
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 
 

November 29, 2018, 1:00 PM
IN THE CALGARY POWER RECEPTION HALL

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, 218 November 15

5. CONSENT AGENDA

5.1 Land Use Amendment in Altadore (Ward 8) at 2035 and 2039 – 35 Avenue SW, LOC2018-
0187, CPC2018-1342

5.2 Land Use Amendment in West Hillhurst (Ward 7) at 2103 - 5 Avenue NW, LOC2018-0202,
CPC2018-1332

5.3 Policy Amendment and Land Use Amendment in Bankview (Ward 8) at 2133 and 2135 – 18
Street SW, LOC2018-0214, CPC2018-1326



5.4 Policy Amendment (City Initiated) – Banff Trail Area Redevelopment Plan (Ward 7),
CPC2018-1336

6. POSTPONED REPORTS
(including related/ supplemental reports)

None

7. ITEMS FROM OFFICER, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS

7.1.1 Development Permit for Multi-Residential Development on 14 Avenue SW east of
14 Street SW in the Beltline (Ward 8), DP2018-2882, CPC2018-1349

7.1.2 Development Permit in Ramsay (Ward 9) at 1802 - 11 Street SE, DP2017-4891,
CPC2018-1324

7.2 PLANNING ITEMS

7.2.1 Land Use Amendment in Greenview Industrial Park (Ward 4) at 336 and 344 – 41
Avenue NE, LOC2018-0129, CPC2018-1293

7.2.2 Land Use Amendment in Saddle Ridge Industrial (Ward 5) at 4120 - 67 Avenue
NE, LOC2018-0180, CPC2018-1352

7.2.3 Land Use Amendment in Stoney 2 (Ward 3) at 2011 – 100 Avenue NE, LOC2018-
0191, CPC2018-1255

7.2.4 Policy Amendment and Land Use Amendment in Residual Sub-Area 13D (Ward
13) at 15113 – 37 Street SW, LOC2017-0308, CPC2018-1359

7.2.5 Outline Plan in Residual Sub-Area 13D (Ward 13) at 15113 – 37 Street SW,
LOC2017-0308 (OP), CPC2018-1360

7.2.6 Land Use Amendment in Royal Vista (Ward 1) at 8 and 14 Royal Vista Link NW,
LOC2018-0004, CPC2018-1365

7.2.7 Land Use Amendment in Royal Oak (Ward 1) at 96 Royal Birch Point NW,
LOC2018-0104, CPC2018-1362

7.2.8 Outline Plan in Royal Oak (Ward 1) at 96 Royal Birch Point NW, LOC2018-0104,
CPC2018-1361

7.2.9 Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at 2100 and
2206 – 10 Avenue SW, LOC2018-0165, CPC2018-1358

7.2.10 Land Use Amendment in Downtown Commercial Core (Ward 8) at 131 9 Avenue
SW, LOC2018-0200, CPC2018-1303



7.2.11 Land Use Amendment in Bridlewood at 249 Bridlerange Place SW (Ward 13),
LOC2018-0203, CPC2018-1341

7.2.12 Land Use Amendment in Walden (Ward 14) at 19605 Walden Boulevard SE,
LOC2018-0185, CPC2018-1345

7.2.13 Land Use Amendment in East Fairview Industrial (Ward 11) at 7929 - 11 Street
SE, LOC2018-0197, CPC2018-1348

7.2.14 Land Use Amendment in Mahogany (Ward 14) at Multiple Addresses, LOC2018-
0216, CPC2018-1344

7.3 MISCELLANEOUS ITEMS
None

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.  
 

ISC: Unrestricted 
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CONSENT AGENDA 
 
 

ITEM NO.:  5.1 Derek Pomreinke 

 
COMMUNITY: Altadore (Ward 8) 
 
FILE NUMBER: LOC2018-0187 (CPC2018-1342) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

(R-C2) District and Multi-Residential – 
Contextual Low Profile (M-C1) District 

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

District 
 
MUNICIPAL ADDRESS: 2035 and 2039 – 35 Avenue SW 
 
APPLICANT: Global Raymac Surveys 
 
OWNER: Phillippe St. Louis  
 Christina St. Louis 
 Green Mamba Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  5.2 Brad Bevill 

 
COMMUNITY: West Hillhurst (Ward 7) 
 
FILE NUMBER: LOC2018-0202 (CPC2018-1332) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

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

(R-CG) District 
 
MUNICIPAL ADDRESS: 2103 - 5 Avenue NW 
 
APPLICANT: Sinclair Signature Homes 
 
OWNER: Michelle Cheyne  
 Spencer Cheyne 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  5.3 Adam Sheahan 

 
COMMUNITY: Bankview (Ward 8) 
 
FILE NUMBER: LOC2018-0214 (CPC2018-1326) 
 
PROPOSED POLICY AMENDMENT: Amendment to the Bankview Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

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

District 
 
MUNICIPAL ADDRESS: 2133 and 2135 - 18 Street SW 
 
APPLICANT: Daniel Alejandro Quiroga-Rivera 
 
OWNER: Daniel Alejandro Quiroga-Rivera a 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 

 

ITEM NO.:  5.4  Steve Jones 

 
COMMUNITY: Banff Trail (Ward 7) 
 
FILE NUMBER: CPC2018-1336 
 
PROPOSED POLICY AMENDMENT: Amendments to the Banff Trail Area Redevelopment 

Plan 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
  



Calgary Planning Commission 
2018 November 29 

Page 4 

 

DEVELOPMENT ITEMS 
 
 

ITEM NO.:  7.1.1 Desmond Bliek 

 
COMMUNITY: Beltline (Ward 8) 
 
FILE NUMBER: DP2018-2882 (CPC2018-1349) 
 
PROPOSED DEVELOPMENT: New Multi-Residential Development 
 
MUNICIPAL ADDRESS: 1315, 1317, 1319, 1321, and 1323 - 14 Avenue SW 
 
APPLICANT: Battistella Developments 
 
OWNER: Ernest Shymka 
 
ADMINISTRATION RECOMMENDATION: APPROVAL  

 
 
 
 

 
 
 
 

ITEM NO.:  7.1.2 Stephanie Loria/Jihad Bitar 

 
COMMUNITY: Ramsay (Ward 9) 
 
FILE NUMBER: DP2017-4891 (CPC2018-1324) 
 
PROPOSED DEVELOPMENT: New: Multi-Residential Development, Retail and 

Consumer Service 
 
MUNICIPAL ADDRESS: 1802 – 11 Street SE 
 
APPLICANT: S2 Architecture 
 

OWNER: 11-Street Developments Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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PLANNING ITEMS 
 
 

ITEM NO.:  7.2.1 Matthew Atkinson 

 
COMMUNITY: Greenview Industrial Park (Ward 4) 
 
FILE NUMBER: LOC2018-0129 (CPC2018-1293) 
 
PROPOSED REDESIGNATION: From: Industrial – Redevelopment (I-R) District 
 
 To: Industrial – Commercial (I-C) District 
 
MUNICIPAL ADDRESS: 336 and 344 - 41 Avenue NE 
 
APPLICANT: Rick Balbi Architect 
 
OWNER: Ocean Investment Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.2 Matthew Atkinson 

 
COMMUNITY: Saddle Ridge Industrial (Ward 5) 
 
FILE NUMBER: LOC2018-0180 (CPC2018-1352) 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

(S-FUD) District 
 
 To: DC Direct Control District based on the Industrial 

– Outdoor (I-O) District to accommodate the 
additional use of Seasonal Sales Area 

 
MUNICIPAL ADDRESS: 4120 - 67 Avenue NE 
 
APPLICANT: IBI Group 
 
OWNER: 2045478 Alberta Ltd (Sandhu, Parminder) 
 
ADMINISTRATION RECOMMENDATION: APPROVAL  
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ITEM NO.:  7.2.3 Michael Davis 

 
COMMUNITY: Stoney 2 (Ward 3) 
 
FILE NUMBER: LOC2018-0191 (CPC2018-1255) 
 
PROPOSED REDESIGNATION: From: Industrial – Commercial (I-C) District 
 
 To: Commercial – Corridor 3 f1.0h12 

(C-COR3 f1.0h12) District 
 
MUNICIPAL ADDRESS: 2011 – 100 Avenue NE 
 
APPLICANT: Kumlin Sullivan Architecture Studio 
 
OWNER: Condominium Corporation No. 1110612 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.4 Brendyn Seymour 

 (related to Item 7.2.5) 
 
COMMUNITY: Residual Sub-Area 13D (Ward 13) 
 
FILE NUMBER: LOC2017-0308 (CPC2018-1359) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Providence Area Structure Plan 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

(S-FUD) District 
 
 To: Multi-Residential – High Density Low Rise (M-

H1) District, Multi-Residential – Medium Profile 
(M-2) District, District, Residential – Low Density 
Mixed Housing (R-G) District, Special Purpose – 
Community Service (S-CRI) District, Special 
Purpose – School, Park and Community 
Reserve (S-SPR) District Direct Control / 
Residential – Low Density Mixed Housing and 
DC Direct Control District to accommodate low 
density mixed use housing 

 
MUNICIPAL ADDRESS: 15113 – 37 Street SW 
 
APPLICANT: Stantec Consulting 
 
OWNER: Dream Asset Management Corporation 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.5 Brendyn Seymour 

 (related to Item 7.2.4) 
 
COMMUNITY: Residual Sub-Area 13D (Ward 13) 
 
FILE NUMBER: LOC2017-0308(OP) (CPC2018-1360) 

 
PROPOSED OUTLINE PLAN: Subdivision of 56.38 hectares ± (139.32 acres ±) 
 
MUNICIPAL ADDRESS: 15113 – 37 Street SW 
 
APPLICANT: Stantec Consulting 
 
OWNER: Dream Asset Management Corporation 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.6 Giyan Brenkman 

 
COMMUNITY: Royal Vista (Ward 1) 
 
FILE NUMBER: LOC2018-0004 (CPC2018-1365) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District and Industrial-

Business (I-B) District 
 
 To: DC Direct Control District to accommodate a 

private school and child care services 
 
MUNICIPAL ADDRESS: 8 and 14 Royal Vista Link NW 
 
APPLICANT: Sha-Lou Enterprises 
 
OWNER: LTCM Incorporated 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.7 Coleen Auld 

 (Related to Item 7.2.8) 
 
COMMUNITY: Royal Oak (Ward 1) 
 
FILE NUMBER: LOC2018-0104 (CPC2018-1362) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One Dwelling (R-C1) 

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

 
 To: Residential – Contextual One / Two Dwelling 

(R-C2) District and Special Purpose – Urban 
Nature (S-UN) District 

 
MUNICIPAL ADDRESS: 96 Royal Birch Point NW 
 
APPLICANT: B&A Planning Group 
 
OWNER: VWR Capital Corp 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.8 Coleen Auld 

 (Related to Item 7.2.7) 
 
COMMUNITY: Royal Oak (Ward 1) 
 
FILE NUMBER: LOC2018-0104(OP) (CPC2018-1361) 
 
PROPOSED OUTLINE PLAN: Subdivision of 2.25 hectares ± (5.56 acres ±) 
 
MUNICIPAL ADDRESS: 96 Royal Birch Point NW 
 
APPLICANT: B&A Planning Group 
 
OWNER: VWR Capital Corp 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.9 Jennifer Duff 

 
COMMUNITY: Sunalta (Ward 8) 
 
FILE NUMBER: LOC2018-0165 (CPC2018-1358) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Sunalta Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Commercial – Corridor 2 f3.0h27 

(C-COR2f3.0h27) District 
 
 To: DC Direct Control District to accommodate the 

additional use of Self Storage Facility and a 
revised FAR 

 
MUNICIPAL ADDRESS: 2100 and 2206 – 10 Avenue SW 
 
APPLICANT: Citytrend 
 
OWNER: Gunther’s Building Centre Ltd 
 Gunther’s Building Supplies Limited 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.10 Adam Sheahan 

 
COMMUNITY: Downtown Commercial Core (Ward 8) 
 
FILE NUMBER: LOC2018-0200 (CPC2018-1303) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District to accommodate the 

additional use of Kennel-Urban and to update 
the base district 

 
MUNICIPAL ADDRESS: 131 – 9 Avenue SW 
 
APPLICANT: Palliser Square Properties Ltd 
 
OWNER: Palliser Square Properties Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.11 Desmond Bliek 

 
COMMUNITY: Bridlewood (Ward 14) 
 
FILE NUMBER: LOC2018-0203 (CPC2018-1341) 
 
PROPOSED REDESIGNATION: From: Special Purpose – School, Park and Community 

Reserve (S-SPR) District 
 
 To: Special Purpose – Community Institution (S-CI) 

District 
 
MUNICIPAL ADDRESS: 249 Bridlerange Place SW 
 
APPLICANT: Maidment Land Surveys 
 
OWNER: The City of Calgary 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.12 Kate van Fraassen 

 
COMMUNITY: Walden (Ward 14) 
 
FILE NUMBER: LOC2018-0185 (CPC2018-1345) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Commercial – Corridor 2 f0.5h12 

(C-COR2f0.5h12) District 
 
MUNICIPAL ADDRESS: 19605 Walden Boulevard SE 
 
APPLICANT: Carol McClary Planning Solutions 
 
OWNER: Genco (Walden) Ltd 
 DWG Holdings Corp 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.13 Fraser McLeod 

 
COMMUNITY: East Fairview Industrial (Ward 11) 
 
FILE NUMBER: LOC2018-0197 (CPC2018-1348) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Commercial – Corridor 2 f0.3h11 (C-COR2 

f0.3h11) District 
 
MUNICIPAL ADDRESS: 7929 - 11 Street SE 
 
APPLICANT: Royop (Deerfoot) Development Ltd 
 
OWNER: Royop (Deerfoot) Development Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 

 
 
 
 

ITEM NO.:  7.2.14 Ezra Wasser 

 
COMMUNITY: Mahogany (Ward 14) 
 
FILE NUMBER: LOC2018-0216 (CPC2018-1344) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District to allow for Cannabis 

Counselling and Cannabis Store uses 
 
MUNICIPAL ADDRESS: 11 Mahogany Circle SE, 226 Mahogany Garden SE and 

2231 and 2255 Mahogany Boulevard SE 
 
APPLICANT: Village Cannabis 
 
OWNER: Westman Village Lyric Inc 
 Westman Village Calligraphy Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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MINUTES 

CALGARY PLANNING COMMISSION 

 
November 15, 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 L. Juan 
Commissioner A. Palmiere 
Commissioner K. Schmalz 
Commissioner J. Scott 

ALSO PRESENT: Principal Planner I. Cope 
Senior Planner K. Melanson 
Legislative Assistant L. McDougall 
Legislative Assistant J. Palaschuk 

 

1. CALL TO ORDER 

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

2. OPENING REMARKS 

Director Tita provided opening remarks at today's Meeting. 

3. CONFIRMATION OF AGENDA 

Moved by Councillor Chahal 

That the Agenda for the 2018 November 15 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 
November 01 

Moved by Commissioner Juan 

That the Minutes of the Regular Meeting of the Calgary Planning Commission, 
held 2018 November 01, be confirmed. 
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MOTION CARRIED 
 

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 

Commissioner Foht declared a conflict, and abstained from discussion and 
voting, with respect to Report CPC2018-1237. 

Commissioner Foht left the Council Chamber at 1:10 p.m. and returned at 1:12 
p.m., after the vote on Report CPC2018-1237 was declared. 

Moved by Councillor Woolley 

That with respect to Report CPC2018-1237, the following be approved: 
That the Calgary Planning Commissions recommends that Council: 

1. Adopt, by Resolution, the proposed street names of “Aldersyde”, “Cayley”, 
“Hartell”, “Longview”, and “Naphtha”; and 

2. Request the item be heard at the 2018 December 10 Public Hearing of 
Council. 

MOTION CARRIED 
 

6. POSTPONED 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 

An additional report for Attachment 3, an odour assessment, with respect 
to Report CPC2018-1286 was distributed. 

Moved by Commissioner Juan 

That with respect to Report CPC2018-1286, the following be approved: 
That the Calgary Planning Commission: 

1. 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). 

MOTION CARRIED 
 

Moved by Councillor Woolley 

That pursuant to Section 17(2) of the Procedure Bylaw 35M3017, as 
amended, the Calgary Planning Commission change the location of the 
2018 November 29 Regular Meeting of the Calgary Planning Commission 
scheduled to take place in the Council Chamber at 1:00 p.m. to the 
Calgary Power Reception Hall at 1:00 p.m. 
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MOTION CARRIED 
 

7.2 PLANNING ITEMS 

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

The following clerical correction was noted with respect to Report 
CPC2018-1297: 

• On page 1 of 7 of the Cover Report in the Executive Summary 
section, by deleting the word 'District' which follows the words Land 
Use Bylaw 1P2007. 

Moved by Commissioner Palmiere 

That with respect to Report CPC2018-1237, 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 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 

3. Give three readings to the proposed Bylaw.  

MOTION CARRIED 
 

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

The following clerical correction was noted with respect to Report 
CPC2018-1304: 

• On page 3 of 5 of the Cover Report in the Transportation 
Networks section, by replacing the sentence 'Access to the parcel will 
be from the lane.' with 'Access to the parcel will be from 8 Avenue 
NW only'. 

Paige Barlow addressed Commission with respect to Report CPC2018-
1304 

This item was postponed to the Call of the Chair, by general consent. 

Moved by Councillor Chahal 

That with respect to Report CPC2018-1304, 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 0.09 hectares ± (0.21 
acres±) located at 1614 - 8 Avenue NW (Plan 4879L, Lot 5) from 
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Multi-Residential – Contextual Low Profile (M-C1) District to a Direct 
Control District to accommodate limited commercial uses; and 

3. Give three readings to the proposed Bylaw.  

MOTION CARRIED 
 

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

The following clerical correction was noted with respect to Report 
CPC2018-1301: 

• In the header of the Cover Report, on each page, by changing the 
address from 407-27 Ave 'NW' to 407-27 Ave 'NE'. 

  

Kevin Hamilton addressed Commission with respect to Report CPC2018-
1301 

Moved by Councillor Woolley 

That with respect to Report CPC2018-1301, 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 Winston 
Heights/Mountview Area Redevelopment Plan (Attachment 2); 

3. Give three readings to the proposed Bylaw; 

4. 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 

5. Give three readings to the proposed Bylaw.  

  

Against: Commissioner Foht 

MOTION CARRIED 
 

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

Moved by Commissioner Foht 

That with respect to Report CPC2018-1295, 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 0.09 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 
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based on the Residential – Contextual One / Two Dwelling (R-C2) 
District to accommodate an Office, with guidelines (Attachment 2); 
and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

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

Moved by Commissioner Scott 

That with respect to Report CPC2018-0486, 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 amendment to the North Hill Area 
Redevelopment Plan (Attachment 2); 

3. Give three readings to the proposed Bylaw; 

4. 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 

5. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

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

Moved by Commissioner Juan 

That with respect to Report CPC2018-1292, 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 0.05 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 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

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

Moved by Councillor Chahal 

That with respect to Report CPC2018-1244, 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 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 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

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 

Speakers that addressed Commission with respect to Report CPC2018-
1235: 

• Neil MacKimmie; and 

• Chris Andrew 

  

Moved by Commissioner Scott 

That with respect to Report CPC2018-1235, 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 Southwest 
Community 'A' and Employment Centre / Mixed-Use Area Structure 
Plan (Attachment 2); 

3. Give three readings to the proposed Bylaw; 

4. 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 

5. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

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

A document entitled "Attachment 3 Outline Plan" was distributed with 
respect to Report CPC2018-1313. 

Moved by Commissioner Foht 
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That with respect to Report CPC2018-1313, 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 0.59 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 

3. Give three readings to the proposed redesignation Bylaw.         

And further that the distribution provided today be included as Attachment 
3 prior to the Report being forwarded to Council.  

Against: Commissioner Palmiere 

MOTION CARRIED 
 

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

Moved by Commissioner Foht 

That with respect to Report CPC2018-1314, the following be approved: 
That the Calgary Planning Commission: 

1. 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). 

  

Against: Commissioner Palmiere 

MOTION CARRIED 
 

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

A revised page 2 of 6 of the Cover Report with respect to Report 
CPC2018-1299 was distributed 

The Commission recessed at 3:19 p.m. and returned at 3:35 p.m. with 
Director Tita in the Chair. 

Jeremy Paylor addressed Commission with respect to Report CPC2018-
1299. 

Moved by Commissioner Juan 

That with respect to Report CPC2018-1299, 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 amendments to the 
Killarney/Glengarry Area Redevelopment Plan (Attachment 3); 

3. Give three readings to the proposed Bylaw; 

4. 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 

5. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

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

Commissioner Foht declared a conflict, and abstained from discussion 
and voting, with respect to Report CPC2018-1229. 

Commissioner Foht left the Council Chamber at 3:44 p.m. and returned 
at 4:12 p.m., after the vote on Report CPC2018-1229 was declared. 

A letter from the Southwood Community Association, dated 2018 March 
17, with respect to Report CPC2018-1229 was distributed. 

Moved by Commissioner Scott 

That the Calgary Planning Commission accept the letter received from 
the Southwood Community Association. 

MOTION CARRIED 
 

Moved by Councillor Chahal 

That the Calgary Planning Commission accept the letter submitted by a 
Southwood Community homeowners group. 

  

ROLL CALL VOTE 

Against: (7): Director Vanderputten, Councillor Chahal, Councillor Woolley, Commissioner Juan, 
Commissioner Palmiere, Commissioner Schmalz, and Commissioner Scott 

MOTION DEFEATED 
 

Moved by Commissioner Scott 

That with respect to Report CPC2018-1299, 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 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) 
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District to Commercial – Community 2 f2.0h15 (C-C2 f2.0h15) District 
and Commercial – Community 2 f2.0h24 (C-C2 f2.0h24) District; and 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

Moved by Commissioner Scott 

That the letter distributed with respect to Report CPC2018-1229 be 
forwarded onto Council as an attachment of the report. 

MOTION CARRIED 
 

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

Moved by Commissioner Palmiere 

That with respect to Report CPC2018-1306, 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 South 
Calgary/Altadore Area Redevelopment Plan; 

3. Give three readings to the proposed Bylaw; 

4. 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 

5. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

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

Speakers that addressed Commission with respect to Report CPC2018-
1294: 

• Robert Moskovitz; and 

• Rabbi Menachem Matusof 

  

Moved by Councillor Woolley 

That with respect to Report CPC2018-1294, the following be approved: 
That the Calgary Planning Commission recommends that Council: 

1. File the administrations recommendations contained in Report 
CPC2018-1294 

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



Item # 4.1 

 10 

3. Adopt, by Bylaw, 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 

4. Give three readings to the proposed Bylaw. 

And further that comments provided by Commissioner Juan be included 
as an attachment to the report prior to being forwarded on to Council. 

Against: Director Vanderputten 

MOTION CARRIED 
 

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

Moved by Commissioner Foht 

That with respect to Report CPC2018-1259, 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 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 

3. Give three readings to the proposed Bylaw. 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 

8. URGENT BUSINESS 

9. ADJOURNMENT 

Moved by Director Vanderputten 

That this Meeting adjourn at 5:13 p.m. 

MOTION CARRIED 

THE FOLLOWING ITEM HAVE BEEN FORWARDED TO THE 
2018 DECEMBER 10 REGULAR PUBLIC MEETING OF COUNCIL: 

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

  

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

Land Use Amendment in Varsity (Ward 1) at 3625 Shaganappi Trail NW, LOC2018-
0137, CPC2018-1297 
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Land Use Amendment in Hounsfield Heights/Briar Hill (Ward 7) at 1614 - 8 Avenue NW, 
LOC2018-0168, CPC2018-1304 

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

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

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

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

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

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

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

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

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

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

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

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

 
 

________________________________ ________________________________ 

CHAIR ACTING CPC SECRETARY 
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Land Use Amendment in Altadore (Ward 8) at 2035 and 2039 – 35 Avenue SW, 
LOC2018-0187 

EXECUTIVE SUMMARY   
 
This land use redesignation was submitted by Global Raymac Surveys on 2018 August 17 on 
behalf of the landowners, Phillippe and Christina St. Louis and Green Mamba Ltd, for two 
adjacent properties in the community of Altadore. The application proposes to change the 
designation of these properties to allow for: 
 

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

 greater flexibility in parcel dimensions and a large rear setback; 

 a proposed subdivision to move the property line; and 

 the uses listed in the R-CG district. 
 
The application is intended to accommodate an already-approved semi-detached dwelling on 
one property and to allow for rowhouse development on the other. It has been amended from its 
initial state in response to concerns from the neighbours and Community Association. 
 
The proposal conforms to relevant policies of the South Calgary/Altadore Area Redevelopment 
Plan and Municipal Development Plan and is supported by Administration. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.08 hectares ± (0.20 acres ±) located 

at 2035 and 2039 – 35 Avenue SW (Plan 4530AC, Block 4, Lots 17-20) from Residential 
– Contextual One / Two Dwelling (R-C2) District and Multi-Residential – Contextual Low 
Profile (M-C1) District to Residential – Grade-Oriented Infill (R-CG) District; and 
 

2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
Both properties are owned by the same landowners. A new semi-detached dwelling, approved 
through DP2018-0536 on 2018 June 13, is nearing completion on the eastern property. The 
building was designed with a generous side setback to allow for future movement of the 
property line. 
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On 2018 April 09, the applicant submitted subdivision application SB2018-0160 to move the 
property line 1.79 metres east. Administration has determined that the proposed subdivision 
would shrink the parcel smaller than the minimum required size under the current Residential – 
Contextual One / Two Dwelling (R-C2) District. A redesignation to Residential – Grade-Oriented 
Infill (R-CG) District was recommended in order to allow the subdivision to proceed. 
 
The western parcel is split between R-C2 District and Multi-Residential – Contextual Low Profile 
(M-C1) District. The applicant intends to redesignate the entire property to R-CG for the purpose 
of a three-unit rowhouse. The application to redesignate both properties was submitted on 2018 
August 17. 
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Site Context 
 
The subject site is located in the community of Altadore along 35 Avenue SW, east of 20 Street 
SW. Surrounding development is a broad mix of grade-oriented housing: two single detached 
houses, two semi-detached buildings and a four-plex all share property lines with the site. 
Predominant land use districts in the area are R-C2 and M-C1. The commercial land use 
districts of Marda Loop begin one block north of the subject site. 
 
The site consists of two parcels, each approximately 15 metres wide by 27 metres deep (50 by 
90 feet) with an area of 410 square metres (for a total site area of 820 square metres). 
Proposed subdivision SB2018-0160 would transfer approximately 50 square metres from the 
eastern property to the western property. 
 
The eastern property is being redeveloped with a three-storey semi-detached dwelling, while the 
western property currently features a one-storey single detached dwelling built in 1950. This 
block does not have a rear lane, requiring all vehicular access to come from 35 Avenue SW.  
As identified in Figure 1, the communities of Altadore and Garrison Woods have reached a new 
peak population as of 2018.  
 

Figure 1: Community Peak Population 

Altadore/Garrison Woods 

Peak Population Year 2018 

Peak Population 10,015 

2018 Current Population 10,015 

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 
Altadore community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Several meetings were held with the landowner and affected neighbours to determine which 
land use district would most appropriately facilitate redevelopment in a sensitive manner. The 
proposed R-CG District allows for a range of building types that can be compatible with the 
established building form of the existing neighbourhood. 
 
Planning Considerations 
 
Land Use 
 
The existing R-C2 District is a low-density residential district that is primarily for single detached, 
semi-detached and duplex homes. The R-C2 District allows for a maximum building height of 10 
metres and a maximum of two dwelling units, not including secondary suites. The district 
requires a rear setback of at least 7.5 metres. 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Altadore-Profile.aspx
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The existing M-C1 District is a medium-density multi-residential district that is primarily for 
townhouses and low-rise apartment buildings. The M-C1 District allows for a maximum building 
height of 12 metres and up to 111 units per hectare. Critically, when there is no rear lane the 
district allows for development within 1.2 metres from the rear property line. 
 
The proposed R-CG District allows for two to three-storey (up to 11 metres) rowhouse 
development where one façade of each dwelling unit must directly face a public street. The 
R-CG District also enables more flexible development of other low-density housing forms by 
allowing for smaller parcel dimensions and setbacks. The district provides a maximum density 
of 75 units per hectare, which would allow up to three dwelling units on the western property. 
 
Development and Site Design 
 
Because the site has no lane, the rear interface with adjacent properties is of particular concern. 
Originally, the applicant proposed to redesignate the western property entirely to M-C1, however 
the minimum setback of 1.2 metres from the rear property line was deemed inappropriate. 
M-CG was also ruled out as it would allow the same rear setback. 
 
The R-CG District provides the best fit of land use district to development intent. The applicant 
has indicated that they may request a minor relaxation to maximum height (11 metres) at the 
development permit stage. The relatively shallow depth of the property and requirement for 6.0-
metre driveway force the building back toward the rear of the parcel. This may also necessitate 
a relaxation to the maximum parcel depth of 65 percent, which could be exceeded without 
encroaching on the required 7.5-metre rear setback or being out of character with adjacent 
development. 
 
Environmental 
 
There are no environmental concerns associated with the site or with this proposal. 
 
Transportation 
 
Pedestrian and vehicular access to the site is available from 35 Avenue SW. The area is well-
served by Calgary Transit bus service. North and southbound local service via Route 7 is 
available within 200 metres walking distance. South cross-town service via the MAX Teal Bus 
Rapid Transit Line is available approximately 800 metres west at Crowchild Trail SW, where 
connections to the southwest Bus Rapid Transit will also be available in the future. 
 
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 the development permit stage. 
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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. 
 
Administration received a letter of opposition from the Marda Loop Communities Association, 
citing concerns over setting a precedent for mid-block R-CG in the community (Attachment 2). 
 
In addition, Administration received four letters from adjacent residents in opposition to the 
original application due to the rear setback. Administration considered the feedback and agreed 
that a 1.2 metre rear setback was inappropriate. Further work with the applicant resulted in an 
amended application that did not include M-C1 on the western property, and therefore resolving 
the rear setback concern. 
 
The residents who had objected to the original application have no objection to the amended 
application seeking R-CG. However, additional concerns remain over spot zoning in lieu of an 
overhaul to the local area plan.  
 
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. 
 
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 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. The MDP also calls for modest intensification of the inner city, an area 
serviced by existing infrastructure, public amenities and transit. 
 
The proposal is aligned with relevant MDP policies. The rules of the R-CG District provide for 
development that can be sensitive to nearby properties in terms of height, built form and 
density. 
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South Calgary/Altadore Area Redevelopment Plan (Statutory – 1986) 
 
The site is located on the boundary of Residential Conservation and Residential Medium 
Density land use areas as identified on Map 2: Land Use Policy in the South Calgary/Altadore 
Area Redevelopment Plan (ARP). The Residential Conservation area aims for preservation of 
the existing urban fabric, though infill at similar scales and densities is supported. The 
Residential Medium Density area supports low-density multi-residential development that is 
sensitive to nearby low-density development. The plan supports using an intermediate land use 
designation to create a transition between the two land use policy areas. 
 
As the exact boundaries of the land use areas are conceptual and the density of the built form 
transitions between the two across this site, Administration did not require a map amendment 
for this redesignation. 
 
Social, Environmental, Economic (External) 
 
The recommended land use district allows for a range of housing types that is wider than the 
existing R-C2 District and more contextually sensitive than the M-C1 District. The proposed 
amendment may accommodate the housing needs of different age groups, lifestyles, and 
demographics without sacrificing quality of life or property values for existing neighbours. 
 
Redesignation of the eastern property will allow for completion and occupancy of an already-
approved semi-detached dwelling. 
 
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. 
  



Item # 5.1 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2018-1342 
2018 November 29  Page 8 of 8 
 

Land Use Amendment in Altadore (Ward 8) at 2035 and 2039 – 35 Avenue SW, 

LOC2018-0187 
 

 Approval(s): S. Lockwood concurs with this report. Author: D. Pomreinke 

REASONS FOR RECOMMENDATIONS: 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan and 
South Calgary/Altadore Area Redevelopment Plan. The proposed R-CG District is designed to 
be implemented in close proximity or directly adjacent to low-density residential development, 
and in this case allows for a transition from M-C1 to R-C2. The proposal allows for modest 
densification of an inner-city parcel of land in a form that is compatible with the existing 
character of the neighbourhood. 

 
ATTACHMENTS 
1. Applicant’s Submission 
2. Community Association Letter 
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Land Use Amendment in West Hillhurst (Ward 7) at 2103 - 5 Avenue NW, 
LOC2018-0202 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Sinclair Signature Homes on 2018 September 10 on behalf of 
the landowners Michelle and Spencer Cheyne. The application proposes to redesignate one 
corner parcel from Residential - Contextual One / Two Dwelling (R-C2) District to Residential - 
Grade Oriented Infill (R-CG) District to allow for: 
 

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

 A maximum of 4 dwelling units (an increase from the current maximum of 2 dwelling 
units); 

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

 The uses listed in the proposed R-CG designation. 
 

The proposal 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 redesignation of 0.06 hectares ± (0.15 acres ±) located 

at 2103 - 5 Avenue NW (Plan 710N, Block 17, Lots 19 and 20) from Residential - 
Contextual One / Two Dwelling (R-C2) District to Residential - Contextual Grade - 
Oriented Infill (R-CG) District; and 

 
2. Give three readings to the proposed bylaw. 

 
BACKGROUND 
 
The subject site is located in the community of West Hillhurst south of 5 Avenue NW and west 
of 20 Street NW. West Hillhurst does not have a local area plan and therefore future 
redevelopment of the community is subject to the policies in the Municipal Development Plan.  
 
As indicated in the previous section, this application was submitted to The City of Calgary by 
Sinclair Signature Homes on 2018 September 10. Although a development permit has not been 
submitted at this time, as stated in the Applicant’s Submission (Attachment 1) the intent of the 
land use amendment application is to enable the development of a four-unit row house building.  
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Site Context 
 
Located at the intersection of 5 Avenue NW and 20 Avenue NW, this corner site is 
approximately 0.06 hectares in size with approximate dimensions of 18 metres by 38 metres. A 
rear lane exists to the south of the site. The property is currently developed with a one storey 
single detached dwelling and an accompanying three car garage accessed from 20 Street NW. 
There are no obstructions in the lane preventing access from the lane rather than 20 Street NW.  
 
Surrounding developments are characterized by a mix of single and semi-detached homes, with 
a row of multi-residential development lining 20 Street NW on the west side to the south until 3 
Avenue NW. The predominant land use in this area is Residential - Contextual One/Two 
Dwelling (R-C2) District.  Earlier this year, Council approved a redesignation application from R-
C2 to R-CG directly to the north of the subject site (LOC2017-0356). Lands designated for multi-
residential uses (i.e. M-C1, M-CG) and commercial uses (C-N1) are located directly to the 
south.  
 
Over time, 20 Street NW has redeveloped with row houses fronting onto it. Currently, there are 
row houses constructed along 20 Street NW from north of the lane between 3 avenue NW and 4 
Avenue NW to the parcel directly south of the subject site. There are row houses approved for 
the parcel directly to the north of this parcel. This parcel is a missing link in an otherwise 
contiguous row house frontage along 20 Street NW for four connecting parcels, or two full 
blocks.  
 
As identified in Figure 1, the community of West Hillhurst has seen a population decline over the 
last forty years, reaching its population peak in 1968. 
 

Figure 1 

West Hillhurst  

Peak Population Year 1968 

Peak Population 6,871 

2017 Current Population 6,338 

Difference in Population (Number) -533 

Difference in Population (Percent) -8% 

                                                                           Source: The City of Calgary 2017 Civic Census 

 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
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.  
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Planning Considerations 
 
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, semi-detached and duplex 
homes. Single detached homes 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 per parcel.  
 
The proposed Residential - Grade-Oriented Infill (R-CG) District is a residential designation that 
allows up to two to three storey (11 metres maximum) row house developments where one 
facade of each dwelling unit must directly face a public street. The maximum density of 75 units 
per hectare would allow for up to four (4) 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, duplex dwellings and secondary suites.  
 
Development and Site Design 
 
As noted, the proposed redesignation is intended to accommodate a redevelopment of the site 
with four row houses. There is not an active development permit on this site, although the 
typical redevelopment scheme for parcels such as this would have one unit facing 5 Avenue 
NW and 3 units facing 20 Street NW. The rules of the proposed R-CG District will provide 
guidance for the development of the site including the height and building massing, landscaping 
and parking. Within The R-CG District, row houses are considered a permitted use if they meet 
all the rules outlined in the Land Use Bylaw, and discretionary if they do not. Given the specific 
context of this development, items that are being carefully considered through the development 
permit process include, but are not limited to:  
 

 ensuring an engaging built interface along both street frontages;  

 ensuring a sensitive building form and transition with respect to the adjacent street and             
existing development;  

 emphasizing individual at-grade entrances; Access + rehab of sidewalk along 20 Avenue 
NW; and  

 ensuring functional treatment and operation of waste, recycling and composting facilities.  
 
Environmental 
 
An environmental site assessment was not required for this application. 
 
Transportation Networks 
 
The subject site is located approximately 200 metres from transit stops for several bus routes on 
19 Street NW with an additional transit stop located across 5 Avenue NW. Fifth Avenue NW is 
classified as a Collector Road in the Calgary Transportation Plan. Vehicular access is available 
from the existing rear lane. A traffic impact assessment was not required as a part of 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 land owners 
and the application was advertised online.  
 
The West Hillhurst Community Association was circulated, and provided a letter stating they had 
no comments on the application (Attachment 2).  
 
Two letters were submitted from nearby residents on this application. One letter was in support 
and one letter was opposed citing an increase in density will cause an issue with parking and 
enjoyment of their property.   
 
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, the date of 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 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 row housing. 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 a development form that is sensitive to existing residential development in terms of height, 
built form and density.   
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Moderate intensification in this location has a minimal impact on adjacent properties, and is 
therefore considered appropriate. 
 
There is no local area plan for West Hillhurst.  
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for a wider range of housing types within the existing 
established inner city community 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 conforms with applicable policies of the Municipal Development Plan. The 
proposed R-CG District is intended for parcels located near or directly adjacent to low density 
residential development. The proposal allows for a range of buildings 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.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. West Hillhurst Community Association Letter 
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Policy Amendment and Land Use Amendment in Bankview (Ward 8) at 2133 and 
2135 – 18 Street SW, LOC2018-0214 
 
EXECUTIVE SUMMARY   
 
This application was submitted by the landowner Daniel Alejandro Quiroga-Rivera on 2018 
September 21. The 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 the uses already allowed (e.g. single detached, semi-detached, 
and duplex homes and secondary suites); 

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

 a maximum of 5 dwelling units (an increase from the current maximum of 3 dwelling 
units); and 

 the uses listed in the proposed R-CG designation. 
 
A minor map amendment to the Bankview 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 amendment to the Bankview Area Redevelopment Plan 

(Attachment 3); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.08 hectares ± (0.19 acres ±) located 

at 2133 and 2135 – 18 Street SW (Plan 3076AB, Block 6, Lots 14 to 16) 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. 
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BACKGROUND 
 
This application was submitted by the landowner Daniel Quiroga-Rivera on 2018 September 21. 
No development permit application has been submitted at this time. However, as noted in the 
Applicant’s Submission (Attachment 1), the applicant intends to develop three to four rowhouse 
dwelling units. 
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Location Maps 
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Site Context 
 
The subject site is located in the community of Bankview at the southwest corner of 21 Avenue 
SW and 18 Street SW. Surrounding development is characterized by a mix of single and semi-
detached homes. The predominant land use in the immediate area is Residential – Contextual 
One / Two Dwelling (R-C2) District. 
 
The site is approximately 0.08 hectares in size with approximate dimensions of 23 metres by 
34 metres. The site slopes down from the southwest corner towards the northeast corner of the 
site. A rear lane exists along the west edge of the site. The property is currently developed with 
two one-storey single detached dwellings and a detached garage accessed from the lane.  
 
As identified in Figure 1, the community of Bankview has seen a slight decline in population 
since 1981. 
  

Figure 1: Community Peak Population 

Bankview 

Peak Population Year 1981 

Peak Population 5,590 

2017 Current Population 5,090 

Difference in Population (Number) -500 

Difference in Population (Percent) -8.9% 
          Source: The City of Calgary 2017 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Bankview community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
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. Subject to the minor amendment to the 
ARP proposed in this report, the proposal generally meets the objectives of applicable policies 
as discussed in the Strategic Alignment section of this report. 
 
Planning Considerations 
 
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, semi-detached and duplex 
homes. Single detached homes 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. 
   
  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Bankview-Profile.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 district provides for a maximum density of 75 units per 
hectare which would enable up to five 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, 
duplex dwellings and secondary suites.  
 
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 rules of the proposed R-CG District provide basic guidance for the future site development 
including appropriate uses, height and building massing, landscaping and parking.  

 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Transportation 
Pedestrian and vehicular access to the site is available from 21 Avenue SW, 18 Street SW and 
the rear lane. The area is served by Calgary Transit bus service with stops located within 100 
metres of the site on 17a Street SW and providing service to Westbrook LRT and downtown. 
The site is also within 200 metres of the Primary Transit Network along 17 Avenue SW. On-
street parking is non-restricted on 18 Street SW and no parking is permitted on the north side of 
21 Avenue SW. A Transportation Impact Assessment was not required as part of this 
application. 
 
