability to be compatible with the 
established building form and existing context with the surrounding area. The proposal meets 
the objectives of applicable policies as discussed in the Strategic Alignment section of this 
report. 
 
Planning Considerations 
 
Land Use  
 
The current land use district for the site is Direct Control District (Bylaw 66Z2001) based on 
Shopping Centre Commercial (C-5) District of Land Use Bylaw 2P80. This DC, limits the 
expansion and gross floor area changes for tenants. The proposed land use designation is a DC 
based on Commercial - Regional 2 (C-R2) District of Land Use Bylaw 1P2007 District 
(Attachment 2). Section 20 of the Land Use Bylaw indicates that DC Direct Control Districts 
must only be used for developments that, due to their unique characteristics, innovative ideas or 
unusual site constraints, require specific regulation unavailable in other land use districts. A 
Direct Control District has been used for this application to allow for specific rules from the 
existing DC supporting a maximum sign area above main mall entrances and to limit the floor 
area ratio to ensure sensitive intensification to the adjacent residential development. 
 
Development and Site Design 
 
This application is not tied to plans. A development permit on this site would be subject to a 
comprehensive review evaluating the building, proposed uses, required parking and any other 
site planning consideration subject to Council’s decision on this land use redesignation 
application. 
 
Transportation Networks 
 
The site is bordered by: 

 Shaganappi Trail (Arterial Roadway); 

 40 Avenue NW (Collector Roadway); 
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 32 Avenue NW (Urban Boulevard); and 

 49 Street NW (Urban Boulevard). 
 
Primary access to this site is from 40 Avenue, 32 Avenue and 49 Street NW.  A single right-
in/right-out access is permitted on Shaganappi Trail NW. 
 
Transit service is available within 165 metres along 40 Avenue NW (Route 53). On 49 Street 
NW, two northbound bus stops are available, and four southbound bus stops, within 
approximately 150-200 metres of the primary building entrance (Routes 31, 53, 65, 422). 
 
A Transportation Impact Assessment (TIA) was not required at the time of this application. A 
TIA will be required when a Development Permit is submitted that proposes an additional 186 
square metres (2,000 square feet) of new area, above the current area. 
 
Utilities and Servicing 
 
Water, sanitary and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reviewed at development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
Although, there were no official comments from the Varsity Community Association (CA), 
Administration actively attends and updates the South Shaganappi Area Strategic Planning 
Group (SSASPG) every month, which includes the Varsity CA as a stakeholder. The Varsity CA 
is aware of the application and did not present any concerns at SSASPG. 
 
Administration received one letter opposing the proposed redesignation in response to the 
increase in floor area ratio and subsequent negative impacts. Three letters were received 
outlining general comments, which referred to issues outside the scope of this proposal, such as 
restricting an intensive height increase and building regulations practices associated with dust 
and garbage. Administration also received a letter of support outlining the importance of Market 
Mall to the surrounding communities. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. Compliance with relevant policies and 
bylaws for permitted uses, as well as design compatibility of discretionary uses with respect to 
the surrounding neighbourhood context, traffic and access will be reviewed at the development 
permit stage. 
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Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014) 
 
The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on 
community development. 
 
Municipal Development Plan (MDP) (Statutory, 2009) 
 
The Market Mall shopping centre area is identified as a Community Activity Centre (CAC) on the 
Urban Structure Map of the MDP (Map 1). CACs are located central to a number of residential 
communities or business areas, often on current shopping centre sites or around a specific 
employment area. CACs provide for a concentration of jobs and population in strategic locations 
throughout the city, and represent a local destination for multiple communities. 
 
South Shaganappi Communities Area Plan (Non-Statutory, 2011) 
 
The South Shaganappi Communities Area Plan (SSCAP) provides local area plan policy for the 
subject lands. This non-statutory plan provides a vision and policy framework for development 
within the SSCAP study area and further promotes the MDP. The SSCAP recognizes and 
supports the development of the Market Mall shopping centre site and its alignment with the 
MDP. The Plan cites specific reference to the site as a CAC providing concentration of jobs and 
population in a strategic location, adjacent to the University and local communities. 
 
Social, Environmental, Economic (External) 
 
The recommended land use will continue to allow for a variety of shops and services that meet 
daily needs of the community. The land use also supports the sensitive intensification of the 
commercial space, while ensuring transparency and consultation with the surrounding 
communities. 
 
An environmental site assessment was not required for this application. 
 
Financial Capacity 
 
Current and Future Operating Budget:  
 
There are no known impacts to the current and future operating budgets at this time.  
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Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment, and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
T 
he proposed Direct Control District provides for flexibility to allow the Market Mall shopping 
centre site to continue operating in its current form. The amendment is in keeping with 
applicable policies including the Municipal Development Plan and the South Shaganappi 
Communities Area Plan, both of which advocate for the development of the Market Mall 
shopping centre site within a Community Activity Centre. 

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Direct Control District 
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 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and substituting therefor 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 is intended to: 
 

(a) align with the provisions of Commercial – Regional 2 (C-R2) District of Land Use 
Bylaw 1P2007; 

 
(b) establish a maximum floor area ratio to accommodate new development or 

additions to an existing enclosed shopping centre; and 
 
(c) ensure a maximum sign area above the main wall parapet at main mall 

entrances. 
 

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

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

Permitted Uses 
4 The permitted uses of the Commercial – Regional 2 (C-R2) District of Bylaw 1P2007 

are the permitted uses of this Direct Control District. 
 
Discretionary Uses  
5  The discretionary uses of the Commercial – Regional 2 (C-R2) District of Bylaw 

1P2007 are the discretionary uses of this Direct Control District  
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Commercial – Regional 2 (C-R2) District of 

Bylaw 1P2007 apply in this Direct Control District.  
   
Floor Area Ratio  
7 The maximum floor area ratio is 0.53 in this Direct Control District. 
 
Rules Governing Class E Signs 
8 In addition to the rules of Part 3 Division 5 of Bylaw 1P2007, the following rule shall 

apply: 
 

(a) Sign – Class E has a maximum sign area of 19.0 square metres. 
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Land Use Amendment in Hounsfield Heights/Briar Hill (Ward 7) at 1614 - 8 Avenue 
NW, LOC2018-0168 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by OLA Studio of Architecture and 
Design on 2018 July 18 on behalf of the landowners 2104425 Alberta Ltd (Jon and Katharine 
Armitage Amundson). The application proposes to change the designation of this property from 
Multi-Residential - Contextual Low Profile (M-C1) District to a Direct Control District based on 
the Multi-Residential - Contextual Low Profile (M-C1) District to allow for: 
 

 the uses listed in M-C1; and 

 the additional discretionary uses of Counselling Service, Medical Clinic, Office; and 
Retail and Consumer Service. 
 

The intent of this proposal is to provide for postpartum and counselling services. The 
counselling service use is an existing non-conforming use and functions within the existing 
structure built in 1911. This proposal is in compliance with the applicable policies of the 
Municipal Development Plan and the Hounsfield Heights/Briar Hill Area Redevelopment Plan. 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 

 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
  
1. ADOPT, by bylaw, the proposed redesignation of 0.09 hectares ± (0.21 acres±) located 

at 1614 - 8 Avenue NW (Plan 4879L, Lot 5) from Multi-Residential – Contextual Low 
Profile (M-C1) District to a Direct Control District to accommodate limited commercial 
uses; and  

 
2. Give three readings to the proposed bylaw.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use redesignation application was submitted by OLA Studio of Architecture and 
Design on 2018 July 18 on behalf of the landowners 2104425 Alberta Ltd (Jon and Katharine 
Armitage Amundson). As noted in the Applicant’s Submission (Attachment 1), the applicant 
identified the potential to pursue a development permit application in the future. The proposal 
intends on maintaining the existing structure, while expanding the existing counselling service 
currently functioning on site. 
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Location Maps 
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Site Context 
 
The subject parcel is located in the inner city community of Hounsfield Heights/Briar Hill fronting 
along 8 Avenue NW, west of 14 Street NW. The M-C1 designated parcel is adjacent to multi-
residential to the west, low density residential to the south and community institution use to the 
east. The Southern Alberta Institute of Technology is located northeast from the site, while the 
Lions Park C-Train LRT station is approximately 900 metres to the northwest. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal would enable the current use of the site to be compliant with the Land Use Bylaw 
1P2007, while also providing the ability to intensify, as necessary. The proposal meets the 
objectives of applicable policies as discussed in the Strategic Alignment section of this report. 
 
Planning Considerations 
 
Land Use  
 
The current land use district for the site is Multi-Residential - Contextual Low Profile (M-C1) 
District of the Land Use Bylaw 1P2007. This would allow for a multi-residential development on 
the site of approximately four storeys based on a maximum density of 148 units per hectare. 
The proposed land use district is a DC Direct Control District based on the Multi-Residential - 
Contextual Low Profile (M-C1) District of Land Use Bylaw 1P2007 (Attachment 2). Section 20 of 
the Land Use Bylaw indicates that DC Direct Control Districts must only be used for 
developments that, due to their unique characteristics, innovative ideas or unusual site 
constraints, require specific regulation unavailable in other land use districts. A Direct Control 
District has been used for this application to allow for the existing non-conforming counselling 
service use and ancillary uses to function, while also retaining the multi-residential context of the 
area and sensitive intensification to the adjacent existing development. 
 
Development and Site Design 
 
Although the applicant has indicated the possibility to pursue a development permit application 
for exterior and interior renovations, this application is not tied to plans. A development permit 
on this site would be subject to a comprehensive review evaluating the building, proposed uses, 
required parking and any other site planning consideration subject to Council’s decision on this 
land use redesignation application. 
 
Transportation Networks 
 
The site is located on 8 Avenue NW, a two lane collector roadway, and 15 Street NW, a two 
lane residential street. Access to the parcel will be from the lane. Parking requirements are 
anticipated to be met onsite. The site is within 900 metres of a C-Train LRT station. A 
Transportation Impact Analysis was not requested for this application.   
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Utilities and Servicing 
 
Water, sanitary and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reviewed at development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
The Hounsfield Heights/Briar Hill Community Association was circulated the application and is 
supportive of the proposed redesignation, particularly, the utilization of the DC district. 
 
Although no public meetings were held by the applicant or Administration, the applicant 
consulted with the community association directly. 
 
Administration did not receive any letters of opposition to the proposed redesignation. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014)  
 
The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on 
community development. 
 
Municipal Development Plan (MDP) (Statutory, 2009) 
 
The subject site is identified on the Urban Structure Map of the Municipal Development Plan 
(Map 1) as being within the Developed Residential – Inner City Area. In general, these policies 
encourage modest redevelopment and intensification of inner city communities with a mix of 
land uses. The application is in alignment with the relevant MDP policies and is compatible with 
the surrounding low-density and multi-residential development. 
 
  



Item #7.2.2 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2018-1304 
2018 November 15  Page 5 of 5 
 

Land Use Amendment in Hounsfield Heights/Briar Hill (Ward 7) at 1614 - 8 Avenue 
NW, LOC2018-0168 
 

 Approval(s): C.Savage concurs with this report. Author: J.Silot 

Hounsfield Heights/Briar Hill Area Redevelopment Plan (ARP) (Statutory, 2008) 
 
Within the Hounsfield Heights/Briar Hill ARP, the subject parcel is identified under the 
land use policy area of Low-Medium Density Multi Dwelling Residential. The intent of the 
area is to compliment the surrounding low density, family oriented neighbourhood. The 
retention of a primarily multi-residential use is considered to align with the ARP policy. 
 
Social, Environmental, Economic (External) 
 
The recommended land use will continue to allow the services needed for the community. The 
land use also allows for a limited range of uses, supporting the sensitive intensification of the 
commercial space, while retaining the existing multi-residential land use district. 
 
An environmental site assessment was not required for this application. 
 
Financial Capacity 
 
Current and Future Operating Budget:  
 
There are no known impacts to the current and future operating budgets at this time.  
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment, and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is keeping with applicable policies including the Municipal Development Plan and 
the Hounsfield Heights/Briar Hill Area Redevelopment Plan, both of which advocate for 
communities with a variety of uses to meet a range of citizen needs. The proposed DC district 
allows for a modest intensification on an inner city parcel in a form that has the ability to be 
compatible with the character of the existing neighbourhood. 

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Direct Control District 
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On behalf of the property owners and proposed business operators, OLA Studio of Architecture and 

Design is submitting a proposal for the redesignation of the land parcel located at 1614 8 Avenue NW, 

Calgary, Alberta; with the intention of maintaining the existing structure, and slightly expanding the 

existing counseling + medical service currently being provided. 

 

The ownership group is a small, local postpartum support group that consolidates counseling and 

professional services to address all postpartum needs. Services will include breastfeeding assistance, 

postpartum recovery including counseling, massage, neuropathology and nutritional services. 

 

Historic uses on this parcel indicate that this specific lot parcel was designated as RM-4 under the 

previous iteration of the Land Use By-Law. This district allowed for Special Care Facilities, which were 

defined as: 

 

“...a building or portion thereof which provides for the care or rehabilitation of one or more individuals in 

the case of a half-way house or five or more individuals in all other cases, with or without the provision of 

overnight accommodation, and includes nursing homes, geriatric centres and group homes but does not 

include hostels and child care facilities;” 

 

The current land designation (MC-1 Multi-Residential - Contextual Low Profile) does not accommodate 

the existing use, nor would it accommodate new users coming in and effectively maintaining the status 

quo. The parcel is currently functioning as a commercial property - and is being taxed as such. Our goal is 

to execute more of a ‘housekeeping’ amendment that would enable the current and proposed uses to be 

compliant with the Land Use By-Law. 

 

The parcel is situated between two Institutional and Special Development Areas that are geared towards 

care and community. We are proposing the parcel be amended to a CN-1 land use designation. This is not 

proposing an increase in height or density; but rather an expansion in allowable uses that would enable 

the parcel to continue to provide essential services that are consistent with the goals of the Houndsfield 

Heights / Briar Hill ARP. 

 

We hope that the information provided is consistent with your requirements. Please contact us should you 

require any additional information or clarification. 
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 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 

land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 
deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and substituting therefor 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 is intended to: 

 
(a) align with the provisions of Multi-Residential – Contextual Low Profile (M-C1) 

District of the Land Use Bylaw 1P2007; and 
 
(b) allow the additional uses of Counselling Service, Medical Clinic, Office and 

Retail and Consumer Service. 

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

1P2007 apply to this Direct Control District.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District, 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 – Contextual Low Profile (M-C1) District of 

Bylaw 1P2007 are the permitted uses of this Direct Control District. 
 
Discretionary Uses 
5 The discretionary uses of the Multi-Residential – Contextual Low Profile (M-C1) District 

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

 
(a) Counselling Service; 
(b) Medical Clinic; 
(c) Office; and 
(d) Retail and Consumer Service. 

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Multi-Residential – Contextual Low Profile 

(M-C1) District of Bylaw 1P2007 apply in this Direct Control District. 
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Policy Amendment and Land Use Amendment in Winston Heights/Mountview 
(Ward 7) at 407 - 27 Avenue NW, LOC2018-0172 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by Kelvin Hamilton Architecture on 2018 
July 25 on behalf of the landowner Vincent Yen (2084754 Alberta Ltd). The application 
proposes to change the designation of this property from a Multi-Residential - Contextual Low 
Profile (M-C1) District to a Mixed Use - Active Frontage (MU-2h24) District to allow for: 
 

 active commercial uses at grade; 

 a mix of commercial and residential uses in the same building; 

 a maximum building height of 24 metres; and 

 the uses listed in the MU-2 designation.  
 

The proposal allows for a land use with a building height that is compatible along a main street 
and in alignment with the Municipal Development Plan. This application is in keeping with the 
intent of the Winston Heights/Mountview Area Redevelopment Plan, however map and text 
amendments to the Area Redevelopment Plan are required to better reflect the intended future 
mixed-use nature of the site. 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed amendments to the Winston Heights/Mountview Area 

Redevelopment Plan (Attachment 2); and  
 
2. Give three readings to the proposed bylaw.  
 
3. ADOPT, by bylaw, the proposed redesignation of 0.17 hectares ± (0.42 acres±) located 

at 407 - 27 Avenue NE (Plan 3430JK, Block 7A, Lots 1 and 2) from Multi-Residential – 
Contextual Low Profile (M-C1) District to Mixed Use – Active Frontage (MU-2h24) 
District; and  

 
4. Give three readings to the proposed bylaw.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
This land use redesignation application was submitted by Kelvin Hamilton Architecture on 2018 
July 25 on behalf of the landowner Vincent Yen (2084754 Alberta Ltd). As noted in the 
Applicant’s Submission (Attachment 1), the applicant identified the intent to pursue a 
development permit application at a later date. The application proposal would likely include 
grade-oriented commercial units, with office and dwelling units located on the upper floors. 
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Location Maps 
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Site Context 
 
The subject parcel is a corner site currently vacant and located in the inner city community of 
Winston Heights/Mountview fronting along Edmonton Trail and 27 Avenue NE. The parcel is 
adjacent to low density residential to the south and east, while a recently approved two building, 
four storey, 17 unit development (DP2017-0490) on an M-C1 designated site exists immediately 
north along 27 Avenue NE. The Winston Heights/Mountview Community Association is located 
along the same block approximately 150 metres east of the subject site, while various 
commercial nodes are located along Edmonton Trail NE serving the surrounding communities.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal allows for a mixed use building that has the ability to be compatible with the 
established building forms of the existing neighbourhood and along the main street. The 
proposal meets the objectives of applicable policies as discussed in the Strategic Alignment of 
this report. 
 
Planning Considerations 
 
Land Use  
 
The current land use district for the site is Multi-Residential – Contextual Low Profile (M-C1) 
District of the Land Use Bylaw 1P2007. This would allow for a multi-residential development on 
the site of approximately four storeys based on a maximum density of 148 units per hectare. 
The proposed land use district is a Mixed Use – Active Frontage (MU-2h24) District of Land Use 
Bylaw 1P2007 which requires activation of commercial uses at grade along commercial streets. 
Although there is no maximum floor area ratio or density prescribed through the district, the size 
of development on the site will be controlled by the built form rules of the district, including the 
maximum building height of 24 metres and stepback applied to storeys above 11 metres. 
 
Development and Site Design 
 
Although the applicant indicated the possibility of pursuing a development permit application 
during the land use redesignation process, this is application is not tied to plans and a 
development permit has not been submitted. A development permit on this site would be subject 
to a comprehensive review evaluating the building, proposed uses, required parking and any 
other site planning consideration subject to Council’s decision on this land use redesignation 
application. 
 
Transportation Networks 
 
The site is bordered by Edmonton Trail, a four lane undivided urban boulevard, and 27 Avenue 
NE, a two lane residential street. The site is located along a primary Transit route, with service 
within 60 metres for both the Northbound and Southbound bus routes.  Enhancements to the 
pedestrian realm may be considered during the development permit stage. A transportation 
impact analysis (TIA) was not requested for this application. 
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Utilities and Servicing 
 
Development servicing will be determined at the future development permit and Development 
Site Servicing Plan circulation stage(s). Public water and sanitary are both available for future 
development servicing. If the incremental increase in contributing peak wet weather sanitary 
flow from the proposed development is expected to be greater than 1 L/s, a sanitary servicing 
study may be required at the future development permit stage. Should a study be required, and 
it be determined that sanitary network upgrades are necessary to service the intended 
development, said upgrades will be at the expense of the developer. 
 
A storm sewer is not immediately available for connection. Stormwater management strategies 
will be evaluated at the time of development, and could either require the developer to pay for 
and construct a storm sewer main extension (at the developer’s expense) or provide an on-site 
drywell system. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
The Winston Heights/Mountview Community Association was circulated the application and 
although they did not have any concerns with the proposed redesignation, they did not formally 
support it (Attachment 2).  
 
Although no public meetings were held by the applicant or Administration, the applicant 
consulted with the community association and community members directly. 
 
Administration did receive 10 letters of opposition to the proposed redesignation. Many of the 
issues stemmed from decreased property value, parking, traffic and height concerns. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. Compliance with relevant policies and 
bylaws, as well as design compatibility of discretionary uses with respect to the surrounding 
neighbourhood context, traffic and access will be reviewed at the development permit stage. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
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Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014) 
  
The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on 
community development. 
 
Municipal Development Plan (MDP) (Statutory, 2009) 
 
The subject site is identified on the Urban Structure Map of the Municipal Development Plan 
(Map 1) as being within the Edmonton Trail “Urban Main Street.” This portion of the Edmonton 
Trail Main Street stretches from 16 Avenue NE to 32 Avenue NE to a depth of generally one 
block in to the east and west. This means that the area is intended to accommodate future 
commercial and residential intensification over time that serves not just the local neighbourhood 
but also the larger area. The MDP (Section 3.4) encourages Urban Main Streets to develop an 
active street environment by encouraging retail and service uses at-grade with residential and 
office uses on upper floors along the Main Street core areas, with grade oriented residential 
uses in other areas. This application is in keeping with the policy direction provided in the MDP 
as it seeks to introduce mixed-use development along an Urban Main Street. 
 
Winston Heights/Mountview Area Redevelopment Plan (ARP) (Statutory, 2006) 
 
The Winston Heights/Mountview ARP currently identifies the subject site as being part of the 
“Medium Density: Edmonton Trail NE” policy area. The goal of this policy area is to provide 
opportunities for multi-unit dwellings along a transit route. While the ARP does not recognize 
this site for mixed-use development the ARP was approved prior to the MDP and the 
identification of this portion of Edmonton Trail as an “Urban Main Street”. The Objectives of the 
ARP also promote mixed-use and denser development where appropriate. This application 
provides an opportunity to align the site’s land use to the extensive consultation and analysis 
the Main Streets planning work has conducted for this portion of Edmonton Trail. 
 
Given the mixed-use aspect of the proposed land use does not conform to the ARP, an 
amendment to the ARP is required (Attachment 3). This amendment would identify the site as 
part of the “Edmonton Trail: Local Commercial Nodes” policy area. This policy area provides 
relevant design guidance for mixed use developments along Edmonton Trail. However, the 
policies within the “Edmonton Trail: Local Commercial Nodes” also restrict the maximum height 
to two storeys and therefore an amendment is also needed to allow the proposed building 
height of this application.  
 
