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AGENDA

CALGARY PLANNING COMMISSION

February 7, 2019, 1:00 PM

IN THE COUNCIL CHAMBER
Members

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

CALL TO ORDER

OPENING REMARKS

CONFIRMATION OF AGENDA

CONFIRMATION OF MINUTES

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2019 January 24

CONSENT AGENDA

5.1 Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-0201,
CPC2019-0097

5.2 Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2202 and 2204 — 25
Avenue NW, LOC2018-0094, CPC2019-0051

POSTPONED REPORTS
(including related/ supplemental reports)

None



7.

8.

9.

ITEMS FROM OFFICER, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS

7.1.1

Land Use Amendment in Shepard Industrial (Ward 12) at 11111 Barlow Trail SE,
LOC2018-0175, CPC2019-0068

Development Permit in Shepard Industrial (Ward 12) at 11111 Barlow Trail SE,
DP2018-3647, CPC2019-0069

7.2 PLANNING ITEMS

7.2.1

7.2.2

7.2.3

724

7.2.5

7.2.6

Land Use Amendment in Evanston (Ward 2) at 2045 and 2060 Symons Valley
Parkway NW, LOC2018-0212, CPC2019-0053

Land Use Amendment in Stoney 3 (Ward 5) at 11125 — 38 Street NE, LOC2018-
0240, CPC2019-0033

Land Use Amendment in Stoney 1 (Ward 3) at 11105, 11110 and 11130 - 11
Street NE, LOC2018-0211, CPC2019-0119

Land Use Amendment in Whitehorn (Ward 10) at 4525 — 52 Street NE, LOC2018-
0253, CPC2019-0133

Land Use Amendment in South Calgary (Ward 8) at 2039 - 30 Avenue SW,
LOC2018-0236, CPC2019-0126

Policy Amendment and Land Use Amendment in Cliff Bungalow (Ward 8) at 528 -
25 Avenue SW and 2412R - 5 Street SW, LOC2018-0143, CPC2019-0120

7.3 MISCELLANEOUS ITEMS

URGENT BUSINESS

ADJOURNMENT
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CONSENT AGENDA

ITEMNO.: 5.1
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Fraser McLeod
Renfrew (Ward 9)
LOC2018-0201 (CPC2019-0097)

From: Residential — Contextual One / Two Dwelling
(R-C2) District

To: Residential Grade — Oriented Infill (R-CGex)
District

1101 Russet Road NE
CivicWorks Planning + Design
Steven K Jewan

APPROVAL

ITEM NO.: 5.2

COMMUNITY:

FILE NUMBER:

PROPOSED POLICY AMENDMENTS:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

David Mulholland

Banff Trail (Ward 7)

LOC2018-0094 (CPC2019-0051)

Amendment to the Banff Trail Area Redevelopment Plan

From: Residential — Contextual One / Two Dwelling
(R-C2) District

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

2202 and 2201 — 25 Avenue NW
Jim Sherwood

Evra D Sherwood

Helen Bromhead

Michael Bromhead

APPROVAL
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DEVELOPMENT ITEMS

ITEM NO.: 7.1.1 Angelique Dean

(Related to Item 7.1.2)
COMMUNITY: Shepard Industrial (Ward 12)
FILE NUMBER: LOC2018-0175 (CPC2019-0068)
PROPOSED REDESIGNATION: From: DC Direct Control District

To: DC Direct Control District to accommodate the

MUNICIPAL ADDRESS:

APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

additional discretionary use of Power Generation
Facility — Large

11111 Barlow Trail SE
Stantec Architecture
Viterra Inc

APPROVAL

ITEM NO.: 7.1.2

COMMUNITY:

FILE NUMBER:

PROPOSED DEVELOPMENT:
MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Angelique Dean
(Related to Iltem 7.1.1)

Shepard Industrial (Ward 12)
DP2018-3647(CPC2019-0069)
Power Generation Facility - Large
11111 Barlow Trail SE

Stantec Architecture

Viterra Inc

APPROVAL
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PLANNING ITEMS

ITEMNO.: 7.2.1
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

David Mulholland

Evanston (Ward 2)
LOC2018-0212 (CPC2019-0053)
From: DC Direct Control District

To: Commercial — Community 2 f0.5h18 (C-
C2f0.5h18) District

2045 and 2060 Symons Valley Parkway NW
Stantec Consulting

Evanston Plaza Ltd
Evanston Towne Centre Ltd

APPROVAL

ITEM NO.: 7.2.2
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Josh de Jong

Stoney 3 (Ward 5)

LOC2018-0240 (CPC2019-0033)

From: DC Direct Control District

To: Industrial — Commercial (I-C) District
11125 — 38 Street NE

Rick Grol

1998281 Alberta Inc (Daljeet Garcha)

APPROVAL



ITEM NO.: 7.2.3
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Calgary Planning Commission
2019 February 07
Page 5

Josh de Jong

Stoney 1 (Ward 3)

LOC2018-0211 (CPC2019-0119)

From: Industrial — General (I-G) District
To: Industrial - Commercial (I-C) District
11105, 11110, and 11130 — 11 Street NE
Urban Systems

Melcor Developments Ltd

APPROVAL

ITEMNO.: 7.2.4
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Shane Gagnon

Whitehorn (Ward 10)

LOC2018-0253 (CPC2019-0133)

From: DC Direct Control District

To: Commercial — Neighbourhood 1 (C-N1) District
4525 — 52 Street NE

Rick Balbi Architect

Moga Holdings Corp

APPROVAL



ITEM NO.: 7.2.5
COMMUNITY:
FILE NUMBER:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Calgary Planning Commission
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Page 6
Dino Civitarese
South Calgary (Ward 8)
LOC2018-0236 (CPC2019-0126)
From: DC Direct Control District
To: DC Direct Control District to accommodate semi-

detached residential development
2039 - 30 Avenue SW
QuantumPlace Developments
Bernadett Maxwell

APPROVAL

ITEM NO.: 7.2.6
COMMUNITY:
FILE NUMBER:

PROPOSED POLICY AMENDMENTS:

PROPOSED REDESIGNATION:

MUNICIPAL ADDRESS:
APPLICANT:

OWNER:

ADMINISTRATION RECOMMENDATION:

Desmond Bliek
Cliff Bungalow (Ward 8)
LOC2018-0143 (CPC2019-0120)

Amendments to the Cliff Bungalow Area Redevelopment
Plan

From: Multi-Residential — Contextual Medium Profile
(M-C2) District

To: DC Direct Control District based on the Mixed
Use — General (MU-1) District to accommodate
mixed-use development

528 - 25 Avenue SW and 2412R - 5 Street SW

CivicWorks Planning + Design

Mission Seniors Living Ltd

APPROVAL



PRESENT:

ALSO PRESENT:

Item # 4.1

Calgary |%&

MINUTES
CALGARY PLANNING COMMISSION

January 24, 2019, 1:00 PM
IN THE COUNCIL CHAMBER

Director M. Tita, Chair
Director R. Vanderputten, Vice-Chair
Councillor G. Chahal

Councillor E. Woolley

Commissioner L. Juan
Commissioner A. Palmiere
Commissioner J. Scott
Principal Planner |. Copge

2. OPENING REMARKS

No opening rem

ﬁj achat today's Meeting.
Q}w

CONFIRMATION

e removed from the omnibus motion in order to be

MOTION CARRIED

MOTION CARRIED

4. CONFIRMATION OF MINUTES

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2019
January 10

Moved by Commissioner Scott



Item # 4.1

That the Minutes of the Regular Meeting of the Calgary Planning Commission,
held on 2019 January 10, be confirmed.

MOTION CARRIED

CONSENT AGENDA

Moved by Commissioner Palmiere

That the Administration Recommendations contained in the following-Report be
approved in an omnibus motion:

5.1

52

LOC2018-0263, CPC2019-0067

A Revised Attachment 2 was distr

That with respect to Re
amended:

MOTION CARRIED

\/
\oé%mendments in Beltline (Wards 8 And 11) — Beltline Area Redevelopment
Plan Land Use Bylaw 1P2007 Amendments — Phase 1, CPC2019-0003

The following items were distributed with respect to Report CPC2019-0003:

* Aletter, dated 2019 January 10, from the Beltline
Neighbourhoods Association; and

* A document summarizing the comments of CPC members (Revised
Attachment 8).

Moved by Commissioner Juan

That with respect to Report CPC2019-0003, the following be approved:



Item # 4.1

That the Calgary Planning Commission receive the presentation, this report, and
Calgary Planning Commission’s comments (as distributed today) for information.

MOTION CARRIED

REVISED ATTACHMENT
6.1.1 Revised Attachment 8
7. ITEMS FROM OFFICER, ADMINISTRATION AND COMMITTEE
7.1 DEVELOPMENT ITEMS

None
7.2 PLANNING ITEMS

at 924 and 1185 Na’a Drive SW, LOC2018-0205, CPC2019-0062

Councillor Woolley introduced a group of students from Elbow Park
School in Ward 11, along with their teachers.

A list of clerical corrections was distributed with respect to Attachments 3
and 4 contained in CPC2019-0062.

Moved by Commissioner Juan
That with respect to Report CPC2019-0062, the following be approved:

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



Item # 4.1

1. ADOPT, by bylaw, the proposed amendments to the Canada Olympic
Park and Adjacent Lands Area Structure Plan (Corrected Attachment
4); and

Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 0.50 hectares +
(1.25 Acres 1) located at 1185 Na’a Drive SW (Plan 1811742, Block
3, Lot 8) from DC Direct Control District to DC Direct Control District
to accommodate Multi — Residential Developme
(Attachment 2); and
Give three readings to the proposed bylay:
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Attachment 3); and
6. Give three readings to the
VIOTION CARRIED

7.3 MISCELLANEOUS ITEMS
None

8. URGENT BUSINESS

None

ADJOURNMEN

MOTION CARRIED

* Land Use Amendment in Bridgeland-Riverside (Ward 9) at 950 McPherson Square
NE, LOC2016-0193, CPC2019-0070

+ Policy Amendment and Land Use Amendment in Medicine Hill (Ward 06) at 924 and
1185 Na’a Drive SW, LOC2018-0205, CPC2019-0062.

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held
on 2019 February 07.
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ltem #5.1
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0097

2019 February 07

Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201

EXECUTIVE SUMMARY

This land use redesignation application was submitted by CivicWorks Planning + Design on
2018 March 12 on behalf of the landowner, Steven K Jewan. This application proposes to
change the designation of this property from Residential — Contextual One / Two Dwelling (R-
C2) District to the Residential — Grade-Oriented Infill (R-CGex) District to allow for:

e rowhouses without secondary suites or backyard suites, in addition to building types
already allowed on this site (e.g. single detached, semi-detached, and duplex homes);

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

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

o the uses listed in the proposed R-CGex District.

This proposal is in keeping with applicable policies of the Municipal Development Plan and
aligns with the North Bow Design Brief.

A development permit application for a five-unit rowhouse development has been submitted and
is under review by Administration.

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

1. ADOPT, by bylaw, the proposed redesignation of 0.07 hectares * (0.17 acres %) located
at 1101 Russet Road NE (Plan 6133GA, Block 5, Lot 29) from Residential — Contextual
One / Two Dwelling (R-C2) District to Residential Grade — Oriented Infill (R-CGex)
District; and

2. Give three readings to the proposed bylaw.

PREVIOUS COUNCIL DIRECTION / POLICY
None.
BACKGROUND

This land use amendment application was initially submitted by CivicWorks Planning + Design
on 2018 March 12 on behalf of the landowner, Steven K Jewan.

On 2018 December 20, the applicant requested that their land use redesignation be updated
and revised from R-CG to R-CGex to respond to community feedback received and provide
additional certainty to the surrounding community that secondary suites will not be permitted or

Approval(s): K. Froese concurs with this report. Author: F. McLeod
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ltem #5.1
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0097

2019 February 07

Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201

constructed on the site. The applicant’s submission found in Attachment 1 of this report outlines
this recent change.

A development permit application for a five-unit rowhouse development (DP2018-4442) has
been submitted and is under review (Attachment 4).

Approval(s): K. Froese concurs with this report. Author: F. McLeod
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Calgary Planning Commission CPC2019-0097

2019 February 07

Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201
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Approval(s): K. Froese concurs with this report. Author: F. McLeod
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ltem #5.1
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0097

2019 February 07

Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201

Site Context

The subject site is located in the community of Renfrew at the northwest corner of Russet Road
NE and Remington Road NE. The predominant land use in this area is Residential — Contextual
One / Two Dwelling (R-C2) District, with the exception of a neighbourhood-scale commercial
development to the south across Remington Road NE, designated under the Commercial —
Neighbourhood 2 (C-N2) District. Surrounding development to the east, west, and north of the
subject site, consists of a mixture of single and semi-detached dwellings.

The subject site is approximately 0.07 hectares in size with approximate dimensions of
17.5 metres by 33.5 metres. The site has lane access along the west property line, accessed
from Remington Road NE. The site is currently vacant.

As identified in Figure 1, the community of Renfrew reached its peak population in 1968 with
8,019 residents. The current population for the community is 6,397 residents, a decline of 1,622
residents (-20 percent) from peak population.

Figure 1: Community Peak Population

Renfrew

Peak Population Year 1968
Peak Population 8,019
2017 Current Population 6,397
Difference in Population (Number) -1,622
Difference in Population (Percentage) -20%

Source: The City of Calgary 2017 Civic Census

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

INVESTIGATION: ALTERNATIVES AND ANALYSIS

This proposal allows for a range of building types that have the ability to be compatible with the
established built form for the neighbourhood. 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

The existing Residential — Contextual One / Two Dwelling (R-C2) District is a residential
designation in developed areas that is intended to accommodate existing residential
development and contextually sensitive redevelopment in the form of single detached, semi-

Approval(s): K. Froese concurs with this report. Author: F. McLeod
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Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201

detached, and duplex dwellings. Single detached homes may include a secondary suite. The
R-C2 District allows for a maximum building height of 10 metres and a maximum density of two
dwelling units.

The proposed Residential — Grade-Oriented Infill (R-CGex) District is a residential designation
that is primarily for two to three storey (11 metres maximum) rowhouse 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 five dwelling units on the subject site.

The R-CGex District also allows for a range of other low-density housing forms such as single
detached, semi-detached, and duplex dwellings. The R-CGex District has the same purpose as
the Residential — Grade-Oriented Infill (R-CG) District except that it does not accommodate
secondary suites or backyard suites.

Development and Site Design

The rules of the proposed R-CGex District will provide guidance for the future redevelopment of
the site, including appropriate uses, building height and massing, landscaping and parking.
Given the location of this site at the corner of Russet Road NE and Remington Road NE,
additional design considerations being considered as part of the development permit process
include:

e ensuring an engaging built interface that addresses both street frontages;

e emphasizing individual at-grade entrances; and

e providing a front entry and design elements that address Russet Road NE.
More information about the development permit can be found in Attachment 4.
Transportation
A Transportation Impact Assessment (TIA) or Parking Study were not required as part of the
land use amendment application. Vehicular access to the parcel is available and anticipated to
continue from the lane. The area is well served by transit via routes 19, 745, and 872 located
within approximately 50 metres of the subject parcel. Access and parking will be reviewed at the
development permit stage.

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.

Approval(s): K. Froese concurs with this report. Author: F. McLeod
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Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201

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. Notification letters were sent to adjacent land owners
and the application was advertised online.

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.

The Renfrew Community Association provided a letter of support regarding this proposed land
use amendment on 2018 October 15. The comments from the Renfrew Community Association
can be found in Attachment 2.

Applicant-led Engagement

In addition to Administration’s standard practices, the applicant, CivicWorks Planning + Design,
also met with the Renfrew Community Association’s Development Committee in 2018
September to discuss and solicit feedback about the proposed land use amendment and
development applications. The applicant also installed supplementary on-site signage, delivered
information postcards to ensure surrounding area neighbours were aware of proposed changes
to the subject site, and facilitated a site visit to similar developments in nearby communities to
discuss the R-CG District with an interested community member. Details regarding the
applicant’s supplementary engagement efforts can be found in Attachment 3 of this report.

City-led Engagement

In response to the notice posting, and circulation of the land use amendment application,
Administration received two (2) letters of support and 20 letters of objection regarding the
proposed land use amendment application and the proposed development permit application
(DP2018-4442).

The two (2) letters of support identified that the proposed applications will add vibrancy to
Renfrew and provide some ‘missing middle’ product that is lacking in the community. They also
identified that R-CG remains a low density residential land use and is contextual to the low
density fabric surrounding the site, and emphasized how the corner lot location is ideal for the
proposed designation in term of adding density to the community and further activating the
commercial lot across this parcel.

Within the letters of opposition, comments largely focused on the proposed development permit
application and the built form that R-CG land use district enables. Reasons stated for opposition
to the proposed redesignation in the 20 letters received by Administration are summarized as
follows:

Approval(s): K. Froese concurs with this report. Author: F. McLeod
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Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201

e R-C2 District is more appropriate land use district for this inner-city area, and should

guide future redevelopment instead of the proposed R-CG District;

property may set a precedent for other land use redesignations in the community;

preference for a semi-detached R-CG building over a R-CG rowhouse development;

opposition to the proposed increased in density and parcel coverage;

increased height on site with proposed R-CG District would be incongruent with adjacent

character of the built form, the street, and the surrounding neighbourhood,;

M-CG District may be more appropriate for the proposed development;

e existing safety issues with crossing at Russet Road and Remington Road for pedestrian
safety should be addressed through traffic calming measures prior to redevelopment;

e negative impact on the adjacent intersection by proposed higher density development;

e negative impact on available on-street parking;

lack of interface and interaction between the proposed development and Russet Road,

including front door entrances that face onto this street;

Russet Road is not a collector and should not be the location for a future rowhouse;

negative impact on traffic and congestion on adjacent streets;

interface of the unit over the garage with the laneway, and parcels to the west and north;

privacy concerns regarding proposed development and neighbouring properties;

low quality exterior building materials and finishes of the proposed development in

relation to existing built form in and around the community;

concerns regarding small size of the garages for proposed development, and future use;

¢ the number of potential bylaw relaxations required for the proposed development;

e concerns regarding the design of the unit over the garage of the proposed development,
including its floor area size, interface with adjacent parcels, and lack of amenity space;

e implications of multiple garbage bins on site due to proposed five-unit rowhouse

development associated with the land use amendment application;

negative impact on existing residents;

increase in activity and transient populations in the neighbourhood;

sharing of laneway by existing residents with a multi-residential development;

concerns regarding the pre-sale of units in advance of any approvals; and

decrease in property values.

It should be noted that comments summarized above focus on development permit application
details and are included for reference as individuals primarily provided comments on both the
land use amendment application and development permit application in the same
correspondences.

Strategic Alignment

South Saskatchewan Regional Plan (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.

Approval(s): K. Froese concurs with this report. Author: F. McLeod
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Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

Municipal Development Plan (Statutory, 2009)

The subject site is located within the Residential - Developed - Inner City area, according to the
Urban Structure Map (Map 1) 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 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.

North Bow Design Brief (Non-statutory, 1977)

The subject site falls within the North Bow Design Brief. The North Bow Design Brief identifies
the subject site as located within a Low Density Residential area. While this application was
evaluated primarily against current MDP policies, this non-statutory document outlines
guidelines to consider for land use redesignations that are relevant to this application. The
Design Brief indicates that redesignations of this nature may be permitted in areas where there
are adequate transportation, shopping, cultural, education and recreation facilities. Given the
location and site context of the subject site, the proposed land use generally aligns with the
intent of the North Bow Design Brief by promoting infill redevelopment that is sensitive and
compatible and in close proximity to transit and community amenities.

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.

Approval(s): K. Froese concurs with this report. Author: F. McLeod
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Land Use Amendment in Renfrew (Ward 9) at 1101 Russet Road NE, LOC2018-
0201

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 and the
North Bow Design Brief. The proposed R-CGex District is intended for parcels located near or
directly adjacent to low density residential development, while allowing for a range of building
types that have the ability to be compatible with the surrounding built form. The proposed
R-CGex responds to specific community concerns by not allowing secondary suites or backyard
suites at this location, while still ensuring that the evolving range of housing needs of different
age groups, lifestyles and demographics can be accommodated.

ATTACHMENT(S)

1. Applicant’s Submission

Community Association Letter
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Applicant’s Submission

Ve
< 460 -5119 Elbow Drive SW P 403 201 5305
= Calgary, Alberta T2V 1H2 F 403 201 5344
2y
21.01.2019 RE:

Land Use Redesignation LOC2018-0201

Concurrent Development Permit DP2018-4442
—_— From R-C2 to R-CGex: 1101 Russet Road NE | Lot 29, Block 5, Plan 6133GA | 0.07 ha
Planning & Development

The City of Calgary APPLICANT STATEMENT

PO Box 2100, Station M The subject site is located in the northeast community of Renfrew and consists of 0.07 ha (0.17
800 Macleod Trail SE ac) of privately owned land. Stone West Homes has retained CivicWorks to undertake a land
Calgary, Alberta T2P 2M5 use redesignation process of the property to facilitate the construction of a five-unit Rowhouse

Building with front doors facing both Remington Road NE and Russet Road NE, a five-stall
parking garage structure, and no provisions for secondary suites on site. The proposed use is
well-suited to the site, given its surrounding context, lot characteristics and location.

The site’s current R-C2 (Residential - Contextual One / Two Dwelling) District allows for duplex,
single and semi-detached dwellings and limits each of the subject parcels to two households
regardless of configuration. In support of the proposed development, this application seeks to
amend the existing R-C2 District to a R-CGex District. The initial submission of this application
proposed a redesignation to the R-CG District, however, the Renfrew Community Association
expressed a preference for the "ex” modifer to be added to the application - which limits the
ability of future applicants to develop secondary suites on the property, and so the application
has been updated and properly advertised by City Administration to reflect this change.

Like R-C2, the R-CGex District is a Low Density Residential District intended to facilitate grade-
oriented development. The intent of the R-CGex District is to; accommodate grade-oriented
development in the form of Rowhouse Buildings, Duplex Dwellings, Semi-detached Dwellings
and Cottage Housing Clusters; provide flexible parcel dimensions and building setbacks that
facilitate integration of a diversity of grade-oriented housing over time; and accommodate site
and building designs that are adaptable to the functional requirements of evolving household
needs.

The subject lands do not fall within the boundaries of any Local Area Plans and are governed
by higher level, City-wide policy like the Municipal Development Plan (MDP) and Developed
Areas Guidebook (DAG), which support greater housing choice and reinforce more complete
and resilient residential neighbourhoods. The MDP identifies ground-oriented housing as a
key component of complete communities and encourages growth and change in low density
residential neighbourhoods through the addition of a diverse mix of ground-oriented housing
options.

PLANNING RATIONALE

The subject site features numerous characteristics that make it especially appropriate for the
proposed R-CGex land use change, which will directly facilitate the development of new and
innovative inner-city housing options for Calgarians:

www.civicworks.ca 1
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Corner Lot: The subject site occupies a corner lot, allowing the proposed development to
\‘ I(’ contribute to the neighbourhood streetscape by addressing both Remington Road NE and
Russet Road NE with grade-oriented unit entrances.
0” '\s Direct Lane Access: The subject site has direct lane access, facilitating a development
that orients vehicle access to the rear lane, creating an uninterrupted, pedestrian-friendly
streetscape interface along Remington Road NE and Russet Road NE.

Major Road: The subject site is located along Russet Road NE - classified as a Collector Road -
ensuring both ease of access and traffic capacity for future residents.

Proximity To Commercial: The subject site is located across the street from a neighbourhood
commercial site.

Proximity To Transit: The subject site is located less than 200m from two transit stops (Route
17 and 19), and less than 600m from a BRT stop (Route 303 Max). These routes provide access
East/West to Sunridge Mall, SAIT and the University of Calgary, and North/South to the City
Centre.