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.     
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Administration received a letter of no objection to the application from the Bankview Community 
Association (Attachment 2).  
 
Administration received four letters in support and two letters in opposition to the application. 
Reasons stated for opposition are summarized below: 
 

 Increase in traffic, and parking issues; and 

 Reduced privacy on neighbouring property. 
 
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 surrounding neighbourhood and parking requirements 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 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 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 (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 keeping 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. 
 
Bankview Area Redevelopment Plan (Statutory – 1986) 
 
The subject parcel is located within the Conservation area as identified on Figure 2: Land Use 
Policy in the ARP. The Land Use Policy 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 Figure 2 is required to change the land use category of 
the subject site to Conservation and Infill (Attachment 3). 



Item # 5.3 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2018-1326 
2018 November 29  Page 7 of 7 
 

Policy Amendment and Land Use Amendment in Bankview (Ward 8) at 2133 and 

2135 – 18 Street SW, LOC2018-0214 

 

 Approval(s): Enter S. Lockwood concurs with this report. Author: A. Sheahan 

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.  
 
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. 

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Community Association Letter 
3. Proposed Amendment to the Bankview Area Redevelopment Plan  
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To whom it may concern, 
 
The Bankview Development Committee has reviewed the Land Use Amendment from 
R-C2 to R-CG proposed at 2133 18 St SW. Upon review the committee has no 
objection to the proposed re-designation. However we do have suggestions that should 
be taken into consideration as this development moves forward: 

 Would like to see an accompanying Development Permit Application 
 There is concern regarding parking access and the committee thinks it should be 

from the lane not from the street. 

 
Sincerely, 
 
 
 
Development Committee 
Bankview Community Association 
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 WHEREAS it is desirable to amend the Bankview Area Redevelopment Plan Bylaw 
13P81, 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 Bankview Area Redevelopment Plan attached to and forming part of Bylaw 13P81, 

as amended, is hereby further amended as follows: 
  

(a) Amend Figure 2 entitled ‘Land Use Policy’ by changing 0.08 hectares ± (0.19 
acres ±) located at 2133 and 2135 – 18 Street SW (Plan 3076AB, Block 6, Lots 
14-16) from ‘Conservation’ to ‘Conservation and Infill’, as generally illustrated in 
the sketch below: 
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EXECUTIVE SUMMARY   
 
The Banff Trail Area Redevelopment Plan (ARP) currently contains policy to preserve a number 
or blocks of land adjacent to the Crowchild Trail and 24 Avenue NW intersection for potential 
future improvements to Crowchild Trail. The Crowchild Trail Study ultimately determined that 
these additional lands will not be required and, as such, Council directed Administration to 
update affected ARPs. This report proposes Administration-initiated housekeeping amendments 
to the Banff Trail ARP to:  
 

 remove the ‘Special Study Area’ from the Land Use Plan map in the ARP; and  

 remove the policy referring to this ‘Special Study Area’ from the ARP. 
 
The ARP amendment was initiated by Administration in response to direction from Council 
through the Crowchild Trail Study recommendations.  
 

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

Plan (Attachment 1); and 
 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
At its meeting on 2017 May 08, Council adopted the recommendations in the Crowchild Trail 
Study – Final Report, TT2017-0329, including the following recommendation: 
 
4.  Direct Administration to bring updates to affected Area Redevelopment Plans (ARPs) to 

align with the Crowchild Trail Study;  
 

BACKGROUND 

 
On 2016 October 05, Council approved amendments to the Banff Trail Area Redevelopment 
Plan to identify areas which would be appropriate for modest redevelopment and to update 
relevant ARP policy to allow for this redevelopment. The amendments also included the 
provision of a Special Study Area that was intended to recognize the work that was being 
undertaken as part of the Crowchild Trail Study and preclude changes to land use within this 
area until the completion of the Study. 

 
On 2017 May 08, Council approved the recommendations of the Crowchild Trail Study Final 
Report (TT2017-0329). These recommendations included direction for Administration to bring 
updates to affected Area Redevelopment Plans so that they would align with the results of the 
Study.  
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Administration has reviewed all the affected ARPs and determined that only the Banff Trail ARP 
requires amendments at this time in order to ensure alignment with the results of the Crowchild 
Trail Study.  
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Location Maps 
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Site Context 
 
The community of Banff Trail is located in the northwest quadrant of the City, just east of the 
LRT right-of-way and Crowchild Trail NW and north of 16 Avenue NW. The Special Study Area 
is focused around the intersection of Crowchild Trail NW and 24 Avenue NW as this area had 
the potential to be impacted by any infrastructure improvements.   
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed amendments will respond to Council direction and allow for redevelopment to 
take place in alignment with the objectives of applicable policies as discussed in the Strategic 
Alignment section of this report. 
 
Stakeholder Engagement, Research and Communication  
 
Administration notified the Banff Trail Community Association of the proposed amendments. No 
comments were provided on the amendments.  
 
Following Calgary Planning Commission, notification for the date of the Public Hearing will be 
advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (Statutory, 2014)  
 
This area 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 area, the amendments are consistent with policies on 
Land Use Patterns. 
 
Municipal Development Plan (Statutory, 2009) 
 
The community of Banff Trail is largely located within the Developed Residential – Inner City 
Area as identified on Map 1 Urban Structure, of the Municipal Development Plan (MDP).  
 
The proposed housekeeping amendments to the ARP are in keeping with MDP policies. 
 
Banff Trail Area Redevelopment Plan (Statutory, 1986) 
 
The Banff Trail Area Redevelopment Plan (ARP) was adopted in 1986 and has been amended 
over the years including the Council directed amendments in 2016. The purpose of the 2016 
amendments was to identify areas which would be appropriate for modest redevelopment and 
to update relevant ARP policy to allow for this redevelopment. As part of the same amendments 
a Special Study Area was identified around the intersection of 24 Avenue NW and Crowchild 
Trail NW to recognize the work that was being undertaken as part of the Crowchild Trail Study. 
While the ARP amendments supported more intensive development around this intersection, it 
was recognized that the Crowchild Trail Study could impact roads and adjacent properties in the 
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area. The Special Study Area policy recommended that no changes to land use take place 
within this area until the completion of the Crowchild Trail Study. 
 
With the completion of The Crowchild Trail Study it was determined that these additional lands 
will not be required and that the Special Study Area could be removed.  
 
Social, Environmental, Economic (External) 
 
The proposed amendments would allow more intensive redevelopment for those parcels 
affected by the Special Study Area and as such, this area may better accommodate the housing 
needs of different age groups, lifestyles and demographics within walking distance of an LRT 
Station.  
 
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 proposed amendments to the Banff Trail Area Redevelopment Plan remove the Special 
Study Area that is no longer required and allows for development of the affected lands in 
alignment with the Area Redevelopment Plan policies and the Municipal Development Plan. 

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

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

as amended, is hereby further amended as follows: 
 

(a) Amend Figure 2 entitled ‘Land Use Plan’, by removing the ‘Special Study Area’ 
from the map and the legend.   
 

(b) Under Section 2.1.3 Land Use, delete the subsection entitled ‘Special Study 
Area’ in its entirety. 
 



 



Approval(s): S Lockwood concurs with this report.  Author: D Bliek 
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Development Permit for Multi-Residential Development on 14 Avenue SW east of 
14 Street SW in the Beltline (Ward 8), DP2018-2882 
 
EXECUTIVE SUMMARY 
This development permit application was submitted by Battistella Developments on 2018 June 
15, on behalf of the landowner Ernest Shymka.  The application is for an 18-storey, 177-unit 
multi-residential tower, located on 14 Avenue SW between 12 Street SW and 14 Street SW, in 
the Beltline. 
 
The proposed density is achieved through a transfer of heritage density from a proposed 
Municipal Historic Resource and other bonusing options.  The transfer of heritage density 
(LOC2018-0204) was recommended for approval by the Calgary Planning Commission on 2018 
November 01 and is scheduled to be heard by Council on 2019 January 14. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission:  
 
1. RECEIVE AND ACCEPT this report and attachments for information; and  
 
2. Recommend the Development Authority, without having to return to Calgary Planning 

Commission, APPROVE Development Permit DP2018-2882 of a New Multi-Residential 
Development at 1315, 1317, 1319, 1321, and 1323 - 14 Avenue SW (Plan A1, Block 98, 
Lots 15 to 19), subject to the approval of the bylaw amendment associated with 
LOC2018-0204 by Council. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
None. 
 
BACKGROUND 
This application, submitted by Battistella Developments on 2018 June 15, on behalf of the 
landowner Ernest Shymka, proposes an 18 storey multi-residential tower with 177 units on the 
south side of 14 Avenue SW between 12 and 14 Streets SW.  The site is also the receiver site 
in a transfer of heritage density (LOC2018-0204), which the Calgary Planning Commission 
recommended for approval on 2018 November 1.  Details of the proposed design can be found 
in Attachment 1. 
 
The source site for the transfer of heritage density is the Riviera Apartments (located at the 
southeast corner of 13 Avenue SW at 9 Street SW) which is recommended to be designated a 
Municipal Historic Resource subject to Council approval of PUD2018-1311, which will be 
presented to the Standing Policy Committee on Planning and Urban Development on 2018 
December 03 and Council 2018 December 10. 
 
The proposed DC Direct Control guidelines for that heritage density transfer can be found in 
Attachment 2. 
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Location Maps 
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Site context 
 
The subject site consists of five vacant parcels currently used as surface parking, located on the 
south side of 14 Avenue SW, mid-block between 14 and 12 Streets SW. To the east is a nine 
storey, 34 home multi-residential development (Monticello Estates, circa 1979) with very limited 
glazing on the west elevation which is 5.5 metres from the property line shared with the subject 
site; to the west is a semi-detached dwelling (circa 1913) and a six storey, 25 home multi-
residential development (Tri Alta Towers, circa 1968); to the south (across the alley), are a 
multi-residential development (four storeys, 16 homes, circa 1967), a semi-detached dwelling 
(three storeys, circa 1994), and three subdivided single-detached houses (circa 1911); to the 
north, across 14 Avenue SW is a 17 storey, 180 home multi-residential development (Chelsea 
Estates, circa 1980). 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Application Review 
 
Site and Building Design 
 
The project, designed by S2 Architecture, includes a single 18 storey tower with 177 units, built 
above a three level, 110 stall underground parking structure.  The 14 Avenue SW frontage 
includes four ground-oriented mezzanine homes with private, street-oriented amenity spaces, 
and a larger landscaped setback that leads to the principal entrance.  Three additional ground-
oriented mezzanine homes front a linear courtyard along the west side of the site.  Vehicular 
access as well as loading, waste, and recycling, are handled from the alley between 14 and 15 
Avenues SW. 
 
The principal mass of the building (levels 2-17) consists of an interplay between darker solid 
and lighter spandrel cladding and glazing, with projecting balconies for all homes. The top of the 
building is marked by a lighting and art feature and includes a rooftop amenity space with 
additional landscaped areas.  Mechanical spaces on the rooftop are designed to appear as a 
continuation of the overall building volume. 
 
Details of the proposed design can be found in Attachment 1. 
 
Urban Design Review 
 
In addition to review by City Wide Urban Design, the proposal was considered by the Urban 
Design Review Panel (UDRP).  UDRP comments and the applicant’s response are available in 
Attachment 3.  The UDRP was generally supportive, however some minor adjustments were 
made to the design as a result of this review, including: 
 

 Increased podium height and added vertical elements and canopies to give greater 
distinction to the ground-oriented homes fronting 14 Avenue SW; 
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 Changes to the landscape design to give greater privacy to the amenity spaces along 14 
Avenue SW; and 

 A larger and more prominent principal entrance. 
 
Transportation Networks 
 
The proposed development is well-situated in terms of walking, cycling, and transit infrastructure 
and service.  The site’s Walk Score (a third party quantitative measure of proximity to services 
and amenities) is 94 (“walker’s paradise”), with virtually all services and southern Alberta’s 
largest employment centre within walking distance. 
 
The site is an 850 metre (± 12 minute) walk from the Sunalta LRT station and a 1 kilometre (± 
13 minute) walk from the Downtown West – Kerby LRT station (in the free fare zone) and the 
western edge of downtown.  The site is within 150 metre of the Primary Transit Network 
serviced by bus routes on 14 Street SW and 17 Avenue SW. 
 
The application includes 101 resident vehicle parking spaces (133 required) and 18 visitor 
vehicle parking spaces (18 required).  The proposed design provides 178 secure bicycle parking 
stalls, double the requirement of 89. 
 
A parking study was conducted by a third party professional engineer and the proposed 
relaxation of the resident parking stall requirement was found to be warranted on the basis of 
the site’s location relative to amenities, services, employment, and transit stations.  Although on-
street parking on 14 and 15 Avenues SW near the site is currently unmanaged, most other 
areas of the Beltline and nearby Sunalta have on-street parking managed by pricing, permit, or 
time limit. 
 
In addition, in order to encourage non-vehicle mobility choices and habits, the applicant will be 
required to provide a $250.00 credit for car share, ride share, or taxi and a year’s worth of 
monthly Calgary Transit passes (approximately $1,260 value) for 32 of the dwelling units that do 
not have a dedicated vehicle parking stall and were originally required to provide one.  Access 
to the underground parkade, loading, and waste/recycling staging areas are via the alley 
between 14 and 15 Avenues SW. 
 
Utilities and Servicing 
 
All utilities and services are available to the subject site.  Detailed servicing arrangements are to 
be confirmed through the Development and Site Servicing Plan (DSSP) process. 
 
Stakeholder Engagement, Research and Communication 
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. The application has been advertised online. 
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The decision made by the Development Authority will be advertised in accordance with the 
Municipal Government Act.  As this development permit is for a discretionary use, an appeal 
may be filed based on the decision on the entire permit, the decision to grant a relaxation (see 
Land Use Bylaw 1P2007 section, below), or any of the conditions placed on an approval 
(Attachment 4). 
 
The applicant met with the Beltline Neighbourhoods Association in December 2017 prior to 
design and again in November 2018 to review design outcomes. 
 
Ten comments were received from nearby residents; four expressed support for the proposed 
transfer of heritage density, while six expressed concerns that additional development, 
particularly with reduced on-site parking, may increase competition for on-street parking and 
could, through increased housing supply, reduce resale prices for existing homes.  The 
proposed relaxation of the resident parking stall requirement was found to be warranted on the 
basis of the site’s location relative to amenities, services, employment, and transit stations. 
 
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 site falls within the Centre City area as identified on Map 1 of the Municipal 
Development Plan (MDP).  The applicable MDP policies encourage development which is 
mixed use, high density and employment intensive.  The goals for the Centre City are to allow 
for a vibrant, mixed-use area with neighborhoods that transition from Downtown and 
development that reflects the scale of the area. 
 
Centre City Plan (Non-Statutory – 2007) 
 
The subject site is in the West Connaught neighbourhood and aligns with the policies of section 
4.2.8 of the Centre City Plan. 
 
Beltline Area Redevelopment Plan (Statutory – 2007) 
 
The subject site is considered as primarily residential in the Beltline Area Redevelopment Plan 
(ARP).  The proposal aligns with the intent, objectives, and policies of the Beltline ARP.  
Located in density area A, the proposed development makes use of heritage density transferred 
from the Riviera Apartments at 13 Avenue SW at 9 Street SW and a $187,494.88 contribution to 
the Beltline Community Investment Fund (BCIF).  The proposed base density, heritage density 
transfer, and other bonusing options (BCIF) are summarized in Table 1 below. 
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Table 1: Proposed Density 

Category Density 

Base density 5.0 FAR 

Heritage density transfer 1.98 FAR 

Other bonusing options (BCIF) 0.46 FAR 

Total density 7.44 FAR 

 
The proposed interface and landscape along 14 Avenue SW are in line with the Beltline ARP’s 
expectations for a residential street and provide a mix of street-oriented homes and a contextual 
landscaped setback.  The proposed development generally conforms with the building design 
policies set out in section 6.3.  The proposed parking and transportation demand management 
strategies align with the policies set out in section 7.6. 
 
Land Use Bylaw 1P2007 (Statutory - 2007) 
 
The subject parcel is proposed to be a DC Direct Control District based on the Centre City Multi-
Residential High Rise District (CC-MH).  The proposed development permit application was 
reviewed against the proposed DC Direct Control District. 
 
Administration identified the following relaxations to the Land Use Bylaw and after review 
Administration considers each relaxation acceptable.  Conditions of Approval can be found in 
Attachment 4. 
 

Bylaw Relaxations 

Regulation Standard Provided 

1128 Building 
Setbacks 

(1) The building setback from a 
property line shared with a street is 
a minimum of 3.0 metres and a 
maximum of 6.0 metres 

Plans indicate portions of the building are 
setback 8.08m (+2.08m) from the North 
property line. 
 
Relaxation granted: proposed landscape 
and ground floor design achieves a balance 
between street-oriented rowhouses with 
usable outdoor space forming appropriate 
public-private transition as well as creating a 
more landscaped setback area to align with 
previous eras of Beltline development.  

1126 F.A.R (max.) 
(1) The maximum floor area ratio is 
5.0 

Plans indicate the proposed floor area ratio 
is 7.73 (+2.73) or 11676.56m2 
(+4126.56m2). 
 
Note: Bonus floor area ratio has not been 
counted as not enough details have been 
provided on the plans. 
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FAR resolved at 7.44 to include mezzanine 
floor area and L19 amenity space.  Base 
density is 6.98 FAR based on anticipated 
approval of LOC2018-0204.  Bonus density 
of 0.46 FAR will be achieved through BCIF 
contribution. 

(3) The maximum floor area ratio 
referenced in (1) may be increased 
in accordance with the bonus 
provisions contained in Part 11, 
Division 7 

Unable to determine if applicable as not 
enough details have been provided on the 
plans. 
 
Note: Current proposed floor area ratio is 
7.73, the maximum allowed with bonus 
items is 7.0. 
 
FAR resolved at 7.44 to include mezzanine 
floor area and L19 amenity space.  Base 
density is 6.98 FAR based on anticipated 
approval of LOC2018-0204.  Bonus density 
of 0.46 FAR will be achieved through BCIF 
contribution. 

1129 Floor Plate 
Restrictions 

Each floor located partially or 
wholly above 25.0 metres above 
grade has a maximum: 
 
(b) horizontal dimension of 37.0 
metres. 

Plans indicate the largest horizontal 
dimensions for floors located wholly above 
25.0 metres is 37.31m (+0.31m). 
 
Relaxation granted due to minor nature of 
variance. 

1101 Specific 
Rules for 
Landscaped 
Areas 

(2) The maximum hard surfaced 
landscaped area is 50.0 percent of 
the required landscaped area. 
 

Plans indicate 61.79% (+11.79%) or 
298.59m2 (+56.99m2) of hard surfaced 
landscaped area provided. 
 
Relaxation granted: proposed landscape 
and ground floor design achieves a balance 
between street-oriented rowhouses with 
usable outdoor space forming an 
appropriate public-private transition. 
 

Parking Stalls 
(min.) 

Requires 133 motor vehicle parking 
stalls for residents 

Plans indicate 97 (-36) motor vehicle 
parking stalls for residents provided. 
 
Relaxation granted due to location and TDM 
measures including extra bicycle parking, 
credit for carshare, rideshare, or taxi, and 
provision of Calgary Transit passes for 
dwelling units without parking 

Requires 18 visitor parking stalls 
Plans indicate 9 (-9) visitor parking stalls 
provided. 
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Relaxation granted due to location and TDM 
measures including extra bicycle parking, 
credit for carshare, rideshare, or taxi, and 
provision of Calgary Transit passes for 
dwelling units without parking. 

 
Social, Environmental, Economic (External) 
 
The proposed development will allow more Calgarians to choose to live in a location well served 
by existing infrastructure and close to services, employment, community amenities and transit. 
Increased development of the subject receiving parcels has the potential to allow for population 
growth that will support local services and contribute to a livable, diverse and high density urban 
community. 
 
The use of density transferred from a Municipal Historic Resource contributes to The City’s 
objectives with respect to heritage conservation in the Beltline, through the designation of the 
Riviera Apartments as a Municipal Historic Resource. 
 
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 application 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): 
 
Subject to the conditions listed, and considering the minor relaxations noted, the application is in 
alignment with relevant statutory and non-statutory planning policy contained in the Municipal 
Development Plan, Centre City Plan, Beltline Area Redevelopment Plan, and Land Use Bylaw 
1P2007. 
The proposed development supports the continued growth of Calgary’s Centre City in general 
and the Beltline communities in particular, allowing more Calgarians the freedom to choose to 
live in a location well served by existing infrastructure and close to services, employment, 
community amenities and transit. 

ATTACHMENT(S) 
1. Development Permit Plans 
2. Proposed DC Guidelines for LOC2018-0204 
3. UDRP Response 
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4. Conditions of Approval 
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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) give effect to a Heritage Density Transfer to DC receiving parcels (Site 
1) from DC source parcel (Site 2), as allowed by Part 11, Division 7, of 
Land Use Bylaw 1P2007. 

 
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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General Definitions 
4 In this Direct Control District: 
 

(a) “DC receiving parcels” means Site 1, the parcels legally described as 
Lots 15-19, Block 98, Plan A1 with the municipal addresses, 1315, 1317, 
1319, 1321, and 1323 – 14 Avenue SW, which are the parcels receiving 
an increase in density of 2,988 square metres from the DC source 
parcel (Site 2); 

 
(b) “DC source parcel” means Site 3, the parcels legally described as Lots 

1-4, Block 93, Plan A1 with the municipal address 1310 – 9 Street SW, 
which are the parcels from which 2,988 square metres of density is 
being transferred to DC receiving parcel 1 (Site 1); 

 
Site 1 
0.15 hectares (± 0.37 acres) 
 
Application 
5 The provisions in sections 6 through 9 apply only to Site 1. 
 
Permitted Uses 
6 The permitted uses of the Centre City Multi-Residential High Rise District (CC-MH) of 

Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
7 The discretionary uses of the Centre City Multi-Residential High Rise District (CC-MH) 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
8 Unless otherwise specified, the rules of the Centre City Multi-Residential High Rise 

District (CC-MH) of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
9 The maximum floor area ratio is 6.98 inclusive of the 2,988 square metres of heritage 

density that has been transferred from the DC source parcel (Site 2). 
 
Site 2 
0.11 hectares (± 0.27 acres) 
 
Application 
10 The provisions in sections 11 through 14 apply only to Site 2. 
 
Permitted Uses 
11 The permitted uses of the Centre City Multi-Residential High Rise District (CC-MH) of 

Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
12 The discretionary uses of the Centre City Multi-Residential High Rise District (CC-MH) 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
  



  
 CPC2018-1349 
 Attachment 2 
  

Proposed Direct Control Guidelines (LOC2018-0204) 
 

CPC2018-1349 - Attach 2  Page 4 of 4 
ISC:  UNRESTRICTED 

Bylaw 1P2007 District Rules 
13 Unless otherwise specified, the rules of the Centre City Multi-Residential High Rise 

District (CC-MH) of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
14 (1) The maximum floor area ratio is 4.26. 
 
 (2) The bonus provisions contained in Section 1203 (a)-(c) and (e)-(h), Part 11, 

Division 7 of Bylaw 1P2007 do not apply to Site 2. 
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Urban Design Review Panel Comments 
Date: July 25, 2018 
Time: 1:00 pm 
Panel Members: Present:  

Terry Klassen (Chair) 
Robert LeBlond 
Glen Pardoe 

Absent:  
Janice Liebe (chair) 
Chad Russill (co-chair) 
Bruce Nelligan 
Jack Vanstone 
Gary Mundy 
Eric Toker 
Amelia Hollingshurst 
Ben Bailey 
Yogeshwar Navagrah  
Chris Hardwicke 

Advisor: David Down, Chief Urban Designer  
Application number: DP2018-2882 
Municipal address: 1315, 1317, 1319, 1321, 1323 14 Av SW 
Community: Beltline 
Project description: New: Multi-Residential Development (1 building) 
Review: first 
File Manager: Desmond Bliek 
City Wide Urban Design: Xia Zhang 
Applicant: Battistella Developments 
Architect:  
Owner:  
Ranking: Further Review Recommended 

 

Summary 
 
Indicative of the project brand, UDRP understands from the Applicant’s description, Nude is intentionally 
a simple, paired back, streamlined, minimalistic design (thus the name).  
The eighteen (18) storey residential tower is just outside of the T.O.D. distance, with parking title separate 
from the unit, and bike-share in Calgary on the horizon. 
 
Regarding accessibility, separation and setback, UDRP understands – accessibility has been addressed 
from front street to back lane; tower separation is slightly less than what is required to the east; and the 
podium interface has been brought forward. 
 
In reviewing this application, the Panel’s comments are focused on the street level public realm, in the 
context of balancing minimalization with distinctive outcomes. Two primary areas of UDRP’s interest come 
to the forefront – first, the podium interface with the semi-public landscape and second, the landscape 
contribution to the neighbourhood setting.  
 
UDRP feels the entrance experiences are like interfacing outdoor and indoor rooms that have not fully 
realized their potential. Imagine these minimalistic Nude moments contributing to the streetscape – like a 
light breeze refreshing the location with distinction. Arriving and leaving these entrance rooms will be an 
every day occurrence – they should be prodigious threshold moments. There is no pretending that the 
thoughtfulness demonstrated in the scale and setting of the entryways will either cause a swell of respect 
or leave a flat impression. The Panel’s perception so stated, for entry to the main building and for the 
individual street level loft units, currently leaves a flat impression. The scale and the setting of the main and 
loft unit entries should better respond to the scale of the inside and outside volume of space. For example, 
they could animate a family of Nude branded entrances that are say a combination of – tall, short, wide, 
narrow.  Humour aside, the position and playful details of their shape and the body of their spaces can and 
should expose placemaking in all its dimensions. 
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Applicant Response 
October 4, 2018 
Citywide Urban Design comments 

1. Consider providing a more desirable podium height of min. 2 storeys (9.0 metres) and max. 6 
storeys to formulate a podium height to street right-of-way width ratio of 1:1-1:2.  Consider 
stepping back the street wall by a min. 2.5m at the upper levels of the building. 

2.  
Podium increased 1.2 m, 2 storeys 
  

3. A portion of the building frontage along 14 Avenue SW sets back beyond 6.0 m max. front 
setback line.  If the intent is to provide an at-grade common amenity space, this north-facing 
space should be designed to be comfortable and conducive to pedestrian use with a variety 
of design treatments (such as seating, landscaping, public art, lighting, and natural 
surveillance, etc.).  The privacy of the adjacent ground level residential unit should be 
respected. 

Orienting 3 units to the side yard creates a mews and activates what is typically dead side yard space on these 
types of developments.  It provides for more articulation at the main floor rather than a flat façade property line 
to property line, which in turn highlights to a higher degree the buildings main entrance than would typically be 
the case. 
  

4. Amend the landscape plan to show potential boulevard trees along 14 Avenue SW to 
enhance the existing residential streetscape character.  If utility line assignments preclude 
this, trees should be provided back of the sidewalk, integrated into the overall landscape 
plan. 

Boulevard trees to be added where line assignments will allow.  Need DSSP to know where pipes will enter the 
building. 
 

5. Clarify if the ground-level units are designed to be accessible units.  Provide a desirable 
grade separation between the ground floor level of residential units and public sidewalks, to 
offer privacy for residents.  The optimal range of grade separation is 0.5m to 0.9m (3-6 steps) 
to balance accessibility and privacy.  If no grade separation is provided, indicate the 
alternative strategy for achieving residential privacy. 

Main floor units are at grade 
 

6. Accentuate the design of the main building entrance, for example, using a visually light 
canopy, and/or architectural articulations such as continuous recesses or projections running 
vertically up the building façade of the upper building levels. 

New entrance canopy created to accentuate building entrance. 
 
 

7. Consider using a variety of articulations in the building facades (including colour and material 
contrast, projection bays, emphasis of building corners, site and building lighting, etc.) to 
distinguish and reinforce the building design. 

Podium provides significant articulation at NW corner.  Tower provides through entire floor plate.  The NE and 
SW corners are also differentiated by materials (corrugated metal). 
 

8. Consider stepping back some of the upper level units so that the building separation 
requirement is met, the building top is better expressed and an interesting skyline is created. 

Design interest is created by building articulation, change in materials and at the roof with an amenity room and 
roof top garden.  In addition an LED blue band at the top with “Hide Nothing” will create visual interest at the 
top especially at night. 
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Urban Vitality 

 Topic Best Practice Ranking 

1 Retail street 
diversity 

Retail streets encourage pedestrians along sidewalk with a 
mix and diversity of smaller retail uses.  Retail wraps 
corners of streets.  Space for patios and cafe seating is 
provided. 

Further review 
recommended 

UDRP Commentary 

While the Applicant’s desire for uniformity and simplicity is noted, the concern of the Panel is that the 
podium looks like it could be residential or commercial and does not exude sufficient residential 
characteristics. The Applicant’s discussion with the Panel did indicate the loft units are adaptable to 
evolving into commercial uses, should the neighbourhood so redevelop. 

Applicant Response 
Townhome entrances redesigned to provide clear individual identity by material changes in the 
elevation, adding canopies and creating individual outdoor courtyards.   

2 Retail street 
transparency, 
porosity 

Retail street maximizes glazing - 70% and more.  
Maintains view into and out of retail, avoids display-only 
windows. 

 

UDRP Commentary 

N/A 

Applicant Response 
 

3 Pedestrian-first  
design 

Sidewalks are continuous on all relevant edges.  Materials 
span driveway entries and parking access points.  No drop 
offs or lay-bys in the pedestrian realm.  Street furnishings 
support the pedestrian experience. 

Further review 
recommended 

UDRP Commentary 

A simple, minimalist seating ledge, along the continuous planter wall for example, connecting 
streetscape to main entrance would better support the pedestrian experience. The passage way to 
the lane should include wrap-around landscape with at least one tree or wall-climbing vine or 
simple, understated curb planter at foundation – something that can sustainably green the lane.  

Applicant response 
Planters raised to provide for possible seating ledge on avenue.  The mews area from the 
street to the lane is landscaped.   

4 Entry definition / 
legibility 

Entry points are clear and legible  

UDRP Commentary 

As noted in Summary, the main building entrance could be more legible and engaging from the 
street. Perhaps a larger or oversized door.  Also, doors to individual street level lofts are all flush 
with the building face. It might be good to break up the face with some different insets or push-outs 
for doorways or uniquely differentiating qualities in the doors themselves. Street face is difficult to 
identify as being residential in nature. Based on the information provided, it could just as easily be 
commercial, which may or may not be a desirable appearance at this location.  

Applicant Response 
Main entry door enlarged, and canopy with signage added to clearly identify main entry.  As 
per #1 townhome entries re-designed. 

5 Residential multi-
level units at 
grade 

Inclusion of two or three storey units are encouraged, 
particularly at street level.  Private outdoor patios with 
access to the sidewalk are ideal.  Patios are large enough 
to permit furnishing and active use. 

 

UDRP Commentary 

Patios are proposed, but the relationship of the street level residential to the street are very uniform 
and could perhaps benefit from delineation along the building face with unique characterizations. 

Applicant Response 
Landscaped courtyards redesigned 
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6 At grade parking At grade parking is concealed behind building frontages 
along public streets. 

 

UDRP Commentary 

N/A 

Applicant Response 
 

7 Parking 
entrances 

Ramps are concealed as much as possible.  Entrances to 
parking are located in discrete locations.  Driveways to 
garage entries are minimized, place pedestrian 
environment and safety first. 

Support 

UDRP Commentary 

Adequate as proposed. 

Applicant Response 
 

8 Landscape  Further review 
recommended 

UDRP Commentary 

The second item of note related to landscape architecture and the apparent landscape deficiency. 
The issue of soil depth above the underground parking structure is noted and should be addressed 
with appropriate plant material selections. The Panel commented on seeking a more layered 
landscape design with enhanced small tree planting appropriate to cold-climate planters. The 
Panel encourages the Applicant to diversify the characteristics and qualities of the landscape street 
edge and the approaches to building entries. 
  
The deficiency of trees and complementary landscape are evident in the plan views and sketch up 
renderings at street level, in the boulevard and for rooftop amenity area(s). UDRP suggests that 
the Applicant provide more trees back of sidewalk to interface with the podium and the building as 
whole. More trees back of sidewalk should interface and/or pair with an unconfirmed boulevard tree 
line assignment. 

Applicant Response 

Landscape at main level and roof top re-designed.  Boulevard trees to be added once line 
assignments identified. 

Urban Connectivity Provide visual and functional connectivity between buildings and places, ensure 
connection to existing and future networks. Promote walkability, cycle networks, transit use, pedestrian-
first environments. 

Topic Best Practice Ranking 

9 LRT station 
connections 

Supports LRT use via legible, dedicated pedestrian 
pathways to stations with direct routes. Avoids desire lines 
/ shortcutting through parking areas. 

 

UDRP Commentary 
N/A 

Applicant Response 
 

10 Regional 
pathway 
connections 

Supports walkability via intentional urban design 
connections to pathway systems. 

 

UDRP Commentary 

N/A 

Applicant Response 

 

11 Cycle path 
connections 

Supports cycling via intentional, safe urban design 
connections to pathway systems and ease of access to 
bicycle storage at grade. 

 

UDRP Commentary 
N/A 
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Applicant Response 
 

12 Walkability - 
connection to 
adjacent 
neighbourhoods 
/ districts / key 
urban features 

Extend existing and provide continuous pedestrian 
pathways.  Extend pedestrian pathway materials across 
driveways and lanes to emphasize pedestrian use. 

Support 

UDRP Commentary 

Adequate as proposed. 

Applicant Response 
 

13 Pathways 
through site 

Provide pathways through the site along desire lines to 
connect amenities within and beyond the site boundaries. 

 

UDRP Commentary 

N/A 

Applicant Response 
 

14 Open space 
networks and 
park systems 

Connects and extends existing systems and patterns.  

UDRP Commentary 

N/A 

Applicant Response 

 

15 Views and vistas Designed to enhance views to natural areas and urban 
landmarks. 

Support 

UDRP Commentary 

Adequate as proposed. 

Applicant Response 
 

16 Vehicular 
interface 

 Further review 
recommended 

UDRP Commentary 

Parking supply is relaxed for tenants as well as for visitor. Might be worthwhile to try and reduce 
the variance for visitor parking, perhaps even at the expense of tenant parking.  

Applicant Response 
Parking study being submitted to Transporation 

17 Other   

 Applicant Response 

  

Contextual Response Optimize built form with respect to mass, spacing and placement on site in 
consideration to adjacent uses, heights and densities 

Topic Best Practice Ranking 

18 Massing 
relationship to 
context 

Relationship to adjacent properties is sympathetic Support 

UDRP Commentary 

Tower separation is less than by-law, but appropriate given the limitations.  

Applicant Response 

 

19 Massing impacts 
on sun shade 

Sun shade impacts minimized on public realm and 
adjacent sites 

Further review 
recommended 

UDRP Commentary 

Shade study required as part of DTR. Not provided for UDRP review. 
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Applicant Response 
Sun shadow study completed for DTR 1 re-submission 

20 Massing 
orientation to 
street edges 

Building form relates / is oriented to the streets on which it 
fronts. 

  

UDRP Commentary 

Podium contains loft residential units. Building face is flat and not broken up by delineation or 
inset/push-outs of doors or walls. Very sterile and perhaps in need of some additional attention. 
Planters are large and should perhaps be considered as part of a larger scale layered landscape 
design that as shown appears deficient. The need to deal with the underground parkade vis a vis 
soil depth is noted. 

Applicant Response 
Main floor lofts’ entrances and landscaped area re-designed. 

21 Massing 
distribution on 
site 

  

UDRP Commentary 

 

Applicant Response 

 

22 Massing 
contribution to 
public realm at 
grade 

Building form contributes to a comfortable pedestrian realm 
at grade 

 

UDRP Commentary 

 

Applicant Response 
 

23 Other   

 Applicant Response 
  
Safety and Diversity Promote design that accommodates the broadest range of users and uses. 
Achieve a sense of comfort and security at all times. 

Topic Best Practice Ranking 

24 Safety and 
security 

CPTED principles are to be employed - good overlook, 
appropriate lighting, good view lines, glazing in lobbies and 
entrances. 

Support 

UDRP Commentary 

Adequate as proposed. 

Applicant Response 

 

25 Pedestrian level 
comfort – wind 

Incorporate strategies to block wind, particularly prevailing 
wind and downdrafts.  Test assumptions and responses 
via Pedestrian Level Wind Analysis.  Particular attention to 
winter conditions. 

 

UDRP Commentary 

 

Applicant Response 

 

26 Pedestrian level 
comfort – snow 

Incorporate strategies to prevent snow drifting. Test 
assumptions and responses via Snow Drifting Analysis. 
Particular attention to winter conditions. 

 

UDRP Commentary 

 

Applicant Response 
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27 Weather 
protection 

Weather protection is encouraged at principal entrances.  
Continuous weather protection is encouraged along retail / 
mixed used frontages. 

 

UDRP Commentary 

 

Applicant Response 
 

28 Night time 
design 

 Further review 
recommended 

UDRP Commentary 

Lighting design mentioned by Applicant, however, no detail or illustrated rendering provided for 
UDRP review. Indenting doors and oversizing doors into window wall of podium and illumination of 
window wall should be considered. 

Applicant Response 
Night time rendering completed 

29 Barrier free 
design 

Site access to be equal for able and disabled individuals.  
Provide sloped surfaces 5% grade or less vs ramps. 

Support 

UDRP Commentary 

Adequate as proposed. 

Applicant Response 
 

30 Winter city Maximize exposure to sunshine for public areas through 
orientation, massing.  Design public realm that supports 
winter activity. 

 

UDRP Commentary 

 
Applicant Response 
 

31 Other   

Applicant Response 

 
Service / Utility Design Promote design that accommodates service uses in functional and unobtrusive 
manner.  Place service uses away from and out of sight of pedestrian areas where possible.  Screening 
elements to be substantive and sympathetic to the building architecture. 
 
Topic Commentary Ranking 

32 (specify)  TBD 
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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 six (6) 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. Four (4) of the plan set(s) shall highlight all of the amendments. 
 

b. Four (4) 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. Payment in the amount of $187,494.88 to the Beltline Community Investment Fund 

(BCIF) in the form of a certified cheque payable to the City of Calgary, based on Council 
approval of the proposed heritage density transfer through LOC2018-0204. 

 
 
Development Engineering: 
3. Consolidate the subject parcels. Submit a copy of the registered plan and certificate of 

title, confirming the consolidation of subject parcels onto a single titled parcel, to the 
Development Engineering Generalist. 

 
4. 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 

 
NOTE: The trapped low in the rear lane appears to spill through this property 
provide modeling showing rear lane ponding that demonstrates that no additional 
stormwater will spill to neighboring properties 

 
  

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


  
 CPC2018-1349 
 Attachment 4 
  
Conditions of Approval 

 

CPC2018-1349 - Attach 4  Page 2 of 7 
ISC:  UNRESTRICTED 

5. After the Development Permit is approved but prior to its release, the landowner 
shall execute an Off-Site Levy Agreement for the payment of off-site levies pursuant to 
Bylaw 2M2016. 

 
As per the current application (34 - 2 bedroom units and 143 - 1 bedroom units) and 
based on 2018 rates, the preliminary estimate for this application is $92,998.64. (as 
the project qualifies for the density incentive program) 
 
Should payment be made prior to release of the development permit, an Off-Site 
Levy Agreement will not be required.  
 
To obtain the off-site levy agreement, contact the Calgary Approvals Coordination, 
Infrastructure Strategist at 403-268-5782 or email jill.a.thomson@calgary.ca. 
 

6. Remit payment (certified cheque) for the infrastructure upgrades for the Centre City 
communities, in the amount of $83, 210.40 to Development Engineering.  This levy 
includes the Centre City Utility approved under the Centre City Utility Levy Bylaw 
38M2009.  The amount identified above is determined using $2184 per metre of site 
frontage (on avenues only) for the proposed development (14 Avenue SW – 38.10 m 
frontage). 

 
Transportation: 
7. Amend the plans to clearly note that residents will be able to use the elevators to gain 

access to the class #1 bike facilities on the P1 and P2 to bring them up to the lobby. Be 
aware that this will be a permanent condition of this development. 

 
8. Amend plans to show the existing curb cut on 14 Avenue S.W., and note that it is to be 

“closed and rehabilitated at the Developers expense” (See image below). 
 

 
 
 NOTE: Although a note has been added to the site plan, amend the plans to clearly 

show the location of the existing curb cut, and add a note and arrow pointing the area 
out more clearly. 

 

mailto:jill.a.thomson@calgary.ca
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9. 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. Closure and removal of existing driveway crossings on 14 Avenue S.W., 
b. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

should it be deemed necessary through a site inspection by Roads personnel. 
 
10. Remit payment (certified cheque, bank draft) for the proposed infrastructure listed below 

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

 
The developer is responsible to coordinate the timing of the construction by City forces.  
The payment is non-refundable. 

 
Roads 
a. Street lighting upgrading adjacent to site frontage (If required). 

 
11. Provide the City with a letter of agreement on corporate letterhead indicating that for 

each dwelling unit that does not have a vehicle parking stall (32 dwelling units), the 
developer shall provide at occupancy: 
a. $250 in credit with a vehicle sharing (eg car2go), rideshare (eg uber, lyft), and/or taxi 

(eg Mayfair, Yellow) service; and 
b. One year of Calgary Transit adult passes (12 monthly passes) or equivalent credit 

with Calgary Transit. 
 
