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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

1. CALL TO ORDER

2. OPENING REMARKS

3. CONFIRMATION OF AGENDA

4. CONFIRMATION OF MINUTES

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

5. 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

6. POSTPONED REPORTS
(including related/ supplemental reports)

None



7. 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

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

7.2 PLANNING ITEMS

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

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

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

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

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

7.2.6 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

8. URGENT BUSINESS

9. ADJOURNMENT



 

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

ITEM NO.:  5.1 Fraser McLeod 

 
COMMUNITY: Renfrew (Ward 9) 
 
FILE NUMBER: LOC2018-0201 (CPC2019-0097) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

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

District 
 
MUNICIPAL ADDRESS: 1101 Russet Road NE 
 
APPLICANT: CivicWorks Planning + Design 
 
OWNER: Steven K Jewan 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  5.2 David Mulholland 

 
COMMUNITY: Banff Trail (Ward 7) 
 
FILE NUMBER: LOC2018-0094 (CPC2019-0051) 
 
PROPOSED POLICY AMENDMENTS: Amendment to the Banff Trail Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

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

District 
 
MUNICIPAL ADDRESS: 2202 and 2201 – 25 Avenue NW 
 
APPLICANT: Jim Sherwood 
 
OWNER: Evra D Sherwood 
 Helen Bromhead 
 Michael Bromhead 
 
ADMINISTRATION RECOMMENDATION: 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 

additional discretionary use of Power Generation 
Facility – Large 

 
MUNICIPAL ADDRESS: 11111 Barlow Trail SE 
 
APPLICANT: Stantec Architecture 
 
OWNER: Viterra Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.: 7.1.2  Angelique Dean 

 (Related to Item 7.1.1) 
 
COMMUNITY: Shepard Industrial (Ward 12) 
 
FILE NUMBER: DP2018-3647(CPC2019-0069) 
 
PROPOSED DEVELOPMENT: Power Generation Facility - Large 
 
MUNICIPAL ADDRESS: 11111 Barlow Trail SE 
 
APPLICANT: Stantec Architecture 
 
OWNER: Viterra Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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PLANNING ITEMS 
 

ITEM NO.:  7.2.1 David Mulholland 

 
COMMUNITY: Evanston (Ward 2) 
 
FILE NUMBER: LOC2018-0212 (CPC2019-0053) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Commercial – Community 2 f0.5h18 (C-

C2f0.5h18) District 
 
MUNICIPAL ADDRESS: 2045 and 2060 Symons Valley Parkway NW 
 
APPLICANT: Stantec Consulting 
 
OWNER: Evanston Plaza Ltd 
 Evanston Towne Centre Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 

 

 

 

 

 

 

 

ITEM NO.:  7.2.2 Josh de Jong 

 
COMMUNITY: Stoney 3 (Ward 5) 
 
FILE NUMBER: LOC2018-0240 (CPC2019-0033) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Industrial – Commercial (I-C) District 
 
MUNICIPAL ADDRESS: 11125 – 38 Street NE 
 
APPLICANT: Rick Grol 
 
OWNER: 1998281 Alberta Inc (Daljeet Garcha) 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.3 Josh de Jong 

 
COMMUNITY: Stoney 1 (Ward 3) 
 
FILE NUMBER: LOC2018-0211 (CPC2019-0119) 
 
PROPOSED REDESIGNATION: From: Industrial – General (I-G) District 
 
 To: Industrial – Commercial (I-C) District 
 
MUNICIPAL ADDRESS: 11105, 11110, and 11130 – 11 Street NE 
 
APPLICANT: Urban Systems 
 
OWNER: Melcor Developments Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.4 Shane Gagnon 

 
COMMUNITY: Whitehorn (Ward 10) 
 
FILE NUMBER: LOC2018-0253 (CPC2019-0133) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Commercial – Neighbourhood 1 (C-N1) District 
 
MUNICIPAL ADDRESS: 4525 – 52 Street NE 
 
APPLICANT: Rick Balbi Architect 
 
OWNER: Moga Holdings Corp 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.5 Dino Civitarese 

 
COMMUNITY: South Calgary (Ward 8) 
 
FILE NUMBER: LOC2018-0236 (CPC2019-0126) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District to accommodate semi-

detached residential development 
 
MUNICIPAL ADDRESS: 2039 - 30 Avenue SW 
 
APPLICANT: QuantumPlace Developments 
 
OWNER: Bernadett Maxwell 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.6 Desmond Bliek 

 
COMMUNITY: Cliff Bungalow (Ward 8) 
 
FILE NUMBER: LOC2018-0143 (CPC2019-0120) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Cliff Bungalow Area Redevelopment 