Proximity To An Existing Open Space, Park or Community Amenity: The subject site allows
residents direct and easy access to a variety of community resources. The property is located
less than 400m (a = five minute walk) from the Renfrew Community Association, Stanley Jones
School, Children’s Village School, St. Alphonsus School, Renfrew Boys and Girls Club, Renfrew
Athletic Park, Renfrew Aquatic and Recreation Centre, and the Stew Hendry / Henry Viny
Arena.

CITY-WIDE POLICY ALIGNMENT

This proposed land use redesignation and associated development vision is consistent with
the city-wide goals and policies of the Municipal Development Plan, which encourage: the
development of more innovative and affordable housing options in established communities;
more efficient use of infrastructure; and more compact built forms in locations with direct and
easy access to transit, shopping, schools and other community services.

COMMUNITY ENGAGEMENT

Stone West Homes is committed to being a good neighbour and working with surrounding
community members and stakeholders throughout the application process. As part of that
commitment, Stone West Homes and the project team undertook a comprehensive community
engagement process in support of this application to ensure a clear and transparent
application process for all stakeholders. Stakeholders like the Community Association and
Ward Councillor’s office are actively invited to participate in our process, which focuses on
informative and fact-based engagement and communications. Much of what we heard related
to the concurrent Development Permit application, and the project team responded to this
feedback with revisions to the Development Permit Plans. A summary of our engagement
process is included in the application package, key elements of our engagement efforts
included:

On-site Signage | Installed on-site at time of submission

To supplement the usual City of Calgary notice signage that is associated with Land Use
Redesignation and Development Permit applications, Stone West Homes and the project team
deploy on-site signage that notifies neighbours and surrounding community members of a
proposed land use change.

The signage outlines the land use change and development vision for the subject site and
directs interested parties to get in touch with the project team via a dedicated email inbox and
phone line. All inquires, questions and comments are received, compiled, and responded to
by the project team in a timely manner.

www.civicworks.ca 2
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g,\“ l(' Surrounding Area Postcard Drop | ~ 100 surrounding area neighbours
éo < Paired with on-site signage, hand delivered postcards ensure that surrounding area
RX neighbours and adjacent property owners are aware of the proposed land use change and

associated development vision.

The postcards outline the proposed land use change and ultimate development vision for the
subject site and direct interested parties to get in touch with the project team via a dedicated
phone line and email inbox. All inquires, questions, and comments are received, compiled,
and responded to by the project team in a timely manner.

Hello neighbour!

The proposed land use redesignation at 1 u Road
contribute to the continued vibrancy and vitality of Calgary's establis|
neighbourhoads and faciltate a five-unit Rowhouse Building
doors facing Russet Road and Remington Road HE. The propo:
well-suited to the site, given its surrounding context, lot characteristics and
location

Thesite’s current R<C2 (Residential - Contextual Two Dwelling) District allows
for single and semi-detached dwellings. Like R-C2, the R-CG (Residential
- Grade-Oriented Infill) District is a ?or: density residential d

facilitates street-oriented development, with flexible parcel dimensions as
building setbacks. The R-CG District allows for a diversity of housing choices
and accommodate: and building designs that are adaptable to the
evolving househald needs of Calgarians

If you have any questions or coamments, please get in touch:

Email engage@civicworks caor call 587.747.0317

stone west homes

stonewesthomes.ca

Postcard and Onsite Sign Information ample of sign installed on a sii{ar site
CONCLUSION

The proposed land use redesignation is in keeping with the city-wide goals and policies of
the Municipal Development Plan and will facilitate a development vision that will introduce
new and innovative housing options for Calgarians looking to live in established communities
that enjoy excellent access to transit, existing infrastructure and community amenities. For the
reasons outlined above, we respectfully request that the Calgary Planning Commission and
Council support this application.

Sincerely,

David White | Principal
BA, MScPI, RPP, MCIP

www.civicworks.ca 3
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From: Renfrew Planning
To: Mcleod, Fraser A
Cc: Renfrew President
Subject: [EXT] Re: LOC2018-0201 - Circulation Package
Date: Manday, October 15, 2018 6:17:06 PM
Attachments: image.pna
image.ona
image001.png
Hi Fraser,

Below are the Renfrew Planning Committee's comments on behalf of
the Renfrew CommunityAssociation Board:

LOC 2018-0201 (1101 Russet Road NE):

This has been a difficult redesignation for our committee. The residents nearest to the subject
site universally oppose it because they expect more parked cars, more traffic, and that these
homes may become rental units. Some comments have included odd comparisons, most
notably those comparing Renfrew to Mount Royal. This is ahistorical and ignores that Mount
Royal was built as an exclusive enclave for Calgary's affluent citizens; the subject site is
within the part of Renfrew where CMHC built homes for veterans' families after World War
II. Likewise, Mount Royal is a neighbourhood where a professional couple cannot afford to
retire because of the high property taxes, which is a future we do not want for Renfrew.

In spite of the valid concemns, we support this redesignation for three main reasons:

First, small homes with two or three bedrooms have been an essential part of our community's
character, since CMHC built Renfrew in 1949 as veterans' housing. Similarly, rowhousing
has been part of Renfrew since 1955 when the townhouses now collectively known as Regal
Park were built. To argue that rowhouses with two or three small bedrooms are inconsistent
with our community's character 1s to forget how and for whom we built when our
neighbourhood was created. Indeed, though residents may argue that our neighbourhood is
largely single family houses, according to the 2018 City Census, 41% of our dwellings are
single family homes; 26%, apartments; 14%, townhouses; 11%, duplexes; and 8%, converted
structures, which we understand to be mainly detached homes with secondary suites
(http://www.calgary.ca/CA/city-clerks/Documents/FElection-and-information-
services/Census2018/Civic Census - at a glance booklet PDF pg. 95 and 109).

Second, as a neighbourhood with schools and parks, we view RC-G as the next incremental
step to allow new residents to join us and enjoy our amenities. We hope it will provide more
family housing at a lower price point so Renfrew can continue to be a mixed-income
community for all ages. Rowhomes should have lower maintenance costs because of the
shared building envelope and condo arrangement than semi-detached homes. Given our
proximity to downtown, and commercial and industrial sites to the east, active transportation
should make it possible to lower one's living costs in our neighbourhood.

Third, and most importantly, one of the objects of the Renfrew Community Association is
"generally to encourage and foster and develop among its members a recognition of the
importance of agriculture in the national life."” When that was written in 1935, it may have
been interpreted as encouraging residents to grow their own food. We lament that most yards
are not used productively, but for swaths of lawn as a form of conspicuous consumption.

CPC2019-0097 - Attach 2 Page 1 of 7
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Consequently, the best way we can recognize "the importance of agriculture in the national
life" today is to preserve agricultural land outside of Calgary by using this lot more
productively and allowing more people to enjoy Renfrew. Because the Renfrew Community
Association's bylaws require that board members, including the planning director, promote
and act in concert with the Association's objects, we must include the broader question of
agriculture in this land use redesignation.

A few other comments:

Well-placed rowhousing is appropriate in Renfrew. We expect that rowhouses will age better
than semi-detached homes because they have a small condo structure to support maintaining
building envelopes, and mechanical and electrical systems.

There are concerns about amenity space. Renfrew has public amenity space. One is always
within 450 metres (as the crow flies) of a public or semi-public green space in the
neighbourhood. No single detached home or rowhome can compete with the size of the park
in the middle of Reader Crescent. Residents living at 1101 Russet Road can cross one street to
get to that park; the same number of streets as residents of Reader Crescent have for seventy
vears. That park also gives lots of street parking for those willing to walk 200m. If anything,
we need to work harder to turn our green spaces into genuine, loved, named places.

Russet Road curves here, which causes concerns about pedestrian safety at the intersection of
Russet Road and Remington Road. Curb extensions at the corner would be one way to ensure
that people are safe as they walk around the neighbourhood. Creating a community fund into
which developers contribute would pay for these improvements. Ideally, curb extensions
would be tested and installed in an incremental way using the techniques of tactical urbanism
before pouring concrete.

Given neighbours' opposition to this land use change and density, this might be a better
location for the proposed designation of rowhouses without secondary suites (currently
referred to as R-CGx) than R-CG. If that designation existed right now, the applicant would
be wise to apply for it. Doing so might help reduce neighbours' concerns.

As individuals, we tend to think of others who are most like us. As a committee, we are aware
that our role is to be reflective of the whole community and we are trying to do so. Similarly,
according to the 2018 Calgary Census, 50% of Renfrew's dwellings are owner occupied and
49% of people in Renfrew live in detached homes. Yet, most of our committee members own
their homes (or have a mortgage) and live in detached home. To better represent the whole
neighbourhood -- those of all ages, those who own and rent, and those who live in a variety of
housing types -- we are trying to think bevond ourselves as individual committee members
and the neighbours who are most like us.

DP 2018-4442 (1101 Russet Road):
What are the strengths and challenges of the proposed development?

There are strengths to this design. Often the space above a garage is unused. This design finds
a clever way to use that space. The doors and front face the commercial building across
Remington Road instead of neighbours' homes on Russet Road. Having three or four
bedrooms in a home should make this more desirable than some of the two bedroom, four

CPC2019-0097 - Attach 2 Page 2 of 7
ISC: UNRESTRICTED



CPC2019-0097
Attachment 2

Community Association Letter

bathroom semi-detached homes in the neighbourhood. The roof peaks avoid a flat roof, about
which neighbours often comment, and are practical for shedding snow in Calgary's winter.

However, there are several difficult parts of this design. Most importantly, the building poorly
addresses Russet Road, its height and massing is a serious concern, and residents generally do
not approve of its appearance.

The height and massing is a concern. At a maximum of 11.94m, this is almost 12m, the
maximum height of M-CG, albeit with a lower lot coverage. This causes concerns about
overlooking and privacy, especially due to 25 windows on the second and third floors facing
the neighbour to the North at 1105 Russet Road. Also, because Russet Road runs generally
North-South, the shadow caused by this project will fall largely on 1105 Russet Road. Given
that one of the objects of the Renfrew Community Association is "generally to encourage and
foster and develop among its members a recognition of the importance of agriculture in the
national life," we do not want to keep the residents of 1105 from growing anything in their
yard. While we do not normally fight to preserve front set backs because front vards tend to
be used only for lawn mowing, Russet Road's North-South course means that this unit's
shadow into the 1105's front yard will also prevent it from being used for anything more
productive than growing lawn. There are likely streets in Renfrew where this height would be
appropriate but this is not one of them. We look forward to the North Hill Local Growth Plan
helping us decide where and how buildings of this height fit best.

Are there changes that could be made fo the proposed development to make it more
compaltible or beneficial o the area?

Our primary suggestion is to make this a four unit rowhouse, retaining the home designed
partially above the garage. Each garage stall would be larger, and more effective. This could
also reduce the height and bring it to R-CG's maximum. Height could also be reduced by
reducing the ceiling height, lowering the basement so the main floor is level with the yard
(making the homes more accessible), or both.

More thought needs to go into the unit closest to Russet Road (labelled unit number 5). Unit
5's design makes the entire home turns its side and back to Russet Road. Russet Road is a
gateway to the neighbourhood. Thus, unit 3, because it protrudes past the front facade of
1103, needs to be attractive from all three sides. This is shown in the drawing below.
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Having identical floorplans saves money but the unit 5 should be the most valuable unit and
warrants a separate design to maximize its location's value and treat the neighbours using the
sidewalk and street more respectfully. With more thought, it would be possible for unit 5's
main entrance to be on Russet Road. With minor changes to the design, windows could be
added to the east elevation. On the main floor, they could be above the stove; on the second
floor, each bedroom could have East-facing windows if both closets were on the West side of
the room; on the third floor, the bedroom could also have a window above where a bed would
likely go. This could be further improved by placing the entrance on Russet Road.

The other units' amenity spaces act as a buffer between 1101 and 1105. Given the lot
configuration, unit 5 loses the benefit of a larger backyard amenity space. We ask that unit 5
be made shallower to provide at least the same amount of backyard amenity space as unit 4
has (by bringing the north wall in line with unit 4's north wall).

The design 1s angular, boxy, stark, and generally 'hard.' That's quite a contrast from this area's
historic character-defining elements of "steeply pitched side-gable homes, and ... medium
pitched side-gable or hlppcd-roof homes" with "soft landscaping and human scale of the
street” (hitps: ‘

4 and 5). Though changes and contrasts draw one along the sidewalk while walking, this
design's jarring juxtaposition when compared with the nearby original 1949 CMHC homes
does not appear neighbourly or respectful of the existing built-form's characteristics. Using a
stark colour scheme of black and white amplifics the angular, boxy appecarance. Changing

CPC2019-0097 - Attach 2 Page 4 of 7
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colours or adding other materials might help soften its appearance. Reducing the boxy and
angular elements would be another way to soften the appearance.

The use {if identified — not applicable for single-detached houses, semi-detached dwellings or

duplexes)
See our comments above on the concurrent land use amendment LOC 2018-0201.

The site design

Gas meters: We would like to keep gas meters away from the street front and closer to the
garage and alley. Perhaps the north side of the garage would would be a good place to keep

the meters out of the public's sight.

Garbage, recycling, and compost: We are glad to see that there is space designed to store
fifteen bins. We also understand neighbours' concerns about having five or ten bins in the lane
for collection. We suggest using a consolidated waste management system, such as a Molok
system (hitps:/‘'www.molok. com/molok-products/molokclassic), in the location marked
below. This would also give more amenity space for units 2 and 3 or give a place for more
plants or trees between 1101 and 1105 Russet Rd.

CPC2019-0097 - Attach 2 Page 5 of 7
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(2]

Air conditioning: Air conditioning units are not shown in the drawings. If they are installed

before turnover, we ask that air conditioning units be installed in the yard instead of facing the
street.

As always, we wish that the City would encourage planting more and larger trees by counting
trees planted in the public portion of the property.

The building design

The aesthetics are lacking. The neighbours who have written to us note their displeasure with
the appearance. No one on the committee spoke in favour of, or defended its appearance. We
support R-CG in Renfrew. When we try to describe what the R-CG land use means to our
neighbours, we describe it as something like terrace houses, brownstones, greystones, or, to
use a local example, Fairey Terrace in the Beltline. The interesting thing about those
traditional examples is that they are successful without being flashy. For instance, there are
often requests for more articulation and variety of materials in designs. Yet, a two storey
column of bay windows provides natural light for residents and vertical and horizontal
articulation. It is a simple design, perhaps with moderate detailing, which has warmth and
appeal that this design does not. Bay windows, as much as we may love them, are not a

CPC2019-0097 - Attach 2

Page 6 of 7
ISC: UNRESTRICTED



CPC2019-0097
Attachment 2

Community Association Letter

requirement but an example of how designs can be simple but effective. We have had
attractive R-CG in the neighbourhood that reference existing home designs. We have had
innocuous R-CG that have not been objected. If residents' first thought when discussing R-CG
is a design for which there seems to be general, likely universal, disdain, there is a risk that
this design will poison the well for future R-CG applications in Renfrew. That will make it
harder for us as a committee to help our neighbours think of R-CG as the next incremental
step in our neighbourhood's development and something that fits in our neighbourhood. The
likely result would be that neighbours will push for taller towers along the perimeter of
Renfrew instead of fine-grained, ground-oriented homes that blend well with our
neighbourhood, which will make it more expensive for families to live in Renfrew. In short,
the applicant may find that fighting for this design would be a Pyrrhic victory.

The garages are small. There may be an argument that they are similar to the garages that were
built in this area during the 1940s and 1950s. Some neighbours have predicted that the
garages will be used for storage instead of holding cars. It is also possible that the residents
will recognize they can ride their bikes to work downtown or walk to get groceries in 15
minutes and choose to use their garages to store bikes and belongings without putting any cars
on the street.

It is hard to make predictions, especially about the future. The only prediction we can make
with certainty is that if this is approved, the neighbours will appeal it at SDAB.

Has the applicant discussed the development permit application with the Community
Association?

Yes, the applicant attended our planning committee meeting, 26 September 2018, and showed
the plans and documents included in the land use and development permit applications. Two
neighbours attended and commented on this application. The committee members discussed it
further after the applicants and neighbours left.

Please provide any additional comments or concerns regarding the proposed development.

One of our committee members works for the applicant. She has recused herself from this
discussion. Some neighbours have argued that this is a conflict of interest. We have excluded
her from reviewing these comments and have done our best to separate that association from
the discussion. Barring the creation of a third party committee to review this application,
which would be unreasonable, we are not aware of any other solutions to this situation.

It appears that the North arrow points to the South on drawing A.100, so the side facing Russet
Road is mislabeled as the West elevation in drawing A.102. Our comments refer to the true
orientation.

Thanks,

Nathan Hawryluk

Director, Planning

Renfrew Community Association
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SUMMARY

Stone West Homes' development application for 1101 Russet Road NE proposes a 5-unit rowhouse
development on the corner property that takes advantage of the site’s close proximity fo transit, regional
bike routes, major roads, local businesses, parks and other community amenities. In support of this
application, CivicWorks has designed and undertaken a proactive and appropriately scaled engagement
strategy to ensure a clear and transparent process for all stakeholders. Stakeholders such as the Renfrew
Community Association and Ward 9 Councillor’s office are actively invited to participate in our process,
which focuses on informative and fact-based engagement and communications.

HOW WE ENGAGED

SEPTEMBER 7 - APPLICATION SUBMISSION

Hand delivered =100 postcards to neighbours,
I providing proposal details and contact information;

Displayed a large sandwich board on the property,
providing proposal details and contact information
(ongoing);

® Activated and monitored a dedicated engagement
email and phone line (ongoing);

® Shared project overview with the Renfrew
Community Association and Ward 9 Councillor's
Office.

SEPTEMBER 26

® Participated in a meeting with the Renfrew
Community Association Development Committee
to discuss and solicit feedback about the proposed
development.

NOVEMBER 5

é Facilitated a site visit to similar R-CG developments
in nearby communities to further discuss the R-CG
district with an interested community member.

DECEMBER 19

& Shared the Applicant Engagement Summary

with City Administration, the Renfrew Community
Association Development Commiittee, and the Ward
9 Councillor's Office.

CPC2019-0097 - Attach 3
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WHAT HAS CHANGED

L

REDUCED MAXIMUM BUILDING HEIGHT
Responding to feedback about height & shadows

REVISED APPLICATION TO R-CGex DISTRICT
Responding to feedback about secondary suites

INTRODUCED TRADITIONAL MATERIALS
Responding to feedback about neighbourhood character.

LIMITED BACK OF BUILDING OVERLOOKING
Responding to feedback about privacy.

4 windows removed;
5 windows reduced in size;

10 windows obscured.

IMPROVED STREETSCAPE INTERFACE
Responding to feedback about streetscape

Entrance and windows added along Russet
Road NE;

Additional outdoor amenity space added to
corner units.

INCREASED PARKING STALL SIZE
Responding to feedback about parking and waste
and recycling.
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WHAT WE HEARD

As a result of the engagement process the project team heard feedback from 8 individuals via emaiil,
phone, and in-person meetings; and received comments from the Renfrew Community Association
Development Committee at an inperson meeting and through a publicly submitted lefter. The project team
has categorized this stakeholder feedback according to key themes. The following outlines what we heard,

what has changed, what hasn't changed, and why.

PARKING AND TRAFFIC

WHAT WE HEARD

Some area residents expressed concerns about on-

street parking supply availability, the small size of the
proposed parking stalls, an increase in traffic, and the
safety of pedestrians at the intersection of Russet Road and
Remington Road NE.

WHAT HAS CHANGED

To address concerns about the size of the proposed parking
stalls the revised development permit has increased the size
of the garage structure and stalls. This also provides easier
access to waste and recycling bins.

RESPONSE

Under the proposed land use district (R-CG), the required
number of residential parking stalls is one stall per dwelling
unit, which will be accommodated within the proposed
development with a private garage structure accessed from
the lane.

Given current trends toward decreased car ownership

and the modest scale of development proposed, the
resultant traffic generation and additional parking demand
is expected to be minimal and unlikely to have a material
detrimental effect on local traffic volumes or the supply

of on-street parking in the neighbourhood. A variety of
available transportation options like walking, cycling, transit,
UBER, and car sharing services like Car2go also contribute
to reduced traffic and parking needs. Today, instances
where there is a lack of on-street parking restrictions in the
neighbourhood typically indicates a healthy and readily
available on-street parking supply. Should this change in
the future, residents, given sufficient neighbour support,
can choose to apply to the Calgary Parking Authority to
implement on-street parking restrictions and permits.

To address pedestrian safety concern at the corner of Russet
Road and Remington Road NE the Renfrew Community
Association Development Committee suggested providing
a curb extension into the intersection. The project team is
willing to explore this suggested traffic calming measure via
the associated development permit process.

CPC2019-0097 - Attach 3
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HEIGHT, SHADOWS, AND PRIVACY

WHAT WE HEARD

Some area residents felt the proposed building design was
too tall and could cause overlooking and shadowing on
neighbouring buildings.

WHAT HAS CHANGED

To address height and shadowing concerns the building
height has been reduced to 11.0m at its peak. To address
privacy concerns along the back of the building four
windows have been removed, five windows have been
reduced in size, and ten windows have been obscured.

RESPONSE

The revised Development Permit fully aligns with the R-CG
district’'s maximum building height of 11.0m, a difference

of one meter from the maximum building height of the
surrounding R-C2 district. The R-CG District includes height
and massing policies that are intended result in a built form
that is sensitive to surrounding area context and adjacent
landowners.

SECONDARY SUITES

WHAT WE HEARD

Some area residents expressed concern about the potential
for secondary suites to be developed under the proposed
R-CG District.

WHAT HAS CHANGED

The land use application has been revised from the R-CG
district to the R-CGex district, which does not permit
secondary suites.

RESPONSE

The proposed R-CGex Land Use District applies the same
policies as the R-CG district, with one exception - it does not
permit secondary suites. By revising the land use district,
Stone West Homes provides area residents with greater
certainty that the proposed density will not be increased
following Council approval.
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DENSITY & NEIGHBOURHOOD CHARACTER

WHAT WE HEARD

Some area residents expressed concern about the number
of units and architectural style of the building. Alongside this
feedback was apprehension that the Land Use change could
set a precedent for future approvals of similar density.

WHAT HAS CHANGED

In response to concerns regarding architectural style and “fit’
with the neighbourhood character, the revised development
permit includes a more traditional material palette with brick
cladding along the base of the building and stucco along the
upper portions of the building.

RESPONSE

Stone West Homes is committed to creating homes that

are considerate of their surrounding context, offer a high
standard of architectural quality and contribute to the fabric
of established neighbourhoods. By design, R-CG forms are
low density and intended to integrate into the low density
fabric of established Calgary neighbourhoods.

All future applications for Land Use Changes within the
existing low density R-C2 district areas will be evaluated on
their own merits through a public application process prior
to a decision by Council.

STREETSCAPE AND AMENITY SPACE

WHAT WE HEARD

Some area residents expressed concerns that the proposed
plans were inadequately addressing the Russet Road NE
streetscape and also suggested that some units be provided
with more private amenity space.

WHAT HAS CHANGED

In response to concerns regarding the streetscape, the
development permit has been revised to include a new
entry way and two additional windows along the western
fagade. In addition, more at-grade amenity space has been
provided.

RESPONSE

The revised plans fully align with the Outdoor Private
Amenity Space requirements of the R-CG district. By adding
a second entrance and windows along Russet Rd NE, and
providing more amenity space the project team intends to
create a more welcoming interface with the sidewalk and
street.

CPC2019-0097 - Attach 3
ISC: UNRESTRICTED

OWNERSHIP STRUCTURE & AFFORDABILITY

WHAT WE HEARD

Some area residents expressed concerns that the proposed
development would attract low income residents or become
rental units with a high rate of turn-over.

WHAT HAS CHANGED

No changes proposed.