Parks: 
12. Amend Site and Landscape plans (DP1.00 and L1.0) to indicate an existing public tree 

within 6.0m of the development site.  It is located near the NW corner of the site (also 
refer to DP0.3).  As per the Tree Protection Bylaw, provide the following information: 

 
a. Tree species      Trembling aspen 
b. Caliper of tree trunk (dbh)     3cm 
c. Height of tree      2m 
e. Scaled outline of the tree canopy drip line   1m 
f. Indicate whether the tree is to remain or to be removed 

 
 Note:  This existing public tree is dead.  There are no immediate plans for its 

removal/replacement so Urban Forestry has no issues with this development. 
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13. Amend L1.0: 
 

a) Indicate the curb (LOG and BOC), grass boulevard, and existing sidewalk clearly. 
b) Indicate the proposed boulevard tree species and size on L1.0.  Parks prefers 

street tree species are American Elm, Green Ash, Prairie Spire Green Ash, Bur 
Oak, or Dropmore Linden and the tree size should be between 60mm to 80 mm.   

c) Indicate the setbacks between proposed boulevard trees and the existing or 
proposed utilities/servicing connections.  This is to ensure no conflicts exist 
between the proposed boulevard trees and servicing connection.  It appears two 
proposed boulevard trees may be too close to proposed servicing connections 
(see Site Servicing Plan SP1). 

d) Clarify if there will be a walkway from the main entrance to the curb.  If yes, 
indicate the setbacks between proposed boulevard trees and the proposed 
walkway. 
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Provide the minimum setback requirements as identified in Section 4.1.2 and 
Section 4.1.3 of Parks “Development Guidelines and Standard Specifications: 
Landscape Construction (current edition)”: 

  http://www.calgary.ca/PDA/pd/Documents/urban_development/publication
s/Landscape2018.pdf 

 

Permanent Conditions 
 
The following permanent conditions shall apply: 
 
Planning: 
14. The development shall be completed in its entirety, in accordance with the approved 

plans and conditions. 
 
15. No changes to the approved plans shall take place unless authorized by the 

Development Authority. 
 
16. 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. 

 
17. The development shall be completed in its entirety, in accordance with the approved 

plans and conditions.  
 
18. No changes to the approved plans shall take place unless authorized by the 

Development Authority. 
 
19. 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.  

 
20. The grades indicated on the approved Development Permit plans must match the 

grades on the Development Site Servicing Plan for the subject site as per the Lot 
Grading Bylaw. 

 
Development Engineering: 

21. 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).  
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22. 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. 

 
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. 

 
23. 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. 
 
24. 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. 

 
25. Pursuant to Bylaw 2M2016, off-site levies are applicable. 
 
26. Prior to issuance of a Development Completion Permit or any occupancy of the 

building, payment shall be made for off-site levies pursuant to Bylaw 2M2016.  To 
obtain a final estimate, contact the Calgary Approvals Coordination, Infrastructure 
Strategist at 403-268-5138 or email rob.hirber@shaw.ca or offsitelevy@calgary.ca. 

 
Transportation: 
27. Residents shall be able to use the elevators to transport their bicycles from the class #1 

bike facilities on the P1 and P2 level, to bring them up to the Lobby for the life of this 
development. 

 
  

http://www.calgary.ca/ud
mailto:offsitelevy@calgary.ca
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28. 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. 

 
29. 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. 

 
Parks: 
30. Public trees located on the boulevard adjacent to the development site shall be retained 

and protected unless otherwise authorized by Urban Forestry or removed by Urban 
Forestry Operations. 

 
31. As per the City of Calgary Tree Protection By-law, a letter of authorization to remove 

public trees is required from Parks Urban Forestry. The applicant is to contact Urban 
Forestry at 311 or email tree.protection@calgary.ca  to make arrangements for the letter.   

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

with Parks Development Guidelines and Standard Specifications – Landscape 
Construction (current edition).  Applicant is to contact the Parks Development Inspector 
(at 403-620-3216 or at 403-268-5204) to arrange an inspection. 

 
Parks: 
33. The Streets Bylaw (20M88) and the Tree Protection Bylaw (23M2002) contain clauses 

intended to protect trees growing on Public Land.  No person shall remove, move, cut, or 
prune a Public Tree or cause a Public Tree to be removed, moved, cut or pruned without 
prior written authorization from the Director, Parks. A copy of the bylaw can be found at 
www.calgary.ca.  Parks does not permit the removal of public trees to facilitate 
development unless all options to retain and protect are exhausted. 

 
34. The applicant will be required to provide compensation to the City of Calgary for any 

Public Trees that are removed or damaged.  The Public Tree(s) adjacent to this 
development is/are valued at $NIL.  Applicants that are unfamiliar with tree protection or 
tree appraisal are advised to consult an arborist.  Arborists are found in the telephone 
directory under “Tree Service”. 

 
35. Tree plantings within City of Calgary boulevards and/or right of ways are subject to 

approval from Utility Line Assignment and Parks. 
 
36. No stockpiling or dumping of construction materials is permitted on the adjacent 

boulevard. 

 

mailto:tree.protection@calgary.ca
http://www.calgary.ca/
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Development Permit in Ramsay (Ward 9) at 1802 - 11 Street SE, DP2017-4891 
 
EXECUTIVE SUMMARY   

 
This application was submitted by S2 Architecture on 2017 October 24 on behalf of Torode 
Realty Advisors, with authorization from the landowner 11-Street Developments Ltd. The 
application proposes a new transit supportive mixed-use development that comprises:  
 

 a total of 144 residential units (98 one-bedroom units, 46 two-bedroom units);  

 commercial retail units at-grade along 11 Street SE, covering approximately 1,164 
square metres (12,533 square feet) of commercial space; 

 eight storeys, or 26.65 metre building height; and 

 a communal amenity space at the rear with access to adjoining City land. 
 
The proposed development is in keeping with applicable City policies including those of the 
Municipal Development Plan (MDP), the Ramsay Area Redevelopment Plan (ARP) and the 
Transit Oriented Development Policy Guidelines (TOD Guidelines). The proposal also aligns 
with the Land Use Bylaw 1P2007, specifically the rules for the Multi-Residential – High Density 
Low Rise (M-H1) District. 
 

ADMINISTRATION’S RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the proposed development permit DP2017-4891 
of a New: Multi-Residential Development, Retail and Consumer Service at 1802 – 11 Street SE 
(Plan 1594F, Block R) with the conditions in Attachment 2. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
On 2014 October 02, a land use amendment for the subject site (LOC2014-0150) was 
submitted to Administration with an intended redesignation from Commercial – Corridor 3f2h16 
(C-COR3f2h16) to M-H1. On 2015 September 14, Calgary Planning Commission (CPC) 
recommended approval of LOC2014-0150, stipulating that CPC be the development authority 
for the development permit application. The land use redesignation was approved by Council on 
2016 January 11. 
 
During the application review, Administration met with the applicant to discuss different 
elements of the proposed design, emphasising the significance of the site and that the proposed 
development will be a catalyst for Ramsay. Administration encouraged high quality 
development, representative of the site’s significance.  
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Location Maps 
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Site Context 
 
The site is centrally located in the inner city community of Ramsay, approximately 1.5 kilometres 
southeast of Calgary’s downtown core, 1.1 kilometres southeast of the East Village, and 430 
metres southwest of 9 Avenue SE, Inglewood’s main street. The parcel is located on the 
eastern perimeter of the community of Ramsay abutting the following: 
 

NORTH 

 

Immediate 1,770.0 square metres of land owned by The City of Calgary  

Surrounding The site of the future Inglewood/Ramsay LRT Station 

SOUTH 

 

Immediate Land designated C-COR3 that comprises the Ramsay Design Centre, an 
iconic building in the community that was constructed in 1926 

Surrounding Land designated as I-G and comprising industrial offices.  

EAST 

 

Immediate Land owned by Calgary and Edmonton Railway Company (freight railway 
line) 

Surrounding Canadian Pacific Railway Lines 

WEST 

 

Immediate Land designated C-COR2 that is presently used for Auto Service - Major 

Surrounding Land designated as C-COR2 but generally comprising Low Density 
Residential uses with the predominant form of houses. 

 
The following figure identifies the historic peak and current population of Ramsay. The 
community’s current population is thirty percent lower than in 1969, Ramsay’s peak 
population year. 

Figure 1: Community Peak Population 

Ramsay 

Peak Population Year 1969 

Peak Population 3,005 

2017 Current Population 2,110 

Difference in Population (Number) -895 

Difference in Population (Percent) -30% 

Source: The City of Calgary 2017 Civic Census 

 
Additional demographic and socio-economic information may be obtained on Ramsay - 
Community Profile online page. 
 
 

  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Ramsay-Profile.aspx
http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Ramsay-Profile.aspx
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Planning Considerations 
 
The application considered the proposed building design and site layout against all applicable 
policies, as well as the unique location of the site, in proximity to Calgary’s downtown core, 
Inglewood’s main street and at the doorstep of the proposed Inglewood/Ramsay LRT Station 
plaza. 
 
Location 
 
The site is located in close proximity to transit, community services, recreational facilities and 
retail destinations. Further, the site represents an entryway into the communities of Ramsay and 
Inglewood, with any future development likely to function as a landmark. In light of this, the 
building design, orientation and street presence will have a significant impact on the future user 
experience of the area.  
 
The site is also located adjacent to the freight rail corridor. At the time that the application was 
submitted on 2017 October 24, a site specific risk assessment was required for development 
proposed within 30 metres of the freight rail corridor. This was explained to the applicant at the 
pre-application stage and again upon application submission. Despite encouragement from 
Administration to explore other siting and design options through greater use of the site, the 
applicant elected to avoid developing within the setback, circumventing the requirement for a 
risk assessment. Notwithstanding, on 2018 July 23, Council approved the Development Next to 
Freight Rail Corridors Policy, which allowed the proposed development to enter into the 30 
metre setback without the need for a site specific risk assessment. Nevertheless, the applicant 
chose to retain the site design and building placement. 
 
Site and Building Design  
 
The proposed development represents an eight storey, 26.65 metre high mixed-use building 
that provides commercial retail units at grade, fronting 11 Street SE, and seven residential floors 
offering one and two bedroom units with a range of floor areas. Residential parking is provided 
below grade, with commercial and visitor parking located at the rear of the site at grade.   
 
The commercial units are located within a podium that has a height of 5.65 metres in order to 
accommodate a vertical vehicular clearance of five metres through to the rear of the site. The 
podium utilizes stacked red masonry brick in respect of the historic community context, with 
large glass storefronts that provide transparency into the commercial spaces, articulated with 
black aluminum framing. A dark gray canopy shelters and emphasises pedestrian entries, while 
also accommodating proposed signage above. The pedestrian realm includes both public and 
private space, providing opportunities to animate the street with break out spaces for retail and 
café style seating. The commercial units range in size from approximately 85 square metres to 
188 square metres, allowing for flexibility and variety of future tenants. Access to the retail units 
from the rear commercial parking area is via the sidewalk and driveway along the southern edge 
of the building. Administration requested that access be provided more directly from the parking 
area, and that the commercial entries be accessible from within the residential lobby, creating a 
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public/private corridor, however the applicant felt that this could create safety concerns for 
residential tenants and did not pursue Administration’s request. 
 
The residential component of the building is setback from the façade of the podium, with private 
balconies spanning the width of the building frontage, creating opportunities for interaction with 
the public realm. Residential units take the form of one and two bedroom units, ranging in size 
from 48.7 square metres to 93.0 square metres, with 144 units provided overall. The residential 
built form is articulated into four smaller components to reduce the overall scale of the building. 
This articulation is achieved through the use of a variety of materials and colours. Dark metal 
wrapping projects above the penthouse units, creating visual interest and variation along the top 
of the building.  
 
At the rear of the building, the interface with the future LRT line involves rear entries to two dual 
frontage commercial units, as well as the common amenity space, landscaping and commercial 
and visitor parking. 
 
Site Access and Parking 
 
The site is accessed via a driveway from 11 Street SE along the southern boundary of the site. 
Administration saw an opportunity to minimize disturbance to the pedestrian realm by creating a 
mutual access agreement with the owners of the adjoining owners to the south, the Ramsay 
Design Centre, however the applicant did not wish to pursue this. The driveway, which runs 
along the southern edge of the building, provides in/out access to the rear surface parking lot 
and the underground parkade, also accessed from the rear. The surface parking lot is 
specifically for residential visitor and commercial parking, with all resident parking provided 
within the one level underground parkade. The driveway has been designed using mono 
coloured broom finished concrete with a linear design.  
 
The proposed development comprises 72 bicycle parking stalls – Class 1, in accordance with 
Bylaw requirements. These stalls are secured within 53 bike lockers located in the underground 
parkade and 19 bike lockers located on the main floor. Twenty bicycle parking stalls – Class 2 
are located at grade at both the front and rear of the parcel, exceeding the bylaw requirement by 
five stalls. 
 
Landscaping and the Public Realm 
 
The proposed landscaping responds to the urban nature of the development, which involves an 
underground parkade spanning the full area of the site. As a result of this, on-site planting along 
the frontage of the building is limited to two raised planters bearing perennials. This on-site 
landscaping is supplemented by nine trees, located along the boulevard. Landscaping along the 
southern edge of the site, abutting the driveway entrance to the site and the Calgary Design 
Centre, comprises a variety of trees and shrubs.  
 
Landscaping at the rear of the site is generous, in order to create a pleasant interface with users 
of the future Green Line LRT station. Landscaping within the parking area is proposed within 
planters and also at grade with planting beds, and includes a range of trees and shrubs. 
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The large communal outdoor amenity space, located in the northeastern corner of the site, is a 
positive addition to the development. The outdoor amenity space comprises an area of 219 
square metres, exceeding the minimum bylaw requirements for common amenity space by 159 
square metres. The space includes a lounging green, trellis, barbecue, benches and tables and 
chairs. The development includes a gate between the common amenity space and the adjoining 
parcel to the north, owned by The City and adjoining the future LRT station area. 
 
Citywide Urban Design 
 
The application was circulated to the Citywide Urban Design team, who provided comments 
regarding the fact that this is the first development within the Ramsay community along 11 
Street SE, a community activity hub, and within 100 metres of the future Inglewood/Ramsay 
LRT Station. The comments and design responses are summarized below: 
 

 
Urban Design Review Panel 
 
Urban Design Review Panel (UDRP) reviewed the proposed development permit application on 
2017 October 25 and endorsed the project with comments. UDRP comments are contained in 
their entirety in Attachment 3, together with the applicant’s response. Administration believes 
that the proposal has effectively addressed the majority of the panel’s comments. 
 

CITYWIDE URBAN DESIGN DESIGN RESPONSES 

The back of the proposed development requires 
more creativity to appeal to the general public and 
future green line users.  
 

Surface parking at rear refined, with an outdoor 
amenity space for resident and more improved 
landscaping. 

The proposed design does not consider the 
eclectic character and context of the community.  

Building materials amended to include corrugated 
metal panels. No appetite from applicant to utilize 
colour/public art/varying materials.  
 

Patrons to the retail units will park at the rear and 
need to walk through the entry driveway along the 
south edge of the site to access storefronts. 
 

No change.  

The proposed development is not integrated with 
adjoining sites. To the south, the aesthetic 
integration with the Calgary Design Centre is not 
visible, and to the north, there is no connection to 
the vacant city land that adjoins the future station. 
 

Corrugated metal panels utilized on the south 
elevation, representing the industrial history of the 
area. An access gate has been added to the 
outdoor amenity space, providing access to the 
adjoining city owned land.  
 

The main entry of the building is not obvious. Inclusion of a plaza and a wider entry to the 
residential lobby. 
 

There is little pedestrian comfort in the way of 
outdoor seating (for retail). 
 

Log benches added to front of retail units. 

The plans lack details of lighting on the building 
façade as well as wayfinding signage. 

Lighting plan provided. Applicant advised that a 
wayfinding consultant will be brought on at a later 
stage. 
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Transportation Networks 
 
Access to and from the subject parcel will be via 11 Street SE. The single all turns access point 
will accommodate residential, commercial and loading vehicles. As per the Calgary 
Transportation Plan, 11 Street SE is classified as an Arterial Street.  
 
The site is located adjacent to the future Inglewood/Ramsay Green Line LRT Station and a 
vacant City-owned parcel that will be used for Green Line infrastructure. There is also a future 
Calgary Transit bus layby planned directly in front of the site that is to be constructed as part of 
the Green Line enabling works. The subject site is part of the Inglewood/Ramsay transit 
oriented development area and TOD principals were incorporated into the development. 
 
A Transportation Impact Assessment (TIA) and Parking Study were submitted in support of the 
development. The TIA identified that no-offsite improvements were required to facilitate the 
development and that the vehicular impacts of the development on the surrounding road 
network were minimal. The Parking Study provided direction on the commercial and visitor 
parking demand. Commercial and visitor parking were supplied in accordance with the 
recommendations of the Parking Study. 
 
Utilities and Servicing 
 
Sanitary sewers are presently available to service the development. A Sanitary Servicing Study 
for the proposed development has been submitted by the applicant, and approved by Water 
Resources. No off-site upgrades are required. 
 
Water mains are presently available to service the development and can accommodate the 
potential redevelopment of the subject site without the need for off-site improvements as 
indicated in the provided Fire Flow calculation letter. 
 
Storm sewers are presently available to service the proposed development. 
 
Environmental 
 
As a condition of the development permit, the applicant submitted a Risk Management Plan 
documenting how residual hydrocarbon impacts in soil will be addressed at the construction 
stage. The report has been accepted by The City’s Environmental & Safety Management 
business unit. 
 
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)  

 
In accordance with the Urban Structure Map (Map 1) of the Municipal Development Plan (MDP), 
the subject site is identified as being located within the Developed Residential Area – Inner City 
Area. The land use policies in section 3.5.2 state that Inner City areas should maintain and 
expand, where warranted by increased population, local commercial development that provides 
retail and service uses in close proximity to residents, especially in the highest density locations. 
Buildings should maximize front door access to the street and principle areas to encourage 
pedestrian activity.  
 
The MDP’s City-wide policies, Section 2 and specifically Section 2.2 Shaping a More Compact 
Urban Form provide directions to encourage transit use, make optimal use of transit 
infrastructure, and improve the quality of the environment in communities. The intent of these 
policies is to direct future growth of the city in a way that fosters a more compact and efficient 
use of land, creates complete communities, allows for greater mobility choices and enhances 
vitality and character in local neighbourhoods.  
 
The subject site is located within 100 metres of the future Inglewood/Ramsay LRT Station. The 
proposed development achieves a density of 274 units per hectare and proposes additional 
commercial uses in the community that that are transit-oriented and in keeping with the above 
MDP policies.  
 
Ramsay Area Redevelopment Plan (Statutory, 1988) 
 
The site is identified within the Ramsay Area Redevelopment Plan (ARP) as Commercial, and 
within the “Study Area” sub area, in accordance with Map 4: Residential Sub-Areas and Sites 
Under Policy Review. The ARP states that the site is appropriate for commercial development, 
as well as residential development where land is deemed safe from an environmental 
perspective, and the design of buildings mitigate noise and other concerns related to the 
adjacent rail lines.  
 
The ARP provides a number of policies specific to the east side of 11 Street SE. The intent of 
the policies is to provide for a full range of commercial and mixed-use/residential uses.  
 
The proposed development represents mixed-use transit-oriented development, complying with 
the ARP. 
 
It is highlighted that the proposed development is aligned with the Draft of the Historic East 
Calgary Area Redevelopment Plan, which presently identifies the site as Community – Centre, 
which anticipates six to 10 storey mixed-use development. 
 
Land Use Bylaw 1P2007 (Statutory, 2007) 
 
The proposed development complies with Land Use Bylaw 1P2007, with the exception of a few 
relaxations. 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 the or affect the use, enjoyment or value of neighbouring 
properties. In compliance with the “test for a relaxation” set out in Section 36 of the Land Use 



Item # 7.1.2 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2018-1324 
2018 November 29  Page 9 of 12 
 

Development Permit in Ramsay (Ward 9) at 1802 - 11 Street SE, DP2017-4891 
 

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

Bylaw, the proposed development conforms to the definitions of the uses Multi-Residential 
Development and Retail and Consumer Service. The application relaxations have been further 
reviewed under Section 35 of the Land Use Bylaw 1P2007 and warrant approval. Rationale for 
these approvals are found below the table. 
 

Bylaw Relaxations 

Regulation Standard Provided 

644,13 Building 
Height (max.) 

(1) Unless otherwise referenced in 
subsections (2), (3), (4) and (5), the 
maximum building height is 26.0 
metres. 

Plans indicate the following building heights: 
North – 26.65m (+0.65m); 
East – 26.50m (+0.50m); 
South - 26.50m (+0.50m); and 
West - 26.50m (+0.50m). 

557 Amenity Space 
(8) Private amenity space must: 
(b) have no minimum dimensions of 
less than 2.0 metres. 

Plans indicate multiple balconies with a depth 
of less than 2.0m, the narrowest being 1.39m 
(-0.61m). 

99 Rules for 
canopy Signs 

(1) The copy area on a canopy sign 
must not exceed 50% of the total 
area of the canopy which will be 
measured by the vertical height of 
the canopy multiplied by the length of 
the canopy or awning 

Plans indicate the copy area of multiple 
canopy signs exceed 50% of the total area of 
the canopy. 

Motor Vehicle 
Parking Stalls 

21 commercial parking stalls 
required. 

Plans indicate 14 (-7) commercial stalls. 

22 visitor parking stalls required. Plans indicate 16 (-6) visitor stalls. 

 
Building Height 
 
The proposed Multi-Residential Development comprises a maximum height of 26.65 metres, 
0.65 metres higher than the Land Use Bylaw allows within the M-H1 District. While the principal 
elevation of the building has been designed to align with the required 26.0 metre height plane, 
the dark metal wrapping feature projects above the height plane as noted. This wrapping feature 
has been lifted above the height of the primary roof line to create visual interest and variation 
along the top of the building.  
 
The applicant attempted lowering the building height to achieve bylaw height compliance, 
however was unable to reduce the height of the residential floors. The second floor level has a 
height of 5.65m, which is higher than the typical 4.5m, in order the achieve the required 5.0m 
vertical clearance at the drive aisle for waste and recycling vehicles. This main floor height 
increase has resulted in the reduction of the typical floor to floor height, resulting in no possible 
further reductions.  
 
The proposed relaxation represents a relaxation to the rule by 2.5 percent, and is supported by 
Administration.  
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Amenity Space 
 
The proposed development includes 12 balconies on the north and south sides of the building 
that comprise areas that are smaller than the Bylaw permits. To accommodate these 
residences, in addition to the smaller balconies, the development includes a public amenity 
space along the north-east corner of the property with an area of 219 square metres, with a 
barbeque, seating, trellis and access through to the future LRT site. Administration supports the 
proposed relaxation. 
 
Canopy Signs 
 
Signage has been provided in response to the size of the proposed retail units as well as 
pedestrian viewing distances. The proposed development provides narrow metal canopies 
rather than high fabric canopies more commonly found with canopy signage. In accordance with 
bylaw rules, the proposed signage would be limited to six inches in height in order to be 
compliant.  
 
Administration considers the proposed signage size to be appropriate given the nature of the 
development.  
 
Motor Vehicle Parking Stalls 
 
The proposal provides 14 commercial parking stalls and 16 visitor stalls, requiring a relaxation 
of seven commercial stalls and six visitor stalls. The proposed underground parkade extends 
the full area of the site. Administration worked with the applicant to create a situation where 
relaxations to parking stalls were only for commercial and visitor stalls, maintaining bylaw 
requirements for resident parking stalls. Given the location of the site within 100 metres of the 
future Inglewood/Ramsay LRT station, as well as the site’s proximity to employment, services 
and main streets, the proposed relaxations are supported by Administration. 
 
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 has been advertised at 
www.calgary.ca/development.  
 
The decision made by Calgary Planning Commission will be advertised in accordance with the 
Municipal Government Act. As this development permit is for a discretionary use, an appeal 
may be filed based on the decision on the entire permit, the decision to grant a relaxation, or 
any of the conditions placed on an approval.  
 
Applicant-led engagement 
 
The applicant met with the planning representative of the Ramsay Community Association on 
2018 May 03 in order to go over the Community Association’s comments on the proposed 
development.  As a result, updated comments were received by Administration, largely 
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identifying satisfaction with the changes made to the plans, and providing support of the 
proposed development overall (Attachment 4). 
 
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. 
 
The Ramsay Community Association reviewed the application at different stages of the design 
and provided comments on 2017 September 06 and again on 2017 November 09 (Attachment 
4). Comments from September indicated general support for the proposed development, with 
requests for specific changes to the building design. Comments from November 09 were 
supportive of the changes made through amended plans. The comments received and resulting 
changes to the plans are summarized in the table overleaf. 
 
What we heard / what we did 
 

THEME WHAT WE HEARD 
(ISSUE OR OPPORTUNITY 

IDENTIFIED) 

WHAT CHANGES WERE MADE 
AND/OR RESPONSE TO THE ISSUE 

IDENTIFIED 

PEDESTRIAN 
STREETSCAPE 
 

Require more articulation to break up 
the repetitious design of storefronts. 

Articulation and a greater variety of 
materials used for the store fronts. 
 

The building corners need more 
attention.  

Additional glazing was added to the south 
building wall, however further attention 
would be appreciated by both the 
Community Association and 
Administration. 
 

South elevation is very visible without 
enough architectural attention. 

Change in materials to provide more 
visual interest and connection to 
Ramsay’s character. Further changes 
would be appreciated by both the 
Community Association and 
Administration. 
 

CIRCULATION There is an opportunity to connect the 
rear parking area with the retail uses 
through the residential lobby. 
 

No change. 

DESIGN 
 

Lobby entrance lacks visual interest. Lobby entrance was brought forward with 
additional landscaping and signage.  
 

Request a larger variety of materiality, 
variation in building height, and more 
articulation in the commercial facade. 

A greater variety of materials was 
proposed, including red brick, supported 
by the Ramsay Community Association. 
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Social, Environmental, Economic (External) 
 
The proposed development utilizes existing infrastructure to provide an additional 144 units 
within 100 metres of the future Inglewood/Ramsay LRT station. Further, the development will 
provide for additional commercial and employment opportunities on the site and for the 
community. 
  
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to current or 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 
 
There are no significant risks associated with this proposal. 
 

 
REASONS FOR RECOMMENDATION: 
 
The application proposes to develop a vacant site with a new transit-supportive mixed-use 
development comprising 144 units, making use of existing infrastructure as well as investment 
into transit in the near future. The proposal is aligned with relevant City policies and is generally 
aligned with the Land Use Bylaw. 
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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. Three (3) of the plan set(s) shall highlight all of the amendments.  
  

b. Three (3) 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 signage details on DP1.1 to indicate that all signage will be indirectly 

illuminated, in accordance with the Land Use Bylaw. Provide additional details of the 
fascia signage. 

 
3. The applicant shall submit a report prepared by Coordinating Registered Professional 

(the “Coordinating Report”) that identifies the mitigation design elements that will be 

included in the development as outlined in the Noise Study.  

 

The Development Permit drawings will be amended to include mitigation design 

elements identified in the Coordinating Report.   

 
Development Engineering: 
 
4. 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 
 

  

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
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Development Site Servicing Plans CARL (requirement list) 
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-
plan.pdf 

5. 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.  

 
If you have any questions, contact 3-1-1. A Service Request (SR) will be created for the 
Erosion Control Team in Water Resources. 

 
6. After the Development Permit is approved but prior to its release, the landowner 

shall execute an Off-Site Levy Agreement for the payment of off-site levies pursuant to 
Bylaw 2M2016. 
   
Should payment be made prior to release of the development permit, an Off-Site 
Levy Agreement will not be required.  
 
To obtain the off-site levy agreement, contact the Public Infrastructure Coordinator, 
Calgary Approvals Coordination at 403-268-6739 or email offsitelevy@calgary.ca.  

 
Transportation: 
 
7. Amend the plans to:  
 

Roads 
a. Provide a detailed driveway cross-section complete with ramp grades and 

elevations at face of curb, back of sidewalk, property line, and driveway ramp on 
private property as per Roads Specification 454.1010.003. 

Grades 
b. Indicate that all adjacent boulevards are graded at 2% up from the top of curb to 

the existing or ultimate property line. 
c. Provide two (2) boulevard cross sections along 11 Street SE. Indicate the 

existing and proposed elevations at the top of curb, property line and the main 
floor. A maximum 2% grade is permitted in the boulevard. 

 
  

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
mailto:offsitelevy@calgary.ca
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8. 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 crossing 
b. Closure and removal of existing driveway crossing 
c. Construction of new sidewalk 
d. Construction of Two new wheelchair ramp 
g. Construction of Tree Trenches to City standards 
h. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., should 
it be deemed necessary through a site inspection by Roads personnel 

 
9. Remit payment (certified cheque, bank draft) for the proposed infrastructure listed below 

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

 
The developer is responsible to coordinate the timing of the construction by City forces.  
The payment is non-refundable. 

 
Roads 
a. Street lighting upgrading adjacent to 11 Street SE 

 
Parks: 
 
No comments. 
 

Permanent Conditions 
 
The following permanent conditions shall apply: 
 
Planning: 
 
10. The development shall be completed in its entirety, in accordance with the approved 

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

Development Authority.  
 
12. 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.  
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13. All roof top mechanical equipment shall be screened from views from the street as per 
the approved plans.  

 
14. Upon completion of the main floor (storey) subfloor of apartment building proof of the 

geodetic elevation of the constructed main floor (storey) subfloor must be submitted to 
and approved by the Development Authority prior to any further construction proceeding.  
Fax confirmation to 403-268-8178 to the attention of 'Bylaw Checker - Geodetics'.   

 
15. All areas of soft landscaping shall be provided with an underground sprinkler irrigation 

system as identified on the approved plans.  
 
16. All trees located within the subject property and shown on the approved plans, which 

cannot be retained during development, must be replaced by a tree of a species and 
size which is acceptable to the Development Authority within twelve months of the 
issuance of the development completion permit.  

 
17. 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.   

 
18. Each surface parking stall, as shown on the approved plans, 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).   

 
19. Barrier Free parking stalls shall be clearly designated, signed and located close to the 

entrance of the building with barrier-free accessibility. 
 
20. The walls, pillars and ceiling of the underground parkade shall be painted white or a 

comparable light colour. 
 
21. The light fixtures in the parkade shall be positioned over the parking stalls (not the drive 

aisles). 
 
22. All stairwell doors and elevator access areas shall be installed with a transparent panel 

for visibility. 
 
23. The waste and recycling room shall be kept in a good state of repair at all times. 
 
24. The approval of this Development Permit includes Comprehensive Signage.  
 
25. Fascia signage shall be placed only in the designated sign area as indicated on the 

approved plans.  Any damage to the building face, as a result of the sign installation or 
removal, shall be repaired to the satisfaction of the Development Authority. 

 
26. Loading and delivery shall take place in the designated loading stalls as shown on the 

approved plans and shall, at no time, impede the safety of pedestrian movements and 
use of the parking lot.  
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27. Prior to the issuance of the Development Completion Permit (DCP), the applicant shall 

submit a Final Summary Report prepared by a qualified professional identifying that the 

mitigation requirements previously identified in the Coordinating Report have been 

incorporated into the development. Such mitigation design elements shall be retained 

throughout the life of the development.  

 
Development Engineering: 
 
28. 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).  

 
29. 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. 

 
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. 

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

day’s 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. 

 
  

http://www.calgary.ca/ud
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31. 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. 

 
32. 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. 

 
33. Pursuant to Bylaw 2M2016, off-site levies are applicable. 

 
34. Prior to issuance of a Development Completion Permit or any occupancy of the 

building, payment shall be made for off-site levies pursuant to Bylaw 2M2016.  To 
obtain a final estimate, contact the Public Infrastructure Coordinator, Calgary 
Approvals Coordination at 403-268-6739 or email offsitelevy@calgary.ca  

 
Transportation: 
 
35. 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. 

 
36. 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. 

 
37. 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. 

 
38. Sound attenuation measures as required will be provided by the developer and solely at 

their expense in accordance with the Specialist recommendations. 
 
Parks: 
 
39. Any tree planting in the City boulevard shall be performed and inspected in accordance 

with Parks Development Guidelines and Standard Specifications – Landscape 
Construction (current edition).  Applicant is to contact the Parks Development Inspector 
at (403) 268-5325 to arrange an inspection. 

 

mailto:offsitelevy@calgary.ca
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Land Use Amendment in Greenview Industrial Park (Ward 4) at 336 and 344 – 41 
Avenue NE, LOC2018-0129 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Rick Balbi Architect on 2018 June 06 on behalf of the 
landowner, Ocean Investment Ltd. This application proposes to redesignate the subject site 
from Industrial - Redevelopment (I-R) District to Industrial – Commercial (I-C) District to allow 
for: 
 

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

 a maximum building height of 12 metres (a decrease from the current maximum of 16 
metres); and  

 the uses listed in the proposed I-C designation. 
 

The proposal is in conformance with the applicable policies of the Municipal Development Plan. 
 
No development permit application has been received 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 0.25 hectares ± (0.61 acres ±) located 

at 336 and 344 - 41 Avenue NE (Plan 1351IB, Block 8, Lots 20 and 21; Plan 1532JK, 
Block 8, Lot A) from Industrial – Redevelopment (I-R) District to Industrial – Commercial 
(I-C) 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 on behalf of the 
landowners, Ocean Investment Ltd, on 2018 June 06. 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 accommodate a broader range of support commercial uses. A 
beverage container drop off utilizes a portion of the existing building which was originally 
constructed in 1971 and is designed with a large bay in the rear and an office or retail space in 
the front of the parcel. 
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Site Context 
 
The subject site is located on the between Edmonton Trail NE and Centre Street N along 41 
Avenue NE.  The site is approximately 550 metres from the future Green Line LRT Station at 40 
Avenue and Centre Street N and 600 metres from existing high frequency transit service. Small 
scale industrial and commercial developments are located to the west, east and south of the 
site, designated mix of Industrial – Redevelopment (I-R) District and Commercial – Corridor 3 
(C-COR3 f1.0h12) District. Several residential dwellings are located north of the site buffered by 
a green space and a lane. The site has a total area of approximately 0.25 hectares ± (0.63 
acres ±), and is developed with a building that varies in height between one and two storey. A 
bottle depot operates within a portion of the existing building. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed redesignation would maintain the planned function of this parcel with minor 
changes to the permitted and discretionary uses. Further analysis on how this proposal aligns 
with applicable City policies is provided in the following Strategic Alignment section of this 
report.   
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
This application is to redesignate the site from the existing Industrial – Redevelopment (I-R) 
District to an Industrial – Commercial (I-C) District. The I-R district is intended for older industrial 
areas that were developed before current land use standards were introduced. Properties in 
these areas often have significant development constraints that affect matters such as parking, 
access and landscaping. The I-C District is intended for light industrial and small scale 
commercial uses that are compatible with and complement light industrial uses. The I-C District 
is intended for locations on the perimeter of industrial areas, along major streets or expressways 
and parcels located within 200 metres of a major street or expressway. The intent of this 
application is to allow for flexibility of use in order to better utilize the existing building while 
maintaining the industrial nature of the site. The I-C district differs from the I-R district as it 
allows for a broader range of support commercial uses. Based on this analysis, the I-C District is 
determined to be appropriate for this property. 
 
Development and Site Design 
 
A development permit application has not been submitted at this time. Considerations to be 
evaluated at the development permit stage include site layout, building designs, outside storage 
and appropriate interface with lower density residential uses to the north.  
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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 along 41 Avenue NE between Centre Street N and Edmonton Trail NE, 
approximately 550 metres from the future 40 Avenue North Green Line Light Rail Transit 
station. Currently, Bus Rapid Transit services the area and is within walking distance (600 
metres) of the site. Due to the minor changes in uses, the application does not trigger 
improvements to the street network.  
 
Utilities and Servicing 
 
Water, sanitary and storm sewer mains are available to service the site and are being used by 
the existing building on site. If redevelopment occurs in the future, 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 
stakeholders and notice posted on-site. In addition, notification letters were sent to adjacent 
land owners and the application was advertised online. No public meetings were held by the 
Applicant or Administration. No comments were received from the public by the CPC Report 
submission date. There is no community association in this area. The adjacent Thorncliffe 
Greenview Community Association was notified of the proposal and sent a letter of support 
(Attachment 2). 
 
Following this Calgary Planning Commission meeting, notifications for Public Hearing of Council 
will be posted on-site and mailed out to adjacent land owners. The Commission’s 
recommendation, date of the Public Hearing and options for providing feedback 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.  
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Municipal Development Plan (Statutory, 2009)  
 
The subject site is located within the Industrial; Standard Industrial area, according to Urban 
Structure Map (Map 1) of the Municipal Development Plan (MDP). The Standard Industrial area 
is intended to contain a mix of industrial uses at varying intensities. These areas continue to 
offer a broad variety of industrial uses and as the area redevelops, the industrial character 
should be maintained. The listed uses of the I-C District include industrial uses and uses that 
complement industrial uses. While the MDP makes no specific reference to this site, the 
proposal is consistent with the applicable policies. 
 
Social, Environmental, Economic (External) 
 
The proposed land use district would help to implement the policy goals of providing a wide 
range of commercial and retail uses that cater to the day-to-day needs of area businesses and 
their employees, while maintaining the industrial character and function of the area.  
 
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 applicable policies of the Municipal Development Plan, and 
allows for flexibility of use to better utilize the existing building while maintaining the industrial 
nature of the site.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Thorncliffe Greenview Community Association Response 
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The Thorncliffe/Greenview Community Association fully supports application LOC2018-
0129. This land use change we feel is the natural and desired evolution for this portion 
of the 41 Ave corridor and would be especially germane to this building & site in 
particular. We found the applicant's letter of submission compelling and agree with 
much of it's perspective. We would note as a matter of clarification that the multi-
residential building mentioned to the SE of the subject site is actually the 50 bed Fresh 
Start addictions treatment centre. It however has the outward appearance of multi- 
residential and the housed clients obviously consider it there residence if albeit a 
temporary one. This should not in any way be considered a reason why the sought after 
land use should not be granted. 
If possible we would email notification when this item goes to CPC/Council 
 
thanks 
 
Marvin Quashnick 
TGCA  
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Land Use Amendment in Saddle Ridge Industrial (Ward 5) at 4120 - 67 Avenue NE, 
LOC2018-0180 
 
EXECUTIVE SUMMARY   
 
This application was submitted by IBI Group on 2018 August 10 on behalf of the landowner, 
2045478 Alberta Ltd (Sandhu, Parminder). This application proposes to redesignate the subject 
site from Special Purpose – Future Urban Development (S-FUD) District to a Direct Control 
District (Attachment 1) based on the Industrial – Outdoor (I-O) District to allow for: 
 

 industrial developments that require limited or no municipal services (e.g. outdoor 
storage, salvage and equipment yard);  

 a maximum building height of 10 metres;  

 a maximum gross floor area of 1,600 square metres for all buildings on a parcel; 

 a minimum parcel area of 1.6 hectares; and  

 the uses listed in the I-O designation with the addition of Seasonal Sales Area. 
 

The proposal conforms to the relevant policies of the Municipal Development Plan and is 
supported by the objectives of the Saddle Ridge Area Structure Plan.   
 
A development permit for Vehicle Storage – Large has been submitted and is under review. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 1.66 hectares ± (4.10 acres ±) located 

at 4120 - 67 Avenue NE (Plan 2474JK, Block 1, Lot 4) from Special Purpose – Future 
Urban Development (S-FUD) District to DC Direct Control District based on the 
Industrial – Outdoor (I-O) District to accommodate the additional use of Seasonal Sales 
Area; and  

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This application was submitted by IBI Group on behalf of the landowner, 2045478 Alberta Ltd, 
on 2018 August 10. As noted in the Applicant’s Submission (Attachment 2), the applicant is 
intending to accommodate a temporary vehicle storage development and create flexibility of use 
with the addition of a seasonal sales area. A development permit (DP2018-3830) for Vehicle 
Storage – Large has been submitted by IBI Group on 2018 August 10 and is under review 
(Attachment 3). 
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Location Maps 
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Site Context 
 
The subject site is located north of 64 Avenue NE and west of Metis Trail NE in the Saddle 
Ridge Industrial Area, approximately 450 metres east of the Calgary International Airport. The 
site, approximately 1.66 hectares ± (4.10 acres ±) in size, is developed with a single detached 
dwelling. Parcels to the north and east of the site are designated Industrial – Outdoor (I-O) 
District and are developed with storage and equipment yard uses. Directly to the west of the site 
is a parcel designated Special Purpose – Future Urban Development (S-FUD) District that is 
currently vacant.  
 
The southern portion of the Saddle Ridge Industrial area contains mainly smaller, unserviced 
industrial parcels that render future subdivision, redevelopment or retrofitting of municipal 
services more difficult due to the inherent ownership, financial and development constraints 
created. Given these constraints, the area continues to be utilized for interim land uses and 
further subdivision is limited until a comprehensive plan and a critical mass of land is assembled 
in order to justify necessary servicing improvements or extensions. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal has been submitted to broaden the range of allowable uses and add the use of 
seasonal sales area while maintaining the minimum parcel area restrictions to prevent further at 
4120 - 67 Avenue NE. The proposal meets the objectives of applicable policies as discussed in 
the Strategic Alignment section of this report. 
 
