
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

May 2, 2019, 1:00 PM
IN THE COUNCIL CHAMBER

Members Present

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

Councillor G. Chahal
Councillor E. Woolley

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

Commissioner A. Palmiere
Commissioner K. Schmalz

Commissioner J. Scott
Mayor N. Nenshi

1. CALL TO ORDER

2. OPENING REMARKS

3. CONFIRMATION OF AGENDA

4. CONFIRMATION OF MINUTES
None

5. CONSENT AGENDA

5.1 Policy Amendment and Land Use Amendment (R-CG) in Killarney/Glengarry (Ward 8) at
3003 – 26A Street SW, LOC2019-0031, CPC2019-0462

5.2 Policy Amendment and Land Use Amendment (R-CG) in Richmond (Ward 8) at 2404 - 28
Avenue SW, LOC2018-0258, CPC2019-0532

5.3 Policy Amendment and Land Use Amendment (R-CG) in Tuxedo Park (Ward 7) at 240 – 31
Avenue NE, LOC2019-0021, CPC2019-0543

5.4 Land Use Amendment (R-CG) in West Hillhurst (Ward 7) at 701 - 19 Street NW, LOC2019-
0011, CPC2019-0534



5.5 Land Use Amendment (R-CG) in Renfrew (Ward 9) at 540 – 12 Avenue NE, LOC2019-0007,
CPC2019-0573

5.6 Road Closure and Land Use Amendment in Silverado (Ward 13) for portion of 190 Avenue
SE, LOC2019-0024, CPC2019-0426

5.7 Disposal of Reserve in Strathcona Park (Ward 6), 1580 Strathcona Drive SW, SB2017-0378,
CPC2019-0540

6. POSTPONED REPORTS
(including related/ supplemental reports)

None

7. ITEMS FROM OFFICER, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS
None

7.2 PLANNING ITEMS

7.2.1 Land Use Amendment in Arbour Lake (Ward 2) at 8321 – 85 Street NW,
LOC2017-0160, CPC2019-0531

7.2.2 Outline Plan in Arbour Lake (Ward 2) at 8321 – 85 Street NW, LOC2017-0160,
CPC2019-0542

7.2.3 Land Use Amendment in Springbank Hill (Ward 6) at 46 Elveden Drive SW,
LOC2019-0005, CPC2019-0533

7.2.4 Land Use Amendment in Spruce Cliff (Ward 8) at 1 Spruce Bank Crescent SW,
LOC2018-0269, CPC2019-0094

7.2.5 Land Use Amendment in Bankview (Ward 8) at 2307 - 16 Street SW, LOC2019-
0009, CPC2019-0512

7.2.6 Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at multiple
addresses, LOC2018-0087, CPC2019-0398

7.2.7 Land Use Amendment in Sage Hill (Ward 2) at 150 Sage Hill Boulevard NW,
LOC2018-0190, CPC2019-0553

7.3 MISCELLANEOUS ITEMS
None

8. URGENT BUSINESS

9. ADJOURNMENT



 

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

 

ITEM NO.:  5.1 Adam Sheahan 

 
COMMUNITY: Killarney/Glengarry (Ward 08) 
 
FILE NUMBER: LOC2019-0031 (CPC2019-0462) 
 
PROPOSED POLICY AMENDMENTS: Amendment to the Killarney/Glengarry Area 

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

District 
 
MUNICIPAL ADDRESS: 3003 – 26A Street SW 
 
APPLICANT: TC Design and Consulting 
 
OWNER: Manjit Sohal 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  5.2 Kaitlin Bahl 

 
COMMUNITY: Richmond (Ward 08) 
 
FILE NUMBER: LOC2018-0258 (CPC2019-0532) 
 
PROPOSED POLICY AMENDMENTS: Amendment to the Richmond Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

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

District 
 
MUNICIPAL ADDRESS: 2404 – 28 Avenue SW 
 
APPLICANT: Citytrend 
 
OWNER: Saville Homes Ltd 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  5.3 Kelsey Cohen 

 
COMMUNITY: Tuxedo Park (Ward 07) 
 
FILE NUMBER: LOC2019-0021 (CPC2019-0543) 
 
PROPOSED POLICY AMENDMENTS: Amendment to the North Hill Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

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

District 
 
MUNICIPAL ADDRESS: 240 – 31 Avenue NE 
 
APPLICANT: Dobbin Consulting 
 
OWNER: Mavindeep Gill 

Sandeep Gill 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  5.4 Allan Singh 

 
COMMUNITY: West Hillhurst (Ward 07) 
 
FILE NUMBER: LOC2019-0011 (CPC2019-0534) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling  

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

District 
 
MUNICIPAL ADDRESS: 701 – 19 Street NW 
 
APPLICANT: New Century Design 
 
OWNER: Handa Ni 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  5.5 Stuart Gripton 

 
COMMUNITY: Renfrew (Ward 09) 
 
FILE NUMBER: LOC2019-0007 (CPC2019-0573)  
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling  

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

District 
 
MUNICIPAL ADDRESS: 540 – 12 Avenue NE 
 
APPLICANT: Wild Oak Custom Homes 
 
OWNER: Elisabeth Jones  
 Francis Richard Jones 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  5.6 Joseph Yun 

 
COMMUNITY: Silverado (Ward 13) 
 
FILE NUMBER: LOC2019-0024 (CPC2019-0426)  
 
PROPOSED CLOSURE: 0.01 hectares ± (0.02 acres ±) of road (Plan 731309), 

adjacent to 49 – 190 Avenue SE  
 
PROPOSED REDESIGNATION:  From: Undesignated Road Right-of-Way 
 
      To:  Special Purpose – School, Park and Community 
       Reserve (S-SPR) District 
 
MUNICIPAL ADDRESS: 49 – 190 Avenue SE 
 
APPLICANT: Tronnes Geomatics  
 
OWNER: The City of Calgary 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  5.7 Vivian Barr 

 
COMMUNITY: Strathcona Park (Ward 06) 
 
FILE NUMBER: SB2017-0378 (CPC2019-0540) 
 
PROPOSED DISPOSAL OF RESERVE: 0.060 hectares ± (0.148 acres±) located at 1580 

Strathcona Drive SW 
 
MUNICIPAL ADDRESS: 1580 – Strathcona Drive SW 
 
APPLICANT: Maidment Land Surveys Ltd 
 
OWNER: The Calgary Board of Education  
 The City of Calgary 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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PLANNING ITEMS 

 
ITEM NO.:  7.2.1    Mike Davis 

      (related to Item No. 7.2.2) 
 
COMMUNITY: Arbour Lake (Ward 02) 
 
FILE NUMBER: LOC2017-0160 (CPC2019-0531) 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

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

(M-H1) District; Multi-Residential – At Grade 
Housing (M-G) District; Residential – Low 
Density Mixed Housing (R-G) District; Special 
Purpose – City and Regional Infrastructure 
(S-CRI) District, Special Purpose – Urban 
Nature (S-UN) District and  Special Purpose – 
School, Park and Community Reserve (S-SPR) 
District  

 
MUNICIPAL ADDRESS: 8321 – 85 Street NW 
 
APPLICANT: B&A Planning Group 
 
OWNER: Hopewell Arbour Lake Land Corporation 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.2 Mike Davis 

(related Item No. 7.2.1) 
 
COMMUNITY: Arbour Lake (Ward 02)  
  
FILE NUMBER: LOC2017-0160 (CPC2019-0542) 
 
PROPOSED OUTLINE PLAN: Subdivision of 17.01 hectares ± (42.04 acres ±) 
 
MUNICIPAL ADDRESS: 8321 – 85 Street NW 
 
APPLICANT: B&A Planning Group 
 
OWNER: Hopewell Arbour Lake Land Corporation 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.3 Kaitlin Bahl 

 
COMMUNITY: Springbank Hill (Ward 06) 
 
FILE NUMBER: LOC2019-0005 (CPC2019-0533) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Residential – One Dwelling (R-1) District  
 
MUNICIPAL ADDRESS: 46 Elveden Drive SW 
 
APPLICANT: MKL Design Studio 
 
OWNER: Christine P. Oriel  

Ramel R. Oriel 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.4 Adam Sheahan 

 
COMMUNITY: Spruce Cliff (Ward 08) 
 
FILE NUMBER: LOC2018-0269 (CPC2019-0094) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One Dwelling (R-C1) 

District 
 
 To: Residential – Contextual One / Two Dwelling  

(R-C2) District 
 
MUNICIPAL ADDRESS: 1 Spruce Bank Crescent SW 
 
APPLICANT: Seven Designs 
 
OWNER: Brian Killick 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.5 Benedict Ang 

 
COMMUNITY: Bankview (Ward 08) 
 
FILE NUMBER: LOC2019-0009 (CPC2019-0512) 
 
PROPOSED REDESIGNATION: From: Multi-Residential – Contextual Grade-Oriented 

(M-CGd72) District 
 
 To: Multi-Residential – Contextual Grade-Oriented 

(M-CG) District 
 
MUNICIPAL ADDRESS: 2307 – 16 Street SW 
 
APPLICANT: N2H Design 
 
OWNER: Qicai Lin  
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.6 Dino Civitarese 

 
COMMUNITY: Sunalta (Ward 08) 
 
FILE NUMBER: LOC2018-0087 (CPC2019-0398) 
 
PROPOSED POLICY AMENDMENTS: Amendments to Sunalta Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: Multi-Residential – Contextual Medium Profile 

(M-C2) District and Commercial – Corridor 1 
(C-COR1f3.0h23) District 

 
 To: DC Control District to accommodate a mixed-

use high rise building 
 
MUNICIPAL ADDRESS: 1434, 1438, 1442, 1444, and 1448A – 17 Avenue SW, 

1511, 1513, 1517, 1521, 1525, 1527, 1529, and 1531 – 
16 Avenue SW, and 1609 - 14 Street SW 

 
APPLICANT: B&A Planning Group 
 
OWNER: ASI Sentinel Block Group Management Inc 

1835220 Alberta Ltd (Arlington Group)  
332925 Alberta Ltd (Elizabeth Ko) 

 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.7 Hugo Haley 

 
COMMUNITY: Sage Hill (Ward 02) 
 
FILE NUMBER: LOC2018-0190 (CPC2019-0553) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District accommodate 

residential and commercial development 
 
MUNICIPAL ADDRESS: 150 Sage Hill Boulevard NW 
 
APPLICANT: B&A Planning Group 
 
OWNER: Genesis Land Development Corp. 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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Approval(s): S. Lockwood  concurs with this report.  Author: A. Sheahan 

Item # 5.1 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0462 

2019 May 02  

 

Policy Amendment and Land Use Amendment (R-CG) in Killarney/Glengarry 
(Ward 8) at 3003 – 26A Street SW, LOC2019-0031 
 
EXECUTIVE SUMMARY   
 
This application was submitted by TC Design and Consulting on 2019 March 05 on behalf of the 
landowner Manjit Sohal. The application proposes to change the designation of this property 
from DC Direct Control District (Bylaw 29Z91) to Residential – Grade-Oriented Infill (R-CG) 
District to allow for:  
 

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

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

 a maximum of 4 dwelling units (an increase from the current maximum of 2 dwelling 
units); and  

 the uses listed in the R-CG designation.  
 
This application is intended to accommodate a comprehensive redevelopment of the subject 
parcel. An amendment to the Killarney/Glengarry Area Redevelopment Plan (ARP) is required 
to accommodate the proposed land use redesignation. The proposal conforms to the ARP as 
amended and is in keeping with applicable policies of the Municipal Development Plan. 
 