RESPONSE

The ownership structure of the proposed rowhomes will be
privately-owned condominium with shared common spaces.
Today, available forms of housing in Calgary's established
communities can be prohibitively expensive for prospective
new homeowners, young professional and families. With a
far more affordable benchmark price rowhomes address the
crucial ‘missing middle” of housing in Calgary - attainable
homes that meet the needs of those looking for established
area housing options that lie somewhere between a
traditional apartment condominium and a single-family
home or duplex.

WASTE AND RECYCLING

WHAT WE HEARD
Some area residents expressed concerns that the City's
standard waste and recycling bins would clutter the lane.

WHAT HAS CHANGED

To provide easier access to bins, the revised development
permit has located waste and recycling storage within the
proposed garage structure.

RESPONSE

As per Bylaw requirements, the proposed development
accommodates the storage of three standard City of Calgary
waste, compost & recycling bins within the individual
garages located adjacent to the lane. The City of Calgary’s
new alternating pick-up schedule further reduces laneway
clutter on pick-up day. Instances of bins left in the laneway
after collection day can be referred to 311 for Bylaw
Enforcement.

The project team reviewed the option of providing waste
and recycling through communal Molok waste containers,
however, the overhead power lines along the lane do

not provide enough clearance to allow the Molok waste
collection cranes to safely operate on the site.

Page 4 of 4
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Proposed Development (DP2018-4442) Summary

A development permit application (DP2018-4442) was submitted by Formed Alliance
Architecture Studio (FAAS) on 2018 September 17. The development permit application is for a
three-storey, five-unit rowhouse development, which includes five on-site parking stalls in an
attached garage. All proposed parking is accessed from the laneway. The following excerpts
(Figure 1 & 2) from the development permit submission provide a general overview of the
proposal and are included for information purposes only.

The proposed building design addressed both Russet Road NE and Remington Road NE, and
has a maximum height of approximately 10.9 metres. The rowhouse building, based on most
recent amended plans, does not require any relaxations. However, as the rowhouse has an
attached garage, it has therefore been reviewed as a discretionary application requiring notice
posting.

Administration’s review of the development permit will determine the ultimate building design,
number of units and site layout details such as parking, landscaping and site access. No
decision will be made on the development permit application until Council has made a decision
on this land use redesignation.

Figure 1: Rendering of Proposed Development (View from Remington Road NE)

CPC2019-0097 - Attach 4 Page 1 of 2
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Proposed Development (DP2018-4442) Summary

Figure 2: Site Plan

H asmias
Frr=- z
! - s
i
omas g i . f
. I
- [t
£ antnas : e
Pre— =
-
5
¥ : .
2 E
i -
H i e
£ A T H
K .

g . .
- i
] 1
i

i
H
i
¥
!

o
=
7]
@
m
=
£
Qo
ED 5 UNIT ROWHOME E
e s |
e - { . m
i {7
3 ’II_."'” _}_-l!
ot o fl
‘I.( |
V. |
/o
-

CPC2019-0097 - Attach 4 Page 2 of 2
ISC: UNRESTRICTED



Page 1 of 8

Item # 5.2
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0051

2019 February 07

Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2202 and
2204 — 25 Avenue NW, LOC2018-0094

EXECUTIVE SUMMARY

This application was submitted by Jim Sherwood on 2018 April 26 on behalf of the landowners
Evra D Sherwood, and Helen and Michael Bromhead. The application proposes to change the
designation of the subject lands from Residential — Contextual One / Two Dwelling (R-C2)
District to Residential — Grade-Oriented Infill (R-CG) District to allow for:

e rowhouses in addition to the building types 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 10 dwelling units (an increase from the current maximum of 4 dwelling
units); and

o the uses listed in the proposed R-CG designation.

An amendment to the Banff Trail 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 Banff Trail Area Redevelopment
Plan (Attachment 2); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 0.14 hectares + (0.36 acres ) located
at 2202 and 2204 — 25 Avenue NW (Plan 8543GN, Block 2, Lots 1 and 2) 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.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Item # 5.2
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0051

2019 February 07

Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2202 and
2204 - 25 Avenue NW, LOC2018-0094

BACKGROUND

This application was submitted by Jim Sherwood on behalf of the landowners Evra Sherwood,
and Helen and Michael Bromhead on 2018 April 26. 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 a rowhouse building on the subject lands.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland



Page 4 of 8

Item # 5.2
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0051

2019 February 07

Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2202 and
2204 - 25 Avenue NW, LOC2018-0094

Site Context

The subject lands are comprised of two residential parcels located in the community of Banff
Trail, west and adjacent to Exshaw Road NW, and north of 25 Avenue NW. Surrounding
development is characterized by a mix of single and semi-detached homes. The predominant
land use in the immediate area is R-C2 District; however, a number of sites also contain the
R-CG land use in the area.

Combined, the parcels are approximately 0.14 hectares in size and are irregularly shaped. The
site currently has vehicular access from both 25 Avenue and the rear lane. Each property is
currently developed with a one-storey single detached dwelling. Parking for 2202 — 25 Avenue
NW is accommodated via an attached garage, accessed from 25 Avenue NW, while parking for
2204 — 25 Avenue NW is accommodated via a detached garage, accessed from the rear lane.

As identified in Figure 1, the community of Banff Trail has seen a decline in population since
1968.

Figure 1: Community Peak Population

Banff Trail

Peak Population Year 1968
Peak Population 4,883
2017 Current Population 4,092
Difference in Population (Number) -791
Difference in Population (Percent) -16%

Source: The City of Calgary 2017 Civic Census

Additional demographic and socio-economic information may be obtained online through the
Banff Trail 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 a minor amendment to the
ARP, 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.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Item # 5.2
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0051

2019 February 07

Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2202 and
2204 - 25 Avenue NW, LOC2018-0094

Land Use

The existing 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 four dwelling units on the combined two parcels.

The proposed R-CG District allows for two to three storey (11 metres maximum height)
rowhouse developments where one facade 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 ten dwelling units on the subject site.

The R-CG District also allows for a range of other low-density housing forms such as single
detached, semi-detached and duplex dwellings. Secondary suites (one backyard suite or
secondary suite per unit) are also allowable in R-CG developments. Secondary suites do not
count against allowable density and do not require motor vehicle parking stalls in the R-CG
district provided the suites are below 45 square metres in area, 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 will provide guidance for the development of the site
including the height and building massing, landscaping and parking. Within the R-CG District
rowhouses 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 context of the subject lands, issues that will be carefully considered through the
development permit process include, but are not limited to:

ensuring that access and parking is handled sensitively;

e 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;

o emphasizing individual at-grade entrances; and

e ensuring functional treatment and operation of waste, recycling and composting facilities.

Additionally, the subject site is irregularly shaped and currently gains access from both 25
Avenue NW and the rear lane. The proposed redesignation provides the opportunity to
maximize the development potential of both sites, which would otherwise be difficult to develop
due to the irregular shape and access issues.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Item # 5.2
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0051

2019 February 07

Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2202 and
2204 - 25 Avenue NW, LOC2018-0094

Environmental
There are no environmental concerns associated with the site or this proposal.
Transportation

Pedestrian and vehicular access to the site is available from 25 Avenue NW and Exshaw Road
NW, as well as the rear lane. The area is served by Calgary Transit bus service with stops
located within 400 metres of the site on Morley Trail NW. The site is located approximately 800
metres from the Banff Trail LRT Station. On-street parking is hon-restricted on both 25 Avenue
NW and Exshaw Road NW. A Transportation Impact Assessment was not required as part of
this application.

Utilities and Servicing

Site servicing will be determined through the development permit and development site
servicing plan circulation stage(s). Water and sanitary sewer mains are available for
development servicing, where upgrades are not anticipated to be required. Public storm does
not exist adjacent to the subject site. At the time of development, the developer will be required
to extend the public storm sewer at their expense, under the terms and conditions of a long form
indemnification agreement.

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 did not receive comments from the Banff Trail Community Association by the
Calgary Planning Commission report submission date. No citizens’ comments were received by
the Calgary Planning Commission report submission date, and no public meetings were held by
the applicant or Administration.

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 (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.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Item # 5.2
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Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2202 and
2204 - 25 Avenue NW, LOC2018-0094

Interim Growth Plan (2019)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

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, 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.

Banff Trail Area Redevelopment Plan (Statutory — 1986)

The subject lands are located within the Low Density Residential area of the Banff Trail Area
Redevelopment Plan (ARP). Low density areas are intended to maintain stability in the
community and to protect the existing residential character and quality of the neighbourhood.
Single and semi-detached housing is identified as being appropriate for these areas. The
subject lands are not prescribed a specific height under Figure 3 (Maximum Building Heights).

A minor amendment to the Banff Trail ARP is required to support the land use redesignation
application. Figure 2 of the Banff Trail ARP, which illustrates the land use plan, will be required
to change the subject site from “low density residential” to “low density rowhouse”.

The Low Density Rowhouse area is intended to allow for a modest increase in density with a
greater variety of housing types while still being in scale with the existing context. New
development is intended to be low density and grade-oriented. This site is ideal for the proposed
land use typology change, as the proposed building form can improve the building to street
interface along both flanking streets, and it allows for sensitive intensification in this established
area.

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.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Policy Amendment and Land Use Amendment in Banff Trail (Ward 7) at 2202 and
2204 - 25 Avenue NW, LOC2018-0094

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 to the Banff Trail Area Redevelopment Plan, as amended, and is in
keeping with applicable policies of the Municipal Development Plan. The proposed R-CG district
is intended for parcels in proximity or directly adjacent to low density residential development.
The proposal would allow for a modest increase in density on two inner city parcels in a form
that has the ability to be compatible with the character of the existing neighbourhood.
Additionally, it would provide an opportunity for a comprehensive redevelopment of subject
lands that would otherwise be challenging.

ATTACHMENT(S)
1. Applicant’s Submission
2. Proposed Amendment to the Banff Trail Area Redevelopment Plan

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland




CPC2019-0051
Attachment 1

Applicant’s Submission

My wife and I have lived here for 50 years. We have raised our
family here. Our home is large with a great back yard. We are
now in our 80's and it is just too much for us. We need a smaller

place.

We are hoping to get someone to build some smaller units.
Because we love this area.

CPC2019-0051 - Attach 1 Page 1 of 1
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Proposed Amendment to the Banff Trail Area Redevelopment Plan

WHEREAS it is desirable to amend the Banff Trail Area Redevelopment Plan Bylaw

7P86, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the

Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS

FOLLOWS:

1. The Banff Trail Area Redevelopment Plan attached to and forming part of Bylaw 7P86,
as amended, is hereby further amended as follows:

(a) Amend Figure 2 entitled ‘Land Use Plan’ by changing 0.14 hectares * (0.36
acres ) located at 2202 and 2204 — 25 Avenue NW (Plan 8543GN, Block 2, Lots
1 and 2) from ‘Low Density Residential’ to ‘Low Density Rowhouse’, as generally
illustrated in the sketch below:

26 AV NW

25AV NW

Y
’?(é\},)
7
oy

Proposed

N Amendment

N/

Area

24 AVNW

CPC2019-0051 - Attach 2
ISC: UNRESTRICTED

Banff Trail

| Area Redevelopment Plan

Figure 2

Land Use Plan

~ Legend

Low Density Residential
Low Density Rowhouse
Medium Density Low-Rise

Park, Community Facility or School

This map is conceptual only.
No measurements of
distances or areas should
be taken from this map.
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ltem# 7.1.1
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0068

2019 February 07

Land Use Amendment in Shepard Industrial (Ward 12) at 11111 Barlow Trail SE,
LOC2018-0175

EXECUTIVE SUMMARY

This application was submitted by Stantec Architecture on behalf of DP Energy (lessee) and
Viterra Inc (landowner) on 2018 July 31 and proposes to add one additional use to the area to
allow for a Power Generation Facility — Large on the site, in order to enable approval of a
concurrent development permit that proposes the installation of 1,576 solar photovoltaic (PV)
panels, for the production of an anticipated 25 megawatt hours (mWh) of renewable energy.
Once approved, this facility will become the largest solar farm in Western Canada.

The concurrent development permit is ready for a decision to be rendered pending Council’s
decision on this land use amendment application. This application meets the intent of the
Municipal Development Plan (MDP) and the Southeast Industrial Area Structure Plan (ASP),
and supports the direction of Calgary’s Climate Resilience Strategy.

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

1. ADOPT, by bylaw, the proposed redesignation of 64.00 hectares *+ (156.10 acres %)
located at 11111 Barlow Trail SE (E1/2 section 16-23-29-4) from DC Direct Control
District to DC Direct Control District to accommodate the additional discretionary use of
Power Generation Facility — Large, with guidelines (Attachment 2); and

2. Give three readings to the proposed bylaw.

PREVIOUS COUNCIL DIRECTION/ POLICY
None.
BACKGROUND

The subject site was previously used as a phosphogypsum production site and there are
restrictions on the use of the land, which cannot be disturbed until the ground is remediated. A
concurrent development permit for 1,576 ground-mounted solar photovoltaic panels was
submitted by Stantec Consulting on 2018 July 31 and is included as part of the 2019 February
07 CPC agenda for review and conditional decision by CPC pending Council’s approval of this
application. See Attachment 3 for additional information.

Approval(s): K. Froese concurs with this report. Author: A Dean
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Land Use Amendment in Shepard Industrial (Ward 12) at 11111 Barlow Trail SE,
LOC2018-0175

Site Context

The subject site is located in the Shepard Industrial area, adjacent to the west boundary of
Barlow Trail SE between 114 Avenue SE and the alignment of 106 Avenue SE. The future
Greenline Light Rail Transit (LRT) alignment runs along the southern boundary of the site. The
area proposed for redesignation consists of approximately 63 hectares (156 acres) and
represents roughly the southern half of the titled parcel. The northern portion of the parcel will
retain the existing DC Direct Control District, which will differ only from the subject area by not
allowing for the Power Generation Facility — Large use.

Industrial uses surround the site, with Industrial - Commercial (I-C) designated parcels
containing retail, office and warehouse developments to the south and west, Industrial —
General (I-G) designated parcels containing industrial warehouse developments to the east and
south, and a DC Direct Control designated site directly south of the subject site containing the
Deerfoot Inn and Casino. The balance of the parcel to the north contains a fertilizer plant, which
will remain.

INVESTIGATION: ALTERNATIVES AND ANALYSIS

This application proposes the addition of the Power Generation Facility — Large use to the site,
which is currently governed by a DC District Control District based on Land Use Bylaw 1P2007’s
Industrial — Heavy (I-H) District, with the additional discretionary use of Fertilizer Plant. Both of
these proposed uses are listed in Section 21 (3) and on Schedule A of the Land Use Bylaw as
“Direct Control Uses”, which must be approved as listed uses in Direct Control Districts.

The application initially proposed the addition of Power Generation Facility — Large as a
permitted use, but the applicant agreed to Administration’s recommendation that the use be
listed as discretionary in order to enable Administration’s review of any application for this use
on the site, as the form of the power generation facility could have significant impact on the
surrounding areas.

Planning Considerations

The following sections highlight the scope of technical planning analysis conducted by
Administration.

Land Use

The subject site is currently designated as a DC District Control District based on the Industrial
— Heavy (I-H) District, with the additional discretionary use of Fertilizer Plant. This DC District
was adopted in 2010 to bring the site into alignment with the Land Use Bylaw following the
implementation of Bylaw 1P2007. The site had formerly been designated a Special Purpose —
Future Urban Development (S-FUD) District and required the implementation of a DC District to
accommodate a Fertilizer Plant use.

Approval(s): K. Froese concurs with this report. Author: A Dean
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In order to accommodate the proposed ~25 megawatt hour (mWh) solar farm, the Power
Generation Facility — Large use must be added to the DC District, since any facility that
produces more than 12.5 megawatts is considered “large” and is not a listed use in any district,
and therefore must be added via a DC Bylaw. The addition of the Power Generation Facility —
Large as a discretionary use is the only change to the current DC that is being proposed.

Development and Site Design

This site was previously used for fertilizer production, and the resultant phosphogypsum stack
has limited the overall developability of the site, since the soil cap should not be disturbed until
such time as the land has been remediated. The current proposal to install ground-mounted
solar PV panels, as shown in Attachment 3 would convert this site from being effectively
undevelopable to producing renewable energy for the region.

The concurrent development permit proposes the installation of 1,576 solar PV panels, each
measuring approximately 4 metres long and 27 metres wide, installed at a fixed angle on a
concrete base that rests on top of the ground so it does not impact the soil, as detailed in
Attachment 4. The panels would be placed in rows approximately 6 metres apart and would
span across the majority of the surface area of the site. Panels will not be located on portions of
the site that have grade changes, as shown on the plans in Attachment 3.

By listing the Power Generation Facility — Large as a discretionary use in the proposed DC
Bylaw, the Development Authority will have the discretion to ensure that any future development
of the site is consistent with the policies in place for the area.

Environmental

The site contains a phosphogypsum stack developed as part of a historic fertilizer production
operation. A Risk Management Plan was approved by Alberta Environment and Parks and
required the construction of an engineered soil cap over the phosphogypsum in order to mitigate
airborne dust particulates and prevent water infiltration into the phosphogypsum, in order to
reduce vertical mobility of dissolved phase contaminants into the underlying aquifer. These
requirements were completed in 2014.

Since the proposed development would consist of only gravity-mounted installations, which
would rest on top of the ground with no impact to the soil cap, there is no anticipated impact to
the site from the development.

Infrastructure

Transportation

Vehicular access to the subject site continues from the existing access at the intersection of

Barlow Trail SE and 106 Avenue SE. A Traffic Impact Study is not required for this land use
amendment application.

Approval(s): K. Froese concurs with this report. Author: A Dean
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A solar glint and glare analysis conducted by Stantec Consulting Ltd. was submitted for this
application. The study concludes that there is no glare potential along Barlow Trail SE and 114
Avenue SE, and glare impact on Deerfoot Trail SE is limited.

Utilities and Servicing

Water, sanitary, and storm sewer mains are not required to service this parcel, and as a result,
there is no need for off-site improvements at this time.

Stakeholder Engagement, Research and Communication

In keeping with Administration’s practices, this application was circulated to adjacent owners,
utilities and relevant stakeholders. Notification letters were sent to adjacent landowners and the
application was advertised online at the Planning and Development Map site (PDMap).
Additionally, large, conspicuous public notices have been posted at the intersections of Barlow
Trail SE and 114 Avenue SE, and Barlow Trail SE and 106 Avenue SE since August 2018.
There is no community association in Shepard Industrial.

No comments were received by the file manager as of the writing of this report, and one media
inquiry was received as a result of the online publication.

Strategic Alignhment

This land use amendment proposal was evaluated based on its conformance to the applicable
policy documents, summarized in the following sections.

South Saskatchewan Regional Plan (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 compatible and efficient use of land.
Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.
Municipal Development Plan (Statutory — 2009)

The Municipal Development Plan (MDP) identifies this area as part of a Standard Industrial area
and calls for a mix of industrial uses at varying intensities, with the industrial character of the

area maintained even as the area redevelops. The current proposal for a DC district based on I-
H is consistent with the policies for the area in the MDP.

Approval(s): K. Froese concurs with this report. Author: A Dean
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This proposal is directly in line with the policies in Section 2.6.5 of the MDP, regarding reducing
demand for non-renewable energy sources, particularly Policy (j) to “Encourage the
incorporation of micro energy systems, solar panels or similar.”

Southeast Industrial Area Structure Plan (Statutory — 1996)

The Southeast Industrial Area Structure Plan (ASP) identifies this area as an “Existing 1-3 Heavy
Industrial District,” characterized by “manufacturing, fabricating, processing and assembling
activities, including large scale operations whose external effects are likely to be felt to some
extent by surrounding development.” The current proposal for a DC district based on |-H is
consistent with the policies for the area in the ASP.

Social, Environmental, Economic (External)

The proposed land use amendment would enable the development of the largest solar energy
production site in western Canada to date, and makes use of an otherwise sterilized site to
produce renewable energy for the Calgary region. This proposal supports Calgary’s Climate
Resilience Strategy Action 3.2, which directs Administration to “support the implementation of
solar photovoltaics.”

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

While this Direct Control District proposal for the additional discretionary use of Power
Generation Facility — Large is accompanied by a concurrent development permit for the
installation of a large number of solar PV panels, the approval of the development permit does
not guarantee that the site will be developed exactly as anticipated, as there is the potential for
the development permit to lapse or otherwise not be pursued. In order to ensure that the site
does not develop with an unanticipated large power generation facility in the future, the
Development Authority will be required to review and approve any future applications for the
proposed use on this site, due to the fact that the use has been listed as discretionary. As such,
any land use risks will be managed at the time of a future development permit.

Approval(s): K. Froese concurs with this report. Author: A Dean
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REASON(S) FOR RECOMMENDATION(S):

This proposal meets the policies in place for the area, including the Municipal Development Plan
and the Southeast Industrial Area Structure Plan, and enables the production of a significant
amount of renewable energy on a large, otherwise sterilized parcel of land in an urban setting.
The proposal supports Calgary’s goal of improving energy management and reducing
greenhouse gas emissions, in order to reduce human causes of climate change.

ATTACHMENT(S)

1. Applicant’s Submission

2. Proposed DC Direct Control District
3. Development Permit Plans

4. PV Installation Detail

Approval(s): K. Froese concurs with this report. Author: A Dean
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Attachment 1

Applicant’s Submission

Stantec Consulting Ltd. ('Stantec') is pleased to submit the attached Land Use Redesignation
(LUR) and Development Permit (DP) applications on behalf of DP Energy for the subject lands
located at 11111 Barlow Trail SE within the Shepard Industrial Park.

The intent of the LUR application is to develop a solar field on the subject lands to supply clean
energy to Calgarians. DP Energy is a renewable energy and sustainable development specialist
operating in sites worldwide.

DEVELOPMENT INTENT

DP Energy will be leasing the subject lands from the current owners Viterra Inc. (‘Viterra'). The
subject lands are currently vacant, and are in the process of being reclaimed due to site
contamination. This provides an excellent opportunity for an alternative, temporary use of the
lands for solar energy generation throughout the use of above grade solar panels: a typical
design of which can be viewed in the figure Typical Toe-to-Toe Installation Detail attached to
this application

This development will not interfere with reclamation of the site as the solar panels are able to be
moved to different location within the subject lands as the reclamation occurs. It is our intent to
submit a concurrent Development Permit application along with this LUR. Based on preliminary
analysis, it is estimated that this site will generate approximately 25 megawatts of solar energy.

PLANNING ANALYSIS

The subject lands are currently designated as Direct Control ('DC') under bylaw DC45D2010
with a base of Industrial - Heavy (I-H). This district has added the use of Fertilizer Plant to the I-
H base as the basis for its DC status.

The enclosed LUR application proposes the addition of Power Generation Facility - Large to the
existing DC Bylaw within a portion of the DC area (illustrated in Figure 1 Barlow Trail North
Solar Site Rezoning). The current DC lists Power Generation Facility - Medium as a
discretionary use, restricting power generation of the site to 12.5 megawatts. The intent of the
application is to keep the existing DC as is for this portion of the site, and add Power Generation
Facility - Large to the list of permitted uses.

Given the subject lands location within an existing Industrial Park, the proposed Power
Generation Facility - Large use is consistent with the existing context of the surrounding area.
No residential properties exist within close proximity to the site, with the community of
Douglasdale being nearest residential neighbourhood to the proposed development site (over
450 meters south of the subject lands). Douglasdale is also buffered by a business/commercial
industrial park, and Deerfoot Trail from the subject lands between the development site.

Visual impacts from the proposed development should be negligible given the development site
distance from Barlow Trail SE and 114 Avenue SE. In addition to the existing fencing located
around the perimeter of the parcel, improved fencing will be installed around the development
site for security purposes.

CPC2019-0068 - Attach 1 Page 1 of 1
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Proposed Direct Control District

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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Proposed Direct Control District

SCHEDULEB
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DIRECT CONTROL DISTRICT
Purpose
1 This Direct Control District is intended to:

)] provide for the additional discretionary uses of Fertilizer Plant and
Power Generation Facility — Large.