Planning Considerations  
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
This application is to redesignate the site from the existing Special Purpose – Future Urban 
Development (S-FUD) District to a DC Direct Control District based on Industrial – Outdoor 
District with the additional use of Seasonal Sales Area. The existing S-FUD District is primarily 
for lands that are awaiting urban development and is largely limited to uses that can easily be 
removed to allow for future urban development. The S-FUD District does not accommodate the 
submitted development permit application and proposed uses as outlined in the Applicant 
Submission. 
 
The I-O District, a base of the proposed Direct Control District, is intended primarily for interim 
uses such as outdoor storage, salvage and equipment yard in locations that have limited or no 
municipal services. The maximum gross floor area of all buildings on a parcel in the I-O District 
is 1,600 square metres and the minimum area of a parcel is 1.6 hectares which restricts further 
subdivision of this parcel. A Direct Control District is required to allow the additional use of 
Seasonal Sales Area, as the applicant has indicated the intent of developing a storage yard with 
the subordinate use of a sales area.  
 

javascript:BSSCPopup('../Popups/Definitions/70_Gross_Floor_Area.htm');
javascript:BSSCPopup('../Popups/Definitions/20_Building.htm');
javascript:BSSCPopup('../Popups/Definitions/99_Parcel.htm');
javascript:void(0);
javascript:BSSCPopup('../Popups/Definitions/99_Parcel.htm');
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Additionally, as Seasonal Sales Area is not an allowable use within the I-O District and other 
stock districts were deemed to be inappropriate for the site at this time, the use of a Direct 
Control District is deemed to be appropriate. 
 
Development and Site Design 
 
As this site does not have full municipal services at this time, temporary uses should be 
considered. Access to the site should be designed from 40 Street NE to accommodate potential 
interchange changes to Metis Trail NE and 64 Avenue NE. 
 
Environmental 
 
No environmental issues have been identified at this time and an Environmental Site 
Assessment was not required for this application. 
 
Transportation Networks 
 
The subject site is located at the corner of 67 Avenue NE and 40 Street NE. The subject lands 
are considered to be auto-oriented.  The network lacks appropriate pedestrian pathways and 
sidewalks that would otherwise facilitate alternative modes of transportation.   Vehicular access 
is available from 40 Street NE. A Traffic Impact Assessment was not required as part of this 
application. 
 
Utilities and Servicing 
 
Public water and storm utilities are unavailable within the vicinity. Public sanitary utilities are 
available adjacent to the subject site. Typically, the Industrial – Outdoor District is intended for 
sites that do not have municipal servicing. Temporary uses can be accommodated until ultimate 
redevelopment, at which time, the subject site is required to be fully serviced. At the 
development permit stage, the applicant will be required to submit a Stormwater Management 
Report, as to adequately account for interim storm water management. At that time, the 
developer may be required to execute a Deferred Service Agreement, with the City of Calgary, 
for public infrastructure that would be required to be constructed in future.  
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site for 21 days. In addition, notification letters were sent to 
adjacent land owners and the application was advertised online. No comments were received 
from members of the public by the CPC Report submission date. There is no community 
association in this area. 
 
Following this Calgary Planning Commission meeting, notifications for Public Hearing of Council 
will be posted on-site and mailed out to adjacent land owners. The Commission’s 
recommendation, date of the Public Hearing and options for providing feedback 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 Land 
Use Patterns.  
 
Municipal Development Plan (Statutory, 2009)  
 
The subject site is located within the “Standard Industrial” area as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP).  The Standard Industrial area is intended 
to contain a mix of industrial uses at varying intensities. These areas should continue to offer a 
broad variety of industrial uses and when redevelopment occurs, the industrial character should 
be maintained. The listed uses of the I-O District include temporary industrial uses. While the 
MDP makes no specific reference to this site, the proposal is consistent with the applicable 
policies. 
 
Saddle Ridge Area Structure Plan (Statutory, 2007)  
 
The subject site is located within Industrial area according to the Land Use Plan (Map 6) of the 
Saddle Ridge Area Structure Plan. The purpose of the industrial area is to provide for limited-
service industrial activities that will likely predominate for many years to come. The Area 
Structure Plan outlines that industrial lands should only be redesignated or redeveloped for fully 
serviced industrial uses or temporary uses, provided that these temporary uses do not 
compromise future development or subdivision of the site. The proposed DC Direct Control 
District will allow for temporary development to occur and restrict future subdivision while the 
subject site remains unserviced.  
 
Calgary International Airport Vicinity Protection Area Regulation (Statutory – 2009) 
 
The subject site is located within the 30-35 Noise Exposure Forecast contour of the Airport 
Vicinity Protection Area (AVPA) land use regulations.  The recommended DC Direct Control 
District provides for a range of uses that are generally allowable within the 30-35 NEF contour 
area.  However, future individual development permit applications will be circulated to YYC and 
reviewed in the context of applicable regulations to ensure compliance. 
 
Social, Environmental, Economic (External) 
 
The proposed land use district will allow for interim use of land that better utilizes the lands until 
services are available, while maintaining the industrial character and function off the area.  
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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. However, if the proposed 
amendments are not adopted, the existing development permit application would not be able to 
proceed. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is consistent with applicable policies of the Municipal Development Plan and the 
Saddle Ridge Area Structure Plan, and allows to broaden the range of allowable uses while 
maintaining the restrictions on future subdivision.   

 
ATTACHMENT(S) 
1. Proposed Direct Control Guidelines 
2. Applicant’s Submission 
3. Proposed Development (DP2018-3830) Summary 
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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) allow for the additional use of a Seasonal Sales Area. 
 

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

1P2007 apply to this Direct Control District.  
 
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 Industrial – Outdoor (I-O) District of Bylaw 1P2007 are the 

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

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

(a) Seasonal Sales Area. 
 

Bylaw 1P2007 District Rules 
8 Unless otherwise specified, the rules of the Industrial – Outdoor (I-O) District of Bylaw 

1P2007 apply in this Direct Control District. 
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A development permit application (2018-3830) has been submitted by IBI Group on 2018 
August 10. The development permit application proposes temporary large vehicle storage with 
access from 67 Avenue NE. The following excerpts (Figure 1) 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 site layout details 
such as storage area, landscaping, storm water management 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: Site Plan 
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Land Use Amendment in Stoney 2 (Ward 3) at 2011 – 100 Avenue NE, LOC2018-
0191 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Kumlin Sullivan Architecture Studio on 2018 August 23 on 
behalf of the landowner Condominium Corporation No. 1110612.  The application proposes to 
change the designation of the subject site from Industrial – Commercial (I-C) District to 
Commercial – Corridor 3 f1.0h12 (C-COR3 f1.0h12) District to allow for: 
 

 medium-scale commercial developments (e.g. strip malls, 1 or 2 storey commercial 
buildings); 

 a maximum building height of 12 metres (equal to the current maximum of 12 metres); 

 a maximum floor area ratio of 1.0 (equal to the current maximum of 1.0 FAR); and, 

 the uses listed in the C-COR3 f1.0h12 District. 
 
This proposal conforms to the relevant policies of the Municipal Development Plan and is 
supported by the objectives of the Revised Stoney Industrial Area Structure Plan.  As noted in 
the Applicant’s Submission (Attachment 1), the applicant has identified an intent to pursue a 
development permit application for a Conference and Event Facility in the future.   
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.18 hectares ± (0.44 acres ±) located 

at 2011 – 100 Avenue NE (Plan 1811200, Block 1, Lot 1) from Industrial – Commercial 
(I-C) District to Commercial – Corridor 3 f1.0h12 (C-COR3 f1.0h12) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This redesignation application was submitted by Kumlin Sullivan Architecture Studio on 2018 
August 23 on behalf of the landowner Condominium Corporation No. 1110612. As noted in the 
Applicant’s Submission (Attachment 1), the applicant has identified an intent to pursue a 
development permit application for a Conference and Event Facility on this parcel in the future.   
This application seeks a land use adjustment on a small portion of a comprehensive 
development site.  The subject site is part of a registered bare land condominium plan (Plan 
1110612; CS) wherein individual development/building sites are served by a common central 
parcel that contains required parking, landscaping and shared services/amenities. 
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In 2008 a development permit was approved for the eastern portion of the broader site which 
allowed for the construction of two hotel buildings.  Supplementary concepts have envisioned 
the development of a conference and event facility and an additional hotel on the western 
portion of the site.  To date, phase 1 which includes two hotel buildings and associated surface 
and underground parking has been completed.   
 
The site subject to this application was previously redesignated from Industrial – Business (I-
Bf1.5h30) District to Industrial – Commercial (I-C) District in 2015 to accommodate a standalone 
restaurant.  This portion of the comprehensive development site has yet to be developed (is 
being used as surface parking in the interim) and the C-COR3 f1.0h12 District is now being 
sought in order to enable an alternative range of uses on this portion.      
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Site Context 
 
The subject site is located at the southeast corner of the intersection of 100 Avenue NE and 19 
Street NE in the community of Stoney 2, approximately 900 metres north of the Calgary 
International Airport.  The site is approximately 0.18 hectares and represents a small portion of 
a broader comprehensive development site which is registered as a bare land condominium.   
 
The western portion of this broader comprehensive development site is currently developed with 
an existing hotel (2 buildings).  This existing development is served by a combination of 
underground and surface parking.  The portion of the site subject to this redesignation is 
currently used as surface parking.  Vehicular access to this specific site is provided by way of a 
common parcel which provides access and parking for the various individual 
development/building sites that make up the comprehensive development site.     
 
The surrounding land use pattern is largely driven by the presence and proximity of the airport.  
Development is comprised of commercial uses such as surface parking lots, car rental 
establishments, restaurants and hotels as well as a range of light industrial and logistics uses.  
The site is located in an actively developing area with many sites still awaiting commercial and 
industrial development.   
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal involves the redesignation of a small portion of a comprehensive development 
site from Industrial – Commercial (I-C) District to Commercial – Corridor 3 f1.0h12 (C-COR3 
f1.0h12) District in order to broaden the range of allowable commercial uses and provide for 
development that complements the existing hotel.  The redesignation does not contemplate 
changes to the existing allowable height and intensity of development on this parcel.  The 
following analysis considers the appropriateness of the new range of uses in the context of 
relevant policy and sound planning principles.   
 
Planning Considerations 
 
Given the nature of this application and the existing plans for the site, the primary planning 
considerations relate to the range of uses allowable under the proposed Commercial – Corridor 
3 f1.0h12 (C-COR3 f1.0h12) District and whether they support the long term vision for the area, 
complement the surrounding land uses and can be serviced by existing/planned infrastructure.       
 
Land Use  
 
The existing Industrial – Commercial (I-C) District applicable to this site primarily provides for 
the development of light industrial uses of all scales and a limited range of small-scale 
commercial uses that are compatible with and complement light industrial uses.  The district is 
typically applied at the perimeter of industrial areas, along major streets or expressways.  The 
district allows for a maximum building height of 12 metres and a maximum floor area ratio of 
1.0.   
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The proposed Commercial – Corridor 3 f1.0h12 (C-COR3 f1.0h12) District is primarily meant to 
accommodate mid-scale retail, and medium to large eating and drinking uses.  The district is 
typically applied in industrial areas to enable commercial uses that support the function of the 
broader industrial areas.  The C-COR3 f1.0h12 District utilizes site-specific modifiers to regulate 
building height and densities.  In this case, the building height and floor area maximums have 
been designed to replicate the allowable maximums under the existing I-C district (i.e. no 
change).   
 
Development and Site Design 
 
The rules of the proposed Commercial – Corridor 3 f1.0h12 (C-COR3 f1.0h12) District will 
provide basic guidance for the future site development including appropriate uses, building 
height and massing, landscaping and parking requirements.  Given the specific context of this 
corner site, additional items that will be considered through a future development permit process 
would include: 
 

 the design and placement of vehicular and pedestrian access through the broader 
common parcel; 

 the location and provision of appropriate vehicular parking which may occur, in whole or 
in part, on the broader common parcel;  

 necessary modifications to the adjacent site design to accommodate a new building on 
this portion of the comprehensive development site; 

 ensuring an engaging built interface along the adjacent street frontages; and, 

 the siting and design of loading and waste facilities to minimize the impact on the 
adjacent public realm and the function of the other uses on the comprehensive site.   

 
Environmental 
 
No environmental issues have been identified through the consideration of this application.  An 
environmental site assessment was not required for this application.   
 
Transportation 
 
Pedestrian and vehicular access to the site is available from 100 Avenue NE and 19 Street NE.   
Pedestrian access to the future development is likely to be provided directly from existing 
sidewalks along these right-of-ways while vehicular access is likely to be provided by way of the 
existing site accesses through the common parcel.  Given the nature and scope of the 
application, a Transportation Impact Assessment was not required.   
 
Utilities and Servicing 
 
It is not anticipated that the proposed land use redesignation will increase the demand for water 
and sanitary services.  Water and sanitary sewer mains are available adjacent to the site and 
can accommodate a development of the site without the need for off-site improvements.  The 
specific servicing arrangements will be discussed and reviewed in detail through the 
development permit process. 

javascript:BSSCPopup('../Popups/Definitions/138_Use.htm');
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Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
external stakeholders (e.g. YYC, Enmax, etc.) and notice was posted on-site. Notification letters 
were sent to adjacent land owners and the application was advertised online.   
 
No citizens’ comments were received by the report submission date. Given the 
industrial/commercial nature of the Stoney 2 area no community association exists.   
 
Following this Calgary Planning Commission meeting, notifications for Public Hearing of Council 
will be posted on-site and mailed out to adjacent land owners. In addition, the Commission’s 
recommendation and the date of the Public Hearing will be advertised.  No public meetings 
were held by the Applicant or Administration. 
 
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 “Standard Industrial” area as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP).  In terms of guiding land use and 
development on the subject site, the Revised Stoney Industrial Area Structure Plan provides the 
most specific and relevant policy direction.  However, the proposal is supported by the 
objectives of the Standard Industrial Area policies under Section 3.7.1 which encourage the 
development of commercial uses that support the overall function of industrial areas and the 
broad objectives of Part 2 – City-Wide Policies of MDP that seek to foster a more prosperous 
and diverse economy. 
 
Revised Stoney Industrial Area Structure Plan (Statutory – 2006)  
 
The Revised Stoney Industrial Area Structure Plan identifies the site as part of a Business 
Industrial Area.  The proposed redesignation will allow for a broader range of commercial uses 
on a small portion of a comprehensive development site which fit with the overall composition of 
uses expected to make up the business/industrial area.  Of specific relevance to this application, 
Section 8.1.2(2) of the ASP provides policies around the siting of local commercial uses within 
the Business/Industrial Area.  In this regard, the site is located at the intersection of two streets 
and, when combined with existing local commercial uses at this intersection, does not exceed 
the 1.6 hectare maximum aggregate site area for local commercial sites at a given intersection.   
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Calgary International Airport Vicinity Protection Area Regulation (Statutory – 2009) 
 
The subject site is located within the 35-40 Noise Exposure Forecast contour of the Airport 
Vicinity Protection Area (AVPA) land use regulations.  The recommended Commercial – 
Corridor 3 f1.0h12 (C-COR3 f1.0h12) District provides for a range of uses that are generally 
allowable within the 35-40 NEF contour area.  However, future individual development permit 
applications will be circulated to YYC and reviewed in the context of applicable regulations to 
ensure compliance.  
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for a broader range of commercial uses to be developed on 
this site which will serve to complement surrounding hospitality, industrial and employment uses 
and minimize vehicle trips.  The provision of additional commercial uses will strengthen the 
attractiveness of the overall area and contribute to its economic vitality over the long term.    
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to current and future operating budgets that would result from the 
proposed land use amendment.   
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger the need for capital infrastructure investment.    
 
Risk Assessment 
 
There are no significant risks associated with this proposal.   
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with the applicable policies of the Municipal Development Plan and 
provides for a range and scale of uses that will support the vision for the future of the area outlined 
in the Revised Stoney Industrial Area Structure Plan.  The recommended Commercial – Corridor 
3 f1.0h12 (C-COR3 f1.0h12) District is intended to be applied within industrial areas and will allow 
for an appropriate range of uses to complement the existing hotel and conference facilities 
developed on and planned for the site as well as surrounding planned industrial and employment 
uses.   

 
ATTACHMENT(S) 
1. Applicant’s Submission 
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13) at 15113 – 37 Street SW, LOC2017-0308 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by Stantec Consulting on behalf of Dream 
Asset Management Corporation on 18 October 2017. The land use redesignation consists of 
54.16 hectares± (133.83 acres±) of undeveloped greenfield land in the southwest community of 
Residual Sub Area 13D. The proposed land use amendment area is located within the 
Providence Area Structure Plan.  
 
The subject lands are currently designated Special Purpose – Future Urban Development 
(SFUD) District. The proposed redesignation is to allow for a residential development of 1261 
units and includes the following:  
 

 A minimum 493 dwelling units within medium and high density, low rise multi-residential 
developments comprising of townhouses and 4 to 6 storey apartment buildings (M-2 and 
M-H1); 

 A minimum 165 dwelling units within low density residential development comprising of 
rowhouses on smaller than typical compact lots (DC/R-Gm); 

 A minimum 197 dwelling units within low density residential development comprising of 
single and semi-detached dwellings on comprehensively planned green court blocks that 
have publicly accessible private open spaces throughout the block (DC/R-G); 

 A minimum 406 dwelling units within low density residential development comprising of 
single and semi-detached dwellings (R-G); 

 Approximately 5.64 hectares (13.93 acres) of Municipal Reserve (MR) and Municipal 
School Reserve (MSR) in the form of neighbourhood parks and a future elementary 
school site (S-SPR); and 

 Approximately 4.30 hectares (10.63 acres) for a stormpond and supporting public 
infrastructure (S-CRI). 

 
This application has been applied for with the support of a related outline plan application on 
today’s agenda (CPC2018-1360) to provide the future subdivision layout for the subject site. 
Conditions have been incorporated in the outline plan to effectively address the site’s 
development given the unique conditions and site constraints. The proposed land use 
amendment is in alignment with the policies of the Municipal Development Plan and the 
Providence Area Structure Plan (ASP) by implementing the efficient utilization of land and 
infrastructure through the outline plan. As part of this application, there are minor text 
amendments to the Providence ASP related to the subject site. 
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ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommends that Council hold a Public Hearing; and 
 
1.  ADOPT, by bylaw, the proposed amendments to the Providence Area Structure Plan 

(Attachment 4); and 
 
2.  Give three readings to the proposed bylaw. 
 
3.  ADOPT, by bylaw, the proposed redesignation of 56.38 hectares ± (139.32 acres) 

located at 15113 – 37 Street SW (Portions of NE1/4 Section 36-22-2-5 and SE1/4 
Section 36-22-2-5) from Special Purpose – Future Urban Development (S-FUD) District 
to Multi-Residential – High Density Low Rise (M-H1) District, Multi-Residential – Medium 
Profile (M-2) District, Residential – Low Density Mixed Housing (R-G) District, Special 
Purpose – Community Service (S-CRI) District, Special Purpose – School, Park and 
Community Reserve (S-SPR) District and DC Direct Control District to accommodate 
low density mixed use housing, with guidelines (Attachment 2); and 

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
In 2015, Council adopted the Providence Area Structure Plan (ASP), in which a Growth 
Management Overlay (Overlay) was put in place on the subject site to indicate that the capital 
infrastructure required for development was neither in place nor approved in the capital budget 
for future years. On 2018 July 30, Council approved the removal of the Overlay for a portion of 
the Providence ASP area, which included the subject site. This is the first proposal for a planned 
neighbourhood within the Providence ASP area. 
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Location Maps 
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Site Context 
 
The subject site is located in the southwest quadrant of the city in Residual Sub-Area 13D. The 
land is bounded by 37 Street SW to the east and 146 Avenue SW to the north. Within close 
proximity are Tsuut’ina First Nation to the north across 146 Avenue SW and the Southwest Ring 
Road (under construction) which is approximately 200 metres to the east. The nearest existing 
community is Evergreen which is located to the east on the other side of the Southwest Ring 
Road. 
 
The subject site is currently undeveloped and are used for agricultural purposes. There is a 
significant change in topography of approximately 30 metres from the highest point in the 
southwest corner of the subject site where it then slopes downhill to the northeast corner. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use amendment with Direct Control Guidelines (Attachment 2), outline plan application 
(Attachment 3) and minor Area Structure Plan textual amendment (Attachment 4) will facilitate 
the development of a residential neighbourhood with a strong mix of housing types, as well as 
parks and school uses that will contribute to the growth of this future new community as 
envisioned by the policies of the Municipal Development Plan (MDP) and the Providence ASP.  
 
Planning Considerations 
 
As part of the review of this application, several key factors were considered by Administration 
including implementing the direction of the Providence Area Structure Plan, providing a 
condition framework that ensures key infrastructure is built and including the basic design 
elements that contribute to a complete neighbourhood. 
 
Subdivision Design 
 
The related outline plan informs a future proposed subdivision that is approximately 56.38 
hectares (139.32 acres) in size. The application consists of predominantly residential 
development that is intended to tie into a future Neighbourhood Activity Centre (NAC) and 
Community Retail Centre (CRC). The NAC and CRC would be provided as part of a subsequent 
outline plan for Dream’s future and subsequent phases of development immediately adjacent to 
the south of the subject site. In addition, the NAC and CRC will be within a five minute walk (400 
metres) of the vast majority of the subject outline plan area. 
 
A wide mix of dwelling unit types are proposed in the plan area including single and semi-
detached homes, rowhouses, townhouses and apartments. Anticipated lot widths and sizes for 
the low density residential uses vary from 5.0 metres wide and 90 square metres lot area for 
rowhouse buildings in the Direct Control Residential – Low Density Mixed Housing (DC/R-Gm – 
Site 1) District to an average of 16 metres wide and 450 square metre lot area for single 
detached dwellings in the R-G residential area within the 200 metre Tsuut’ina Interface Area.  
 
A unique and innovative product proposed by the applicant includes five green court blocks. The 
green court blocks (DC/R-G – Site 2) will consist of single and semi-detached homes that either 
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front onto the public street or onto a central inner green space area (“green court”) that would be 
privately owned and maintained by a homeowners association but remain accessible to the 
public. The green spaces and their pathways will provide a critical role in connecting the 
neighbourhood together.  
 
Two multi-residential parcels are proposed for the development. The first parcel is designated 
Multi-Residential – High Density Low Rise (M-H1) District and proposes 371 units in townhouse 
and apartment building form with heights between 3 and 6 storeys. The second parcel is 
designated Multi-Residential – Medium Profile (M-2) District and proposes 122 units in 
townhouse and apartment building form with heights between 3 and 4 storeys.  
 
Open space is provided through parks serving varying functions. A central park is located along 
a primary north south green spine which is envisaged to run the entire length of the subject site 
from 146 Avenue SW in the north, to 162 Avenue SW at the south. 2.34 hectares (5.77 acres) of 
Municipal Reserve (MR) will be dedicated within the Outline Plan Area. 3.30 hectares (8.15 
acres) is dedicated as MSR – Municipal and School Reserve to facilitate a Calgary Board of 
Education (CBE) Elementary School Site. The MR/MSR dedication provides the 10 percent MR 
requirement.  
 
Land Use 
 
This land use amendment application proposes to redesignate the current site from Special 
Purpose – Future Urban Development (S-FUD) District and undesignated road right-of-way to 
the following: 
 

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

 Direct Control / Low Density Mixed Housing (DC/R-Gm – Site 1) District; 

 Direct Control / Low Density Mixed Housing (DC/R-G – Site 2) District; 

 Multi-Residential – Medium Profile (M-2) District; 

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

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

 Special Purpose – City and Regional Infrastructure (S-CRI) District. 
 
Density 
 
This land use amendment and associated outline plan provides for development that achieves 
both the Municipal Development Plan and the Providence Area Structure Plan minimum density 
and intensity targets (population and jobs). This will help to support the future transit and 
community amenities within the greater area. 
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The Providence Area Structure Plan requires that land within 200 metres of Tsuut’ina Nation be 
developed at a maximum density of 12 units per hectare (5 units per acre) and therefore this 
area is to be subtracted from the density and intensity calculations of the remainder of the plan 
area. The number of units proposed for the Tsuut’ina Nation Interface Area is 153 which 
equates to an anticipated residential density of 9.7 units per hectare (24.0 units per acre).  
 
Overall, the application proposes to accommodate a residential unit range between 1261 and 
1459 units. When the Tsuut’ina Nation Interface Area is subtracted from the calculations, the 
remainder of the plan area has a projection of 1109 units and 3059 total people and jobs. This 
equates to a minimum and anticipated residential density of 27.1 units per hectare (11.0 units 
per acre) and an intensity of 75.4 people and jobs per hectare. This anticipated density and 
intensity achieves the minimum residential density of 20 units per hectare (8 units per acre) and 
minimum intensity of 60 people and jobs hectare required by the Municipal Development Plan 
and the Providence ASP for the neighbourhood.  
 
Environmental 
 
A Phase I Environmental Site Assessment (ESA) for the site was provided and was reviewed. 
No significant pre-development environmental risks were noted in the report.     
 
There are a number of small Class I and Class II wetlands located on the subject lands, 
however none of them are Crown claimed and will be subject to Province of Alberta Water Act 
approval. 
 
Transportation Networks 
 
The proposed development is generally bounded by 146 Avenue SW to the north, 37 Street SW 
to the east, 154 Avenue SW to the south, and 45 Street SW to the west. Primary access to the 
subject lands is provided from Stoney Trail SW via 154 Avenue SW and 37 Street SW. 
Additional access from the south is available from Highway 22X via 53 Street SW. 
 
Administration worked with the applicant to develop a transportation network that supports multi-
modal connectivity for local and regional trips. The combination of limited block sizes, 
comprehensive development permit review for the large DC green court blocks, and planned 
pathways and park space that are adaptive to the existing topographic features provide 
additional opportunities for pedestrians and cyclists to enjoy good connectivity within and 
around the plan area.  
 
Staging of the proposed development through to completion is planned to provide connectivity 
to the regional transportation network, with primary access to Stoney Trail SW. Opportunities for 
connections to the south into future development areas, including an additional connection to 
Stoney Trial SW via 162 Avenue SW are provided with the proposed plan.  
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The plan also provides the opportunity to introduce transit service to the area. Public transit will 
be introduced in phases over time and is expected to include several bus routes running 
through the Providence Area Structure Plan lands, providing local and regional service through 
and around the plan area. Transit service will be phased to support future Bus Rapid Transit 
stations along 162 Avenue SW connecting to the Somerset-Bridlewood LRT station. 
  
A regional pathway system that establishes both strong east-west and north-south connections 
both within and adjacent to the plan area is provided.  
 
The regional pathway aligns with the intent of the Area Structure Plan by providing pedestrian 
and cycling connections around and outside the plan area.  
 
Utilities and Servicing 
 
A capital-funded dual zone pump station (the Lower Sarcee Reservoir/Starlight Pump Station) 
will be required and designed to accommodate the ultimate servicing for the Providence ASP. 
Once complete, water servicing of the lands within the subject site will be achieved through a 
tie-in to the pump station.  
 
Sanitary servicing of the lands within the subject site will be achieved via an extension of the 
162 Avenue SW sanitary trunk from the stub at 24 Street SW in the community of Evergreen. 
Once complete, the plan area will tie-into the extended portion of the 162 Avenue SW sanitary 
trunk. It is noted that permissions will be required for the 162 Avenue SW sanitary trunk 
extension to cross the Transportation Utility Corridor.   
 
The plan identifies that water will be directed to a single engineered stormwater management 
facility/pond in the northeast corner of the plan area. Future storm trunks are planned along the 
west side of the Southwest Ring Road (Transportation Utility Corridor) with an outfall to Fish 
Creek west of the Ring Road. The pond will discharge to the outfall at Fish Creek via a storm 
line under 146 Avenue SW. It is noted that permissions will be required from Alberta 
Transportation to allow the storm main to cross the Transportation Utility Corridor and thereby 
extend to the outfall at Fish Creek.   
 
A Staged Master Drainage Plan (SMDP) was submitted by the applicant and was reviewed and 
approved by Water Resources. A Master Drainage Plan for the Providence ASP area is still 
under review. However, Administration has evaluated the risks and has no concerns with 
allowing the SMDP and Outline Plan approval prior to approval of the Master Drainage Plan. 
The Staged Master Drainage Plan for the subject lands demonstrates that this development 
area is fairly isolated with respect to drainage and that there are no major drainage systems that 
have any measurable impact on adjacent lands to the north or west, including the Tsuut’ina 
Nation.  For this reason Administration is proposing an amendment to the Providence ASP to 
exempt them from the requirement that the Master Drainage Plan be complete prior to land use 
and outline plan approval.  Each subsequent land use and outline plan application will have to 
be evaluated on its own merits with respect to the requirement for the Master Drainage Plan 
completion, prior to the review and approval of a Staged Master Drainage Plan.  Approval of this 
application has been assessed to be low risk.   
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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, 
including Tsuut’ina First Nation, and the application was advertised online. There is no 
Community Association for the subject area and no letters from adjacent landowners or the 
general public were received. 
 
The applicant undertook extensive engagement with Tsuut’ina First Nation, including members 
of Tsuut’ina Administration, Elders and neighbouring residents. City Administration also 
participated in three meetings with Tsuut’ina that were led by the applicant. Overall, Tsuut’ina is 
generally supportive of the application. A summary of the engagement undertaken by the 
applicant with Tsuut’ina can be found in Attachment 5. 
 
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). The site is located within the 
“City, Town” area as identified on Schedule C: South Saskatchewan Regional Plan Map in the 
SSRP. While the SSRP makes no specific reference to this site, the supporting application is 
consistent with the SSRP policies including the Land Use Patterns strategies (subsection 8.14) 
within the Implementation Plan portion of the document through featuring innovative housing 
designs with a range of densities and housing types. 
 
Municipal Development Plan (Statutory, 2009) 
 
The subject lands are identified as Planned Greenfield with Area Structure Plan (ASP) as per 
the MDP, Map 1 Urban Structure. The MDP provides overall guidance for development in new 
communities and the Providence Area Structure Plan (ASP) provides policy guidance for the 
planning and design of the neighbourhood. The proposed land use amendment application 
meets the MDP objectives by providing a diversity of housing types, efficient usage of land by 
locating higher density developments near transit stations, promoting grid-based street networks 
to improve connectivity within the neighborhood, incorporating multi-modal connectivity for all 
users, and protecting and integrating significant ecological sites into the plan. 
 
Providence Area Structure Plan (Statutory, 2015) 
 
The subject lands are identified within a portion of “Neighbourhood 2” of “Community A” in the 
Providence Area Structure Plan. The ASP identifies this site primarily as a ‘neighborhood area’, 
with arterial and collector road connections, regional pathways and a joint use site. The ASP 
also identifies a Neighbourhood Activity Centre (NAC), a Community Association site and a 
Community Retail Centre, however each of these are located just outside the proposed plan 
area and will be provided as part of the applicant’s second phase of development to the south. 
Considering the above, the proposed plan is in alignment with the ASP. A minor policy 
amendment is required under section 8.3 of the ASP to allow for the Outline Plan to be 
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approved prior to Water Resources approval of the Master Drainage Plan (see Attachment 4) 
under section 8.3 of the ASP. 
 
Social, Environmental, Economic (External) 
 
The proposed outline plan enables development of a new neighbourhood that provides a future 
framework for a mix of housing types, various densities  
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There is currently no impact to the current operating budget. As development proceeds, the 
provision of City services such as roads, transit, parks maintenance and waste and recycling 
would have an operating budget impact at such time as they are provided. The projected 
operating costs for this development during 2019-2022 have been included in the One Calgary 
service plans and budgets.  
 
Current and Future Capital Budget: 
 
There is no impact to the current capital budget as a result of this report. The capital investment 
required to construct and upgrade the required local infrastructure will be funded entirely by the 
developer. The proposed development will require City capital investment in utilities and has 
been included in the 2019-2022 budget cycle. This City infrastructure was added to the Off-site 
Levy Bylaw through report PFC2018-0973 and approved by Council on 2018 November 12. The 
utilities will be funded 100 per cent through off-site levies paid by developers. While the 
infrastructure is funded by developer levies, the initial monetary outlay for this infrastructure is 
paid for by The City and debt financed, with developers repaying this infrastructure outlay 
through levies as development progresses. 
 
Risk Assessment 
 
This project lies on the periphery of The City of Calgary in an area which is currently unserviced 
and has a transportation network that is still developing. The associated outline plan conditions 
of approval (CPC2018-1360) adequately deal with the infrastructure costs associated with 
development of a new neighborhood in this area. 
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REASON(S) FOR RECOMMENDATION(S): 
 
The proposed land use amendment has been developed in accordance with the objectives of 
the Municipal Development Plan, and more specifically is in accordance with the policies 
specified in the Providence Area Structure Plan. The proposed land uses and their distribution 
facilitate the development of a strong mix of housing options, creating conditions to enable 
citizens from a wide economic spectrum to live within the neighbourhood. These land uses will 
be implemented through the supporting outline plan application that provides the subdivision 
layout and conditions to realize the site’s development. 
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On behalf of Dream Development (Dream), Stantec Consulting Ltd. is pleased to 
submit the enclosed Outline Plan (OP) and Land Use Redesignation (LUR) for the 
lands legally described as NE 36-22-2-W5M; municipally addressed 15113 37th Street 
SW.  
 
The plan area is in proximity to Highway 22X to the south, has direct access to the 
Southwest Ring Road (SWRR) on the east, and is across the SWRR from the existing 
residential community of Evergreen The proposed OP layout aligns closely with the 
Area Structure Plan (ASP), including land use mix, intensity, and location.  
 
In Providence, the central amenity is the community itself – its attributes, centered on 
walkability, progressive urban form, jobs, public space, daily amenities, and social 
connection, contribute to a quality of life that is unparalleled amongst new communities. 
The Providence ASP area offers a full array of housing choice, jobs, amenities, and 
services that benefit all of the surrounding neighbourhoods in southwest Calgary, 
providing a true city within the city.  
 
Two unique housing choices of note proposed within the Outline Plan include shallow 
rowhomes with varying lot depths and widths, as well as, as well as five large green 
court blocks.  The rowhomes provide unique and affordable housing options for 
Calgarians, incorporating a fine grain block with units accessed from the lane, 
specifically designed to enhance the streetscape and public realm, and located near 
open spaces and amenities reducing the need for every unit to provide large private 
outdoor space.  The green court blocks include parks flanked by fee simple, park front 
homes that are accessed and address from an enhanced lane.  These green court 
parks are publicly accessible private open spaces, owned and maintained through a 
Home Owners Association (HOA).  
 
To accommodate the unique nature of the proposed housing typologies, a Direct 
Control (DC) District is proposed to account for the following bylaw considerations:   
 

Site 1: nonstandard lot depths of rowhomes, and   
 
Site 2: classify Single-detached and Semi-detached Dwellings as discretionary 
uses within the green courts to allow for Development Authority review on 
access and servicing.  

 
As part of the Providence ASP requirements Dream began early and on-going 
engagement with the Tsuut’ina Nation. Through open dialogue between Dream and the 
Tsuut’ina Nation the OP, LUR, and future community naming application continues to 
provide an opportunity to share input, issues, and concerns, and explore new 
opportunities. 
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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 street-oriented residential development in the form of Semi-

detached Dwellings and Rowhouses on small-scale lots with rear lane access 

and minimal rear yard setbacks; and 

 
(b) classify Single Detached Dwellings and Semi-detached Dwellings as 

discretionary uses within green court blocks to facilitate comprehensive 
development permit requirements. 

 
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. 
 

General Definitions 

4 In this Direct Control District,  
 
(a) green court block means a block of privately owned land that is predominantly 

bound by public streets on all sides and includes, but is not limited to, the 
following within the block: 

 
(i) Dwelling Units that may be provided on individual parcels;  

(ii) private condominium roadways;  
(iii) publicly accessible private open space and local pathways; and 
(iv) private utility servicing. 

 
Site 1 (4.14 hectares ±) 

 
Application 

5 The provisions in sections 6 through 11 apply only to Site 1. 
 
Bylaw 1P2007 District Rules 

6 Unless otherwise specified, the rules of the Residential – Low Density Mixed Housing 
(R-Gm) District of Bylaw 1P2007 apply to this Direct Control District. 

 
Permitted Uses 

7 The permitted uses of the Residential – Low Density Mixed Housing (R-Gm) District of 
Bylaw 1P2007 are the permitted uses of this Direct Control District. 

 
Discretionary Uses 
8 The discretionary uses of the Residential – Low Density Mixed Housing (R-Gm) District 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 

Parcel Area for a Rowhouse Building 
9 The minimum area of a parcel for a Rowhouse Building is 90.0 square metres per 

Dwelling Unit. 
 
Building Setback from Rear Property Line 
10 The minimum building setback from a rear property line for any portion of the 

building is 0.6 metres. 
 
Outdoor Private Amenity Space 
11 (1) Each Dwelling Unit must have direct access to private amenity space that: 

 
(a) has a minimum total area of 15.0 square metres; 

 
(b) has no dimension of less than 2.0 metres; and 

 
(c) may be located at grade, or located above grade as part of the main 

residential building.  
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(2) A patio may be located in the front setback area or in a setback area on the 

street side of a corner parcel. 
 
Site 2 (11.87 hectares ±) 
 
Application 

12 The provisions in sections 13 through 16 apply only to Site 2. 
 
Bylaw 1P2007 District Rules 

13 Unless otherwise specified, the rules of the Residential – Low Density Mixed Housing 
(R-G) District of Bylaw 1P2007 apply to this Direct Control District. 

 
Permitted Uses 

14 The permitted uses of the Residential – Low Density Mixed Housing District (R-G) 
District of Bylaw 1P2007 are the permitted uses of this Direct Control District, with the 
exclusion of: 
 
(a) Semi-detached Dwelling; and 
(b) Single Detached Dwelling. 
 

Discretionary Uses 

15 The discretionary uses of the Residential – Low Density Mixed Housing District (R-G) 
District of Bylaw 1P2007 are the discretionary uses of this Direct Control District, with 
the addition of: 
 
(a) Semi-detached Dwelling; and 
(b) Single Detached Dwelling. 
 

Development Permit Requirements 

16 A comprehensive development permit is required for each green court block and 
must include all Dwelling Units, in addition to the requirements of Bylaw 1P2007. 
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 WHEREAS it is desirable to amend the Providence Area Structure Plan Bylaw 48P2015, 
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 Providence Area Structure Plan attached to and forming part of Bylaw 48P2015, as 

amended, is hereby further amended as follows: 
  

(a) Delete section 8.3.1 and replace with section 8.3.1 and include the following: 
 

“The Master Drainage Plan for the plan area must be approved by The City of 
Calgary’s Water Resources Department prior to Outline Plan/Land Use 
Amendment approval, except for the parcel legally described as NE36-22-2-
W5.” 

 
(b) Delete section 8.3.5 and replace with section 8.3.5 and include the following: 

 
“A Staged Master Drainage Plan, referencing and remaining consistent with 
all relevant stormwater management policies at the time of application, must 
be submitted as part of an Outline Plan/Land Use Amendment application. A 
Staged Master Drainage Plan may be approved prior to the approval of the 
Master Drainage Plan for the parcel legally described as NE36-22-2-W5.” 

 



 



  
 CPC2018-1359 
 Attachment 5 
  

Summary of Applicant’s Indigenous Engagement  
 

CPC2018-1359 - Attach 5  Page 1 of 7 
ISC:  UNRESTRICTED 

1. BACKGROUND  

  

On December 8, 2015, City Council approved the Providence Area Structure Plan (ASP), for the 
lands located south of Tsuut’ina Nation along 146 Avenue SW. In the approved ASP, two 
polices 5.1 Tsuut’ina Interface Area and 9.3 Future Tsuut’ina Nation Engagement were 
included to address privacy of Tsuut’ina citizens, access to 146 Avenue SW, protection of 
watercourses, trespassing on to Tsuut’ina lands and burial sites. Additionally, The City 
committed to work with land developers to develop an engagement process with Tsuut’ina 
Nation on future outline plan/land use amendment applications.   
  

2. APPROACH  

  

In July 2017, Dream/Qualico conducted early engagement with the Tsuut’ina Nation to discuss 
engagement preferences and explore how to establish a long-term relationship with the 
Tsuut’ina Nation and Tsuut’ina citizens.  
  

Between July 2017 and September 2018, Dream/Qualico have participated in several 
conversations, meetings, events, and a site visit to understand issues, concerns, and 
associated opportunities related to the proposed developments.  
 
In the attached Table 1.0, ASP Identified Concerns and Policy Requirements is a summary 
of how policy requirements were addressed through the design of the development of the 
engagement process and resolved through the dialogue with Tsuut’ina Nation. Attached in 
Table 2.0, High-level Summary of Tsuut’ina Engagement Activities is an overview of the 
engagement that has occurred to date.  
  

3. NEXT STEPS 

  

 Dream and Qualico are speaking with Tsuut’ina Nation in order for them to confirm if 

there are any objections to using and of the provided community names.  