Social, Environmental, Economic (External) 
 
The recommended land use will allow for a variety of shops and services needed for the 
community. The land use also supports the sensitive intensification of mixed uses, while 
ensuring the appropriate integration with the surrounding communities. 
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An environmental site assessment was not required for this application. 
 
Financial Capacity 
 
Current and Future Operating Budget:  
 
There are no known impacts to the current and future operating budgets at this time.  
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment, and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal conforms to the intent of the Municipal Development Plan and the Winston 
Heights/Mountview Area Redevelopment Plan as amended, and the Main Streets planning 
work. Situated on a corner parcel, the location is ideal for intensification and mixed-use 
development due to its location along a Main Street and its close proximity to transit, parks, 
regional destinations, major corridors, regional transportation networks, and other commercial 
development.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Winston Heights/Mountview Community Association Letter 
3. Proposed Amendment to the Winston Heights/Mountview Area Redevelopment Plan 
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 WHEREAS it is desirable to amend the Winston Heights/Mountview Area 
Redevelopment Plan Bylaw 20P2006, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Winston Heights/Mountview Area Redevelopment Plan attached to and forming part 

of Bylaw 20P2006, as amended, is hereby further amended as follows: 
  

(a) Delete the existing Map 3 entitled “Policy Areas” and replace with the revised 

Map 3 entitled “Policy Areas”, as attached as Schedule A. 

 

(b) Delete the existing Map 8 entitled “Residential Policy Area 5” and replace with 

the revised Map 8 entitled “Residential Policy Area 5”, as attached as Schedule 

B. 

 

(c) Delete the existing Map 10 entitled “Commercial Policy Area 7” and replace with 

the revised Map 10 entitled “Commercial Policy Area 7”, as attached as Schedule 

C. 

 

(d) Under Section 3.5 Local Commercial Nodes: Edmonton Trail Policies, delete 

policy 3.5.3 and replace with the following: 

“3.5.3  Notwithstanding 3.5.2 above, mixed use development with commercial 
at grade and residential above with a maximum height greater than two 
storeys may be considered appropriate for the sites at 1914 Edmonton 
Trail NE and 407 – 27 Avenue NE. Development on these sites should 
front onto both Edmonton Trail NE and the avenue with building 
entrances provided along both frontages.” 
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SCHEDULE A 
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SCHEDULE B 
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SCHEDULE C 
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Land Use Amendment in West Hillhurst (Ward 7) at 2340 – 1 Avenue NW, 
LOC2018-0217 
 
EXECUTIVE SUMMARY   

 
This application was submitted by Matthew Theo Gillespie (Joe Media Group Inc) on 2018 

September 26 on behalf of multiple landowners. The application proposes to change the 
designation of the property from DC Direct Control District to a new DC Direct Control District 
based on the Residential – Contextual One / Two Dwelling (R-C2) District to allow for the 
additional use of office. 
 
The proposal allows for continued use of the site as an office and is in alignment with the 
applicable policies of the Municipal Development Plan. 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed redesignation of 0.09 hectares ± (0.22 acres ±) located 

at 2340 – 1 Avenue NW (Plan 371O, Block 32, Lots 38 to 40) from DC Direct Control 
District to DC Direct Control District based on the Residential – Contextual One / Two 
Dwelling (R-C2) District to accommodate an Office, with guidelines (Attachment 2); and  

 
2. Give three readings to the proposed bylaw.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment was submitted on 2018 September 26 by Matthew Theo Gillespie 
(Joe Media Group Inc) on behalf of the landowners, Ronald and Sandra Handkamer, John and 
Susan Sowerbutts, and Colman Orthotics (2001) Ltd. No development permit has been 
submitted at this time. As noted in the Applicant’s Submission (Attachment 1), the applicant is 
intending on locating his business within the existing building on the site.  

 
The current DC District is based on Land Use Bylaw 2P80 and is based on the R-2 district while 
allowing for the additional uses of prosthetics and orthotics business as well as specific office 
uses. The proposed land use amendment would provide for the applicant’s business to be 
located on the site while also allowing for greater flexibility of use over time. 
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Site Context  
 
The subject parcel is located at the northeast corner of 1 Avenue NW and 23 Street NW. It is 
just north of Kensington Road NW and east of Crowchild Trail NW. The site has historically 
been used for commercial purposes and is developed with a one and a half storey commercial 
building that was originally designed to complement the residential character of the area. 
Surrounding development consists of primarily of low density residential with multi-residential 
development to the northwest and a school to the south of the site.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal allows for a range of commercial uses within the existing development. The 
proposal meets the objectives of applicable policies as discussed in the Strategic Alignment of 
this report. 
 
Planning Considerations 
 
Land Use 
 
The site is currently governed by a DC Direct Control District (Bylaw 44Z94) developed in 1994 
based on the R-2 district from Land Use Bylaw 2P80. The DC Direct Control District currently 
allows for the additional uses of prosthetics and orthotics business as well as offices for the 
following professions: Architectural, Engineering, Financial, Investment, Legal, Accounting, Oil, 
Gas and Geological and Property Management. The site has been redesignated several times 
in the past to expand the number of office uses allowed on the site. 
 
The proposed land use district is a DC Direct Control District based on the Residential – 
Contextual One / Two Dwelling (R-C2) District of Land Use Bylaw 1P2007 (Attachment 2). 
Section 20 of the Land Use Bylaw indicates that DC Direct Control Districts must only be used 
for developments that, due to their unique characteristics, innovative ideas or unusual site 
constraints, require specific regulation unavailable in other land use districts. A DC Direct 
Control District has been used for this application to provide for greater flexibility of the office 
uses allowed on the site while also allowing for residential use consistent with the surrounding 
development if the office use is no longer warranted.  
 
Development and Site Design  
 
A discretionary use development permit application will be required to enable a change of use to 
accommodate the applicant’s business. Any potential changes to the building, signage or design 
of the site would also be determined through the development permit process.  
 
Environmental  
 
There are no existing environmental conditions on this parcel. An environmental site 
assessment was not required for this application. 
 
  



Item # 7.2.4 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2018-1295 
2018 November 15  Page 4 of 5 

 

Land Use Amendment in West Hillhurst (Ward 7) at 2340 – 1 Avenue NW, 

LOC2018-0217 
 

 Approval(s): C. Savage concurs with this report. Author: S. Jones 

Transportation  
 
The site is located at the corner of 1 Avenue NW and 23 Street NW and has rear lane access to 
a surface parking lot. The site has access to transit stops along 23 Street NW (45 metres) and 
Kensington Road NW (170 metres). A transportation impact assessment was not required as 
part of this application.  
 
Utilities and Servicing  
 
Water, sanitary and storm mains are available to this site. Further details for servicing and 
waste collection facilities will be reviewed at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application has been advertised online. No public meetings were held by the applicant 
or Administration. 
 
The West Hillhurst Community Association had no comment on the land use application and 
there were no letters were received from the public as a result of the notice posting.  
 
Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014)  
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan (SSRP) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land. 
 
Municipal Development Plan (Statutory, 2009)  
 
The subject parcel is located within the Residential - Developed - Inner City area of the 
Municipal Development Plan. The applicable policies encourage redevelopment of inner-city 
communities that is similar in scale and built form to existing development. The proposal is in 
keeping with relevant Municipal Development Plan policies as it is compatible with the 
established pattern of development while also maintaining the stability of the neighbourhood. 
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Social, Environmental, Economic (External) 
 
The recommended land use will continue to allow for a variety of office uses to function on the 
site. The land use also allows for a wider range of office uses, supporting the viability of small 
business in a location close to downtown and major transportation routes.  
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal and operational risks which have 
been identified will be managed at the time of development permit. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed DC Direct Control District provides for flexibility to allow this site to continue 
operating in its current form. The proposed District keeps in place the residential use that should 
minimize the negative impacts on the adjacent residential community while allowing the site to 
adapt to changing market conditions. The site has historically been used for commercial 
purposes and has functioned well over time.   

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed DC Direct Control District 
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On August 27th, I finalized an offer to purchase the building at 2340 -1st Avenue NW (currently 
occupied and owned by Coleman Prostheties and Orthodics).  I have one remaining condition to 
finalize the purchase, and that is to change the land use. designation to allow for my business, 
Joe Media Group Inc., to operate in the building.  I would like to amend the current Direct 
Control District to include the defined use of "Office". 
 
CURRENT LAND USE DESIGNATION 
Currently the land use is regulated by DC 44Z94, Amendment No. 94/008, based on R-2 
Residential Low Density Disfrict that allows discretionary uses from that use, with the additional 
use of a prosthetics and orthotics business and offices as discretionary uses only for the 
following professions: Architectural, Engineering, Financial, Investment, Legal, Accounting, Oil, 
Gas and Geological and Property Management. 
 
PROPOSED BUSINESS OVERVIEW 
Joe Media works in the Creative Industries.  We produce distinctive, high quality screen based 
marketing and entertainment for domestic and international markets. We are a video production 
company-of-choice.  Our operation has four distinct but collaborative departments; television 
(including live sports), commercials, corporate and editing. We specialize in the administration, 
logistics and production management for video projects of any size, including scheduling, 
casting, contracting, qudgeting, scouting, filming, editing, graphics and delivery.  Our office 
space is primarily used to coordinate video production and to creatively work on computers.  If 
and when we need to film on location, we would follow the normal protocals established by 
Calgary Economic Development's creative industries office and obtain the.necessary permits. 
 
The current building owners Colman Prosthetits and Orthodics have been a long time member 
of the community. They have regular patients visiting their building during.office hours. They 
currently have a staff of 21 people. 
 
We believe that adding the Office use would not change or impact the community significantly.  
In fact, we believe it will reduce the intensity of traffic and parking for the following reasons: 

 Currently Joe Media has 16 employees. 

 We are an office environment and work in normal office spaces or in rooms that are 

sound proofed for editing purposes. 

 We do have clients come to our offices for meetings and approvals however with 

technology advancements and the common use of the internet, it.is becoming more 

normal for us to share our work with clients online. 

 We do hold casting sessions once or twice a month where we would have various 

people scheduled for an appointment (similar tb  . 

ENGAGEMENT 
I live in Richmond Hill and initially met with Councilor Jeff Davison to get advice on navigating 
City Hall.  He was very supportive and indicated that he would help in anyway he could.  We are 
also an Action Calgary member of Calgary Economic Development (CED) and they introduced 
me to Steve Jones at the City Planning Department who has been very helpful with our 
preparations for our application.  CED also helped me set up a meeting with Councilor Druh 
Farrell.  She was very complimentary of Joe Media's work and was also very supportive of my 
company moving into the area. 
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Finally, On September 17th, I met with the West Hillhursf Community Association's planning 
committee. They were also very supportive of my initiative. Attached is an email I received from 
one of the committee members. 
 
CONCLUSION 
In summary, I have one remaining condition to waive in order to finalize the purchase the 
building at 2340 -1st Avenue NW. That is to change the land use designation to allow for my 
business, Joe Media Group Inc., to operate in the building. I am applying for the land use 
designation to be amended to include the general “Office” use. 
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 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and substituting therefor 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 is intended to:  
 

(a) accommodate an Office use.  
 
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.  
 
Reference to Bylaw 1P2007  
3  Within this Direct Control District, a reference to a section of Bylaw 1P2007 is deemed to 

be a reference to the section as amended from time to time.  
 
Permitted Uses  
4  The permitted uses of the Residential – Contextual One / Two Dwelling (R-C2) 

District of Bylaw 1P2007 are the permitted uses in this Direct Control District.  
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Discretionary Uses  
5  The discretionary uses of the Residential – Contextual One / Two Dwelling (R-

C2) District of Bylaw 1P2007 are the discretionary uses in this Direct Control 
District with the addition of:  

 
(a) Office.  

 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Residential – Contextual One / Two Dwelling 

(R-C2) District of Bylaw 1P2007 apply in this Direct Control District.  
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Centre Street NE, LOC2018-0039 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Mediated Solutions on 2018 February 22 on behalf of the 
landowner, M & Ryan Holding Ltd. This redesignation application proposes to change the 
designation of this property from Mixed Use – Active Frontage (MU-2f3.0h20) District to Mixed 
Use – Active Frontage (MU-2f3.7h26) District to allow for: 
  

 a maximum building height of 26 metres (an increase from the current maximum of 20 
metres) 

 a maximum building floor area of approximately 3,600 square metres (an increase from 
the current maximum of approximately 3,100 square metres), based on a building floor 
to parcel area ratio (FAR) of 3.7 

 
A minor textual amendment to the North Hill Area Redevelopment Plan is required to 
accommodate the proposed land use redesignation. The proposal is in conformance with the 
Area Redevelopment Plan as amended and with applicable policies of the Municipal 
Development Plan. A development permit application (DP2017-4750) for a mixed use building 
with active frontages has also been submitted. 
 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan 

(Attachment 2); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.10 hectares ± (0.25 acres ±) located 

at 2620 Centre Street NE (Plan 2617AG, Block 12, Lots 23 to 26) from Mixed Use – 
Active Frontage (MU-2f3.0h20) District to Mixed Use – Active Frontage (MU-2f3.7h26) 
District; and 

 
4. Give three readings to the proposed bylaw. 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 
 
In 2017 July 3, Council adopted an amendment to the Land Use Bylaw (Bylaw 234D2017) to 
change the designation of the subject property from C-COR2 f1.0h10 to MU-2f3.0h20. This land 
use amendment allowed for a mixed use building with active frontages. Accompanied with the 
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changes to the Land Use Bylaw, a minor amendment to the Area Redevelopment Plan (Bylaw 
36P2017) was adopted to allow for a height of 20 metres.  
 
Subsequently, a development permit application (DP2017-4750) was submitted for a six storey 
mixed use building that contains active retail uses with residential dwellings located on the 
second to sixth storey as outlined by Attachment 4. Through Administration’s review of the 
development permit, it was recognized that a Land Use Bylaw amendment would be required to 
facilitate the proposed building. A minor increase in the floor area ratio and height of the existing 
designation would enable the current development permit application to move forward through 
the review process. In addition, a minor amendment to the North Hill Area Redevelopment Plan 
is required to increase the maximum height from 20 metres to 26 metres.  
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Location Maps 
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Site Context 
 
The subject site is located on the east side of Centre Street at 26 Avenue NE. The site is within 
300 metres of the future Green Line LRT Station at 28 Avenue and Centre Street N and high 
frequency transit currently serves the area. Small scale commercial developments are located 
to the north and south of the site. Several residential dwellings are located across Centre Street 
to the west and across the rear lane to the east. The site’s total area is approximately 0.10 
hectares ± (0.25 acres ±) in size, and it is predominantly flat. A demolition permit was approved 
in May of 2017 and the site is now vacant.  
 
As identified in Figure 1, the community of Tuxedo Park reached its peak population in 2015 
and has declined since.  
 

Figure 1: Community Peak Population 

Tuxedo Park 

Peak Population Year 2015 

Peak Population 5,119 

2017 Current Population 4,983 

Difference in Population (Number) - 136 

Difference in Population (Percent) - 3% 
Source: The City of Calgary 2017 Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Tuxedo Park community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed redesignation would maintain the planned function of this parcel to allow for a mix 
of commercial and residential uses while allowing for increased density that more efficiently 
utilizes the land. Further analysis on how this proposal aligns with applicable City policies is 
provided in the following Strategic Alignment section of this report.   
 
Planning Considerations 
 
Land Use 
 
The existing land use designation is Mixed Use – Active Frontage (MU-2f3.0h20) District. The 
proposed Mixed Use – Active Frontage (MU-2f3.7h26) District is intended to be located along 
commercial streets and requires active commercial uses facing the street. This application 
proposes a minor increase in floor area ratio and height which would enable a small increase in 
density compared to the existing land use designation. 
 
While the MU-2 District requires both commercial and residential uses in the same building, the 
District provides flexibility regarding the size of individual uses while supporting street 
orientation with specific building design standards. Development within the MU-2 District is also 
intended to respond to local area context by establishing maximum building height and density 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Tuxedo-Park-Profile.aspx
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for individual parcels and includes rules regarding the interface with lower density residential 
districts. The proposed height increase is limited by the required step backs from low density 
residential lands allowing a transitional building height to the lands east of the site. The 
proposed land use district and increase in floor area ratio and height is appropriate as it 
recognizes the site context and intensifies land uses along the Centre Street Urban Corridor and 
the future Green Line Station at 28 Avenue NE.  
 
Development and Site Design 
 
The future development should accommodate commercial and residential uses in street-
oriented buildings that provide for active frontages along Centre Street N. Consideration should 
be given to the neighbouring lots to the east, providing for a massing that lowers in scale as it 
approaches the east property line. Future Green Line improvements will be accommodated 
through Land Use Bylaw Right-of-Way setbacks which will affect the interim streetscape and 
building setback. 
  
Environmental 
 
There are no noteworthy environmental features on this site, and an Environmental Site 
Assessment was not required for this application. 
 
Transportation Networks 
 
The site is located at the corner of Centre Street N and 26 Avenue NE, approximately 300 
metres from the future 28 Avenue North Green Line Light Rail Transit station. Currently, Bus 
Rapid Transit services the area and is within walking distance of the site (50 metres). Due to the 
minor increase in density, the application does not trigger improvements to the street network, 
however, improvements to the network will be required as part of Green Line construction. This 
includes widening of the existing right-of-way on Centre Street N. The proposed development 
permit for the site accommodates this widening.  
 
Utilities and Servicing 
 
Water, sanitary and storm sewer mains are available to service the site and can accommodate 
the proposed additional density without the need for off-site improvements at this time. The 
specific servicing arrangements will be discussed and reviewed in detail through the 
development permit process.   
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
external stakeholders and notice was posted on-site. In addition, notification letters were sent to 
adjacent land owners and the application was advertised online.   
 
The Tuxedo Park Community Association has no objection (Attachment 3) to the land use 
amendment application.  No citizen comments were received by the report submission date.  
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No public meetings were held by the Applicant or Administration. 
Following this Calgary Planning Commission meeting, notifications for Public Hearing of Council 
will be posted on-site and mailed out to adjacent land owners. Both the Commission’s 
recommendation and the date of the Public Hearing will be advertised.   
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014)  
 
The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on Land 
Use Patterns.  
 
Municipal Development Plan (Statutory, 2009)  
 
The subject site is located within the Urban Main Street typology as identified on Map 1 of the 
Municipal Development Plan. The Urban Main Street should contain a broad range of 
employment, commercial and retail uses as well as housing to accommodate a diverse range of 
population. Specifically, Urban Main Streets should: 
 

 Create compact, mixed-use, high-quality urban development.  

 Concentrate jobs and people in areas well served by primary transit service. 

 Provide a mix of employment, residential, retail and service uses that support the needs 
of adjacent communities. 

 Create an urban environment and streets that promote walkability and local connectivity. 

 Ensure transitions in development intensity between low density residential areas and 
more intensive multi-unit residential or commercial areas.  

 
The application supports the overarching objectives of the MDP and is in keeping with 
applicable MDP policies.  
 
North Hill Area Redevelopment Plan (Statutory – 2000)  
 
The subject site is located within the boundaries of the North Hill Area Redevelopment Plan.  
This Area Redevelopment Plan was approved in 2000 and guides redevelopment, preservation 
and rehabilitation of land and buildings within the communities of Mount Pleasant, Tuxedo Park 
and Capitol Hill.   
 
The North Hill Area Redevelopment Plan identifies Centre Street N as the ‘main street’ for the 
Tuxedo Community, serving as the centre of commercial activity and providing area residents 
with a wide variety of goods and services. The Area Redevelopment Plan encourages 
appropriate land use intensification along Centre Street so it can develop into a more compact, 
mixed use environment that supports a wide variety of residential, commercial and transit 
supportive uses, while ensuring a form and character compatible with adjacent development.  
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The Area Redevelopment Plan identifies the subject site for future Medium Density Multi-
Dwelling and/or Local Commercial development. As the Area Redevelopment Plan currently 
restricts building height to 20 metres in this location, a minor amendment has been proposed to 
accommodate a maximum height of 26 metres (Attachment 2).  
 
Transit Oriented Development Guidelines (Non-statutory – 2005)  
 
The subject site is within a 600 metre radius of the future 28 Avenue North Green Line station 
and is considered part of a station planning area. This land use proposal is consistent with the 
guidelines on transit supportive land uses, optimizing density around stations, minimizing the 
impacts of density and ensuring the built form complements the local context.  
 
Social, Environmental, Economic (External)  
 
This proposal will allow for additional intensity on a mixed use parcel which will facilitate a more 
compact urban form that makes efficient use of land and existing infrastructure. 
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. However, if the proposed 
amendments are not adopted, the existing development permit application would not be able to 
proceed in its current design. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed land use redesignation and minor policy amendment to the North Hill Area 
Redevelopment Plan conforms to the policies of the Municipal Development Plan and Calgary 
Transportation Plan regarding land use intensification along the Centre Street Urban Main 
Street. In addition, the height and intensity of the proposed land use district provide for 
development that has the ability to meet the objectives of the North Hill Area Redevelopment 
Plan and appropriately responds to the surrounding context.  
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APPLICANTS SUBMISSION 

Requested Redesignation from MU-2 f3 h20 to MU-2 f3.7 h26 

The property is on the corner of 26 Av. NE and Centre St N and will be approximately 2 blocks 

from a future Greenline LRT station. The development as proposed will have retail uses at-

grade and five floors of residential above with a roof garden and enclosure. It will back onto a 

lane separating the development from the Tuxedo Park community. We have discussed the 

proposal (and the proposed building design) with the Tuxedo Park Community Association 

Planning Committee and the neighbours. 

This designation would allow a 6 storey mixed residential – commercial building with an open 

enclosure on the roof. The pedestrian level will be designed to contribute to an active and 

attractive streetscape along Centre St.  It is designed to take advantage of the proximity to the 

proposed 28 Av. N Greenline Station. 

This property was rezoned to MU-2 f3 h20 in 2017. Due to minor changes in the proposed 

design we are requesting a rezoning to MU-2 f3.7 h26 which will allow a minor increase to the 

height and density. 

Thank you for your interest and support. 