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.

CPC2019-0068 - Attach 2 Page 2 of 3
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Proposed Direct Control District

Permitted Uses
4 The permitted uses of the Industrial — Heavy (I-H) District of Bylaw 1P2007 are the
permitted uses in this Direct Control District.

Discretionary Uses
5 The discretionary uses of the Industrial — Heavy (I-H) District of Bylaw 1P2007 are the
discretionary uses in this Direct Control District with the addition of:

(a) Fertilizer Plant; and
(b) Power Generation Facility — Large.

Bylaw 1P2007 District Rules
6 Unless otherwise specified, the rules of the Industrial — Heavy (I-H) District of Bylaw
1P2007 apply in this Direct Control District.

CPC2019-0068 - Attach 2 Page 3 of 3
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Development Permit Plans

0 1y
wsssn s

HHE
2038

NY1d3lIS
LXOVIS
g

ADMaNT a | § S AL MCTEVE LLLLL
VINFEY AIVSTVD

s3I0

NOUONHLENOO HOd (N 24 AL LOW

AHVNINMIHd

LT

353w Lol |

%
& 4
s
f
I
P e 2
2
2Iv9 STV WOi — A
A TR
N stwaw wios ssav
QL g3s0 38 oL
VoM 5SI0¥ ONUSDG
,..#av. - c—
= - wisTlgl
QYo S5300Y NS - =
b et =]
Tor { — =
ox
, m 1 L]
sty F T T 1S TF T T/ x
I —= ' Al
1 (5 1 . .
SILIRALRER "y A 8]
f AR ] I o = ] o , # =
==t = ._ o L. e J =5 |

s

15101128,

PN DA e e T

Page 1 0of 1

CPC2019-0068 - Attach 3
ISC: UNRESTRICTED






PV Installation Detalil

CPC2019-0068
Attachment 4
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Development Permit in Shepard Industrial (Ward 12) at 11111 Barlow Trail SE,
DP2018-3647

EXECUTIVE SUMMARY

This application was submitted by Stantec Consulting on behalf of DP Energy (lessee) and
Viterra Inc. (landowner) on 2018 July 31 and proposes the construction of 1,576 solar
photovoltaic (PV) panels, for the production of an anticipated 25 megawatt hours (mWh) of
renewable energy. Once approved, this facility will become the largest solar energy production
facility in Western Canada.

A land use amendment to enable this development was submitted and processed concurrently
with this application, and must be adopted by Council before this application can be approved.
This application meets the intent of the Municipal Development Plan (MDP) and the Southeast
Industrial Area Structure Plan (ASP), and supports the direction of Calgary’s Climate Resilience
Strategy.

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 DP2018-3647 of a Power Generation
Facility - Large at 11111 Barlow Trail SE (E1/2 section 16-23-29-4), with conditions
(Attachment 5), subject to the approval of the bylaw amendment associated with
LOC2018-0175 by Council.

PREVIOUS COUNCIL DIRECTION/ POLICY
None.
BACKGROUND

The subject site was previously used as a phosphogypsum production site and therefore there
are restrictions on the use of the land, which cannot be disturbed until the ground is remediated.
A concurrent land use amendment application was submitted by Stantec Consulting on 2018
July 31 and is included as part of the 2019 February 07 CPC agenda for review and
recommendation. This development permit application cannot be approved until Council has
approved the associated land use amendment application. The Direct Control Guidelines
proposed in the concurrent land use amendment are included in Attachment 4 of this report.

Approval(s): K. Froese concurs with this report. Author: A Dean
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Site Context

The subject site is located in the Shepard Industrial area, adjacent to Barlow Trail SE between
114 Avenue SE and the alignment of 106 Avenue SE. The future Greenline Light Rail Transit
(LRT) alignment runs along the southern boundary of the site. The development area consists
of approximately 63 hectares (156 acres) and represents roughly the southern half of the titled
parcel area.

Industrial uses surround the site, with Industrial — Commercial (I-C) designated parcels
containing retail, office and warehouse developments to the south and west, Industrial —
General (I-G) designated parcels containing industrial warehouse developments to the east and
south, and a DC Direct Control designated site directly south of the subject site containing the
Deerfoot Inn and Casino. The balance of the parcel to the north contains a fertilizer plant, which
will remain.

INVESTIGATION: ALTERNATIVES AND ANALYSIS

This development permit application proposes the installation of 1,576 fixed-angle, solar
photovoltaic (PV) panels arranged in 78 rows, as shown in the proposed development permit
plan in Attachment 2 to this report.

Application Review

Administration conducted a thorough review of the proposal, including requesting and reviewing
a glare analysis to ensure that there would be limited or no negative impact from glare on the
surrounding roadways. The glare analysis evaluated glint and glare potential at 30 observation
points along three airport flight pathways, Deerfoot Trail SE, Barlow Trail SE and 114 Avenue
SE. The analysis concluded that there is no potential for glare at any of the observation points
when existing buildings are considered, and only two short-duration, moderate potential glare
impact points if all existing buildings between the subject site and Deerfoot Trail S were
removed.

Land Use

The subject site is currently designated as a DC District Control District based on the Industrial
— Heavy (I-H) District, with the additional discretionary use of Fertilizer Plant. In order to
accommodate this proposed development, the Power Generation Facility — Large use must be
added to the DC District, thus necessitating approval of the associated, concurrent land use
amendment application prior to approval of this development permit application. The proposed
DC guidelines are attached to this report in Attachment 4.

Site Design

The proposed development would enable the installation of 1,576 solar PV panels in 78 east-
west rows spanning the majority of the site but excepting areas where there are grade changes.
The panels are approximately 4 metres long and 27 metres wide, and would be tilted at a fixed

Approval(s): K. Froese concurs with this report. Author: A Dean
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angle facing south to maximize exposure to the sun, as shown in the layout detail in
Attachment 3 to this report. The panels would be installed on a concrete base that would rest on
top of the land, so as to not disturb the soil cap below. As a result of this installation method and
the fixed angle of the panels, the maximum height from grade would be 3.6 metres.

The site would be fenced along the perimeter for security purposes, with a 6.0 metre wide
access road running around the site just inside the fence. Two 10.0 metre wide access gates for
emergency and maintenance access are located on the east side of the site adjacent to Barlow
Trail SE, one at the northern end, and one near the centre of the development area.

Landscaping

The development of this site is governed by the rules in the Industrial — Heavy (I-H) District,
which requires irrigated, soft-surfaced landscaping in setback areas, with provisions for the
number of trees and shrubs. Given the contaminated nature of the site, in addition to the future
site remediation activities, no plantings would be considered appropriate at this time. Approval
of this development permit would result in the relaxation of the requirement for:

134 trees and 267 shrubs in the east setback area;

136 trees and 271 shrubs in the south setback area;

138 trees and 275 shrubs in the west setback area;

The requirement for 102 of the required trees to be coniferous; and
An irrigation system.

Infrastructure

Transportation

Vehicular access to the subject site continues from the existing access at the intersection of
Barlow Trail SE and 106 Avenue SE. A Traffic Impact Study is not required for this development
permit application. A solar glint and glare analysis conducted by Stantec Consulting Ltd. was
submitted for this application. The study concludes that there is no glare potential along Barlow
Trail SE and 114 Avenue SE, and glare impact on Deerfoot Trail SE is limited.

Utilities and Servicing

Water, sanitary, and storm sewer mains are not required to service this parcel, and as a result,
there is no need for off-site improvements at this time.

Stakeholder Engagement, Research and Communication
In keeping with Administration’s practices, this application was circulated to utilities and relevant

stakeholders. Notification letters were sent to adjacent landowners and the application was
advertised online at the Planning and Development Map site (PDMap). Additionally, large,

Approval(s): K. Froese concurs with this report. Author: A Dean
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conspicuous public notices have been posted at the intersections of Barlow Trail SE and 114
Avenue SE, and Barlow Trail SE and 106 Avenue SE since August 2018.

There is no community association in Shepard Industrial.

No comments were received by the file manager as of the writing of this report, and one media
inquiry was received as a result of the online publication.

The area Councillor was circulated the application and submitted a comment in support of the
proposal.

Strategic Alignment

This land use amendment proposal was evaluated based on its conformance to the applicable
policy documents, summarized in the following sections.

South Saskatchewan Regional Plan (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 compatible and efficient use of land.

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

Municipal Development Plan (Statutory — 2009)

The Municipal Development Plan (MDP) identifies this area as part of a Standard Industrial area
and calls for a mix of industrial uses at varying intensities, with the industrial character of the
area maintained even as the area redevelops. This proposal for a Power Generation Facility —
Large is an appropriate, complementary use in this industrial setting, and is considered to be
consistent with the policies of the MDP.

This proposal is directly in line with the policies in Section 2.6.5 of the MDP, regarding reducing

demand for non-renewable energy sources, particularly Policy (j) to “Encourage the
incorporation of micro energy systems, solar panels or similar.”

Approval(s): K. Froese concurs with this report. Author: A Dean
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Southeast Industrial Area Structure Plan (Statutory — 1996)

The Southeast Industrial Area Structure Plan (ASP) identifies this area as an “Existing 1-3 Heavy
Industrial District,” characterized by “manufacturing, fabricating, processing and assembling
activities, including large scale operations whose external effects are likely to be felt to some
extent by surrounding development.” This proposal is consistent with all relevant policies in the
ASP.

Social, Environmental, Economic (External)

This proposed development would become the largest solar energy production site in western
Canada to date, and makes use of an otherwise sterilized site. It would enable the production of
a high volume of renewable energy for the Calgary region, directly in line with Calgary’s Climate
Resilience Program Action 3.2, which directs Administration to “support the implementation of
solar photovoltaics.”

The site contains a phosphogypsum stack developed as part of a historic fertilizer production
operation. A Risk Management Plan was approved by Alberta Environment and Parks and
required the construction of an engineered soil cap over the phosphogypsum in order to mitigate
airborne dust particulates and prevent water infiltration into the phosphogypsum, in order to
reduce vertical mobility of dissolved phase contaminants into the underlying aquifer. These
requirements were completed in 2014.

Financial Capacity

Current and Future Operating Budget:

There are no known impacts to the current and future operating budgets at this time.

Current and Future Capital Budget:

The proposed development does not trigger capital infrastructure investment, and therefore
there are no growth management concerns at this time.

Risk Assessment

The risk of potential glare was identified through Administration’s review of the file, and the
subsequent glare analysis has concluded that there is very little risk associated with this project.

REASON(S) FOR RECOMMENDATION(S):

This proposal meets all applicable policies in place for the area and enables the development of
a significant amount of renewable energy on a large, otherwise sterilized parcel of land in an
urban setting. The proposal supports Calgary’s goal of improving energy management and
reducing greenhouse gas emissions, in order to reduce human causes of climate change.

Approval(s): K. Froese concurs with this report. Author: A Dean
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Applicant’s Submission

Stantec Consulting Ltd. ('Stantec') is pleased to submit the attached Land Use Redesignation
(LUR) and Development Permit (DP) applications on behalf of DP Energy for the subject lands
located at 11111 Barlow Trail SE within the Shepard Industrial Park.

The intent of the LUR application is to develop a solar field on the subject lands to supply clean
energy to Calgarians. DP Energy is a renewable energy and sustainable development specialist
operating in sites worldwide.

DEVELOPMENT INTENT

DP Energy will be leasing the subject lands from the current owners Viterra Inc. (‘Viterra'). The
subject lands are currently vacant, and are in the process of being reclaimed due to site
contamination. This provides an excellent opportunity for an alternative, temporary use of the
lands for solar energy generation throughout the use of above grade solar panels: a typical
design of which can be viewed in the figure Typical Toe-to-Toe Installation Detail attached to
this application

This development will not interfere with reclamation of the site as the solar panels are able to be
moved to different location within the subject lands as the reclamation occurs. It is our intent to
submit a concurrent Development Permit application along with this LUR. Based on preliminary
analysis, it is estimated that this site will generate approximately 25 megawatts of solar energy.

PLANNING ANALYSIS

The subject lands are currently designated as Direct Control ('DC') under bylaw DC45D2010
with a base of Industrial - Heavy (I-H). This district has added the use of Fertilizer Plant to the I-
H base as the basis for its DC status.

The enclosed LUR application proposes the addition of Power Generation Facility - Large to the
existing DC Bylaw within a portion of the DC area (illustrated in Figure 1 Barlow Trail North
Solar Site Rezoning). The current DC lists Power Generation Facility - Medium as a
discretionary use, restricting power generation of the site to 12.5 megawatts. The intent of the
application is to keep the existing DC as is for this portion of the site, and add Power Generation
Facility - Large to the list of permitted uses.

Given the subject lands location within an existing Industrial Park, the proposed Power
Generation Facility - Large use is consistent with the existing context of the surrounding area.
No residential properties exist within close proximity to the site, with the community of
Douglasdale being nearest residential neighbourhood to the proposed development site (over
450 meters south of the subject lands). Douglasdale is also buffered by a business/commercial
industrial park, and Deerfoot Trail from the subject lands between the development site.

Visual impacts from the proposed development should be negligible given the development site
distance from Barlow Trail SE and 114 Avenue SE. In addition to the existing fencing located
around the perimeter of the parcel, improved fencing will be installed around the development
site for security purposes.

CPC2019-0069 - Attach 1 Page 1 of 1
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Development Permit Plans
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CPC2019-0069
Attachment 4

Proposed Direct Control District

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
i bc_ T
31/|/3'2015 45D2010

[ 107 AV SE

BARLOW TR SE

-G

35.15.8¢
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Proposed Direct Control District

SCHEDULEB
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SE,
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DIRECT CONTROL DISTRICT
Purpose
1 This Direct Control District is intended to:

)] provide for the additional discretionary uses of Fertilizer Plant and
Power Generation Facility — Large.

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.

CPC2019-0069 - Attach 4 Page 2 of 3
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Proposed Direct Control District

Permitted Uses
4 The permitted uses of the Industrial — Heavy (I-H) District of Bylaw 1P2007 are the
permitted uses in this Direct Control District.

Discretionary Uses
5 The discretionary uses of the Industrial — Heavy (I-H) District of Bylaw 1P2007 are the
discretionary uses in this Direct Control District with the addition of:

(a) Fertilizer Plant; and
(b) Power Generation Facility — Large.

Bylaw 1P2007 District Rules
6 Unless otherwise specified, the rules of the Industrial — Heavy (I-H) District of Bylaw
1P2007 apply in this Direct Control District.

CPC2019-0069 - Attach 4 Page 3 of 3
ISC: UNRESTRICTED






CPC2019-0069
Attachment 5

Conditions of Approval

Planning:

1.

Prior to release of this development permit application, documentation must be provided
to the file manager indicating that NAV Canada has no objection to the proposed
development.

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

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

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:

5.

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).

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.

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

Transportation:

8.

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.

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.

CPC2019-0069 - Attach 5 Page 1 of 2
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Attachment 5

Conditions of Approval

10. 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.

CPC2019-0069 - Attach 5 Page 2 of 2
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Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0053

2019 February 07

Land Use Amendment in Evanston (Ward 2) at 2045 and 2060 Symons Valley
Parkway NW, LOC2018-0212

EXECUTIVE SUMMARY

This application was submitted by Stantec Consulting on 2018 September 20 on behalf of the
landowners Evanston Plaza Ltd and Evanston Towne Centre Ltd. The application proposes to
change the land use of the subject lands from DC Direct Control District based on rules from the
2P80 Land Use Bylaw to Commercial — Community 2 f0.5h18 (C-C2f0.5h18) District to:

¢ align the land use on both properties with the current Land Use Bylaw 1P2007; and
o allow for a greater variety of commercial uses listed in the proposed C-C2 designation.

No development permit has been submitted as no changes to the existing development are
being contemplated by the landowner at this time.

The proposal is in conformance with applicable policies of the Municipal Development Plan and
Symons Valley Community Plan.

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

1. ADOPT, by bylaw, the proposed redesignation of 5.77 hectares * (14.24 acres *)
located at 2045 and 2060 Symons Valley Parkway NW (Plan 1014108, Block 50, Lot 1;
Plan 1014108, Block 49, Lot 15) from DC Direct Control District to Commercial —
Community 2 f0.5h18 (C-C2f0.5h18) District; and

2. Give three readings to the proposed bylaw.

PREVIOUS COUNCIL DIRECTION / POLICY
None.
BACKGROUND

This application was submitted by Stantec Consulting on 2018 September 20 on behalf of the
landowners Evanston Plaza Ltd and Evanston Towne Centre Ltd. As indicated in the Applicant’s
Submission (Attachment 1), the intent of this application is to bring both properties into
alignment with the current land use bylaw.

The subject lands were originally designated to DC Direct Control District in 2005 as part of a

comprehensive redesignation that created the majority of the commercial and multi-residential
areas in the community of Evanston. The subject lands are comprised of two parcels, both of

which have been developed with commercial buildings.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Land Use Amendment in Evanston (Ward 2) at 2045 and 2060 Symons Valley
Parkway NW, LOC2018-0212
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Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Land Use Amendment in Evanston (Ward 2) at 2045 and 2060 Symons Valley
Parkway NW, LOC2018-0212

Site Context

The subject lands are located at the northwest and northeast corners of Symons Valley
Parkway NW and Evanston Drive NW and Symons Valley Parkway NW and Evanston Way NW,
respectively. Both parcels are developed with commercial shopping centres. Lands to the north
and south are generally designated for low density residential uses, while the lands to the east
and west allow for multi-residential uses.

INVESTIGATION: ALTERNATIVES AND ANALYSIS

The proposed C-C2 District aligns applicable land use and development controls with the rules
of the current Land Use Bylaw 1P2007 while maintaining the original maximum building height
and floor area restrictions. 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

Both sites are currently designated DC Direct Control District (Bylaw 48Z22005) based on the
former Land Use Bylaw 2P80. The western site located at 2060 Symons Valley Parkway NW
(Site 5 of the DC) follows the rules set out in the C-5 Shopping Centre Commercial District
(2P80). The purpose of this district is to provide for the development of sector (community)
shopping centres.

The eastern site located at 2045 Symons Valley Parkway NW (Site 6 of the DC) follows the
rules set out in the C-1A Local Commercial District (2P80). The purpose of this district is to
provide for retail commercial and personal service uses which do not rely on patronage from
beyond the immediate neighbourhoods. The Direct Control District also included some
development guidelines that provided specific rules around building orientation and design, that
were fulfilled through the development process.

The proposed C-C2f0.5h18 District of Land Use Bylaw 1P2007 is a commercial designation that
is intended for commercial developments such as strip malls and shopping centres that may
serve several surrounding communities. The proposed district allows for a wide range of use
area sizes and types.

The district has a floor area ratio modifier of 0.5 which allows for a combined building floor area
of approximately 28,800 square metres between the two sites and a maximum building height of
18 metres. With the exception of a building height increase from the current maximum of 10
metres to 18 metres, these rules and development intensities are generally aligned with the
existing DC Direct Control District.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Land Use Amendment in Evanston (Ward 2) at 2045 and 2060 Symons Valley
Parkway NW, LOC2018-0212

The uses listed under the proposed district are generally similar in scope to the uses listed in
the C-1A Local Commercial District and C-5 Shopping Centre Commercial District (2P80) upon
which the existing DC Direct Control District is based.

Development and Site Design

The existing commercial development was completed in the last several years and no
redevelopment is contemplated as part of this application. Any future redevelopment of the site
will be evaluated against the guidelines of the proposed C-C2f0.5h18 District subject to
Council’s decision on this land use redesignation application.

Given the specific context of these lands and some of the development and site design rules
contained in the existing Direct Control District, additional items that will be considered through
future development permit applications include, but are not limited to:

e quality of architectural treatment;
e the location and design of drive-in facilities; and
e pedestrian connectivity.

Environmental

No environmental issues have been identified. An Environmental Site Assessment was not
required for this application.

Transportation

The subject sites are located on either side of Symons Valley Parkway NW, which is identified
by the Municipal Development Plan as an arterial street. Transit stops are located immediately
adjacent to both sites on Symons Valley Parkway NW. Vehicular access is available from both
Symons Valley Parkway NW and Evanston Drive / Way NW. A Traffic Impact Assessment was
not required as part of this application.

Utilities and Servicing

Water, sanitary, and storm sewer mains are available within the adjacent right-of-way and can
accommodate the C-C2 uses at the proposed intensities on the subject lands 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 on-line.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland



Page 5 of 6

ltem # 7.2.1
Planning & Development Report to ISC: UNRESTRICTED
Calgary Planning Commission CPC2019-0053

2019 February 07

Land Use Amendment in Evanston (Ward 2) at 2045 and 2060 Symons Valley
Parkway NW, LOC2018-0212

Administration was advised by the Evanston / Creekside Community Association that they had
no objections to the proposed redesignation. No citizens’ comments were received by the
Calgary Planning Commission report submission date, and no public meetings were held by the
applicant or Administration.

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 Alighment
South Saskatchewan Regional Plan (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.

Interim Growth Plan (2019)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

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). The MDP states that area structure plans in existence prior to
adoption of the Municipal Development Plan (such as the Symons Valley Community Plan) are
recognized as appropriate policies to provide specific direction for development of the local
community (Section 1.4.4). Additionally the proposed redesignation would contribute to the goal
of building a complete community by allowing 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 (Section 2.2.4).

Symons Valley Community Plan (Statutory, 2008)

The subject site is located within the Core Commercial Area, as identified on Map 3 — Land Use
Concept of the Symons Valley Community Plan. The purpose of the Core Commercial Area is to
accommodate sector or regional commercial centres located central to the Symons Valley area.
The predominant use of land within the Core Commercial Area are commercial uses, primarily
retail and personal service, located within a comprehensively-planned regional commercial
centre.

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Parkway NW, LOC2018-0212

Social, Environmental, Economic (External)

The proposal continues to allow for and further supports a mix of commercial uses in Evanston
and provides local amenities for community residents.

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 due to the different
setback requirements in the proposed C-C2 District, approval of this application will result in
several non-conforming buildings. These buildings will remain non-conforming until they can be
relaxed via a new development permit.

REASON(S) FOR RECOMMENDATION(S):

The proposed land use redesignation is aligned with applicable policies identified in the
Municipal Development Plan and Symons Valley Community Plan. The proposed Commercial —
Community 2 f0.5h18 (C-C2f0.5h18) District integrates well with the existing commercial
development while also allowing for greater flexibility of uses.

ATTACHMENT(S)
1. Applicant’s Submission

Approval(s): R. Michalenko concurs with this report. Author: D. Mulholland
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Applicant’s Submission

PLANNING CONTEXT & RATIONALE FOR REDESIGNATION

The subject lands are currently under the Direct Control District DC48Z2005, Site 5 and Site 6. This DC Bylaw is based upon the
Permitted and Discretionary Uses of the C-5/.5 Shopping Centre Commercial District for Site 5, and the C-1A Local Commercial District
for Site 6 of Bylaw 2P80. Given Bylaw 2P80 is several years old and no longer aligns with current land use bylaw controls, Qualico is
looking to redesignate the lands in order to reflect more current planning controls for the subject lands. Following a detailed review of
the current P12007 Land Use Bylaw, and discussions with City of Calgary Planning staff, it was determined that the Commercial —
Community 2 (C-C2) District was the most appropriate district to redesignate to, given the context and existing development of the
subject lands.

As the subject lands have completed full buildout, the site-specific DC district is no longer required to address specific design outcomes
of the commercial parcels. Redesignation to C-C2 will allow Qualico updated planning controls as compared to Bylaw 2P80 districts
The subject lands will also be adaptable to potential changes with Land Use Bylaw 1P2007 and any future updates which supersede
the existing Bylaw, (both outcomes which would not be possible under the existing DC). The stock C-C2 district will also provide greater
navigation and certainty of land use expectations for the owner, as well as prospective tenants of Evanston Towne Centre and
Evanston Plaza moving forward

COMPLIANCE WITH C-C2

The community commercial developments of Evanston Towne Centre and Evanston Plaza are best aligned with the purpose and
characterization outlined in the Land Use Bylaw 1P2007 definition for Commercial = Community 2 District, as summarized below.