 Tsuut’ina Nation have committed to provide a Field Report from a site visit that was held 

on July 10, 2018. Once the report received, any of the discussed adjustments to design 

will be accommodated.  

 Dream and Qualico have organized a Tsuut’ina Nation Community Neighbour Barbeque 

on the Dream site.  Tsuut’ina residents along 146 Avenue SW and Chief and Council 

have been invited. The event will provide an opportunity to share an update on the 

project and discuss any issues, concerns, or opportunities. Additionally, this event will 

also support Dream’s/Qualico’s development of a long-term relationship with the 

Tsuut’ina Nation and Tsuut’ina residents.  

  

4. CLOSURE 

  

Dream/Qualico are committed to maintaining an ongoing dialogue with Tsuut’ina Nation and 
fostering a long-term relationship.  
   

Further Documentation:  Following is a list of the engagement with Tsuut’ina Nation by Dream 
and Qualico along with an overview of the topics discussed. Meeting notes can be found in the 
informational binder that was provided to The City on May 8, 2018.  
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Table 1.0, ASP Identified Concerns and Policy Requirements  

 

5.1 Tsuut’ina Interface Areas  Dream/Qualico Response  

ASP Identified Concerns:  

During the engagement associated 
with the ASP in 2015, Tsuut’ina Nation 
identified the following concerns:  

a) Maintaining a sense of privacy and 
separation from the city  

b) Minimizing impact on Nation 
Citizens living adjacent to the plan 
area  

c) Protecting places of significance  

d) Protecting watercourses leading to 
and flowing through the Nation  

e) Maintaining road access along 146 
Ave SW for Nation residents  

f) Clearly delineating the Nation’s 
boundary during any construction 
and after development is 
completed  

g) Discouraging trespassing onto 

Nation land  

In response to ASP identified concerns similar 

concerns were mentioned in the  

engagement regarding the proposed development. 
The following is a summary of how the concerns have 
been addressed:  

• Proposed development has been set back 
development from 146 Ave SW and neighbour 
Tsuut’ina citizens  

• No vehicle access to 146 Ave SW has been 
provided from proposed development, except for 
emergency vehicle access  

• Density of development along 146 Ave SW has 
also been reduced, to respect privacy and 
separation.  

• During a site visit with Tsuut’ina Nations field 
staff, one area between the Dream and Qualico 
developments was identified as important. Both 
developers have committed to work with Tsuut’ina 
to identify an appropriate way to address this 
area.     

• In discussions with Tsuut’ina citizens along 146 
Ave SW, it was decided by that they preferred a 
combination of a fence and vegetation along the 
developer’s property line to provide privacy and 
security from those trespassing on to Tsuut’ina 
Nation from the proposed development.   

• There is only one watercourse traveling between 
Qualico’s land and Tsuut’ina Nation; during 
discussions with the Nation, Qualico committed to 
ensure that any existing flow of water to the 
Nation would be maintained as long as desired.  

• Dream/Qualico committed to Tsuut’ina Nation that 
during construction that Tsuut’ina Nation 
boundary between clearly delineated.  

• In response to trespassing, Dream/Qualico 

committed to address the concern of trespassing 

in new homeowner packages, making residents 

aware of the location of the Tsuut’ina Nation 

boundary and making them aware of that 

trespassing will not be tolerated by the Nation.  
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ASP Policies:  

1. The Tsuut’ina Nation Interface 
Area is shown conceptually on 
Map 4: Interface Areas and should 
apply to those lands within 
approximately 200 metres of The 
City of Calgary boundary.  

2. Development within the Tsuut’ina 
Nation Interface Area will be 
residential and will be developed to 
a maximum density of 12 units per 
hectare (5 units per acre). Land 
within this Interface Area will be 
subtracted from the density and 
intensity calculations for 
Community A and Neighbourhoods 
1 and 2.  

3. Opportunities for wider lots and 
housing design that minimize 
overlook on Tsuut’ina Nation land 
should be explored at the Outline 
Plan/Land Use Amendment stage.  

4. The Tsuut’ina Nation boundary 
should be clearly delineated during 
construction and upon completion 
of development to discourage 
trespassing.  

5. The City will continue to provide 

access to 146 Avenue SW for 

Tsuut’ina Nation.  

 

The 200m interface area has been address in the 

proposed development by:  

  

• Residential density along 146 Ave SW being 
reduced to a maximum of 12 units per hectare (5 
units per acre).  

• To reduce overlook onto Tsuut’ina Nation wider 
lots and housing setback from 146 Ave SW has 
been proposed. Cross-sections of the interface 
area have been shown to Tsuut’ina Nation 
illustrating the distance between existing homes 
on Tsuut’ina Nation and the possible future 
homes. The proposed stormwater management 
ponds identified on both Dream an Qualico 
developments, helps to provide separation from 
the Tsuut’ina citizens along 146 Ave SW.   

• Dream/Qualico committed to Tsuut’ina Nation that 

during construction that Tsuut’ina Nation 

boundary between clearly delineated.  

9.3 Future Tsuut’ina Nation 

Engagement  

Dream/Qualico Response  

ASP Policies:  

1. At the Outline Plan/Land Use 

Amendment stage, The City 

should work with applicants and 

the Tsuut’ina Nation to develop an 

engagement process during which 

adjacent Tsuut’ina Nation 

residents are informed  

Since July 2017, Dream/Qualico have held early 
engagement with Tsuut’ina Nation, and work 
collaboratively with the Nation to identify meaningful 
engagement activities. During the engagement held 
between July 2017 and September 2018, 
Dream/Qualico:   

• Attended several meetings with Tsuut’ina Nation 

Consultation Department staff;  

• Facilitated a half-day workshop with the 

Tsuut’ina Elders Committee Meeting;  
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about the application and an 
opportunity for The City to solicit 
the Nation’s adjacent residents’ 
input is provided.  

2. Developers are strongly 

encouraged to work with the 

Tsuut’ina Nation to develop a 

process to respectfully manage any 

archaeological resources or burial 

sites that are found during the 

development process. The City 

may act as an intermediary in this 

process to facilitate an acceptable 

and timely outcome for both the 

applicant and the Nation, but has 

no jurisdictional authority or 

responsibility to manage any burial 

sites.  

• Held a community dinner and workshop for 

Tsuut’ina citizens along 146 Ave SW;  

• Facilitated a half-day information session with the 
City of Calgary and Tsuut’ina Nation staff and 
Elders;  

• Facilitated a two-day information session with 
Tsuut’ina Nation staff, community members and 
Elders;  

• Commissioned a Tsuut’ina Nation Consultation 
Department Site Visit and Field Assessment; and,  

• Participated in the Grand Entry of the Tsuut’ina 
Nation Pow Wow and attended the Tsuut’ina 
Nation Rodeo.  

Although the formal engagement for this phase of the 

project is now complete, Dream/Qualico are 

committed to maintaining an on-going dialogue and 

building a long-term relationship with Tsuut’ina Nation 

and Tsuut’ina citizens.  

 

 
 
Table 2.0, High-level Summary of Tsuut’ina Engagement Activities  

 

Engagement Summary  

July 17, 2017 Meeting – Dream, Qualico, and Tsuut’ina  

• The purpose of the meeting was intended to commence early engagement with Tsuut’ina 
Nation and to help establish a long-term relationship   

• Dream and Qualico shared an overview and background package of the proposed 
development   

• The Nation provided the following:   

o No access from the future development to 146 Avenue SW should be provided  

o There is an opportunity to have a Tsuut’ina names use for the community name  

o Residents are concerned about the interface between the development and their 
homes along 146 Avenue SW   

o Concern was expressed about potential burial sites on the future site and how sites 
would be handled 

o The Nation is interested in learning more about procurement opportunities 

o Early engagement was appreciated as it provides time to properly discuss the future 
development 
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August 24, 2017 Meeting - Dream, Qualico, and Tsuut’ina  

• Dream and Qualico committed to not access their developments via 146 Ave SW, with 

the exception of emergency access  

• The Nation requested that mature trees along the boundary remain and and that 
Dream/Qualico plant equivalent trees if any had to be removed  

• Dream and Qualico will install signage and include information in the New Homeowner’s 
packages to discourage trespassing on Tsuut’ina Nation  

• The Nation’s consultation team will meet with 146 Ave SW residents to discuss the 

project and report back findings to Dream and Qualico  

• The Nation was concerned about wildlife corridors. Dream shared that there was a report 

that was completed recently that addressed wildlife corridors and that a copy of the report 

would be shared with Tsuut’ina.  

 

September 5, 2017 Meeting - Dream, Qualico, and Tsuut’ina  

• Dream, Qualico, and Tsuut’ina Nation discussed setting up a booth in the administration 
building in concert with a Tsuut’ina planned community event   

• Further to the request from the last meeting, a copy of the wildlife / biophysical impact 

report was provided to Tsuut’ina for review  

• Chief Crowchild has requested a memo to learn more about the project and the 

engagement process to date  

 

November 8, 2017 Meeting - Dream, Qualico, and Tsuut’ina  

• Dream and Qualico presented possible fencing options for 146 Ave SW and requested 

feedback from the Nation  

• The Nation shared some questions they heard during engagement with 146 Ave SW 

residents, which included:  concerns regarding trespassing, access to 146 Ave SW, 

fencing along 146 Ave SW, the name of the future community, procurement and 

employment opportunities, and general questions about the development and developers 

 

November 29, 2017 - Dream, Qualico, and Tsuut’ina (including residents and Elder)  

• Dream and Qualico provided an overview of the project then opened up the floor for 

questions and discussion 

• Some of the topics discussed included:  

o Trespassing, 146 Avenue, utility services, fencing options, development size and 
details   

• Residents reviewed fencing options and decided on the one that appeared the most like 

natural vegetation to be their preferred choice 

 

May 8, 2018 - Dream, Qualico, City of Calgary, and Tsuut’ina (including an Elder)  

• Dream and Qualico provided an overview of project, followed by question and answer 
discussion 

• Some of the topics reviewed included:  

o A burial site on Tsuut’ina Nation near the project adjacent to the future development 

o Possibility of additional trespassing and criminal activity associated with the future 
development 
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o Future development access 146 Ave SW, Tsuut’ina doesn’t want 146 Ave SW to 
become congested with traffic from the development 

o Planned water and sewer services and whether Tsuut’ina Nation would be able to 
connect into these services in the future 

o Employment and procurement opportunities are important to Tsuut’ina citizens 

• An Tsuut’ina elder shared that they felt comfortable and more confident in the project after 

this meeting  

• Tsuut’ina Nation expressed an interest in building long-term relationships and invited 
Dream, Qualico, and The City to take part in their Pow Wow and Rodeo  

• Tsuut’ina recommended that prior to development taking place a ceremony be held for 
both Dream and Qualico projects 

 

July 4, 2018 – Tsuut’ina and AACI (on behalf of Dream and Qualico)  

• Tsuut’ina identified that July 16-17 would be the best dates for meeting with Nation 
Elders, Tsuut’ina Planning Committee, and Chief and Council members  

• Meeting logistics, agenda topics, and items were identified for the July 16-17 meeting  

• Early details regarding the Tsuut’ina Pow Wow and Rodeo were shared 

 

July 10, 2018 – Dream, Qualico, and Tsuut’ina (Field Crew including an Elder)  

• Tsuut’ina Nation conducted a field visit of both the Dream and Qualico lands  

• One potential site was discovered  

o The site was documented and photographed, Tsuut’ina committed to follow up on 
how sensitive the site was and commented that they could potentially propose some 
possible mitigations   

• Tsuut’ina will prepare a Field Assessment Report and will share it with Dream and 

Qualico 

 

July 15, 2018 - Dream, Qualico, City of Calgary, and Tsuut’ina (including Elders)  

• Possible community names were presented and discussed  

• Dream and Qualico provided a list of potential names and Tsuut’ina review and comment 

on the potential community names  

• Concerns regarding the project were discussed and previous responses were provided by 
Dream and Qualico o Concerns included: issues of trespassing and crime in the area, 
whether transit service would be offered in the area, if water and sewage services could 
be extended to the Nation, whether a monitoring plan could be prepared, access from the 
development to 146 Ave SW, and procurement  

• Details were provided regarding the upcoming Pow Wow and Rodeo, Dream and Qualico 
were invited to attend and take part in the Grand Entry 

 

July 16, 2018 - Dream, Qualico, City of Calgary, and Tsuut’ina (including Elders)  

• Dream and Qualico provided an overview of the project and what is planned and how the 
plans will mitigate the concerns that have been raised already  

• Discussion of potential community names continued  

• An overview of the site visit that took place in July was shared  
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• Elders requested to be able to collect medicines that are growing in the area before 

construction begins  

• Tsuut’ina requested to monitor the excavation and watch for any artifacts or significant 
findings  

• Procurement was reviewed  
• Potential ways to build a long-term relationship with the community were explored and 

how that relationships could continue after construction was completed 
 

Tsuut’ina Nation Pow Wow and Rodeo, July 28-29, 2018 – Dream and Qualico  

• Dream and Qualico participated in the Pow Wow Grand Entry on July 28, 2018, and 
attended the Pow Wow and Rodeo.  
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Outline Plan in Residual Sub-Area 13D (Ward 13) at 15113 – 37 Street SW, 
LOC2017-0308 (OP) 
 
EXECUTIVE SUMMARY   
 
This outline plan application was submitted by Stantec Consulting on behalf of Dream Asset 
Management Corporation on 18 October 2017. This application proposes a framework for the 
future subdivision and development of 56.38 hectares± (139.32 acres±) of undeveloped 
greenfield land in the southwest community of Residual Sub Area 13D. The subject area land is 
located within the Providence Area Structure Plan. The application provides for 1261 dwelling 
units and includes the following: 
 

 A grid street network that will create rectangular city blocks; 
 

 A minimum 493 dwelling units within medium and high density, low rise multi-residential 
developments comprising of townhouses and 4 to 6 storey apartment buildings (M-2 and 
M-H1); 

 

 A minimum 165 dwelling units within low density residential development comprising of 
rowhouses on smaller than typical compact lots (DC/R-Gm); 

 

 A minimum 197 dwelling units within low density residential development comprising of 
single and semi-detached dwellings on comprehensively planned green court blocks that 
have publicly accessible private open spaces throughout the block (DC/R-G); 

 

 A minimum 406 dwelling units within low density residential development comprising of 
single and semi-detached dwellings (R-G); 

 

 Approximately 5.64 hectares (13.93 acres) of Municipal Reserve (MR) and Municipal 
School Reserve (MSR) in the form of neighbourhood parks and a future elementary 
school site (S-SPR); and 

 

 A stormwater pond, supporting public infrastructure (S-CRI) and the location of future 
local and major roadways, utilities and services. 

 
The proposed outline plan serves to implement the policies of the Municipal Development Plan 
and the Providence Area Structure Plan supporting an effective use of land and infrastructure by 
providing a framework for the future subdivision of new residential districts and open space 
areas recommended in the associated land use and policy amendment application on today’s 
agenda (CPC2018-1359).  
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the proposed outline plan, located at 15113 – 
37 Street SW (Portions of NE1/4 Section 36-22-2-5 and SE1/4 Section 36-22-2-5) to subdivide 
the 56.38 hectares ± (139.32 acres ±), with conditions (Attachment 1). 
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 Approval(s): S. Lockwood concurs with this report. Author: B. Seymour 

PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
In 2015, Council adopted the Providence Area Structure Plan (ASP), in which a Growth 
Management Overlay (Overlay) was put in place on the subject site to indicate that the capital 
infrastructure required for development was neither in place nor approved in the capital budget 
for future years. On 2018 July 30, Council approved the removal of the Overlay for a portion of 
the Providence ASP area, which included the subject site. This is the first proposal for a planned 
development within the Providence ASP area.  
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Location Maps 
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Site Context 
 
The subject site is located in the southwest quadrant of the city in Residual Sub-Area 13D. The 
land is bounded by 37 Street SW to the east and 146 Avenue SW to the north. Within close 
proximity are Tsuut’ina First Nation to the north across 146 Avenue SW, and the Southwest 
Ring Road (under construction) which is approximately 200 metres to the east. The nearest 
existing community is Evergreen which is located to the east on the other side of the Southwest 
Ring Road. 
 
The subject lands are currently undeveloped and are used for agricultural purposes. There is a 
significant change in topography of approximately 30 metres from the highest point in the 
southwest corner of the subject site where it then slopes downhill to the northeast corner.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This outline plan (Attachment 3), along with the associated land use amendment and Area 
Structure Plan amendment application, will facilitate the development of a residential 
neighbourhood with a broad mix of housing forms, as well as parks and school uses that will 
contribute to the growth of this future new community as envisioned by the policies of the 
Municipal Development Plan (MDP) and the Providence ASP. 
 
Planning Considerations 
 
Subdivision Design 
 
The outline plan informs a proposed subdivision that is approximately 56.38 hectares (139.32 
acres) in size. The subdivision consists of predominantly residential development that is 
intended to tie into a future Neighbourhood Activity Centre (NAC) and Community Retail Centre 
(CRC). The NAC and CRC would be provided as part of a subsequent outline plan for Dream’s 
future and subsequent phases of development immediately adjacent to the south of the subject 
site. In addition, the NAC and CRC will be within a five minute walk (400 metres) of the vast 
majority of the subject outline plan area. 
 
The street network proposes a strong grid pattern with rectangular shaped blocks that allows for 
a variety of housing forms with predominantly laned product types. The street network, bike 
lanes, pathways and various public access easements provide connections within the 
community and to the future surrounding communities, with a central corridor and park system 
that runs north-south via the north-south green spine. Connected to the green spine will be an 
elementary school and associated playfield spaces.  
 
A wide mix of dwelling unit types are proposed in the plan area including single and semi-
detached homes, rowhouses, townhouses and apartments. Anticipated lot widths and sizes for 
the low density residential uses vary from 5.0 metres and 90 square metres for rowhouse 
buildings in the Direct Control Residential – Low Density Mixed Housing (DC/R-Gm – Site 1) 
District to an average of 16 metres and 450 metres for single detached dwellings in the R-G 
residential area within the 200 metre Tsuut’ina Interface Area.  
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A unique and innovative product proposed by the applicant includes five green court blocks. The 
green court blocks (DC/R-G – Site 2) will consist of single and semi-detached homes that either 
front onto the public street or onto a central inner green space area that would be privately 
owned and maintained by a homeowners association but remain accessible to the public. The 
interior lots would be accessed by a private condominium roadway. The green spaces and their 
pathways will provide a critical role in connecting the neighbourhood together.  
 
Two multi-residential parcels are proposed for the development. The first parcel is designated 
Multi-Residential – High Density Low Rise (M-H1) District and proposes 371 units in townhouse 
and apartment building form with heights between 3 and 6 storeys. The second parcel is 
designated Multi-Residential – Medium Profile (M-2) District and proposes 122 units in 
townhouse and apartment building form with heights between 3 and 4 storeys.  
 
Open space is provided through parks of varying roles and functions. A central park is located 
along a primary north south green spine which is envisaged to run the entire length from 146 
Avenue SW to 162 Avenue SW. 2.34 hectares (5.77 acres) of Municipal Reserve (MR) will be 
dedicated within the Outline Plan Area. 3.30 hectares (8.15 acres) is dedicated as MSR – 
Municipal and School Reserve to facilitate a Calgary Board of Education (CBE) Elementary 
School Site and combination major/minor soccer field. A shared baseball diamond will be 
located within the adjacent Outline Plan to the west (LOC2017-0378 – Qualico Developments). 
The MR/MSR dedication provides the 10% MR requirement.  
 
The Central Park, which is made up of two pieces is the focal point of the community and 
provides both passive and active park uses in the form of integrated play spaces, native 
gardens, and open play areas. The remainder of the parks provide tree groves, picnic areas, 
boulder gardens, open lawn spaces, play follies, etc. There are nine follies which are structures 
that act as play and/or shade features located within the proposed park spaces. The parks are 
connected by the regional and local pathway system. The proposed MR in combination with the 
privately owned, publicly accessible green courts provide an enhanced and fully connected 
open spaces system. 
 
Land Use 
 
Concurrent with the outline plan is a land use amendment application on today’s agenda that 
proposes to redesignate the current site from a Special Purpose – Future Urban Development 
(S-FUD) District and undesignated road right-of-way to the following: 
 

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

 Direct Control / Low Density Mixed Housing (DC/R-Gm – Site 1) District; 

 Direct Control / Low Density Mixed Housing (DC/R-G – Site 2) District; 

 Multi-Residential – Medium Profile (M-2) District; 

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

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

 Special Purpose – City and Regional Infrastructure (S-CRI) District. 
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The outline plan provides the framework for community and infrastructure build out, to be 
implemented largely at the subdivision stage. The land uses are complimentary to this plan and 
provide more certainty on densities, and unit types and forms. 
 
Density 
 
The outline plan provides for development that achieves both the Municipal Development Plan 
and the Providence Area Structure Plan minimum density and intensity targets (population and 
jobs). This will help to support the future transit and community amenities within the greater 
area. 
 
The Providence Area Structure Plan requires that land within 200 metres of Tsuut’ina Nation be 
developed at a maximum density of 12 units per hectare (5 units per acre) and therefore this 
area is to be subtracted from the density and intensity calculations of the remainder of the plan 
area. The number of units proposed for the Tsuut’ina Nation Interface Area is 153 which 
equates to an anticipated residential density of 9.7 units per hectare (24.0 units per acre).  
 
Overall, the application proposes to accommodate a residential unit range between 1261 and 
1459 units. When the Tsuut’ina Nation Interface Area is subtracted from the calculations, the 
remainder of the plan area has a projection of 1109 units and 3059 total people and jobs. This 
equates to a minimum/anticipated residential density of 27.1 units per hectare (11.0 units per 
acre) and an intensity of 75.4 people and jobs per hectare. This anticipated density and intensity 
achieves the minimum residential density of 20 units per hectare (8 units per acre) and 
minimum intensity of 60 units per hectare required by the Municipal Development Plan and the 
Providence ASP for the neighbourhood.  
 
Environmental 
 
A Phase I Environmental Site Assessment (ESA) for the site was provided and was reviewed. 
No significant pre-development environmental risks were noted in the report.     
 
There are a number of small Class I and Class II wetlands located on the subject lands however 
none of them are Crown claimed and will be subject to Water Act approval. 
 
Transportation Networks 
 
The proposed development is generally bound by 146 Avenue SW to the north, 37 Street SW to 
the east, 154 Avenue SW to the south, and 45 Street SW to the west. The proposed road 
network within the Outline Plan boundary is planned as a grid pattern, respecting the contours 
and topography of the lands. Primary access to the subject lands is provided from Stoney Trail 
SW via 154 Avenue SW and 37 Street SW. Additional access from the south is available from 
Highway 22X via 53 Street SW. 
 
Administration worked with the applicant to develop a transportation network that supports multi-
modal connectivity for local and regional trips. The transportation network includes arterial, 
primary collector and collector streets that accommodate active modes, transit, and vehicular 
movement within the plan area, as well as connections to the regional transportation network. 
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The combination of limited block sizes, comprehensive development permit review for the large 
DC green court blocks, planned pathways and park space that are adaptive to the existing 
topographic features, provides additional opportunities for pedestrians and cyclists to enjoy 
good connectivity within and around the plan area.  
 
Staging of the proposed development through to completion is planned to provide connectivity 
to the regional transportation network, with primary access to Stoney Trail SW. Opportunities for 
connections to the south into future outline plan areas, including an additional connection to 
Stoney Trial SW via 162 Avenue SW are protected with the proposed plan.  
 
To facilitate development of the subject lands and adjacent development lands, phasing of 
development has been discussed and will be reviewed at each tentative plan. This includes 
registering a Road Plan for 154 Avenue SW at the initial tentative plan which protects the future 
right of way for the regional arterial road connection that connects this plan area, and adjacent 
plan areas, directly to Stoney Trail SW.  
 
The plan also provides the opportunity to introduce transit service to the area. Public transit will 
be introduced in phases over time and is expected to include several bus routes running 
through the Providence Area Structure Plan lands, providing local and regional service through 
and around the plan area. Transit service will be phased to support future Bus Rapid Transit 
stations along 162 Avenue SW connecting to the Somerset-Bridlewood LRT station. 
  
A regional pathway system that establishes both strong east-west and north-south connections 
both within and adjacent to the plan area is provided.  
 
The regional pathway aligns with the intent of the Area Structure Plan by providing pedestrian 
and cycling connections around and outside the plan area. The regional pathway within the plan 
area runs primarily along collector and higher standard roadways, taking advantage of views 
and park amenities to enjoy along the way. Local pathways strengthen the regional system and 
provide key linkages through the subject lands. 
 
Utilities and Servicing 
 
A capital-funded dual zone pump station (the Lower Sarcee Reservoir/Starlight Pump Station) 
will be required and designed to accommodate the ultimate servicing for the Providence ASP. 
Once complete, water servicing of the lands within the Plan Area will be achieved through a tie-
in to the pump station.  
 
Sanitary servicing of the lands within the Plan Area will be achieved via an extension of the 162 
Avenue SW sanitary trunk from the stub at 24 Street SW in the community of Evergreen. Once 
complete, the plan area will tie-into extended portion of the 162 Avenue SW sanitary trunk. It is 
noted that permissions will be required from Alberta Transportation to allow the 162 Avenue SW 
sanitary trunk extension to cross the Transportation Utility Corridor.   
 
The plan identifies that water will be directed to a single engineered stormwater management 
facility/pond in the northeast corner of the plan area. Future storm trunks are planned along the 
west side of the Southwest Ring Road (Transportation Utility Corridor) with an outfall to Fish 
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Creek west of the Ring Road. The pond will discharge to the outfall at Fish Creek via a storm 
line under 146 Avenue SW. It is noted that permissions will be required from Alberta 
Transportation to allow the storm main to cross the Transportation Utility Corridor and thereby 
extend to the outfall at Fish Creek.   
 
A Staged Master Drainage Plan (SMDP) was submitted by the applicant and was reviewed and 
approved by Water Resources. A Master Drainage Plan for the Providence ASP area is still 
under review. However, Administration has evaluated the risks and has no concerns with 
allowing SMDP and Outline Plan approval prior to approval of the Master Drainage Plan. The 
Staged Master Drainage Plan for the subject lands demonstrates that this development area is 
fairly isolated with respect to drainage and that there are no major drainage systems that have 
any measurable impact on adjacent lands to the north or west, including the Tsuut’ina 
Nation.  For this reason, Administration is proposing an amendment to the Providence ASP to 
exempt them from the requirement that the Master Drainage Plan be complete prior to land use 
and outline plan approval.  Each subsequent land use and outline plan application will have to 
be evaluated on its own merits with respect to the requirement for the Master Drainage Plan 
completion, prior to the review and approval of a Staged Master Drainage Plan.  Approval of this 
application has been assessed to be low risk.   
 
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, 
including Tsuut’ina First Nation, and the application was advertised online. There is no 
Community Association for the subject area and no letters from adjacent landowners or the 
general public were received. 
 
The applicant undertook extensive engagement with Tsuut’ina First Nation, including members 
of Tsuut’ina Administration, Elders and neighouring residents. City Administration also 
participated in three meetings with Tsuut’ina that were led by the applicant. Overall, Tsuut’ina is 
generally supportive of the application. A summary of the engagement undertaken by the 
applicant with Tsuut’ina can be found in Attachment 6. 
 
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). The site is located within the 
“City, Town” area as identified on Schedule C: South Saskatchewan Regional Plan Map in the 
SSRP. While the SSRP makes no specific reference to this site, the supporting application is 
consistent with the SSRP policies including the Land Use Patterns strategies (subsection 8.14) 
within the Implementation Plan part of the document by featuring innovative housing designs 
with a range of densities and housing types. 
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Municipal Development Plan (Statutory, 2009) 
 
The subject lands are identified as Planned Greenfield with Area Structure Plan (ASP) as per 
the MDP, Map 1 Urban Structure. The MDP provides overall guidance for development in new 
communities and the Providence ASP provides policy guidance for the planning and design of 
the neighbourhood. The proposed outline plan application meets the MDP objectives by 
providing a diversity of housing types, efficient usage of land by locating higher density 
developments near transit stations, promoting grid-based street networks to improve 
connectivity within the neighborhood, incorporating multi-modal connectivity for all users, and 
protecting and integrating significant ecological sites into the plan. 
 
Providence Area Structure Plan (Statutory, 2015) 
 
The subject lands are identified within a portion of “Neighbourhood 2” of “Community A” in the 
Providence Area Structure Plan. The ASP identifies this site primarily as a ‘neighborhood area’, 
with arterial and collector road connections, regional pathways and a joint use site. The ASP 
also identifies a Neighbourhood Activity Centre (NAC), a Community Association site and a 
Community Retail Centre, however each of these are located just outside the proposed plan 
area and will be provided as part of the applicant’s second phase of development to the south. 
The proposed plan is in alignment with the ASP. A minor policy amendment is required under 
section 8.3 of the ASP to allow for the Outline Plan to be approved prior to Water Resources 
approval of the Master Drainage Plan. 
 
Social, Environmental, Economic (External) 
 
The proposed outline plan enables development of a new neighbourhood and community that 
provides a future framework for a mix of housing types, various densities  
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
There is currently no impact to the current operating budget. As development proceeds, the 
provision of City services such as roads, parks and waste and recycling would have an 
operating budget impact at such time as they are provided. The projected operating costs for 
this development during 2019-2022 have been included in the One Calgary service plans and 
budgets.  
 
Current and Future Capital Budget: 
 
There is no impact to the current capital budget as a result of this report. The capital investment 
required to construct and upgrade the required local infrastructure will be funded entirely by the 
developer. The proposed development will require City capital investment in utilities and has 
been included in the 2019-2022 budget cycle. This City infrastructure was added to the Off-site 
Levy Bylaw through report PFC2018-0973 and approved by Council on 2018 November 12. The 
utilities will be funded 100 percent through off-site levies paid by developers. While the 



Item #7.2.5 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2018-1360 
2018 November 29  Page 10 of 10 
 

Outline Plan in Residual Sub-Area 13D (Ward 13) at 15113 – 37 Street SW, 

LOC2017-0308 (OP) 
 

 Approval(s): S. Lockwood concurs with this report. Author: B. Seymour 

infrastructure is funded by developer levies, the initial monetary outlay for this infrastructure is 
paid for by The City and debt financed. 
 
Risk Assessment 
 
This project lies on the periphery of The City of Calgary in an area which is currently unserviced 
and has a transportation network that is still developing. The associated outline plan conditions 
of approval (Attachment 1) adequately deal with the infrastructure costs associated with 
development of a new neighborhood in this area. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed outline plan has been developed in accordance with the objectives of the 
Municipal Development Plan, and more specifically is in accordance with the policies specified 
in the Providence Area Structure Plan. The proposed land uses and their distribution facilitate 
the development of a strong mix of housing options, creating conditions to enable citizens from 
a wide economic spectrum to live within the neighbourhood. These land uses will be 
implemented through the supporting outline plan application that provides the subdivision layout 
and conditions to realize the site’s development. 

 
ATTACHMENT(S) 
1. Conditions of Approval 
2. Applicant’s Submission 
3. Proposed Outline Plan 
4. Subdivision Data Sheet 
5. Proposed Land Use District Map 
6. Summary of Applicant’s Indigenous Engagement  
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The following Conditions of Approval shall apply: 
 
Planning: 
 
1. The Standard City of Calgary Party Wall Agreement regarding the creation of separate 

parcels for semi-detached / townhouses / rowhouse units shall be executed and 
registered against the titles concurrently with the registration of the final instrument. 

  
2. The existing buildings shall be removed prior to subdivision endorsement. 

  
3. The Developer shall submit a density phasing plan with each Tentative Plan submission, 

showing the proposed phasing within the Outline Plan area and the projected number of 
dwelling units within each phase to demonstrate compliance with the minimum required 
densities of the Area Structure/Community Plan and Municipal Development Plan. 
 

4. If the total area for Roads & Public Utility Lot dedication is over 30%, note that this is 
considered a voluntary over dedication and compensation in the order of $1 for over 
dedication is deemed to be provided. 

 
5. If the total area for Municipal Reserve dedication is over 10%, note that this is 

considered a voluntary Municipal Reserve contribution, and compensation in the order of 
$1 for over dedication is deemed to be provided. 

 
6. Prior to approval of any affected Tentative Plan, the proposed street names shall be 

submitted and approved, to the satisfaction of the Subdivision Authority. The new street 
names will need Council approval prior to endorsement of the legal plan. 

 
Development Engineering: 
 
7. The parcels shall be developed in accordance with the development restriction 

recommendations outlined in the following report(s): 

 Preliminary Geotechnical Evaluation Providence Outline Land Use Plan, 
prepared by Tetra Tech EBA Inc (File No 704-ENG.CGEO03041-01), dated May 
25, 2016. 

 Deep Fill Report, Providence Stage 1, Calgary, Alberta, prepared by EXP 
Services Inc. (File CGY-00047002-01), dated August 20, 2018. 

 

8. Overall density of land use/outline plan area will exceed 600 units and will need to have 
a third primary access in place before such time as the development hits 600 units. Prior 
to approval of the affected tentative plan/development permit, provide details of the 
overall access for the outline plan/tentative plan area that triggers the 600 units in the 
community and the proposed third access. 

 
 Note: The condition is in reference to the overall plan area and is as per Fire 

Department Access Standards (Section Three, Access).  
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9. Prior to endorsement of the initial tentative plan, provide documentation from Alberta 
Transportation for approval to cross the Transportation Utility Corridor (TUC) for the 
sanitary main from the site to the existing stub that crosses the TUC. 

 
10. Prior to endorsement of the initial tentative plan, provide documentation from Alberta 

Transportation for approval to cross the Transportation Utility Corridor (TUC) for the 
storm main from the site to the outfall at Fish Creek. 

 
11. Servicing arrangements shall be to the satisfaction of the Manager Infrastructure 

Planning, Water Resources. 
 
12. Prior to approval of the initial tentative plan provide preliminary water network 
 hydrants design for review. 
 
13. A capital-funded dual zone pump station will be required and designed to accommodate 

the ultimate servicing of the Providence ASP.  The subject lands in this application 
require the first phase of this pump station to be in place to service the residential 
development portion of the proposed Outline Plan. As a result, the pump station is 
required to be operational prior to endorsement of the initial tentative plan/prior to 
release of a development permit. 

 

Note that funding for the dual zone pump station has not yet been approved.  

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

Permit whichever is first/earliest, execute a Development Agreement.  Contact the 
Public Infrastructure Coordinator, Calgary Approvals Coordination for further information 
at 403-268-6739 or email urban@calgary.ca.  

 
15. Off-site levies, charges and fees are applicable.  Contact the Public Infrastructure 

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

 
16. 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 the full width of 
37 Street SW, along the east boundary of the plan area. 
 

c. Construct the underground utilities and surface improvements within the full width of 
154 Avenue SW, along the south boundary of the plan area. 
 

d. Construct the underground utilities and surface improvements within and along the 
boundaries of the plan area. Note that construction of underground utilities and 

mailto:urban@calgary.ca
mailto:urban@calgary.ca
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surface improvements within and along 146th Avenue are excluded from this 
condition. 

 
e. Construct the onsite and offsite storm water management facilities (wet pond, 

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

f. Construct the MR/MSR within the plan area.  
 

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

17. As part of the Development Agreement, make a deposit with the City of Calgary for 50% 
of the total estimated cost of construction of future surface improvements and 
underground infrastructure in the full width of 146th Avenue along the north boundary of 
the plan area.  

 
 Contact the Infrastructure Strategist, Calgary Approvals Coordination to request an 

estimate at 403-268-3232 or email Taryn.Davis@calgary.ca.  

 
18. Concurrent with the registration of the final instrument, execute and register on all 

parcels with double frontage lots that are adjacent to a collector road, a neighbourhood 
boulevard, an urban boulevard, an arterial road, a skeletal road, or a Transportation 
Utility Corridor, a Screening Fence Access Easement Agreement with the City of 
Calgary.  The agreement and registerable access right of way plan shall be approved by 
the Manager, Infrastructure Planning and the City Solicitor prior to endorsement of the 
final instrument. A standard template for the agreement will be provided by the 
Development Engineering Generalist.  Prepare and submit three (3) copies of the 
agreement for the City’s signature. 

 
Transportation: 
 
Transportation Network 
 
19. In conjunction with each Tentative Plan, two connections from the affected tentative 

plan to the Regional Transportation Network must be constructed and open to the public 
and built to City standards. These connections are defined as: 

a. Connecting to Stoney Trail (TUC), east of the plan area 
b. Connecting to Highway 22X, south of the plan area 

 
Note the intent is that two accesses are available for each tentative plan. It is understood 
that construction sequencing between all land owners and developers in the area is not 
certain and the connections above may change at tentative plan. 
 

20. In conjunction with each applicable Tentative Plan offsite requirements to connect 
roadways within the plan area to the transportation system is required.  
 

21. In conjunction with each applicable Tentative Plan, the tentative plan shall 
demonstrate that it provides a contiguous extension of development within the outline 

mailto:Taryn.Davis@calgary.ca
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plan area. The intent is to ensure internal transportation connectivity for all modes 
(walking, cycling, transit, vehicles) and facilitate interim transit routing. 
 

22. Construction and cost obligations for 146 Avenue SW adjacent to the outline plan area is 
to be confirmed with Transportation Planning prior to the endorsement of the initial 
Tentative Plan. The Developer shall enter into an agreement as required to the 
satisfaction of the Director, Transportation Planning. 

 
 For the proposed plan, it is anticipated the Developer shall contribute boundary cost 

obligations only for 146 Avenue SW. That is, there will be no construction obligations, 
excepting any work required at intersections from the plan area to 146 Avenue SW.  

 
Design and Construction Requirements 
 
23. In conjunction with the applicable Tentative Plan, detailed engineering drawings and 

turning templates shall be submitted and approved to the satisfaction of the Director, 
Transportation Planning for: 

a. 154 Avenue SW as a 4-lane divided Arterial-standard cross section. 
b. Roundabout located at 154 Avenue SW and North/South Green Spine. 
c. All remaining intersections and roads within the Plan area and boundary 

roads where appropriate. 
 
All intersections on 154 Avenue SW shall be designed to City standards, complete with 
appropriate corner cuts, channelization, tapers, etc. to the satisfaction of the Director, 
Transportation Planning. 
 

24. In conjunction with the initial Tentative Plan, the Developer shall register a road plan 
to the satisfaction of the Director, Transportation Planning for 154 AV SW that is a 
logical extension of the proposed 154 AV SW alignment from the west plan boundary to 
37 ST SW (ties into the interchange connection provided by the Southwest Ring Road). 

 
25. All roads, intersections, driveways and intersection spacing shall be designed and 

constructed at the Developer’s sole expense and to the satisfaction of the Director, 
Transportation Planning. 

 
 This includes intersections of pedestrian/cyclist facilities with lanes (see picture below). 

Visibility of vulnerable users utilising these lane crossings is paramount and shall be 
resolved to the satisfaction of the Director, Transportation Planning. The Developer has 
proposed 1 m by 1 m corner cuts and the installation of staggered offset rails. 
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26. All roundabouts shall be designed and constructed to the satisfaction of the Director, 

Transportation Planning, as follows: 
a. All bus stops adjacent to roundabouts should be located outside the curb flares 

influence zone and along the curb lanes where there is on-street parking; 
b. A sight lines analysis for roundabouts, as well as truck and transit sweep and 

fastest path analysis through all roundabouts shall be provided.  Transit buses 
shall not be required to mount the central truck apron in order to navigate the 
roundabout;  

c. In conjunction with the Tentative Plan, all roundabouts in the plan area shall 
include bike ramps to facilitate cycling access through the roundabouts; 

d. Turning movements should be provided as well for articulated buses;  
e. Ensure the centre circle island has proper clear sight lines (i.e. no objects to 

block vehicle’s sight lines), and chevron patterns shall be imbedded upon the 
concrete pad on the inner side of the roundabout; and 

f. No driveway accesses are permitted within the functional area of roundabouts. 
 

Note that the Land Use and Outline Plan boundaries may require adjustment to 
accommodate appropriate roundabout design at the discretion of the Director, 
Transportation Planning.  

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

Improvements: 
a. The developer shall provide signed copies of backsloping agreements for any 

backsloping that is to take place on adjacent lands (whether owned privately or 
owned by the City). 

b. Adjustments to the tentative plan boundary may be required to accommodate all 
necessary right-of-way requirements. 

 
28. In conjunction with the applicable Tentative Plan or Development Permit, the 

Developer shall enter into a Construction Access Roads Agreement with Roads 
Maintenance. 
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29. In conjunction with the applicable Tentative Plan, the Developer shall build the full 
width of Collector 1 and Residential 1.  

 
30. In conjunction with the applicable Tentative Plan or Development Permit for the 

staged construction of the road network, transit stops shall be provided to the 
satisfaction of the Director, Transportation Planning.  All bus zones shall be located: 

 Where commercial areas are concentrated;  

 Where the grades and site lines are compatible to install bus zones; and 

 Where pedestrian walkways, pathways, and roadway crossing opportunities are 
provided. 

 
31. In conjunction with the applicable Tentative Plan, the developer shall ensure that all 

pathways from MR lands have a direct pedestrian connection by sidewalk or pathway, to 
the desired crossing locations at intersections to the satisfaction of the Director, 
Transportation Planning. 

 
32. In conjunction with the applicable Tentative Plan or Development Permit, all 

community entrance features must be located outside the public right-of-way. 
 