Plan 
 
PROPOSED REDESIGNATION: 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 

 
MUNICIPAL ADDRESS: 528 - 25 Avenue SW and 2412R - 5 Street SW 
 
APPLICANT: CivicWorks Planning + Design 
 
OWNER: Mission Seniors Living Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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MINUTES 

CALGARY PLANNING COMMISSION 

 
January 24, 2019, 1:00 PM 

IN THE COUNCIL CHAMBER 

 
PRESENT: Director M. Tita, Chair 

Director R. Vanderputten, Vice-Chair 
Councillor G. Chahal 
Councillor E. Woolley 
Commissioner L. Juan 
Commissioner A. Palmiere 
Commissioner J. Scott 

ALSO PRESENT: Principal Planner I. Cope 
Legislative Assistant J. Dubetz 
Legislative Assistant D. Williams 

 

1. CALL TO ORDER 

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

2. OPENING REMARKS 

No opening remarks were provided at today's Meeting. 

3. CONFIRMATION OF AGENDA 

Moved by Director Vanderputten 

That Consent Agenda Item 5.2 be removed from the omnibus motion in order to be 
amended. 

MOTION CARRIED 
 

Moved by Councillor Woolley 

That the Agenda for the 2019 January 24 Regular Meeting of the Calgary Planning 
Commission be confirmed, as amended. 

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

MOTION CARRIED 
 

5. CONSENT AGENDA 

Moved by Commissioner Palmiere 

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

5.1 Land Use Amendment in Parkhill (Ward 11) at 3833 Parkhill Street SW, 
LOC2018-0260, CPC2019-0063 

MOTION CARRIED 
 

5.2 Road Closure in Medicine Hill (Ward 06) at Canada Olympic Drive SW, 
LOC2018-0263, CPC2019-0067 

A Revised Attachment 2 was distributed with respect to Report CPC2019-0067. 

Moved by Commissioner Scott 

That with respect to Report CPC2019-0067, the following be approved, as 
amended: 

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

1. ADOPT, by bylaw, the repeal of Bylaw 8C2018 and proposed strata road 
closure of 0.07 hectares ± (0.17 acres ±) of strata road (Plan 1811054, Strata 
Area A) adjacent to a portion of Canada Olympic Drive SW, adjacent to 2200 
Na’a Drive SW and 8395 Canada Olympic Drive SW with conditions 
(Attachment 1). 

2. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

6. POSTPONED REPORTS 

6.1 Policy Amendments in Beltline (Wards 8 And 11) – Beltline Area Redevelopment 
Plan and Land Use Bylaw 1P2007 Amendments – Phase 1, CPC2019-0003 

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

• A letter, 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: 
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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 COMMITTEES 

7.1 DEVELOPMENT ITEMS 

None 

7.2 PLANNING ITEMS 

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

Commissioner Palmiere declared a conflict of interest and abstained from 
discussion and voting with respect to Report CPC2019-0070. 
Commissioner Palmiere left the Council Chamber at 1:09 p.m. and 
returned at 1:23 p.m. after the vote was declared. 

Moved by Commissioner Juan 

That with respect to Report CPC2019-0070, the following be approved: 

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

1. ADOPT, by bylaw, the proposed redesignation of 0.37 hectares ± 
(0.92 acres ±) located at 950 McPherson Square NE (Plan 0512930, 
Block 7, Lot 2) from DC Direct Control District to DC Direct Control 
District to accommodate transit supportive mixed-use development, 
with guidelines (Attachment 1); and 

2. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.2 Policy Amendment and Land Use Amendment in Medicine Hill (Ward 06) 
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 
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1. ADOPT, by bylaw, the proposed amendments to the Canada Olympic 
Park and Adjacent Lands Area Structure Plan (Corrected Attachment 
4); and 

2. Give three readings to the proposed bylaw. 

3. ADOPT, by bylaw, the proposed redesignation of 0.50 hectares ± 
(1.25 Acres ±) 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 Development, with guidelines 
(Attachment 2); and 

4. Give three readings to the proposed bylaw. 

5. ADOPT, by bylaw, the proposed redesignation of 4.37 hectares ± 
(10.8 Acres ±) located at 924 Na’a Drive SW (Plan 1612946, Block 3, 
Lot 1) from DC Direct Control District to DC Direct Control District to 
accommodate commercial development, with guidelines (Corrected 
Attachment 3); and 

6. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

None 

  

9. ADJOURNMENT 

Moved by Commissioner Palmiere 

That this Meeting adjourn at 1:38 p.m. 