A development permit application (DP2019-1035) for a four-unit rowhouse building has been 
submitted by TC Design and Consulting on 2019 March 05 and is under review. No decision will 
be made on the development permit application until a decision has been rendered by Council 
on this land use redesignation. 
 

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

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

at 3003 – 26A Street SW (Plan 5661O, Block 51, Lots 1 and 2) from DC Direct Control 
District to Residential – Grade-Oriented Infill (R-CG) District; and 

 
4. Give three readings to the proposed bylaw. 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 
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Policy Amendment and Land Use Amendment (R-CG) in Killarney/Glengarry 

(Ward 8) at 3003 – 26A Street SW, LOC2019-0031 

 

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

BACKGROUND 
 
A development permit application (DP2019-1035) for a four-unit rowhouse building has been 
submitted by TC Design and Consulting on 2019 March 05 and is under review. 
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Location Maps 
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(Ward 8) at 3003 – 26A Street SW, LOC2019-0031 
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Site Context 
 
The subject site is located in the community of Killarney/Glengarry at the intersection of 28 
Avenue SW and 26A Street SW. Surrounding development is characterized by a mix of single 
and semi-detached homes. The predominant land use in this area is Residential – Contextual 
One / Two Dwelling (R-C2) District and DC Direct Control District (Bylaw 29Z91) based on the 
2P80 Land Use Bylaw R-2 Residential Low Density District, which is comparable to the R-C2 
District of Land Use Bylaw 1P2007. The site directly across the lane to the west is designated 
Residential – Grade-Oriented Infill (R-CG) District and has an approved and pending release 
rowhouse development. 
 
The site is approximately 0.06 hectares in size with approximate dimensions of 15 metres by 
38 metres. A rear lane exists along the west side of the site. The property is currently developed 
with a one-storey single detached dwelling and rear detached garage. 
 
As identified in Figure 1, the community of Killarney/Glengarry has seen population growth over 
the last several years reaching its population peak in 2015. In the last two years, the community 
has seen a slight decline in population. 
 

Figure 1: Community Peak Population 

Killarney/Glengarry 

Peak Population Year 2015 

Peak Population 7,677 

2017 Current Population 7,423 

Difference in Population (Number) -254 

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

 
Additional demographic and socio-economic information may be obtained online through the 
Killarney/Glengarry 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. Though a minor amendment to the 
ARP is required, the proposal generally meets the objectives of applicable policies as discussed 
in the Strategic Alignment section of this report. 
 
  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Killarney---Glengarry.aspx
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Planning Considerations 
 
Land Use 
 
The existing DC Direct Control District (Bylaw 29Z91) is based on the 2P80 Land Use Bylaw  
R-2 Residential Low Density District that is primarily for single detached, semi-detached and 
duplex homes. The DC District is intended to prevent narrow lot subdivisions by increasing the 
minimum lot width and lot area dimensions for single detached dwellings to 11 metres and 348 
square metres from 7.5 metres and 233 square metres respectively. The district allows for a 
maximum building height of 10 metres and a maximum of two dwelling units.  
   
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for two to three-storey 
(11 metres maximum height) rowhouse developments where one façade of each dwelling unit 
must directly face a public street. The district provides for a maximum density of 75 units per 
hectare which would enable up to four dwelling units on the subject site. The R-CG District also 
allows for a range of other low-density housing forms such as single detached, semi-detached, 
duplex dwellings and secondary suites.  
 
Development and Site Design 
 
The rules of the proposed R-CG District provide basic guidance for the future site development 
including appropriate uses, height and building massing, landscaping and parking. 
 
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.  
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Transportation 
 
Pedestrian and vehicular access to the site is available from 28 Avenue SW, 26A Street SW 
and the rear lane. The area is served by Calgary Transit bus service with stops located 
approximately 200 metres walking distance on 26 Avenue SW providing service to downtown 
and Westbrook LRT Station. On-street parking adjacent to the site is non-restricted. A 
Transportation Impact Assessment was not required as part of this application. 
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Utilities and Servicing 
 
Water, sanitary and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reviewed at development permit stage. 
 
Stakeholder Engagement, Research and Communication 
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
 
The Killarney/Glengarry Community Association was circulated as part of this application and no 
response was received. A follow-up request was sent to the Community Association with no 
response received at the time of this report. 
 
Administration received six letters in opposition to the application. Reasons stated for opposition 
are summarized below: 
 

 increase in height, density, and lot coverage; 

 increase in traffic and parking issues; 

 decrease in property values; and 

 does not fit the existing character of the area.  
 

Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. The design compatibility of discretionary 
uses with respect to the surrounding neighbourhood and parking requirements will be reviewed 
at the development permit stage.  
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (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 (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
policy and land use amendment build 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 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 moderate 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. 
 
Killarney/Glengarry Area Redevelopment Plan (Statutory – 1986) 
 
The subject parcel is located within the Conservation/Infill area as identified on Map 2: Land 
Use Policy in the ARP. The Conservation/Infill area is intended for low-density developments in 
the form of single detached, semi-detached, and duplex dwellings. To accommodate the 
proposed R-CG District, a minor amendment to Map 2 is required to change the land use 
category of the subject site to Low Density Townhousing (Attachment 2). 
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for a wider range of housing types than the existing DC 
Direct Control District (Bylaw 29Z91) and as such, the proposed change may better 
accommodate the housing needs of different age groups, lifestyles and demographics.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
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Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

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

ATTACHMENT(S) 

1. Applicant’s Submission 
2. Proposed Amendment to the Killarney/Glengarry Area Redevelopment Plan  
 



  
 CPC2019-0462 
 Attachment 1 
  

Applicant’s Submission 
 

CPC2019-0462 - Attach 1  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2019-0462 
 Attachment 2 
  

Proposed Amendment to the Killarney/Glengarry Area Redevelopment Plan 
 

CPC2019-0436 - Attach 2  Page 1 of 1 
ISC:  UNRESTRICTED 

1. The Killarney/Glengarry Area Redevelopment Plan, being Bylaw 16P85, as amended, is 
hereby further amended as follows: 
 
(a) Amend Map 2 entitled ‘Land Use Policy’ by changing 0.06 hectares ± (0.14 acres 

±) located at 3003 – 26A Street SW (Plan 5661O, Block 51, Lots 1 and 2) from 
‘Conservation/Infill’ to ‘Low Density Townhousing’, as generally illustrated in the 
sketch below: 

 

 



 



Page 1 of 7 

Approval(s): S. Lockwood  concurs with this report.  Author: K. Bahl 

Item # 5.2 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0532 

2019 May 02  

 

Policy Amendment and Land Use Amendment (R-CG) in Richmond (Ward 8) at 
2404 - 28 Avenue SW, LOC2018-0258 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by Citytrend on behalf of the landowner, 
Saville Homes Ltd, on 2018 November 23. This application proposes to change the designation 
of this property from Residential – Contextual One / Two Dwelling (R-C2) District to Residential 
– Grade-Oriented Infill (R-CG) District to allow for: 
 

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

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

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

 the uses listed in the R-CG District.  
 

A minor map amendment to the Richmond Area Redevelopment Plan (ARP) is required to 
accommodate the proposed land use redesignation. The proposal conforms to the objectives of 
the ARP and is in keeping with applicable policies of the Municipal Development Plan. 
 
A development permit for a four-unit rowhouse has been submitted by Dejong Design 
Associates on behalf of the land owner Saville Homes Ltd, on 2019 March 22, and is under 
review. 
 

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

Plan (Attachment 2); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.15 acres ±) located 

at 2404 - 28 Avenue SW (Plan 4479P; Block 18; 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 land use redesignation application was submitted for 2404 – 28 Avenue SW by Citytrend 
on behalf of the landowner Saville Homes Ltd., on 2018 November 23. The parcel is located in 
the community of Richmond, on a corner parcel, at 28 Avenue SW and 22 Street SW. This 
application proposes to change the designation of this property from Residential – Contextual 
One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG) District.  
 
A development permit for a four-unit rowhouse has been submitted by Dejong Design 
Associates on behalf of the landowner Saville Homes Ltd on 2019 March 22 and is under 
review. 
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Site Context 
 
The subject site is located on the northwest corner of the intersection of 28 Avenue SW and 22 
Street SW in the community of Richmond. Surrounding development is characterized by single 
detached and semi-detached dwellings. A four-unit rowhouse exists across 28 Avenue SW to 
the south of the subject parcel. The Richmond School shares the lane to the north of the subject 
parcel. 
 
The subject property is approximately 0.06 hectares in area with dimensions of approximately 
15 metres by 38 metres. It is currently developed with a one-storey single detached dwelling, 
and a detached garage. This parcel has lane access. 
 
As identified in Figure 1, the community of Richmond reached peak population in 2018.   
 

Figure 1: Community Peak Population 

Richmond 

Peak Population Year 2018 

Peak Population 4882 

2018 Current Population 4882 

Difference in Population (Number) 0 

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

 
 

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

INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal represents a moderate increase in density for a corner parcel of land in an inner 
city area and provides for a development form that will be compatible with the low density 
residential character of the existing neighbourhood as discussed in the Strategic Alignment 
section of this report. 
 
Planning Considerations  
 
The 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 primarily for single detached dwellings, semi-detached 
dwellings and duplex dwellings. Single detached dwellings may include a secondary suite. The 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Richmond-Profile.aspx
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R-C2 District allows for a maximum building height of 10 metres and a maximum of two dwelling 
units.  
 
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for two to three storey 
(11 metres maximum height) rowhouse developments where one façade of each dwelling unit 
must directly face a public street. The district provides for a maximum density of 75 units per 
hectare which would enable up to four dwelling units on the subject site. The R-CG District also 
allows for a range of other low density housing forms such as single detached, semi-detached, 
and duplex dwellings. Secondary suites (one backyard suite or secondary suite per unit) are 
also allowed in R-CG developments.  
 
Development and Site Design 
 
A development permit has been submitted for this parcel and is currently under review. The 
rules of the proposed Residential – Grade-Oriented Infill (R-CG) District will provide basic 
guidance for the site development including height and building massing, landscaping and 
parking. Given the specific context of this corner site, additional items that will be considered 
through the development permit process include: 
 

 ensuring an engaging built interface along both 28 Avenue SW and 22 Street SW; 

 emphasizing individual at-grade entrances; 

 provision of parking for the rowhouse development; and 

 locations and screening of amenity spaces. 
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal.  
 
Transportation 
 
Pedestrian access to the site is available from 28 Avenue SW and 22 Street SW while vehicular 
access will be provided off the rear lane. The area is served by Calgary Transit, with a bus 
connection located within 160 metres walking distance. The site is located within a walking 
distance of 221 meters from a Primary Transit Network stop on Crowchild Trail SW. On-street 
parking adjacent to the site is not subject to any specific regulation. A Transportation Impact 
Assessment was not required as part of this application. 
 
Utilities and Servicing  
 
Public water, sanitary and storm exist within the adjacent public right-of-way. Development 
servicing will be determined at the development permit and development site servicing plan 
(DSSP) 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. 
 
No comments were received from the Richmond/Knob Hill Community Association. 
  
Administration received five letters of opposition to the application. Already congested on-street 
parking, and loss of privacy were cited as the main reasons for opposition in the letters. 

Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. The design compatibility of discretionary 
uses with respect to the surrounding neighbourhood and parking requirements will be reviewed 
at the development permit stage. 