33. In conjunction with the applicable Tentative Plan, the developer shall provide a 

Letter of Credit to the satisfaction of the Director, Transportation Planning, for 
pedestrian-actuated crossing signals that are required by the Director, Transportation 
Planning.  Pedestrian-actuated crossing signals shall be considered to the satisfaction of 
the Director, Transportation Planning: 

 

 where regional pathways or multi-use pathways intersect with the street; 

 at mid-block crossings; and 

 at intersections or pedestrian crossings adjacent to Joint Use sites  
 
The developer is responsible for any additional costs of signalization in excess of the 
letter of credit. The Developer shall also provide a letter, under Corporate Seal, 
indicating that they are responsible for any additional costs of signalization that could be 
in excess of the amount identified in the Letter of Credit, and is required to submit 
payment in support of the proposed Tentative Plan applications. 

 
34. In conjunction with the applicable Tentative Plan or Development Permit, a noise 

attenuation study is required for the residential parcels adjacent to 154 Avenue SW, 
certified by a Professional Engineer with expertise in the subject of acoustics related to 
land use planning, to be submitted to Transportation Planning for approval.  

 
35. All noise attenuation features (noise walls, berms, etc.) and ancillary facilities required in 

support of the development shall be constructed entirely within the development 
boundary (location of noise walls, berms, etc and associated ancillary works shall not 
infringe onto the road right-of-ways). 

 
36. Temporary oil and gravel bus turnaround / cul-de-sac with a minimum radius of 15.25 

meters is required at the terminus of each construction phase.  Where the developer 
intends to fence the turnaround, the minimum radius shall be increased to 16.25 meters.  
If road construction and/or construction phasing affects the operations of transit service, 
the Developer is required to provide an interim transit route replacement, to the 
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satisfaction of the Director, Transportation Planning.  Post and cable fence is required 
where the temporary turnaround is anticipated to be required for a period greater than 1 
year.  

 
37. For all streets where bus zones are identified (37th Street, East-West Green Spine, 

School Collector 1, Collector 1), curb extensions to accommodate bus stops are to be 
provided during detailed design for the affected tentative plan. 

 
Modified and Custom Cross Sections 
 
38. This Outline Plan does not constitute approval of the proposed modified cross sections. 

Approval of the proposed custom or modified road cross sections is deferred to detailed 
design and prior to approval of the initial Tentative Plan.  

 
a. The Construction Drawing package (detailed design) will require a separate 

sheet for modified and custom cross-sections. This sheet will be updated through 
the review process (as needed) and will form the final approved cross sections 
upon acceptance of the detailed design. 

b. 154 AV SW shall have off-street cycling facilities. 
c. Collector 2 south of East-West Green Spine to provide on-street cycling lanes 

(due to higher volume of traffic forecast for this street). 
d. A cross section for the proposed garden lots (MR fronting lots) will be utilised for 

addressing and a cross section shall be developed to the satisfaction of the 
Director, Transportation Planning at the timing indicated above.  

 
It is noted that review of the latest proposed modified cross sections by Transportation 
did not indicate any red flag items. Detailed design review of the sections is intended to 
be a refinement of what has been shown and every effort will be made to facilitate 
solutions within the proposed ROW. 

 
Access, Easements and Covenants 
  
39. In conjunction with the applicable Tentative Plan or Development Permit, accesses 

for all multi-family sites and commercial sites shall be designed and located to the 
satisfaction of the Director, Transportation Planning. 

 
40. No direct vehicular access is permitted to or from 154 Avenue SW; restrictive covenants 

shall be registered against the subject lots concurrent with registration of the affected 
Tentative Plan. Exceptions may apply for accesses to pre-existing sites on an interim 
basis, if necessary and at the discretion of the Director, Transportation Planning. 

 
41. Public Access Easements for the entirety of all DC/R-G (Site 2) parcels, as indicated on 

the Approved Outline Plan, shall be executed and registered on title concurrent with 
the registration of the final instrument for the affected Tentative Plan.  

 
This condition is to ensure connectivity through the large parcels, which will be planned 
in detail at the Development Permit stage. It is understood that the Public Access 
Easement will be refined at the Development Permit stage to the satisfaction of the 
Director, Transportation Planning. The City will be a party to these easements. 
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42. No direct vehicular access to the adjacent street is permitted for residential parcels that 
are adjacent to a lane as access is to come from the lane, except as outlined in condition 
43 below. A restrictive covenant shall be registered on the affected parcels to that effect, 
concurrent with registration of the affected tentative plan to the satisfaction of the 
Director, Transportation Planning. 

 
43. A maximum of five (5) percent of residential parcels designated R-G that have an 

adjacent lane may have direct vehicular access to the adjacent street. These parcels will 
be identified as part of the affected Tentative Plan to the satisfaction of the Director, 
Transportation Planning and will not require the noted caveats in Condition 42. 

 
44. A restrictive covenant shall be registered against the specific lot(s) identified by the 

Director, Transportation Planning, concurrent with the final instrument prohibiting the 
construction of front driveways or other vehicles accesses over the bus loading area(s). 

 
Miscellaneous 
 
45. Future revisions, addendums, or submissions within the development area are subject to 

further Transportation review and analysis, at the discretion and satisfaction of the 
Director, Transportation Planning and in accordance with the Area Structure Plan policy. 

 
46. The road and pedestrian network for future development in the area is subject to further 

review and analysis in conjunction with future outline plan revisions and Tentative Plan 
submissions. 

 
47. In conjunction with the applicable tentative plans and prior to construction 

permission, the Developer shall provide signage within the road right-of-way or on city 
public land at the terminus of roads that are intended to continue with future planning 
areas. Signage shall be designed and located to the satisfaction of the Director of 
Transportation Planning. All work associated with the supply and installation of the 
signage will be at the Developer’s expense. 

 
            Show homes and marketing information must contain maps identifying the proximity of 

the future road and shall be shown on the community land use signs containing affected 
lots. 

 
Parks: 
 
48. Programming of the triangular MR park (0.35 ha/0.87 ac) is to be determined prior to 

tentative plan approval in consultation with the City of Calgary Parks Planning.  
 
49. The developer will be required to enter into a Perpetual Maintenance Agreement or 

Optional Amenities Agreement for the triangular MR park (0.35 ha/0.87 ac) if it proposed 
as an Off-Leash Dog Park. Contact the Parks Landscape Construction Coordinator Mary 
Quinlan at (403) 542-1900 or Mary.Quinlan@calgary.ca for details.  

 
50. The developer will be required to enter into a Landscape Maintenance Agreement or 

Optional Amenities Agreement for the landscaping of the any Municipal Reserve parcels 
that contain elements above Park’s standards. Construction Coordinator Mary Quinlan at 
(403) 542-1900 or Mary.Quinlan@calgary.ca for details.  

 

mailto:Mary.Quinlan@calgary.ca
mailto:Mary.Quinlan@calgary.ca
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51. A Developer is responsible to construct in accordance with the minimum and maximum 
landscape development standards as identified in the Development Guidelines and 
Standard Specifications: Landscape Construction 2017 – Calgary Parks. If a Developer 
wished to develop parks beyond the maximum standards they are required to enter into 
a Maintenance Agreement for items such as:  the geographic wall, sculpted rolling grass 
mounds, elevated landforms, iconic and play follies, water quality garden, boulder 
garden, etc. 

 

52. The wetland(s) identified within the Outline Plan area are subject to The City of Calgary’s 

Calgary Wetland Conservation Plan (the “Plan”) and its “no net loss” policy.   
 

All Class III and above wetland(s) (as defined by the Stewart and Kantrud Wetland 
Classification System)  identified within the Outline Plan area qualify as Environmental 
Reserve (“ER”) pursuant to the Municipal Government Act (Alberta)((“MGA”) and are to 
be dedicated to The City of Calgary as ER, pursuant to the MGA. Pursuant to the Plan, 
the Subdivision Authority may permit an applicant to damage or destroy Class III and 
above wetland(s) provided that prior to the approval of the affected Tentative Plan and/or 
Development Permit, the applicant shall: 

  
a. Execute a Wetland Compensation Agreement to the satisfaction of The City of 

Calgary Parks department and The City of Calgary Law department, to provide 
compensation for the loss or alteration of the Class III and above wetland(s); and 
 

b. Strictly comply with the provisions of the Wetland Compensation Agreement.  Each 
obligation therein shall constitute: (i) a condition of subdivision or development 
approval which shall be enforceable under the MGA and (ii) a condition of the Water 
Act approval which shall be enforceable under the Water Act (Alberta). 

 
Note that the Plan can be viewed online at: 
http://www.calgary.ca/CSPS/Parks/Documents/Planning-and-Operations/Natural-Areas-
and-Wetlands/wetland_conservation_plan.pdf or by searching ‘Calgary Wetland 
Conservation Plan’ on the City’s official website (www.calgary.ca).  
 

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

with a copy of the Water Act approval, issued by Alberta Environment, for the proposed 
wetland disturbance.   

 

54. Until receipt of the Water Act approval by the applicant from Alberta Environment, the 

wetland(s) affected by the development boundaries shall not be developed or disturbed 
in anyway and shall be protected in place. 

 

55. The developer shall submit detailed Engineering Construction Drawings and Landscape 

Construction Drawings for the proposed storm pond to both Water Resources and Parks 
for review. 

 
56. Prior to approval of the tentative plan, provide a public access easement agreement 

for review to the CPAG Functional Generalists - City of Calgary Planning and Parks for 
the private green spaces (DC/R-G, Site 2) - green courts and pathways to ensure they 
will be publicly accessible with registration on all applicable titles prior to endorsement of 
the tentative plan. (REVISED) 

http://www.calgary.ca/CSPS/Parks/Documents/Planning-and-Operations/Natural-Areas-and-Wetlands/wetland_conservation_plan.pdf
http://www.calgary.ca/CSPS/Parks/Documents/Planning-and-Operations/Natural-Areas-and-Wetlands/wetland_conservation_plan.pdf
../../../../../AppData/Roaming/Computronix/Posse/Posse/posse-20181114-092433-790/AppData/Local/Microsoft/Windows/Documents%20and%20Settings/KGMORELLI/Desktop/Standard%20Condition%20Amendments/www.calgary.ca
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57. Prior to the approval of the affected Tentative Plan, it shall be demonstrated through 

concepts and cross-sections that the local pathway around the stormwater pond is 
located outside of the high water line. 

 

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

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

 

59. Plant all public trees in compliance with the approved Public Landscaping Plan. 

 

60.  Prior to the approval of the affected tentative plan, finalized concept plans for all MR 

and MSR sites shall be submitted for Parks’ review and approval.   

 
61. Prior to the approval of the affected tentative plan, the developer shall confirm 

fencing requirements adjacent to MR, MSR and ER parcels to the satisfaction of the 
Director, Calgary Parks.   

 
62. Prior to approval of the first tentative plan or stripping and grading permit 

(whichever comes first), it shall be confirmed that grading of the development site will 
match the existing grades of adjacent parks and open space (MR and/or ER), with all 
grading confined to the private property, unless otherwise approved by Parks. There 
shall be no point source or sheet drainage directed towards parks parcels (MR or MSR) 
sites. All drainage infrastructure including concrete swales shall be located on private 
property. 
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On behalf of Dream Development (Dream), Stantec Consulting Ltd. is pleased to 
submit the enclosed Outline Plan (OP) and Land Use Redesignation (LUR) for the 
lands legally described as NE 36-22-2-W5M; municipally addressed 15113 37th Street 
SW.  
 
The plan area is in proximity to Highway 22X to the south, has direct access to the 
Southwest Ring Road (SWRR) on the east, and is across the SWRR from the existing 
residential community of Evergreen The proposed OP layout aligns closely with the 
Area Structure Plan (ASP), including land use mix, intensity, and location.  
 
In Providence, the central amenity is the community itself – its attributes, centered on 
walkability, progressive urban form, jobs, public space, daily amenities, and social 
connection, contribute to a quality of life that is unparalleled amongst new communities. 
The Providence ASP area offers a full array of housing choice, jobs, amenities, and 
services that benefit all of the surrounding neighbourhoods in southwest Calgary, 
providing a true city within the city.  
 
Two unique housing choices of note proposed within the Outline Plan include shallow 
rowhomes with varying lot depths and widths, as well as, as well as five large green 
court blocks.  The rowhomes provide unique and affordable housing options for 
Calgarians, incorporating a fine grain block with units accessed from the lane, 
specifically designed to enhance the streetscape and public realm, and located near 
open spaces and amenities reducing the need for every unit to provide large private 
outdoor space.  The green court blocks include parks flanked by fee simple, park front 
homes that are accessed and address from an enhanced lane.  These green court 
parks are publicly accessible private open spaces, owned and maintained through a 
Home Owners Association (HOA).  
 
To accommodate the unique nature of the proposed housing typologies, a Direct 
Control (DC) District is proposed to account for the following bylaw considerations:   
 

Site 1: nonstandard lot depths of rowhomes, and   
 
Site 2: classify Single-detached and Semi-detached Dwellings as discretionary 
uses within the green courts to allow for Development Authority review on 
access and servicing.  

 
As part of the Providence ASP requirements Dream began early and on-going 
engagement with the Tsuut’ina Nation. Through open dialogue between Dream and the 
Tsuut’ina Nation the OP, LUR, and future community naming application continues to 
provide an opportunity to share input, issues, and concerns, and explore new 
opportunities. 
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 HECTARES ACRES 

GROSS AREA OF PLAN 56.38 139.31 

LESS: ENVIRONMENTAL RESERVE   

LESS: LAND PURCHASE AREA   

NET DEVELOPABLE AREA 56.38 139.31 

 
 

LAND USE 
(Residential) 

HECTARES ACRES # OF LOTS 
# OF UNITS 
(FOR MULTI 

RESIDENTIAL) 

R-G 14.68 36.30 406  

DC/R-Gm (Site 1) 2.08 5.12 165  

DC/R-G (Site 2) 9.20 22.74 197  

M-H1 1.77 4.36 1 371 

M-2 1.22 3.01 1 122 

Total Residential 28.95 71.52 770  

(Non-Residential) N/A    

 
 

 
HECTARES ACRES % OF NET AREA 

ROADS (CREDIT) 17.49 43.22 31.0 

PUBLIC UTILITY LOT 4.30 10.64 7.6 

 
 

RESERVES HECTARES ACRES % OF NET AREA 

MR 2.34 5.78 4.15 

MSR 3.30 8.15 5.85 

MR (NON-CREDIT)    

 

 



 



  
 CPC2018-1360 
 Attachment 5 
  

Proposed Land Use District Map  
 

CPC2018-1360 - Attach 5  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2018-1360 
 Attachment 6 
  

Summary of Applicant’s Indigenous Engagement  
 

CPC2018-1360 - Attach 6  Page 1 of 7 
ISC:  UNRESTRICTED 

1. BACKGROUND  

  

On December 8, 2015, City Council approved the Providence Area Structure Plan (ASP), for the 
lands located south of Tsuut’ina Nation along 146 Avenue SW. In the approved ASP, two 
polices 5.1 Tsuut’ina Interface Area and 9.3 Future Tsuut’ina Nation Engagement were 
included to address privacy of Tsuut’ina citizens, access to 146 Avenue SW, protection of 
watercourses, trespassing on to Tsuut’ina lands and burial sites. Additionally, The City 
committed to work with land developers to develop an engagement process with Tsuut’ina 
Nation on future outline plan/land use amendment applications.   
  

2. APPROACH  

  

In July 2017, Dream/Qualico conducted early engagement with the Tsuut’ina Nation to discuss 
engagement preferences and explore how to establish a long-term relationship with the 
Tsuut’ina Nation and Tsuut’ina citizens.  
  

Between July 2017 and September 2018, Dream/Qualico have participated in several 
conversations, meetings, events, and a site visit to understand issues, concerns, and 
associated opportunities related to the proposed developments.  
 
In the attached Table 1.0, ASP Identified Concerns and Policy Requirements is a summary 
of how policy requirements were addressed through the design of the development of the 
engagement process and resolved through the dialogue with Tsuut’ina Nation. Attached in 
Table 2.0, High-level Summary of Tsuut’ina Engagement Activities is an overview of the 
engagement that has occurred to date.  
  

3. NEXT STEPS 

  

 Dream and Qualico are speaking with Tsuut’ina Nation in order for them to confirm if 

there are any objections to using and of the provided community names.  

 Tsuut’ina Nation have committed to provide a Field Report from a site visit that was held 

on July 10, 2018. Once the report received, any of the discussed adjustments to design 

will be accommodated.  

 Dream and Qualico have organized a Tsuut’ina Nation Community Neighbour Barbeque 

on the Dream site.  Tsuut’ina residents along 146 Avenue SW and Chief and Council 

have been invited. The event will provide an opportunity to share an update on the 

project and discuss any issues, concerns, or opportunities. Additionally, this event will 

also support Dream’s/Qualico’s development of a long-term relationship with the 

Tsuut’ina Nation and Tsuut’ina residents.  

  

4. CLOSURE 

  

Dream/Qualico are committed to maintaining an ongoing dialogue with Tsuut’ina Nation and 
fostering a long-term relationship.  
   

Further Documentation:  Following is a list of the engagement with Tsuut’ina Nation by Dream 
and Qualico along with an overview of the topics discussed. Meeting notes can be found in the 
informational binder that was provided to The City on May 8, 2018.  
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Table 1.0, ASP Identified Concerns and Policy Requirements  

 

5.1 Tsuut’ina Interface Areas  Dream/Qualico Response  

ASP Identified Concerns:  

During the engagement associated 
with the ASP in 2015, Tsuut’ina Nation 
identified the following concerns:  

a) Maintaining a sense of privacy and 
separation from the city  

b) Minimizing impact on Nation 
Citizens living adjacent to the plan 
area  

c) Protecting places of significance  

d) Protecting watercourses leading to 
and flowing through the Nation  

e) Maintaining road access along 146 
Ave SW for Nation residents  

f) Clearly delineating the Nation’s 
boundary during any construction 
and after development is 
completed  

g) Discouraging trespassing onto 

Nation land  

In response to ASP identified concerns similar 

concerns were mentioned in the  

engagement regarding the proposed development. 
The following is a summary of how the concerns have 
been addressed:  

• Proposed development has been set back 
development from 146 Ave SW and neighbour 
Tsuut’ina citizens  

• No vehicle access to 146 Ave SW has been 
provided from proposed development, except for 
emergency vehicle access  

• Density of development along 146 Ave SW has 
also been reduced, to respect privacy and 
separation.  

• During a site visit with Tsuut’ina Nations field 
staff, one area between the Dream and Qualico 
developments was identified as important. Both 
developers have committed to work with Tsuut’ina 
to identify an appropriate way to address this 
area.     

• In discussions with Tsuut’ina citizens along 146 
Ave SW, it was decided by that they preferred a 
combination of a fence and vegetation along the 
developer’s property line to provide privacy and 
security from those trespassing on to Tsuut’ina 
Nation from the proposed development.   

• There is only one watercourse traveling between 
Qualico’s land and Tsuut’ina Nation; during 
discussions with the Nation, Qualico committed to 
ensure that any existing flow of water to the 
Nation would be maintained as long as desired.  

• Dream/Qualico committed to Tsuut’ina Nation that 
during construction that Tsuut’ina Nation 
boundary between clearly delineated.  

• In response to trespassing, Dream/Qualico 

committed to address the concern of trespassing 

in new homeowner packages, making residents 

aware of the location of the Tsuut’ina Nation 

boundary and making them aware of that 

trespassing will not be tolerated by the Nation.  
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ASP Policies:  

1. The Tsuut’ina Nation Interface 
Area is shown conceptually on 
Map 4: Interface Areas and should 
apply to those lands within 
approximately 200 metres of The 
City of Calgary boundary.  

2. Development within the Tsuut’ina 
Nation Interface Area will be 
residential and will be developed to 
a maximum density of 12 units per 
hectare (5 units per acre). Land 
within this Interface Area will be 
subtracted from the density and 
intensity calculations for 
Community A and Neighbourhoods 
1 and 2.  

3. Opportunities for wider lots and 
housing design that minimize 
overlook on Tsuut’ina Nation land 
should be explored at the Outline 
Plan/Land Use Amendment stage.  

4. The Tsuut’ina Nation boundary 
should be clearly delineated during 
construction and upon completion 
of development to discourage 
trespassing.  

5. The City will continue to provide 

access to 146 Avenue SW for 

Tsuut’ina Nation.  

 

The 200m interface area has been address in the 

proposed development by:  

  

• Residential density along 146 Ave SW being 
reduced to a maximum of 12 units per hectare (5 
units per acre).  

• To reduce overlook onto Tsuut’ina Nation wider 
lots and housing setback from 146 Ave SW has 
been proposed. Cross-sections of the interface 
area have been shown to Tsuut’ina Nation 
illustrating the distance between existing homes 
on Tsuut’ina Nation and the possible future 
homes. The proposed stormwater management 
ponds identified on both Dream an Qualico 
developments, helps to provide separation from 
the Tsuut’ina citizens along 146 Ave SW.   

• Dream/Qualico committed to Tsuut’ina Nation that 

during construction that Tsuut’ina Nation 

boundary between clearly delineated.  

9.3 Future Tsuut’ina Nation 

Engagement  

Dream/Qualico Response  

ASP Policies:  

1. At the Outline Plan/Land Use 

Amendment stage, The City 

should work with applicants and 

the Tsuut’ina Nation to develop an 

engagement process during which 

adjacent Tsuut’ina Nation 

residents are informed  

Since July 2017, Dream/Qualico have held early 
engagement with Tsuut’ina Nation, and work 
collaboratively with the Nation to identify meaningful 
engagement activities. During the engagement held 
between July 2017 and September 2018, 
Dream/Qualico:   

• Attended several meetings with Tsuut’ina Nation 

Consultation Department staff;  

• Facilitated a half-day workshop with the 

Tsuut’ina Elders Committee Meeting;  
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about the application and an 
opportunity for The City to solicit 
the Nation’s adjacent residents’ 
input is provided.  

2. Developers are strongly 

encouraged to work with the 

Tsuut’ina Nation to develop a 

process to respectfully manage any 

archaeological resources or burial 

sites that are found during the 

development process. The City 

may act as an intermediary in this 

process to facilitate an acceptable 

and timely outcome for both the 

applicant and the Nation, but has 

no jurisdictional authority or 

responsibility to manage any burial 

sites.  

• Held a community dinner and workshop for 

Tsuut’ina citizens along 146 Ave SW;  

• Facilitated a half-day information session with the 
City of Calgary and Tsuut’ina Nation staff and 
Elders;  

• Facilitated a two-day information session with 
Tsuut’ina Nation staff, community members and 
Elders;  

• Commissioned a Tsuut’ina Nation Consultation 
Department Site Visit and Field Assessment; and,  

• Participated in the Grand Entry of the Tsuut’ina 
Nation Pow Wow and attended the Tsuut’ina 
Nation Rodeo.  

Although the formal engagement for this phase of the 

project is now complete, Dream/Qualico are 

committed to maintaining an on-going dialogue and 

building a long-term relationship with Tsuut’ina Nation 

and Tsuut’ina citizens.  

 

 
 
Table 2.0, High-level Summary of Tsuut’ina Engagement Activities  

 

Engagement Summary  

July 17, 2017 Meeting – Dream, Qualico, and Tsuut’ina  

• The purpose of the meeting was intended to commence early engagement with Tsuut’ina 
Nation and to help establish a long-term relationship   

• Dream and Qualico shared an overview and background package of the proposed 
development   

• The Nation provided the following:   

o No access from the future development to 146 Avenue SW should be provided  

o There is an opportunity to have a Tsuut’ina names use for the community name  

o Residents are concerned about the interface between the development and their 
homes along 146 Avenue SW   

o Concern was expressed about potential burial sites on the future site and how sites 
would be handled 

o The Nation is interested in learning more about procurement opportunities 

o Early engagement was appreciated as it provides time to properly discuss the future 
development 
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August 24, 2017 Meeting - Dream, Qualico, and Tsuut’ina  

• Dream and Qualico committed to not access their developments via 146 Ave SW, with 

the exception of emergency access  

• The Nation requested that mature trees along the boundary remain and and that 
Dream/Qualico plant equivalent trees if any had to be removed  

• Dream and Qualico will install signage and include information in the New Homeowner’s 
packages to discourage trespassing on Tsuut’ina Nation  

• The Nation’s consultation team will meet with 146 Ave SW residents to discuss the 

project and report back findings to Dream and Qualico  

• The Nation was concerned about wildlife corridors. Dream shared that there was a report 

that was completed recently that addressed wildlife corridors and that a copy of the report 

would be shared with Tsuut’ina.  

 

September 5, 2017 Meeting - Dream, Qualico, and Tsuut’ina  

• Dream, Qualico, and Tsuut’ina Nation discussed setting up a booth in the administration 
building in concert with a Tsuut’ina planned community event   

• Further to the request from the last meeting, a copy of the wildlife / biophysical impact 

report was provided to Tsuut’ina for review  

• Chief Crowchild has requested a memo to learn more about the project and the 

engagement process to date  

 

November 8, 2017 Meeting - Dream, Qualico, and Tsuut’ina  

• Dream and Qualico presented possible fencing options for 146 Ave SW and requested 

feedback from the Nation  

• The Nation shared some questions they heard during engagement with 146 Ave SW 

residents, which included:  concerns regarding trespassing, access to 146 Ave SW, 

fencing along 146 Ave SW, the name of the future community, procurement and 

employment opportunities, and general questions about the development and developers 

 

November 29, 2017 - Dream, Qualico, and Tsuut’ina (including residents and Elder)  

• Dream and Qualico provided an overview of the project then opened up the floor for 

questions and discussion 

• Some of the topics discussed included:  

o Trespassing, 146 Avenue, utility services, fencing options, development size and 
details   

• Residents reviewed fencing options and decided on the one that appeared the most like 

natural vegetation to be their preferred choice 

 

May 8, 2018 - Dream, Qualico, City of Calgary, and Tsuut’ina (including an Elder)  

• Dream and Qualico provided an overview of project, followed by question and answer 
discussion 

• Some of the topics reviewed included:  

o A burial site on Tsuut’ina Nation near the project adjacent to the future development 

o Possibility of additional trespassing and criminal activity associated with the future 
development 
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o Future development access 146 Ave SW, Tsuut’ina doesn’t want 146 Ave SW to 
become congested with traffic from the development 

o Planned water and sewer services and whether Tsuut’ina Nation would be able to 
connect into these services in the future 

o Employment and procurement opportunities are important to Tsuut’ina citizens 

• An Tsuut’ina elder shared that they felt comfortable and more confident in the project after 

this meeting  

• Tsuut’ina Nation expressed an interest in building long-term relationships and invited 
Dream, Qualico, and The City to take part in their Pow Wow and Rodeo  

• Tsuut’ina recommended that prior to development taking place a ceremony be held for 
both Dream and Qualico projects 

 

July 4, 2018 – Tsuut’ina and AACI (on behalf of Dream and Qualico)  

• Tsuut’ina identified that July 16-17 would be the best dates for meeting with Nation 
Elders, Tsuut’ina Planning Committee, and Chief and Council members  

• Meeting logistics, agenda topics, and items were identified for the July 16-17 meeting  

• Early details regarding the Tsuut’ina Pow Wow and Rodeo were shared 

 

July 10, 2018 – Dream, Qualico, and Tsuut’ina (Field Crew including an Elder)  

• Tsuut’ina Nation conducted a field visit of both the Dream and Qualico lands  

• One potential site was discovered  

o The site was documented and photographed, Tsuut’ina committed to follow up on 
how sensitive the site was and commented that they could potentially propose some 
possible mitigations   

• Tsuut’ina will prepare a Field Assessment Report and will share it with Dream and 

Qualico 

 

July 15, 2018 - Dream, Qualico, City of Calgary, and Tsuut’ina (including Elders)  

• Possible community names were presented and discussed  

• Dream and Qualico provided a list of potential names and Tsuut’ina review and comment 

on the potential community names  

• Concerns regarding the project were discussed and previous responses were provided by 
Dream and Qualico o Concerns included: issues of trespassing and crime in the area, 
whether transit service would be offered in the area, if water and sewage services could 
be extended to the Nation, whether a monitoring plan could be prepared, access from the 
development to 146 Ave SW, and procurement  

• Details were provided regarding the upcoming Pow Wow and Rodeo, Dream and Qualico 
were invited to attend and take part in the Grand Entry 

 

July 16, 2018 - Dream, Qualico, City of Calgary, and Tsuut’ina (including Elders)  

• Dream and Qualico provided an overview of the project and what is planned and how the 
plans will mitigate the concerns that have been raised already  

• Discussion of potential community names continued  

• An overview of the site visit that took place in July was shared  
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• Elders requested to be able to collect medicines that are growing in the area before 

construction begins  

• Tsuut’ina requested to monitor the excavation and watch for any artifacts or significant 
findings  

• Procurement was reviewed  
• Potential ways to build a long-term relationship with the community were explored and 

how that relationships could continue after construction was completed 
 

Tsuut’ina Nation Pow Wow and Rodeo, July 28-29, 2018 – Dream and Qualico  

• Dream and Qualico participated in the Pow Wow Grand Entry on July 28, 2018, and 
attended the Pow Wow and Rodeo.  
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Land Use Amendment in Royal Vista (Ward 1) at 8 and 14 Royal Vista Link NW, 
LOC2018-0004 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Sha-Lou Enterprises on 2018 January 05, on behalf of the 
landowner LTCM Incorporated (Aaron Renert).  The application proposes to change the land 
use district of the subject site from DC Direct Control District and Industrial - Business (I-B) 
District to DC Direct Control District. The proposed DC District is based on the Industrial- 
Business (I-B) District. It is the intent of the application to: 
 

 clean up the land use across the subject site and to retain the existing industrial uses of 
the Industrial - Business (I-B) District; 

 allow the additional uses of School - Private and Child Care Service on both parcels of 
the subject site; and 

 retain the existing floor area ratio (f1.0) and height (h16.0) with no changes from the 
current land use districts. 

 
The proposal is in keeping with the applicable policies of the Municipal Development Plan 
(2009) and the North Regional Context Study (2010). 
 

ADMINISTRATION RECOMMENDATION: 
 
That Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 2.13 hectares ± (5.26 acres ±) located 

at 8 and 14 Royal Vista Link NW (Plan 1711692, Block 7, Lot 12; Plan 0813886, Block 7, 

Lot 7) from DC Direct Control District and Industrial - Business (I-B) District to DC Direct 

Control District based on the Industrial - Business (I-B) District to accommodate a 

private school and child care services, with guidelines (Attachment 2); and 
 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
On 2018 January 5, Sha-Lou Enterprises submitted a land use amendment application on 
behalf of the landowner LTCM Incorporated (Aaron Renert) to redesignate two parcels situated 
at 8 and 14 Royal Vist Link NW in the community of Royal Vista. 
 
On 2013 January 14, Council approved a land use amendment (10D2013) on 14 Royal Vista 
Link NW to allow for a private school in conjunction with an instructional facility. A development 
permit (DP2013-1632) was approved subsequently for the development of the private school.  
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Site Context 
 
The subject site is situated to the south-east of the intersection of Royal Vista Link NW with 
112 Avenue NW and consists of two parcels with a total size of 2.13 hectares ± (5.26 acres ±).  
The site is surrounded by a mix of industrial and commercial uses as well as instructional 
facilities.  
 
Surrounding uses include the following: 

 North – conference and event facilities as well as a fire station and multi-service facility; 

 East – Canada Post Distribution Centre and auto-related uses; 

 South – office, medical laboratories and vacant parcels; and 

 West – office, self-storage, retail and medical uses. 
 
Surrounding development consists of high quality Industrial - Business buildings. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use amendment proposal allows for the expansion of the existing private school on 
14 Royal Vista Link NW onto the second parcel situated at 8 Royal Vista Link NW. It also allows 
for child care service to be added as an additional use and will clean up the land use districts 
over the subject site. The proposal is in keeping with applicable legislation as identified in the 
Strategic Alignment section of this report. 
 
Planning Considerations 
 
Land Use 
 
The existing land use districts on the subject site is the following: 

 8 Royal Vista Link NW - Industrial-Business (I-B) District; and 

 14 Royal Vista Link NW - DC Direct Control District based on the I-B District with the 
additional use of School - Private, approved by Council in 2013. 

 
The Industrial-Business (I-B) District allows for high quality manufacturing, research and office 
development.  With the approval of the DC District by Council and the subsequent development 
permit, the Renert School was developed at 14 Royal Vista Link NW. 
 
The proposed DC District in this land use amendment application is also based on the 
Industrial-Business (I-B) District and applies to both 8 and 14 Royal Vista Link NW. The 
following uses (permitted in existing approved buildings) are in addition to the I-B District: 

 Child Care Service; and, 

 School - Private. 
 
The business industrial uses of the I-B District are protected in this DC District and development 
on the subject site can revert back to such uses at any time. 
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Development and Site Design 
 
A permitted use development permit application is required to enable the change of use to a 
new child care services in the existing approved building on 14 Royal Vista Link NW. New 
buildings on the second parcel, situated at 8 Royal Vista Link NW, require discretionary use 
development permit applications. 
 
The existing and proposed buildings on the subject site are of high quality design and building 
materials. 
 
Environmental 
 
There are no existing environmental conditions on the subject parcel. An environmental site 
assessment was not required for this application. 
 
Transportation Networks 
 
The subject site is located on Royal Vista Link NW and intersects with 112 Avenue NW to the 
north.  112 Avenue NW is an arterial street but not part of the City’s Primary Transit Network in 
the Calgary Transportation Plan (CTP).  Vehicular and pedestrian access is gained from Royal 
Vista Link NW and parking is provided on the site. 
 
The site has access to transit stops along 112 Avenue NW (Bus Route 115) with direct access 
to the Tuscany LRT Station and the future Sage Hill Transportation Hub. 
 
A site specific Transportation Impact Assessment (TIA) was not required as part of this 
application.  A TIA for the larger Royal Vista Business Park is currently being undertaken by 
Real Estate and Development Services (REDS) but the approval of this land use amendment 
application is not dependant on the outcome of that TIA.  
 
Utilities and Servicing  
 
Water, sanitary and sewer services are available to this site and can accommodate the 
proposed development.  Further details for servicing and waste collection will be reviewed at the 
development permit stage.   
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practises, 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 (https://developmentmap.calgary.ca). 
 
Administration received one letter of objection from an adjacent neighbour regarding traffic and 
parking concerns.   
 
No public meetings were held by the Applicant or Administration. 
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Following Calgary Planning Commission, notification for the Public Hearing of Council 
(February 11) 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 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 site is located within the ‘Industrial - Employment Intensive’ area as identified on 
Map 1 - Urban Structure in the Municipal Development Plan (MDP). While the MDP makes no 
specific reference to this site, the proposal is largely consistent with the MDP policies regarding 
development in employment intensive areas. 
 
The number of jobs provided by the applicant, once development has been completed on the 
site, is expected to be a minimum of 140 jobs between the private school, child care service and 
the instructional facility. Not including the area for the future sports fields in the employment 
intensity calculations, the subject site at full build out complies with the MDP land use policy on 
intensity (100 jobs per gross developable hectare). 
 
The MDP also calls for Employment – Intensive areas (such as Royal Vista Business Park) to 
be located on the Primary Transit Network. Royal Vista Business Park is not situated in close 
proximity to the Primary Transit Network. Administration will review the industrial typologies of 
the MDP as part of the Ten Year Review project to determine if Industrial - Intensive is still the 
appropriate typology for Royal Vista Business Park. 
 
Local Community and Area Plans 
 
There is no statutory local community plan applicable to Royal Vista. 
 
North Regional Context Study (Non-Statutory, 2010) 
 
The North Regional Context Study (NRCS) applies the Industrial / Employment land use to the 
subject site as indicated on Map 3 – Land Use and Transportation.  The NRCS states that in 
addition to industrial uses, institutional uses may also be considered where appropriate. This 
land use proposal is therefore in alignment with the general direction and policies of the North 
Regional Context Study. 
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Social, Environmental, Economic (External) 
 
This land use amendment will continue to provide for a variety of business industrial uses in 
addition to an existing and successful institutional development (private school and instructional 
facility) as well as to utilize existing infrastructure more efficiently and increase development 
intensity without significantly changing the character of the business park. 
  
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 risks associated with this proposal and any operational risks that may be identified 
will be managed at the time of the development permit. 
 

REASONS FOR RECOMMENDATIONS:  
 
The proposed DC Direct Control District, which is based on the I-B District with two additional 
uses (School - Private and Child Care Service), is compatible with and complimentary to the 
established high quality office and business industrial character of Royal Vista Business Park.  
 
The proposed DC Direct Control District provides flexibility to allow the site to continue operating 
in its current form as well as allow for contextual expansion of the private school. The proposed 
DC District keeps in place the existing Industrial - Business uses while allowing the site to adapt 
to changing market conditions.  The site has historically been used for institutional purposes and 
has functioned well over time.    
 
The proposal conforms to relevant policies of the Municipal Development Plan and will allow for 
development that can meet the intent of Land Use Bylaw 1P2007. 
  

 
ATTACHMENTS 
1. Applicant’s Submission 
2. Proposed DC 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) retain the industrial business uses of the Industrial – Business (I-B) District of 

Bylaw 1P2007 on the subject site; and 

(b) add School – Private and Child Care Service as additional uses to the district.   
 
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 (1) The permitted uses of the Industrial – Business (I-B) District of Bylaw 1P2007 

 are the permitted uses in this Direct Control District. 
 
 (2) The following uses are permitted uses in this Direct Control District if they are 

 located within existing approved buildings: 
 

(a) Child Care Service; and 
 
(b) School – Private. 

 
Discretionary Uses 
5 (1) The discretionary uses of the Industrial – Business (I-B) District of Bylaw 

 1P2007 are the discretionary uses in this Direct Control District. 
 
 (2) Uses listed in subsection 4(2) are discretionary uses in this Direct Control 

 District if they are located in proposed buildings or proposed additions to 
 existing buildings. 

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

1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
7 The maximum floor area ratio for buildings is 1.0. 
 
Building Height 
8 The maximum building height is 16.0 metres. 
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Land Use Amendment in Royal Oak (Ward 1) at 96 Royal Birch Point NW, 
LOC2018-0104 
 
EXECUTIVE SUMMARY   
 
This application was submitted on 2018 May 08 by B&A Planning Group on behalf of Madlee 
Development Ltd for lands owned by VWR Capital Corp.  This land use redesignation 
application proposes to allow for the future subdivision and development of 2.25 hectares (5.56 
acres) on an undeveloped site within the northwest community of Royal Oak.  The application 
provides for: 
 

 a maximum of 24 dwelling units to be accommodated within 12 semi-detached dwellings 
(R-C2); 

 1.43 hectares (3.53 acres) of public park and Environmental Reserve lands (S-UN); and 

 the location of a local road, emergency access, utilities and services. 
 
This application has been applied for with the support of a related outline plan application 
(CPC2018-1361) to provide the future subdivision layout for the site’s development.   
 
Together, this land use amendment and the outline plan application serve to implement the 
objectives of the Rocky Ridge Area Structure Plan and the Municipal Development Plan by 
providing a framework for the future development of the site that supports the efficient utilization 
of land and infrastructure, protects important environmental areas on the site, and contributes 
towards completion of the local pathway and park network. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommends that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed designation of 2.25 hectares ± (5.56 acres ±) located at 

96 Royal Birch Point NW (Plan 1213721, Block 2, Lot 90) from Residential – Contextual 
One Dwelling (R-C1) District and Special Purpose – City and Regional Infrastructure (S-
CRI) District to Residential – Contextual One / Two Dwelling (R-C2) District and Special 
Purpose – Urban Nature (S-UN) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This application was submitted to The City of Calgary by B&A Planning Group on behalf of 
Madlee Development Ltd for lands owned by VWR Capital Corp, on 2018 May 08.  The subject 
lands are located in the northwest community of Royal Oak.  The site was part of a larger 24.28 
hectare outline plan which was approved in 1999 April 16 (SB1998-Y-2033/21NW) and at that 
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time this site was designated R-1 Residential Single-Detached District and PE Public Park, 
School and Recreation District under the 2P80 Land Use Bylaw.  Municipal Reserves were 
dedicated to the larger plan at that time within the adjacent ravine (Attachment 4).  
Subsequently, a revised outline plan was approved in 2002 August 19 (SB2000-Y-2003/21NW) 
which removed a previously proposed street connection across the neighbouring ravine through 
the subject site.  To maintain connection with the park space in the ravine, a regional path along 
the north boundary of the site was provided (Attachment 5).  A subdivision in accordance with 
the revised outline plan was approved and registered in 2012 (SB2012-0215) which created the 
subject parcel.  Another subdivision plan was submitted in 2013 which proposed further 
subdivision of the site into ten single detached dwelling lots to the west of the engineered 
wetland; however, that application was cancelled.  Since then, the site has remained in an 
undeveloped state while the surrounding area built up.   
 
The current land use application approach is to provide a modification to these previous 
approvals and builds upon the decisions made during those reviews.  This application is 
intended to fill out one of the last undeveloped pockets in this community. 
 