MOTION CARRIED 

THE FOLLOWING ITEMS HAVE BEEN FORWARDED TO THE 2019 FEBRUARY 25 
COMBINED MEETING OF COUNCIL: 

• Land Use Amendment in Parkhill (Ward 11) at 3833 Parkhill Street SW, LOC2018-
0260, CPC2019-0063 

• Road Closure in Medicine Hill (Ward 06) at Canada Olympic Drive SW, LOC2018-
0263, CPC2019-0067 

• 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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CONFIRMED BY COMMISSION ON 

  

 
 

________________________________ ________________________________ 

CHAIR ACTING CPC SECRETARY 
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Item # 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: 
 

 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 

 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 
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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).  
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Location Maps 

  

 

  



Page 4 of 9 
Item # 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 
 

 Approval(s): K. Froese concurs with this report. Author: F. McLeod 

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-

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Renfrew-Profile.aspx
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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 façade 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: 
 

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

 emphasizing individual at-grade entrances; and 

 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. 
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Stakeholder Engagement, Research and Communication  
 
Communications 
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. 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: 
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 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; 

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

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

 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; 

 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; 

 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. 
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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. 
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Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no 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.  
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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) 
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Figure 2: Site Plan 
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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: 
 

 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 

 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. 
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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. 
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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. 
 
  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Banff-Trail-Profile.aspx
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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 façade of each dwelling unit must directly face a public 
street. The district provides for a maximum density of 75 units per hectare which would enable 
up to 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; 

 ensuring an engaging built interface along both street frontages; 

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

 emphasizing individual at-grade entrances; and 

 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. 
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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 non-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. 
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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.  
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Financial Capacity 
 
Current and Future Operating Budget: 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget: 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

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

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

as amended, is hereby further amended as follows: 
 

(a) Amend Figure 2 entitled ‘Land Use Plan’ by 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: 
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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.  
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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. 
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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.   
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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 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. The current proposal for a DC district based on I-
H is consistent with the policies for the area in the MDP. 
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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 I-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 I-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.  
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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 



 



  
 CPC2019-0068 
 Attachment 1 
  

Applicant’s Submission 
 

CPC2019-0068 - Attach 1  Page 1 of 1 
ISC:  UNRESTRICTED 

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

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and substituting therefor that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
 

SCHEDULE A 
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SCHEDULE B 
 

 
 
 

DIRECT CONTROL DISTRICT 
 

 
Purpose  
1 This Direct Control District is intended to: 
 

(a) 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.  
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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. 
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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. 
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Location Maps 
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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 
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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, 
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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.” 
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Southeast Industrial Area Structure Plan (Statutory – 1996) 
 
The Southeast Industrial Area Structure Plan (ASP) identifies this area as an “Existing I-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.  
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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 
 Attachment 2 
  

Development Permit Plans 
 

CPC2019-0069 - Attach 2  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2019-0069 
 Attachment 3 
  

PV Installation Detail 
 

CPC2019-0069 - Attach 3  Page 1 of 1 
ISC:  UNRESTRICTED 

 

 



 



  
 CPC2019-0069 
 Attachment 4 
  

Proposed Direct Control District 
 

CPC2019-0069 - Attach 4  Page 1 of 3 
ISC:  UNRESTRICTED 

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

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and substituting therefor that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
 

SCHEDULE A 
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SCHEDULE B 
 

 
 
 

DIRECT CONTROL DISTRICT 
 

 
Purpose  
1 This Direct Control District is intended to: 
 

(a) 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.  
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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. 
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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. 

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

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

Development Authority.  
 
4. 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).  

 
6. 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. 
 

7. 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. 

 

9. 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. 
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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. 
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Item # 7.2.1 
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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 

 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. 
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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 48Z2005) 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. 
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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:  
 

 quality of architectural treatment; 

 the location and design of drive-in facilities; and 

 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. 
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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 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 (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. 
 



Page 6 of 6 
Item # 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 
 

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

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 



  
 CPC2019-0053 
 Attachment 1 
  
Applicant’s Submission  

 

CPC2019-0053 - Attach 1  Page 1 of 1 
ISC:  UNRESTRICTED 

 

 



 



Page 1 of 6 

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

Item # 7.2.2 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0033 

2019 February 07  

 

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. 
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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 designated DC Direct Control District (Bylaw 
5Z2007 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 façade and loading areas are 



Page 4 of 6 
Item # 7.2.2 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0033 
2019 February 07   
 

Land Use Amendment in Stoney 3 (Ward 5) at 11125 – 38 Street NE, LOC2018-

0240 
 

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

provided on the south façade. 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. 
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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. 
 