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
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 
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 parcel is located within the Residential – Developed – Inner City area as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP) The applicable MDP 
policies encourage redevelopment and modest intensification in inner-city communities to make 
more efficient use of existing infrastructure, public amenities and transit. Such redevelopment is 
intended to occur in a form and nature that respects the scale and character of the 
neighbourhood context. The proposal is in keeping with relevant MDP policies as the rules of 
the R-CG District provide for a moderate increase in density in a form that is sensitive to existing 
residential development in terms of height, built-form, and density. 
 
Richmond Area Redevelopment Plan (Statutory - 1986)  
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The subject parcel is located within the Conservation/Infill area as identified on Map 2: Land 
Use Policy in the Richmond Area Redevelopment Plan (ARP). The Conservation/Infill area is 
intended for low-density developments in the form of single detached, semi-detached and 
duplex dwellings. To accommodate the proposed R-CG District, a minor amendment to Map 2 is 
required to change the land use category of the subject site to Low Density Residential 
(Attachment 2). 
 
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. Further, the ability to develop up to four 
rowhouse units will make more efficient use of existing infrastructure and services.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan. The 
proposed R-CG District was designed to be implemented in proximity to or directly adjacent to 
low density residential development. The proposal allows for a range of building types that have 
the ability to be compatible with the established building forms that exist in the neighbourhood, 
and can better accommodate the housing needs of different age groups, lifestyles and 
demographics.  

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



 



  
 CPC2019-0532 
 Attachment 1 
  
Applicant’s Submission  

 
 

 



 



 CPC2019-0532 
 Attachment 2 
  

Proposed Amendment to the Richmond Area Redevelopment Plan 
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1. The Richmond Area Redevelopment Plan attached to and forming part of Bylaw 17P85, 

as amended, is hereby further amended as follows: 
 
 

(a) Amend Map 2 entitled ‘Land Use Policy’, by changing 0.06 hectares ± (0.15 
acres ±) located at 2404 – 28 Avenue SW (Plan 4479P, Block 18, Lots 1 and 2) 
from ‘Conservation/ Infill’ to ‘Low Density Residential’ as generally illustrated in 
the sketch below: 
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Policy Amendment and Land Use Amendment (R-CG) in Tuxedo Park (Ward 7) at 
240 – 31 Avenue NE, LOC2019-0021 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by Dobbin Consulting on behalf of the 
landowners, Mavindeep Gill and Sandeep Gill on 2019 February 13. This application proposes 
to change the designation of a single parcel from the Residential – Contextual One / Two 
Dwelling (R-C2) District to the Residential – Grade-Oriented Infill (R-CG) District to allow for: 
 

 rowhouses in addition to building types already allowed on this site (e.g. single detached 
homes, 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 four dwelling units (an increase from the current maximum of two dwelling 
units); and  

 the uses listed in the R-CG District.  
 
An amendment to the North Hill Area Redevelopment Plan (ARP) is required to accommodate 
the proposed land use redesignation. The proposal conforms with 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 North Hill Area Redevelopment Plan 

(Attachment 2); and 
 

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

at 240 – 31 Avenue NE (Plan 3980AM, Block 66, 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 land use redesignation application was submitted by Dobbin Consulting on behalf of the 
landowners, Mavindeep Gill and Sandeep Gill on 2019 February 13. No development permit 
has been submitted at this time. As indicated in the Applicant Submission (Attachment 1), the 
applicant intends to pursue a rowhouse development on this site. 
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Location Maps 
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Site Context 
 
The subject site is located in the northeast community of Tuxedo Park at the northwest corner of 
31 Avenue NE and 2 Street NE. The site is approximately 0.06 hectares (0.14 acres) in size 
with approximate dimensions of 15 metres by 37 metres. A rear lane exists along the north end 
of the site. The property is currently developed with a one-storey single detached dwelling and a 
detached single-car garage accessed from 2 Street NE. 
 
Surrounding development is characterized by a mix of single and semi-detached dwellings, with 
a small townhouse development to the south across 31 Ave NE. The predominant land uses in 
this area are Residential – Contextual One / Two Dwelling (R-C2) District and Residential – 
Grade-Oriented Infill (R-CG) District. The site is in close proximity to two Main Streets corridors, 
Centre Street N and Edmonton Trail. 
 
As identified in Figure 1, the community of Tuxedo Park reached peak population in 2018. 
 

Figure 1: Community Peak Population 

Tuxedo Park 

Peak Population Year 2018 

Peak Population 5,165 

2018 Current Population 5,165 

Difference in Population (Number) 0 

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

 
Additional demographic and socio-economic information may be obtained online through the 
Tuxedo Park community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal allows for a range of building types that are compatible with the established built 
form for the 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 and 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 primarily for single detached, semi-detached and duplex 
dwellings. Single detached dwellings may include a secondary suite. The R-C2 District allows 
for a maximum building height of 10 metres and a maximum of two dwelling units. 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Tuxedo-Park-Profile.aspx
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The proposed Residential – Grade-Oriented Infill (R-CG) District allows for two to three-storey 
(11 metres maximum height) rowhouse developments where one façade of each dwelling unit 
must directly face a public street. The district provides for a maximum density of 75 units per 
hectare which would enable up to four dwelling units on the subject site. Also, the R-CG District 
allows for a range of other low-density housing forms such as single detached, semi-detached, 
duplex dwellings and secondary suites. 
 
Development and Site Design 
 
The rules of the proposed R-CG District will provide guidance for future site development 
including appropriate uses, building massing, height, landscaping and parking. Given the 
specific context of this corner site, additional items that will be considered through the 
development permit process include, but are not limited to:  
 

 ensuring an engaging built interface along both the 31 Avenue NE and 2 Street NE 
frontages;  

 improving pedestrian connections along 2 Street NE by ensuring vehicle access to the 
site is off the lane; and 

 mitigation of overlooking and privacy concerns.  
 
Environmental 
 
An Environmental Site Assessment was not required as part of this application. There are no 
environmental concerns associated with the site or this proposal. 
 
Transportation 
 
Pedestrian access to the site is available from existing sidewalks along 31 Avenue NE and 2 
Street NE.  Vehicular access is currently provided from an existing driveway on 2 Street NE, 
however, upon redevelopment vehicular access will be directed to the rear lane. On-street 
parking is available on both 31 Avenue NE and 2 Street NE.  
 
The site is serviced by Calgary Transit with local standard transit bus stops located 
approximately 280 metres (four-minute walking distance) east of the site along Edmonton Trail 
and 400 metres (five-minute walking distance) west of the site along Centre Street.  Further, the 
site is within 600 metres of the future 28 Avenue N Station of the Green Line LRT. A 
Transportation Impact Assessment was not required as part of this application. 
 
Utilities and Servicing 
 
Water and sanitary mains are available and can accommodate 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 as 
part of a development permit. 
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Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to external 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online.  
 
Administration did not receive any comments from the Tuxedo Park Community Association.  
 
Administration received two citizen responses noting concerns related to the potential height 
and shadowing impacts of a new building in the R-CG District. In this regard, the R-CG District 
has a height chamfer rule to decrease building height/massing in proximity to a shared property 
line with a low density residential district. Additional design measures to limit potential massing 
and shadowing concerns can also be addressed as part of the development permit review 
process. Both citizens were also concerned about the appropriateness of a multi-residential 
building in a low density residential area, though it should be noted that the R-CG District is a 
low density residential district and rowhouse buildings exist in close proximity to the subject site.  
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (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 parcel is located within the Residential - Developed - Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit. Such redevelopment is 
intended to occur in a form and nature that respects the scale and character of the 
neighbourhood context. 
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The proposal is in keeping with relevant MDP policies as the R-CG District provides for a 
modest increase in density in a form that is be sensitive to existing residential development in 
terms of height, scale and massing.  
 
The subject parcel is located between Centre Street North and Edmonton Trail NE, which are 
both identified as Urban Main Streets in the MDP. The parcel is approximately 190 metres from 
Edmonton Trail and 320 metres from Centre Street North. Urban Main Streets provide for a high 
level of residential and employment intensification along an Urban Boulevard street type. The 
MDP also identifies both Centre Street and Edmonton Trail NE as part of the Primary Transit 
Network. 
 
North Hill Area Redevelopment Plan (Statutory – 2000) 
 
The parcel is located within the Low Density Residential area of the North Hill 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 North 
Hill ARP encourages a variety of housing types that accommodate different age groups, 
household types, and income levels, and supports residential intensification which contributes to 
the renewal and vitality of the communities. 
 
A minor amendment to the North Hill ARP (Attachment 2) is required to support the land use 
redesignation application. Map 2 of the North Hill ARP, which illustrates the land use plan, 
requires an amendment to change the subject site from ‘Low Density Residential’ to ‘Low 
Density Residential or Low Density Multi-Dwelling’. 
 
The Low Density Multi Dwelling area is intended to provide for a range of housing options 
including low profile multi-unit development. The preferred building form in these should have a 
maximum height of three storeys, direct access to grade, and a density in the range of 75 units 
per hectare. There are many policies within this plan that will apply at the development permit 
stage. 
 
The North Hill ARP is currently under review by Administration. A full update to the local area 
plan is anticipated by Q4 2019. 
 
Social, Environmental, Economic (External)  
 
The recommended land use allows for a wider range of housing types than the existing district 
and as such, the proposed change may better accommodate the housing needs of different age 
groups, lifestyles and demographics. Further, the ability to develop up to four rowhouse units 
will make more efficient use of existing infrastructure and services. 
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Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

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

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Amendment to the North Hill Area Redevelopment Plan 
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Proposed Amendment to the North Hill Area Redevelopment Plan 
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1. The North Hill Area Redevelopment Plan attached to and forming part of Bylaw 7P99, as 

amended, is hereby further amended as follows: 

 

(a) Amend Map 2 entitled ‘Future Land Use Policy – Mount Pleasant & Tuxedo’, by 

changing 0.06 hectares ± (0.15 acres ±) located at 240 – 31 Avenue NE (Plan 

3980AM, Block 66, Lots 1 and 2) from ‘Low Density Residential’ to ‘Low Density 

Residential or Low Density Multi Dwelling’ as generally shown in the sketch below: 
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Land Use Amendment (R-CG) in West Hillhurst (Ward 7) at 701 - 19 Street NW, 
LOC2019-0011 
 
EXECUTIVE SUMMARY  
 
This land use amendment application was submitted by New Century Design on behalf of the 
landowner Handa Ni on 2019 January 25. This application proposes to change the designation 
of the subject site from a Residential – Contextual One / Two District (R-C2) District to 
Residential – Grade-Orientated 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 3 dwelling units (an increase from the current maximum of 2 dwelling 
units); and 

 the uses listed in the R-CG District. 
 

This proposal conforms to the relevant policies of the Municipal Development Plan. The site is 
not currently subject to a local area plan. No development permit has been submitted at this 
time.  
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed redesignation of 0.05 hectares ± (0.12 acres ±) located 

at 701 – 19 Street NW (Plan 8942GB, Block 23, Lot 6) from Residential – Contextual 
One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG) District; 
and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment application was submitted by New Century Design on behalf of the 
landowner Handa Ni on 2019 January 25. No development permit has been submitted at this 
time. However, as noted in the Applicant’s Submission (Attachment 1), the applicant intends to 
pursue a development permit application for a three-unit rowhouse development in the future. 
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Site Context 
 
The subject parcel is located at the northwest corner of 19 Street NW and 6 Avenue NW. The 
site, approximately 14 metres in width by 35 metres in depth, is located in the residential 
community of West Hillhurst in the northwest quadrant of Calgary. The parcel currently has a 
one-storey single detached dwelling with detached garage located upon it. A rear lane exists 
along the western edge of the site. 
 