9/17/2018 

 



 



  
 CPC2018-0486 
 Attachment 2 
  

Proposed Amendment to the North Hill Area Redevelopment Plan 
 

CPC2018-0486 - Attach 2  Page 1 of 1 
ISC:  UNRESTRICTED 

 WHEREAS it is desirable to amend the North Hill Area Redevelopment Plan Bylaw 
7P99, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The North Hill Area Redevelopment Plan attached to and forming part of Bylaw 7P99, as 

amended, is hereby further amended as follows: 
  

(a) Under Section 4.4.3 Policies, under Policy 23, replace the third sentence with the 
following text:  

 
“For the site at 2620 Centre Street NE, a maximum building height of 26 metres 
may be considered appropriate.” 
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A development permit application (2018-4750) has been submitted by Urbanopia Design on 

2017 October 16. The development permit application is for a six storey mixed use building 
that contains active retail uses with residential dwellings located on the second to sixth 
storey. The following excerpts (Figure 1 & 2) from the development permit submission provide 

an overview of the proposal and are included for information purposes only.   
 
Administration’s review of the development permit will determine the ultimate building design, 
number of units and site layout details such as parking, landscaping and site access.  No 
decision will be made on the development permit application until council has made a decision 
on this land use redesignation.   
 
 

Figure 1: Rendering of Proposed Development (View from Centre Street N) 
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Figure 2: Site Plan 
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Land Use Amendment in Highland Park (Ward 4) at 202 - 32 Avenue NE, LOC2018-
0171 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by Iredale Architecture on 2018 July 25 
on behalf of the landowners Daqing Chu and Li Weng.  This application proposes to change the 
designation of this property from Residential – Contextual One / Two Dwelling (R-C2) District to 
Residential – Grade-Oriented Infill (R-CG) District to allow for: 
 

 rowhouses, in addition to building types already allowed (e.g. single detached dwellings, 
semi-detached dwellings, duplex homes, and secondary suites); 

 a maximum building height of 11 metres (an increase from the current maximum of 10 
metres); 

 a maximum of four dwelling units (an increase from the current maximum of two dwelling 
units); and  

 the uses listed in the proposed R-CG District. 
 
This proposal is in compliance with the applicable policies of the Municipal Development Plan. 
There is no local area plan that covers the subject site.   
 
A development permit application for a four-unit rowhouse development (DP2018-3573) has 
been submitted and is under review by Administration.  Some supporting development permit 
information is included in Attachment 3. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.05 hectares ± (0.13 acres ±) located 

at 202 - 32 Avenue NE (Plan 5942AD, Block 4, Lots 19 and 20) from Residential – 
Contextual One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-
CG) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This redesignation application was submitted by Iredale Architecture on 2018 July 25 on behalf 
of the landowners, Daquig Chu and Li Weng.  A development permit application for a four-unit 
rowhouse development (DP2018-3573) has been submitted and is under review (Attachment 3).   
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Site Context 
 
The subject site is located on the northeast corner of the intersection of 1 Street NE and 32 
Avenue NE in the community of Highland Park.  Surrounding development is characterized by 
single detached and semi-detached dwellings.  Greenview Industrial Area is located 
approximately two blocks north of the subject site.  Centre Street N is located one block west.  
One block to the east, on the northeast corner of 2 Street NE and 32 Avenue NE, a corner 
parcel was recently redesignated to the Residential – Grade-Oriented Infill (R-CG) District (2018 
July 23).   
 
The subject property is approximately 0.05 hectares in area with dimensions of approximately 
15 metres by 35 metres.  It is currently developed with a one-storey single detached dwelling, 
an accessory residential building, and a detached garage.  This parcel has lane access, though 
access is currently taken from a driveway accessed on 1 Street NE. 
 
As identified in Figure 1, Highland Park has experienced a population decline from its peak in 
1969. 
 

Figure 1: Community Peak Population 
 

Highland Park  

Peak Population Year 1969 

Peak Population 4,875 

2017 Current Population 3,998 

Difference in Population (Number) -877 

Difference in Population (Percent) -18% 
Source: The City of Calgary 2017 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Highland Park community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal represents a modest increase in density for a corner parcel of land in an 
established area and provides for a development form that will be compatible with the low-
density residential character of the existing neighbourhood as discussed in the Strategic 
Alignment section of this report. 
 
Planning Considerations 
 
The primary planning consideration in evaluation of this application consisted of determining the 
appropriateness of the proposed land use district based on the local context and whether it 
aligns with the Municipal Development Plan. 
  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Highland-Park.aspx
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Land Use 
 
The existing Residential – Contextual One / Two Dwelling (R-C2) District is a residential 
designation in developed areas that is primarily for single detached dwellings, semi-detached 
dwellings and duplex dwellings.  Single detached dwellings may include a secondary suite.  The 
R-C2 District allows for a maximum building height of 10 metres and a maximum of two dwelling 
units. 
 
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for two to three storey 
(11 metres maximum height) rowhouse developments where one façade of each dwelling unit 
must directly face a public street.  The district provides for a maximum density of 75 units per 
hectare which would enable up to four dwelling units on the subject site.   
 
The R-CG District also allows for a range of other low-density housing forms such as single 
detached, semi-detached, and duplex dwellings.  Secondary suites (one backyard suite or 
secondary suite per unit) are also allowable in R-CG developments. Secondary suites do not 
count against allowable density and do not require motor vehicle parking stalls in the R-CG 
District, provided they are less than 45 square metres in size, are located within 150 metres of a 
frequent bus service, and provides specific space for mobility alternatives such as bicycles.  
 
Development and Site Design 
 
A development permit for a four unit rowhouse development with a four car detached garage 
was submitted concurrently with this land use amendment (see Attachment 3).  The rules of the 
proposed Residential – Grade-Oriented Infill (R-CG) District will provide basic guidance for the 
site development including height and building massing, landscaping and parking.  Given the 
specific context of this corner site, additional items that are being considered through the 
development permit process include: 
 

 ensuring an engaging built interface along both 1 Street NW and 32 Avenue NW; 

 emphasizing individual at-grade entrances; 

 provision of parking for the rowhouse development; and 

 locations and screening of amenity spaces. 
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Transportation Networks 
 
Pedestrian access to the site is available from 1 Street NE and 32 Avenue NE while vehicular 
access will be provided off the rear lane.  The area is served by Calgary Transit, with a primary 
transit network connection located within 250 metres walking distance west of the site along 
Centre Street N.  In the future, this site will be located within 500 metres of a Council approved 
Green Line LRT station identified for Centre Street N and 28 Avenue N (currently not funded).  
On-street parking adjacent to the site is not subject to any specific regulation.  A Transportation 
Impact Assessment was not required as part of this application. 
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Utilities and Servicing 
 
Water and sanitary sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time.  Storm 
sewer is not immediately available for connection, but appropriate stormwater management 
solutions as well as site servicing will be considered and reviewed at development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site.  Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
Comments received from the Highland Park Community Association was generally supportive of 
the proposed land use amendment, with some concerns expressed regarding the availability of 
street parking in the area. 
 
Administration received two letters of opposition to the application.  Already congested on-street 
parking was cited as the main reason for opposition in both letters. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners.  In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014) 
 
The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP).  While 
the SSRP makes no specific reference to this site, the proposal is consistent with policies on 
Land Use Patterns. 
 
Municipal Development Plan (Statutory, 2009) 
 
The subject parcel is located within the Residential – Developed – Inner City area as identified 
on Map 1: Urban Structure in the Municipal Development Plan.  The applicable Municipal 
Development Plan policies encourage redevelopment and modest intensification in inner-city 
communities to make more efficient use of existing infrastructure, public amenities and transit.  
Such redevelopment is intended to occur in a form and nature that respects the scale and 
character of the neighbourhood context. 
The proposal is in keeping with relevant Municipal Development Plan policies as the rules of the 
R-CG District provide for a modest increase in density in a form that is sensitive to existing 
residential development in terms of height, built-form, and density. 
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Social, Environmental, Economic (External) 
 
The recommended land use allows for a wider range of housing types than the existing 
Residential – Contextual One /Two Dwelling (R-C2) District and as such, the proposed change 
may better accommodate the housing needs of different age groups, lifestyles and 
demographics.  Further, the ability to develop up to four rowhouse units will make more efficient 
use of existing infrastructure and services.  
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASONS FOR RECOMMENDATIONS: 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan.  The 
proposed R-CG District was designed to be implemented in proximity to or directly adjacent to 
low-density residential development.  The proposal allows for a range of building types that 
have the ability to be compatible with the established building form of the existing 
neighbourhood and can better accommodate the housing needs of different age groups, 
lifestyles and demographics.  
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Highland Park Community Association 

3716 2nd St. NW 
Calgary, AB 

T2K 0Y4 
Tel: (403)276-6969 

August 7, 2018 
 
Coleen Auld 
Planning and Development 
City of Calgary 
800 Macleod Trail SE 
P.O. Box 2100, Station M, IMC #8108 
Calgary, AB  T2P 2M5 
 
RE:  LOC2018-0171   202 32 Avenue NE 
 
Ms. Auld: 
 
The Highland Park Community Association is appreciative of being circulated on 
LOC2018-0171 regarding the proposed land use re-designation for 202 32 Avenue NE 
from R-C2 to R-CG.  We understand that a Development Permit application has been 
filed concurrently (DP2018-3573) for a 4-unit rowhouse.  This would be a permitted use 
should the land use for the parcel be re-designated as R-CG. 
 
The location of this development site is a residential street on the periphery of the 
community.  The street is used as a connector between Edmonton Trail and Centre 
Street, and farther west to 4 Street NW.  As such, it acts as a local arterial road.  The site 
has excellent access to public transit, primarily via routes #3 on Centre Street and #4/5 
on Edmonton Trail.  In addition, there is considerable pedestrian traffic by students going 
to and from Georges P. Vanier School, which is located just east of Edmonton Trail on 32 
Avenue.  The development of a rowhouse housing structure should offer family units at 
prices that are more affordable than larger detached and semi-detached housing units 
within the area. 
 
In general, this location is where the Community would like to see increased housing 
density, although we have concerns.  Housing density along 32 Avenue NE has already 
increased considerably, due to the replacement of old housing stock with new semi-
detached dwellings.  In turn, this has led to an increase in the number of parked vehicles 
along the avenue.  Both sides of the roadway have parked vehicles at all hours of the 
day, to the extent that it is frequently difficult for two cars meeting each other to get by 
safely, and without squeezing over closer to the parked vehicles.  However, this does act 
as a traffic calming measure.  We note also that the proposed design provides one garage 
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space per unit, for a total of four vehicles.  If any of the units have multiple vehicles – 
which is very common -- or have over-large vehicles, they will have to park on-street, thus 
potentially exacerbating the parking and road congestion in the area. 
 
If you have any questions, please do not hesitate to contact me at 
development@hpca.ca 
or development@highlandparkcommunity.ca or on my cell at 403-390-7705. 
 
Thank you.   
 
D. Jeanne Kimber 
Director & (Acting) Secretary and 
Planning and Development Committee 
 

mailto:development@hpca.ca
mailto:development@highlandparkcommunity.ca
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A development permit application (2018-3273) has been submitted by Iredale Architecture on 
2018 July 25. The development permit application is for a three-storey, four-unit rowhouse 
development including four on-site motor vehicle stalls. The following excerpts (Figure 1 & 2) 
from the development permit submission provide an overview of the proposal and are included 
for information purposes only.   
 
Administration’s review of the development permit will determine the ultimate building design, 
number of units and site layout details such as parking, landscaping and site access.  No 
decision will be made on the development permit application until council has made a decision 
on this land use redesignation.   
 
 

Figure 1: Rendering of Proposed Development (View from 32 Avenue NE) 
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Figure 2: Site Plan 
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LOC2018-0178 
 
EXECUTIVE SUMMARY   
 
This application was submitted by B&A Planning Group on 2018 August 03 on behalf of the 
landowner Albari Holdings Ltd. This application proposes to change the designation of the 
subject site from Industrial – Business (I-B) District to Industrial – General (I-G) District to allow 
for serviced general industrial land. The proposal aligns with the applicable policies of the 
Revised Stoney Industrial Area Structure Plan and the Municipal Development Plan. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 9.74 hectares ± (24.07 acres ±) 

located at 12210 Barlow Trail NE (Portion of NW1/4 Section 28-25-29-4) from Industrial 
– Business f0.5h27 (I-B f0.5h27) District to Industrial – General (I-G) District; and 

 
2. Give three readings to the proposed bylaw 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment application was submitted by B&A Planning Group on 2018 August 
03 on behalf of landowner Albari Holdings Ltd. The subject parcel is located in Stonegate 
Landing, north of Country Hills Boulevard NE and west of Barlow Trail NE. The site is currently 
undeveloped and no development permit application has been submitted at this time. 
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Site Context 
 
Stonegate Landing is an industrial community which can be accessed from Deerfoot Trail N via 
Country Hills NE and Stoney Trail NE. The parcel is located in an area of Stonegate Landing 
which has a mix of industrial land use districts. The proposed land use I-G district is consistent 
with lands south of the site which are designated I-G. The subject site is also adjacent to 
Deerfoot Trail to the west, I-B lands to the east, and a Special Purpose – City and Regional 
Infrastructure (S-CRI) District to the north. The adjacent lands have been stripped and graded 
but are currently undeveloped. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal involves the redesignation of a single industrial parcel to allow for general 
industrial uses. The applicant has proposed the I-G district as it aligns with the Revised Stoney 
Industrial Area Structure Plan and allows for the desired uses. 
 
Planning Considerations 
 
Land Use 
 
This application is to redesignate the site from the existing I-B f0.5h27 to I-G. The existing I-B 
f0.5h27 land use district allows for prestige, high quality, manufacturing, and research and office 
developments with a maximum floor area ratio of 0.5 and height of 27 metres.  
 
The proposed I-G district allows for a wide variety of light and medium general industrial uses. 
The I-G district is intended to be located in internal locations. Although the site is adjacent to 
Deerfoot Trail, the district contains rules for parcels that share a property line with a major street 
to be applied at the discretion of the Development Authority. A limited number of non-industrial 
uses may also be allowed where deemed appropriate by the Development Authority and in 
compliance with City plans and policies. 
 
Development and Site Design 
 
No development permit application has been submitted at this time. The proposed land use 
district would allow for the development of a wide variety of light and medium general uses and 
a limited number of support commercial uses. Site design elements, such as parking, 
landscaping, and interface with adjacent uses and Deerfoot Trail N will be reviewed at the time 
of development permit. 
 
Environmental 
 
There are no noteworthy environmental features on this site and an Environmental Site 
Assessment was not required. 
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Transportation 
 
The subject site can be accessed from Stone Hill Drive NE which connects to Barlow Trail NE. 
Stone Hill Drive NE is an industrial roadway and is intended accommodate local industrial traffic 
and provide direct access to the uses in the area. Stone Hill Drive NE is being constructed as a 
component of phase 5 of the developer’s Stonegate landing development. Barlow Trail NE is 
classified as an arterial road and is critical to the efficient movement of heavy trucks and other 
motor vehicles given the industrial uses in the area. Barlow Trail NE facilitates active 
transportation via the regional pathway facility on the west side of the street as well as transit. 
The nearest stops are located directly to the east of the subject lands at the intersection of 
Barlow Trail and Stone Hill Drive NE. Overall, the proposed I-G district aligns with City plans 
and policies. 
 
Utilities and Servicing 
 
Water, sanitary, and storm connections are available from Barlow Trail NE and will be provided 
from Stonehill Drive NE when it is constructed. Specific on and off site improvements required to 
accommodate the development of the site will be considered and reviewed at the development 
permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
This application was circulated to external stakeholders, adjacent property owners, advertised 
online and notice posted on site. Administration did not receive any submissions regarding the 
proposal. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014) 
 
The site is located within the “City, Town” area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). The 
SSRP makes no specific reference to this site. The land use proposal is consistent with the 
SSRP policies including the Land Use Patterns policies (subsection 8.14). 
 
Municipal Development Plan (Statutory, 2009) 
 
The subject parcel is located within the Standard Industrial Area of the Municipal Development 
Plan (MDP). The Standard Industrial land use typology consists of existing planned industrial 
areas that contain a mix of industrial uses at varying intensities.  In general, the MDP policies 
encourage lands within this area to be primarily industrial. Other uses that support the industrial 
function of this area and cater to the day-to-day needs of the businesses and their employees 
may be supported. The MDP discourages stand-alone office uses and regional retail 
developments within the Standard Industrial land use typology. 
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The proposed I-G District allows for industrial development and meets the relevant policies of 
the MDP. The I-G District supports the development of a broad range of industrial uses and a 
limited number of non-industrial uses in alignment with the land use policies of the MDP. 
 
Revised Stoney Industrial Area Structure Plan (Statutory, 2005) 
 
The Revised Stoney Industrial Area Structure Plan (ASP) identifies this area as 
Business/Industrial Area. The purpose of the Business/Industrial area is to provide for the 
development of a variety of light industrial uses. In addition, other complementary uses may be 
allowed where deemed to be appropriate.  
 
The ASP also contains transportation, density, and urban design policies which apply to this 
site. Implementation of these policies will be administered at time of development when a 
development permit has been submitted. 
 
Social, Environmental, Economic (External) 
 
This proposal promotes sustainable development principles by providing an environment 
conducive to attracting, retaining and nurturing businesses. The proposed land use change is in 
response to current market conditions and the redesignation will support business and 
investment. The land use change is also expected to spur development and the utilization of the 
existing infrastructure in Stonegate Landing.   
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment and there are no 
growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed land use amendment aligns with the direction of the Revised Stoney Industrial 
Area Structure Plan and the Municipal Development Plan. The I-G land use allows for a mix of 
industrial uses of varying intensities. The proposed redesignation is consistent with the existing 
land use pattern and the proposed change can be accommodated by existing infrastructure.  

 
ATTACHMENT(S) 
1. Applicant Submission 
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Policy Amendment and Land Use Amendment in Silverado and Residual Sub-Area 
13K (Ward 13) at multiple properties, LOC2018-0115 
 
EXECUTIVE SUMMARY  
  
This policy amendment and land use redesignation application was submitted by B&A Planning 
Group on 2018 May 18 on behalf of the landowners Cardel West McLeod Ltd and John Nelson 
Dong for the redesignation of 18.48 hectares (45.66 acres) of land in the southeast communities 
of Silverado and Residual Sub-Area 13K. This application is an amendment to the existing 
approved land use designation and proposes to re-designate this undeveloped land from 
Special Purpose – Community Service (S-CS) District, Residential – Narrow Parcel One 
Dwelling (R-1N) District, and Residential – Low Density Mixed Housing (R-G) District to 
Residential – Medium Profile (M-2) District, and Residential – Low Density Mixed Housing (R-G) 
(R-Gm) District, in order to accommodate a mix of low density housing and multi-residential 
uses. The anticipated density of the plan area will increase from 8.8 units per hectare (3.6 units 
per acre) to 25.2 units per hectare (10.2 units per acre). The proposed land use amendment will 
increase the housing diversity and density in the community.   
  
This application proposes to change the designation of the following sub-areas to allow for: 
 

 15.89 hectares ± (39.26 acres ±) of a wide variety of low density residential development 
with an anticipated 346 dwelling units, with housing types including single detached, 
semi-detached, duplex and rowhouse dwellings (R-G and R-Gm); 

 2.59 hectares ± (6.40 acres ±) of multi-residential development site with a maximum 
floor area of 59,400 square metres and maximum building height of 16 metres (M-2); 

 
The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
Southwest Community 'A' and Employment Centre / Mixed-Use Area Structure Plan (ASP). As 
part of this application, a few minor map and text amendments to the ASP related to the subject 
site are required. 
 
No development permit application has been submitted at this time. 
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ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed amendments to the Southwest Community 'A' and 

Employment Centre / Mixed-Use Area Structure Plan (Attachment 2); and  
 
2. Give three readings to the proposed bylaw.  
 
3. ADOPT, by bylaw, the proposed redesignation of 18.48 hectares ± (45.66 acres ±) 

located at 200 and 500 – 194 Avenue SE and 12 and 35 – 190 Avenue SE (portion of 
Plan 1211390, Block 1, Lots 1 and 2; portion of Plan 7510858, Blocks 11 and 12), from 
Special Purpose – Community Service (S-CS) District, Residential – Narrow Parcel One 
Dwelling (R-1N) District, and Residential – Low Density Mixed Housing (R-G) District to 
Residential – Medium Profile (M-2) District, and Residential – Low Density Mixed 
Housing (R-G) (R-Gm) District; and  

 
4. Give three readings to the proposed bylaw.   

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This redesignation application was submitted to The City of Calgary by B&A Planning Group on 
2018 May 18 on behalf of the landowners Cardel West McLeod Ltd and John Nelson Dong 
(Attachment 1). No development permit application has been submitted at this time. 
 
On 2013 February 14, Calgary Planning Commission approved the East Silverado outline plan, 
LOC2009-0102 (Attachment 3), followed by land use approval by Council on 2015 January 26. 
The plan area of this application is only for a portion of the total outline plan area. 
 
The majority of the northern portion of LOC2009-0102 has been updated by the approved 
Silverton Station land use amendment and outline plan, LOC2015-0118, which was approved in 
2016 (Attachment 4).  
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Site Context 
 
The subject site, referred to as “Silverton South”, is located in the community of Silverado and 
Residual Sub-Area 13K, in the southeast quadrant of the City. A community boundary 
adjustment application is pending to adjust the community boundary of Silverado to match the 
Southwest Community 'A' and Employment Centre / Mixed-Use Area Structure Plan boundary. 
 
The East Silverado outline plan is approximately 61.48 hectares (151.89 acres) in size and will 
be subdivided at the tentative plan stage into the appropriate lots and parcels. The subject site 
of this application comprises an area of approximately 18.48 hectares (45.66 acres) of land, and 
is situated along 194 Avenue SE, which is the community’s major road. To the north, the plan 
area is bounded by the approved Silverton Station land use amendment and outline plan, 
LOC2015-0118. Adjoining lands west of the plan area are owned by Calgary Co-operative 
Association Ltd, with an active land use redesignation application by B&A Planning Group that 
is presently under review (LOC2018-0209), to accommodate mixed use development including 
multi-residential and commercial uses (a grocery store, gas station, office and etc.). To the east, 
the plan area is bound by an approved school site, park space and storm pond (LOC2009-
0102), the Canadian Pacific Railway corridor, and the future LRT line. Further south, beyond the 
194 Avenue SE right-of-way, lays the plan boundary of the West Macleod Area Structure Plan. 
Further west, Sheriff King Street S is approximately 340 metres away. Further northwest, there 
are the partially developed residential community of Silverado.  
 