Purpose

The existing development can be described as a large commercial development on the boundary of several residential neighbourhoods
(Evansdale. Evansglen, Evanswood, and Evanspark), comprehensively designed with several buildings containing a wide range of use
sizes and types. The buildings are slightly higher than nearby low density residential districts, and the parcels possess long-term
redevelopment opportunities to incorporate commercial uses with office & residential on the same parcel. Existing buildings contain
setback areas with landscaping buffers from adjacent residential districts, and pedestrian connections to and from public sidewalks to
and between buildings (such as crosswalks, sidewalks, dedicated pedestrian areas, etc.). The combined subject lands parcel areas are
also larger than 3.2 hectares but smaller than 12 hectares. Based on the above, the subject lands and existing development are
considered to align with the purpose of the C-C2 District.

Permitted & Discretionary Uses

All existing tenants of Evanston Towne Centre and Evanston Plaza are listed as either a Permitted or Discretionary Use within the
C-C2 District.

Parcel Area

The subject lands (4.36 hectares & 1.41 hectares) are less than the 12,0 hectare maximum parcel area as outlined in Section 761 of
the Land Use Bylaw (C-C2 District).

Use Area

All unit sizes listed in Table 1.0 and Table 2.0 are less than the maximum use area of 6000.0 square meters for uses within the C-C2
District. Furthermore, the Supermarket (Sobeys) is less than the maximum 7500.0 square meters use area for a Supermarket (3,625
square meters actual)

Setback Areas

We are aware that minor variances will be required due to the reduced setback areas for the side and front setbacks of Evanston
Towne Centre and Evanston Plaza which do not meet C-C2 minimums. These variances will be addressed as part of future
applications for setback relaxations.

Landscaping in Setback Areas

Landscape areas were developed as per Landscape Area requirements of C-5/.5 and C-1 District requirements of Bylaw 2P80 and
installed as per the approved plans

Parking Requirements
The subjeci lands provide 498 stalls at Evanston Towne Centre, and 152 parkmg stalls at Evanston Plaza, as per the approved DPs,

As the subject lands are at full buildout, no immediate changes or additional development is proposed which would vary parking stall
requirements.

CPC2019-0053 - Attach 1 Page 1 of 1
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Land Use Amendment in Stoney 3 (Ward 5) at 11125 — 38 Street NE,
LOC2018-0240

EXECUTIVE SUMMARY

This land use amendment application was submitted by Rick Grol on behalf of landowner
1998281 Alberta Inc (Daljeet Garcha) on 2018 October 28. This application proposes to change
the designation of the subject site from a DC Direct Control District to Industrial — Commercial (I-
C) District to allow for a larger range of commercial and industrial uses.

A development permit for a warehouse and office building was approved for the site on 2017
September 14 and is currently under construction. The proposed land use amendment is
supported by Administration as it is contextually appropriate and aligns with the applicable
policies of the Northeast Industrial Area Structure Plan and the Municipal Development Plan.

ADMINISTRATION RECOMMENDATION:
That Calgary Planning Commission recommend that Council hold a Public Hearing; and
1. ADOPT, by bylaw, the proposed redesignation of 0.81 hectares + (1.99 acres ) located

at 11125 — 38 Street NE (Plan 1512086, Block 1, Lot 4) from DC Direct Control District
to Industrial — Commercial (I-C) District; and

2. Give three readings to the proposed bylaw.

PREVIOUS COUNCIL DIRECTION/ POLICY
None.
BACKGROUND

This land use amendment application was submitted by Rick Grol on 2018 October 28 on behalf
of landowner 1998281 Alberta Inc (Daljeet Garcha). The applicant has requested the land use
change to I-C to allow for greater range of industrial and commercial uses than the current DC
District permits. The subject parcel is located in Stoney 3, south of Country Hills Boulevard NE
and east of 36 Street NE. The site is under development with the construction of a warehouse
and office building that was approved on 2017 September 14.

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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Land Use Amendment in Stoney 3 (Ward 5) at 11125 - 38 Street NE, LOC2018-
0240

Site Context

The subject site is approximately 0.81 hectares and is located in the industrial community of
Stoney 3, in the northeast quadrant of the City. Stoney 3 is located directly east to the Calgary
International Airport and can be accessed from 36 Street NE via Country Hills Boulevard NE
and Airport Trail NE. Stoney 3 is an area which contains a mix of industrial and commercial land
uses and has many sites that have been either recently developed or are currently under
construction.

The proposed I-C District aligns with the existing I-C District land use pattern already
established in the area with lands north and east of the parcel also holding that designation.
Lands west and south of the subject site are desighated DC Direct Control District (Bylaw
572007 Site 1) which is based on the General Industrial Light (I-2) District of Land Use Bylaw
2P80.

INVESTIGATION: ALTERNATIVES AND ANALYSIS

This proposal involves the redesignation of a single industrial parcel to allow for light industrial
and commercial uses. The applicant has proposed the I-C District as it aligns with the Northeast
Industrial Area Structure Plan and allows for the desired uses.

Planning Considerations
Land Use

This application proposes to redesignate the subject site from the existing DC (Bylaw 15Z2007)
to I-C. The existing DC District allows for the uses of the I-2 District (Land Use Bylaw 2P80) with
the exclusion of liquor stores and warehouse stores. When the existing land use district was
established for this area it was intended that these lands provide for general light industrial
uses.

The proposed I-C District allows for a range of light industrial uses and additional complimentary
small scale commercial uses. The I-C District is intended to be characterized by locations on the
perimeter of industrial areas and within 200 metres of a major street or expressway — such as
Country Hills Boulevard NE. Embedded within the I-C District are controls to ensure that
developments provide a transition between heavier industrial land uses and address aesthetic
concerns associated with highly visible locations.

The proposed I-C District is consistent with the lands to the north and east and is complimentary
to lands to the south and west.

Development and Site Design

The subject site is under development with the construction of a warehouse building with
offices. This development is accessible from a private shared internal road via 38 Street NE.
The entrances to the warehouse are provided on the north facing facade and loading areas are

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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provided on the south facade. The approved development provides some areas of landscaping
and complies with the rules of the existing DC District. If this land use amendment is approved
by Council, future redevelopment of the site would be required to comply with the I-C District
rules.

Environmental

An environmental site assessment was completed as part of the outline plan approval for this
area. No further assessment was required for this application.

Transportation

The subject site can be accessed from private roads, via 38 Street NE, along the northern and
southern boundary of the site. These private roads will be shared with the adjacent properties.
38 Street NE is classified as an industrial standard road which accommodates multi-modal
traffic and includes an asphalt pathway. Thirty-eighth Street NE is well connected to the larger
transportation network and provides access to this area from Country Hills Boulevard NE.

A full transportation analysis, including access locations and vehicle trip generation, was
completed as part of the approved development permit and no additional analysis was required
at this time.

Utilities and Servicing

Public water, sanitary and storm utilities exist within the adjacent public right-of-way. A bioswale
(constructed by the Area Developer) exists within the easterly edge of the site as to capture,
contain and/or treat the sites storm water. Development servicing requirements were
determined at both the development permit and development site servicing plan circulation
stage(s), to the satisfaction of Water Resources.

Stakeholder Engagement, Research and Communication

In keeping with Administration’s practices, this application was circulated to external
stakeholders, adjacent property owners, advertised online and notice posted on site. In
response to the notifications, Administration did not receive any comments on the proposal.
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 the Public Hearing will be advertised.

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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Strategic Alighment
South Saskatchewan Regional Plan (2014)

The site is located within the “City, Town” area as identified on Schedule C: South
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). The
SSRP makes no specific reference to this site. The land use proposal is consistent with the
SSRP policies including the Land Use Patterns policies (subsection 8.14).

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

Municipal Development Plan (Statutory, 2009)

The subject parcel is located within the Standard Industrial Area of the Municipal Development
Plan (MDP). The Standard Industrial land use typology consists of existing planned industrial
areas that contain a mix of industrial uses at varying intensities. In general, the MDP policies
encourage lands within this area to be primarily industrial. Other uses that support the industrial
function of this area and cater to the day-to-day needs of the businesses and their employees
may be supported. The MDP also discourages stand-alone office uses and regional retail
developments within the Standard Industrial land use typology. The I-C District supports the
development of a broad range of industrial uses and support commercial uses in alignment with
the land use policies of the MDP.

Northeast Industrial Area Structure Plan (Statutory, 2009)

The Northeast Industrial Area Structure Plan (ASP) identifies this parcel as Business/Industrial
Area. The purpose of the Business/Industrial area is to provide for a variety of light industrial
uses within the context of a fully-serviced industrial/business park. In addition, other
complimentary uses, such as commercial and office, may be allow where deemed to be
compatible and appropriate.

The ASP also contains transportation, density, and urban design policies which apply to the site.
Implementation of these policies was administered through the review and approval of the
development permit.

The proposed I-C District aligns with the vision and direction set out in the ASP.

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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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 there are no
growth management concerns at this time.

Risk Assessment

There are no significant risks associated with this proposal.

REASON(S) FOR RECOMMENDATION(S):

The proposed land use amendment aligns with the direction of the Northeast Industrial Area
Structure Plan and the Municipal Development Plan. The proposed I-C District allows for a mix
of light industrial uses as well as limited support commercial uses and is supported by the
policies of the ASP. The proposed redesignation is consistent with the existing land use pattern
in the area and can be accommodated by existing infrastructure.

ATTACHMENT(S)
1. Applicant Submission

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong




CPC2019-0033
Attachment 1

Applicants Submission

wc; t)')«f/ 7l
Jpp. Sub

Reasons for the Application

The applicant is proposing this land use amendment to redesignate the parcel located at 11125 38
Street NE in the community of Stoney 3.

The current parcel is governed by DC Bylaw, which is frozen in time to the rules of the previous land use
bylaw 2P80 as in effect at the time of the passing of the DC Bylaw.

The proposed redesignation will allow to bring the land use designation of the subject parcel under a
stock land use District (I-C District) of the current Land Use Bylaw 1P2007 and allows for more flexible
uses than the current DC Bylaw. The application allows for a larger arrange of commercial and
industrial uses than the current DC District, among others Cannabis Stores. The I-C District of Land Use
Bylaw 1P2007 provides more flexibility than the correct uses allowed under the DC Bylaw.

The lands to the immediate north and east of the subject parcel were originally also part of the existing
DC Bylaw, but already have been redesignated under Land Use Bylaw 1P2007 to the I-C District.
Therefore, the proposed land use redesignation is compatible with the land use district of the lands to
the immediate north and east of the subject parcel.

The proposed land use redesignation complies with the MDP and ASP.

The applicant respectfully request your support for the proposed land use redesignation.

CPC2019-0033 - Attach 1 Page 1 of 1
ISC: UNRESTRICTED
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EXECUTIVE SUMMARY

This application was submitted by Urban Systems on behalf of landowner Melcor Developments
Ltd. This application proposes to change the designation of three parcels from Industrial —
General (I-G) District to Industrial — Commercial (I-C) District to allow for more contextually
appropriate land uses that compliment other light industrial uses in the area and better respond
to the site location in proximity Country Hills Boulevard. The proposed land use amendment to I-
C is supported by Administration as it better reflects the intent for this area in the Revised
Stoney Industrial Area Structure Plan and aligns with the applicable policies of the Municipal
Development Plan.

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

1. ADOPT, by bylaw, the proposed redesignation of 2.51 hectares * (6.2 acres %) located
at 11105, 11110 and 11130 — 11 Street NE (Plan 1812151, Block 3, Lots 8 and 9; Plan
1812151, Block 4, Lot 11) from Industrial — General (I-G) 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 Urban Systems on 2018 November 19
on behalf of landowner Melcor Developments LTD. The applicant has requested the land use
change (Attachment 1) to allow for uses that better address the site context, respond to market
demand, and improve the developability of the parcels. The subject parcels (11105, 11110 and
11130 - 11 Street NE) are currently undeveloped and no development permit application has
been submitted at this time.

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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Site Context

The subject lands are located in the industrial community of Stoney 1, west of Deerfoot Trail and
south of Country Hills Boulevard NE. These lands are located approximately 600 metres from
the communities of Harvest Hills and Coventry Hills.

The subject lands are relatively flat and total approximately 2.07 hectares. The road network
and infrastructure for this area is currently under construction.

The subject parcels are located in an area of Stoney 1 which has a mix of industrial land use
districts of varied sizes and intensities. Along the western edge of the site is Nose Creek and
along the eastern edge is an area of steep topography. Both of these environmental features
are designated Special Purpose — Urban Nature (S-UN) District.

Located further east of the site is a commercial node, Commercial — Corridor 3 (C-COR3)
District. This node services these industrial lands as well as people travelling along Country
Hills.

INVESTIGATION: ALTERNATIVES AND ANALYSIS

The proposed land use amendment from |-G to I-C would allow for development that includes
light industrial uses with some support commercial where determined to be compatible. The
Revised Stoney Industrial Area Structure Plan (ASP) discourages many of the uses found in the
I-G District and the proposed I-C District would better align with this policy while complementing
other light industrial uses in this area.

Planning Considerations
Land Use

This application is proposed to redesignate the subject lands from the existing I-G to I-C.
Approved by Council in 2009, the existing |-G District allows for a wide variety of light and
medium general industrial uses.

The proposed I-C district is characterized by a range of light industrial uses along with small
scale commercial uses that are compatible with and complement the light industrial uses. It is
intended that the I-C be applied to parcels located within 200 metres of a major street, such as
Country Hills NE. This Land Use District contains controls to ensure that developments provide
a transition between other districts and address aesthetic concerns associated with highly
visible locations.

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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Development and Site Design

No development permit application has been submitted at this time. The proposed land use
district would allow for the development of light industrial uses and a limited number of support
commercial uses. Site design elements, such as parking, landscaping, and interface with
adjacent uses will be reviewed at the time of development permit.

Environmental

An environmental site assessment was completed as part of the outline plan approval for this
area. No further assessment was required for this application. The subject lands are located
outside of the Nose Creek floodway/flood zone.

Transportation

The subject parcels can be accessed from 11 Street NE, via Country Hills Boulevard NE and
110 Avenue NE. 11 Street NE is currently under construction and will accommodate pedestrian,
cyclist, and vehicle traffic. 11 Street NE will be well connected to the larger transportation
network as it is ties in to Country Hills Boulevard NE. Transit service for this area is provided on
Country Hills Boulevard NE and a transit stop is located approximately 450 metres from the
subject lands.

A full transportation analysis, including access locations and vehicle trip generation, was
completed when the outline plan was approved and a review of this application determined that
the redesignation would not negatively impact traffic in this area. Further analysis, including
access locations and vehicle trip generation, will be completed at the development permit stage.

Utilities and Servicing

Water, sanitary, and storm connections are available from 11 Street NE. Development site
servicing will be determined at both the future development permit and development site
servicing plan circulation stages, to the satisfaction of Water Resources.

Stakeholder Engagement, Research and Communication

In keeping with Administration’s practices, this application was circulated to external
stakeholders, adjacent property owners, advertised online and notice posted on site. In
response to the notifications, Administration did not receive any comments on the proposal.
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 the Public Hearing will be advertised.

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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The applicant and land owner presented the proposed land use amendment to the Northern
Hills Community Association (NHCA) in advance of Calgary Planning Commission. The NHCA
represents the residential communities to the west of the subject parcels. In response to the
applicant engagement, the NHCA provided a letter which stated they had no further comments
on the proposal.

Strategic Alignment
South Saskatchewan Regional Plan (2014)

The site is located within the “City, Town” area as identified on Schedule C: South
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). The
SSRP makes no specific reference to this site. The land use proposal is consistent with the
SSRP policies including the Land Use Patterns policies (subsection 8.14).

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

Municipal Development Plan (Statutory, 2009)

The subject parcel is located within the Standard Industrial Area of the Municipal Development
Plan (MDP). The Standard Industrial land use typology consists of existing planned industrial
areas that contain a mix of industrial uses at varying intensities. In general, the MDP policies
encourage lands within this area to be primarily industrial. Other uses that support the industrial
function of this area and cater to the day-to-day needs of the businesses and their employees
may be supported. The MDP also discourages stand-alone office uses and regional retail
developments within the Standard Industrial land use typology. The I-C District supports the
development of a broad range of industrial uses and support commercial uses in alignment with
the land use policies of the MDP.

Revised Stoney Industrial Area Structure Plan (Statutory, 2005)

The Revised Stoney Industrial Area Structure Plan (ASP) identifies these land as
Business/Industrial Area. The purpose of the Business/Industrial classification is to provide for
the development of a variety of light industrial uses. In addition, other complimentary uses may
be allowed where deemed to be appropriate.

Section 8.1 of the ASP provides guidance on the desired composition and built form for the
subject parcels. This section notes that medium industrial uses should not locate adjacent to
Nose Creek, an escarpment, or west of 15 Street. Many land uses contained within the existing
I-G District would not be allowed under this policy.

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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The proposed I-C district better aligns with Section 8.1 of the ASP. The proposed I-C district is
characterized by light industrial uses and does not contain the higher intensity industrial uses
that permitted in the current I-G district.

The ASP also contains transportation, density, and urban design policies which apply to this
site. Implementation of these policies will be administered at time of development when a
development permit has been submitted.

Financial Capacity

Current and Future Operating Budget:

There are no known impacts to the current and future operating budgets at this time.

Current and Future Capital Budget:

The proposed amendment does not trigger capital infrastructure investment and there are no
growth management concerns at this time.

Risk Assessment

There are no significant risks associated with this proposal.

REASON(S) FOR RECOMMENDATION(S):

The proposed land use amendment aligns with the direction of the Revised Stoney Industrial
Area Structure Plan and the Municipal Development Plan. The proposed I-C District allows for a
mix of light industrial uses as well as limited support commercial uses and better aligns with the
intent of the ASP for this area. The proposed redesignation is compatible with the existing land
use pattern and can be accommodated by existing infrastructure. Additional design and site
considerations will be evaluated at time of development permit.

ATTACHMENT(S)
1. Applicant Submission

Approval(s): R. Michalenko concurs with this report. Author: J. de Jong
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APPLICANT’S SUBMISSION

This application for land use redesignation is located within the Stoney Area Structure Plan and
consists of +/- 2.51 hectares (+/- 6.20 acres). Melcor Developments Ltd. own the lands that
are subject to this redesignation application.

The site is located within the Country Hills Crossing Business Park Outline Plan which was
approved by Calgary Planning Commission on October 15, 2009 (LOC2009-0026). The subject
site will accommodate 3 industrial parcels and the adjacent roadway. The land use bylaw
1P2007 provides for a very high degree of differentiation in industrial, business and commercial
land use classifications. The current land use of the site is Industrial General (I-G) District.

This application proposes to redesignate the subject area to Industrial Commercial (I-C) District.

This redesignation is proposed for the following reasons:

e The purpose statement of Industrial — Commercial District (Land Use Bylaw Ss. 953) is
more appropriate to the subject site than the purpose statement of the Industrial
General District (I-G), namely:

o This site is located along the perimeter of a larger industrial park;

o The types of uses located in the I-C District are complimentary to the larger light
industrial users in the park;

o The types of uses located in the I-C District will provide a transition to Country
Hills Blvd;

o The lots are highly visible (and have appropriate setbacks);
o The lots are located directly on a major street.

e The proposed lots do not have the ability to accommodate typical I-G type industrial
uses.

o Typical I-G users will require the ability to load and accommodate full size truck
& trailer (TAC SU-9) which require overhead loading doors with raised loading
docks, substantial truck turning / marshaling areas and 26’ clear celling heights
for racking.

o Typical I-G buildings are much larger in depth and square footage than what can
be accommodated within subject properties. The shallow nature of the shape of
these parcels lend themselves to lighter industrial/commercial type uses that do
not require heavy truck traffic.

¢ Proposed within the lots will be buildings with large bay space and some quasi-industrial
warehouse/office. The size of these units will align much closer to a commercial building
than a typical I-G user.

e Access to this location is challenging due to grades and intersection proximity. I-C uses
require significantly fewer large vehicles trips thus reducing challenging turning
movements and truck volumes.

In addition, this proposed redesignation to the I-C District is in direct response to market
conditions. Currently no I-C Districted parcels are approved in the development. The approval

Suite 101 - 2716 Sunridge Way NE, Calgary, AB T1Y 0A5 | T:403.291.1193
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of I-C land in this location opens new business opportunities in The District for users who fall in
between the retail (C-COR3) and the larger format I-G / I-B users within the development

Within The District, subdivision plans have been submitted and approved, detailed engineering
drawings are approved and the public infrastructure (including roads) are under construction.

All public roads within The District are sized to meet forecast transportation capacities. The
difference in traffic volumes between the existing I-G District and the proposed I-C District are
understood to have minimal impact.

The proposed land use is entirely compatible with and complementary to the surrounding lands
which have all been approved for similar land use classifications in full conformity with the
Stoney Industrial Area Structure Plan.

On behalf of Melcor Developments Ltd., Urban Systems respectfully requests approval for the
land use to be redesignated to Industrial Commercial by City Council.

Suite 101 - 2716 Sunridge Way NE, Calgary, AB T1Y 0A5 | T:403.291.1193
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EXECUTIVE SUMMARY

This application was submitted by Rick Balbi Architect on 2018 November 16 on behalf of the
landowner, Moga Holdings Corp. The application proposes to change the designation of this
property from DC Direct Control District to Commercial — Neighbourhood 1 (C-N1) District to
allow for:

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

e a maximum building height of 10 metres (equal to the current maximum of 10 metres);

¢ a maximum floor area ratio of 1.0 (a decrease in the maximum allowable floor area on
this site from 8,500 square metres to approximately 3,900 square metres); and

o the uses listed in the proposed C-N1 District.

This proposal conforms to the applicable policies of the Municipal Development Plan. A change
of use development permit application for a Cannabis Store use was submitted on 2018 April 24
and is currently on hold pending approval of this application.

ADMINISTRATION RECOMMENDATION:
That Calgary Planning Commission recommend that Council hold a Public Hearing; and
1. ADOPT, by bylaw, the proposed redesignation of 0.39 hectares + (0.95 acres ) located

at 4525 — 52 Street NE (Plan 9911272, Lot 10) from DC Direct Control District to
Commercial — Neighbourhood 1 (C-N1) District; and

2. Give three readings to the proposed bylaw.

PREVIOUS COUNCIL DIRECTION / POLICY
None.
BACKGROUND

This application was submitted by Rick Balbi Architect on 2018 November 16 on behalf of the
landowner Moga Holdings Corp. 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 (DP2018-1724) for a Cannabis Store use was submitted on
2018 April 24 and is currently on hold pending approval of this application. No further
redevelopment of the subject site is contemplated at this time.

Approval(s): R. Michalenko concurs with this report. Author: S. Gagnon
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On 2018 April 05, Council approved a new definition for Cannabis Store in Land Use Bylaw
1P2007. This new use is not contemplated in any of the existing DC Direct Control Districts that
pre-date 1P2007. The existing DC District applicable to this site is based on the previous Land
Use Bylaw 2P80. New uses are not being added to DC Districts based on Bylaw 2P80 and the
approach from Administration has been to work with applicants to find suitable 1P2007 districts
to guide future development on these sites.

Approval(s): R. Michalenko concurs with this report. Author: S. Gagnon
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Site Context

The subject site is located at the northwest corner of 52 Street NE and 44 Avenue NE in the
community of Whitehorn. The site is approximately 0.39 hectares in size, and is currently
developed with a single-storey auto-oriented commercial strip mall. The existing strip mall
building contains nine (9) commercial bays and has a gross floor area of approximately 1,134
square metres.