The community is characterized by a mix of single and semi-detached homes. The predominant 
land use in the area is Residential – Contextual One / Two (R-C2) District. There have been 
pockets of re-development throughout the area which contains a higher mix of residential 
densities. The parcel immediately south of the subject site was redesignated from R-C2 District 
to R-CG District in 2018. The West Hillhurst Community Association and Park are located 
directly adjacent to the parcel. Queen Elizabeth High is the nearest school and is located 400 
metres southwest of the site. 
 
North Hill shopping centre is the nearest Community Activity Centre and is located less than one 
kilometre north of the parcel. Similarly, the Southern Alberta Institute of Technology (SAIT) is 
located less than two kilometres to the Northeast. The Downtown core, Sunnyside’s commercial 
district and the University of Calgary are all less than three kilometres away respectively. 
 
As shown in Figure 1, the community of West Hillhurst has seen its population decrease only 
slightly from its peak in 1968.  
 

Figure 1: Community Peak Population 

West Hillhurst  

Peak Population Year  1968 

Peak Population  6,871 

2018 Population  6,507 

Difference in Population (Number)  -364 

Difference in Population (Percent)  -5% 

Source: The City of Calgary 2018 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
West Hillhurst community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This application proposes to redesignate a single R-C2 designated parcel to R-CG District to 
allow for a larger array of low density residential uses. The current proposal meets the 
objectives of all applicable planning policies as described in the Strategic Alignment portion of 
this report. 
  

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/West-Hillhurst-Profile.aspx
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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 applied to developed areas that is primarily for single detached, semi-detached and 
duplex homes. Single detached homes may include a secondary suite but semi-detached 
homes may not. The R-C2 District allows for a maximum building height of 10 metres and a 
maximum of two dwelling units. 
 
The proposed Residential – Grade-Orientated Infill (R-CG) District allows for two to three-storey 
(11 metres maximum height) rowhouse developments where one façade of each unit must 
directly face a public street. The district provides for a maximum density of 75 units per hectare 
which would enable up to three dwelling units on the subject site. The R-CG District also allows 
for a range of other low-density housing forms such as single detached, semi-detached, duplex 
dwellings and secondary suites. 
 
Development and Site Design 
 
The rules of the proposed Residential – Grade-Oriented Infill (R-CG) District will provide basic 
guidance for the future site development including appropriate uses, building massing and 
height, landscaping and parking. 
 
Environmental 
 
There are no environmental concerns associated with the site or current proposal. 
 
Transportation 
 
Pedestrian access to the subject site is available from 19th Street NW and 6th Ave NW. 
Vehicular access is restricted to the rear lane. The area is served by Calgary Transit bus 
service. Base service is provided along 19 Street NW as the Route 404 has a stop located 
across the street from the property; providing a direct connection to the North Hill shopping 
centre, SAIT and the LRT network via Lions Park Station. In terms of crosstown connections, 
Route 104 provides service from Sunnyside LRT Station to the University of Calgary and is less 
than 100 metres away to the south. On street parking adjacent to the subject site is restricted to 
local residents only.   
 
A Transportation Impact Assessment was not required as part of this application. 
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Utilities and Servicing 
 
Water, sanitary and storm sewer mains are all 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 reveiwed at the development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with the administration’s standard practices, this application was circulated to all 
relevant stakeholders and notice posted on-site. Notification letters were also sent to adjacent 
landowners and the application was advertised online. 
 
Administration received an email from the West Hillhurst Community Association stating no 
objection for this application (Attachment 2). 
 
Administration received three citizen responses noting concerns related to the proposed land 
use redesignation and potential future development.  The citizen concerns are generally 
summarized as follows: 
 

 increase in traffic, noise and parking issues; 

 increase in height, density, and lot coverage; 

 reduced privacy on neighbouring properties; and 

 general concern about higher density residential and commercial developments within 

neighbourhood. 

 

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (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.  
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Municipal Development Plan (Statutory – 2009) 
 

The subject parcel is located within the Residential-Developed-Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification in inner-city communities intended to 
occur in a form and nature that respects the scale and character of the neighbourhood context.  
The proposal is in keeping with relevant MDP policies as the R-CG District provides for a 
modest increase in density in a form that is sensitive to existing residential development in 
terms of height, scale and massing.  
 

There is no local area policy plan existing in this area.  
 

Social, Environmental, Economic (External) 
  
The proposed land use district will provide a wider range of housing types than the existing R-
C2 District. As a result, the site will better accommodate the housing needs of various age 
groups, lifestyles and demographics. Further, the ability to develop up to three rowhouse units 
will make more efficient use of existing infrastructure and services. 
 

Financial Capacity 
 
Current and Future Operating Budget 
 

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

Current and Future Capital Budget 
 

The proposed 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 proposal aligns with applicable policy directives of the Municipal Development Plan. The 
proposed R-CG District was created for cases where new development was to occur in close 
proximity or adjacent to low-density residential development. The proposed change would allow 
for a modest increase in density for an inner-city parcel but still be compatible with the built form 
and character of the existing community. 

 
ATTACHMENT(S) 
1. Applicant Submission 
2. Community Association Letter 
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From: Karen Dahl [mailto:karenladahl@gmail.com]  
Sent: Thursday, February 21, 2019 1:26 PM 
To: CPAG Circ <CPAGCirc@calgary.ca> 
Cc: Singh, Allan <Allan.Singh@calgary.ca>; CAWard7 - Dale Calkins <caward7@calgary.ca> 
Subject: [EXT] Re: LOC2019-0011 - Circulation Package 

 

Hello Allan, 
 
The West Hillhurst Planning Committee has no comments on the Land Use 
Amendment. 
  
Thank you, 
 
Karen Dahl 
Planning Committee Coordinator 
West Hillhurst Community Association 
planning@westhillhurst.com 
 
 

mailto:planning@westhillhurst.com


 



Page 1 of 8 

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

Item # 5.5 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0573 

2019 May 02  
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LOC2019-0007 
 
EXECUTIVE SUMMARY   
 
This land use application was submitted by Shawn Rasmussen of Wild Oak Custom Homes on 
behalf of the landowners Elisabeth Jones and Francis Richard Jones on 2019 January 12. The 
application proposes to change the designation of this property from Residential – Contextual 
One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG) District to allow 
for:  

 rowhouses in addition to building types already allowed (e.g. single detached homes, 
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 four dwelling units (an increase from the current maximum of two dwelling 
units); and 

 the uses listed in the Residential – Grade-Oriented Infill (R-CG) District.   
  

The proposal is in keeping with applicable municipal policies including the Municipal 
Development Plan (MDP). 
 
A development permit application for a four-unit rowhouse with four secondary suites was 
submitted on 2019 February 12 and is currently under review by Administration.   
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission:  
 
1. Direct this report (CPC2019-0573) to the 2019 May 27 Combined Meeting of Council to 

the Public Hearing portion of the Agenda; 
 
2. Recommend that Council hold a Public Hearing; and 

 
a) ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.15 acres ±) 

located at 540 – 12 Avenue NE (Plan 470P, Block 47, Lots 1 and 2) from 
Residential – Contextual One / Two Dwelling (R-C2) District to Residential – 
Grade-Oriented Infill (R-CG) District; and  

 
b) Give three readings to the proposed bylaw.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
This application was submitted by Shawn Rasmussen of Wild Oak Custom Homes on behalf of 
the landowners Elisabeth Jones and Francis Jones on 2019 January 12. As noted in the 
Applicant’s Submission (Attachment 1), a development permit application (DP2019-0678) for a 
four-unit rowhouse with four secondary suites was submitted by Inertia Residential Design on 
2019 February 12 and is under review by Administration. 
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Site Context 

The subject site is a corner parcel located in the community of Renfrew at the northwest corner 
of 12 Avenue NE and 5 Street NE. The site is approximately 0.06 hectares in size with 
approximately 15 metres of frontage along 12 Avenue NE and 36 metres of frontage on 5 Street 
NE. An unpaved residential lane exists to the north of the site. The property is developed with a 
two-storey single detached dwelling and a single-vehicle detached garage which accesses onto 
5 Street NE.  

The surrounding area is characterized as a low density residential area comprised by a mix of 
older single detached dwellings and newer single and semi-detached residential infill 
developments. The site is four blocks south of 16 Avenue NE and two blocks east of Edmonton 
Trail NE where highway and local commercial developments exist respectively.    

As identified in Figure 1, the community of Renfrew has seen a decline in population since its 
peak in 1968.  

Figure 1: Community Peak Population 

Community Name: Renfrew 

Peak Population Year 1968 

Peak Population 8,019 

2018 Current Population 6,524 

Difference in Population (Number) -1,495 

Difference in Population (Percent) -18.6% 
Source: The City of Calgary 2018 Civic Census 

 

Additional demographic and socio-economic information may be obtained online through the 
Renfrew Community Profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal represents a modest increase in density on a corner parcel in an inner-city area 
within the city and allows for a range of housing forms that are in keeping with the scale and 
character of the existing neighbourhood.  
 
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/Renfrew-Profile.aspx
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Land Use  

 
The existing Residential – Contextual One / Two Dwelling (R-C2) District is a residential district 
applied to developed areas that is primarily for single detached, semi-detached and duplex 
homes. Single detached dwellings may include a secondary suite, semi-detached dwellings may 
not. The R-C2 District allows for a maximum building height of 10 metres and a maximum of two 
dwelling units.  
 
The 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 allows for a maximum density of 75 units per hectare which would allow for up to four 
dwelling units on the site. The R-CG District also allows for a range of other low density housing 
forms including 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 are not considered an additional dwelling unit and do not require motor 
vehicle parking stalls in the R-CG District provided the suites are less than 45 square metres in 
size, are located within 600 meters of an existing or approved capital funded LRT platform or 
within 150 metres of frequent bus service and storage is provided for bikes, strollers or similar. 
The proposed R-CG District will allow for modest residential intensification of the site in a 
manner that is compatible with the existing low density character of the neighbourhood. 
 
Development and Site Design  
 
The rules of the proposed R-CG District will provide general guidance for future site 
development including appropriate uses, overall building height and massing, site landscaping, 
access and parking. Given the specific context of this corner site, additional items that are 
currently being considered through the development permit process include, but are not limited 
to:   

 ensuring an engaging built form interface is achieved along both the 12 Avenue NE and 
5 Street NE street frontages; 

 ensuring sound architectural expression and overall legibility of individualized units;  

 improving pedestrian connectivity along 5 Street NE by providing a public sidewalk along 
this street frontage; 

 ensuring all future motor vehicle access to the site is from the lane; and  

 mitigation of potential overlooking and privacy impacts on adjacent properties.  

Environmental  
 
There are no environmental concerns associated with the site or this proposal. As such, an 
Environmental Site Assessment was not required in support of the application. 
  

javascript:BSSCPopup('../Popups/Definitions/87_Lrt_Platform.htm');
javascript:void(0);
javascript:BSSCPopup('../Popups/Definitions/64_Frequent_Bus_Service.htm');
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Transportation 
 
A Transportation Impact Assessment and parking study was not required. Vehicular access to 
the parcel, upon redevelopment, is available and anticipated via the lane. 
 
The area is well served by Transit via bus Route 4 located within approximately 400 metres of 
the site, on Edmonton Trail NE, and Route 17 located directly adjacent to the parcel on 12 
Avenue NE. The site is located within the Residential Parking Zone ‘V’. 
 