West of the subject site, a housekeeping land use amendment is under review proposing to 
adjust an existing land use boundary between Environmental and municipal Reserve lands. 
(LOC2018-0118). 
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Site Context 
 
The site’s total area is approximately 2.25 hectares (5.56 acres) in size and is located in the 
community of Royal Oak.  The eastern portion of the site contains an engineered wetland and 
surrounding vegetation.  The western portion is currently vacant, although portions of it have 
been previously stripped and graded (DP2013-4081).  Surrounding development is comprised 
of single detached dwellings which are located south and north of the site and natural areas to 
the east and west.  The site itself is fairly sloped from north to south and along the west 
boundary, east to west, into the adjacent natural area.  The north boundary of the site is 
bordered by retaining walls which support the rear yards of adjacent residential parcels.  A 
regional pathway exists to the north connecting the subject site to Royal Birch Boulevard NW.  
Royal Oak School is located further north, along Royal Birch Boulevard NW.   
 

Figure 1: Community Peak Population 

Royal Oak 

Peak Population Year 2015 

Peak Population 11,749 

2017 Current Population 11,682 

Difference in Population (Number) -67 

Difference in Population (Percent) -1% 
Source: The City of Calgary 2017 Civic Census 

 

Additional demographic and socio-economic information may be obtained online through the 
Royal Oak community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use amendment, along with the associated outline plan application (Attachment 3), will 
facilitate a contextually sensitive intensification of land use which will increase the diversity of 
housing types allowing residents to live and remain in their own neighbourhood as their housing 
needs change over their lifetime. 
 
Planning Considerations 
 
As part of the review of this application, several key factors were considered by Administration 
including the alignment with relevant policies, the appropriateness of the land use districts, and 
the technical merits of the proposed outline plan design. The following sections highlight the 
scope of technical planning analysis conducted by Administration. 
 
Subdivision Design 
 
The proposed outline plan area is approximately 2.25 hectares (5.56 acres) in size (Attachment 
3).  The existing engineered wetland and proposed regional path along the north boundary of 
the site comprise 1.43 hectares (3.53 acres) of the plan area.  The regional path facilitates 
pedestrian connection into the adjacent natural areas located west of the parcel as well as a 
connection to the existing regional path leading to Royal Birch Boulevard NW just southwest of 

http://www.calgary.ca/CSPS/CNS/Pages/Research-and-strategy/Community-profiles/Community-Profiles.aspx
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Royal Oak School.  This link was previously approved in the 2002 outline plan (SB2000-Y-
2003/21NW) and the proposed outline plan maintains this aspect (Attachment 5) by 
permanently securing public access to these areas by dedication of these lands as 
Environmental Reserve.   
 
The remainder of the site is proposed to be subdivided as 17 to 24 semi-detached dwelling lots 
(nine to twelve buildings) along a private road which is accessed from the terminus of Royal 
Birch Point NW in a bareland condominium format. 
 
A public access easement will be provided through the site so that a north-south pedestrian 
connection is maintained through the site, enabling access to the regional pathway and the 
public school to the northeast of the site.  The specific design of the public access easement will 
be determined at the development permit stage. 
 
This site is located at the end of Royal Birch Point NW which presents a cul-de-sac in excess of 
120 metres. At this point a second access is needed, thus an emergency access is provided 
from the north and will be co-located with the regional path access from Royal Birch Boulevard 
NW.  The detailed design of the emergency access and regional pathway will be confirmed 
through the Landscape Construction Drawing process at the time of subdivision. 
 
An access right-of-way will be provided at the southwest corner of the plan area which allows 
access across a portion of this site to an undeveloped property located adjacent the plan area.  
The applicant was encouraged to work with the adjacent landowner to ensure the developability 
of that parcel is retained, however, an arrangement was not achieved at this time. 
 
Land Use  
 
The site is currently designated Residential – Contextual One Dwelling (R-C1) District and 
Special Purpose – City and Regional Infrastructure (S-CRI) District and is proposed to be 
redesignated to Residential – Contextual One/Two Dwelling (R-C2) District and Special Purpose 
– Urban Nature (S-UN) District. 
 
The intent of the existing R-C1 District is to accommodate existing residential development and 
contextually sensitive redevelopment in the form of single detached dwellings.   
 
The intent of the existing S-CRI District is to provide for infrastructure and utilities facilities and a 
variety of uses operated by the Federal, Provincial and Municipal levels of government. This site 
was designated PE Public Park, School and Recreation District under the 2P80 Land Use Bylaw 
and then transitioned to S-CRI during the 1P2007 bylaw implementation. 
 
The proposed Special Purpose – Urban Nature (S-UN) District is intended to accommodate 
lands for the purpose of preserving natural landforms and vegetation. This district will preserve 
the existing engineered wetland and the regional path connection to the wider pathway network 
which were shown as Environment Reserve parcels in previous subdivision applications.  The 
City of Calgary will take the Environmental Reserve when the subsequent subdivision is 
registered pursuant to its powers under the Municipal Government Act. 
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The remaining portions of the site will be redesignated to Residential One/Two Dwelling (R-C2) 
District.  The intent of the district is to accommodate contextually sensitive development in the 
form of duplex, semi-detached and single detached dwellings.  The form of development is 
intended to be comprised of semi-detached dwellings.  As explained within the Strategic 
Alignment section of the report, semi-detached dwellings are underrepresented in the Royal 
Oak community and this redesignation will facilitate the development of this housing form. 
 
Density 
 
As referenced in the Strategic Alignment section of this report, the Rocky Ridge Area Structure 
Plan requires an average residential density in the range of 9.9 to 14.8 units per gross 
residential hectare (4.0 to 6.0 units per acre).  The proposed R-C2 District has the ability to 
meet and exceed the unit range identified in the Area Structure Plan.  The associated outline 
plan application anticipates approximately 20.7 units per gross residential hectare (8.4 units per 
acre) or 17 units on this property.  This projected density will support an increased variety of 
housing types within Royal Oak and will provide an efficient use of existing infrastructure and 
land area. 
 
Environmental 
 
A Phase I Environment Site Assessment was submitted and further investigations or 
assessments were not recommended.   
 
A Biophysical Impact Assessment was not requested for this application as this aspect has 
been reviewed in the previous applications for this site. 
 
Transportation  
 
A public access easement, as shown on the outline plan (Attachment 3), will be provided 
through the plan area to enable pedestrian connections from Royal Birch Point to the regional 
path along the north boundary of the site. 
The plan area is accessed from Royal Birch Point NW.  A minor extension of Royal Birch Point 
NW will be required including a cul-de-sac turnaround bulb.  The specific radii and dimensions 
of the cul-de-sac will be finalized at the time of subdivision.  A private road is proposed to 
service the R-C2 lands, connecting to Royal Birch Point NW.   
 
The site is not well served by transit.  The nearest bus stop is located on Royal Oak Drive NW 
which is over 800 metres walking distance from the subject site. 
 
An emergency access is being provided to the site which will be co-located with the regional 
path accessed by Royal Birch Boulevard NW.  This is required as Royal Birch Point NW 
exceeds a length of 120 metres which triggers the need for a second access point. 
 
A Transportation Impact Assessment was not required specifically as part of this application.  
However, transportation analysis was provided in conjunction with other development sites 
through a pre-application file (Attachment 6).  This analysis supported the proposed application. 
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Utilities and Servicing 
 
Water, sanitary, and storm services are available for extension to the plan area from Royal Birch 
Point NW.  An engineered wetland is also contained on this site. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site.  Notification letters were sent to adjacent landowners and the application 
was advertised online. 
 
The application was circulated to the Rocky Ridge/Royal Oak Community Association.  They 
indicated that they have no objections to the proposed application.  
 
Twelve letters of objection were received including the following concerns: 

 the development’s impact on drainage in the area; 

 interrupting wildlife connectivity to the pond;  

 concerns related to the size of the emergency access along the regional path; 

 increased traffic in the area; and 

 construction disturbance. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. Compliance with relevant policies, bylaws, 
access and environmental issues have been reviewed. Any further concerns can be mitigated at 
future subdivision and development permit stages. 
 
In addition, the applicants held an invite only event at the Rocky Ridge Homeowners 
Association 2018 January 25.  The purpose of this was to introduce and gather feedback from 
directly adjacent residents and landowners on the overall development concept for this area 
(see Attachment 6 for further information). 
 
The invitation was hand-delivered to mail boxes of 1200 adjacent residents. According to the 
applicant, there were 120 attendees to this event. 
 
Impacts to adjacent natural areas, loss of open space and increased traffic and parking 
challenges were the key concerns collected by the applicant at this event. 
 
A follow-up engagement event was held by the applicant on 2018 November 15. 
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 recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
 
The site is identified on the Municipal Development Plan Urban Structures Map 1 as “Planned 
Greenfield with Area Structure Plan (ASP)” within the Developing Communities.  The related 
policy states that the area structure plans for these areas, in existence prior to adoption of the 
Municipal Development Plan, are recognized as appropriate policies to provide specific direction 
for development of the local community. 
 
The Municipal Development Plan supports providing a range of housing types, tenures and 
densities to create diverse neighbourhoods allowing residents access to choices that meet 
affordability, accessibility, life cycle and lifestyle needs. 
 
Rocky Ridge Area Structure Plan (Statutory – 1992) 
 
The Rocky Ridge Area Structure Plan provides that an average residential density in range of 
9.9 to 14.8 units per gross residential hectare is to be achieved; however, densities above and 
below this can be considered where appropriate.  The proposed density of this development is 
anticipated to be 20.7 units per gross residential hectare, which is in keeping with the area 
structure plan through its provision to allow increased density where considered appropriate by 
the approving authority. 
 
The predominant housing form anticipated in the Rocky Ridge Area Structure Plan area is 
single detached dwellings.  However, to achieve a mix of housing types in the area, the area 
structure plan encourages multi-residential housing in appropriate locations.  The proposed 
development is intended for semi-detached housing which provides a different form of housing 
than most of this community (the Royal Oak Community Profile from the 2011 Census suggests 
that semi-detached (duplex) housing is less than 3 percent of the total housing types in this 
community, whereas single detached housing is 71 percent, and apartment and townhouses 
combined total 26 percent).  The semi-detached form is considered low density with similar 
height and form to single detached housing and will complement the existing development form 
of the area.   
 
Social, Environmental, Economic (External) 
 
The proposed land use redesignation allows for a complementary residential form that will 
contribute to the diversity of housing types in Royal Oak. The proposal protects the existing 
engineered wetland and the associated outline plan provides regional path connections to the 
existing and future pathway network in the area.  
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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 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. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed land use amendment is in keeping with the applicable policies of the Municipal 
Development Plan and the Rocky Ridge Area Structure Plan.  The proposal will help increase 
the diversity of housing types within an existing neighbourhood which can better accommodate 
the needs of different age groups, lifestyles and demographics and contributes to completion of 
the local park and pathway network by securing long term public access to these lands in the 
form of Environmental Reserve dedications.  

 
ATTACHMENT(S) 
1. Applicant Submission 
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3. Proposed Outline Plan 
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EXECUTIVE SUMMARY   
 
This application was submitted on 2018 May 08 by B&A Planning Group on behalf of Madlee 
Development Ltd for lands owned by VWR Capital Corp.  This combined outline plan and 
redesignation application proposes an outline for the future subdivision and development of 2.25 
hectares (5.56 acres) on an undeveloped site within the northwest community of Royal Oak.  
The application provides for: 
 

 a maximum of 24 dwelling units to be accommodated within 12 semi-detached dwellings 
(R-C2); 

 1.43 hectares (3.53 acres) of public park and Environmental Reserve lands (S-UN); and 

 the location of a local road, emergency access, utilities and services. 
 
The proposed outline plan and the associated land use application (CPC2018-1362) serves to 
implement the objectives of the Rocky Ridge Area Structure Plan and the Municipal 
Development Plan by providing a framework for the future development of the site that supports 
the efficient utilization of land and infrastructure, protects important environmental areas on the 
site, and contributes towards completion of the local pathway and park network. 
 

ADMINISTRATION RECOMMENDATION: 

 
That Calgary Planning Commission APPROVE the proposed outline plan located at 96 Royal 

Birch Point NW (Plan 1213721, Block 2, Lot 90) to subdivide 2.25 hectares ± (5.56 acres ±) with 
conditions (Attachment 1). 

 
PREVIOUS COUNCIL DIRECTION / POLICY 

 
None. 
 
BACKGROUND 

 
This application was submitted to The City of Calgary by B&A Planning Group on behalf of 
Madlee Development Ltd, for lands owned by VWR Capital Corp, on 2018 May 08.  The subject 
lands are located in the northwest community of Royal Oak.  The site was part of a larger 24.28 
hectare outline plan which was approved in 1999 April 16 (SB1998-Y-2033/21NW) and at that 
time this site was designated R-1 Residential Single-Detached District and PE Public Park, 
School and Recreation District under the 2P80 Land Use Bylaw.  Municipal Reserves were 
dedicated to the larger plan at that time within the adjacent ravine (Attachment 6).  
Subsequently, a revised outline plan was approved in 2002 August 19 (SB2000-Y-2003/21NW) 
which removed a previously proposed street connection across the neighbouring ravine through 
the subject site.  To maintain connection with the park space in the ravine, a regional path along 
the north boundary of the site was provided (Attachment 7).  A subdivision in accordance with 
the revised outline plan was approved and registered in 2012 (SB2012-0215) which created the 
subject parcel.  Another subdivision plan was submitted in 2013 which proposed further 
subdivision of the site into ten single detached dwelling lots to the west of the engineered 
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wetland; however, that application was cancelled.  Since then, the site has remained in an 
undeveloped state while the surrounding area built up.   
 
The current outline plan application approach is to provide a modification to these previous 
approvals and builds upon the decisions made during those reviews.  This application is 
intended to fill out one of the remaining undeveloped pockets in this community. 
 
West of the subject site, a housekeeping land use amendment is under review proposing to 
adjust the existing land use boundary between Environmental and Municipal Reserve lands 
(LOC2018-0118). 
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Location Maps  
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Site Context 
 
The site’s total area is approximately 2.25 hectares (5.56 acres) in size and is located in the 
community of Royal Oak.  The eastern portion of the site contains an engineered wetland and 
surrounding vegetation.  The western portion is currently vacant, although portions of it have 
been previously stripped and graded (DP2013-4081).  Surrounding development is comprised 
of single-detached dwellings which are located south and north of the site and natural areas to 
the east and west.  The site itself is fairly sloped from north to south and along the west 
boundary, east to west, into the adjacent natural area.  The north boundary of the site is 
bordered by retaining walls which support the rear yards of adjacent residential parcels.  A 
regional pathway exists to the northeast connecting the subject site to Royal Birch Boulevard 
NW.  Royal Oak School is located further north, along Royal Birch Boulevard NW.   
 

Figure 1: Community Peak Population 

Royal Oak 

Peak Population Year 2015 

Peak Population 11,749 

2017 Current Population 11,682 

Difference in Population (Number) -67 

Difference in Population (Percent) -1% 
Source: The City of Calgary 2017 Civic Census 

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

 
This outline plan (Attachment 3), along with the associated land use amendment application 
(Attachment 5), will facilitate a contextually sensitive intensification of land use which will 
increase the diversity of housing types allowing residents to live and remain in their own 
neighbourhood as their housing needs change over their lifetime. 
 
Planning Considerations 

 
As part of the review of this application, several key factors were considered by Administration 
including the alignment with relevant policies, the appropriateness of the land use districts, and 
the technical merits of the proposed outline plan design. The following sections highlight the 
scope of technical planning analysis conducted by Administration. 
 
Subdivision Design 
 
The proposed outline plan area is approximately 2.25 hectares (5.56 acres) in size.  The 
existing engineered wetland and proposed regional path along the north boundary of the site 
comprise 1.43 hectares (3.53 acres) of the plan area.  The regional path facilitates pedestrian 
connection into the adjacent natural areas located west of the parcel as well as a connection to 
the existing regional path leading to Royal Birch Boulevard NW just southwest of Royal Oak 
School.  This link was previously approved in the 2002 outline plan (SB2000-Y-2003/21NW) and 

http://www.calgary.ca/CSPS/CNS/Pages/Research-and-strategy/Community-profiles/Community-Profiles.aspx
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the proposed outline plan maintains this aspect (Attachment 7) by permanently securing public 
access to these areas by dedication of these lands as Environmental Reserve.   
 
The remainder of the site is proposed to be subdivided as 17 to 24 semi-detached dwelling lots 
(nine to twelve buildings) along a private road which is accessed from the terminus of Royal 
Birch Point NW in a bareland condominium format. 
 
A public access easement will be provided through the site so that a north-south pedestrian 
connection is maintained through the site, enabling access to the regional pathway and the 
public school to the northeast of the site.  The specific design of the public access easement will 
be determined at the development permit stage. 
 
This site is located at the end of Royal Birch Point NW which presents a cul-de-sac in excess of 
120 metres.  At this point a second access is needed, thus an emergency access is provided 
from the north and will be co-located with the regional path access from Royal Birch Boulevard 
NW.  The detailed design of the emergency access and regional pathway will be confirmed 
through the Landscape Construction Drawing process at the time of subdivision. 
 
An access right-of-way will be provided at the southwest corner of the plan area which allows 
access across a portion of this site to an undeveloped property located adjacent the plan area.  
The applicant was encouraged to work with the adjacent landowner to ensure the developability 
of that parcel is retained, however, an arrangement was not achieved at this time. 
 
A breakdown of the statistics for the subject outline plan can be found in the Subdivision Data 
Sheet (Attachment 4). 
 
Land Use  
 
Concurrent with the outline plan is a land use amendment application (CPC2018-1362) that 
proposes to redesignate the current site from Residential – Contextual One Dwelling (R-C1) 
District and Special Purpose – City and Regional Infrastructure (S-CRI) District to Residential – 
Contextual One / Two Dwelling (R-C2) District and Special Purpose – Urban Nature (S-UN) 
District. 
 
The intent of the existing R-C1 District is to accommodate existing residential development and 
contextually sensitive redevelopment in the form of single detached dwellings.   
 
The intent of the existing S-CRI District is to provide for infrastructure and utility facilities and a 
variety of uses operated by the Federal, Provincial and Municipal levels of government. This site 
was designated PE Public Park, School and Recreation District under the 2P80 Land Use Bylaw 
and then transitioned to S-CRI during the 1P2007 bylaw implementation. 
 
The proposed Special Purpose – Urban Nature (S-UN) District is intended is to accommodate 
lands for the purpose of preserving natural landforms and vegetation. This district will preserve 
the existing engineered wetland and the regional path connection to the wider pathway network 
which were shown as Environment Reserve parcels in previous subdivision applications.  The 
City of Calgary will take the Environmental Reserve when the subsequent subdivision is 
registered pursuant to its powers under the Municipal Government Act. 
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The remaining portions of the site will be redesignated to Residential One / Two Dwelling (R-C2) 
District.  The intent of the district is to accommodate contextually sensitive development in the 
form of duplex, semi-detached and single detached dwellings.  The form of development is 
intended to be comprised of semi-detached dwellings.  As explained within the Strategic 
Alignment section of the report, semi-detached dwellings are underrepresented in the Royal 
Oak community and this redesignation will facilitate an increase in the diversity of housing forms 
available. 
 
Density 
 
As referenced in the Strategic Alignment section of this report, the Rocky Ridge Area Structure 
Plan requires an average residential density in the range of 9.9 to 14.8 units per gross 
residential hectare (4.0 to 6.0 units per acre).  The proposed Residential –Contextual One / Two 
Dwelling (R-C2) District has the ability to meet and exceed the unit range identified in the Area 
Structure Plan.  This outline plan application anticipates approximately 20.7 units per gross 
residential hectare (8.4 units per acre) or 17 units on this property.  This projected density will 
support an increased variety of housing types within Royal Oak and will provide an efficient use 
of existing infrastructure and land area. 
 
Environmental 
 
A Phase I Environment Site Assessment was submitted and further investigations or 
assessments were not recommended.   
 
A Biophysical Impact Assessment was not requested for this application as this aspect has 
been reviewed in the previous applications for this site. 
Transportation  
 
A public access easement, as shown on the outline plan (Attachment 3), will be provided 
through the plan area to enable pedestrian connections from Royal Birch Point to the regional 
path along the north boundary of the site. 
 
The plan area is accessed from Royal Birch Point NW.  A minor extension of Royal Birch Point 
NW will be required including a cul-de-sac turnaround bulb.  Conditions of approval are provided 
which allow for the specific radii and dimensions of the cul-de-sac to be finalized at the time of 
subdivision.  A private road is proposed to service the R-C2 lands, connecting to Royal Birch 
Point NW.   
 
The site is not well served by transit.  The nearest bus stop is located on Royal Oak Drive NW 
which is over 800 metres walking distance from the subject site. 
 
An emergency access is being provided to the site which will be co-located with the regional 
path accessed by Royal Birch Boulevard NW.  This is required as Royal Birch Point NW 
exceeds a length of 120 metres which triggers the need for a second access point. 
 
A Transportation Impact Assessment was not required specifically as part of this application.  
However, transportation analysis was provided in conjunction with other development sites 
through a pre-application file (Attachment 8).  This analysis supported the proposed application.  
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Utilities and Servicing 
 
Water, sanitary, and storm services are available for extension to the plan area from Royal Birch 
Point NW.  An engineered wetland is also contained on this site.    
 
Stakeholder Engagement, Research and Communication  

 
In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site.  Notification letters were sent to adjacent landowners and the application 
was advertised online. 
 
The application was circulated to the Rocky Ridge/Royal Oak Community Association.  They 
indicated that they have no objections to the proposed application.  
 
Twelve letters of objection were received including the following concerns: 

 the development’s impact on drainage in the area; 
 interrupting wildlife connectivity to the pond;  

 concerns related to the size of the emergency access along the regional path; 

 increased traffic in the area; and 

 construction disturbance. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. Compliance with relevant policies, bylaws, 
access and environmental issues have been reviewed. Any further concerns can be mitigated at 
future subdivision and development permit stages. 
 
In addition, the applicants held an invite only event at the Rocky Ridge Homeowners 
Association 2018 January 25.  The purpose of this was to introduce and gather feedback from 
directly adjacent residents and landowners on the overall development concept for this area 
(see Attachment 8 for further information). 
 
The invitation was hand-delivered to mail boxes of 1200 adjacent residents. According to the 
applicant, there were 120 attendees to this event. 
 
Impacts to adjacent natural areas, loss of open space and increased traffic and parking 
challenges were the key concerns collected by the applicant at this event. 
 
A follow-up engagement event was held by the applicant on 2018 November 15. 
 
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 recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
 
The site is identified on the Municipal Development Plan Urban Structures Map 1 as “Planned 
Greenfield with Area Structure Plan (ASP)” within the Developing Communities.  The related 
policy states that the area structure plans for these areas, in existence prior to adoption of the 
Municipal Development Plan, are recognized as appropriate policies to provide specific direction 
for development of the local community. 
 
The Municipal Development Plan supports providing a range of housing types, tenures and 
densities to create diverse neighbourhoods allowing residents access to choices that meet 
affordability, accessibility, life cycle and lifestyle needs. 
 
Rocky Ridge Area Structure Plan (Statutory – 1992) 
 
The Rocky Ridge Area Structure Plan provides that an average residential density in range of 
9.9 to 14.8 units per gross residential hectare is to be achieved; however, densities above and 
below this can be considered where appropriate.  The proposed density of this development is 
anticipated to be 20.7 units per gross residential hectare which is in keeping with the area 
structure plan through its provision to allow increased density where considered appropriate by 
the approving authority. 
 
The predominant housing form anticipated in the Rocky Ridge Area Structure Plan area is 
single detached dwellings.  However, to achieve a mix of housing types in the area, the area 
structure plan encourages multi-residential housing in appropriate locations.  The proposed 
development is intended for semi-detached housing which provides a different form of housing 
than most of this community (the Royal Oak Community Profile from the 2011 Census suggests 
that semi-detached (duplex) housing is less than 3 percent of the total housing types in this 
community, whereas single detached housing is 71 percent, and apartment and townhouses 
combined total 26 percent).  The semi-detached form is considered low density with similar 
height and form to single detached housing and will complement the existing development form 
of the area.   
 
Social, Environmental, Economic (External) 

 
This outline plan proposes a framework for developing a complementary residential form that 
will contribute to the diversity of housing types in Royal Oak. The plan protects the existing 
engineered wetland and provides regional path connections to the existing and future pathway 
network in the area.  
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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 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. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed outline plan serves to implement the objectives of the Municipal Development 
Plan and is in keeping with the applicable policies of the Rocky Ridge Area Structure Plan.  This 
proposal allows for an efficient use of land and infrastructure and provides for a diversity of 
housing types and contributes to completion of the local park and pathway network by securing 
long term public access to these lands in the form of Environmental Reserve dedications. 
The Conditions of Approval (Attachment 1) effectively implements the technical aspects of the 
plan area’s future development.  

 
ATTACHMENT(S) 

1. Conditions of Approval 
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1. A 6m wide access easement shall be registered along the southerly portion of 
 the site to provide access to the abutting property to the south (the northerly 330’ 
 of the southerly 1320’ of the SW ¼ Section 21-25-2-5), concurrent with 
 registration of the final instrument, to the satisfaction of the Subdivision Authority.    
 
2.  A public access easement providing access from Royal Birch Point NW to the 
 regional path north of the property shall be provided at the time of development 
 permit and/or registration of any subdivision affecting lot layout within the R-C2 
 parcel. 
 
3. The parcels shall be developed in accordance with the development restriction 
 recommendations outlined in the following report(s): 

 • Slope Stability Report, prepared by Rangeland Conservation  
  Service Ltd. (File No. 12-3377), dated October 2, 2018. 

  • Deep Fills Report, prepared by Almor Testing Services Ltd. (File  
   No. 042-03-12.18), dated October 16, 2018. 
 
4. Servicing arrangements shall be to the satisfaction of the Manager Infrastructure 
 Planning, Water Resources. 
 
5. A dual watermain is required where the length of watermain is greater than 45 
 units from the secondary connection point. 
 
6. 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. 
 
7. 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. 
 
8. The developer shall make satisfactory cost sharing arrangements with Marquis 
 Communities Inc. for portion of the cost, less payment for oversize, on a per 
 hectare basis, of the existing storm sewer located within the TUC/Crowchild Trail 
 NW right-of-way. 
 
9. The Developer shall make satisfactory cost sharing arrangements with 535820 
 Alberta Inc., in compliance with the Servicing and Financing Agreement between 
 Carma Developers Ltd. and the City of Calgary, on a per hectare basis for the 
 assessable area located within the Development Area for the 93 Street N.W. 
 Sanitary Sewer Assessment Trunk installed and financed by Carma Developers 
 Ltd. 
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10. The Developer shall make satisfactory cost sharing arrangements with 535820 
 Alberta Inc., in compliance with the Servicing and Financing Agreement between 
 Carma Developers Ltd. and the City of Calgary, on a flow percentage basis per 
 hectare for the assessable area located within the Development Area for the 93 
 Street N.W. (North) Storm Sewer Assessment Trunk installed and financed by 
 Carma Developers Ltd. 
 
11. The Developer shall make satisfactory cost sharing arrangements with Intergulf-
 Cidex Development (IV) Corp. for a portion of the cost, on a per hectare basis, 
 for the storm pond in (Lot 90 in Block 2) SW ¼ Section 21-25-02-5,that was 
 constructed by Intergulf-Cidex under their Royal Oak, Phases 02 & 03 DA2002-
 0080 development agreement. 
 
12. The developer shall make satisfactory cost sharing with Intergulf-Cidex 
 Development (IV) Corp. for the underground infrastructure in Royal Birch Point 
 NW which were installed under their Royal Oak, Phases 02 & 03 DA2002-0080 
 development agreement. 
 
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. 
 This includes the construction of the emergency access route. The emergency  
 access route must be constructed to a 6.0m wide standard capable of handling 
 an 85,000 lb load to accommodate emergency vehicles. 
 
 b) Construct the onsite and offsite storm water management facilities (wet pond, 
 wetlands, etc) to service the plan area according to the most current City of 
 Calgary Standard Specifications Sewer Construction, Stormwater Management 
 and Design Manual and Design Guidelines for Subdivision Servicing. 
 
 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.  
 
 e) Construct/rehabilitate the disturbed ER within and surrounding the plan area, 
 to the satisfaction of the Director, Parks. 
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14.      Royal Birch Pt NW, including the appropriate right of way, street lighting, surface 
 and sub-surface elements shall be designed to current City standards.  The cul-
 de-sac’s radii and dimensions shall be finalised at the Tentative plan stage. 
 
15.      Costs associated with the re-construction and extension of Royal Birch PT NW 
 shall be the responsibility of the Developer. 
 
16. The developer shall submit detailed Landscaping Construction drawings for all 
 reserve lands and pathways within and along boundaries of the plan area to 
 Parks for review.  
 
 With the submission of Landscape Construction Drawings, the developer shall 
 include a detailed Habitat Restoration Plan (following the City of Calgary Habitat 
 Restoration Project Framework) including a maintenance schedule for each 
 Environmental Reserve proposed to be affected by any construction. The 
 restored area(s) shall be maintained by the developer until it is established and 
 approved by Parks prior to Final Acceptance Certificate. 
 
17. The developer is responsible for constructing all Reserve lands and pathways 
 within and along the boundaries of the plan area in accordance with the Parks’ 
 Development Guidelines and Standard Specifications: Landscape Construction 
 (current version). 
 
18. Prior to endorsement of the affected tentative plan, the developer shall submit 
 Landscape Construction drawings for all Reserve lands and pathways within and 
 along the boundaries of the plan area OR provide finalized concept plans to 
 Parks’ review and approval.  
 
 Open Space Concept Plans shall follow the submission requirements outlined in 
 Parks’ Development Guidelines and Standard Specifications: Landscape 
 Construction (Current Version), Chapter 2: General Guidelines, Section 2.1 
 Concept plan Requirements. 
 
19. Prior to approval of the first tentative plan OR stripping and grading permit 
 (whichever comes first), an onsite meeting shall be arranged to confirm that the 
 surveyed boundaries of the Municipal Reserve and Environmental Reserve lands 
 to Parks satisfaction.  A plan illustrating the surveyed boundaries must be 
 provided to Parks in advance of the onsite meeting.  
 
20. Prior to endorsement of the first tentative plan OR stripping and grading permit 
 (whichever comes first), protection fencing must be installed along the identified 
 Environmental Reserve boundaries.  Arrange for a site meeting with Parks 
 Development Inspector to determine the location for the fencing. The protection 
 fencing shall be maintained along the boundary of the Environmental Reserve 
 until construction activity of the subject site has been completed. Contact the 
 Parks Development Inspector at 403-268-1358. 
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 If protection fencing has already been installed around the boundaries of the 
 Environmental Reserve lands as part of past work conducted on the subject site, 
 the existing fencing must be inspected again by Parks Development Inspectors 
 to confirm the location and conditions of the fencing, to Parks satisfaction. 
 
21. Prior to endorsement of the first tentative plan, an onsite meeting shall be 
 arranged with Parks to determine and stake the alignment of the Regional 
 Pathway within and along boundaries of the established scope of the Outline 
 Plan. No existing trees or environmental site features shall be disturbed in 
 anyway prior to this onsite meeting and approval of the corresponding 
 Landscape Construction Drawings. Contact the Parks Generalist at 403-268-
 8074 for more information. 
 
22. Prior to approval of the first tentative plan, the developer shall confirm fencing 
 requirements adjacent to Environmental Reserve lands to the satisfaction of 
 Parks. A minimum 1.2 m high chain link fence or Parks approved upgrade 
 (preferred), shall remain on the property line along all shared boundaries with 
 adjacent Environmental Reserve lands, unless advised otherwise by Parks. 
 Fencing and all related components shall be installed completely within private 
 property. 
 
23. Prior to approval of the first tentative plan or stripping and grading permit 
 (whichever comes first), it shall be confirmed that grading of the development site 
 will match the existing grades of adjacent Reserve lands (MR and/or ER), with all 
 grading confined to the private property, unless otherwise approved by Parks. 
 Cross sections and/or grading plans shall be provided.   
 
24. Prior to approval of the first tentative plan, all proposed disturbance within the 
 Environmental Reserve lands, including that for roadways, utilities, and storm 
 water management infrastructure, must be identified and approved by Parks. 
 
25. Private property abutting all Environmental Reserve lands shall have a minimum 
 300mm depth of development topsoil applied. 
 
26. The developer, at their sole expense, shall construct all regional pathway routes 
 within and along the boundaries of the plan area according to Parks’ 
 Development Guidelines and Standard Specifications: Landscape Construction 
 (current version), including setback requirements, to the satisfaction of Parks.  
 
27. The width, surfacing, and alignment of all pathways within Reserve lands, shall 
 be finalized at Landscape Construction Drawing stage, to the satisfaction of 
 Parks. 
 
28. All impacts to pathways including regional pathways required for project 
 execution shall adhere to the Pathway Closure and Detour Guidelines.  
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 Coordinate with Duane Sutherland (Parks Pathways Lead – 
 duane.sutherland@calgary.ca or 403. 537-7504) prior to the start of construction 
 regarding proposed changes and impacts to the existing pathway system in the 
 area. 
 
29. Development activities must ensure that suitable erosion and sedimentation  
 controls are being implemented to protect our environment and drainage 
 systems.   
 
 Please refer to The City of Calgary’s Guidelines for Erosion and Sediment 
 Control: http://www.calgary.ca/UEP/Water/Documents/Water-
 Documents/escguidelines2001-02-12.pdf   
 
30. All proposed site fencing adjacent to or abutting Reserve lands, including 
 footings and other components, shall be installed completely within private 
 property.  
 
31. Drainage from the development site onto the adjacent Environmental Reserve 
 lands is not permitted, unless otherwise approved by Parks.  
 
32. Construction access through Environmental Reserve lands is not permitted, 
 unless otherwise approved by Parks. 
 
33. Stockpiling or dumping of construction materials is not permitted Environmental 
 Reserve lands, unless otherwise approved by Parks. 
 
34. Retaining walls within Environmental Reserve lands is not permitted, unless 
 otherwise approved by Parks.  
 
35. Backsloping into Environmental Reserve lands is not permitted, unless otherwise 
 approved by Parks. 
 
36. Any damage to public parks, pathways, boulevards or trees resulting from 
 development activity, construction staging, materials storage, or construction 
 access will require restoration at the developer’s expense.  All landscape 
 rehabilitation on the Parks assets shall be performed and inspected in 
 accordance with Parks Development Guidelines and Standard Specifications: 
 Landscape Construction (current edition).  The disturbed area shall be 
 maintained until establishment and approved by the Parks Development 
 Inspector. Contact the Development Inspector at 403-268-1358 for an inspection. 
 
37. The developer shall restore, to a natural state, any portions of the Environmental 
 Reserve lands that are damaged in any way as a result of this development.  The 
 restored area is to be maintained until established and approved by the Park 
 Development Inspector. 
 

http://www.calgary.ca/UEP/Water/Documents/Water-
http://www.calgary.ca/UEP/Water/Documents/Water-
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38. Only native planting species shall be used within this development site given the 
 proximity to Environmental Reserve. 
 
39. Planting species listed on the Alberta Invasive Species Council List are not 
 permitted. 
 
40. Tree plantings within City of Calgary boulevards and/or right of ways are subject 
 to approval from Utility Line Assignment and Parks. No person shall plant trees 
 or shrubbery on City Lands without prior written authorization from the Director, 
 Parks and in the case of walkways, medians, boulevards, and road rights of way, 
 without additional prior written authorization from the Director, Development 
 Engineering.   
 
41. Plant all public trees in compliance with the approved Public Landscaping Plan. 
 
42. Any tree planting in the City of Calgary boulevard shall be performed and 
 inspected in accordance with Parks’ Development Guidelines and Standard 
 Specifications:  Landscape Construction (current edition). 
 
43. The Streets Bylaw (20M88) and the Tree Protection Bylaw (23M2002) contain 
 clauses intended to protect trees growing on Public Land.  No person shall 
 remove, move, cut, or prune a Public Tree or cause a Public Tree to be removed, 
 moved, cut or pruned without prior written authorization from the Director, Parks.  
 
44. Compensation for dedication of reserves in excess of 10% is deemed to be 
 $1.00. 
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 HECTARES ACRES 

GROSS AREA OF PLAN 2.25 5.56 

LESS: ENVIRONMENTAL RESERVE 1.43 3.53 

LESS: LAND PURCHASE AREA   

NET DEVELOPABLE AREA 0.82 2.03 

 
 

LAND USE 
(Residential) 

HECTARES ACRES # OF LOTS 
# OF UNITS 
(FOR MULTI 

RESIDENTIAL) 

R-C2 0.75 1.86 17  

     

Total Residential 0.75 1.86 17  

(Non-Residential)     

 
 

 
HECTARES ACRES % OF NET AREA 

ROADS (CREDIT) 0.07 0.17 9.33 

PUBLIC UTILITY LOT    

 
 

RESERVES HECTARES ACRES % OF NET AREA 

MR    

MSR    

MR (NON-CREDIT)    
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SB2000-Y-2003/21NW approved CPC 2002 May 08 
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Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at 2100 and 
2206 – 10 Avenue SW, LOC2018-0165 

EXECUTIVE SUMMARY   

 
This application was submitted by Citytrend on 2018 July 16 on behalf of the landowner, 
Gunther’s Building Centre Ltd and Gunther’s Building Supplies Limited. The application 
proposes to change the designation of this property from Commercial – Corridor 2 f3.0h27 (C-
COR2 f3.0h27) District to a Direct Control District to allow for: 
 

 Self Storage Facility, in addition to the uses already allowed; 

 A maximum building height of 27 metres (same as the existing maximum); 

 A maximum floor area ratio of 4.5 (an increase from the existing maximum of 3.0); and 

 The uses listed in the C-COR2 district. 
 
A minor text amendment to the Sunalta 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 Sunalta Area Redevelopment Plan 

(Attachment 3); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.84 hectares ± (2.08 acres ±) located 

at 2100 and 2206 – 10 Avenue SW (Plan 8610141, Block 1, Lots 1 and 2) from 
Commercial – Corridor 2 f3.0h27 (C-COR2 f3.0h27) District to DC Direct Control District 
to accommodate the additional use of Self Storage Facility and a revised FAR, with 
guidelines (Attachment 2); and 

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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Site Context 
 
The subject site consists of two parcels of land located in the community of Sunalta. 10 Avenue 
SW is located along the south and west sides of the site. The Canadian Pacific Railway tracks 
are to the north of the site and C-COR2 f3.0h27 sites are to the east. An elevated portion of 
Bow Trail SW is located on the other side of 10 Avenue SW to the south and a Crowchild Trail 
SW overpass crosses over 10 Avenue SW just west of the site. The surrounding elevated 
arterial street and skeletal road combined with the railway corridor to the north make the 
surrounding context unique and the site unsuitable for many types of commercial 
redevelopment. 
 
Traditionally, self storage facilities are located in industrial areas which pushes these types of 
facilities outside of the communities that use them. This application proposes a land use that 
aims to successfully integrate this type of use into an inner city commercial area to provide a 
convenient self storage solution for the residents of this community as well as surrounding 
communities. 
 
The site is currently developed with a building supply warehouse and store. No development 
permit has been submitted at this time but the land owner intends to build a 6 storey self storage 
facility on the west parcel and repurpose the existing buildings on the east parcel.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Planning Considerations 
 
Land Use 
 
The proposed land use is a DC Direct Control District (Attachment 2) based on the existing 
Commercial – Corridor 2 district with the additional use of Self Storage Facility and an increase 
to the floor area ratio to 4.5. Administration recognizes that direct control districts must only be 
used for the purpose of providing for development that, due to their unique characteristics, 
innovative ideas or unusual site constraints, required specific regulation unavailable in other 
land use districts; and further, must not be used in substitution of any other land use district in 
the Bylaw that could be used to achieve the same result either with or without relaxations; or to 
regulate matters that are regulated by subdivision or development permit approval conditions. 
 
The only standard districts in the Land Use Bylaw that allow for a Self Storage Facility are 
industrial districts. These districts allow for a wide range of industrial uses in addition to Self 
Storage Facility which would be considered inappropriate for this site given the policies of the 
Sunalta Area Redevelopment Plan. A specific rule for a Self Storage Facility has been 
incorporated into the DC where each storage compartment must be accessed through the 
internal hallways. This rule has been designed specifically for a commercial context and, as 
such, meets the intent to be considered a commercial use. An increase to the floor area ratio 
will allow for greater density upon redevelopment of the site while maintaining the existing 
height maximum. 
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Development and Site Design 
 
The proposed redesignation provides guidance for site development including appropriate uses, 
height and building floor area, landscaping and parking. In addition, a specific rule has been 
created in the Direct Control District to ensure that future redevelopment of a Self Storage 
Facility is developed in a manner suitable for a commercial inner-city context, by the 
requirement that all storage compartments must be accessed internally. This approach would 
exclude the traditional self storage facility that provides for direct vehicular access to each unit. 
 
Environmental 
 
A Phase I Environmental Site Assessment was submitted with the application. Based on the 
information reviewed within this report, this site is classified as having a low environmental 
hazard potential and no further investigation of the site is recommended. 
 
Transportation 
 
Pedestrian and vehicular access to the site is available from 10 Avenue SW. The subject site is 
approximately 760 metres away from the Sunalta LRT station, which is a Primary Transit route. 
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 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. 
 
No public meetings were held for this application, but the applicant did meet with the Sunalta 
Community Association prior to submitting the application. 
 