The site located directly to the north and west of the subject site accommodates an existing
three-storey assisted living facility. Lands to the south, across 44 Avenue NE, are developed
with low density residential uses. The site southeast of 52 Street NE and 44 Avenue NE
contains another single-storey auto-oriented commercial strip mall. The site directly east across
52 Street NE accommodates a City of Calgary fire hall. The broader area is predominantly
characterized by low density residential land uses.

As identified in Figure 1, the community of Whitehorn reached a peak population of 12,421
residents in 2015. As of 2018, the community had 11,955 residents.

Whitehorn

Peak Population Year 2015
Peak Population 12,421
2018 Current Population 11,955
Difference in Population (Number) -466
Difference in Population (Percent) -3.75%

Source: The City of Calgary 2018 Civic Census

Additional demographic and socio-demographic information can be obtained online through the
Whitehorn community profile.

INVESTIGATION: ALTERNATIVES AND ANALYSIS

This application proposes the conversion of an existing DC Direct Control District which is
based on Land Use Bylaw 2P80 to a Commercial District of Land Use Bylaw 1P2007 in order to
slightly broaden the range of allowable neighbourhood-scale commercial uses (including
Cannabis Store). The following analysis considers the appropriateness of the new range of uses
and updated development standards in the context of relevant policy and sound planning
principles.

Planning Considerations
The primary planning considerations relate to the range of uses allowable under the proposed

C-N1 District and whether they support the long term vision for the area, complement the
surrounding land uses, and can be serviced by existing and planned infrastructure.

Approval(s): R. Michalenko concurs with this report. Author: S. Gagnon
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Land Use Amendment in Whitehorn (Ward 10) at 4525 - 52 Street NE, LOC2018-
0253

Land Use

The existing DC Direct Control District is based on the 2P80 Land Use Bylaw C-1 Local
Commercial District. The purpose of this district is to provide for retail commercial and personal
service uses which do not rely on patronage from beyond immediate neighbourhoods. The DC
Direct Control District (Bylaw 67Z95) excludes a small list of uses normally found in the C-1
district (retail food stores, automotive services, billiard parlours, commercial schools, and
dwelling units) and stipulates that commercial access and egress shall be right turns only on 52
Street NE.

The proposed C-N1 District is characterized by small-scale commercial developments with
buildings that are oriented towards the street and the public sidewalk. The range of allowable
uses are similar to that allowed by the existing DC Direct Control District and includes Cannabis
Store as a discretionary use. The C-N1 District will allow for the continued operation of the
existing neighbourhood commercial site and enable some opportunity for future redevelopment
that fits with the scale and character of the surrounding community.

Development and Site Design

The subject site is currently developed with a single-storey commercial strip mall building. As
noted in the applicant’s submission (Attachment 1), the primary intent of this application is to
allow for a Cannabis Store within the existing commercial building. The rules of the proposed
C-N1 District will provide basic guidance for the future site development including appropriate
uses, building height and massing, landscaping, and parking requirements; however, minimal
changes are expected as the proposed Cannabis Store use is intended to be located in one of
the existing commercial units of the building.

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 52 Street NE and 44 Avenue NE.
The subject site is served by a number of transit routes (23, 38, 43, 303, 555, 798, and 799)
with a bus stop located directly adjacent to the site along 44 Avenue NE. Neither a
Transportation Impact Assessment nor a Parking Study were required for the proposed land use
amendment.

Utilities and Servicing
Water, sanitary and storm sewer mains are available adjacent to the site and can accommodate

potential redevelopment of the site within the parameters of the proposed C-N1 District without
the need for off-site improvements at this time.

Approval(s): R. Michalenko concurs with this report. Author: S. Gagnon
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Stakeholder Engagement, Research and Communication

In keeping with Administration’s standard practices, this application was circulated to relevant
external stakeholders (Calgary Airport Authority, Enmax, Community Association, etc.) and
notice was posted on-site. Notification letters were sent to adjacent landowners and the
application was advertised online.

The Whitehorn Community Association reviewed this application and indicated through email
correspondence that they have no concerns. Administration received one letter of support for
the proposed redesignation, as well as three letters of objection and a petition signed by 58
residents of the adjacent assisted living complex. The comments received are summarized as
follows:

e perception that a cannabis store will generate crime and nuisance; and
e concern regarding increased traffic and demand for on-site parking.

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 this Calgary Planning Commission meeting, 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. No public meetings
were held by the Applicant or Administration.

Strategic Alignment
South Saskatchewan Regional Plan (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.

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

Municipal Development Plan (Statutory — 2009)

The subject site is located within the “Developed — Established” area as identified on Map 1:
Urban Structure of the Municipal Development Plan (MDP). There is no local area plan in place
to provide more detailed policy guidance for land use and development on this site. Section
3.5.3 of the MDP relating to Established Areas supports the provision of neighbourhood-scale
Approval(s): R. Michalenko concurs with this report. Author: S. Gagnon
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commercial uses and retail activity in close proximity to residential areas. The proposed
redesignation will allow for the maintenance and evolution of a local commercial site that
provides retail and service uses for residents of Whitehorn and Temple in close proximity to
transit.

Social, Environmental, Economic (External)

The recommended land use district will help to implement policy goals of providing more
complete communities with a variety of shops and services that meet daily needs. The proposed
district allows for an appropriate range of uses, supporting a variety of neighbourhood shops
and services and increasing the market viability of the commercial space.

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 the applicable policies of the Municipal Development Plan. The
redesignation will bring the subject site into alignment with Land Use Bylaw 1P2007 and will
allow for some additional flexibility in the range of allowable commercial uses to respond to
evolving community needs. The proposed C-N1 District allows for a scale of development that
is generally consistent with the existing DC District applicable to the site and is compatible with
the scale of surrounding residential uses.

ATTACHMENT(S)
1. Applicant’s Submission

Approval(s): R. Michalenko concurs with this report. Author: S. Gagnon







CPC2019-0133
Attachment 1

Applicant’s Submission

This application is for a proposed Land Use Redesignation within the Community of Whitehorn,
from the current land use designation of Direct Control (DC 67295, Site 1) to C-N1 to
accommodate the existing commercial uses along with the additional discretionary use of a
Cannabis Store. There is no intent to undertake redevelopment of the property as a result of
this proposal.

The site is located at the northwest corner of the intersection of 44 Avenue NE and 52 Street
NE, and is currently developed as a neighbourhood commercial plaza with a range of local
commercial uses in place. The site is adjacent to a multi-residential retirement community
located to the north and west - Site 02 of the same direct control district. Firehall No. 22 is
located directly east across 52 Street NE, and kitty-corner to the southeast is another strip plaza
with a C-N2 designation. The remainder of the area is primarily low density residential.

The current land use is based on the uses and rules of the C-1 Local Commerical District of
Land Use Bylaw 2P80, which reflects neighbourhood commercial development with limited
height. The direct control appears primarily to restrict access onto 52 Street NE to right-in/right-
out, and to further exclude several listed uses in the C-1 district. Liquor stores are considered a
discretionary use in the current district.

The proposed C-N1 district has similar intent and height restrictions as the C-1 district, but
includes the discretionary use of a Cannabis Store, as do all commercial districts that similarly
consider liquor store uses under Land Use Bylaw 1P2007. Should redevelopment occur in the
future, the C-N1 district will require a more street-oriented building.

Given that the intent of this application is simply to support a use automatically considered
under the current land use bylaw in similar districts, we would respectfully request your support
of the proposed land use redesignation.

CPC2019-0133 - Attach 1 Page 1 of 1
ISC: UNRESTRICTED
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LOC2018-0236

EXECUTIVE SUMMARY

This application was submitted by QuantumPlace Developments on behalf of the landowner
Bernadett Maxwell on 2018 October 29. This proposed land use amendment seeks to
redesignate the subject parcel from a DC Direct Control District (Bylaw 211D2017) to another
DC Direct Control District to give more clarity to the previously-approved height regulations. The
existing DC height rules allowed the corner height rules to be applied to both street frontages,
which was counter to the intent of the DC. Both existing and proposed DC districts are to
accommodate semi-detached residential development on the subject parcel, which is
constrained by steep site slope and compromised/restricted lane access.

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 * (0.14 acres =) located
at 2039 - 30 Avenue SW (Plan 4479P, Block 40, Lots 21 and 22) from DC Direct Control
District to DC Direct Control District to accommodate semi-detached residential
development with guidelines (Attachment 2); and

2. Give three readings to the proposed bylaw.

PREVIOUS COUNCIL DIRECTION/ POLICY
None.
BACKGROUND

Two separate development permit applications for semi-detached residential development on
the subject site were approved by the Development Authority in 2014 and 2015. Both approvals
were subsequently overturned by the Subdivision and Development Appeal Board (SDAB) on
appeal by neighbours. SDAB concerns included protrusion of the development beyond the rear
facade of adjacent property, massing, privacy, and shadowing and overall compatibility. SDAB
concluded that the proposed development was incompatible with the adjacent developments
and immediate neighbourhood, and out of context for the streetscape.

The applicant then sought to create a DC Direct Control District for the site that accommodated
the building design while recognizing the physical constraints of the site. Council approved the
current DC Direct Control District (Bylaw 211D2017) in 2017, and subsequently a development
permit application was made and was again approved by the Development Authority.

Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese
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This development permit was appealed to the SDAB. Administration’s decision was again
overturned. SDAB cited that the development did not meet the height rules as they had been
codified in the DC Direct Control District.

This application is therefore a housekeeping amendment to the existing DC to bring clarity to
the height rules and achieve the intended development.

Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese
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Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese
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Site Context

The subject site is located in the community of South Calgary. The property includes a single
storey dwelling with a detached garage that has access from 20 Street SW. The subject site is
surrounded to the front, side and rear by residential dwellings designated R-C2. The existing
rear lane does not provide access to 20 Street SW due to a very steep slope at the end of the
lane. The site has a maximum grade change of 5.0 metres along its length and 2.4 metres
across its width.

INVESTIGATION: ALTERNATIVES AND ANALYSIS

The proposed land use district is a DC Direct Control District based on the Residential —
Contextual One / Two Dwelling (R-C2) District of Land Use Bylaw 1P2007. The existing DC
District accommodates semi-detached residential development on a site constrained by slope
and compromised lane access.

Planning Considerations

The following sections highlight the scope of technical planning analysis conducted by
Administration.

Land Use
The proposed land use is a small change from the existing bylaw that lends more clarity to the
height regulations. No other items in the previously-approved DC are altered. As such, no

increased impacts are likely.

The proposed alterations to the height regulations lay out a maximum geodetic height for the
building and a maximum height plane depicted in graphic form via an attached Schedule C.

For information purposes, the height plane has been determined in the following manner:
(a) begins at the highest average building reference point for the site;

(b) extends vertically to the maximum building height at the geodetic reference point of
1129.3 metres;

(c) extends horizontally towards the opposite end of the parcel to a point that is 5.5 metres
closer than the point on the foundation which is furthest from the highest average
building reference point;

(d) extends downward at a 4:12 slope.

Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese
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By contrast, the existing DC regulates height using the standard height calculation in the Land
Use Bylaw 1P2007, but with the following additional clause:

Building Height on a Corner Parcel

10 In addition to the rules of sections 360 (2) and (3) of Bylaw 1P2007, for a
Contextual Semi-detached Dwelling, Contextual Single Detached Dwelling,
Duplex Dwelling, Semi-detached Dwelling and Single Detached Dwelling
located on a corner parcel, no portion of a building facing a street may exceed
the maximum building height for the District when measured vertically at any
point from grade adjacent to the building.

The intent of the existing rule was to allow for a building form that projected slightly out of the
standard building envelope.

However, the rule’s wording also allowed the corner height measurement to be taken from both
street frontages. This was never the intent of the existing DC bylaw.

The amended height rules will be definitive about the allowable height plane on all sides of the
building and will therefore remove possible alternate interpretations.

Development and Site Design

The subject site is currently developed with a single detached dwelling. No development permit
related to this land use amendment application has been received as of the writing of this report.

Environmental

There are no environmental concerns associated with the site or this proposal.

Transportation

Pedestrian access to the site is available from either 20 Street SW or 30 Avenue SW. Vehicular
access is to come from the lane. Bus stops for Routes 7 and 107 are located on 33 Avenue SW
to the south, and for Route 6 on 26 Avenue SW to the north.

Utilities and Servicing

Water and sanitary sewer mains are available and can accommodate the potential
redevelopment of the subject site without the need for off-site improvements at this time.

Storm is not available to service the site. Individual servicing connections as well as appropriate
stormwater management will be considered and reviewed at development permit stage.

Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese
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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 from the Marda Loop Community Association that indicated no
objections to the proposal. (Attachment 3)

Administration received four letters in opposition to the application. The chief concerns
expressed within these letters dealt with the anticipated height and massing of the building, as
well as frustration with the ongoing process that has seen multiple applications and appeals
occur for the same development.

Based on an evaluation of the merits of the application, Administration 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.

Strategic Alignment
South Saskatchewan Regional Plan (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.

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
land use amendment and policy amendment builds on the principles of the Interim Growth Plan
by means of promoting efficient use of land, regional infrastructure, and establishing strong,
sustainable communities.

Municipal Development Plan (Statutory — 2009)
The subject site is identified on the Urban Structure Map of the MDP (Map 1) as being within the
Developed Inner City Area. Although the document makes no specific reference to the site, the

proposed Land Use Amendment is in keeping with a number of overarching MDP policies that
identify the Inner City as an appropriate location for modest intensification.

Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese
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Notwithstanding the above, section 1.4.4 of the MDP states that Area Redevelopment Plans (in
this case the South Calgary/Altadore Area Redevelopment Plan) in existence prior to approval
of the MDP are recognized by the MDP as policies providing specific direction for the local
context.

South Calgary/Altadore Area Redevelopment Plan (Statutory — 1986)

The subject parcel is located within the Conservation Infill area as identified on Map 2: Land
Use Policy in the South Calgary/Altadore Area Redevelopment Plan (ARP). The Conservation
and Infill area is intended to allow for protection and rehabilitation of existing dwellings, while
encouraging infill development that is compatible in character and scale with existing dwellings.
The South Calgary/Altadore ARP supports compatible infill development.

Social, Environmental, Economic (External)

The lot is sloped east-west and north-south. The design of the re-development needs to take
into account the stability of slopes. Therefore, a slope stability report will be required to be
submitted at the development permit stage.

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 a housekeeping amendment that aligns with the applicable policies of the
Municipal Development Plan and the South Calgary/Altadore Area Structure Plan.

ATTACHMENT(S)

1. Applicant’s Submission

2. Proposed Direct Control District Guidelines

3. Marda Loop Community Association comments

Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese
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Applicant’s Submission

Land Use Redesignation Applicant’s Submission

Not Including Secondary Suites
PL 1263 (R2017-09)

This form is to be filled out by the applicant and provided to The City of Calgary at the time of submission. These
comments are included in a report which is presented to the Calgary Planning Commission and a Public Hearing of City
Council. Your comments must be limited to the area designated on this form to ensure it will fit the space requirements of
the report. Supplementary information can be provided separately in your application if required.

The subject parcel, 2039 30 AV SW, is currently designated DC 211D2017, which was intended to accommodate residential
development on a site constrained by slope and compromised lane access. Bylaw 211D2017 used the R-C2 district as a base, and
modified four elements: building setback from front property line, maximum building depth, retaining walls, and building height on a
corner parcel. Those elements reflected the site specific challenges of the parcel.

This application is intended to clarify one of the four elements amended by DC 211D2017: building height. Following the approval of a
development permit, the permit was appealed to the Subdivision and Appeal Board. During the appeal hearing, it became clear that
there was ambiguity in interpretation of the Height on a Corner Parcel section of the DC District. As a result of this ambiguity, the
development permit was ultimately denied by the SDAB.

This land use redesignation application uses DC 211D2017 as a base, and makes a modification to section 10 regarding height to add

clarity and reduce ambiguity regarding height and method of measurement. This amended DC District would continue to accommodate
residential development on a site constrained by slope and compromised lane access, and is intended to allow development previously
approved by Council and the Development Authority.

ISC: Protected
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Proposed Direct Control Guidelines

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”.
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Proposed Direct Control Guidelines

SCHEDULEB
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DIRECT CONTROL DISTRICT

Purpose
1 This Direct Control District is intended to:

@) accommodate residential development on a site constrained by slope and
compromised lane access;

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.

CPC2019-0129 - Attach 2 Page 2 of 7
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Proposed Direct Control Guidelines

Permitted Uses
4 The permitted uses of the Residential — Contextual One / Two Dwelling (R-C2) District
of Bylaw 1P2007 are the permitted uses in this Direct Control District.

Discretionary Uses
5 The discretionary uses of the Residential — Contextual One / Two Dwelling (R-C2)
District of Bylaw 1P2007 are the discretionary uses in this Direct Control District.

Bylaw 1P2007 District Rules
6 Unless otherwise specified, the rules of the Residential — Contextual One / Two Dwelling
(R-C2) District of Bylaw 1P2007 apply in this Direct Control District.

Building Setback from Front Property Line

7 (2) For a Contextual Semi-detached Dwelling, Contextual Single Detached
Dwelling, Duplex Dwelling, Semi-detached Dwelling and a Single Detached
Dwelling, the minimum building setback from a front property line is the
greater of:

(@) the contextual front setback less 3.0 metres; or
(b) 3.0 metres.

2) For an addition or exterior alteration to a Duplex Dwelling, Semi-detached
Dwelling, or Single Detached Dwelling which was existing and approved on or
before the effective date of this Direct Control District, the minimum building

setback from a front property line is the lesser of

@) the contextual front setback less 3.0 metres to a minimum of 3.0
metres; or

(b) the existing building setback less 3.0 metres to a minimum of 3.0
metres.

3 For all other uses, the minimum building setback from a front property line is
3.0 metres.

Maximum Building Depth
8 The maximum building depth is the greater of:

(a) 68.0 per cent of the parcel depth; or
(b) the contextual building depth average.
Retaining Walls
9 (2) A retaining wall must be 2.5 metres in height or less when measured from
grade.
(2) Retaining walls on the same parcel must have a minimum horizontal separation

of 1.0 metre between retaining walls.

CPC2019-0129 - Attach 2 Page 3 of 7
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Building Height

10 QD The maximum height of the building, excluding ancillary structures, is defined
by the maximum height plane shown on Schedule C of this Direct Control
District, and must at no point exceed the geodetic height of 1129.3 metres.

2) The rules contained in sections 360, 361 and 438 of Bylaw 1P2007 do not apply
in this Direct Control District.
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Community Association Comment

Marda Loop Communities Association

3130 16 Street SW
Calgary, AB, T2T 4G7

December 6, 2018

Circulation Control

Planning & Development #8201
PO Box 2100 Station M

Calgary, AB, T2P 2M5

Email: CPAG.Circ@calgary.ca

Attn: Dino Civitarese, dino.civitarese@calgary.ca

SENT BY EMAIL

Dear Mr. Civitarese;

RE: Community Association Feedback for LOC2018-0236

Thank you for providing us the opportunity to offer feedback on this application that reflects the vision of the
Marda Loop Communities Association (MLCA). The following comments have been written with consideration
towards what is best for our communities.

Generally, the MLCA Planning & Development Committee is not supportive of Direct Control Land Use
redesignation for R-C1 or R-C2 lots in our community.

However, having met with the applicant on several occasions, the site gradient clearly poses some major
constraints to the development of this particular property. The committee believes the applicant has made great
effort and compromises in order to arrive at the current design solution. Therefore, the MLCA Planning &
Development Committee does not have any further objection to this application.

To date the MLCA has received feedback from one household in strong opposition to this application, citing
excessive height of the proposed development and the precedence it sets for future development in the
community.

If there are any questions regarding these comments, please contact me at your convenience.

Regards,
Vs Gy 2 /
MacKenzie Kroeger Doug Fraser
Director, Planning & Development Committee President
Marda Loop Communities Association Marda Loop Communities Association
development@mardaloop.com president@mardaloop.com

cc: Evan Woolley, Ward 8 Councillor, The City of Calgary evan.woolley@calgary.ca
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Policy Amendment and Land Use Amendment in Cliff Bungalow (Ward 8) at 528 -
25 Avenue SW and 2412R - 5 Street SW, LOC2018-0143

EXECUTIVE SUMMARY

This application was submitted on 2018 June 18 by CivicWorks Planning + Design on behalf of
Mission Seniors Living Ltd. The application seeks to amend the land use designation for the
subject site to enable the development of an assisted living facility and amend the CIiff
Bungalow Area Redevelopment Plan (ARP) to provide guidance for redevelopment of the
southernmost two blocks of the neighbourhood. The applicant’s submission can be found in
Attachment 1.

The application proposes:

e a change from Multi-Residential — Contextual Medium Profile (M-C2) District to a DC
Direct Control District based on the Mixed Use — General (MU-1) District (Attachment 2);

e an increase in floor area ratio (FAR) from 2.5 to up to 7.5 subject to the provision of
community benefits for FAR above 3.0; and

e anincrease in building height from 16 metres to 45 metres.

The ARP amendment (Attachment 3) proposes to identify the southern two blocks of Cliff
Bungalow — including the subject site for the land use redesignation — as a new Special Study
Area, providing greater clarity around the future context of the subject site and its alignment with
the Municipal Development Plan and market interest in higher density mixed use development.

Within the proposed new Special Study Area only, the amendments make reference to the
Community — High Density building block in the Developed Areas Guidebook and provide
guidance on land use mix, large-format uses, servicing and parking access, a south-to-north
transition in building height, considerations for location and design of tall buildings, and a
requirement to provide community benefits where applications propose a floor area ratio (FAR)
greater than 3.0.

A development permit (DP) for the subject site proposing 141 independent supported living,
assisted living, and dementia/memory care dwelling units with an FAR of 7.46 and a height of
12 storeys (45 metres) was submitted by CivicWorks Planning + Design on behalf of Mission
Seniors Living Ltd on 2018 July 20 and is currently under review. An overview of the DP
application is provided in Attachment 4

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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ADMINISTRATION RECOMMENDATION:
That Calgary Planning Commission recommend that Council hold a Public Hearing; and

1. ADOPT, by bylaw, the proposed amendments to the Cliff Bungalow Area
Redevelopment Plan (Attachment 3); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 0.19 hectares + (0.46 acres =) located
at 528 - 25 Avenue SW and 2412R - 5 Street SW (Condominium Plan 0210275, Units 1
to 36; Plan 38450, Block 16, Lot 13) from Multi-Residential — Contextual Medium Profile
(M-C2) District to DC Direct Control District based on the Mixed Use — General (MU-1)
District to accommodate mixed-use development, with guidelines (Attachment 2); and

4, Give three readings to the proposed bylaw.

PREVIOUS COUNCIL DIRECTION / POLICY
None.
BACKGROUND

This application was submitted on 2018 June 18 by CivicWorks Planning + Design on behalf of
Mission Seniors Living Ltd (a partnership between Campion Property Group and Verve Senior
Living).

The application seeks to amend the land use designation for the subject site to enable the
development of an assisted living facility (141 independent supported living, assisted living, and
dementia/memory care dwelling units) with an FAR of 7.46 and a height of 12 storeys (45
metres) and to provide guidance for future redevelopment. In terms of land use, the application
proposes a change from Multi-Residential — Contextual Medium Profile (M-C2) District to a DC
Direct Control District based on the Mixed Use — General (MU-1) District.

The application also seeks to amend the ARP by identifying the southernmost two blocks of the
Cliff Bungalow as a new Special Study Area (see Figure 2) to address the future context of the
subject site by providing guidance for high density mixed-use redevelopment. From the
beginning of the process, the applicant has considered a transparent conversation indicating
that the proposed development was informed by an expectation that the future context would
include high density mixed use development in the blocks bounded by 24 Avenue SW, 4 Street
SW, Elbow Drive SW, and 5 Street SW.