Through the development permit review process, access and parking will be reviewed to ensure 
it is adequate to accommodate future redevelopment of the site. 
 
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 sewers are not available to service this site. A storm sewer extension may be required as 
part of the Development Permit application process. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to external 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online.   
 
In response to the application circulation process, Administration received a letter (email) from 
the Renfrew Community Association on 2019 February 19 identifying support for the land use 
proposal as a means to enable more housing options within the community (See Attachment 2). 
In this letter, the Applicant was also commended by the Renfrew Planning Committee for 
engaging with them early on regarding a land use proposal and the intention to redevelop the 
site, even prior to submitting a formal application to The City.    
 
Administration also received four citizen responses citing concerns and non-support for the 
proposal. Reasons for non-support included concerns that the proposal was not sensitive to the 
area’s existing character and that intensification would result in negative impacts on the area’s 
transportation road network capacity and on-street parking. Two of the citizen responses also 
cited concerns that their support for the proposal was misrepresented by the Applicant in their 
application submission materials. 

 
Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised.  
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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). While the 
SSRP makes no specific reference to this site, the proposal is consistent with SSRP policies on 
Land Use Patterns.  
  
Interim Growth Plan (2018)  
 
The proposal 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). MDP policies encourage 
redevelopment of inner-city communities in a manner 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 modest intensification of the inner-city areas serviced by existing 
infrastructure, public amenities and transit.   
 
The proposal is in keeping with relevant MDP policies as the intent and rules of the R-CG 
District allow for development forms which may be sensitive to existing residential development 
in terms of height, built form and density. 
 
There is no local area plan in place for the community of Renfrew. 
 
Social, Environmental, Economic (External) 
 
The proposed R-CG District 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. Further, the ability to develop up to four 
rowhouse units will allow for more efficient use of existing infrastructure and services.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time.  
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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 proposal is in keeping with applicable policies of the Municipal Development Plan. The 
proposed R-CG District was designed to be implemented in proximity or directly adjacent to low 
density residential development. The proposal represents a modest increase in density of an 
inner-city parcel of land and allows for development that has the ability to be compatible with the 
character of the existing neighbourhood.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Community Association Letter  



  
 CPC2019-0573 
 Attachment 1 
  
Applicant’s Submission 
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From: Renfrew Planning [mailto:planning@renfrewyyc.ca]  
Sent: Tuesday, February 19, 2019 7:29 AM 
To: Cardiff, Jennifer <Jennifer.Cardiff@calgary.ca>; CPAG Circ <CPAGCirc@calgary.ca> 
Subject: [EXT] Re: LOC2019-0007 Circulation Package 

 

Hi Jennifer, 
 
We revised our comments over the weekend. Below are the Renfrew Planning 
Committee's revised comments on behalf of the Renfrew Community Association 
Board: 
 
The majority of the Renfrew Planning Committee supports this change of land use. The 
applicants first met with us about this project in September, early in their application and 
design process; early engagement is always appreciated in a project like this. We see 
rowhousing as a way to provide more housing options in our neighbourhood. 
 
Small homes with two or three bedrooms have been an essential part of our 
community's character, since CMHC built Renfrew in 1949 as veterans' housing. 
Similarly, rowhousing has been part of Renfrew since 1955 when the townhouses now 
collectively known as Regal Park were built. To argue that rowhouses with two or three 
small bedrooms are inconsistent with our community's character is to forget how and for 
whom our neighbourhood was created. Indeed, though residents may argue that our 
neighbourhood is largely single family houses, according to the 2018 City Census, 41% 
of our dwellings are single family homes; 26%, apartments; 14%, townhouses; 11%, 
duplexes; and 8%, converted structures, which we understand to be mainly detached 
homes with secondary suites (http://www.calgary.ca/CA/city-clerks/Documents/Election-
and-information-services/Census2018/Civic_Census_-_at_a_glance_booklet.PDF pg. 
95 and 109). 
 
Thanks, 
Nathan Hawryluk 
Director, Planning 
Renfrew Community Association 
 

http://www.calgary.ca/CA/city-clerks/Documents/Election-and-information-services/Census2018/Civic_Census_-_at_a_glance_booklet.PDF
http://www.calgary.ca/CA/city-clerks/Documents/Election-and-information-services/Census2018/Civic_Census_-_at_a_glance_booklet.PDF
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Road Closure and Land Use Amendment in Silverado (Ward 13) for portion of 190 
Avenue SE, LOC2019-0024 
 
EXECUTIVE SUMMARY   
 
This application has been submitted by Tronnes Geomatics on behalf of The City of Calgary, 
and proposes to close and redesignate an unused portion of road right-of-way, which will then 
be consolidated with an adjacent parcel that is to be dedicated as Municipal Reserve in the 
future. The road to be closed is a portion of the cul-de-sac along 190 Avenue SE. Remaining 
portions of the cul-de-sac are to be closed through future tentative plans. The proposed 
redesignation from an undesignated right-of-way to Special Purpose – School, Park and 
Community Reserve (S-SPR) District to accommodate schools, parks and recreational facilities. 
 
Additionally, the proposed road closure accommodates the subdivision of 7.45 hectares ± 
(18.41 acres ±) of land in the community of Silverado, proposed in tentative plan application 
SB2019-0209. The applicable portion of road to be closed applies to a small triangular wedge 
(0.01 hectare ±) that forms part of the existing cul-de-sac where 190 Avenue SE terminates. 
This closure is to facilitate the extension of 190 Avenue SE, to be renamed Silverton Way SE as 
part of future urban development of the subject area.  The redesignation to Special Purpose – 
School, Park and Community Reserve (S-SPR) District will allow for future consolidation with 
proposed Municipal Reserve on the adjacent parcel. 
 
The road (190 Avenue SE) is planned to be extended to accommodate future development as 
part of approved land use amendment and outline plan application LOC2015-0121 and tentative 
plan application SB2019-0209, currently under review. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed closure of 0.01 hectares ± (0.02 acre ±) of road (Plan 

1910762, Area ‘C’), adjacent to 49 – 190 Avenue SE with conditions (Attachment 2); and 
 
2. Give three readings to the proposed closure bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.01 hectares ± (0.02 acres ±) of 

closed road (Plan 1910762, Area ‘C’) adjacent to 49 – 190 Avenue SE from 
Undesignated Road Right-of-Way to Special Purpose – School, Park and Community 
Reserve (S-SPR) District; and 

 
4. Give three readings to the proposed bylaw. 
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PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
A land use amendment and outline plan application LOC2015-0121 (Attachment 5) was 
approved on 2016 September 13 to accommodate future residential development of 7.45 
hectares ± (18.41 acres ±) of land in the community of Silverado. The triangular portion of road 
proposed for closure and redesignation adjoins the lands subject to this outline plan (currently 
addressed 49 - 190 Avenue SE). This pie-shaped wedge, currently part of the undesignated 
road right-of-way, will be consolidated with the adjoining parcel that forms part of a proposed 
Municipal Reserve area (Attachment 1). Remaining portions of this cul-de-sac are to be closed, 
as part of future subdivision processes. 
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Site Context 
 
The area for road closure currently exists as a portion of the cul-de-sac where 190 Avenue SE 
terminates (Attachment 3). The surrounding area is currently undeveloped, flat with no 
significant topographic features. Future urban development is anticipated through the recent 
approval of land use amendment and outline plan application LOC2015-0121 (Attachment 5). 
The remaining portions of the cul-de-sac is anticipated to be closed as part of future tentative 
plans, accommodating the eventual extension of 190 Avenue SE to accommodate urban 
development east of the subject site. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The S-SPR District is compatible with the uses and developments in the surrounding area. 
Further information on how this proposal aligns with applicable policies is found in the Strategic 
Alignment section of this report. 
 
Planning Considerations  
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Road Closure 
 
The proposed road closure (Attachment 4) accommodates future extension of 190 Avenue SE 
(to be renamed Silverton Way SE) and the subdivision of 7.45 hectares of land through tentative 
plan application SB2019-0209. This tentative plan stems from the approval of outline plan 
application LOC2015-0121 (Attachment 5) that accommodates future residential development at 
medium densities. 
 
The subject road closure will help complete the open space (Municipal Reserve) area being 
dedicated through the aforementioned tentative and outline plan applications.  
 
Land Use 
 
The proposed Special Purpose – School, Park and Community Reserve (S-SPR) District is 
intended to be applied to lands that are to provide for schools, parks, open space, and 
recreation facilities. The redesignation of this closed road right-of-way to the S-SPR District 
aligns with the adjoining parcel located at 49 - 190 Avenue SE also designated as a S-SPR 
District and is thereby found to be compatible with surrounding land uses. The eventual 
consolidation of these parcels will help complete an open space area fulfilling the intent of 
approved outline plan application LOC2015-0121 and satisfying conditions for supporting 
tentative plan application SB2019-0209 (Attachment 1). 
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Development and Site Design 
 
The S-SPR District allows for a limited range of permitted and discretionary uses on lands 
typically dedicated and municipal reserves.  Approved outline plan LOC2015-0121 (Attachment 
4) envisioned the subject road closure area to form part of the pedestrian pathway corridor, 
connecting future roads: Silverado Glen Boulevard SE, towards 190 Avenue SE (to be renamed 
Silverton Way SE). 
 
Environmental  
 
An Environmental Site Assessment was not required as part of this application. 
 
Transportation  
 
There are several infrastructure projects underway that will provide a broader road network to 
serve the area. The province is completing the Southwest Ring Road (Stoney Trail SW), which 
will include two interchanges at Sheriff King Street S and at Spruce Meadows Way SW. The 
City is also completing the construction of 194 Avenue SE (the Priddis Slough Crossing), which 
will connect Macleod Trail SE to Sheriff King Street S. 
 
The extension of the South LRT (Red line) will ultimately run east of the road closure area. The 
approved outline plan (LOC2015-0121) lies entirely within walking distance of the future station 
area.  
 
Utilities and Servicing 
 
Utilities and Servicing were not relevant to this road closure and land use amendment as they 
were considered as part of the approved land use and outline plan LOC2015-0121. 
 
Stakeholder Engagement, Research and Communication  
 
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. 
No comments or feedback was received during the internal and external circulation period from 
various stakeholders. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of 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). While the SSRP makes 
no specific reference to the site, the proposal is consistent with the policies on Land Use 
Patterns (Section 8.14). 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposal 
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 Future Greenfield area as found within the Municipal 
Development Plan (MDP) on Map 1 (Urban Structure). The Future Greenfield areas are 
protected for comprehensive future urban development. 
 
Southwest Community ‘A’ and Employment Centre / Mixed-Use Area Structure Plan 
(Statutory – 2008) 
 
The subject site is identified as Residential Redevelopment Area in Land Use Concept Map 
(Map 2). The proposed road closure complies with the purpose and policies of the area by 
accommodating medium density residential development. 
 
Social, Environmental, Economic (External)  
 
An environmental site assessment was not required for this application. 
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed road closure and land use amendment does not trigger capital infrastructure 
investment and therefore there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
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REASON(S) FOR RECOMMENDATION(S): 
 
The proposed road closure and land use redesignation is aligned with applicable policies 
identified in the Municipal Development Plan and the Southwest Community ‘A’ and 
Employment Centre / Mixed-Use Area Structure Plan.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Road Closure Conditions 
3. Registered Road Closure Plan 
4. Proposed Road Closure and Land Use Amendment 
5. Approved Outline Plan (LOC2015-0121) 
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Applicant’s Submission 
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On behalf of the City, Tronnes Geomatics submits this Road Closure application. 
 