The subject lands are mainly low rolling open prairie and have been cultivated for agricultural 
use. There is little vegetation on-site and a few minor wetlands that will not be preserved. 
 
As identified in Figure 1, the community of Silverado’s peak population is 7,400 residents in 
2018. 
 

Figure 1: Community Peak Population 

Silverado 

Peak Population Year 2018 

Peak Population 7,400 

2018 Current Population 7400 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
Source: The City of Calgary 2018 Civic Census 

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

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Silverado-Profile.aspx
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use amendment will allow for an increase to residential densities to the community 
and provide more housing diversity in the area (e.g. multi-residential development, rowhouses, 
semi-detached, and duplex homes and suites). Minor amendments to the Southwest 
Community “A” and Employment Centre / Mixed Use Area Structure Plan are required, and are 
in alignment with the objectives of applicable policies as discussed in the Strategic Alignment 
section of this report (below).   
 
Planning Considerations 
 
Subdivision Design  
 
The previously approved East Silverado outline plan (LOC2009-0102) provides the subdivision 
layout, road classification and alignment, site access, lot patterns, pathway connections, and 
Municipal and Environmental Reserves dedication for the land, which are not changed under 
this application. The road widening of 194 Avenue SE at the southwest corner of the site will be 
accommodated by the submittal of an application for a non-conforming tentative plan in the 
future. All conditions from the East Silverado outline plan, LOC2009-0102, shall still apply. 
 
Land Use 
 
This land use amendment application proposes to redesignate the subject land from Special 
Purpose – Community Service (S-CS) District, Residential – Narrow Parcel One Dwelling (R-
1N) District and Residential – Low Density Mixed Housing (R-G) District to Residential – 
Medium Profile (M-2) District, and Residential – Low Density Mixed Housing (R-G) (R-Gm) 
District (Attachment 5).   
 
The existing land use of the northern portion of the land is Special Purpose – Community 
Service (S-CS) District and Residential – Low Density Mixed Housing (R-G) District. The land 
with S-CS land use designation was planned for the future Fire/E.M.S site in LOC2009-0102. 
The planned fire station has been moved to the south side of the 194 Avenue SE and included 
within the approved Belmont Land Use Amendment and outline plan (LOC2011-0058). 
Therefore, the subject land is not needed for Fire/E.M.S and proposed to redesignate the land 
use to Residential – Medium Profile (M-2) District. A small portion of land with R-G designation 
was re-designated from S-CS in the Silverton Station land use amendment and outline plan, 
LOC2015-0118. This application proposes to change the existing R-G district to M-2 District. 
 
The proposed Residential – Medium Profile (M-2) District allows for multi-residential 
developments in a variety of building forms in the Developing Area. This District is intended to 
be in close proximity or adjacent to low density residential development, and be located in close 
proximity to public transit stops and transportation corridors. A future LRT station is planned to 
the northeast of the subject site, and a small portion of the land on the north is located within the 
600 metre Transit Station Planning Area radius, as per Map 2 (Land Use Concept) of the 
Southwest Community 'A' and Employment Centre / Mixed-Use Area Structure Plan. The intent 
of the subject application is to provide more multi-residential housing choices in the developing 
greenfield area. 
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The existing land use of the majority of the plan area is R-1N District, which is intended to 
accommodate residential development in the form of single detached dwellings in the 
Developing Area on narrow or small parcels. Single detached dwellings may include a 
secondary suite or backyard suite, depending on the parcel width. The R-1N District allows for a 
maximum building height of 11 metres and a maximum of one dwelling unit. 
 
The proposed Residential – Low Density Mixed Housing (R-G) (R-Gm) District accommodate a 
wide range of low density residential development in the form of single detached, semi-
detached, duplex dwellings, secondary suites, rowhouses, and cottage housing clusters. The R-
Gm District is not intended to accommodate single detached dwelling, and it is listed as a 
discretionary use in the District. Secondary suites do not count against allowable density. The 
R-G and R-Gm Districts allow for a maximum building height of 12 metres, a maximum height of 
a backyard suite on a laned parcel of 10 metres, and a maximum of one main residential 
building unless the proposal includes cottage housing clusters. The intent of the subject 
application is to allow for more flexibility of housing choices in the developing greenfield area. 

 
Density 
 
This application seeks to redesignate the land in order to accommodate a mix of low density 
housing and multi-residential with opportunities for commercial uses. The existing density of the 
subject land is 8.8 units per hectare (3.6 units per acre). The development proposes an 
anticipated density of 25.2 units per hectare (10.2 units per acre) with a maximum density yield 
of 59.4 units per hectare (24.1 units per acre), which exceeds the minimum density requirement 
of the Municipal Development Plan (20 units per gross developable residential hectare, or 8 
units per gross developable residential acre). More specifically, below is the proposed density 
for the respective land use districts: 
 

 15.89 hectares ± (39.26 acres ±) of low density residential development with anticipated 
346 dwelling units, with housing types including single detached, semi-detached, duplex 
and rowhouse dwellings (R-G and R-Gm); 

 2.59 hectares ± (6.40 acres ±) of multi-residential development site with a maximum 
floor area of 59,400 square metres and maximum building height of 16 metres (M-2). 
The anticipate dwelling units for this site is 119 units;  

 
The anticipated intensity will achieve the MDP’s minimum target of 60 people and jobs per gross 
developable hectare for greenfield areas. Upon full build out, the plan area is anticipated to 
contain a total of 465 residential units, and a total of 1,293 people and 49 jobs with a projected 
73 people and jobs per gross developable hectare. 
 
Development and Site Design 
 
A concept plan for the proposed Residential – Medium Profile (M-2) District site was submitted 
to demonstrate that the proposal will be comprehensively and compatibly developed in the 
context of the immediately surrounding area (Attachment 6). The concept plan also illustrates 
how a buffer/pathway connection can be provided as an appropriate interface between the 
proposed M-2 site and R-G site located southeast of the plan area. 
  

javascript:BSSCPopup('../Popups/Definitions/52_Development.htm');
javascript:BSSCPopup('../Popups/305_Single_Detached_Dwelling.htm');
javascript:BSSCPopup('../Popups/Definitions/51_Developing_Area.htm');
javascript:BSSCPopup('../Popups/Definitions/99_Parcel.htm');
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Environmental  
 
Prior to approval of a future tentative plan and/or stripping and grading permit, the applicant has 
been instructed to provide documentation that any abandoned pipelines within the plan area 
have been removed and the land is appropriate for the intended uses. There are no other 
environmental concerns or items of note regarding the proposed Land Use Amendment.   
 
Transportation 
 
All Conditions of Approval from the East Silverado outline plan, LOC2009-0102, shall apply and 
remain for this amended application.  
 
The need for widening of residential road adjacent to the proposed Residential – Medium Profile 
(M-2) site to accommodate parking on both sides was identified through the CPAG Detail Team 
Review process and a custom cross section with parking on both sides of street adjacent to the 
proposed M-2 site is recommended for Silverado Glen Road SE.  
 
The northern portion of the subject site is located within the Transit Station Planning Area as per 
the Southwest Community 'A' and Employment Centre / Mixed-Use Area Structure Plan. In 
addition to the proximity to the future LRT station, multiple bus stops are planned near the 
subject site and could offer service to the future LRT station.   
 
Utilities and Servicing 
Utilities and servicing for the plan area will be as per the previously approved East Silverado 
outline plan (LOC2009-0102) and will not be affected by the proposed Land Use Amendment.  
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to 
stakeholders and notice posted in developed area near the site. Notification letters were sent to 
adjacent landowners and the application was advertised online. 
 
The Silverado Community Association was circulated on this application. Administration did not 
receive a response from the community association and no citizen comments were received by 
CPC Report submission date. While no public meetings were held by the applicant or 
Administration for this application, the applicant reached out to the Silverado Community 
Association – Development Committee for comment and no comments have been received.   
 
No public meetings were held by the applicant or Administration for this application. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. The design compatibility of discretionary 
uses with respect to the Southwest Community 'A' and Employment Centre / Mixed-Use Area 
Structure Plan and the surrounding neighbourhoods will be reviewed at the development permit 
stage. 
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Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted in developed area near the site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. In 
addition, Commission’s recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory – 2014)  
 
The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on Land 
Use Patterns. 
 
Municipal Development Plan (Statutory – 2009)  
 
The subject parcel is located within the ‘Residential - Developing - Planned Greenfield with Area 
Structure Plan (ASP)’ area as identified on Map 1: Urban Structure in the Municipal 
Development Plan (MDP). The ASP for Planned Greenfield Areas, in existence prior to adoption 
of the MDP, are recognized as appropriate policies to provide specific direction for development 
of the local community. 
 
The proposal will create a range of housing opportunities and choices, and provide a mix of 
housing types and ownerships in the same neighbourhood, which is keeping with relevant MDP 
policies.  
 
South Macleod Regional Policy Plan (Non-Statutory – 2007) 
 
The subject land is located within the ‘Residential Area’ on Map 3 – Land Use Concept in the 
South Macleod Regional Policy Plan. All forms of residential uses are encouraged and a 
diversity of housing shall be provided within each residential community in the Residential Area. 
Compatible and complementary uses will also be encouraged, such as institutional, recreational 
and commercial. 
 
The proposed land use amendment will provide a diversity of housing opportunities and align 
with relevant policies in the South Macleod Regional Policy Plan.  
 

Southwest Community 'A' and Employment Centre / Mixed-Use Area Structure Plan 
(Statutory – 2004) 
 
The subject parcel is located within the ‘Residential Redevelopment Area’ on Map 2 – Land Use 
Concept in the area structure plan. The Residential Redevelopment Area is intended to 
accommodate low density residential development and may also contain medium density 
residential, high density residential, recreational, institutional and local commercial uses. 
Planning policies are also included to provide development direction in the Residential 
Redevelopment Area. 
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The proposed redesignation would allow for a mix of low density residential development and 
multi-residential uses, and provide for sensitive residential density increase to the community. 
The proposed districts are consistent with the applicable policies within the area structure plan. 
 
As mentioned earlier, the planned fire station has been moved to the south side of the194 
Avenue SE and included within the approved Belmont outline plan (LOC2011-0058). In addition, 
the new fire station site in Belmont has the capacity to accommodate E.M.S facility if it is 
necessary. Therefore, the subject land is no longer needed for Fire/E.M.S. site, and minor 
amendments to the Southwest Community 'A' and Employment Centre / Mixed-Use Area 
Structure Plan (ASP) are required. 
 
The proposal is in keeping with applicable policies of the Southwest Community 'A' and 
Employment Centre / Mixed-Use ASP. The proposed minor amendments to the area structure 
plan are deemed appropriate given the approved outline plans in the surrounding area.  
 
Development next to Freight Rail Corridors Policy (Non-Statutory – 2018) 
 
Portion of the subject site is adjacent to the freight rail corridor and must conform to the 
requirements of the Development next to Freight Rail Corridors Policy at the time of the 
Development Permit stage.  
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for wider range of housing types than the existing R-1N, S-
CS and R-G Districts. As such, the proposed change may better accommodate the housing 
needs of different age groups, lifestyles and demographics. 
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
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REASON(S) FOR RECOMMENDATION(S): 
 
The proposal conforms to the Southwest Community 'A' and Employment Centre / Mixed-Use 
Area Structure Plan as amended and is in keeping with applicable policies of the Municipal 
Development Plan. The proposed land use amendment would allow for a range of housing 
opportunities and choices, and provide a mix of housing types in the same neighbourhood.   

ATTACHMENT(S) 
1. Applicant’s Submission  
2. Proposed Amendments to the Southwest Community 'A' and Employment Centre / Mixed-

Use Area Structure Plan 
3. Approved Outline Plan, LOC2009-0102 
4. The Approved Outline Plan Boundaries 
5. Proposed Land Use Amendment 
6. Concept Plan of the Proposed Residential – Medium Profile (M-2) District Site 
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 WHEREAS it is desirable to amend the Southwest Community 'A' and Employment 
Centre / Mixed-Use Area Structure Plan Bylaw 1P2004, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Southwest Community 'A' and Employment Centre / Mixed-Use Area Structure Plan 

attached to and forming part of Bylaw 1P2004, as amended, is hereby further amended 
as follows: 

  
(a) Under Subsection 6.4.1 entitled “Purpose” delete the words “A Fire/E.M.S. 

Station,” from the second sentence. 
 
(b) Delete Subsection 6.4.2(1) in its entirety and renumber the subsection 

accordingly. 
 
(c) Delete the existing Map 2 entitled “Land Use Concept” and replace with revised 

Map 2 entitled “Land Use Concept”, as attached as Schedule A.  
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Proposed Amendments to the Southwest Community 'A' and Employment Centre / 
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SCHEDULE A 
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Approved Outline Plan, LOC2009-0102 
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The Approved Outline Plan Boundaries 
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Proposed Land Use Amendment 
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Concept Plan of the Proposed Residential – Medium Profile (M-2) District Site 
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As per the requirement of the Southwest Community 'A' and Employment Centre / Mixed-Use 
Area Structure Plan, a concept plan for the proposed M-2 site is required to demonstrate that 
the proposal will be comprehensively and compatibly developed in the context of the 
immediately surrounding area.  
 

 
 

Figure 1:  The Concept Plan for the Proposed M-2 Site  
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Land Use Amendment in Springbank Hill (Ward 6), at 36 Elmont Drive SW, 

LOC2018-0169 
 
EXECUTIVE SUMMARY   

 
This application was submitted on 2018 July 20 by Situated Consulting Co on behalf of the 
landowners, Josip Jukic and Tomislav Markic. The land use amendment proposes the 
redesignation of a 0.59 hectare (1.46 acre) parcel in the southwest community of Springbank 
Hill from a Direct Control District to Residential – One Dwelling (R-1s) District. This proposal 
would: 
 

 Accommodate development of 10 single detached dwelling units on the subject parcel, 
as seen in the associated Outline Plan (CPC2018-1314), with the option of secondary 
suite development; and 

 Accommodate public road right-of-way and sidewalks to meet City of Calgary standards.   
 

ADMINISTRATION RECOMMENDATION: 

 
That Calgary Planning Commission recommends that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.59 hectares ± (1.46 acres ±) located 

at 36 Elmont Drive SW (Plan 9111797; Lot 16) from DC Direct Control District to 

Residential – One Dwelling (R-1s) District; and 
 

2. Give three readings to the proposed redesignation bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 

 
None. 
 
BACKGROUND 

 
Situated Consulting Co, on behalf of the landowner, submitted the subject application on 2018 
July 20 and have provided a summary of their proposal in the Applicant’s Submission 
(Attachment 1). 
 
On 2017 June 13, Council approved the Springbank Hill Area Structure Plan (ASP) which 
guides future development of this area. The subject site is located within the land use policy 
area designated Standard Suburban. 
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Location Maps 
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Site Context 
 

The subject parcel is located in the community of Springbank Hill, south of 26 Avenue SW and 
west of 69 Street SW. Site access is currently provided from Elmont Drive SW. Surrounding 
development consists of low-density residential building forms (single detached). The site area 
is 0.59 hectares (1.46 acres). A single detached dwelling exists on the parcel that is to be 
demolished upon the redevelopment of the site.  
 
The site is approximately 1.5 kilometres from the 69 Street LRT station and Westside 
Recreation Centre. Nearby community facilities include the Valleyview Community Church and 
Griffith Woods School, both approximately within 1.5 kilometres of the subject site.  
 
Figure 1 provides Peak Population statistics for the community of Springbank Hill. As identified 
in Figure 1, the community of Springbank Hill reached its peak population in 2018 with 10,052 
residents.  
 

Figure 1: Community Peak Population 
 

Springbank Hill 

Peak Population Year 2018 

Peak Population 10,052 

2018 Current Population 10,052 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
 Source: The City of Calgary 2018 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Springbank Hill community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 

 
Existing Land Use 
 
Development of the subject parcel is currently governed by the rules of a Direct Control District 
(Bylaw 12Z96). The purpose of this Direct Control District is to accommodate rural residential 
development in the form of single detached dwellings, and was the original land use applied to 
this area when it was annexed into the City from Rockyview County. 
 
The discretionary use rules allow for existing parcels to be subdivided once only, where the 
purpose of the subdivision is to create an additional lot for residential development of no less 
than 0.2 hectares (0.5 acres). 
 
  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Springbank-Hill-Profile.aspx
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Proposed Land Use 
 
The proposed land use district, Residential – One Dwelling (R-1s) District, would accommodate 
single detached dwellings in a similar development pattern and building form as provided in the 
existing land use district, with the option of suite development. There are surrounding properties 
in the area that are already designated R-1s, thus this proposal is in keeping with the land use 
character of the area. The applicant’s proposal in the associated outline plan (report CPC2018-
1314) anticipates 10 dwellings, with an approximate density of 16.94 units per hectare. 
 
Springbank Hill Area Structure Plan (ASP) 

 
Section 3 – Land Use Areas 
 
The subject site is located within the Standard Suburban policy area in the ASP which allows for 
a limited range of residential dwelling forms (single and semi-detached), as well as institutional 
and recreational uses.   
 
Land Use Evaluation 
 
The proposed land use amendment is found to meet the relevant policies for the Standard 
Suburban area (Section 3.1.3 of the ASP) as follows: 
 

1. Densities shall range between 7 to 17 units per gross developable hectare; and 
2. Developments should accommodate single detached and semi-detached housing. 

 
The proposal represents a moderate increase in density compared to the existing land use 
district (the proposal anticipates a density of 16.94 units per hectare as compared with 3.4 units 
per hectare under the existing land use district). The proposed land use district would 
accommodate future development that maintains existing land use patterns and similar building 
forms within its immediate context.   
 
Infrastructure 

 
Transportation Networks 
 
Access to the parcel is from Elmont Drive SW. All roads and sidewalks constructed shall be 
public and will be designed to the satisfaction of the Director of Transportation Planning. The 
applicant will be required to contribute to the cost of off-site improvements, specifically 
construction of a sidewalk adjacent to Elmont Drive SW, at the subdivision stage. 
 
An existing northbound bus stop (Route 454) is located along 77 Street SW and an additional 
northbound bus stop (Route 439) is located along 69 Street SW. Both routes connect transit 
services to the LRT system (Blue Line) at 69 Street SW. 
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Utilities and Servicing 
 
Water, storm water, and sanitary services are available within the site boundary and are able to 
accommodate the proposed development. Further servicing details will be determined via the 
Stormwater Management Report and the construction drawings at the subdivision stage.  
 
Stakeholder Engagement, Research and Communication  

 
Engagement and Public Meetings 
 
The subject application was circulated to relevant stakeholders and notice posted on-site. 
Notification letters were sent to adjacent land owners, and the application was advertised online. 
 
No public meetings were held by the applicant or Administration in association with this 
application. 
 
Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Citizen and Community Association Comments 
 
Six letters of opposition were received from the public. The letters submitted expressed the 
following concerns: 
 

 Concern over the increase in number of units proposed as not being compatible with 
surrounding development; 

 Concern that this increase in number of units will cause safety and traffic issues; 

 Concern over drop in property values; and 

 Concern over loss of natural vegetation. 
 
Administration has reviewed these concerns. The proposed density for the subject parcel is in 
keeping with the Springbank Hill ASP. There will be a slight increase in the number of vehicles 
along Elmont Drive SW, but relatively minimal. To address the last concern, Administration has 
recommended within the Conditions of Approval that if possible, the applicant provide boulevard 
trees along Elmont Drive SW at time of development. 
 
The Springbank Hill Community Association was circulated on this application. The Association 
responded with an email (Attachment 2) generally supporting the redesignation, but with some 
comments summarized as follows: 
 

 Passing along a resident’s concern regarding the increase in density not being 
compatible with the existing homes in the area; and 

 The desire to see additional detail as to connectivity between developments. 
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In regards to the second comment raised by the Community Association, this can be evaluated 
at the subdivision stage of the process.  
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory – 2014) 
 
The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns 
(Section 8.14). 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject parcel is located with the Developing Residential areas as identified in the Municipal 
Development Plan (MDP). With the recent adoption of amendments to the Springbank Hill Area 
Structure Plan (ASP), policies are in place to guide the development of the subject site in 
compliance with the applicable policies of the MDP. 
 
Springbank Hill Area Structure Plan (Statutory – 2017) 
 
The subject parcel is located within the Standard Suburban land use policy area. These areas 
are intended to accommodate single and semi-detached forms of housing. The proposed land 
use amendment complies with the land use and density policies of the ASP and accommodates 
compatible development with the low-density residential character of the existing 
neighbourhood.   
 
Social, Environmental, Economic (External) 

 
The proposed land use amendment allows for the potential of suite development that is not 
listed as a use within the current Land Use District. Therefore, the proposed amendment would 
accommodate a slightly greater mix of housing types in the community of Springbank Hill, thus 
perhaps allowing for some people to live in the community who may otherwise be unable to.  
 
Financial Capacity 

 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
  



Item # 7.2.9 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2018-1313 
2018 November 15  Page 7 of 7 
 

Land Use Amendment in Springbank Hill (Ward 6), at 36 Elmont Drive SW, 

LOC2018-0169 
 

 Approval(s): S. Lockwood concurs with this report. Author: C. Renne-Grivell 

Risk Assessment 

 
There are no significant risks associated with this proposal. 
 
REASON(S) FOR RECOMMENDATION(S): 

 
The proposal complies with the applicable policies of the Springbank Hill ASP. The proposed 
R-1s District accommodates development on the subject site that is compatible with the 
character of the surrounding low density residential development. The proposal would 
accommodate a slight increase in the mix of housing forms allowed which is in keeping with the 
policies of the Springbank Hill ASP. 