With the above in mind, the proposed ARP amendment includes guidance for such future
redevelopment in the form of 11 additional policies that address land use mix, large-format
uses, servicing and parking access, a south-to-north transition in building height, considerations

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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for location and design of tall buildings, and a requirement to provide community benefits where
applications propose a floor area ratio (FAR) greater than 3.0. The current ARP (adopted in
1993) does not contemplate redevelopment in line with MDP objectives and urban structure.

A DP for an assisted living facility has been submitted by CivicWorks Planning + Design on
behalf of Mission Seniors Living Ltd. on 2018 July 20 and is under review. An overview of the
DP application is provided in Attachment 4.

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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Site Context
Policy Amendment

The proposed amendments to the ARP include the two southernmost blocks of the
neighbourhood, bounded by 5 Street SW, 24 Avenue SW, 4 Street SW, and Elbow Drive SW.
These blocks are predominantly commercial and include a mix of large and small-format retail
and restaurant spaces, a grocery store (Safeway), surface parking lots, and low- and medium-
density multi-residential development.

The current ARP identifies this area as a mix of medium density residential and general
commercial (see Figure 1 below) with building height limited to four storeys (residential) or 16
metres (commercial). The area includes three buildings identified on the City’s Inventory of
Evaluated Historic Resources (the Laurence Apartments, the Gordon Suites, and the
Himmelman Boathouse).

Figure 1: Current ARP with Subject Site and Proposed New Special Study Area
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The area represents the western portion of the southern ‘foot’ of 4 Street SW and a key gateway
to Cliff Bungalow and Mission and a connection point between this area and the neighbouring
communities of Mount-Royal, Elbow Park, Rideau-Roxboro, and Erlton. The eastern portion of
this area features a cluster of high density development including buildings up to 17 storeys.

Subject site
(land use)

This location is well served by an urban grid of streets and avenues offering good connections
to the southwest via Elbow Drive SW (Parkway), the east via 25 Avenue SW (an arterial street
east of MacLeod Trail S), and north and south via 4 Street SW and 5 Street SW
(Neighbourhood Boulevards). Multiple bus routes provide connections in all directions and the
Erlton-Stampede LRT station is one kilometre away (with a direct bus connection). The Elbow
River pathway runs along the south edge of the area.

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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Land Use Amendment

The proposed land use amendment is located at 528 - 25 Avenue SW and 2412R - 5 Street
SW, at the northeast corner of 25 Avenue SW at 5 Street SW. The site is currently occupied by
a multi-residential development with 36 units in three and-a-half storeys. The seniors facility
proposed in the related development permit application proposes to replace the current
development.

To the north, across the alley are the Laurence Apartments (1928, 9 apartment homes, 910
square metres, two-and-a-half storeys), the Redpath Apartments (1958, 12 apartment homes,
670 square metres, two-and-a-half storeys), and a publicly-accessible surface parking lot.

To the east, immediately adjacent are the Gordon Suites (1929, four apartment homes, two
storey buildings) and the Himmelman Boathouse (180 square metres, two storeys).

To the south, across 24 Avenue SW is the back-of-house and loading dock of a 2,280 square
metre Safeway grocery store.

To the west, across 5 Street SW is an apartment building (1967, five homes, 430 square
metres, two storeys) and the Aventa Centre of Excellence for Women with Addictions (1967,
1,800 square metres, three storeys and an apartment building with five homes, 430 square
metres, two storeys), which provides trauma informed, gender-specific, concurrent capable, live-
in addiction treatment services for women.

At the southwest corner of 25 Avenue SW at 5 Street SW (kitty-corner to and at a higher
elevation than the subject site) is the Millican Residence (Twin Gables, 1914, 340 square
metres) which has operated as a bed and breakfast.

As identified in Figure 2 (below), the population of the Cliff Bungalow community peaked in 1982
at 2,219 and as of 2018 stood at 1,921, representing a decline of 298 residents or 13.4 percent.

Figure 2: Community Peak Population

Cliff Bungalow

Peak Population Year 1982
Peak Population 2,219
2018 Current Population 1,921
Difference in Population (Number) -298
Difference in Population (Percent) -13.4%

Source: The City of Calgary 2018 Civic Census

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

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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INVESTIGATION: ALTERNATIVES AND ANALYSIS
Planning Considerations

The following sections highlight the scope of technical planning analysis conducted by
Administration. Administration reviewed the application with respect to applicable policies
including but not limited to the Municipal Development Plan (MDP), the Cliff Bungalow ARP
(ARP), and the Seniors Age-Friendly Strategy.

Administration reviewed the application including an evaluation by the Corporate Planning
Applications Group (CPAG) and circulation to internal and external stakeholders including the
Cliff Bungalow-Mission Community Association (CBMCA). Key issues considered included
building height, massing, configuration and associated shadow and microclimate implications,
appropriateness of the proposed use and intensity, site access, and integration with the 5 Street
SW and 25 Avenue SW streetscapes.

Administration’s review also examined the policy approach to ensuring a transparent evaluation
of the potential future context of the site. This was achieved by offering all stakeholders the
opportunity to consider and comment on policy for higher density mixed-use development on
the southernmost two blocks of Cliff Bungalow (bounded by 24 Avenue SW, 4 Street SW, Elbow
Drive SW, and 5 Street SW), and developing appropriate mechanisms for community benefits
proposed with such development.

Land Use

The application proposes a land use change to the subject site from Multi-Residential —
Contextual Medium Profile (M-C2) District, which allows for multi-residential development with a
floor area ratio (FAR) of up to 2.5 and building height of up to 16.0 metres, to a DC Direct
Control District based on the Mixed Use — General (MU-1) District, which would allow for mixed-
use development with an FAR of up to 7.5 and building height of up to 45.0 metres, subject to
the provision of community benefits for FAR above 3.0.

The application initially selected the Mixed Use — General (MU-1) District due to its
accommodation of the proposed assisted living use and urban street and property line interface
options; a DC Direct Control District was necessary to implement the proposed community
benefit provisions identified in the proposed ARP amendments and the related DP application.

The site is currently occupied by a multi-residential development with 36 units in three and-a-
half storeys. The proposed DC guidelines include provisions for increased FAR and height
linked to the provision of three community benefits. These community benefits include:

e Construction by the applicant or contribution to a portion of the Prospect Trail (an
initiative to link trails and parks between 17 Avenue SW and Sifton Boulevard SW;

e Construction by the applicant of enhancements to the connectivity and accessibility
infrastructure of the Scottish Nursing Home Park (Triangle Park) at the intersection of
Cliff Street SW and 24 Avenue SW; and

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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¢ Permanent installation of on-site public art by the applicant at the northeast corner of
5 Street SW and 25 Avenue SW along with an enhanced private-public pedestrian
streetscape along the edges of the subject site.

The value of these community benefits comes to $500,000, or $58.72 per square metre from 3.0
FAR to 7.46 FAR. The proposed DC guidelines are available in Attachment 2.

Policy

The application includes a proposed amendment to the ARP (Attachment 3) that would identify
the southernmost two blocks of the neighbourhood as a new Special Study Area (bounded by
24 Avenue SW, 4 Street SW, Elbow Drive SW, and 5 Street SW. Figure 3 (below) highlights the
proposed new Special Study Area. The subject site for the land use redesignation (and related
DP application) are highlighted in pink.

These two blocks are characterized by low-intensity commercial and surface parking uses in
close proximity to higher density development to the east across 4 Street SW in Mission. They
present a unique opportunity for the continued development of a transit-supportive mixed-use
southern anchor to the 4 Street SW Neighbourhood Main Street.

The current ARP policy does not provide adequate contemporary context for this application
and does not contemplate future development of the southern two blocks of Cliff Bungalow in a
way that is aligned with the MDP. Bringing forward this comprehensive policy amendment
provides greater transparency to all stakeholders in the process, ensures that the Calgary
Planning Commission (CPC) and Council are provided the opportunity to make a
recommendation and a decision informed by a clear discussion of the site’s context, and
provides a more robust framework for evaluating future development proposals in this area.

In Administration’s view, the southernmost two blocks of Cliff Bungalow (the new Special Study
Area identified in the proposed ARP amendment) are different from the low-rise character
residential precinct north of 24 Avenue SW and present an opportunity to enable more transit-
supportive land uses and densities in a strategic location in line with MDP objectives and urban
structure. The proposed ARP amendment includes policies intended to guide such potential
redevelopment in ways that are informed by the area’s context and encourage contribution to
the ongoing vitality of the 4 Street SW neighbourhood Main Street.

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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Figure 3: Proposed ARP with Subject Site and Proposed New Special Study Area
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The intent of the proposed amendment to the ARP is to recognize the two southernmost blocks
of the neighbourhood, by identifying them as a new Special Study Area and making reference to
the Community — High Density building block in the Developed Areas Guidebook within the

proposed new Special Study Area.

This approach was initiated by the applicant and supported by Administration to provide clarity
around anticipated future redevelopment of these two blocks and transparently articulate
expectations around the future context of the land use redesignation subject site and its
suitability for higher density mixed use development.

Further, the amendments within the proposed new Special Study Area provide, through 11
additional policies, guidance on land use mix, large-format uses, servicing and parking access,
a south-to-north transition in building height, considerations for location and design of tall
buildings, and a requirement to provide community benefits where applications propose a floor
area ratio (FAR) greater than 3.0.

Development and Site Design

A development permit application (DP2018-3498) for an assisted living facility is currently under
review by Administration. The proposed development comes to 14,155 square metres of gross
floor area (GFA) (7.46 FAR) and includes 141 dwelling units on 12 levels that will provide a
continuum of care ranging from independent supported living through assisted living to
dementia/memory care. The proposed development includes a significant amount of common
space dedicated to internal amenities and gathering spaces, staff, operations, and circulations,
as well as approximately 850 square metres of outdoor amenity space.

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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Key development considerations were identified and are being addressed through the DP
process. These include the specific assisted living use and relation of the lower floor materials
and massing to the CIiff Bungalow-Mission context. Further considerations included the
objective of having as much internal activity as possible on the main floor and ensuring that
landscape design mitigates the impacts of flood elevation requirements and streetscape design
along both public frontages of the site. Administration also considered functionality and trade-
offs relating to a proposed porte-cochére linking 25 Avenue SW and the alley to the north and
providing passenger vehicle access to the facility.

An overview of the DP application is provided in Attachment 4.
Environmental

There are no environmental concerns associated with the site or this proposal.
Transportation

Administration reviewed the proposed development and found it to be well-situated in terms of
walking, cycling, and transit infrastructure and service. The Elbow River Pathway runs along
the southern edge of the proposed policy amendment area (a block south of the subject site)
and both 2 Street SW and 5 Street SW are designated on-street cycling routes.

The site is a one kilometre (£ 12min) walk from the Erlton LRT station. The site is 110 metres
from the nearest Primary Transit Network bus stop, which is served by routes 3, 17, and 449.
All routes offer quick connections to downtown destinations, while route 17 links the area with
the Erlton LRT station and Ramsay.

Access for underground parking, loading, and waste/recycling staging areas is available via the
alley between 24 and 25 Avenues SW. The proposed development includes 61 underground
parking stalls, in compliance with the requirements of Land Use Bylaw 1P2007.

On-street parking in proximity to the site is managed through a combination of permits and
pricing to allow the fixed supply of curb space to respond to demands from local businesses and
the customers as well as residents and their visitors.

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.

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

Following CPC, notifications for Public Hearing of Council will be posted on-site and mailed out
to adjacent land owners. In addition, CPC’s recommendation and the date of the Public Hearing
will be advertised.

Further and more comprehensive engagement on the land use amendment and ARP
amendment applications and the related DP were led by the applicant and included:

¢ A public Engagement Storefront space located in a street fronting retail bay along the
2500 block of 4 Street SW proximate to the site — 13 open house sessions (Wednesday
afternoons and evenings and Saturday afternoons) over 44 hours (2018 June — July 21);

o Presence at the Fourth Street Festival including display booths and the Engagement
Storefront space (2018 June 03);

¢ An additional open house/wine & cheese event hosted by the applicant at their

Engagement Storefront space (2018 September 13);

Three separate postcard maildrops to over 2,600 residents and local businesses;

Postcards made available at the point of sale at over 20 local retailers;

Content regularly published in monthly community newsletters;

An electronic newsletter (2018 July, September, November and December);

Large-format on-site signage;

Dedicated project website (http://www.riverwalkseniors.com) including an online

feedback form; launched 2018 May, the website remains active today;

Downloadable presentation materials from engagement events;

Dedicated phone line and email address;

e Stakeholder meetings with the Fourth Street Business Improvement Area (2018 June 22
and July 25);

e Stakeholder meetings with the CBMCA (2016 March 09, 2018 July 25 and September
12);

e Provided an overview of the application to the Mount Royal, Elbow Park, Rideau-
Roxboro, and Erlton Community Associations and offered to attend meetings;

e Presence (exhibit) at the Kerby Centre Expo (2018 September 22); and

e Additional set of consecutive public open house events hosted by the applicant at Phil &
Sebastian Coffee Roasters Mission Café on 4 Street SW (2018 November 20 and 21).

The last set of open houses (2018 November 20 and 21) were also attended by Administration
and focused on sharing and seeking input on the proposed Area Redevelopment Plan
amendments, developer-funded investment in community benefits and the latest updates to the
proposal. Participants were also able to ask questions and provide feedback on the project.

A comprehensive report documenting engagement findings (Application Brief and What We
Heard Report) is available in Attachment 5.

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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Citizens provided a diversity of comments through the notice posting and circulation process.
The main themes identified are highlighted in the chart below including a response in how this
feedback was addressed by The City and/or the applicant to inform the final proposal.

What we heard (issue or opportunity What changes were made and/or
identified) response to the issue identified
Building height and massing A lower building was discussed but deemed

non-feasible due to the significant proportion
of shared indoor amenity and gathering
space, staff, operations, and circulation
space.

Alternative massing concepts were discussed
but deemed to have minimal shadow
reduction impacts while reducing contextual
fit to the east of the site.

Developments of such scale and scope The applicant was required to submit a policy
require discussion of context amendment with revisions to the ARP,
ensuring that the potential future context of
the site was subject to public discussion and
clearly articulated before CPC and Council.

By proposing to identify the southernmost two
blocks of Cliff Bungalow as a new Special
Study Area, the application provides MDP-
aligned guidance for future development and
allows for a clear and transparent
conversation around the future context of the

subject site.
Significant intensification should be The applicant’s voluntary community benefit
accompanied by community benefit approach was taken into the policy

amendment and proposed DC guidelines to
provide greater certainty. The proposed ARP
amendment requires any substantial
proposals to identify community benefits
where FAR exceeds 3.0.

The letter received from the CBMCA in response to the circulation process is in Attachment 6.
Although the CBMCA supports the proposed assisted living use, they are not supportive of the
application due to concerns regarding the potential for future development in the southern two
blocks of Cliff Bungalow exceeding the current policy limits of four storeys (residential) or 16
metres (commercial), a sense that the proposal represents a precedent that could be applied
universally throughout the neighbourhood, and concerns about height.

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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The CBMCA did not comment on the proposed community benefit investments, although the
proposals do align with current objectives set out in the ARP and with reporting from recent CA-
led engagement on density bonusing in general terms provided by the CBMCA. In general, the
CBMCA has indicated that they do not support additional density west of 4 Street SW,
regardless of community benefit.

The CBMCA has stated that they remain committed to the existing ARP and its objectives, and
has expressed a desire to limit height and density on the west side of 4 Street SW and focus
higher densities and taller buildings on key sites to the east side of the main street.

Individual comments from members of the public reflected a range of perspectives.
Approximately 40 electronic submissions were received, with nine of those in support. The
CBMCA has put in place a project-specific website (https://www.friendsofcliffbungalow.ca) and
Facebook page which has resulted in several consistent letters articulating concerns similar to
those identified above.

Strategic Alighment
South Saskatchewan Regional Plan (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.

Interim Growth Plan (2018)

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed
policy amendment builds on the principles of the Interim Growth Plan by means of promoting
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.

Municipal Development Plan (Statutory — 2009)

The proposed application aligns with a significant number of MDP objectives and policies
relating to creating a city attractive to people, shaping a more compact urban form, building and
diversifying urban activities along Main Streets, creating a more transit-supportive land use
framework, fostering complete communities, ensuring a choice of housing forms and tenures,
accommodating special care facilities within residential and mixed-use communities, locating
taller buildings in proximity to Main Streets, and minimizing the amount of land taken from
undeveloped areas.

Cliff Bungalow Area Redevelopment Plan (Statutory — 1993)

The current ARP identifies the site as Medium Density aligned with the former RM-5 land use
district (from Bylaw 2P80) which was transitioned to the current Multi-Residential — Contextual
Medium Profile (M-C2) in 2007 as part of the adoption of Bylaw 1P2007. The ARP further calls
for architectural details such as sloped roofs, at grade entries, lane access parking and finishing

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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materials which complement the surrounding low density residential character of the area. An
excerpt from the current ARP is provided in Figure 4: Current ARP and Proposed Policy
Amendment Special Study Area (below). The application does not align with the current
policies.

In Administration’s view, the current ARP guidance does not provide adequate contemporary
context for this application and does not contemplate future development of the southern two
blocks of Cliff Bungalow in a way that is aligned with the MDP. As noted in the Planning
Considerations section outlining the proposed policy amendment, the application includes a
proposed amendment to the ARP that would identify the southernmost two blocks of the
neighbourhood as a new Special Study Area and provides policy guidance for future
redevelopment in that area in line with MDP objectives.

Figure 4: Current ARP and Proposed Policy Amendment Special Study Area
< ummu,.x \JLILIN) FZA4 |L.

;“ 23 At Proposed ARP
- RESIDENTIAL Nl Ui : amendment
::::::: ;'t‘ SINGLE \ (new Special
‘ DETACHLD Y Study Area)
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\ NN & iNERLL
MEDIUM LOW

DUNSITY INFILL
2| MEDIUM DENSITY

V GENFRAL
: j‘ COMMENCIAL

‘l;a_'ﬁ’a OPEN SPACE -
077 7/" CONSERVATION &
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Current ARP with Subject Site and Proposed New Special Study Area

Subject site (Land
Use application area)

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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The intent of the proposed ARP amendment is to recognize the two southernmost blocks of the
neighbourhood as a new Special Study Area that references the Community — High Density
building block of the Developed Areas Guidebook. This building block and the related policies
within the Developed Areas Guidebook are applicable to the proposed Special Study Area only.
The Community — High Density building block facilitates high intensity residential and mixed-use
development with large-scale residential and non-residential uses.

Further, the proposed amendments within the new Special Study Area provide principle-level
guidance on use mix, large-format uses, servicing and parking access, a south-to-north
transition in building height, considerations for location and design of tall buildings, and a
requirement to provide community benefits where applications propose a floor area ratio (FAR)
greater than 3.0.

Seniors Age-Friendly Strategy (Non Statutory — 2015)

The proposed application aligns with Result 1 Strategy B (support and foster efforts to increase
the accessible housing supply); Result 3 Strategy A (support the development of age-friendly
housing options within local communities); Result 4 Strategy A (support the implementation of
the MDP vision for creating complete communities that meet the needs of local residents of all
ages); and Result 4 Strategy B (encourage the development of age-friendly neighbourhoods
and businesses).

Approval(s): S Lockwood concurs with this report. Author: D Bliek
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Social, Environmental, Economic (External)

The proposed policy and land use amendments contribute to a more transit-supportive land use
framework, by fostering a greater range of age-friendly housing opportunities in a walkable
environment. Enabling older Calgarians to choose to age in the proposed location contributes
to an overall more compact form, helps to foster the continued vitality of the Mission and Cliff
Bungalow communities, and reduces pressure on open space, agricultural land, and critical
environmental areas.

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

This proposal represents a significant change in policy direction, and thus the vision, for the
southernmost two blocks of the Cliff Bungalow community. It introduces a high-level community
benefit policy, while providing more contemporary urban design guidance to assist in the
evaluation of future higher intensity development proposals.

To realize the vision, subsequent land use and development proposals are required and thus
will provide additional opportunities for engagement, in particular, on the nature and value of
any associated community benefits.

REASON(S) FOR RECOMMENDATION(S):

The proposed policy and land use amendments contribute to a more transit-supportive land use
framework, by fostering a greater range of age-friendly housing opportunities in a walkable
environment. Enabling older Calgarians to choose to age in the proposed location contributes
to an overall more compact form, helps to foster the continued vitality of the Mission and Cliff
Bungalow communities, and reduces pressure on open space, agricultural land, and critical
environmental areas.

ATTACHMENT(S)
Applicant Submission
Proposed DC Guidelines
Proposed Amendments to Cliff Bungalow Area Redevelopment Plan
DP Overview
Application Brief and What We Heard Report
Letter from the Cliff Bungalow-Mission Community Association
Approval(s): S Lockwood concurs with this report. Author: D Bliek
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sl 460 -5119 Elbow Drive SW P 403201 5305
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2019.01.21 RE: LOC2018-0143/DP2018-3498
Area Redevelopment Plan Amendment, Concurrent Development Permit and Land Use
— Redesignation Application from M-C2 to Direct Control District based on MU-1 with a floor area
ratio modifier of 7.5 and building height modifier of 45.0m: 528 25 AV SW, 2412R 5 ST SW
Planning & Development

The City of Calgary APPLICANT STATEMENT

PO Box 2100, Station M A strategic acquisition by Mission Seniors Living Ltd., the subject site is located within the
800 Macleod Trail SE community of Cliff Bungalow along 25 AV SW and is comprised of two (2) parcels to be
Calgary, Alberta T2P 2M5 consolidated into one parcel measuring 0.199 hectares in total area. To be removed prior to

redevelopment, the parcels currently contain:

+ A four (4) storey multi-residential building with thirty-six (36) condominium units and an
underground parking structure, which was inundated and damaged during the 2013 floods;
and,

+ A single-storey utility structure (a decommissioned ATCO utility gateway).

4 ST SW is one of twenty-four (24) MDP-identified Main Streets described as: active corridors
that attract Calgarians to sodialize, work, live, and shop, and that are also well-suited for long-
term growth and intensification. The assembled lands are located adjacent to 4 ST, on a narrow
block between two (2) Neighbourhood Boulevards (4 and 5 ST SW) described inthe MDP as
streets that are destinations for the local communities surrounding them, providing the highest
level of connectivity within this family of streets. These streets support mixed-use retail and
residential uses. The site is well-connected by a series of other higher-order Collector streets
(25, 26 AV SW, and 4 ST SW south of the Elbow River), and the Elbow DR SW Parkway. The

site also has excellent access to alternative transportation modes along the Primary Transit
Network (Bus Route 3 along 4 ST SW, Route 17 and 449) and is immediately proximate to the
regional pathway system and open space network along the Elbow River.

Generally described, the redevelopment proposal by Mission Seniors Living Ltd. would allow
for a mid-rise and amenity-rich continuum of care seniors’ rental residence - a residence
where Calgarian’s can live independently and have the comfort of knowing support is close at
hand as their needs change or grow, enabling them to continue to age in place. The proposal
includes one-hundred and forty-one (141) dwelling units (including a range of housing from
independent supportive living, assisted living to memory / dementia care), multiple shared
indoor/outdoor amenity spaces and operational/service facilities for approximately fifty

(50) full-time equivalent staff members within a twelve (12) storey built-form. The proposed
building will achieve a floor area ratio of no greater than 7.5 and no greater than forty-five
(45) meters in height. Although the scale of the proposal is based on a real and ever-growing
need for continuum of care facilities, we believe it is contextually appropriate in scale for these
two underdeveloped blocks that are primarily comprised of surface parking and single storey
medium-to-large format retail buildings. These two blocks are unicuely situated and primed
for strategic growth based on a context of tall buildings on the east side of 4 ST, proximity to
the Primary Transit Network and the discernible qualities that differentiate these blocks from
the more stable and character residential areas of the community. The proposal will set a

www.civicworks.ca 1
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\“ I(’ strong standard of design/building excellence for these potential future anchor blocks to the 4
ST SW Main Street.