This road closure application is being submitted to satisfy Conditions associated with an 
associated subdivision application (SB2018-0209)  that is currently under review. This 
subdivision application seeks to accommodate future residential development in the 
south east community of Silverado. 
 
The portion of road proposed to be closed forms part of the existing right-of-way along 
190 Avenue SE. More specifically, this small triangular piece forms part of the existing 
cul-de-sac that is subsequently to be closed, to accommodate the future extension of 
190 Avenue SE to accommodate future urban development to the east by way of future 
subdivision applications.  The subdivision of these lands were anticipated by way of 
approved Land Use and Outline Plan application LOC2015-0121 on September 13, 
2016. 
 
The area would be consolidated with proposed Lot 2MR (S-SPR) of the Subdivision 
Application. 
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1.   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 Director, Roads. 
All work performed on public property shall be done in accordance with City 
Standards. 

 
2. 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 Director, Roads, at the applicant’s expense, 
upon completion of the foundation. Prior to permission to construct, contact the 
Indemnification Agreement Coordinator, Roads at 403-258-3505. 

 
3. All costs associated with the closure be borne by the applicant. 
 
4. Protection and/or relocation of any utilities be at the applicant’s expense and to 

the appropriate standards. 
 
5. Any utility right-of-ways are to be provided to the satisfaction of the Development 

Authority and the City Solicitor. 
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Registered Road Closure Plan 
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Registered Road Closure Plan 
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Proposed Road Closure and Land Use Amendment 
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Approved Outline Plan (LOC2015-0121) 
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Disposal of Reserve in Strathcona Park (Ward 6), 1580 Strathcona Drive SW, 
SB2017-0378 
 
EXECUTIVE SUMMARY   
 
This application is for the disposal of a portion of Municipal and School Reserve land (Lot 
18MSR, Block 21, Plan 1513388).  When the Dr. Roberta Bondar School was recently 
constructed on Lot 18MSR, the abutting road (Strathlea Green SW) was widened to 
accommodate a school bus turnaround area.  Prior to registration of a new road plan for the 
widened road area, a disposal of reserve is required to be approved by City Council.  
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommends that Council: 
 
1. ADOPT, by resolution, the proposed disposition of 0.060 hectares ± (0.148 acres±) 

located at 1580 Strathcona Drive SW (Portion of Plan 1513388, Block 21, Lot 18MSR 
described as Plan 1712508, Area ‘A’), with no compensation to the Reserve Fund.  

 
2. DIRECT a designated officer to notify the registrar of the Southern Alberta Land Titles 

Office that the requirements of the Municipal Government Act have been complied with 
and request the removal of the Municipal and School Reserve designation.   

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
The subject site, in the southwest community of Strathcona Park, is developed with the Dr. 
Roberta Bondar School. The road, Strathlea Green SW, required widening to accommodate a 
school bus turnaround as a result of the development.  As the road widening plan impacted a 
Municipal and School Reserve (MSR) parcel, a disposal of reserve is required to be approved 
by City Council before the road plan can be registered at the Land Titles Office.  The required 
area has been registered as Area A, Plan 1712508 on a filed plan showing area required for 
disposition of Municipal and School Reserve (MSR).  Refer to the plan in Attachment 1.  
 
The proposal was discussed at the Joint Use Coordinating Committee (JUCC) on 2017 
February 16 and it was determined that the disposal of reserve was supported. A formal 
application was received in November 2017 and Administration has worked during this time to 
resolve servicing questions within the area. As the disposition is required solely for the operation 
of the school, JUCC recommended no compensation would be required to the Joint Use Fund.  
 
The road has been constructed and is in operation.  
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Stakeholder Engagement, Research and Communication  
 
The application of disposal of reserve was circulated to the Strathcona/Christie/Aspen 
Community Association, the ward councillor and the utility companies.  The community 
association, in a verbal response, noted the fact that the school is already operational and there 
is no objection to the disposal of reserve.   The site will be notice posted in compliance with the 
Municipal Government Act prior to the Public Hearing of Council. 
 
Strategic Alignment 
 
Not applicable. 
 
Social, Environmental, Economic (External) 
 
No concerns.  The area of reserve disposal is required to accommodate school bus operations.   
 
Financial Capacity 
 
Current and Future Operating Budget 
 
The road is currently in operation and is maintained by Roads.  
 
Current and Future Capital Budget 
 
Not applicable. 
 
Risk Assessment 
 
No obvious risk.  
 

REASONS FOR RECOMMENDATION:   
 
The area of reserve disposal is currently built and has been used for school bus maneuvers 
since the school opened in January 2017 in relation to the school. Given that it currently meets 
Roads and the school board standards, the impact of disposal of reserve is very small.    

 
ATTACHMENT 
1. Filed Plan showing area required for Disposition of Municipal and School Reserve 

  



 



  
 CPC2019-0540 
 Attachment 1 
  

Filed Plan showing area required for Disposition of Municipal and School Reserve 
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Land Use Amendment in Arbour Lake (Ward 2) at 8321 – 85 Street NW, 
LOC2017-0160 
 
EXECUTIVE SUMMARY   
 
This application was submitted by B&A Planning Group on 2017 June 01 on behalf of the 
landowner Hopewell Arbour Lake Land Corporation.  Throughout 2017 and 2018, both the 
applicant and the City spent significant efforts collecting feedback from local citizens on the 
proposal and the City completed a series of technical reviews of the plans and information 
submitted by Hopewell. Over the course of the application review, a series of changes occurred 
to better reflect areas of alignment between The City, applicant and local citizen interests. The 
final application proposes to redesignate a 17.01 hectares ± (42.04 acres ±) site in the 
community of Arbour Lake to enable:  
 

 an anticipated 525 dwelling units within multi-residential housing forms such as 
apartment buildings up to 26 metres in height (M-H1);   

 an anticipated 131 dwelling units within grade-oriented multi-residential housing forms 
such as rowhouses and townhouse buildings up to 13 metres in height (M-G); 

 an anticipated 148 dwelling units within low density housing forms such as single and 
semi-detached dwellings up to 12 metres in height (R-G);  

 the preservation of a 0.47 hectares Class lll Wetland and an associated vegetated buffer 
as an Environmental Reserve (S-UN); and   

 a network of new publicly accessible parks and open spaces (1.66 hectares) to serve 
new and existing residents of Arbour Lake and link the new development into the 
broader existing open space network (S-SPR).   
 

The proposal is supported by the objectives of the Municipal Development Plan.  The 
recommended land use framework strikes an appropriate balance between competing municipal 
objectives which seek to preserve wetlands while intensifying our established urban areas.  The 
proposal will help meet the housing needs of various household sizes, lifestyles and income 
levels and provides for appropriate densities to support transit service and usage within an 
established neighbourhood.  This redesignation is accompanied by an outline plan application 
(CPC2019-0542) that contemplates the provision of new streets, parks and infrastructure to 
serve the plan area and existing citizens surrounding the site.   
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ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommends that Council hold a Public Hearing: and 
 
1. ADOPT, by bylaw, the proposed redesignation of 17.01 hectares ± (42.04 acres ±) 

located at 8321 - 85 Street NW (SE1/4 Section 16-25-2-5) from Special Purpose – 
Future Urban Development (S-FUD) District to Multi-Residential – High Density Low 
Rise (M-H1) District, Multi-Residential – At Grade Housing (M-G) District, Residential – 
Low Density Mixed Housing (R-G) District, Special Purpose – City and Regional 
Infrastructure (S-CRI) District, Special Purpose – Urban Nature (S-UN) District and 
Special Purpose – School, Park and Community Reserve (S-SPR) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This application was submitted by B&A Planning Group on 2017 June 01 on behalf of the 
landowner Hopewell Arbour Lake Land Corporation.   As noted in the Applicant’s Submission 
(Attachment 1), this redesignation is accompanied by an outline plan application that 
contemplates the provision of new streets, parks and infrastructure to serve the plan area and 
existing citizens surrounding the site. 
 
The subject site is locally known as the "Aurica Hawkwood" homestead. The Hawkwood Family 
were the original owners of a large proportion of lands which make up the community of Arbour 
Lake and other portions of northwest Calgary.  The site was, until recently, the home of Aurica 
Hawkwood when it was purchased by Hopewell for the purposes of creating an urban infill 
development with a mix of residential uses.  The site is noteworthy in the context of the 
surrounding community as it did not develop at the same time as much of the land within Arbour 
Lake that was built-out for urban uses.  Instead, it has remained undeveloped with a “future 
urban development” (S-FUD) designation.  The site is, and has always been, maintained under 
private ownership and not accessible to the public.   
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Site Context 
 
The subject site is approximately 17.01 hectares ± (42.04 acres ±) in size and is located in the 
developed community of Arbour Lake in northwest Calgary.  The site is triangular in shape and 
is bounded by Arbour Lake Road NW to the south and west and the former 85 Street NW right-
of-way to the east, which is currently used as a regional pathway.    
 
The site, has (up until recently), been used as a single residential parcel containing an existing 
dwelling and associated outbuildings.  The site slopes significantly from the northeast and west 
perimeter towards the southern boundary of the plan area.  The lowest points are located in the 
central portion of the site and along the southern boundary (Attachment 3).  The site is primarily 
comprised of grassland with some small tree-stands.  Also of note, a collection of wetlands are 
present on the site (Attachment 4).  These wetlands range from Class ll to Class IV in 
accordance with the City’s wetland classification system and are described in greater detail in 
the following sections of this report.     
 
The site is located approximately 200 metres west of the Crowfoot Commercial Area.  Crowfoot 
is identified as a Major Activity Centre on Map 1: Urban Structure of the Municipal Development 
Plan.  Moreover, the site is located northwest of the Crowfoot LRT Station with the southeast 
corner of the site located just beyond the 600 metre transit-oriented development radius.  A 
range of other existing services and amenities are within close proximity to the subject site 
including Arbour Lake School (CBE: 5-9), St. Ambrose School (CSSD: K-9), Robert Thirsk High 
School (CBE), the Crowfoot Library and the Melcor YMCA at Crowfoot. 
 
Lands immediately bordering the site contain a range of residential uses.  Directly southwest of 
the site on the opposite side of Arbour Lake Road NW is the Watergrove Mobile Home Park.  
Directly north of the site are a range of multi-residential uses including townhouses, four-storey 
apartment buildings and a senior’s residence.  Lands to the east are primarily comprised of 
single detached dwellings.  Two four-storey apartment buildings exist directly southeast of the 
site.  A high pressure gas line is located along the northern boundary of the plan area.  The 
linear strip of land containing the gas line is subject to an existing maintenance easement with 
the operator (ATCO).   
 
As identified in Figure 1 below, the community of Arbour Lake reached a peak population of 
10,987 residents in 2014.  As of 2018, the community had 10,636 residents. 
 

Figure 1: Community Peak Population 

Arbour Lake 

Peak Population Year 2014 

Peak Population 10,987 

2018 Current Population 10,636 

Difference in Population (Number) -351 

Difference in Population (Percent) -3.2% 

Source: The City of Calgary 2018 Civic Census 
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Additional demographic and socio-demographic information can be obtained online through the 
Arbour Lake community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The recommended land use amendment and associated outline plan (Attachment 2) will enable 
a large-scale infill development that includes a range of housing types and residential building 
forms on an undeveloped site in an established community.  The following analysis considers 
the appropriateness of the proposed community design, range of uses and intensities in the 
context of relevant policy, sound planning principles and local citizen interests.   
 