 
ATTACHMENT(S) 

1. Applicant’s Submission  
2. Community Association Letter 
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Colleen, 
 
I am submitting comments regarding LOC2018-0169 at 36 Elmont Drive, on behalf of 
the Springbank Hill Community Association. As this Land Use Amendment and Outline 
Plan submission appears to be within the allowable density limits of the current ASP we 
have no significant concerns to report. We do have a few comments: 
 

 we did hear from a resident on Elmont Drive who was concerned about the 
increased density versus existing homes in the area - we recommend that the 
developer reach out to adjacent property owners to review the proposal directly 
with them were appropriate 

 we would like to see more details about the proposed solution to the city’s 
requirement for connectivity between developments in the area 

 we request that the city forward this email to the developer and would welcome 
an opportunity to meet with them to review the development in more detail. 

 
Sincerely, 
 
Elio Cozzi 
President, Springbank Hill Community Association 
website: springbankhill.org 

 
 
 
 
 
 
 
 

 

https://urldefense.proofpoint.com/v2/url?u=http-3A__springbankhill.org&d=DwMFaQ&c=jdm1Hby_BzoqwoYzPsUCHSCnNps9LuidNkyKDuvdq3M&r=sjE_8id4RnONAw_2t1SbalRf_NYxS-1zdfcMhqdSPRE&m=7jFMM5gbGruq1XGO7-jTNGBUfXpvwdF6eL406EYv7dc&s=aVgHEDJoS_QxZYYNuwW_d_AmhOMqOXpQbg-HpkzIr7w&e=
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EXECUTIVE SUMMARY   

 
This application was submitted on 2018 July 20 by Situated Consulting Co on behalf of the 
landowners, Josip Jukic and Tomislav Markic. This outline plan proposes subdivision and 
development of a 0.59 hectare (1.46 acre) parcel in the southwest community of Springbank 
Hill. The associated land use amendment application (CPC2018-1313) proposes a 
redesignation of this parcel from a Direct Control District to Residential – One Dwelling (R-1s) 
District. The outline plan provides for: 
 

 a development that will accommodate single-detached dwelling units that have the 
potential for suite development; 

 dwelling units to be accommodated with a fee simple subdivision; 

 public roads and sidewalks within the site that are to be built to meet City of Calgary 
standards. 
 

This outline plan application is being considered under the policies of the Springbank Hill Area 
Structure Plan (ASP) and the Municipal Development Plan (MDP). The associated land use 
redesignation application to the R-1s District complies with the Standard Suburban land use 
policies of the ASP. 
 

ADMINISTRATION RECOMMENDATION: 

 
That Calgary Planning Commission APPROVE the proposed outline plan located at 36 Elmont 
Drive SW (Plan 9111797; Lot 16) to subdivide 0.59 hectares ± (1.46 acres±), with conditions 
(Attachment 2). 

 

PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 

BACKGROUND 

 
Situated Consulting Co, on behalf of the landowner, submitted the subject application to The 
City of Calgary on 2018 July 20 and have provided a summary of their proposal in the 
Applicant’s Submission (Attachment 1). 
 
On 2017 June 13, Council approved the Springbank Hill Area Structure Plan (ASP) which 
guides future development of this area. The subject site is located within the land use policy 
area designated Standard Suburban. 
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Site Context 
 
The subject parcel is located in the community of Springbank Hill, south of 26 Avenue SW and 
west of 69 Street SW. Site access is currently provided from Elmont Drive SW. Surrounding 
development consists of low-density residential building forms (single detached). The site area 
is 0.59 hectares (1.46 acres). A single detached dwelling exists on the parcel that is to be 
demolished upon redevelopment of the site.  
 
The site is approximately 1.5 kilometres from the 69 Street LRT station and Westside 
Recreation Centre. Nearby community facilities include the Valleyview Community Church and 
Griffith Woods School, both approximately within 1.5 kilometres of the subject site.  
 
Figure 1 provides Peak Population statistics for the community of Springbank Hill. As identified 
in Figure 1, the community of Springbank Hill reached its peak population in 2018 with 10,052 
residents.  
 

Figure 1: Community Peak Population 
 

Springbank Hill 

Peak Population Year 2018 

Peak Population 10,052 

2018 Current Population 10,052 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
 Source: The City of Calgary 2018 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Springbank Hill community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 

 
Subdivision Design 
 
The proposed outline plan provides for a similar lot and street pattern as found within 
neighbouring areas. The plan area is surrounded by existing residential development. Access 
into and throughout the plan area is to be accommodated by public road right-of-way. 
 
The proposed outline plan (Attachment 3) shows the applicant’s intent to develop the site as fee 
simple lots. The applicant proposes to create 10 individual lots, with each lot individually 
serviced through the public road that will be built to City standards for public right-of-ways.  
 
Subject to approval of the land use redesignation, the applicant will submit a subdivision 
application to enable the fee simple lots to proceed. Each parcel complies with the rules of the 
Residential – One Dwelling District (R-1s) District.  
 
Municipal Reserve dedication is not required, as reserve was previously provided in 1960 upon 
registration of Plan 2370 IB.  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Springbank-Hill-Profile.aspx
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Land Use 
 
The existing land use for the subject site is a Direct Control District (Bylaw 12Z96), intended to 
accommodate rural residential development in the form of single detached dwellings. Under this 
land use, existing parcels can be subdivided once only, where the purpose of the subdivision is 
to create an additional lot for residential development of no less than 0.2 hectares (0.5 acres). 
 
The associated land use amendment application (CPC2018-1313) proposes to redesignate the 
site to the Residential – One Dwelling (R-1s) District. The R-1s District accommodates single 
detached dwellings with the option of suite development, a similar development pattern as 
provided in the existing land use district.  
 
Section 3 – Land Use Areas 
 
Springbank Hill Area Structure Plan (ASP) 
 
The subject parcel is located in the Standard Suburban land use policy area of the ASP. This 
policy area allows for single and semi-detached dwellings, institutional and recreational uses.   
 
Land Use Evaluation 
 
The proposed outline plan complies with the relevant policies of the Standard Suburban land 
use area (Section 3.1.3 of the ASP) as follows: 
 

1. Densities shall range between 7 to 17 units per gross developable hectare; and 
2. Developments should accommodate single detached and semi-detached housing. 

 
The proposal represents a moderate increase in density compared to the existing land use 
district. The proposed land use district would accommodate future development that maintains 
the existing land use pattern, built form and context of the surrounding area. 
 
Density 
 
The density of the proposed 10 unit development is 16.94 units per hectare (uph), just under the 
maximum 17 uph allowed in the Standard Suburban land use policy area of the Springbank Hill 
ASP.  
 
A subdivision application is required prior to registration of the fee simple plan.  
 
Development permit applications are not required prior to the submission of building permits for 
single and semi-detached buildings in the developing areas of the City. 
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Stakeholder Engagement, Research and Communication  

 
Engagement and Public Meetings 
 
The subject application was circulated to relevant stakeholders and notice posted on-site. 
Notification letters were sent to adjacent land owners, and the application was advertised online. 
 
No public meetings were held by the applicant or Administration in association with this 
application. 
 
Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Citizen and Community Association Comments 
 
Six letters of opposition were received from the public. The letters submitted expressed the 
following concerns: 
 

 Concern over the increase in number of units proposed as not being compatible with 
surrounding development. 

 Concern that this increase in number of units will cause safety and traffic issues.  

 Concern over drop in property values. 

 Concern over loss of natural vegetation. 
 
Administration has reviewed these concerns. The proposed density for the subject parcel is in 
keeping with the Springbank Hill ASP. There will be a slight increase in the number of vehicles 
along Elmont Drive SW, but relatively minimal. To address the last concern, Administration has 
recommended within the Conditions of Approval (Attachment 2) that the applicant provide 
boulevard trees along Elmont Drive SW at time of development. 
 
The Springbank Hill Community Association was circulated on this application. The Association 
responded with an email (Attachment 5) generally supporting the redesignation, but with some 
comments summarized as follows: 
 

 Passing along a resident’s concern regarding the increase in density not being 
compatible with the existing homes in the area; and 

 The desire to see additional detail as to connectivity between developments. 
 
In regards to the second comment raised by the Community Association, this can be evaluated 
at the subdivision stage of the process.  
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Strategic Alignment 

 
South Saskatchewan Regional Plan (Statutory – 2014) 
 
The subject parcel is located within the City, Town area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on Land 
Use Patterns (Section 8.14). 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject parcel is located with the Developing Residential area as identified in the Municipal 
Development Plan (MDP).  With the recent adoption of the amendments to the Springbank Hill 
ASP, policies are in place to guide the development of the subject site in compliance with the 
applicable policies of the MDP. 
 
Springbank Hill Area Structure Plan (Statutory – 2017) 
 
The subject parcel is located in the Standard Suburban land use policy area. This area is 
intended to accommodate single and semi-detached forms of housing. The proposed land use 
amendment complies with policies of the ASP and accommodates compatible development with 
the low-density residential character of the existing neighbourhood.   
 

Social, Environmental, Economic (External) 

 

The proposed outline plan accommodates an additional housing form (single detached dwellings with 

suite development) not allowed within the current Land Use District. The proposed land use amendment 

would accommodate a slightly greater mix of housing types in this particular area within the community 

of Springbank Hill.  

 

Financial Capacity 

 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed outline plan does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 

Risk Assessment 

 
There are no significant risks associated with this proposal. 
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REASONS FOR RECOMMENDATION: 
 
The proposal complies with the applicable policies of the Springbank Hill ASP. The proposed 
Outline Plan accommodates the addition of single-detached housing with suite development, 
while keeping within the density allowed with the Standard Suburban land use policies of the 
Springbank Hill ASP. 

 

ATTACHMENT(S) 

1. Applicant’s Submission 
2. Conditions of Approval 
3. Outline Plan 
4. Community Association Letter 
5. Outline Plan Data Sheet 
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Subdivision Services: 
 
1. Relocation of any utilities shall be at the developer’s expense and to the appropriate 

standards. 
 
2. The developer, at its expense, shall install decorative street lighting, known as the 

McKenzie Towne Style or the 5 metre Traditional 17 Ave Style.  The style of street light 
shall be consistent with the adjacent developments.  

 
3. The existing building shall be removed prior to endorsement of the final instrument of the 

subdivision application. 
 
Development Engineering: 
 
4. The parcels shall be developed in accordance with the development restriction 

recommendations outlined in the following report(s): 

 Geotechnical Report, East Springbank Subdivision, prepared by McIntosh Lalani 
Engineering Ltd. (File No ML 8718), dated July 11, 2018. 

5. Servicing arrangements shall be to the satisfaction of the Manager Infrastructure 
Planning, Water Resources. 

 
6. Prior to approval of the Tentative Plan, submit two (2) copies of Structural Design 

Drawings and cross-sections for the retaining wall(s) prepared by a qualified Structural 
Engineer under seal and permit to practice stamp to the satisfaction of the Chief 
Structures Engineer, Roads.  The intent of the drawings is to show the feasibility of the 
proposed retaining wall(s) at the location(s) indicated.  

 
 Note: This condition is intended for the two terraced retaining walls on the west side of 

the site with a cumulative height (including 1.5m long 3:1 slope between walls) of 
approximately 2.5m.  

 
7. Prior to endorsement of any Tentative Plan/prior to release of a Development 

Permit, execute a Development Agreement.  Contact the Subdivision Development 
Coordinator, Calgary Approvals Coordination for further information at 403-268-6739 or 
email urban@calgary.ca. 

 
8. The Developer shall make repayment arrangements with the City of Calgary for part cost 

of the surface improvements constructed in Elmont Drive SW adjacent to the site, which 
were constructed by 1089302 Alberta Inc through their Springbank Hill, Phase 1 (2005-
097) subdivision. 

 
9. The developer shall make satisfactory cost sharing arrangements with Springbank Hill 

Development Corporation for part cost of the existing watermain installed in Elmont 
Drive SW, which was constructed by Springbank Hill Development Corporation under 
Springbank Hill, Phase 3 (2001-075). 

 
10. The developer shall make satisfactory cost sharing arrangements with 1089302 Alberta 

Inc for part cost of the existing storm and sanitary sewers installed in Elmont Drive SW, 
which were constructed by 1089302 Alberta Inc under Springbank Hill, Phase 1 (2005-
097). 

 

mailto:urban@calgary.ca
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11. The Developer shall make payment to the City for their share of the East Springbank 
Servicing Study. 

 
12. Off-site levies, charges and fees are applicable.  Contact the Subdivision Development 

Coordinator, Calgary Approvals Coordination for further information at 403-268-6739 or 
email urban@calgary.ca. 

 
13. 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 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 a wood screening fence, chain link fence, or sound attenuation fence, 
whichever may be required, inside the property line of the residential lots along the 
boundaries of the plan area.  

 
d) Construct the regional pathway within and along the boundaries of the plan area, to 
the satisfaction of the Director of Parks Development 

 
Transportation: 
 
14. No direct vehicular access shall be permitted to or from Elmont Dr. SW and a restrictive 

covenant shall be registered concurrent with the registration of the final instrument 
to that effect at the Tentative Plan stage. 

 
15. All roads and intersections shall be designed to the satisfaction of Director 

Transportation Planning. 
 
16. The cul-de-sac is to be built to City of Calgary standard 454.1004.004 in the Calgary 

Design Guidelines for Subdivision Servicing. 
 
Parks: 
 
17. As identified in PE2018-00446, and as per Section 4.4 Open Space Network Policy 12, 

of the Springbank Hill ASP, “Developments should be designed to reduce energy costs 
(e.g. sunlight exposure, retention of trees, orientation of buildings)”. The Developer is 
encouraged to retain existing tree stands (possibly along the north boundary in the back 
of lots) prior to approval of the stripping and grading permit or tentative plan 
approval, whichever comes first. 

 
18. Prior to approval of the stripping and grading permit or tentative plan approval, 

whichever comes first, the developer shall install and maintain a temporary construction 
fence on the private property line with private trees to be retained (if required). 

mailto:urban@calgary.ca
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Colleen, 
 
I am submitting comments regarding LOC2018-0169 at 36 Elmont Drive, on behalf of 
the Springbank Hill Community Association. As this Land Use Amendment and Outline 
Plan submission appears to be within the allowable density limits of the current ASP we 
have no significant concerns to report. We do have a few comments: 
 

 we did hear from a resident on Elmont Drive who was concerned about the 
increased density versus existing homes in the area - we recommend that the 
developer reach out to adjacent property owners to review the proposal directly 
with them were appropriate 

 we would like to see more details about the proposed solution to the city’s 
requirement for connectivity between developments in the area 

 we request that the city forward this email to the developer and would welcome 
an opportunity to meet with them to review the development in more detail. 

 
Sincerely, 
 
Elio Cozzi 
President, Springbank Hill Community Association 
website: springbankhill.org 

 
 
 
 
 
 
 
 

 

https://urldefense.proofpoint.com/v2/url?u=http-3A__springbankhill.org&d=DwMFaQ&c=jdm1Hby_BzoqwoYzPsUCHSCnNps9LuidNkyKDuvdq3M&r=sjE_8id4RnONAw_2t1SbalRf_NYxS-1zdfcMhqdSPRE&m=7jFMM5gbGruq1XGO7-jTNGBUfXpvwdF6eL406EYv7dc&s=aVgHEDJoS_QxZYYNuwW_d_AmhOMqOXpQbg-HpkzIr7w&e=
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Policy Amendment and Land Use Amendment in Killarney/Glengarry (Ward 8) at 
3235 Kinsale Road SW, LOC2018-0181 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Sinclair Signature Homes on 2018 August 10 on behalf of the 
landowner, Jeremy Paylor. The application proposes to change the designation of this property 
from DC Direct Control District to Residential – Grade-Oriented Infill (R-CG) District to allow for: 
 

 rowhouses in addition to the uses already allowed (e.g. single detached, semi-detached, 
and duplex homes); 

 a maximum building height of 11 metres (an increase from the maximum of 10 metres); 

 a maximum of four dwelling units (an increase from the maximum of two dwelling units); 
and 

 the uses listed in the R-CG district. 
 
A minor map amendment to the Killarney/Glengarry Area Redevelopment Plan (ARP) is 
required to accommodate the proposed land use redesignation. The proposal conforms to the 
ARP, as amended, and is in keeping with applicable policies of the Municipal Development 
Plan. 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed amendments to the Killarney/Glengarry Area 

Redevelopment Plan (Attachment 3); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located 

at 3235 Kinsale Road SW (Plan 732GN, Block 2, Lot 1) from DC Direct Control District 
to Residential – Grade-Oriented Infill (R-CG) District; and 

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This redesignation application was submitted to the City of Calgary by Sinclair Signature Homes 
on 2018 August 10 on behalf of the landowner, Jeremy Paylor. No development permit 
application has been submitted at this time. However, as noted in the Applicant’s Submission 
(Attachment 1), the applicant is intending to develop four residential units. 
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Site Context 
 
The subject site is located in the community of Killarney/Glengarry at the northwest corner of 
Kinsale Road SW and Richmond Road SW. Surrounding development is characterized by a mix 
of single and semi-detached homes. The predominant land uses in this area are Residential – 
Contextual One Dwelling (R-C1) District, Residential – Contextual One / Two Dwelling (R-C2) 
District and the same Direct Control District (Bylaw 28Z91). This DC is based on the R-2 
Residential Low Density District of Land Use Bylaw 2P80 and is comparable to R-C2. 
 
The site is 15.85 metres by 36.55 metres in size. A rear lane exists along the northwest end of 
the site. The property is currently developed with a one-storey single detached dwelling. 
 
As identified in Figure 1, the community of Killarney/Glengarry has seen population growth over 
the last several years reaching its population peak in 2015. Between 2015 and 2017, the 
community declined in population by 254 residents. 
 

Figure 1: Community Peak Population 

Killarney/Glengarry 

Peak Population Year 2015 

Peak Population 7,677 

2017 Current Population 7,530 

Difference in Population (Number) -254 

Difference in Population (Percent) -3% 
          Source: The City of Calgary 2017 Civic Census 

 
Additional demographics and socio-economic information may be obtained online through the 
Killarney/Glengarry community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal allows for development that has the ability to be compatible with the established 
building form of the existing neighbourhood. 
 
Planning Considerations 
 
The primary planning consideration in evaluation of this application was whether it aligns with 
the Municipal Development Plan and the Killarney/Glengarry Area Redevelopment Plan. 
 
Land Use 
 
The existing Direct Control District (Bylaw 28Z91) is based on the R-2 district of Land Use 
Bylaw 2P80. This district allows for single detached, semi-detached and duplex homes. A 
maximum building height of 10 metres and a maximum of two dwelling units is allowed under 
this district. 
 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Killarney---Glengarry.aspx
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The proposed Residential – Grade-Oriented Infill (R-CG) District allows for two to three storey 
(11 metres maximum height) rowhouse developments where one façade of each dwelling unit 
must directly face a public street. The maximum density of 75 units per hectare would allow for 
up to four dwelling units on the subject site. 
 
The R-CG District also allows for a range of other low-density housing forms such as single 
detached, semi-detached and duplex dwellings. Secondary suites (one backyard suite or 
secondary suite per unit) are also allowable in R-CG developments. Secondary suites do not 
count against allowable density and do not require motor vehicle parking stalls in the R-CG 
district provided the suites are below 45 square metres in size, are located within 600 meters of 
frequent transit, and storage is provided for bikes, strollers or similar. 
 
Development and Site Design 
 
The proposed redesignation provides guidance for site development including appropriate uses, 
height and building massing, landscaping and parking. 
 
Environmental 
 
An environmental site assessment was not required for this application. 
 
Transportation 
 
Pedestrian and vehicular access to the site is available from Kinsale Road SW, Richmond Road 
SW and the rear lane. The subject site is approximately 350 metres from both northbound and 
southbound route 306 bus rapid transit (BRT) and route 72/73 bus stops. The northbound 
routes service the Westbrook LRT station and the southbound routes service Mount Royal 
University and the Heritage LRT station. On-street parking adjacent to the site is non-restricted. 
A Transportation Impact Assessment was not required as part of this application. 
 
Utilities and Servicing 
 
Water, sanitary and storm mains are available to this site. Further details for servicing and 
waste collection facilities will be reviewed at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to the 
Community Association and notice posted on-site. Notification letters were sent to adjacent 
landowners and the application was advertised online. 
 
Following Calgary Planning Commission, notification for Public Hearing of Council will be posted 
on-site and mailed out to adjacent landowners. In addition, Commission’s recommendation and 
the date of the Public Hearing will be advertised. 
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Administration received a letter in opposition to the application from the Killarney/Glengarry 
Community Association (Attachment 2) with concerns regarding applicant engagement, the 
volume of these types of land use amendment applications in the area and whether or not this 
proposed land use district will align with the new vision for Killarney under a new Area 
Redevelopment Plan. 
 
Administration responded to the letter by encouraging the applicant to contact the Community 
Association to discuss the proposal. The applicant did contact the Community Association and 
there have been ongoing discussions regarding the proposal and future development permit 
plans. Administration did not receive any additional comments from the Community Association 
as a result of these discussions. 
 
Administration received three letters in opposition to the application from citizens. Reasons 
stated for opposition are summarized below: 
 

 Increase in density and building massing; 

 Limited on-street parking and limited room for on-site parking; 

 Increase in noise; and  

 The number of waste, recycling and organics bins. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined that proposal to be appropriate. The building design, parking requirements, 
and the waste, recycling and organics bins will be reviewed at the development permit stage. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory – 2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan (SSRP) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject parcel is located within the Residential - Developed - Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment of inner-city communities that is similar in scale and built form to 
existing development, including a mix of housing such as townhouses and rowhousing. The 
MDP also calls for a modest intensification of the inner city, an area serviced by existing 
infrastructure, public amenities and transit. 
 
The proposal is in alignment with relevant MDP policies as the rules of the R-CG District provide 
for a development form that may be sensitive to existing residential development in terms of 
height, built form and density. 
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Killarney/Glengarry Area Redevelopment Plan (Statutory – 1986) 
 
The subject parcel is located within the Conservation/Infill area as identified on Map 2: Land 
Use Policy in the Killarney/Glengarry Area Redevelopment Plan (ARP). The Conservation/Infill 
area is intended for low-density developments in the form of single detached, semi-detached, 
and duplex dwellings. To accommodate the proposed R-CG District, a minor amendment to 
Map 2 is required to change the land use category of the subject site to Low Density 
Townhousing (Attachment 3).  This amendment is supported by the MDP. 
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for a wider range of housing types than the existing Direct 
Control District and as such, the proposed change may better accommodate the housing needs 
of different age groups, lifestyles and demographics. 
  