0” “S The site is located within the Cliff Bungalow Area Redevelopment Plan (ARP), approved by
Council 25 years ago, with a stated planning horizon of 15 years. A thorough policy review
undertaken by the project team demonstrates that the proposal will align with the City's most
contemporary and progressive growth goals including the Municipal Development Plan,
Developed Area Guidebook and Main Streets Initiative. We are proposing amendments
to relevant ARP maps and policies for a Special Study Area that includes the subject site’s
surrounding two blocks and applies policies from the Developed Area Guidebook.

The applicant recognizes that progressive proposals for redevelopment can include
developer-funded investments in the local community. A voluntary investment directed toward
three (3) projects is proposed by Mission Seniors Living Ltd. as follows: Construction of a
segment of Prospect Trail; Enhancements to the connectivity and accessibility infrastructure of
an adjacent Park (Scottish Nursing Home Park); and a permanent public art installation at the
corner of 5 ST SW and 25 AV SW along with enhanced private-public pedestrian streetscapes
along bounding street edges of the subject site. A Direct Control District has been utilized to
achieve these goals as The City of Calgary has few financial tools available and is still exploring
Established Areas wide financial mechanisms to realize community amenity contributions.

The application includes a concurrent Development Permit, ensuring a thoughtful and

comprehensive built outcome that directly informs the proposed Land Use Redesignation and
ARP Amendment.

www.civicworks.ca 2
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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”.
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DIRECT CONTROL DISTRICT

Purpose
1 This Direct Control District is intended to:

(a) establish bonus public enhancement project items to balance the increased
density allowed under the Direct Control District, as required by the Local Area
Plan.

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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ISC: UNRESTRICTED



CPC2019-0120
Attachment 2

Proposed Direct Control Guidelines

Defined Terms
4 In this Direct Control District:

(@) “Prospect Trail” means a linear trail connecting 17 Avenue SW with Sifton
Boulevard SW;

(b) “Scottish Nursing Home (Triangle) Park” means the park located north of 25
Avenue SW, east of Cliff Street SW, south of 24 Avenue SW, and west of 5
Street SW; and

(© “‘public art” means publicly accessible art of any kind that is permanently
suspended, attached to a wall or other surface, or otherwise integrated into a
development. Itis privately owned and must be an original piece of art in any
style, expression, genre or media, created by a recognized artist.

Permitted Uses
5 The permitted uses of the Mixed Use — General (MU-1) District of Bylaw 1P2007 are
the permitted uses in this Direct Control District.

Discretionary Uses
6 The discretionary uses of the Mixed Use — General (MU-1) District of Bylaw 1P2007
are the discretionary uses in this Direct Control District.

Bylaw 1P2007 District Rules
7 Unless otherwise specified, the rules of the Mixed Use — General (MU-1) District of
Bylaw 1P2007 apply in this Direct Control District.

Floor Area Ratio
8 D Unless otherwise referenced in subsection (2), the maximum floor area ratio is
3.0.

(2) The maximum floor area ratio set out in subsection (1) may be increased to 7.5
in accordance with the bonus provisions set out in section 10 of this Direct
Control District.

Building Height
9 D Unless otherwise referenced in subsection (2), the maximum building height is
20.0 metres.

(2) The maximum building height set out in subsection (1) may be increased to
45.0 metres in accordance with the bonus provisions set out in section 10 of this
Direct Control District.

Bonus Floor Area Ratio and Building Height Provisions

10 (2) All of the following items must be provided as part of the relevant development
permit to earn the increased floor area ratio as set out in subsection 8(2) of this
Direct Control District and the increased building height as set out in subsection
9(2) of this Direct Control District:
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(@) contribution to accessibility and connectivity improvements to the
Prospect Trail in the form of either:

0] construction of the improvements to the satisfaction of the
Development Authority; or

(i) monetary contribution towards the improvements in the amount of
$250,000.00;

(b) construction of accessibility and connectivity improvements to the
Scottish Nursing Home (Triangle) Park including but not limited to
extension of the east sidewalk along CIiff Street SW from 24 Avenue SW
to 25 Avenue SW, asphalt pathways within the park, an accessible picnic
area, enhanced entry points, and a sensory garden; and

(© the provision of on-site public art of a value of $100,000.00.

(2) If the improvements to either the Prospect Trail or the Scottish Nursing Home
(Triangle) Park contemplated in subsections 10(1)(a) and 10(1)(b) are not
technically feasible, in the sole opinion of the Development Authority, the
construction of a community enhancement project in the Cliff Bungalow
community that is of substantially the same value as the project being replaced
may be provided as an alternative to that project in order to satisfy the
requirement of subsection 10(1).

3) Public enhancement projects in accordance with subsections 10(1)(a), (b), and
(c) and, where applicable, subsection 10(2), must be identified at the time of
development permit.

4) Public art provided on the development site in accordance with subsection
10(1)(c) must remain on the development site for the life of the development.
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WHEREAS it is desirable to amend the CIliff Bungalow Area Redevelopment Plan Bylaw
2P93, as amended,

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS

FOLLOWS:

1. The CIiff Bungalow Area Redevelopment Plan attached to and forming part of Bylaw
2P93, as amended, is hereby further amended as follows:

(@)

(b)

Amend the preface by adding a new paragraph to the end of subsection i. as
follows:

“The CIiff Bungalow Area Redevelopment Plan (referred to as ‘this Plan’) must be
read in conjunction with the Municipal Development Plan (MDP) Volume 1 and
Volume 2 Part 2: The Developed Areas Guidebook (see Figure 3: Land Use
Policy Areas for the Special Study Area, which is the portion of this Plan that is
subject to the Guidebook), the Calgary Transportation Plan (CTP) and other City
of Calgary policy and guiding documents, unless otherwise indicated. In the
event of a discrepancy between this Plan and the Developed Areas Guidebook,
the policies and guidelines of the Developed Areas Guidebook will take
precedence for development in the Special Study Area.”

Create a new section 3.6 titled ‘Special Study Area’ as follows:
“3.6.1 Objective

The vision of Calgary’s long term growth includes a more connected and
compact city where people have more choices to live and work and on how they
travel.

Key to this concept is concentrating growth in jobs and population along
transportation networks and providing adequate transitions from higher intensity
land uses, to lower intensity land uses. The higher intensity areas have more
flexibility to provide a range of commercial businesses, recreational services and
housing types, while transitions to lower built forms provide more housing options
for Calgarians. Overall this pattern supports complete communities and spurs
local innovation and character.

Land use and development within the Special Study Area is intended to be
consistent with the Community — High Density building block from the Developed
Areas Guidebook.

3.6.2 Context

A Special Study Area is identified on Figure 3: Land Use Policy Areas which
recognizes the two most southerly blocks in Cliff Bungalow. These blocks are
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primarily comprised of single-storey buildings and a relatively large amount of
land dedicated to surface parking when compared to the rest of Cliff Bungalow.

These blocks are also uniquely situated and primed for strategic growth based on
a context of tall buildings on the east side of 4 Street SW and proximity to the
Primary Transit Network. A Key Direction of the Calgary Transportation Plan is to
link land use decisions to transit. Compact, mixed-use development and
pedestrian-friendly designs are required along the existing and future Primary
Transit Network. This will be supported by timely investment in new transit lines
and improved transit service levels to support land use intensification.

This land use and mobility context serves to anchor the 4 Street Main Street for
Cliff Bungalow and Mission, as well as multiple other communities including
Roxboro, Rideau Park, Elbow Park, and Upper Mount Royal.

3.6.3 General Policies
The following policies apply throughout the Special Study Area.

3.6.3.1. New development on sites adjacent to 4 Street SW and Elbow DR
SW should incorporate a vertical mix of land uses, including
ground-floor retail, commercial, residential, restaurant and
entertainment development, with office, commercial and/or multi-
residential on upper floors.

3.6.3.2. The Special Study Area should accommodate a large
supermarket and/or other similar uses that provide various daily
goods and services for residents.

3.6.3.3. Where large ground-floor uses such as structured parking at street
level within a building footprint, or large commercial and retail
uses are proposed, development should be designed to activate
these uses by lining them with smaller uses that are directly
accessible from the street and/or providing multiple pedestrian
entrances and uses that activate the adjacent sidewalk such as
street-fronting restaurant, seating, or merchandising/display areas.

3.6.3.4. Servicing and loading functions, access to parkades, and building
mechanical systems such as air intakes and exhausts, should be
strategically located to minimize impact on the streetscape and be
architecturally integrated into the surrounding development.

3.6.3.5. Buildings should be designed and constructed with attention to
detail and a similar quality of finishing materials on all street
frontages.
3.6.3.6. New buildings should be made of durable, robust, and high-
guality materials that are complementary to those found in Cliff
Bungalow.
CPC2019-0120 - Attach 3 Page 2 of 4
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3.6.3.7.

3.6.3.8.

3.6.3.9.

3.6.3.10.

3.6.3.11.

Highest forms will be situated within the southerly “Safeway”
block, transitioning to lower forms toward the corner of 24 Avenue
SW and 5 Street SW.

Upper storey building placement, spacing, floorplate size,
orientation, and podium building design should be carefully
considered to minimize the impact of wind at ground level,
particularly on 4 Street SW and Elbow Drive SW, and to optimize
sunlight access to streets, open spaces and private courtyards.

Incorporate upper storey stepbacks, where appropriate, to
enhance the pedestrian experience and human scale of buildings
at grade.

Land use designations shall be consistent with the land use
building blocks identified on Figure 3: Land Use Policy Areas.

Where a development application exceeds a floor area ratio of
3.0, the additional floor area ratio can only be achieved through
the provision of community benefits on- and/or off-site throughout
Cliff Bungalow and Mission including but not limited to heritage
conservation, green space & parks, public realm improvements,
affordable housing, multi-modal transportation infrastructure and
public art.

a. The community benefits listed above will be implemented
through a land use amendment requiring a Direct Control
District for the applicable parcel.

b. It is at the discretion of the Development Authority to
evaluate the public benefit and to allow for the use of a
community benefit provision.

C. Where development applications include a property
identified on The City’s Inventory of Evaluated Historic
Resources, heritage conservation - on site or elsewhere in
the community - should be prioritized as the community
benefit of the associated application.”

(© Delete the existing Figure 3 entitled “Land Use Policy Areas” and replace with the
revised Figure 3 entitled “Land Use Policy Areas”, attached hereto as Schedule

“A”.
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Concept View
25 Avenue SW Interface:
Looking northeast
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Concept View

25 AV SW Streetscape:
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Concept View

5 ST SW Streetscape
Looking south
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CIiff Bungalow-Mission Community

Association

462, 1811 4" Street SW

Calgary Alberta, T2S 1W2

Community Hall & Office Located at 2201 CLiff Street SW
www cliffbungalowmission.com | cbmca.development@gmail com

July 3,2018

The City of Calgary
RE: LOC 2018-0143
Parcel Address: 2412R 5 ST SW

Decision: Opposition'

1. Introduction

The Cliff Bungalow-Mission Community Association (CBMCA) has reviewed LOC 2018-0143
(the Application). Based on our review, the CBMCA expresses its opposition in relation to the
Application. Our specific comments about the Application are provided in Section 3 below using

The City’s questionnaire format.

1 The CBMCA issues four types of decision: 1 Opposed, 2 Concerned, 3 No Objection/Comment & 4 Support.

1. Letters of Opposition indicate that the Application has serious discrepancies with respect to our ARP’s
and/or Bylaw 1P2007. When a letter of opposition is issued we will consider filing an appeal with SDAB if
remedial actions are not ferthcoming in an amended Application.

2. Letters of Concern indicate that either we have insufficient information on which to base a decision or
that that the Application has some discrepancies with respect to our ARP’s and/or Bylaw 1P2007. When a
letter of concern is issued we may consider filing an appeal with SDAB if further clarifications and/or
amended plans are not provided.

3. Letters of No Objection/Comment are provided for reference. They do not indicate approval or
oppoesition. We would not normally consider filing an appeal with SDAB after providing a letter of No
Objection/Comment, unless affected residents requested our support or the DP is issued with relaxations
to the relevant bylaws.

4, Letters of Support indicate that we consider the Application to be in general accordance with our ARP’s.
To obtain a letter of support the applicant is strongly encouraged to work the CBMCA and affected
residents through a charrette or similar community engagement design-based workshop. We would not
consider filing an appeal with SDAB after providing a letter of support.
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2. Preamble

The neighbourhoods of Cliff-Bungalow and Mission (the Community) are twin turn of the century
communities whose unique character has been informed by our unique biophysiography and the
quality of our built environment, which maintains a legible and coherent arrangement of residential

and commercial buildings, grounded by historical context.

These qualities in addition to creating a strong sense of place and community also provide the City
of Calgary (The City) with its best example of a neighbourhood, which embodies the principles of
Smart Growth (a central tenant in the City’s Municipal Development Plan).

Yet despite its exemplary nature as a model neighbourhood, the Community faces a number of
pressures, which threaten to irreparably harm its unique character. A review of the Community’s
alignment with the City’s principles of Smart Growth and the threats to those principles are

summarized below to provide context for our specific comments to the Application (Section 3).

Ouwr Community & Smart Growth

The dominant elements of Smart Growth embodied by our Community are presented below.
Compact Communities with a Range of Housing Opportunities

Our Community is one of Calgary’s most dense neighbourhoods (Calgary Herald, 2013). At an
average density of 8,945 people/km?, the Community is Calgary’s fourth most dense, yet its urban
form remains ostensibly human-scale in comparison to its peer group (see for example China Town

at 8,274 people/km? and Beltline at 8,999 people/km?).

While our Community is compact it also manages to provide a range of housing opportunities
including: single detached, semi-detached, row house, suited character homes, apartments and
condominiums. This stands in sharp contrast to The City average, where nearly 60% of the housing

stock is comprised of single detached homes (City of Calgary, 2014).

LOC2018-0143 Letter of Comment July 3 2018.docxPage 2 of 8
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Walkable Mixed-Use Neighbourhoods

Cliff Bungalow has Calgary’s highest walk score and the combined neighbourhoods of Cliff
Bungalow and Mission rank 7% overall in terms of walkability (Walk Score of Calgary Alberta,
2014). This is readily apparent to anybody walking down 4™ Street. Our selection of services
includes health and dental care, banks, pharmacies, grocery stores and a variety of shops,
restaurants and boutiques making our Community one of Calgary’s few truly complete
communities. It is perhaps unsurprising to note that our walkability has translated into our
Community being Calgary’s only neighbourhood where vehicle ownership is less than 1 per capita

(NRC, 2009).
Distinctive, Attractive Communities with a Strong Sense of Place

Nestled between the “cliff’”” and the Elbow River, our Community’s unique and attractive character
is further informed by its remaining stock of heritage buildings and tree-lined streets. Along 4"
Street, buildings like Bannerman and Wright Blocks provide a glimpse to an earlier time. In the
spring, the early morning air is filled with songs of robins and in the evening with the scent of
lilacs and fruit blossoms. In the fall you see that the fruit trees here are surprisingly productive.
Throughout the year, 4" street is a bustle of activity from first light to late evening. Neighbours
often recognize each other to say hello and it is not uncommon to see people stopping to chat, pet
a dog and engage in some idle gossip. These qualities give our neighbourhood a strong sense of
community, shared by those who relate and identify with its strong sense of heritage, liveability

and place.

Threats to Ouwr Commumnity

Some of the threats faced by our Community are summarized below.
Un-Collaborative Development Process

One of the key tenants of Smart Growth is to encourage community and stakeholder engagement
in the development process. As a key stakeholder in redevelopment and planning, we believe that
we should have a seat at the table early in the design process. Too often however, we are invited
to comment on a proposed development only after it has been submitted to The City. At this stage,

time and resources have already been allocated to produce a single design solution. Additionally,
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the proposed design often presents architectural forms that are devoid of care for the public realm
or reference to the unique nature of the Community. At this stage we find our options for promoting
the interests of the Community greatly limited. This sets the stage for a process to evolve were The
City, the Community and the applicant are less likely to collaborate but instead engage each other

in an adversarial manner. Good outcomes are rarely achieved under such circumstances.
Insensitive Redevelopment

Infill and redevelopment that ignores place, scale, massing, materiality, heritage and community
values (all of which are discussed within our ARP’s) diminishes the Community’s sense of place.
Perhaps more insidiously, this often creates the reference standard by which the next development
is judged. It is disheartening to see projects, which reference other recently completed (and often-
insensitive developments) as the justification for their own inappropriate design solutions. This
cycle of development if left unabated threatens to irreparably harm the Community. Not because
any one development causes irreparable harm but because overtime the cumulative impact of these
developments erode and degrade the character of our Community which has come to inform our

citizens sense of place.
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3. Comments on the Application

The CBMCA is pro-densification. We believe that inner-city communities each play an important role in
accommodating the expected doubling in population over the next 60 years. However, we believe that
densification can be achieved under current policies and in sensible ways. At nearly three-times the

allowable height, the CBMCA is opposed to application LOC2018-0143 for the reasons described below:

* We value good planning practices: We strongly believe that it is the City’s responsibility to provide a
stable planning regime that provides residents with a sense of security as to what the future of
Calgary looks like. The practice of spot upzoning is in direct conflict with this responsibility.
Approving the proposed land use amendment effectively implies that the City hands over its
planning function to developers, who now are in charge of deciding where increased height is
‘acceptable’ and ‘desirable’. Ad hoc height relaxation introduces a level of unpredictability that is
inappropriate from the perspective of community residents, contradictory to good city planning,
and could unintentionally set a precedent — moving even further away from a planned approach to
sensible densification.

e Our ARP continues to be a valid planning document: The application is in direct conflict with the
objectives, policy and intent of the Cliff Bungalow ARP, which calls for sensible densification and a
maximum height of 16 meters on the proposed site. The Cliff Bungalow ARP is the result of a seven-
year process, hundreds of person hours and thousands of hours of volunteer capital, and was
developed with the intent of accommeodating inevitable growth while retaining the essential
character and livability. We note that the Applicant questions the validity of the ARP — this is both
disingenuous and incorrect.

- Disingenuous because it shows how little in tune the Applicant is with the community. In June,
2016 the CBMCA organized a community-wide workshop to hear directly from residents what
they think of certain planning matters. The majority of respondents (85%) agreed that the ARP
should be respected by the City and developers at all times. Of the people that agreed, 64%
strongly agree, while 10% of the respondents don’t believe that ARPs need to be taken into
consideration at all times. Taken together, these results show that ARPs are still considered valid
documents in guiding future developments and conversations with developers.

- Incorrect, because the Cliff Bungalow ARP has, in fact, been reviewed by Planning and aligned to
current LUB 1P2007 and the MDP, and is used by administration as the relevant statutory
planning document. Also, the ARP is a values-based document. Those values are still relevant
and up to date and very much reflective of the language and intent of the MDP.

« Densification doesn’t equal tall buildings exclusively: At an average density of 8,945 people/km?2,
Cliff Bungalow-Mission already is Calgary’s third most dense community, yet its urban form remains
ostensibly human-scale in comparison to its peer group (see for example, Chinatown at 8,274
people/km?2 and Beltline at 8,999 people/km?2). Cliff Bungalow-Mission is one of the most desired
communities exactly for that reason —its ability to accommodate many people and small businesses
while retaining a sense of place and cultural context. The introduction of excessively tall buildings
(Cliff Bungalow currently has no building reaching 45 meters), does not align with these attributes
and is likely to compromise the unique character of the community. Tall buildings have few if any
benefits. There is a growing body of evidence that shows that they have poor environmental
performance, threaten the social cohesion of communities, lead to poorer health outcomes,
degrade the public realm and adversely affect the human scale of a city?. This is being echoed by
community residents. Results from our most recent community-wide workshop show that the

2 Gifford, 2007; NCR, 2011 and Loomans, 2014
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majority of respondents (84%) agree that densification (i.e. taller buildings) should happen within
existing allowed zoning, as opposed to spot upzoning. Of the people who agreed, 72% strongly
agree, while 16% didn’t express real concerns with spot upzoning. This shows to us that height
remains a concern and that height relaxation is not desirable when being proposed.

* We already deliver on the MDP targets: Our community exceeds the MDP densification targets. The
amount of people living and working in the community today is 50% beyond what the City asks us to
accommodate?. And if we would fully build out to existing zoning as approved under the ARP our
density would be three times as high as the target®. The argument raised by the Applicant that “as
this Plan [ARP] no longer aligns with current city-wide objectives, the project team has looked to
higher order policy documents including the Municipal Development Plan (2009)..." is simply
incorrect and unfortunate, as it wrongfully suggests that the proposed development is necessary to
deliver on “higher order policy”.

e We value honest communication: We raise some concern in relation to the concepts that the
Applicant introduces in its external communications for justifying the increased height
(https://www.riverwalkseniors.com/wp-content/uploads/2018/06/18.05.31-Vision-Brief-v.1.0-
WEB.pdf). The Applicant suggests that the site across 25 Avenue SW is a proposed Future
Comprehensive Plan Area. This is both speculative and misleading, as this appears “self-proposed”
and to our knowledge doesn’t have policy backing. We genuinely hope that the City does not make
planning decisions based on speculative notions raised by developers and we hope that the
Applicant is transparent and truthful about the speculative nature of concepts like Future
Comprehensive Plan Areas when it uses this in conversations with external stakeholders.

e We value facts: We are aware that councillors have argued that increased density should be
situated around corridors or main streets. It is disingenuous to consider 25 AVE SW as either a
corridor or a main street. The City’s own traffic studies and Main Streets program confirms this fact.

Going forward

This letter is not meant to suggest broad-based opposition to change or to the proposed use — quite the
contrary. We’ve been welcoming much change in our community in recent years. Much of this change
has been within the parameters of community values, reason and the ARP while contributing to the
City’s objective of densification. We also take this development very seriously — that’s why we organized
two community-wide workshops for two years in a row —reaching more than 150 community residents
in person — with the objective of hearing the community’s stance on planning matters like height
relaxation. Taking their input, and based on the rationale above, we strongly believe that the proposed
development, at 45 meters and an FAR of 7.5, is out of place and harmful.

The MDP is the guiding document of planning for the City of Calgary. In section 2.3.2 it states as its
objective: “Respect and enhance neighbourhood character and vitality. The “sense of place” inherent in
Calgary’s neighbourhoods is a function of their history, built form, landscape, visual qualities and people.
Together, the interaction of these factors defines the distinctive identity and local character of a
neighbourhood.” Currently, the proposed development is surrounded by two to three story residences
and businesses. The site also acts as a transition from the commercial area on 4th Street to the east and
a gateway into the community from Elbow Drive and 4th Street to medium height residential use. There
are strong indications that the scale of the suggested development is not compatible with the
surrounding neighbourhood and the objective of the MDP.

3 MDP asks for 100 people + jobs / hectare. Our community currently accounts for 157.
4 MDP asks for 100 people + jobs [ hectare. Existing zoning allows for 298.
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We welcome conversations with the City and the Applicant to envision collectively what the proposed
use could look like, while celebrating and respecting the community context and MDP objectives. For
example, if the Applicant is set on a 45 meter building, we would be happy to explore opportunities
south of 25 AVE SW (on the Mission side), or as part of policy in the concept plan for the Holy Cross site
—areas where the proposed development would be supported by existing zoning and wouldn’t present
the risk of setting an unintentional precedent.

We would also like to invite you to read our attached community workshop “What we heard”
documents, as a testament to our community engagement efforts which figure prominently in
imagineCALGARY, the MDP and the Cliff Bungalow ARP.

4. Closure
Thank you for your consideration in this matter,

Sander Jansen, MSc.

Planning & Development Director

Cliff Bungalow-Mission Community Association

cbmca.development@gmail.com
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