Of relevance to the following planning analysis, the site is not subject to an existing area 
structure plan.  In absence of a local area plan, this application was primarily guided by the 
policy direction of the Municipal Development Plan with relevant cues taken from the Developed 
Areas Guidebook and the existing community structure.   
 
Significant attention was paid to the neighbourhood design and ensuring future development 
meshes with the existing character of Arbour Lake.  Given the undeveloped nature of these 
lands, environmental issues were also major points of consideration.  Significant efforts were 
invested in applicant and City-led citizen engagement to consider and incorporate local 
interests. 
 
Planning Considerations 
 
Given the nature of this application several key factors were considered and are outlined in the 
following technical analysis.   
 
Subdivision Design 
 
The corresponding outline plan (Attachment 2) comprises approximately 17 hectares (42 acres) 
of land in an existing established community.  It provides a framework for subdivision and 
development that seeks to enable a higher density residential infill development in a manner 
that complements the existing community of Arbour Lake.  The plan provides for a mix of 
housing types including apartments, townhouses, single and semi-detached dwellings.  Overall, 
the plan anticipates the provision of 803 new residential units to accommodate approximately 
2,000 new residents.   
 
Street Network 
 
The proposed street network is based on an internal looped system of new local streets which 
intersect with Arbour Lake Road NW at two locations to provide access from the existing street 
network.  The configuration of these intersections takes into account safety related setback 
requirements imposed by the grade and curve of Arbour Lake Road NW to the north of the site.  
The configuration also considers the logical location siting of the stormwater management pond 
and intersection spacing requirements outlined in Calgary’s Design Guidelines for Subdivision 
Servicing (DGSS).  The potential for inclusion of rear lanes to serve the proposed low density 
mixed housing blocks was explored with the applicant through the review process.  Ultimately, 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Arbour-Lake-Profile.aspx
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the inclusion of lanes is challenging at these locations due to grading issues and the front-drive 
product will allow for a better overall balance of land use efficiency, private amenity space and 
long-term maintenance costs.   
 
Open Space 
 
The plan provides for 1.66 hectares (4.09 acres) of Municipal Reserve dedicated to new publicly 
accessible open space.  The open space network has been purposefully designed to provide: 
 

 a centrally located programmable park space for new and existing community residents;  
 key linkages to the existing regional pathway system to the east of the site; and 
 an Environmental Reserve to retain an existing wetland along the north boundary of the 

site.  The plan includes a diversity of park spaces that can accommodate a range of 
amenities such as playgrounds, seating areas, pathway connections, etc.  
 

Park and street edge conditions have been carefully considered to ensure the land use 
framework will enable a strong pedestrian environment within key areas of the new 
neighbourhood.  The plan provides for a high proportion of frontage conditions along the central 
park space to provide for passive neighbourhood surveillance.   
 
Built Form 
 
Multi-residential blocks planned to contain taller building forms such as mid-rise apartment 
buildings have been strategically located close to Arbour Lake Road and the entranceway 
streets.  This configuration will serve to frame the adjacent right-of-ways, focus higher density 
uses closest to transit services and provide greater separation from existing residential uses 
north and east of the site.  Multiple land use districts have been included in two of the three 
large multi-residential blocks to help guide the transition and interface conditions within each 
block.  Multi-residential blocks will be further broken up with a network of internal pedestrian 
pathways linking internal areas of the site to the existing pathway and street network in Arbour 
Lake.  Key components of this network will be secured through conditions for public access 
easements on the associated outline plan. 
 
Topography 
 
The corresponding outline plan responds to the natural topography of the area by providing for 
additional residential lot depth along the north and east boundaries of the plan area.  The 
retention of the existing wetland and 30 metre buffer along the north boundary of the plan 
ensures the preservation of existing slopes and will require a slope-adaptive development 
design that enhances the character and distinctiveness of the residential development 
anticipated for the northwest multi-residential block.    
 
Land Use 
 
The subject site is currently designated Special Purpose – Future Urban Development (S-FUD) 
District. The intent of this district is to identify and protect lands for future urban forms of 
development and density by restricting premature subdivision and development of parcels of 
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land.  In absence of an area structure plan, this designation signals the overall intention that the 
lands will be developed for urban uses at some point in the future.   
 
This application proposes a variety of residential land use districts to accommodate a range of 
housing forms.  In some instances, multiple residential districts have been included within a 
single block.  This configuration will help to ensure a range and mix of housing types within each 
block and considers the block-specific context to place taller buildings in a manner that frames 
higher-order streets in the plan area.  This configuration also serves to place higher densities 
closer to transit and provides maximum separation from existing residential dwellings to the 
north and east.  Recommended residential land use districts include: 
 

 Multi-Residential – High Density Low Rise (M-H1) District: 
M-H1 is a multi-residential district that is primarily for 4 to 8 storey apartment buildings 
that may include commercial storefronts. 

 

 Multi-Residential – At Grade Housing (M-G) District: 
M-G is a multi-residential district that is primarily for townhouses and rowhouses. 
 

 Residential – Low Density Mixed Housing (R-G) District: 
The R-G District is for a mix of low density housing forms in suburban locations, 
including single detached, semi-detached, duplex, cottage housing clusters and 
rowhouse development, all of which may include secondary suite. 

 
Also included in the proposed outline plan are a range of open spaces that are intended to 
provide for a mix of environmental reserve land, active open spaces such as parks and 
pathways, and public utilities.  The following land use districts have been applied to those areas: 
 

 Special Purpose – City and Regional Infrastructure (S-CRI) District 
The S-CRI District is primarily for infrastructure and utility facilities. 
 

 Special Purpose – Urban Nature (S-UN) District 
The S-UN District is for lands that are to be retained in their natural state or are being 
rehabilitated to replicate a natural state. 
 

 Special Purpose – School, Park and Community Reserve (S-SPR) District 
The S-SPR District is for public parks, open space, schools and recreation facilities on 
land designated as 'reserve land' under the Municipal Government Act. 
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Density 
 
The Municipal Development Plan provides broad direction for the consideration of appropriate 
densities within existing developed residential areas. In the absence of a specific local area 
plan, as is the case for the subject site, the MDP serves as the primary guiding framework.  
Section 2.2 of the MDP provides broad policy direction related to shaping a more compact 
urban form in Calgary.  Future growth in developed areas is to foster a more efficient use of land 
and support the creation of complete communities.  The following tables, provide an overview of 
the densities, based on the outline plan statistics, which would be accommodated/enabled by 
the recommended land use changes.  These tables provide an overview of how various 
residential intensity and housing diversity indicators were derived in Administration’s review.  
The evaluation that follows examines these indicators in the context of relevant MDP policies, 
targets and comparative analysis.   
 
Table 1: Anticipated Density (units per hectare) 

District Area (ha) Min. units (#) Max. units (#) Ant. units (#) 

M-H1 (e.g. Apartments) 3.38 507 785 524 

M-G (e.g. Rowhouses) 2.79 98 223 131 

R-G (e.g. Singles and/or semis) 5.20 148 227 148 

Parks, Utility Lots, Streets 5.17 N/A 

Totals  16.54 753 1,235 803 

Units per hectare N/A 45.5 74.67 48.55 UPH 

 
Table 2: Anticipated Intensity (people/jobs per hectare) 

Dwelling Type Anticipated units (#) People/unit (#) People and/or jobs (#) 

Apartments 525 1.6 840 

Rowhouses 131 2.4 314 

Singles 148 2.8 414 

 1,568 

Home-based jobs: 3.8 per 100 people 60 

Site Area (ha): 16.54 98.4 people & jobs/ha 

Note: People/dwelling type assumptions are based on the MDP & CTP interpretation guide and are lower than the 

Applicant’s estimates. 

 
Table 3: Dwelling Type Overview (occupied dwellings per structure type) 

 Single-detached (%) Rowhouse (%) Apartment (%) 

Calgary 58 11 21 

Arbour Lake 69 2 17 

Proposed Development 18 16 65 

Note: Occupied dwellings by structure type data based on 2014 Civic Census. 
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Minimum intensity thresholds are identified for a range of typologies in the MDP (Section 2.2 
and Part 3). They establish the minimum level of residential and employment intensity for 
strategic areas of the city to support public infrastructure investment and the operation of a 
Primary Transit Network. The minimum intensity thresholds are not meant to be interpreted or 
applied as “minimum density” targets for individual sites, land use amendments or development 
permit applications. However in absence of a local area plan they can be helpful to guide the 
overall consideration of appropriate density.   
 
Section 3.5.3 of the Municipal Development Plan provides that new developments in 
Established Areas should incorporate a mix of uses and densities to support an enhanced base 
or primary transit network.  The site’s proximity to the Crowfoot LRT Station and the Major 
Activity Centre are also contextually relevant in the consideration of density for the site.  The 
residential intensities and mix of housing types contemplated for the site are supported by the 
following indicators: 
 

 the proposed densities exceed the 60-year city-wide density targets for people and job 
per hectare (i.e. 45 people and jobs per hectare) as outlined in Section 5.3 of the MDP;  

 the proposed densities exceed targets outlined in Section 3.6.2 of the MDP which 
requires that new communities achieve a minimum intensity of 60 people and jobs per 
hectare;  

 the plan provides for densities in line with those generally sought for activity centres in 
close proximity to primary transit (e.g. the target density for neighbourhood activity 
centres is 100 people and jobs per hectare); 

 the proposed dwelling type mix is comprised of 65 percent apartment units compared to 
17 percent within the existing community of Arbour Lake and 21 percent city-wide (i.e. it 
contributes to a significant broadening of the housing diversity in Arbour Lake); and  

 it generally aligns with (98.4 people and jobs per hectare) the minimum threshold of 100 
people or jobs per gross developable hectare identified in Section 2.2 of the MDP as 
being needed within walking distance of a transit network (approximately 400 metres) to 
support service levels of 10 minutes or less over extended periods of the day. 

 
Environmental 
 
A Biophysical Impact Assessment (BIA) was prepared by the applicant and reviewed by 
Administration in support of this application.  The BIA includes an inventory and evaluation of 
existing site conditions, determines the presence and significance of environmental features and 
identifies potential impacts and/or approaches to mitigate impacts to such features.   
 
The BIA noted the presence of four distinct wetland areas that rank as Class III or higher 
(Attachment 4) in accordance with the City’s wetland classification system.  The approach to 
wetland mitigation employed through the Calgary Wetland Conservation Plan is a hierarchy that 
seeks wetland avoidance, minimization and replacement, with avoidance being the highest 
priority.  In consideration of the policies of the City’s Wetland Conservation Plan, Administration 
also recognizes the importance of other key objectives of the Municipal Development Plan 
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which include a focus on intensifying our developed residential areas, fostering more compact 
urban form and providing for complete communities.   
 