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan. The 
proposed R-CG District was designed to be implemented in proximity to or directly adjacent to 
low-density residential development. The proposal represents a modest density increase of an 
inner-city parcel of land and allows for development that has the ability to be compatible with the 
character of the existing neighbourhood. 
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We are pleased to present this application for Land Use redesignation the property at 3235 
Kinsale Rd SW from RC-2 to RC-G.  
 
3235 Kinsale Rd is an excellent location for the RC-G zoning in the popular community of 
Killarney/Glengarry as the city is encouraging housing options in established communities with 
direct easy access to transit, shopping, schools and other amenities. Consistent with other 
corner lot redesignation approvals on the street (3604 Richmond Rd SW) we intend to submit a 
4 unit rowhouse application concurrent with the redesignation. These 3 bedroom homes are a 
perfect match for families seeking an affordable new home in an established community.  
 
The property has direct lane access allowing residents to access their individual garages from 
the lane and reduce impact of street parking on Richmond Rd.  
The site is: 

 less than 5-minute walk to AE Cross School 

 less than 5-minute walk to the 37 ST Safeway 

 less than 10-minute walk to Killarney Elementary school. 

 
Sinclair Signature Homes 
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 September 7, 2018  
 
File Manager  
LOC2018-0181  
City of Calgary  
P.O. Box 2100 Station M  
Calgary, Alberta  
T2P 2M5  
Attn: Jennifer Duff  
 
Dear City Council,  
 
I am writing on behalf of the Killarney Glengarry Community Association (KGCA) regarding 
LOC2018-0181, currently under review for a land use amendment at 3235 Kinsale Road SW. 
The KGCA is looking to ensure that Killarney-Glengarry is developed in a manner that aligns 
with our core values (safe, vibrant, and inclusive). As such, these items are front of mind when 
reviewing the proposals of project proponents.  
 
As part of our Terms of Reference, a Land Use Change falls as a Level 3 for commentary. For 
Level 3 items we have considered the following 4 points:  
 
1. Suggestions That Align to KGCA Values (safe, vibrant, inclusive)  
 
Safe: The KGCA wants to ensure that the neighborhood is developed in a manner that creates 
a safe and walkable environment. The KGCA believes that having ‘eyes on the street’ helps 
make for a safer neighborhood and so hopes that, if this land use amendment application were 
to be approved, Sinclair Signature Homes (Sinclair) would ensure to have units facing both 
Kinsale Road and Richmond Road in order to maximize this opportunity.  
Vibrant: While the KGCA believes that new developments are a component of increasing the 
vibrancy of a neighborhood, simple or repetitive designs, or those that disregard the character of 
the community can significantly mute this opportunity. We hope that, if this application were to 
be approved by City Council, Sinclair will be able to balance innovation with the existing 
character of Killarney-Glengarry, while utilizing intriguing landscaping to create an appealing 
streetscape. We would also want to see the developer ensure that an interesting and engaging 
façade and landscaping is applied to the development facing both Kinsale Road and Richmond 
Road.  
Inclusive: The KGCA believes that a range of housing diversity will help create an inclusive 
neighborhood. While the typical rowhouse offers a lower price point than the typical 
detached/semi-detached residence, the cost can still be unattainable for many individuals. We 
believe an opportunity exists in the R-CG  
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space to create units of varying sizes, thereby offering a range of housing products. This may 
allow the developer to capture roughly the same revenue for the development as a whole, while 
offering the smaller residences for a price lower than traditional rowhouses. We hope this is a 
concept Sinclair would consider doing at 3235 Kinsale Road SW, if this application were to be 
approved.  
 
2. Engagement Initiatives/Effort  
 
To our knowledge, there have been no attempts made by the project proponent to engage with 
the KGCA to discuss this project. As such, the KGCA has no visibility as to the efforts that 
Sinclair has taken to engage with nearby residents.  
As a developer that is largely unknown to the KGCA Development Committee (at least in the 
current incarnation of our group), it is disappointing to have Sinclair not reach out to discuss a 
project that includes a zoning change. The KGCA believes that dialogue between residents and 
developers helps to better meet the needs, and align with the visions, of both parties. As such, 
the KGCA is not able to provide support of this application until further engagement has 
occurred with the KGCA and nearby residents.  
 
3. Identify Parties Affected  
 
At this time, we have not heard from any residents directly on this proposed land use change.  
 
4. Summarize Issues  
 
As stated in item 2, the KGCA has concerns about the level of engagement that has occurred in 
regards to this project. Prior to this application progressing, we recommend that the applicant 
make reasonable attempts to engage with potentially impacted parties, including the KGCA, to 
discuss their vision for the site. This will provide the opportunity for Sinclair to address any 
concerns and, where reasonable, determine how these concerns can be remedied.  
 
Speaking more broadly, the KGCA also has concerns with the current volume and pace at 
which applications for land use amendments are being submitted within the community, given 
the ongoing (although now stalled) ARP process. We are concerned that the densification 
options being proposed by project proponents may not align with the new vision for Killarney.  
 
We would like to see a holistic vision for densification leading development, as opposed to 
decisions being made in a semi-isolated fashion, especially in key corridors such as Richmond 
Road. These decisions could have the impact of influencing the outcome of the ARP, or 
impeding the ability of adjacent sites to be  
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developed to their highest and best use (should their zoning change). This impact is magnified 
when corner units are developed, as they are an integral piece of larger initiatives.  
 
As such, the KGCA does not support this land use application and would like to know who we 
can connect with in the City of Calgary Planning Department to facilitate neighborhood wide 
planning that will ensure ad-hoc development does not impact the opportunity for greater 
initiatives in the future.  
 
Sincerely,  
 
Cale Runions  
Director - Development  
Killarney-Glengarry Community Association 
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 WHEREAS it is desirable to amend the Killarney/Glengarry Area Redevelopment Plan 
Bylaw 16P85, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

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

Bylaw 16P85, as amended, is hereby further amended as follows: 
  

(a) Amend Map 2 entitled ‘Land Use Policy’ by changing 0.06 ± (0.14 acres ±) 
located at 3235 Kinsale Road SW (Plan 732GN, Block 2, Lot 1) from 
Conservation/Infill to Low Density Townhousing as generally illustrated in the 
sketch below: 

 

 



 



Approval(s): K. Froese  concurs with this report.  Author: C. Wolfe 
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Land Use Amendment in Southwood (Ward 11) at 10119 and 10233 Elbow Drive 
SW, LOC2017-0255 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by Rick Balbi Architect on 2017 August 31 
on behalf of Sable Developments Ltd, and with authorization from the owner, Southwood Gate 
Corp, for the redesignation of approximately 3.49 hectares (8.62 acres) of land within the 
community of Southwood.  This application is intended to facilitate the redevelopment of the 
subject site to include a greater diversity and intensity of land use.  The application proposes to 
change the land use of the subject site from Commercial – Community 2 f0.32h15 (C-C2 
f0.32h15) District to Commercial – Community 2 f2.0h15 (C-C2 f2.0h15) District and 
Commercial – Community 2 f2.0h24 (C-C2 f2.0h24) District (1P2007) to allow for:  
 

 the permitted and discretionary uses listed in the proposed C-C2 designation;  

 a maximum building height of 15 metres (no change proposed) on the western and 
southern portion of the site and 24 metres on the eastern portion of the site; and  

 a maximum building floor area of approximately 69,800 square metres (an increase of 
58,632 square metres from what is currently allowed).  

 
The proposal is compatible with surrounding land uses and in alignment with the applicable 
policies of the Municipal Development Plan. 
 
No development permit application has been submitted at this time. 
 

 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing and: 
 
1. ADOPT, by bylaw, the proposed redesignation of 3.49 hectares ± located at 10119 and 

10233 Elbow Drive SW (Plan 2601HR, Block 2, Lot 14) from Commercial – Community 
2 f0.32h15 (C-C2 f0.32h15) District to Commercial – Community 2 f2.0h15 (C-C2 
f2.0h15) District and Commercial – Community 2 f2.0h24 (C-C2 f2.0h24) District; and  

 
2. Give three readings to the proposed bylaw. 

 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
This land use amendment application was submitted by Rick Balbi Architect Ltd on 2017 August 
31 on behalf of Sable Developments Ltd, and with authorization from the owner, Southwood 
Gate Corp. 
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The Southwood Corner Shopping Centre was constructed during Southwood’s early phases of 
development in the 1960s and then expanded in the early 1990s.  The current land use district 
for the site was put in place when Land Use Bylaw 1P2007 came into effect.   
There is no development permit application for the site at this time.  A development permit to 
redevelop the site would be referred to Calgary Planning Commission for decision.  
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Location Maps 

  

 

 

A version of this map with dimensions is provided in Attachment 4 - Land Use District Boundaries.  
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Site Context 
 
The subject site is located southwest of the intersection of Elbow Drive SW and Southland Drive 
SW in the community of Southwood.  The site is bounded on the north, east and west sides by 
streets and the west side by a lane.  The lands to the west, south and east are developed as 
single detached houses on parcels designated Residential – Contextual One Dwelling (R-C1) 
(R-C1s) District.  Sites to the north and northeast are developed with institutional and 
commercial uses including the Southwood Library, professional services, a liquor store, 
cannabis store, gas station, and a restaurant.   
 
The northeast corner of the site is approximately a 600 metre walking distance west of the 
Southland LRT Station.  This is not close enough for transit oriented development policies to 
apply to the entire site for development purposes, although for traffic management and parking 
purposes, the convenient access to transit will be considered.   
 
The subject site is developed with a shopping centre known as Southwood Corner.  This site 
was developed as part of the original plan for the Southwood community in the 1960s and 
expanded in the 1990s.  The subject site is comprised of two parcels that have a combined area 
of approximately 3.49 hectares (8.62 acres). There is a slope to the subject site that rises from 
east to west about 5 metres across the property.  
 
The demographics of the Southwood community are described in Figure 1 below. 
 

Figure 1: Community Peak Population 

Southwood 

Peak Population Year 1978 

Peak Population 8,101 

2017 Current Population 6,214 

Difference in Population (Number) -1,887 

Difference in Population (Percent) -23% 
Source: The City of Calgary 2017 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Southwood community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use amendment will facilitate the redevelopment of the subject site at a greater height, 
intensity (more floor area) and with a greater diversity of uses.  This will contribute to the growth 
of the established area of The City, as envisioned by the Municipal Development Plan. 
 
  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Southwood-Profile.aspx
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Planning Considerations 
 
Land Use 
 
The current designation of the subject site is Commercial – Community 2 f0.32h15 (C-C2 
f0.32h15) District.  The proposed designation is C-C2 f2.0h15 on the western portion of the site 
and C-C2 f2.0h24 on the eastern portion.  While the base district proposed is the same, new 
modifiers are proposed to allow for more floor area across the site and additional height on the 
eastern portion of the site.   
 
The Commercial – Community 2 District is intended to be characterized by large commercial 
developments with several buildings designed comprehensively, containing a wide range of 
uses.  This site is intended to be designed so that buildings are oriented towards the three 
streets along the edges, with development limited in height along the western and southern 
edges.  The uses allowed in the district include a range of commercial uses as well as 
institutional and residential (but not assisted living and residential care uses).  It is the intent of 
the applicant to include multi-residential with amenities that cater to seniors as part of the 
redevelopment of the site. 
 
The proposed change to the district’s floor-area ratio (FAR) modifier from 0.32 FAR to 2.0 FAR 
will allow for approximately ±69,800 square metres (±751,300 square feet) of floor area to be 
developed, given the 3.49 hectare (8.62 acre) size of the subject site.  The following table 
shows information about what this redesignation means for the amount development that can 
occur on the subject site:  
 

 
Metres squared Square feet 

Existing floor area of site development ±10,800 m2 ±116,250 ft2 

Floor area allowed under current designation ±11,170 m2 ±120,200 ft2 

Floor area allowed under proposed designation ±69,800 m2 ±751,300 ft2 

Difference between currently allowed  
and proposed floor area 

±58,630 m2 ±631,100 ft2 

 
The site’s current allowance for 0.32 FAR is about the limit of what can be developed for a one-
storey retail area with surface parking.  At higher densities, structured parking and uses beyond 
retail are typical.  The floor area increase as a result of this land use amendment will largely be 
split between commercial and residential uses, with a significant amount of floor area accounted 
for in residential uses.  While the increase to 2.0 FAR results in what appears to be a large 
amount of floor area, it is actually equivalent to the intensities achieved by low rise apartment 
buildings.  As such, it is considered reasonable for the site and its context. 
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The proposed change to the district’s height affects the eastern portion of the site.  The 
proposed land use amendment would allow for up to 24 metres (79 feet) on the eastern portion 
of the site with 15 metres (49 feet) being allowed along the west and south edge of the site.  
The current land use designation limits building height to 15 metres (49 feet), and the highest 
structure built on the site is 11 metres (36 feet) tall.  Keeping the height at 15 metres along 
those edges was a change made by the applicant in response to public feedback.  A shadow 
study produced by the applicant shows that, for most of the year, the shadowing of the 
proposed building heights will only marginally increase the shadowing from what could be built 
under the current land use district. 
 
Transportation Networks 
 
Pedestrian and vehicular access to the site is currently available from Elbow Drive SW, 
Southland Drive SW, South Hampton Drive SW and pedestrian only access from the rear lane.  
As per the Calgary Transportation Plan (CTP), Elbow Drive SW is classified as a primary 
collector, Southland Drive SW is classified as an arterial street and South Hampton Drive SW is 
classified as a collector street.  
 
The site is currently serviced by Calgary Transit bus service Route 37 with a bus stop directly in 
front of the site on Elbow Drive SW.  
 
A Traffic Impact Assessment (TIA) was submitted in support of the land use redesignation.  The 
TIA determined that offsite roadway and signalization improvements may be required to support 
the proposed build out of the development.  Further TIA analysis will be required with each 
subsequent development permit to determine the timing and scope of the offsite improvements.  
The developer’s financial obligations to fund the offsite improvements will also be determined at 
the development permit stage. 
 
As a portion of this site is within 600 metres of the LRT station, the TIA analysis was based on 
the Transit Oriented Development guidelines.  TOD principals are to be implemented at 
development permit stage with a high priority to be placed on active modes such improving 
walking, cycling and transit.   
 
Utilities and Servicing 
 
Sanitary sewers are presently available to service the development. A sanitary servicing study 
was submitted which indicated that the existing public infrastructure can support this 
development without the need for upgrades. 
 
Water mains are available to service the development and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements. 
 
Storm sewers are available to service the development without the need for offsite 
improvements. 
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Stakeholder Engagement, Research and Communication  
 
This application was circulated to relevant stakeholders and notice posted on-site. Notification 
letters were sent to adjacent landowners and the application was advertised online.  
 
Engagement Undertaken by the Applicant: 
 
The applicant held three open houses and five meetings with the Southwood Community 
Association from June 2017 to October 2018.  This engagement is described in Attachment 3 – 
Summary of Applicant-led Engagement. 
 
Issues Raised in Public Submissions 
 
Administration received twenty-one (21) letters of opposition representing twenty-eight (28) 
individuals; and, five (5) letters of support representing five (5) individuals.  These responses 
were received from the initial circulation of the application and prior to the amendment to the 
redesignation proposal that limited the height on the western portion of the site.  As the change 
reduced the height on a portion of the site, the application did not need to be re-circulated.  
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. Commission’s recommendation and the 
Public Hearing date for this application will be advertised.  
 
The following are the main concerns raised in the public submissions from those who were in 
opposition: 
 

 Density and community character:  Concern that the density and scale of the proposed 
development is too high given the low-density residential context of the site.  Comments 
that there is already enough density in the area and that the community already has an 
enjoyable character. 

 Privacy (related to building height):  Concern about overlooking from the future buildings 
onto adjacent lands and into the windows of houses.   

 Shadowing (related to building height):  Concern that tall buildings will cast shadows onto 
adjacent properties. 

 Property values (related to building height):  Concern that the development of tall buildings 
will reduce the value of adjacent properties. 

 Traffic and parking:  Concern about site access and impacts to traffic flows on adjacent 
streets.  Parking on the site and on adjacent streets was also a concern. 

 Pedestrian safety:  Concern that an increase in local traffic will negatively affect pedestrian 
safety at nearby intersections. 

 Noise:  Concern that more development on the site will increase the ambient noise levels in 
the area due to deliveries, waste collection and a general increase in activity on-site. 

 Utility capacity:  Concerns about the capacity of local infrastructure to handle additional 
development. 

 Intended use for seniors housing:  Concern that the intent to have this as seniors-only 
housing is unenforceable and that the future development will eventually cater to other 
demographics. 
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 Setbacks:  Concern that the current building does not meet the setbacks of the existing 
land use district.  

 
The following are the main reasons for support provided in the public submissions from 
respondents in favour of the application: 
 

 Local population:  Support for reversing the trend of a declining local population in the 
Southwood community.   

 Established area redevelopment:  Support for growth in the established part of Calgary. 

 Local businesses and services: Support for more density and growth to support the local 
business and services in the Southwood community. 

 Affordable housing:  Desire to see affordable housing for seniors and others. 

 Seniors residences:  Support for residences that would allow seniors to age in-place.  
There was a recognition that this sort of housing is undersupplied relative to what is likely to 
be the future requirement for it. 

 Density:  Comment that the proposed density seems contextually appropriate for the site. 

 Community image:  Desire for the Southwood community to be seen as vibrant and 
progressive through the support of local development that would have a revitalizing effect. 

 Property values:  Comment that property values tend to rise in areas that are experiencing 
commercial and residential redevelopment. 

 
Response from the Southwood Community Association 
 
The Southwood Community Association (CA) is opposed to both the increase in allowable 
height to 24 metres and the increase in allowable floor area ratio to 2.0.  The CA is appreciative 
of the engagement efforts by the applicant and believes that the way the proposal was amended 
(to limit the height on the western and southern edges of the site) addresses many of the issues 
that were raised by adjacent residents. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014) 
 
The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on Land 
Use Patterns. 
 
Municipal Development Plan (Statutory, 2009) 
 
The subject site is within the Developed – Established typology of the Municipal Development 
Plan’s Map 1: Urban Structure.  The general policies for the typology speak to moderate/modest 
intensification of established areas.  They apply to the community level as a whole, so it is not 
appropriate to apply them in the evaluation of an individual site.  Without a local area plan in 
place for the Southwood community, it is difficult to determine what densities are appropriate for 
various sites within the community.  The Municipal Development Plan speaks to intensification 
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in a form and nature that respects the scale and character of the neighbourhood and 
appropriate densities.  The Municipal Development Plan provides general guidance, but lacks 
block-by-block detail. 
 
The current floor area of the buildings on-site total about 10,800 square metres. (116,250 
square feet).  Under Section 4.1.2 of the Municipal Development Plan, this corresponds to the 
Regional Retail 2 category.  Policy 4.1.2.j of the Municipal Development Plan establishes the 
following:  
 

j. Redevelopment of older shopping centres and commercial strips should 
include mixed use developments that create greater residential and 
employment variety while retaining a retail function. 

 
The proposal generally aligns with MDP’s city-wide policy that encourages intensification 
including housing diversity and choices, shaping a more compact urban form, and creating great 
communities. Section 2.2 directs future growth in a way that foster a more compact efficient use 
of land, creates complete communities, allows for greater mobility choices and enhances vitality 
and character of local neighbourhoods.  
 
While the policies of the Municipal Development Plan are somewhat general, they do call for 
intensification in strategic locations within established areas, such as large, older retail sites.  
This is an appropriate place to focus redevelopment and intensification and, on balance, this 
redesignation is supported by the policies of the Municipal Development Plan. 
 
There is no local area plan applicable to the subject site. 
 
Social, Environmental, Economic (External) 
 
A Phase I Environmental Site Assessment was completed for the site and nothing was identified 
that is likely to result in potential subsurface impacts.  No further investigation was 
recommended at this time. 
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budget at this time.  
 
Current and Future Capital Budget: 
 
The proposed land use amendment does not trigger capital infrastructure investment, and 
therefore there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal and operational and/or land use risks 
will be managed at the time of development permit or subdivision application. 
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REASON(S) FOR RECOMMENDATION(S): 
 
The proposed land use redesignation is aligned with applicable policies identified in the 
Municipal Development Plan. The proposed Commercial – Community 2 f2.0h15 (C-C2 f2.0h15) 
District and Commercial – Community 2 f2.0h24 (C-C2 f2.0h24) District will allow for 
redevelopment and a range of uses that are compatible with adjacent uses.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Southwood Community Association’s Response 
3. Summary of Applicant-led Engagement 
4. Land Use District Boundaries 
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This application is for a proposed Land Use Redesignation within the community of Southwood, 
from the current land use designation of Commercial – Community 2 (C-C2f0.32h15) to 
Commercial – Community 2 (C-C2f2.0h24) to accommodate additional density and height.  
 
The site is located at 10119 Elbow Drive - a small 0.14 hectare parcel at the southwest corner of 
Elbow Drive SW and Southland Drive SW - and 10233 Elbow Drive SE, a 3.35 hectare parcel 
that comprises the majority of the site.   The subject site has a total area of approximately 3.49 
hectares, and is bounded by Southland Drive SW to the north, Elbow Drive SW to the East, 
Southampton Drive SW to the South and a lane to the west.  The site is currently developed as 
a neighbourhood commercial centre that includes a wide variety of uses from restaurant and 
retail to financial institutions and a service station.  The site is surrounded to the immediate east, 
west and south by primarily low density residential, with the exception of the intersection of 
Southland and Elbow Drive SW, which has been commercially developed, and the site directly 
to the north across Southland Drive SW, which is home to a public library.   The Southland LRT 
station is located within 600m to the east of the site, and the Southland Leisure Centre is just 
over a kilometer to the west of the site.   The site is serviced by frequent bus service, including 
routes 3,16, 56, 80 and 84.  It should be further noted that the imminent Southwest Transitway 
route will locate a station within 600m to the west of the subject site at 14 Street SW. 
 