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.  
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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 
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 Attachment 1 
  

Applicants Submission 
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Land Use Amendment in Stoney 1 (Ward 3) at 11105, 11110 and 11130 - 11 Street 
NE, LOC2018-0211 
 
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. 
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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 I-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 I-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. 
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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. 
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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. 
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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 
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Land Use Amendment in Whitehorn (Ward 10) at 4525 – 52 Street NE, LOC2018-
0253 
 
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); 

 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  

 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. 
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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.    
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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. 
 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Whitehorn-Profile.aspx


Page 5 of 7 
Item # 7.2.4 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0133 
2019 February 07   
 

Land Use Amendment in Whitehorn (Ward 10) at 4525 – 52 Street NE, LOC2018-

0253 
 

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

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.  
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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: 
 

 perception that a cannabis store will generate crime and nuisance; and 

 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 
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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 
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This application is for a proposed Land Use Redesignation within the Community of Whitehorn, 
from the current land use designation of Direct Control (DC 67Z95, 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 o2 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.  
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Land Use Amendment in South Calgary (Ward 8) at 2039 - 30 Avenue SW, 
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 
façade 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.  
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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.   
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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. 
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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. 
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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.  
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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 
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 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and substituting therefor that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
 

SCHEDULE A 
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SCHEDULE B 
 

 
 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District is intended to: 

 
(a) accommodate 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.  
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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 (1) 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: 

 
(a) 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 

 
(a) 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. 
or  

(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  (1) 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.  
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Building Height  
10  (1) 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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SCHEDULE C 
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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 Cliff 
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: 
 

 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); 

 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 

 an increase 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 
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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 3845O, 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 
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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. 
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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 

 

 

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. 
 
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. 
  

Subject site 
(land use) 

Proposed ARP 
amendment 
(new Special 
Study Area) 
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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.  
 
  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Cliff-Bungalow-Profile.aspx
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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: 
 

 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; 

 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 
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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. 
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Figure 3: Proposed ARP with Subject Site and Proposed New Special Study Area 

 

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. 
  

Proposed ARP 
Amendment 
(new Special 
Study Area) 

Subject site (Land 
Use application area) 
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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 Cliff 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-cochère 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. 
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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); 

 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; 

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

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

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

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

 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. 

http://www.riverwalkseniors.com/
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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 
identified) 

What changes were made and/or 
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 
require discussion of context 

The applicant was required to submit a policy 
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 
accompanied by community benefit 

The applicant’s voluntary 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. 
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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 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. 
 
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 

https://www.friendsofcliffbungalow.ca/
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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 

 

Current ARP with Subject Site and Proposed New Special Study Area 

Subject site (Land 
Use application area) 

Proposed ARP 
amendment 
(new Special 
Study Area) 
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Proposed ARP with Subject Site and Proposed New Special Study Area 

 
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). 
 
  

Proposed ARP 
amendment 
(new Special 
Study Area) 

Subject site (Land 
Use application area) 
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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) 
1. Applicant Submission 
2. Proposed DC Guidelines 
3. Proposed Amendments to Cliff Bungalow Area Redevelopment Plan 
4. DP Overview 
5. Application Brief and What We Heard Report 
6. Letter from the Cliff Bungalow-Mission Community Association 
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 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and substituting therefor that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
 

SCHEDULE A 
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SCHEDULE B 
 

 
 
 

DIRECT CONTROL DISTRICT 
 

 
Purpose  
1 This Direct Control District is intended to: 
 

(a) 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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Defined Terms 
4 In this Direct Control District: 
 

(a) “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 

 
(c) “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.  It is 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 (1) 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 (1) 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 (1) 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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(a) contribution to accessibility and connectivity improvements to the 
Prospect Trail in the form of either: 

 
(i) construction of the improvements to the satisfaction of the 

Development Authority; or 
 
(ii) 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 Cliff 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 

 
(c) 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 Cliff 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 Cliff Bungalow Area Redevelopment Plan attached to and forming part of Bylaw 

2P93, as amended, is hereby further amended as follows: 
  
 

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

 
“The Cliff 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.” 

 
(b) 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- 

quality materials that are complementary to those found in Cliff 
Bungalow. 
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3.6.3.7. 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. 

 
3.6.3.8. 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. 

 
3.6.3.9. Incorporate upper storey stepbacks, where appropriate, to 

enhance the pedestrian experience and human scale of buildings 
at grade. 

 
3.6.3.10. Land use designations shall be consistent with the land use 

building blocks identified on Figure 3: Land Use Policy Areas. 
 
3.6.3.11. 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.” 

 
(c) 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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SCHEDULE A 
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