Administration received a response of “no objection” to the proposed land use redesignation 
from the Sunalta Community Association. 
 
Administration received one letter of objection to the application from a citizen and one letter of 
“no objection” from the Canadian Pacific Railway. The letter of objection expressed concerns 
with an increase in building height. 
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Administration responded to the letter of objection by informing the citizen that the maximum 
allowable building height is not increasing. No further comments were received following that 
response. 
 
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. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject site is located within the 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 and to provide more choice within complete 
communities. 
 
The addition of a self storage facility in this location will help to support the needs of local 
residents to give them more choice in their community. 
 
Sunalta Area Redevelopment Plan (Statutory – 1982) 
 
The subject site is located within the Office Commercial area as identified on Map 2: Land Use 
Policies in the Sunalta Area Redevelopment Plan (ARP). Although the self storage use is 
traditionally considered under Schedule A – Storage Group and is included in the industrial 
districts of The City’s Land Use Bylaw (1P2007), the additional rules on building form ensure 
redevelopment will be in a commercial form to meet the intent of the policies of the ARP. The 
ARP provides direction on the specific land use for this area, and therefore a minor text 
amendment to the ARP is required in support of this application (Attachment 3). 
 
Social, Environmental, Economic (External)  
 
The recommended land use contributes to a complete community by allowing for an additional 
use that provides nearby residents with an additional service. 
 
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. 
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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 and 
Sunalta Area Redevelopment Plan. The proposed Direct Control District is in keeping with the 
existing land use district and provides for additional density and an additional use with rules to 
ensure future redevelopment is compatible in a commercial context. 

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Direct Control District 
3. Proposed Amendment to the Sunalta Area Redevelopment Plan 
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Through this application we are seeking to redesignate the subject sites located at 2206 and 
2100 10 Avenue SW from C-COR2f3.0h27 to a Direct Control District based in C-COR 2 to 
accommodate a Self Storage Facility. The Direct Control District allows the addition of the Self 
Storage Facility use with rules specifically designed to fit the Inner City context of the site and 
maintain the commercial rules and policies set out in the Sunalta Area Redevelopment Plan. 
 
The subject site is located in the community of Sunalta in the city’s southwest quadrant. While 
the subject site is located in Sunalta, the physical context with Bow Trail to the east, Crowchild 
Trail to the west and the CPR tracks to the north makes the site conditions unique and severs 
the site from the surrounding community. 
 
Real Storage Group, a self-storage provider with over 35 locations across the country, is 
proposing to redevelop the subject site. The first phase of development will occur on the west lot 
(municipal address 2206 10 Avenue SW) and will accommodate a multi-storey storage facility 
while some existing buildings on the balance of the site will be reconditioned to allow 
commercial uses.  
 
Self Storage Facility in not listed as permitted or discretionary uses in the C-COR 2 District. In 
order to accommodate the proposed development a Land Use Redesignation is required. 
Traditionally, the City of Calgary and the Land Use Bylaw have characterized Self Storage 
Facilities as an industrial use. Over the years, the need for accessible self-storage facilities has 
increased with the development of residential condominiums. The traditional view of self-storage 
has forced the consumer to find storage solution outside of their communities in the industrial 
areas of the city. We believe that self-storage can be successfully integrated in the urban fabric. 
Our application proposes the use of a Direct Control District to include specific rules for self-
storage that better fit the urban context. 
 
We are proposing that the Self Storage Facility be considered a commercial use for several 
reasons. Self Storage Facilities are typically characterized by roll up doors with direct vehicular 
access to the exterior. This would not be allowed for new buildings under the proposed Direct 
Control District. Individual access to storage units have to occur from the inside of the building. 
Eliminating exterior doors and vehicle circulation throughout the site makes this proposed 
storage facility consistent to a commercial use and compatible to an urban context. 
 
Further, the Self Storage Facility is proposed to be multi-storey and will appear more as an 
office building than traditional self-storage development. Windows will be present throughout the 
building to offer transparency and visual interest which is not typically present in industrial 
buildings.  
 
The applicant and representatives of Real Storage held a pre-application meeting (PE2017-
01395), met with Community Association representatives and met with Councillor Woolley prior 
to the preparation of this application package. We will continue to engage the Councillor’s office, 
Community Association and adjacent neighbours on the application as it progresses.   
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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 
 

 

 
 
  



  
 CPC2018-1358 
 Attachment 2 
  

Proposed Direct Control Guidelines 
 

CPC2018-1358 - Attach 2  Page 2 of 3 
ISC:  UNRESTRICTED 

SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District is intended to: 
   

(a) allow for the additional use of a Self Storage Facility with additional 
rules for an urban commercial context. 

   
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 Commercial – Corridor 2 (C-COR2) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
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Discretionary Uses 
5 The discretionary uses of the Commercial – Corridor 2 (C-COR2) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District with the addition of: 
 
  (a) Self Storage Facility. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Commercial – Corridor 2 (C-COR2) District 

of Bylaw 1P2007 apply in this Direct Control District. 
 
Rules for Self Storage Facility 
7  The individual access to each compartment must be entirely internal to a building, with 

the exception of buildings existing on the date of passage of this Direct Control District. 
 
Floor Area Ratio 
8 The maximum floor area ratio is 4.5. 
 
Building Height 
9 The maximum building height is 27.0 metres. 
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 WHEREAS it is desirable to amend the Sunalta Area Redevelopment Plan Bylaw 
13P82, 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 Sunalta Area Redevelopment Plan attached to and forming part of Bylaw 13P82, as 

amended, is hereby further amended as follows: 
  

(a) Under Section 3.2.5, delete the text under Land Use Districts and replace with 

the following: 

“The C-COR2 f3.0h27 land use district applies to areas along 10th Avenue 
between Bow Trail and Crowchild Trail with the exception of 2100 and 2206 - 
10 Avenue SW which are designated as a Direct Control District.” 
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Land Use Amendment in Downtown Commercial Core (Ward 8) at 131 9 Avenue 
SW, LOC2018-0200 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by the landowner Palliser Square 
Properties Ltd on 2018 August 31. The application proposes to change the designation of this 
property from Direct Control District to Direct Control District to: 
 

 accommodate the additional use of Kennel – Urban with guidelines; and  

 update the base district of the existing Direct Control District from CM-2 Downtown 
Business District to Commercial Residential District (CR20-C20/R20). 

 
Under the current Centre City Enterprise Area initiative, a development permit is not required for 
a future change of use if the subject land use redesignation is adopted by Council. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.97 hectares ± (2.39 acres ±) located 

at 131 – 9 Avenue SW (Plan 1612253, Block 53, Lot 3) from DC Direct Control District 
to DC Direct Control District to accommodate the additional use of Kennel-Urban and to 
update the base district (Attachment 2); and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
At the 2008 December 15 Combined Meeting of Council, Council adopted Bylaw 86D2008, a 
City initiated land use redesignation to ensure that the parking regulations contained within the 
Downtown Restricted Parking Area applied to existing Direct Control sites throughout the 
downtown. See CPC2018-114 (LOC2008-0056) for further details. 
 
At the 2017 June 12 Combined Meeting of Council, Council adopted Bylaw 30P2017, an 
amendment to Land Use Bylaw 1P2007 that established the Centre City Enterprise Area 
(CCEA). The amendment suspended the requirement for development permits for changes of 
use, exterior alterations and small additions for a period of three years within a specific area. 
The subject use would  
 
At the 2018 January 22 Regular meeting of Council, Council approved Bylaw 52P2018, an 
amendment to Land Use Bylaw 1P2007 that exempted change of use development permits for 
buildings on the Inventory of Evaluated Historic Resources within the CCEA.   
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Site Context  
 
The site currently includes the Calgary Tower and Palliser Square. According to The City’s 
Inventory of Evaluated Historic Resources, the Calgary Tower is significant as a pre-eminent 
landmark in Calgary and holds design significance within the national and international contexts, 
as one of the first towers of its type to be built anywhere. Palliser Square is tremendously valued 
as a symbol of the 'New Heart of Downtown Calgary', and was a direct result of urban renewal 
initiatives to redevelop the downtown core in the 1960s. Additional information about the 
Calgary Tower and Palliser Square may be obtained online through the City’s Inventory of 
Historic Resources database. 
 
The subject site is located in the Downtown Commercial Core on the south side of 9 Avenue 
SW at the intersection of Centre Street. The immediate area is characterized by a mix of 
restaurants, entertainment, office, hotel and residential development. The predominant land use 
in this area is the Commercial Residential District (CR20-C20/R20). 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal allows for the additional use of Kennel – Urban and a range of building types that 
are consistent with the established building form in Calgary’s downtown. The proposal generally 
meets the objectives of applicable policies as discussed in the Strategic Alignment section of 
this report.  
 
Planning Considerations 
 
Land Use: 
 
The existing Direct Control District (Bylaw 86D2008) is based on the former CM-2 Downtown 
Business District, which was intended to accommodate commercial development as well as 
allowing a wide range of institutional and residential uses. 
 
The proposed Direct Control District updates the base district of the existing Direct Control 
District to the Commercial Residential District (CR20-C20/R20), which is intended to 
accommodate a mix of commercial, residential and cultural uses within the Downtown. The 
CR20-C20/R20 district is consistent with the existing land use in the downtown.  
 
The proposed Direct Control District also adds the additional use of Kennel – Urban, which will 
accommodate the boarding of domestic animals (domesticated bird, reptile, amphibian or 
mammal) for period greater than 24 hours. The Direct Control District also contains the following 
guidelines to mitigate potential nuisance concerns and ensure the suitability of the use in the 
urban context. 
 

Kennel – Urban: 

 must be located on the ground floor of a building 

 must not have any outdoor enclosures, pens, runs or exercise areas; and 

http://www.calgary.ca/PDA/pd/Pages/Heritage-planning/Inventory-of-evaluated-historic-resources.aspx
http://www.calgary.ca/PDA/pd/Pages/Heritage-planning/Inventory-of-evaluated-historic-resources.aspx
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 must not have any indoor enclosures, pens, runs or exercise areas located in a room 

that shares an interior demising wall with an adjacent use. 

 
Development and Site Design 
 
The rules of the proposed Direct Control District will provide basic guidance for any future site 
redevelopment including appropriate uses, height and building massing, landscaping and 
parking.  
 
The subject site is within the boundaries of the CCEA and would qualify for a change of use 
development permit exemption if this land use redesignation is adopted by Council. 
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Transportation 
 
The subject site is located approximately 200 metres from LRT stops on 7 Avenue SW, adjacent 
to several bus routes and Bus Rapid Transit stops along 9 Street SW. A traffic impact 
assessment was not required as part of this application. 
 
Utilities and Servicing 
 
Water, storm sewer and sanitary mains are available from 9 Avenue SW 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  
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.     
 
Administration received a response of no objection fromthe Calgary Downtown Association.  
Administration did not receive any responses from the public. 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. 
 
Following Calgary Planning Commission, notifications 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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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 Centre City area as identified on Map 1: Urban Structure 
in the Municipal Development Plan (MDP). The applicable MDP policies identify the Centre City 
as the focus of business, employment, cultural, recreation, retail and high-density housing within 
Calgary. Accommodating additional services in the Centre City supports these policies by 
providing additional services that will attract both resident and businesses to the downtown 
core. 
 
Centre City Plan (Non-Statutory 2007)  
 
The Centre City Plan provides the policy framework for the downtown and provides overall 
guidance and direction for development. The plan recognizes that the downtown will remain the 
foundation of the Centre City because of the economic role that it plays for Calgary as a whole 
and that it has the potential to evolve substantially and contribute to the Centre City’s overall 
vitality and livability.    
 
Social, Environmental, Economic (External)  
 
Development enabled by this application has the potential to allow more Calgarians to choose 
to live in a location well served by existing infrastructure and in close proximity to services, 
employment, community amenities and transit. 
Further analysis of any on-site sustainability initiatives proposed in conjunction with any future 
development permit applications will be undertaken as part of the development permit review 
process. No environmental issues were identified through the proposed 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. 
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Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed Direct Control District base district (CR20-C20/R20) is consistent with the existing 
surrounding land use and the established building form in Calgary’s downtown core. 
Accommodating the additional use of Kennel – Urban is in keeping with applicable policies of 
the Municipal Development Plan and Centre City Plan by providing additional services that will 
attract both resident and businesses to the downtown core and contribute to the Centre City’s 
overall vitality and livability. 

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed DC Direct Control District Guidelines 
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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 a Kennel – Urban with guidelines. 
 

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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General Definitions  
4  In this Direct Control District;  
 

(a)  “Kennel - Urban” means a use: 
 

(i) where domestic animals are boarded overnight or for periods 
greater than 24 hours; 

 
(ii) that may provide for the incidental sale of products relating to the 

services provided by the use; and 
 
(iii) that includes animal enclosures, pens, runs or exercise areas. 
 

Permitted Uses  
5  The permitted uses of the Commercial Residential District (CR20-C20/R20) of 

Bylaw 1P2007 are the permitted uses in this Direct Control District.  
 
Discretionary Uses  
6  The discretionary uses of the Commercial Residential District (CR20-C20/R20) 

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

 
(a) Kennel – Urban. 

 
Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of the Commercial Residential District (CR20-

C20/R20) district of Bylaw 1P2007 apply in this Direct Control District. 
 
Kennel – Urban Rules 
8 Kennel – Urban: 
 
 (a) must be located on the ground floor of a building; 
 

(b) must not have any outdoor enclosures, pens, runs or exercise areas; and 
 

(c) must not have any indoor enclosures, pens, runs or exercise areas located in a 
room that shares an interior demising wall with an adjacent use.  

 
Required Motor Vehicle Parking Stalls for Kennel - Urban 
9 There is no requirement for motor vehicle parking stalls for Kennel – Urban. 
 
Required Bicycle Parking Stalls for Kennel - Urban 
10 (1) Kennel – Urban requires a minimum of 1.0 bicycle parking stalls – class 1 per 

250.0 square metres of gross usable floor area. 
 
 (2) Kennel – Urban requires a minimum of 1.0 bicycle parking stalls – class 2 per 

250.0 square metres of gross usable floor area. 
 
Relaxations 
11 The Development Authority may relax the rules contained in Sections 8 and 10 of this 

Direct Control District provided the test for relaxation in Bylaw 1P2007 is met. 
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Land Use Amendment in Bridlewood at 249 Bridlerange Place SW (Ward 13), 
LOC2018-0203 
 
EXECUTIVE SUMMARY 
 
This land use amendment application was submitted on 2018 September 11 by Maidment Land 
Surveys on behalf of the Glenmore Christian Academy Educational Society, for lands owned by 
The City of Calgary. 
 
The application proposes to redesignate the subject site, located in the community of 
Bridlewood, from the Special Purpose – School, Park and Community Reserve (S-SPR) District 
to the Special Purpose – Community Institution (S-CI) District for the purposes of consolidating 
the site with the adjacent private school. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.81 hectares ± (2.01 acres ±) located 

at 249 Bridlerange Place SW (Plan 0815756, Block 4, Lot 13MR) from Special Purpose 
– School, Park and Community Reserve (S-SPR) District to Special Purpose – 
Community Institution (S-CI) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment application was submitted to The City of Calgary on 2018 September 
11 by Maidment Land Surveys on behalf of the Glenmore Christian Academy Educational 
Society (GCA), for lands owned by The City of Calgary. 
 
Council has authorized negotiation of sale (UCS2018-0741) of the subject site by the City to the 
Glenmore Christian Academy Educational Society.  As the property has a Municipal Reserve 
(MR) designation, disposition must occur prior to transfer of the property to Glenmore Christian 
Academy.  The property is also to be consolidated with the adjacent GCA lands and be subject 
to a restrictive covenant for the benefit of the three surrounding MR properties that restricts any 
building, structure, or improvement from being constructed or permitted on the site unless it is 
for recreation purposes and falls within the definitions of “Outdoor Recreation Area” and “Park” 
under the Land Use Bylaw 1P2007. 
 
Negotiation of sale, disposition of MR and consolidation were deemed acceptable by the Joint 
Use Coordinating Committee (JUCC) on 2018 May 9 and by Council 2018 June 27 and are in 
progress through related subdivision application SB2018-0304. 
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This land use amendment is to ensure consistency between the land use designations across 
the entirety of the future GCA lands and to allow for the subject site’s continued use for outdoor 
recreation and athletics. 
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Site Context 
 
The subject site is located at the north end of Bridlerange Place SW in the community of 
Bridlewood.  To the west is the Glenmore Christian Academy (designated Special Purpose – 
Community Institution S-CI); to the south are semi-detached homes on Bridlerange Place SW 
(designated Residential – One / Two Dwelling (R-2) District); to the east is an open space and 
stormwater retention facility (designated Special Purpose – City and Regional Infrastructure (S-
CRI) District); and to the north is a wooded open space (designated Special Purpose – School, 
Park and Community Reserve (S-SPR) District) and a grocery store anchoring a local-serving 
retail commercial area (designated Commercial – Community 2 (C-C2f1h18) District). 
 
Planning Considerations 
 
Land Use 
 
The proposed land use aligns with that of the Glenmore Christian Academy (S-CI) and 
continues the current use of the site for recreation and open space.  The proposed land use 
designation supports future plans by Glenmore Christian Academy to develop athletic facilities 
including a running track and support facilities such as restrooms. 
 
Transportation Networks 
 
Transportation impacts of the proposed running track and support facilities will be evaluated 
through the development permit process. 
 
Utilities and Servicing 
 
Water, sanitary and storm sewer mains are available, however suitability of servicing will be 
evaluated through the development permit process. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and a large notice sign was posted on-site.  Notification letters were sent to 
adjacent land owners and the application was advertised online.  No public events or meetings 
were held for this application.  No comments were received from the public. 
 
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 applicable 
policies. 
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Municipal Development Plan (Statutory – 2009) 
 
As the proposed redesignation retains the use of the site as open space and supports adjacent 
community uses (the Glenmore Christian Academy), the application is found to align with MDP 
policy regarding open space and community amenities. 
 
Midnapore III Community Plan (Non-Statutory – 1997) 
 
The subject site falls within the ‘Neighbourhood Area’ category in the Midnapore III Community 
Plan.  There is no specific guidance relative to the use of this site (it is not an identified Joint 
Use Site), however the proposed redesignation maintains open space in proximity to a 
neighbourhood node, specifically the multi-residential and commercial uses in proximity to the 
future 162 Avenue SW transit corridor. 
 
Social, Environmental, Economic (External) 
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
Separate from land use, disposition and sale of this site will remove these lands from The City’s 
inventory and reduce City operations and maintenance obligations. 
 
Current and Future Capital Budget: 
 
Separate from land use, disposition and sale of this site will result in revenue to The City. 
 
Risk Assessment 
 
As Municipal Reserve and established open space, there may be a community expectation that 
the site remains open and available for public access and recreation.  The proposed land use 
district and anticipated development of athletic facilities including a running track and support 
facilities provide for this, but linking the site more closely with the adjacent school may result in 
more limited public access than currently exists.  As Bridlewood has an open space provision of 
greater than ten per cent, the proposed land use redesignation should not unduly impact overall 
open space in the community. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed land use redesignation aligns with applicable policy for the site, integrates well 
with the adjacent school, is accompanied by restrictions on future development that would 
prevent the loss of open space, and has a positive impact on future operating and capital 
budgets. 

 
ATTACHMENT(S) 
1. Applicant’s Submission 
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Land Use Amendment in Walden (Ward 14) at 19605 Walden Boulevard SE, 
LOC2018-0185 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted 2018 August 16 by Carol McClary 
Planning Solutions on behalf of the landowner Genco (Walden) Ltd and DWG Holdings Corp. 
The application proposes to change the designation of the subject parcel from DC Direct Control 
District to Commercial – Corridor 2 f0.5h12 (C-COR2 f0.5h12) District to allow for: 
 

 commercial development;  

 a maximum building area of approximately 5,173.2 square meters based on a floor to 
parcel area ratio (FAR) of 0.5; 

 a maximum building height of 12.0 metres; and 

 a broader range of uses than what is available under the existing DC District.  
 
The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
East Macleod Trail Area Structure Plan. 
 
A development permit for a Cannabis Store within one of the existing buildings was submitted 
by Puneet Nagpal on 2018 April 24 and was refused on 2018 August 07. An appeal to the 
Subdivision and Development Appeal Board was submitted 2018 August 21 and a hearing is 
scheduled for 2019 January 08. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw the proposed redesignation of 1.03 hectares ± (2.55 acres ±) located 

at 19605 Walden Boulevard SE (Condominium Plan 1711606) from DC Direct Control 
District to Commercial – Corridor 2 f0.5h12 (C-COR2 f0.5h12) District; and 

 
2. Give three reading to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None.  
 
BACKGROUND 
 
This land use amendment application was submitted 2018 August 16 by Carol McClary 
Planning Solutions on behalf of the landowner Genco (Walden) Ltd and DWG Holdings Corp. 
As indicated in the Applicant’s Submission (Attachment 1), the application proposes to change 
the existing DC District to the standard C-COR2 District, which will allow for commercial 
development with a broader range of uses that are compatible with existing development on site 
and the surrounding area. The site is within a landfill setback area and any prohibited uses will 
require a variance to the Provincial Subdivision and Development Regulation at the 
development permit stage. A development permit for a Cannabis Store within an existing 
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building was submitted by Puneet Nagpal on 2018 April 24 and was refused on 2018 August 07. 
An appeal to the Subdivision and Development Appeal Board was submitted 2018 August 21 
and a hearing is scheduled for 2019 January 08. 
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Site Context 
 
The subject site is located in the community of Walden along Walden Boulevard SE. The site 
and surrounding parcels are developed with a number of commercial uses including medical 
clinics, offices, fitness centres, retail and consumer service and instructional facilities. An urban 
natural area and stormwater pond are located north of the site. An office development is located 
adjacent to the site to west, and a commercial development with a beverage container drop-off 
depot and retail and consumer services are located south of the site.  
 
A landfill site is located to the east of the site across Walden Boulevard SE. The landfill has an 
existing Provincial approval held by Waste Connections of Canada Inc, and is owned and 
managed by Progressive, formally known as Browning Ferrie Industries (BFI). The Provincial 
approval for the landfill expires on 2019 July 31, and to Administration’s knowledge the site is 
not currently accepting new waste. The latest development permit for a landfill expired in 2013 
July.  
 
The site is approximately 1.03 hectares in size and is developed with two one-storey buildings 
and one two-storey building.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Planning Considerations 
 
The proposed land use redesignation, if approved, would allow for commercial development 
with a broader range of uses than what is available under the existing DC District. The proposal 
meets the objectives of applicable policies as discussed in the Strategic Alignment section of 
this report.  
 
Land Use 
 
The existing DC District (Bylaw 184D2015) is based on the Industrial-Business (I-B) District with 
the additional discretionary use of Liquor Store. The DC District is intended for high quality 
manufacturing, research and office development and includes a number of discretionary 
commercial uses. The original proposal was for a new DC District based on the I-B district with 
both Liquor Store and Cannabis Store as additional discretionary uses, however the existing 
development contains commercial uses and does not have the characteristics of an industrial 
development.  
 
The proposed Commercial – Corridor 2 (C-COR2) District would allow for a broader range of 
commercial uses than what is allowed for under the existing DC District. Other commercial 
districts and the Industrial – Commercial (I-C) District were considered in the review of the 
proposal. C-COR2 was selected because it does not included uses outside the building and 
only allows for limited automotive uses. The proposed district includes uses that can serve the 
surrounding neighbourhood, and the proposed height and density modifier limit the potential for 
future development to have adverse impacts on the neighbourhood nodes and gateway 
commercial areas identified within the East Macleod Trail Area Structure Plan (ASP). The 
proposed density modifier of 0.5 FAR is consistent with the existing DC District, and the 
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proposed height modifier of 12.0 metres allows for moderate intensification of the site in the 
future.   
 
A variance to the Subdivision and Development Regulation for prohibited uses will still be 
required at the development permit stage. While the proposed C-COR2 District would expand 
the number of prohibited uses from what is included in the existing DC District, residential and 
significant intensification of commercial uses are restricted with the proposed height (12 metres) 
and density modifiers (0.5 FAR). 
 
Development and Site Design 
 
Any proposed prohibited uses under the Subdivision and Development Regulation will be 
required to follow The City’s Waste Management Facilities: Setback Variance Protocol. While a 
variance has been approved for a Liquor Store on the site (DP2016-1027), this does not mean 
that all prohibited uses will necessarily be granted a variance in the future. Cannabis Store is 
considered a prohibited use and specific mitigation measures may be identified at the 
development permit stage for the development of a Cannabis Store on this site.  
 
Redevelopment of the site is not anticipated in the short or medium term given that the existing 
development was approved in 2016 January. At the time of future redevelopment, the rules of 
the proposed C-COR2 District will provide basic guidance for development including pedestrian 
and vehicular access, site design and building massing.  
 
Environmental 
 
The site is within a landfill setback area and is subject to the Subdivision and Development 
Regulation. 
 
Transportation 
 
Vehicular and pedestrian access to the site is from the existing driveways adjacent to Walden 
Boulevard SE. The area is well served by Transit with bus stops located within 200 metres of 
the site on Walden Boulevard SE. A Transportation Impact Assessment (TIA) and Parking 
Study was not required in support of this land use amendment application.  
 
Utilities and Servicing 
 
The site is developed with water, sanitary, and storm services. The existing site services are 
adequate to support the proposed land use amendment.   
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site. Notification letters were sent to adjacent landowners and the application 
was advertised online. No public meetings were held by Administration or the applicant.  
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Administration received one inquiry but did not receive any letters regarding the application.  
 
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. 
 
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 site is located within a ‘Residential; Developing; Planned Greenfield with Area Structure 
Plan (ASP)’ area as identified on the Urban Structure Map (Map 1) in the Municipal 
Development Plan (MDP). While the MDP makes no specific reference to this site, this land use 
proposal is consistent with MDP policies including the complete communities policies found in 
subsection 2.2.4.  
 
The proposed redesignation to C-COR2 would allow for commercial development that can 
provide services that are within walking distance to surrounding residential development and 
meet the day-to-day needs of residents, in keeping with the above MDP policy. 
 
East Macleod Trail Area Structure Plan (Statutory, 2007) 
 
The site is located within Neighbourhood A of the East Macleod Trail Area Structure Plan (ASP) 
and identified as within the ‘Landfill Restricted Area’ on the Land Use Concept Map (Map 3). 
The purpose of the ‘Landfill Restricted Area’ is to provide for the protection of the landfill site, 
formally known as the BFI Landfill, from encroachment of incompatible uses (section 6.10.1).  
 
The proposed redesignation to C-COR2 does not limit the requirement for future development to 
meet the Provincial Subdivision and Development Regulation that governs landfill operations 
and landfill setbacks.  
 
Social, Environmental, Economic (External) 
 
The recommended land use district will help to implement policy goals of providing more 
compete communities with a variety of shops and services that meet daily needs of residents. 
The district also allows for a broader range of uses than the existing DC District, thereby 
increasing the overall market viability of the development. 
 
The Subdivision and Development Regulation and the Waste Management Facilities: Setback 
Variance Protocol require analysis of proposed future development of prohibited uses within the 
landfill setback for any potential environmental and health risks. 



Item # 7.2.12 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2018-1345 
2018 November 29  Page 7 of 7 
 

Land Use Amendment in Walden (Ward 14) at 19605 Walden Boulevard SE, 
LOC2018-0185 
 

 Approval(s): K. Froese concurs with this report. Author: K. van Fraassen 

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 
 
The proposed C-COR2 District includes a larger number of uses that are prohibited under the 
Subdivision and Development Regulation than the existing DC District. There is the possibility 
that uses may be proposed with future development permits that cannot be accommodated 
under the Waste Management Facilities: Setback Variance Protocol. The landowner 
acknowledges that the regulation may limit certain uses included in the proposed district, please 
see Attachment 2 for the letter submitted by the landowner. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is consistent with the applicable policies of the Municipal Development Plan and 
the East Macleod Trail Area Structure Plan.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Landowner Letter 
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Land Use Amendment in East Fairview Industrial (Ward 11) at 7929 - 11 Street SE, 
LOC2018-0197 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by the landowner, Royop (Deerfoot) 
Development Ltd. on 2018 August 29. This application proposes to change the designation of 
this property from DC Direct Control District to Commercial – Corridor 2 f0.3h11 (C-COR2 
f0.3h11) District to allow for: 
 

 commercial and mixed use developments (e.g. commercial strip mall, commercial 
storefronts with apartments or offices above); 

 a maximum building height of 11.0 metres; 

 a maximum floor area ratio (FAR) of 0.3; and  

 the uses listed in the proposed C-COR2 designation. 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan. There is 
no local area plan. A change of use development permit application (DP2018-1822) for a 
Cannabis Store use was submitted on 2018 April 24, and was refused on 2018 August 7. 
 

ADMINISTRATION’S RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.40 hectares ± (0.99 acres ±) located 

at 7929 - 11 Street SE (Condominium Plan 1310049, Unit 24) from DC Direct Control 
District to Commercial – Corridor 2 f0.3h11 (C-COR2 f0.3h11) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment application has been submitted by the landowner, Royop (Deerfoot) 
Development Ltd. on 2018 August 29. As noted in the applicant’s submission (Attachment 1), 
the applicant is intending to accommodate a range of uses, including the Cannabis Store use. 
At this time, the applicant is not considering demolition and a comprehensive redevelopment of 
the site, but rather the allowable uses within the proposed land use district. 
 
A change of use development permit application (DP2018-1822) was submitted on 2018 April 
24, to propose a Cannabis Store use within an existing commercial building, and was refused 
on 2018 August 07. This application was refused as the Cannabis Store use is not a permitted 
or discretionary use in the existing Direct Control District (Bylaw 27Z2006). 
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Site Context 
 
The subject site is located in the community of East Fairview Industrial at the southwest corner 
of Heritage Meadows Way SE and 11 Street SE. Lands to the north, east, south and west are 
subject to the same existing DC Direct Control District as the subject site and are comprised 
largely of commercial developments with the exception of lands to the east, which are vacant 
and undeveloped. 
 
The subject site was subdivided from a larger parcel on 2013 January 07 as part of a 
subdivision application (SB2012-0143). The total area of the subject site is approximately 0.40 
hectares ± (0.99 acres ±). The site is developed with a single-storey commercial building and 
surface parking areas. On-site surface parking is accessed via 11 Street SE and Heritage 
Meadows Way SE.  
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal allows for a wider range of uses. The proposal meets the objectives of applicable 
policies as discussed in the Strategic Alignment section of this report. 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
This application is to redesignate the site from the existing DC Direct Control District (Bylaw 
27Z2006), based on the C-5/.5 Shopping Centre District of Land Use Bylaw 2P80 to 
Commercial – Corridor 2 (C-COR2 f0.3h11) District of Land Use Bylaw 1P2007. The subject site 
is identified as a site within ‘Site 4’ of the existing DC District. The existing DC District from 2006 
has specific development requirements, including limiting all automotive sales and rental 
development across Sites 1 to 4 to a maximum site area of 6.0 hectares and requiring that all 
building have a minimum setback of 6.0 metres from any property line, except for any buildings 
abutting Deerfoot Trail. The DC District also allows for a maximum building height of 28.0 
metres not including architectural features. Sites 1 to 4 have a maximum gross floor area of 
176,516 square metres (1,900,000 square feet) cumulatively across all sites. Additional site 
restrictions are registered on title, and although not binding on development decisions, they may 
further limit the maximum building area and height that can be developed across individual sites 
and condominium units within Site 1 to 4.  
 
The proposed C-COR2 f0.3h11 District is intended to accommodate commercial development 
on both sides of the street with buildings located varying distances from the street, limited 
automotive uses, and opportunities for residential and office uses to be in the same building. 
The proposed district allows for a range of uses, a maximum height of 11.0 metres, and a 
maximum floor area ratio of 0.3, which aligns with the existing built form and parcel size. The 
proposed C-COR2 f0.3h11 District also aligns with the relevant policies, while broadening the 
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range of uses and allowing flexibility to support future redevelopment and upgrades to the 
existing one-storey building.  
 
Development and Site Design 
 
The intent of this application is to allow for a wider range of commercial uses on the site. The 
site is developed with one building and a surface parking area, and no comprehensive 
redevelopment of the site is being contemplated at this time. Should the site be redeveloped in 
the future, direct vehicle access to the site will continue to occur from shared accesses off of 
Heritage Meadows Way SE and 11 Street SE. Any future development permit application would 
be reviewed for compliance with the rules for the specific use and the proposed C-COR2 
f0.3h11 District.  
 
Environmental 
 
No environmental issues have been identified at this time. An Environmental Site Assessment 
was not required for this application. 
 
Transportation Networks 
 
A Transportation Impact Assessment (TIA) and parking study was not required for the proposed 
land use. Vehicular access to the parcel is available and anticipated from the existing driveways 
adjacent to 11 Street SE. and Heritage Meadows Way SE. The area is well served by Transit 
via routes 43 and 72, located within 150 metres of the subject site. At the time of 
redevelopment, access and parking will be reviewed to ensure it is adequate to accommodate 
the proposed and existing uses on-site. 
 
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  
 
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. No public meetings were held by the applicant or 
Administration in association with this application. There is no community association for this 
area.  
 
Administration did not receive any comments in response to the circulation. 
 
Following Calgary Planning Commission, notifications 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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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 site is located within a ‘Community Activity Centre’ as identified on Map 1: Urban Structure 
Map in the Municipal Development Plan (MDP). Community Activity Centres (CACs) provide a 
concentration of jobs and population in strategic locations throughout the city and represent a 
local destination for multiple communities. They provide an opportunity to accommodate 
significant numbers of workers and residents in centres that are well served by public transit. As 
most CACs are existing commercial developments, they should continue to provide a significant 
level of commercial and retail service.  
 
While the MDP makes no specific reference to this site, the proposal is consistent with the 
applicable policies. The proposed C-COR2 f0.3h11 District allows the existing one-storey 
commercial development on-site to continue to function, while supporting its viability through the 
introduction of new uses. At this time, no demolition or a comprehensive redevelopment is being 
contemplated, and the proposed land use district supports the provision of a greater range of 
uses that are within a short walking distance of and have direct pedestrian connections to transit 
and adjacent commercial developments.  
 
Local Area Plan 
 
There is no local area plan. 
 
Social, Environmental, Economic (External) 
 
The proposed land use district supports the provision of a wider range of uses that are within a 
short walking distance of and have direct pedestrian connections to transit and adjacent 
commercial developments. The district also increases the market viability of existing commercial 
developments on-site, and may encourage future redevelopment of the site. 
 
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 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 known risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is consistent with the applicable policies of the Municipal Development Plan. The 
proposal supports a greater range of uses that support the viability of the existing commercial 
development on-site.   

 
ATTACHMENT(S) 
1. Applicant’s Submission 
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Land Use Amendment in Mahogany (Ward 14) at Multiple Addresses, LOC2018-
0216 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted to The City of Calgary by Village Cannabis 
on behalf of the landowners, Westman Village Lyric Inc and Westman Village Calligraphy Inc 
(Jayman BUILT) on 2018 September 26. This application proposes to redesignate the subject 
parcel from a DC Direct Control District (Bylaw 102D2018) to a DC Direct Control District with 
the same rules and uses as the existing DC Direct Control District, with the additional uses of: 
 

 Cannabis Counselling; and 

 Cannabis Store. 
 

The proposal is consistent with applicable policies of the Municipal Development Plan and the 
Mahogany Community Plan. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 2.17 hectares ± (5.36 acres ±) located 

at 11 Mahogany Circle SE, 226 Mahogany Garden SE and 2231 and 2255 Mahogany 
Boulevard SE (Condominium Plan 1811825, Unit A; Condominium Plan 1811825, Unit 
B; Plan 1811825, Condominium Units 1-457; Plan 1810748, Block 27, Strata Lot 5) from 
DC Direct Control District to DC Direct Control District to allow for Cannabis Counselling 
and Cannabis Store uses, with guidelines (Attachment 2); and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
As noted in the Applicant’s Submission (Attachment 1), the applicant is intending to 
accommodate a proposed Cannabis Store use. A change of use development permit application 
(DP2018-4101) for a Cannabis Store use was submitted on 2018 August 28, and is under 
review.  
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Site Context 
 
The subject site is located in the southeast community of Mahogany, at the corner of Mahogany 
Boulevard SE and Mahogany Gardens SE. The site is the western portion of a comprehensive 
development called Westman Village. Lands to the north and east of Westman Village are 
parks. To the east of the park is undeveloped low density residential designated land. To the 
south out Westman Village, there is undeveloped multi-residential designated land. To the west 
of Westman Village is a strip of developed low density designated land, multi-residential 
designated land, and commercial designated land. 
 
The subject site’s total area is approximately 2.17 hectares ± (5.36 acres ±) of the 5.51 hectare 
± (13.61 acre ±) Westman Village site. The subject site is under construction, with six multi-
residential buildings, a standalone restaurant, and a retail main street. 
 
As identified in Figure 1, Mahogany’s peak population was in 2017 with 8,444 residents. 
 

Figure 1: Community Peak Population 

Mahogany 

Peak Population Year 2017 

Peak Population 8,444 

2017 Current Population 8,444 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2017 Civic Census   
 

Additional demographic and socio-economic information may be obtained online through the 
Mahogany community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal is to allow for the addition of two uses in a direct control based on a Multi-
Residential District of Land Use Bylaw 1P2007, that would allow for Cannabis Counselling and 
Cannabis Store uses. The proposal is consistent with the applicable policies, as discussed in 
the Strategic Alignment section of this report. 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
This application is to redesignate a portion of the Westman Village site from the existing DC 
Direct Control (Bylaw 102D2016), based on the Multi Residential – High Density Medium Rise 
(M-H2) District of Land Use Bylaw 1P2007. The eastern portion of the existing DC Direct 
Control (Bylaw 102D2016), based on the Multi Residential – High Density Low Rise (M-H1) 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Mahogany.aspx
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District of Land Use Bylaw 1P2007. The intent of Bylaw 102D2016 is to accommodate primarily 
multi-residential development with additional commercial, medical and recreational uses to 
serve local residents. Given that the proposed additional uses are commercial and medical and 
are intended to serve local residents, the proposed additional uses are consistent with the 
existing direct control district and allows the existing pattern of development to continue. 
 
Development and Site Design 
 
The built form of the Westman Village site is medium-rise, pedestrian-oriented development. 
Parking for the site is primarily located underground, with short-term, at-grade parking available 
for patrons of businesses on the retail main street. 
 
Stakeholder Engagement, Research and Communication 
 
Four letters in opposition of the proposed land use redesignation were received from the public 
by the Calgary Planning Commission report submission date. 
 
No comments were received from the Copperfield-Mahogany Community Association 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, the date of the Public Hearing and options for providing 
feedback will be advertised to the public. 
 
Environmental 
 
An environmental site assessment was not required for this land use redesignation application 
 
Transportation Networks 
 
Transportation impact assessments and parking studies were for this land use redesignation 
application. 
 
Vehicular access to the site is available from Mahogany Boulevard SE and Mahogany Gardens 
SE. 
 
The site is approximately 200 metres walking distance from a Calgary Transit bus stop location 
on Mahogany Boulevard SE that is served by route 468. 
 
There are public pathways to the north and east of the site. 
 
Utilities and Servicing 
 
The site is developed and has access to with water, sanitary, and storm services. The existing 
site services are adequate to support this proposed land use amendment application. 
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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 has been advertised online. No public meetings were held by 
the Applicant or Administration in association with this application. 
 
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). 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 a “Residential; Developing; Planned Greenfield with Area 
Structure Plan (ASP) area, according to the Urban Structure Map (Map 1) of the Municipal 
Development Plan (MDP). Subsection 3.6.1.a. of the MDP states, “The ASPs 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...” While the MDP 
makes no specific reference to this site, the proposal is consistent with the applicable policies. 
 
Mahogany Community Plan (Statutory, 2007)  
 
The site is within a “Residential Area” on Land Use Map (Map 3) of the Mahogany Community 
Plan (MCP). The “Residential Area” policies allow for neighbourhood commercial uses and 
other similar and accessory uses determined to be compatible and appropriate. Multi-residential 
development in the “Residential Area” is generally encouraged to be pedestrian-oriented. 
While the MCP makes no specific reference to this site, the proposal is consistent with the 
applicable policies. 
 
Social, Environmental, Economic (External) 
 
No environmental studies were required for this land use redesignation 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. 
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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 
the Mahogany Community Plan and is consistent with the intent of the existing direct control 
district.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Direct Control Guidelines 
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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 primarily Multi-Residential Development with additional 

commercial, medical and recreational uses to serve local residents. 
 
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 Multi Residential – High Density Medium Rise (M-H2) 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 Multi Residential – High Density Medium Rise (M-H2) 

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

(a) Cannabis Counselling; 
(b) Cannabis Store; 
(c)  Fitness Centre; 
(d)  Indoor Recreation Facility; 
(e)  Instructional Facility; 
(f)  Liquor Store; 
(g)  Medical Clinic; 
(h)  Restaurant: Food Service Only – Large; 
(i)  Restaurant: Food Service Only – Medium; 
(j)  Restaurant: Licensed – Large; 
(k)  Restaurant: Licensed – Medium; and 
(l)  Social Organization. 

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

Rise (M-H2) District of Bylaw 1P2007 apply in this Direct Control District. 
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