The Municipal Development Plan (MDP) identifies the site within the Established Area, which is 
characterized by residential stock in communities primarily developed in the period between the 
1950s and 1990s.  The MDP encourages modest redevelopment, and the provision of 
opportunities for increased connectivity and transit access.  The site location within 600 metres 
of the Southland LRT station and the near future Southwest Transitway defines the property as 
a Transit Oriented Development (TOD), which is described as a mixed-use form of area 
development that is intended to increase density in proximity to transit to encourage convenient 
ridership, developed with the intention of creating vibrant, interesting and convenient 
developments for the community and City.  It should further provide residents with living choices 
less reliant on traditional motor vehicles in key strategic locations as a means to long term, 
sustainable growth.  It should be noted that there is no local policy or Area Redevelopment Plan 
at this time. 
 
The intent of this application is to accommodate future mixed-use redevelopment of this site, 
which could include a range of residential options including seniors’ living and condominiums 
integrated into a comprehensive site development that could better address parking, access, 
connectivity and landscaping than the existing plaza is able, and further will provide vibrant 
densification of this important node of the community.  With careful planning, this corner can 
become a focal point of the community that offers residential options, wide access to a variety of 
goods and services and an increase in employment opportunities.    
 
The introduction of residential options would provide alternative housing choices for a 
community that is currently composed of predominantly detached single-family homes.  The 
immediate access to amenities such as grocery stores and restaurants, transit and local 
community services make this an ideal location for residents, particularly seniors, who may rely 
more heavily on proximity and convenience of services to maintain an independent lifestyle.  
Parking would be considered as a combination of below-grade parkade structure and surface 
parking.  
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Several land uses have been discussed and considered, including the MU, MH and C-COR 
districts, which also provide for mixed-use development, but ultimately the Commercial – 
Community 2 district that is already in place is most compatible with both the existing 
development on the site and future intensification plans with simply an increase to the 
associated FAR and height modifiers.  Given the high profile nature of the site and its proximity 
to low-density residential, redevelopment will require sensitivity at the residential interfaces – in 
particular Southampton Drive and the west property line.  
 
The proposed land use designation of Commercial – Community 2 (C-C2f2.0h15/24): 

 Aligns exactly with the vision and principles of the Municipal Development Plan 
 Will allow the site to be developed in a sustainable, long term manner under the 

guidance and discretion of the Development Authority 
 Provides the potential for densification of a Transit Oriented site located in proximity to 

both the  Southland LRT station and the projected Southwest Transitway 
 Provides opportunity to complement the Southwood Community’s existing residential 

stock and introducing vibrant redevelopment 
 
Given the above, we would respectfully request support of the proposed land use designation. 
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To Calgary Planning Commission and City Council 
Calgary, AB 
October 12, 2018 
 
This letter is in addition to the Request for Comment that was submitted by the Southwood 

Community Association (SWCA) on March 17, 2018 regarding the land use redesignation 
application LOC2017-0255. The SWCA is submitting a second letter to the City of Calgary 
because there have been changes made to the application; the maximum height allowance 
begins at a different location. 

For the application, the SWCA will continue to oppose both the increase in allowable height to 
24m and increase in allowable floor area ratio to 2.0. Through the SWCA’s bylaw, the only way 
in which a vote could overturn the original decision made by community members is to hold a 
Special Meeting. This would require a registered community member to file a petition. To this 
date, a petition has not been filed, thus we will continue with our original opposition.  

The SWCA still commends the work that has been completed by the applicant regarding 
consultation. We believe that they have listened intently to the issues that were presented by 
the residents and have delivered a solution to the problems by seeing the increase in allowable 
height to 24m begin 78.78m off the northwest property line, 15m off both the south and west 
property lines. 

Since the beginning of this project, the applicant has been presenting conceptual plans on what 
the site could look like following a positive outcome at a public hearing. From the last 
presentation that was made by the applicant in September 2018, they have returned with a 
completely different conceptual plan that forces the development closer to Elbow Drive and 
Southland Drive, and further from the residents to the west. Although these conceptual plans 
are not considered during this portion of the planning process, the SWCA believes it is important 
to note that the applicant has taken the time to ensure that the new conceptual plan answers 
many of the concerns that have been brought forward from residents in Southwood. We believe 
they have done their due diligence to ensure the site can be functional and inviting. 

The SWCA has not received any further letters of support or opposition from community 
members following the General Meeting in January 2018 and the most recent meeting in 
September 2018. 

We believe that should the application be approved and the applicant moves forward with a plan 
similar to that presented in the conceptual plan, many of the existing issues that we identified in 
the March 17, 2018 letter will be addressed. 

 
Regards, 

 
Becky Poschmann, BCD, BA 
Director of Development 
Southwood Community Association 
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The applicant held three open houses and five meetings with the Southwood Community 
Association from June 2017 to October 2018. 
 
June 13, 2017  Community Association Meeting #1 
 This was undertaken prior to submission of the application on Aug. 31, 2017. 
 Held at Southwood Community Association with Southwood Community Association 

representatives to outline the upcoming land use redesignation proposal and development 
concept of addition over existing main building, potential future development concept 

 Rick Balbi/Southwood Community Association 
 

September 7, 2017 Community Open House #1 – Stakeholder – Invite Only 
 Held at Southwood Community Association, nearby residents invited to discuss land use 

redesignation and proposed addition 
 8 RSVPs received, upwards of 65 residents in attendance 
 Representatives of the Southwood Community Association, Sable Developments and Rick 

Balbi Architect Ltd. 
 

September 28, 2017 Community Open House #2 – Public 
 Held at Southwood Community Association to discuss land use redesignation and 

proposed addition/development concept 
 Similar attendance numbers to Open House #1 

 
October 11, 2017 Community Association Meeting #2  
 Held at Rick Balbi Architect Ltd. to discuss Community commentary 
 Representatives of the Southwood Community Association, Sable Developments and Rick 

Balbi Architect Ltd. 
 

March 5, 2018  Community Association Meeting #3  
 Held at Rick Balbi Architect Ltd. to discuss completed Traffic Impact Assessment 
 Representatives of the Southwood Community Association, Sable Developments and Rick 

Balbi Architect Ltd. 
 

July 25, 2018  Community Association Meeting #4 
 Held at Rick Balbi Architect to discuss new conceptual plans for comprehensive new 

development developed as a result of community response 
 Representatives of the Southwood Community Association, Sable Developments and Rick 

Balbi Architect Ltd.  
 

September 13, 2018 Community Open House #3 – Public 
 Held at Southwood Community Association to present a comprehensive conceptual plan 

for community feedback 
 Residents of the Southwood Community, representatives of the Southwood Community 

Association, Sable Developments, Rick Balbi Architect Ltd., The City of Calgary, Ward 11  
 

October 11, 2018 City of Calgary/Community Meeting 
 Arranged by the City of Calgary and held within Southwood Community to discuss split 

zoning proposal 
 Residents of the Southwood Community, representatives of the Southwood Community 

Association, Sable Developments, Rick Balbi Architect Ltd., The City of Calgary  
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The proposed land use amendment would allow for a height of up to 24 metres (79 feet) on the 
eastern portion of the site with 15 metres (49 feet) being allowed along the west and south edge 
of the site.  The current land use designation limits building height to 15 metres (49 feet).  This 
map shows the boundaries between the two portions of the site. 
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Policy Amendment and Land Use Amendment in Altadore (Ward 8) at 5034 and 
5036 – 22 Street SW, LOC2018-0146 
 
EXECUTIVE SUMMARY   
 
This application was submitted by SK2 Design Build on 2018 June 20, on behalf of the 
landowner, Altadore Slims Incorporated. The application proposes to change the designation of 
5034 – 22 Street SW and 5036 – 22 Street SW from Residential – Contextual One / Two 
Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG) District to allow for: 
 

 rowhouse, in addition to the uses already allowed (e.g. single detached homes, semi-
detached, and duplex homes); 

 a maximum building height of 11 metres (an increase from the maximum of 10 metres); 

 a maximum of 3 dwelling units (an increase from the maximum of 2 dwelling units); and 

 the uses listed in the R-CG district.  
 
A minor map amendment to the South Calgary/Altadore Area Redevelopment Plan (ARP) is 
required to accommodate the proposed land use redesignation. The proposal is in conformance 
with the ARP as amended and with applicable policies of the Municipal Development Plan. 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed amendments to the South Calgary/Altadore Area 

Redevelopment Plan; and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.04 hectares ± (0.11 acres ±) located 

at 5034 and 5036 - 22 Street SW (Plan 1410714, Block 20, Lot 33 and 34) from 
Residential – Contextual One / Two Dwelling (R-C2) District to Residential – Grade-
Oriented Infill (R-CG) District; and 

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This application was submitted by SK2 Design Build on 2018 June 20 on behalf of the 
landowner, Altadore Slims Incorporated (Attachment 1). No development permit application has 
been submitted at this time.  
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The City recently conducted a transportation corridor study of 50 Avenue SW between 
Crowchild Trail and 14A Street SW. This corridor was reclassified as a Parkway under the 
Calgary Transportation Plan. The objectives of the study were to identify current issues and 
concerns with 50 Avenue SW and provide short-term and long-term recommendations for future 
improvements to retrofit the corridor to Parkway standards. The long-term plan for 50 Avenue 
SW includes a multi-use pathway on the south side of 50 Avenue SW, a wider sidewalk along 
the north side of the corridor, and a number of intersection and pedestrian improvements. Short-
term recommendations were also identified in the study, including improvements west of 22 
Street SW to improve traffic flow onto Crowchild Trail, and pedestrian improvements such as 
marked crosswalks and pedestrian crosswalk signs. 
 
At this time no funding is available for the construction of the final design. Low-cost changes 
that can be made with little or no construction may be funded through existing City programs. 
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Location Map 
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Site Context 
 
The sites are located in the community of Altadore one parcel north of the northeast corner of 
50 Avenue SW and 22 Street SW. The subject parcels have a combined site area of 0.04 
hectares (0.11 acres) and approximately 13 metres in width by 36 metres in length. The sites 
have lane access and are currently vacant. 
 
In addition to the subject parcels included in this application, the applicant also submitted an 
inquiry to Real Estate and Development Services for a potential land acquisition south of the 
sites. A City owned parcel measured at approximately 2 metres in width and 36 metres in length 
is located south of the subject sites at the corner of 50 Avenue SW and 22 Street SW. The land 
is vacant except for a fire hydrant. The City is not interested in disposition of the strip of parcel 
at this time and the site will remain as part of the City inventory. 
 
The land use districts of the surrounding area is largely designated Residential – Contextual 
One / Two Dwelling (R-C2) district, with some variation within 300 metres radius of the site  , 
which includes: 
 

 Residential – Grade-Oriented Infill (R-CG);  

 Special Purpose – Recreation (S-R); and  

 Special Purpose – Community Service(S-CS) Districts. 
 
Central Memorial High School is immediately across 50 Avenue SW and an open space is 
directly across 22 Street SW. Adjacent development consists of low-density residential in the 
form of single detached dwellings and semi-detached dwellings.  
 
As identified in Figure 1, the community of Altadore reached its peak population in 2015 with a 
total of 9,867 residents. The current population is 6,795, a decline of 3,072 residents. A portion 
of Altadore was re-assigned to Garrison Woods in 2016 which caused the population decline in 
the community. 
 

Figure 1: Community Peak Population 

Altadore 

Peak Population Year 2015 

Peak Population 9,867 

2017 Current Population 6,795 

Difference in Population (Number) - 3,072 

Difference in Population (Percent) - 31.1% 
                                                         Source: The City of Calgary 2017 Civic Census 

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

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Altadore-Profile.aspx
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed R-CG district allows for a range of building types that have the ability to be 
compatible with the immediate surrounding built form of the existing neighbourhood. While a 
minor amendment to the ARP is required, the proposal generally meets the objectives of 
applicable policies as discussed in the Strategic Alignment section of this report. 
 
Planning Consideration 
 
Land Use 
 
The existing Residential – Contextual One / Two Dwelling (R-C2) District is intended to 
accommodate development in the form of duplex, semi-detached and single detached dwellings 
in developed areas of the City. The district allows for a maximum of two dwelling units and a 
maximum building height of 10 metres.   
 
The proposed Residential – Grade-Oriented Infill (R-CG) District is a low density residential 
designation that is primarily for two to three storey (11 metres maximum) rowhouse 
developments where the façade of each dwelling unit must directly face a public street. At the 
maximum permitted density of 75 units per hectare, the site could accommodate up to three 
dwelling units. 
 
The R-CG District also allows for a range of other low-density housing forms such as single-
detached, semi-detached and duplex dwellings. Secondary suites are also allowable in R-CG 
developments. 
 
Development and Site Design 
 
Development in the proposed R-CG district typically take the form of at-grade rowhouse or 
semi-detached dwelling.  
 
Due to the width limitation of the subject sites at 13 metres wide and the R-CG requirement for a 
minimum 4.2 metres street facing façade width per unit, the sites would allow up to 2 dwelling 
units facing the 22 Street SW frontage or up to 3 dwelling units facing 50 Avenue SW or a 
combination of units facing either frontage to a maximum of 3 dwelling units.   
 
The rules of the R-CG District will provide guidance for the future site development including 
appropriate uses, height and building massing, and parking.  
 
Environmental 
 
An Environmental Site Assessment was not required as there were no environmental concerns 
identified with this application. 
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Transportation  
 
The sites are located approximately 20 metres from Route 13 that offers bus service to the 
Downtown Core. Primary Transit Network that services Route 306 BRT is approximately 500 
metres. Vehicular access is available from the rear lane. 
 
Utilities and Servicing 
 
Water connection, sanitary and storm sewer mains are available to service the subject site. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reviewed at the development permit stage.  
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were set to adjacent landowners and 
the application was advertised online. 
 
The South Calgary/Altadore Community Association was circulated on this application. The 
community association responded with a letter of support for the proposed redesignation on 
2018 July 26 (Attachment 2). The support was based on the subject site meeting the intent of 
the City’s Location Criteria for Multi-Residential Infill.  
 
Administration received a letter of concern from a citizen to the proposed redesignation. 
Reasons stated are summarized as follows: 
 

 Limited parking along 22 street during organized sports 

 Densification would further congest the area  
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposed redesignation to be appropriate. The parcel frontage and 
associated street parking on 22 Street SW is a residential frontage suitable for the use. Future 
development of this site can be accommodated by utilities, road and transit networks, and other 
community infrastructure in the area. The proposal conforms to relevant policies of the 
Municipal Development Plan for moderate intensification of developed areas and encourages 
broader range of housing types.  
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
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Strategic Alignment 
 
South Saskatchewan regional Plan (Statutory, 2014) 
 
The sites are located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to these sites, the proposal is consistent with policies on 
Land Use Patterns. 
 
Municipal Development Plan (Statutory, 2009) 
 
The subject parcels are located within the ‘Residential - Developed - Inner City’ area of the 
Municipal Development Plan (MDP). The applicable MDP policies encourage redevelopment of 
inner-city communities that is similar in scale and built form to existing development, including a 
mix of housing such as townhouses and rowhouses. The MDP also calls for a modest 
intensification of the inner city, an area serviced by existing infrastructure, public amenities and 
transit.  
 
The proposal is in keeping with relevant MDP policies as the rules of the R-CG District provide 
for development form that may be sensitive to existing residential development in terms of 
height, built form and density.  
 
South Calgary / Altadore Area Redevelopment Plan (Statutory, 1986) 
 
The subject site is within the ‘Residential Conservation’ area on Map 2 of the South 
Calgary/Altadore Area Redevelopment Plan (ARP). The ‘Residential Conservation’ area is 
intended to improve existing neighbourhood quality and character through low-density 
developments such as single detached dwellings, semi-detached dwellings, and duplex 
development.  
 
To accommodate the proposed R-CG District, a minor amendment to Map 2 of the South 
Calgary/Altadore ARP from ‘Residential Conservation’ to ‘Residential Low Density’ is required 
(Attachment 3). The category is intended to integrate low profile family-oriented redevelopment 
that provide direct access to grade within the community. 
The proposed amendment to the ARP is deemed appropriate given the intent and contextual 
nature of the proposed R-CG District.  
 
Social, Environmental, Economic (External)  
 
The recommended land use allows for a wider range of housing types than the existing R-C2 
District and as such, the proposed change may better accommodate the housing needs of 
different age groups, lifestyles and demographics. 
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Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan. The 
proposed R-CG District was designed to be implemented in proximity to or directly adjacent to 
low-density residential development. The proposal represents a modest density increase of 
inner-city parcels of land and allows for a development that has the ability to be compatible with 
the character of the existing neighbourhood.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. South Calgary/Altadore Community Association Comments 
3. Proposed Amendment to the South Calgary/Altadore Area Redevelopment Plan 
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 WHEREAS it is desirable to amend the South Calgary/Altadore Area Redevelopment 
Plan Bylaw 13P86, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

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

Bylaw 13P86, as amended, is hereby further amended as follows: 
  

(a) Amend Map 2 entitled ‘Land Use Policy’ by changing 0.04 hectares ± (0.11 acres 
±) located at 5034 and 5036 - 22 Street SW (Plan 1410714, Block 20, Lot 33 to 
34) from ‘Residential Conservation’ to ‘Residential Low Density’ as generally 
illustrated in the sketch below: 
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Land Use Amendment in Fairview Industrial (Ward 9) at 134 Forge Road SE, 
LOC2018-0166 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by Rick Balbi Architect on behalf of the 
landowner, Central Organization for Jewish Education Lubavitch Alberta on 2018 July 16. This 
application proposes to redesignate the subject parcel from an Industrial – General (I-G) District 
to a Commercial – Corridor 2 (C-COR2 f2.0h24) District to allow for: 
 

 commercial, residential, and place of worship development; 

 a maximum building height of 24.0 metres (an increase from the current maximum of 
16.0 metres); 

 a maximum building floor area of 15,610 square metres (168,024 square feet) (an 
increase from the current maximum of 7,805 square metres (84,012 square feet)), based 
on a maximum floor area ratio (FAR) of 2.0. 
 

Administration is not in support of this application because the proposed district conflicts with 
policy, is incompatible with surrounding land uses, and would result in a situation where 
development may be constrained by technical limitations. 
 
The proposal is inconsistent with the applicable policies of the Municipal Development Plan for 
the following reasons: 
 

 policy directs that industrial lands be preserved for industrial uses; 

 policy directs that industrial lands should not be converted to residential nor regional 
commercial uses; 

 multi-residential development on the site would not be compatible with existing and 
potential future industrial uses; 

 multi-residential development on the site would not be near the Primary Transit Network; 

 multi-residential development on the site would not be part of a complete community; 

 there is no local area plan that would provide direction regarding higher-intensity 
development; and 

 the site is inappropriate for tall buildings. 
 

The proposal is also discouraged because the site is within a landfill setback where school, food 
establishment, and residential uses are prohibited. 
 
There is no local area plan. 
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ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
That Council refuse the adoption of the proposed redesignation of 0.78 hectares ± (1.93 
acres ±) located at 134 Forge Road SE (Plan 1543JK; Block 2; Lots 1 and 2) from Industrial – 
General (I-G) District to Commercial – Corridor 2 (C-COR2 f2.0h24) District; and abandon the 
proposed Bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment application was submitted to The City of Calgary by Rick Balbi 
Architect on behalf of the landowner, Central Organization for Jewish Education Lubavitch 
Alberta on 2018 July 16. As noted in the Applicant’s Submission (Attachment 1), the landowner 
intends to develop a “Place of Worship” use and a mixed-use multi-residential and commercial 
development on the site. 
 
On 2017 February 16, a temporary development permit was approved for a “Place of Worship – 
Large” for a two-year period. 
 
On 2017 August 23, a pre-application (PE2017-01103) meeting was held with Community 
Planning and the landowner to discuss potential options to continue the “Place of Worship” use 
on the site beyond the temporary two-year development approval period. Submittal of a 
development permit for a permanent “Place of Worship – Large” and/or a land use 
redesignation to allow for a smaller “Place of Worship” use were discussed. The site’s location 
within a landfill setback was identified by Community Planning. 
 
On 2018 May 07, a pre-application (PE2018-00764) meeting was held with Community 
Planning, the landowner, and the applicant for the applicant to present an updated concept for 
the site which included a “Place of Worship”, commercial, and multi-residential development. 
Community Planning advised that residential uses within industrial areas would not be 
supported. 
 
On 2018 July 16, this land use redesignation application (LOC2018-0166), was submitted, 
proposing redesignation of the site from an Industrial – General (I-G) District to a direct control 
district based on the Commercial – Corridor 2 (C-COR2) District with omission of select 
commercial uses. The intent of the application was to allow for a “Place of Worship” of 
undetermined size and a 10-storey multi-residential development with main floor commercial 
uses. The proposed direct control district was based on C-COR2 with an floor area ratio of 3.0 
and a maximum height of 32 metres. 
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On 2018 July 26, an initial team review was sent to the Applicant identifying that the proposal 
did not meet Land Use Bylaw 1P2007’s test for use of a direct control district. Non-support for 
residential uses in industrial areas was also identified. In response, the applicant proposed 
redesignation to a standard Land Use Bylaw 1P2007 district, with a lower floor area ratio and a 
lower maximum height. 
 
On 2018 October 11, a detailed team review was sent to the applicant. Non-support for the 
proposal was reiterated for policy, overall compatibility, and technical development reasons. 
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Site Context 
 
The subject site is located in Fairview Industrial, which is located north of the residential 
community of Fairview. The site is located along Forge Road SE, and is bordered to the north 
by Glenmore Trail SE. Lands to the west and south contain one-to-two-storey light industrial 
developments that are designated Industrial – General (I-G) District. The parcel to the east, 
across Forge Road SE, is developed with a one-storey building that has contained a dance 
studio and a cultural organization since at least 1997 and is designated Special Purpose – 
Community Institution (S-CI) District. 
 
The site is 0.78 hectares ± (1.93 acres ±) and developed with a two-storey building and 
freestanding third party advertising signage. 
 
On 2017 February 16, a development permit (DP2016-4327) was approved for a “Place of 
Worship – Large” as a temporary use for a two-year period. “Place of Worship – Large” is an 
allowable use in the Industrial – General (I-G) District. To conform to the Land Use Bylaw 
1P2007 size requirements, the development was approved with a future expansion area that 
has not been developed. “Place of Worship – Small” and “Place of Worship – Medium” are not 
allowable uses in the Industrial – General (I-G) District. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This application proposes a commercial district on the site that allows for a range of commercial, 
residential, and institutional uses. The proposal is inconsistent with the applicable policies, as 
discussed in the Strategic Alignment section of this report. 
 
Over the course of the application review, a range of land use district options, including direct 
control districts, were considered. As per the Applicant’s Submission, “The intent of this 
application is twofold; first, it seeks to maintain the existing approval for Chabad Lubavitch of 
Alberta as a “Place of Worship – Large”. Secondly, this application is intended to provide 
Chabad Lubavitch with opportunity for further growth through the development of multi-
residential and complementary commercial uses that could include mixed-use residential, 
childcare, senior services, recreational facilities, related retail and restaurant components.” 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
The current land use district for the site is the Industrial – General (I-G) District. The Industrial – 
General (I-G) District is intended to be characterized by a wide variety of light and medium 
general industrial uses, a limited number of support commercial uses, and a limited number of 
non-industrial uses that may be appropriate due to building or parcel requirements generally 
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found in industrial areas. Uses and buildings in the Industrial – General (I-G) District may have 
little or no relationship to adjacent parcels. 
 
On 2011 December 05, the “Place of Worship - Large” use was added to the Industrial – 
General (I-G) District in recognition that large places of worship may be constrained by such 
factors as cost of land and parcel size requirements with the added uncertainty of having to 
apply for a land use redesignation to S-CI prior to submitting a development permit. 
 
Based on the area’s existing development, land use, and transportation context, the Industrial - 
General (I-G) is appropriate for this site. 
 
The C-COR2 District is intended for areas with commercial development on both sides of the 
street, with development that is set back at varying distances from the street. The Permitted and 
Discretionary uses allowed in the C-COR2 District include commercial uses, limited automotive-
related uses, residential uses, and, as specified by subsection 798(4) of Land Use Bylaw 
1P2007, “Place of Worship” uses of all sizes. The proposed district (C-COR2 f2.0h24 District) 
would allow for a maximum building height of 24 metres (up to seven storeys) and a maximum 
floor area ratio of 2.0.  
 
The proposed district’s uses and modifiers present policy conflicts, use and built form 
incompatibility issues, and would result in a situation where development may be constrained by 
technical feasibility and environmental regulation associated with landfill setbacks. Furthermore, 
the proposed district includes no industrial uses. 
 
The proposed land use in intended to allow for place of worship, commercial, and residential 
development. The following subsections discuss the uses allowable in the proposed district. 
 
Place of Worship Uses 
 
“Place of Worship” uses are allowable in most land uses districts in Calgary, including most low 
density residential, multi-residential, commercial, centre city, and mixed-use districts. As well, 
the Special Purpose – Community Institution (S-CI) District is specifically designed for “Place of 
Worship” uses. “Place of Worship” uses are not allowed in industrial areas due to incompatibility 
issues, however, with the exception of “Place of Worship - Large” uses in the Industrial – 
General (I-G) District and the Industrial – Edge (I-E) District, which was allowed in recognition 
that large places of worship may be constrained by such factors as cost of land and parcel size 
requirements with the added uncertainty of having to apply for a land use redesignation to S-CI 
prior to submitting a development permit. 
 
Commercial Uses 
 
Certain commercial uses are allowable within industrial areas in commercially-oriented industrial 
districts, including the Industrial – Commercial (I-C) District and the Industrial – Business (I-B) 
District. However, there are no “Place of Worship” uses in these districts. 
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The proposed C-COR2 District is a commercial district that does not allow industrial uses and 
has uses that may be incompatible with nearby industrial development. 
 
Multi-Residential Uses 
 
Multi-residential uses are allowable in multi-residential districts, centre city districts, mixed-use 
districts, and a range of commercial districts.  
There are no industrial districts that allow for multi-residential uses. 
 
Development and Site Design 
 
The surrounding area’s built form consists of one-to-two-storey light industrial developments 
that do not relate to each other. Surface parking areas serving these buildings are located at 
various locations on the sites and vehicular accesses to the sites are from the street. 
 
To achieve redevelopment that is complementary to and does not interfere with development in 
the surrounding area, and development that is consistent with the industrial policies of the 
Municipal Development Plan, the built form of the site should be low density industrial 
development that is similar in scale to neighbouring and nearby sites. 
 
The applicant provided comprehensive redevelopment concepts for the site, however no 
development permit applications have been submitted at the time of writing this report. Detailed 
site design would be assessed during the review of development permit application(s). 
 
Environmental 
 
An environmental site assessment was not required for this land use redesignation application, 
however the applicant provided a phase one environmental site assessment.  
 
A portion of the site is within a 300-metre landfill setback from the non-operating Springbank 
Landfill, as depicted in Figure 1. Development on the subject lands may be subject to section 
13 (Distance from landfill, waste sites) of the Province of Alberta Subdivision and Development 
Regulation if a school, hospital, food establishment or residence is proposed on the site. 
Subsection 13(3)(b) of the Subdivision and Development Regulation states, “(3) Subject to 
subsection (5), a development authority shall not issue a development permit for a school, 
hospital, food establishment or residence, nor may a school, hospital, food establishment or 
residence be constructed if the building site is within 300 metres of the disposal area of an 
operating or non-operating landfill.” 
 
Subsection 13(5) of the Subdivision and Development Regulation states, “The requirements 
contained in subsections (1) to (4) may be varied by a subdivision authority or a development 
authority with the written consent of the Deputy Minister of Environment and Parks.” 
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The proposed district contains uses that are prohibited within landfill setbacks. In accordance 
with the City of Calgary Waste Management Facilities: Setback Variance Protocol, whereas 
“Place of Worship” uses are not independently prohibited within landfill setbacks, ancillary food-
related and “Child Care Service” uses are prohibited within landfill setbacks. Food-related 
commercial uses are also prohibited within landfill setbacks. Residential uses are prohibited 
within landfill setbacks.  

 

Figure 1: Springbank Landfill 300 Metre Setback 
 
Transportation Networks 
 
Transportation impact assessments, parking studies, and noise studies were not required for 
this land use redesignation application. Transportation impact assessments, parking studies, 
and noise studies may be required for future development permit applications, depending on the 
proposed uses and intensities of the proposed development. 
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Vehicular access to the site is available from Forge Road SE. Vehicular access to the site is 
prohibited from Glenmore Trail SE. There is no rear lane. 
 
The site is approximately 350 metres walking distance from a Calgary Transit bus stop location 
on Fairmount Drive SE that is served by route 10. 
 
The site is approximately 1.1 kilometres walking distance from the Chinook Station on the 
“Skeletal Light Rail Transit (LRT) Network”, according to the Primary Transit Network Map (Map 
2) of the MDP. The site is approximately 1.4 kilometres walking distance from a “Primary Transit 
Network” bus route, according to the Primary Transit Network Map (Map 2) of the MDP. 
Therefore, the site is not within proximity of the Primary Transit Network, and therefore the site 
is not within the scope the of the MDP’s transit-oriented development intensification policies, 
which apply to areas within 400 metres of the Primary Transit Network. 
 
Utilities and Servicing 
 
Sanitary sewers, water mains, and storm sewers are available to service the site. Sanitary 
servicing studies and fire flow calculation letters must be submitted with future development 
permit applications on the subject site, depending on the proposed uses and intensities of the 
proposed development, to determine whether upgrades are required to the existing public 
infrastructure. 
 
Stakeholder Engagement, Research and Communication  
 
Consistent with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site for three weeks. Notification letters were sent to adjacent 
landowners and the application has been advertised online. 
 
One letter of support was received from the public by the Calgary Planning Commission report 
submission date. 
 
A letter of support was received from the Fairview Community Association (Attachment 3). 
 
An applicant-led open house was held on 2018 October 17. An engagement summary report is 
attached (Attachment 2). 
 
Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Calgary Planning 
Commission’s recommendation, the date of the Public Hearing and options for providing 
feedback will be advertised to the public. 
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Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014) 
 
The site is located within the City, Town area of the Schedule C: South Saskatchewan Regional 
Plan Map in the South Saskatchewan Regional Plan (SSRP). The SSRP sets the expectation 
that lands are developed in an orderly, efficient, compatible, safe and economical manner, while 
contributing to a healthy environment, a healthy economy and a high quality of life. Further, the 
SSRP sets an expectation that municipalities minimize potential conflict of land uses adjacent to 
natural resource extraction, manufacturing and other industrial developments. While the SSRP 
makes no specific reference to this site, the proposal is inconsistent with policies on Land Use 
Patterns. 
 
Municipal Development Plan (Statutory, 2009) 
 
The subject site is located within a Standard Industrial area, according to the Urban Structure 
Map (Map 1) of the Municipal Development Plan (MDP). Standard Industrial areas are intended 
to contain a mix of industrial uses at varying intensities. These areas continue to offer a broad 
variety of industrial uses and as these areas redevelop, their industrial character should be 
maintained. The C-COR2 District does not allow for any industrial uses. 
 
The MDP directs that industrial lands should be protected primarily for industrial uses, and that 
stand-alone office, regional commercial, and residential uses should be discouraged. 
Subsection 2.1.2.o. of the MDP states, “Protect appropriately located industrial areas from 
undue encroachment by residential development in cases where the nature of that industrial 
activity requires separation from residential uses.” Whereas, the MDP does support proposed 
commercial uses that are intended to support the surrounding industrial area, proposed 
residential uses are inconsistent with the applicable policies. 
 
Subsection 3.7.1.f of the MDP states, “Portions of the Standard Industrial Areas may be 
appropriate for redevelopment as non-industrial or mixed-residential business areas, given their 
proximity to existing communities and the Primary Transit Network. Any proposal for such a 
change will require an amendment to relevant Local Area Plans or, if there is no Local Area 
Plan, an amendment to the MDP to indicate the area is no longer required for Standard 
Industrial Area purposes.” 
 
Subsection 2.2.2.b of the MDP states, “Increase development densities in proximity of the 
Primary Transit Network by targeting residential and employment intensities within 400 metres 
of transit stops, in areas deemed appropriate through the Local Area Planning process and in 
accordance with the Typology thresholds identified in Part 3.” Based on subsection 2.2.2.b of 
the MDP, the standard used for proximity to the Primary Transit Network for the purpose of this 
report is 400 metres walking distance. Due to the site’s distance from the Primary Transit 
Network, justification for intensification of this site is with respect to the MDP policies for 
intensification in proximity to public transit is not applicable. 
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There is concern that this proposal establishes the possibility of residential development on this 
site, which is inconsistent with the MDP’s objectives and policies for complete communities. The 
MDP defines a complete community as “A community that is fully developed and meets the 
needs of local residents through an entire lifetime. Complete communities include a full range of 
housing, commerce, recreational, institutional and public spaces. A complete community 
provides a physical and social environment where residents and visitors can live, learn, work 
and play.” The site is isolated and not well connected from existing residential areas, amenities, 
and services. 
 
There is no local area plan, and therefore no local area plan to be amended. As per 
correspondence between Administration and the Applicant on 05 June 2018, a policy 
amendment to the Urban Structure Map (Map 1) of the MDP, the scope appears too small to be 
considered for an amendment because the Urban Structure Map (Map 1) of the MDP is 
intended to be a high-level concept, rather than a map that describes the intent for individual 
parcels. 
 
Secondary to the above, the proposed district height of 24.0 metres would allow for a building 
that is defined as a “tall building” as per the MDP. Subsection 2.4.2 of the MDP states, “A tall 
building is generally defined as a building whose height is greater than the width of the right-of-
way of the street that it fronts.” The width of Forge Road SE is approximately 17 metres wide, 
which is less than the proposed 24.0 metre maximum height. Subsection 2.4.2.e of the MDP 
states, “Tall buildings are appropriate in the Centre City, Major Activity Centres, or Community 
Activity Centres and Urban Main Streets where deemed appropriate through a Local Area Plan.” 
The site is not within the Centre City, Major Activity Centre, or Community Activity Centre, nor 
Urban Main Street, and therefore tall buildings are not appropriate in the Standard Industrial 
area, and therefore tall buildings should not be located in this area. 
 
While the MDP makes no specific reference to this site, for the reasons identified above, the 
proposal is inconsistent with the applicable policies. 
 
Local Area Plan 
 
There is no local area plan. 
 
The site is in an area bounded by Glenmore Trail to the north, the Bow River to the east, 
Anderson Drive to the south, and 14 Street SW, and the Glenmore Reservoir to the west. 
Administration will be developing a local growth plan for the larger area, which includes the 
subject site. 
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Social, Environmental, Economic (External) 
 
The site is not within walking distance of amenities and is not served by frequent public transit. 
Development of multi-residential in areas that are not with walking distance of amenities and 
that are not served by frequent public transit is contrary to City of Calgary sustainability policies 
that direct higher-intensity uses to locate in areas that are within walking distance of amenities 
and frequent transit services. 
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are potential liabilities to The City of Calgary if The City of Calgary approves the proposed 
land use district within landfill setbacks that are prohibited by the Subdivision and Development 
Regulation. 
 
MDP policies that direct that industrial lands be preserved for industrial uses and that industrial 
lands should not be converted to residential nor regional commercial uses would be not be 
upheld if The City of Calgary approves this land use amendment. Also, MDP policies regarding 
discouraging incompatible uses in industrial areas and sustaining an affordable industrial land 
market would be not be fulfilled if The City of Calgary approves the proposed land use district 
may not be realized. 
 
MDP policies regarding incorporating multi-residential development near the Primary Transit 
Network and residential uses in general within complete communities may not be realized if the 
City approves the proposed land use district. Redevelopment of this site may be premature due 
to non-existing local area policy, which could provide direction regarding higher-intensity 
development. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed district conflicts with policy, is incompatible with surrounding land uses, and 
would result in a situation where development may be constrained by technical limitations.  
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1. Applicant’s Submission 
2. Engagement Report 
3. Letter from the Fairview Community Association 
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CHABAD LUBAVITCH ENGAGEMENT SUMMARY REPORT 
 
July 16, 2018  Community Association Meeting 
 

 Held at the Chabad Calgary Campus (134 Forge Road SE) to outline the land 
use redesignation proposal and development concept for an expanded campus 
including the potential for residential units and additional compatible uses. 

 Attendees included representatives of the Fairview Community Association 
(Leigh-Ann Barry, Elizabeth Duer, Dave Eisenbart, Pat Hirsche), Chabad 
Lubavitch (Rabbi Menachem Matusof, Simon Apter, Rabbi Zalman Levin, 
Brochie Levin), Landstar (Robert Moskovitz, George Mylonas) and Rick Balbi 
Architect Ltd. (Rick Balbi). 

 Discussion was positive, with all parties indicating mutual interest in a residential 
component and a move away from industrial.  

 
October 17, 2018 Community Open House – Public 
 

 Held at the Chabad Lubavitch Campus (134 Forge Road SE) to discuss land use 
and development concept with residents and businesses in the Fairview 
Community from 4pm – 7:30pm, hosted by representatives of Chabad Lubavitch, 
Landstar and Rick Balbi Architect Ltd.  City of Calgary representative were also 
present and available for questions and discussion.  

 The open house was advertised extensively.  Approximately 200 postcards were 
hand-delivered to nearby residences.  35-40 neighbouring businesses received 
hand-delivered notices.  Flyers were posted at the Macleod Trail Co-op, Acadia 
Aquatics Centre, the Market on Macleod and the Calgary Farmer’s Market.  
Notices were provided to the Macleod Trail Save-On-Foods, Acadia Recreation 
Centre, Fairview Community Centre and the Osten & Victor Alberta Tennis 
Centre to post at their discretion.  

 23 individuals signed in to the open house, total attendance estimated at 
approximately 30 individuals.  

 Response was entirely positive, with no negative feedback received at the time 
of the open house.  

 One email was received prior to the open house indicating concern primarily 
surrounding walkability in the area and parking.  

 Several written letters of support have been received since the open house and 
can be provided upon request.  

 Copies of the notifications are attached for reference.  
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Figure 1: Open House Invitation Poster 
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Figure 2: Open House Invitation Card Side 1 

 
Figure 3: Open House Invitation Card Side 2 
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EXECUTIVE SUMMARY   

 
This application was submitted by Zeidler Architecture on 2018 September 12 on behalf of the 
landowner, Enright 11th Street Development Ltd.  The application proposes to redesignate the 
subject parcel from DC Direct Control District (Bylaw 151) to Industrial – Commercial (I-C) 
District to allow for: 
 

 industrial developments with support commercial uses (e.g. warehouse with 
commercial storefronts, restaurants, retail stores, industrial buildings with offices and 
retail stores); 

 a maximum building height of 12 metres; 

 the uses listed in the proposed I-C District. 
 

The current DC Direct Control District was approved in August 1973 with the purpose of adding 
the use of Meat Packing Plant to the base district of M-3 Heavy Industrial, as described in Land 
Use Bylaw 8600.   
 
Redesignation of the parcel as proposed will allow for a land use district that is aligned with the 
current Municipal Development Plan and the application of the current Land Use Bylaw 1P2007.  
 
No development permit application has been submitted at this time.  
 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 1.09 hectares ± (2.69 acres ±) located 
at 5101 – 11 Street SE (Plan 7410362; Block A) from DC Direct Control District to 
Industrial – Commercial (I-C) District; and 
 

2. Give three readings to the proposed bylaw.   

 

PREVIOUS COUNCIL DIRECTION / POLICY 
 
None.  
 

BACKGROUND 

 
The purpose of this redesignation is to enable future redevelopment of the site that is aligned 
with the policies of the current Municipal Development Plan and which allows for the application 
of a range of uses and development rules as outlined in the current Land Use Bylaw 1P2007. 
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Location Maps 
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Site Context 
 
The subject parcel is located in the industrial community of Highfield, along the arterial roadway 
of 11 Street SE.  A designated bike lane runs parallel to the parcel and bus stops are located in 
close proximity.  Surrounding land uses are predominately Industrial-General with some 
Industrial-Business and Industrial-Commercial designated properties within the community, and 
a few commercially designated developments at major interchanges.  General industrial 
buildings exist to the north and east of the site, while a rail-spur followed by a recreational 
motocross site exist behind the site to the west.  A City-owned undeveloped parcel designated 
‘Special Purpose – Future Urban Development’ exists immediate south of the site, and is 
currently being held as possible future road right-of-way.    
 
As an industrial area, there is no demographic information available for the community of 
Highfield.   
 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

 
The proposed redesignation will allow for a range of industrial and support commercial uses that 
supports the employee-intensive intent of the area as outlined in the Municipal Development 
Plan.  
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration.  
 
Land Use 
 
The existing DC Direct Control District was approved in August 1973 with the purpose of adding 
the use of Meat Packing Plant to the base district of M-3 Heavy Industrial, as described in Land 
Use Bylaw 8600.  Direct Control Districts that reference a specific Land Use Bylaw continue to 
be subject to that particular Land Use Bylaw, regardless of the Land Use Bylaw currently in 
force.  The subject site is, therefore, governed by the rules of Land Use Bylaw 8600, which 
came into effect 1972 May 29 and was replaced with Land Use Bylaw 2P80 on 31 March 1980.  
Land Use Bylaw 2P80 was later replaced by the current Land Use Bylaw 1P2007 in July 2007.    
 
The proposed Industrial – Commercial (I-C) District is intended for areas located on the 
perimeter of industrial areas and/or along major roadways.  While light-industrial land 
uses are to be the predominate land uses in these districts, small scale commercial uses 
that are compatible with and complementary to the light industrial base are considered 
appropriate.   
 
The intent of this redesignation is to enable industrial-commercial redevelopment of the site that 
is compatible with the surrounding area, and is aligned with current City policies and 
development rules.  
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Development and Site Design 
 
Development in the Industrial – Commercial (I-C) district typically takes the form of large 
warehouse style building(s) with commercial or office storefronts. The rules of the proposed I-C 
District will provide guidance for the future site development including appropriate uses, height 
and building massing, landscaping and parking.   
 
Environmental 
 
An environmental site assessment was not required for this application. 
 
Transportation Network 
 
The parcel is located on the arterial roadway of 11 Street SE.  Bus stops for routes 66 and 30 
are located within 200 metres from the site, and a dedicated bike lane is available adjacent to 
the site, along southbound 11 Street SE.  As there is no rear lane, vehicular access to the site 
will continue to be from 11 Street SE upon redevelopment.  A CP rail spur exists behind the 
parcel.  CP rail was circulated as part of this application and indicated no objection to the 
proposed land use redesignation.   
 
Utilities and Servicing 
 
Water, sanitary, and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
 

Stakeholder Engagement, Research and Communication  

 
Consistent with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site for three weeks.  Notification letters were sent to 
adjacent land owners and the application was advertised online.  No public meetings were held 
by the Applicant or Administration in association with this application.   
 
No community association exits for this area.  
 
No comments were received from the public by the Calgary Planning Commission report 
submission date. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners.  In addition, Calgary Planning 
Commission’s recommendation and the date of the Public Hearing will be advertised.    
 

Strategic Alignment 

 
South Saskatchewan Regional Plan (Statutory, 2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan (SSRP), which directs population 
growth in the region to Cities and Towns, and promotes the efficient use of land.  
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Municipal Development Plan (Statutory, 2009) 
 
The subject site is located within the Industrial – Employee Intensive area, according to 
Map 1: Urban Structure Map of the Municipal Development Plan (MDP).  These areas 
are expected to achieve significant employment opportunities, and while they are to be 
predominately industrial focussed, other land uses may be supported.  Given the 
intensity of development, amenities for the pedestrian should be provided.  
 
Social, Environmental, Economic (External)  

 

An environmental site assessment was not required for this application.  

 

Financial Capacity 

 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment, and therefore there 
are no growth management concerns at this time.  
 

Risk Assessment 

 
There are no significant risks associated with this proposal.   
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is consistent with the applicable policies of the Municipal Development Plan and 
will allow for a land use district that is aligned with the vision of the current Municipal 
Development Plan and the application of the current Land Use Bylaw 1P2007.   

 

ATTACHMENT(S) 

1. Applicant’s Submission  
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