As a result of the recommended outline plan and land use framework, three out of four (W02, 
W02 and W03) of the existing wetlands will be removed. Wetland (W04) will be retained as an 
Environmental Reserve (ER).  It is acknowledged that the removed wetlands do have 
environmental value, however, there are significant constraints to their viability, function and 
retention in a post-development scenario.  Such constraints generally include: 
 

 the natural topography of the site limits the logical and technically feasible locations for 
the required stormwater management pond to an area where existing wetlands are 
impacted; 

 requirements to align site access with an existing access to the Watergrove Mobile 
Home Park on the southwest side of Arbour Lake Road NW; 

 provincial regulations in place through the review of this application prohibit the use of 
naturally occurring wetlands for stormwater treatment;  

 the current provincial regulatory framework precludes supplementing wetlands with 
treated stormwater as a strategy for maintaining their hydrology; 

 the preservation of hydrological catchment area needed to sustain W01, W02 and W03 
in a post-development scenario would require over 60 percent of the developable land 
which would significantly impact the ability to meet other MDP objectives on this site; 
and 

 historical disturbance of the broader wetland complexes through surrounding urban 
development activity (i.e. the build-out of the Arbour Lake community) have isolated the 
existing on-site wetlands thereby diminishing their contribution to the City’s overall 
ecological network.  

 
In light of the considerations outlined above, the outline plan and land use framework have been 
developed in a manner that reflects a balance between the retention of wetlands and goals for 
urban development on this site outlined in the Municipal Development Plan.  Wetland W04 
provides a viable option for retention in a post-development scenario due to the limited size of 
the hydrological catchment area and its location on the north end of the site where it is not 
impacted by the siting of required utilities and roads.  The recommend land use amendment 
applies a Special Purpose – Urban Nature (S-UN) District to the boundaries of the wetland and 
an associated 30 metre buffer.  This designation will ensure the preservation of this feature as a 
component of the new development.  The City will assume ownership of this parcel as an 
environmental reserve and be responsible for its long term maintenance and stewardship.   
 
It is also important to highlight that the form and density of development contemplated through 
the proposed land uses provide for a more compact form than targets established for Calgary’s 
new communities.  Enabling a more compact urban form has some of the most direct benefits 
on the region’s natural environment including reduced disruption and fragmentation of habitat 
and wetlands.   
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Financial compensation for the wetland loss will be required through an application to Alberta 
Environment and Parks (AEP) for approvals under the Water Act prior to each phase of 
development. This compensation will be coordinated through AEP. 
 
An environmental site assessment was prepared by the Applicant and reviewed by 
Administration in support of this application.  No concerns were noted with regard to the site’s 
suitability to accommodate residential development.   
 
Transportation 
 
The plan area connects directly to the City’s existing street network by way of Arbour Lake Road 
NW which directly abuts the site to the south and west.  Multiple existing arterial roadways are 
available within proximity to the site to connect the plan area to the broader municipal and 
provincial network.  These arterial streets include Nose Hill Drive NW, Crowchild Trail and 
Stoney Trail.  Portions of the plan area are located within 650 metres to 1.2 kilometres of the 
Crowfoot LRT Station providing for convenient access to the primary transit network.  Local 
transit (bus) service also exists along Arbour Lake Road NW (Route 299) providing service to 
the Crowfoot LRT Station. 
 
A Transportation Impact Assessment (TIA) was submitted by the Applicant in order to support 
the proposed subdivision design and generally evaluate the off-site transportation impacts of the 
proposal.  It was determined through the review of the TIA that Arbour Lake Road NW will 
continue to operate within acceptable capacity parameters and will not require any additional 
intersection improvements or signalization.  The internal street network for the proposed outline 
plan intersects with Arbour Lake Road NW at two locations.  The internal street network will 
provide for collector standard streets where they connect with Arbour Lake Road NW with those 
streets transitioning to local residential standard to serve the R-G designated blocks on the 
internal portion of the plan area.   
 
The specific location of site accesses and associated private driveways for the proposed multi-
residential blocks will ultimately be determined at the development permit stage. The ultimate 
location of such accesses will include a detailed review of technical feasibility in conjunction with 
an analysis of the optimal site/neighbourhood design.  The proposed outline plan identifies 
potential locations for mutual access and emergency/secondary accesses.  These locations 
have been analyzed on a preliminary level to ensure implementation of the proposed outline 
plan and land use framework and is technically feasible.     
 
In conjunction with future development on the subject site, the developer will be required to 
provide for a pedestrian-actuated crossing signal at the intersection of the proposed Arbour 
Lake Rise NW and Arbour Lake Road NW.  This crossing signal will facilitate pedestrian 
movements to the existing transit stop on the west side of Arbour Lake Road NW.  The 
developer will also be required to undertake improvements to the existing regional pathway east 
of the site.  Such improvements will include the physical separation of the pathway from the 85 
Street NW vehicle carriage-way.   
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Overall, the plan supports the objectives of the Municipal Development Plan by aligning land 
use decision making with transportation infrastructure and service investments.   
 
Utilities and Servicing 
 
The proposed outline plan will tie into existing sanitary, storm and water servicing infrastructure 
available along Arbour Lake Road NW.  The specific arrangements will continue to be 
discussed and reviewed in detail through the future subdivision and development permit 
processes. Standard off-site levies, charges and fees will also be applicable. 
 
A Staged Master Drainage Plan (SMDP) and Pond Design Report have been reviewed and 
approved by Water Resources.  The SMDP provides more detailed guidance on allowable 
release rates into the receiving storm sewer system and required water quality improvement 
measures.  The Pond Report outlines specific engineering details of the pond including sizing 
and maintenance access.    
 
A sanitary servicing study was submitted by the Applicant in order to identify and confirm that 
sufficient downstream capacity exists to accommodate additional flows anticipated through the 
build-out of the outline plan area.  No capacity issues were identified and the study was 
subsequently approved by Water Resources in April of 2018.   
 
Schools 
 
The Calgary Board of Education and Calgary Catholic School District were both consulted 
through the application review process.  Both of the school authorities confirmed that existing 
facilities can accommodate the anticipated new population and that they have no objection to 
the proposal.   
 
Stakeholder Engagement, Research and Communication  
 
Communications 
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
external stakeholders and notice was posted on-site.  Notification letters were sent to adjacent 
land owners and the application was advertised online.   
 
Given the scale of the application and the prominence of the site within the community, a project 
specific communications plan was developed by Administration to inform the community about 
the project and related engagement opportunities. Tactics in the communications plan included:  
 

 development of a project website at calgary.ca/arbourlake;  

 periodic project email newsletters/updates to subscribers;  

 off-site community signage; mailed postcards to all dwellings in Arbour Lake; and  

 Facebook advertisements and Twitter posts.   

https://engage.calgary.ca/arbourlake
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Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. Commission’s recommendation and the 
date of the Public Hearing will also be advertised. 
 
Applicant-led Engagement 
 
Prior to submission of the formal outline plan and land use application, Hopewell and B&A 
Planning Group conducted their own public engagement program.  The primary objective of 
their program was to introduce Hopewell’s development concept and receive feedback from the 
public.  The following provides an overview of the engagement approach employed: 
 
Applicant-led Engagement Program Overview:  
 

 Open house held in April 2017 (279 Attendees). 

 Project website with relevant project information available from April 2017 to present. 

 Periodic email updates to subscribers over the lifetime of the application process (113 
subscribers). 

 279 participants, 131 ideas and comments shared. 

 One-on-one meetings with primary stakeholders (e.g. Community Association, 
Resident’s Association, Adjacent Condo Boards, Watergrove Mobile Home Park). 

 Town hall style presentation to Community Association. 
 
City-led Engagement 
 
In keeping with Administration’s standard practices, stakeholders were given the opportunity to 
comment online through the Planning and Development Map or by contacting the planner 
directly by mail, phone or email.  City communications also included a City-led engagement 
program including in-person sessions and online engagement.  The City-led program was 
developed in close coordination with the applicant team.   
 
The engagement program was developed at the Listen & Learn level and included a phased 
approach to engagement to collect input at the key review dates of the application. Phase one 
engagement including collecting feedback on the initial application, phase two engagement was 
focused on evaluating the revised application against initial feedback and phase three focused 
on sharing the final proposal, changes made and the engagement summary. 
  
Given the local context and a higher than average senior’s population in the community, 
consideration was made to include a targeted session held with a local senior’s facility.  A 
“Sounding Board” was placed at high-traffic areas in the community and targeted meetings with 
the Community Association were held to discuss application details.  
 
City-led Engagement Program Overview:  
 
Phase 1:  

 Three (3) open houses held on August 22, 24 and 25, 2017 
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 One online survey from 2017 August 21 – 2017September 10. 

 Two“sounding boards” located in the community to collect comments. 

 249 participants, 687 ideas and comments shared. 
 
Phase 2:  

 One town hall meeting with Community Association in January 2018. 

 One Resident’s Association meeting in January 2018. 

 Online information sharing and email updates.  
 
Phase 3:  

 One information session on 2018 July 17. 

 159 participants at the final information session. 

 Online information sharing and email updates. 
 
Notice posting responses:  

 Administration received 28 comments regarding the application from the notice posting  
 
Comments Received: 
 
Citizens provided a diversity of comments through the City-led engagement process. The main 
themes identified are highlighted in the chart included in Attachment 5 including a response on 
how this feedback was considered by The City and/or the applicant to inform the final proposal.  
Ultimately, a range of changes to the proposal occurred through the review process to reflect 
areas of alignment between City, applicant and local citizen interests.  The What We Heard 
Report from phase one engagement with verbatim comments can be found in Attachment 6. 
 
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 outline plan builds on the principles of the Interim Growth Plan by 
means of promoting efficient use of land, regional infrastructure and establishing strong, 
sustainable communities.   
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Municipal Development Plan (Statutory – 2009)  
 
Map 1 “Urban Structure” of the Municipal Development Plan (MDP) identifies the subject lands 
as a Developed – Established Area.  As noted in the background section of this report, there is 
no existing local area plan in effect for the subject lands.  Section 1.4.5 of the MDP identifies 
that not all areas experiencing development pressures have the benefit of a Local Area Plan to 
provide guidance to a local community or specific application.  In such cases, the MDP should 
be used to provide guidance on the application of appropriate land use district and the 
community design.   
 
The recommended land use framework and supporting outline plan are supported by a range of 
key directions and planning objectives outlined in the MDP.  Specifically, it will achieve the 
following: 
 

 incorporates appropriate densities and a mix of land uses creating a more compact 
urban form to help reduce the rate of outward growth; 

 help support city-wide goals of achieving a balance of growth between established and 
greenfield communities; 

 increase the range of housing choices, in terms of the mix of housing sizes and types to 
meet affordability, accessibility, life cycle and lifestyle needs of different groups in Arbour 
Lake and northwest Calgary; 

 optimize the use of existing City infrastructure and services; 

 provide a distinctive visual identity through a purposefully configured built form, open 
space network and retention of existing topography that will contribute to a “sense of 
place” and complement the character of Arbour Lake; 

 integrates natural features of the existing landscape (i.e. an existing wetland and 
vegetated buffer as an Environmental Reserve) into the design of urban development 
with improved tie-ins into existing parks and infrastructure; and 

 provides for an appropriate transition of development intensity, uses and built form 
between surrounding residential areas and new more intensive multi-residential uses.  

  
Social, Environmental, Economic (External) 
 
The recommended land use framework and associated outline plan will provide for a diversity of 
housing choices to meet the needs of various household sizes, lifestyles and income levels in 
an existing established area.  The plan provides for densities that are transit-supportive and that 
make efficient use of land and infrastructure.  The plan strikes an appropriate balance between 
competing municipal objectives which seek to preserve/enhance natural features including 
wetlands while intensifying our established urban areas.  The land use and open space network 
has been purposefully planned to ensure an appropriate transition of development intensity, 
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uses and built form between existing residential areas adjacent to the site and more intensive 
planned multi-residential development.    
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no specific known impacts to the current and future operating budgets at this time.   
 
Current and Future Capital Budget 
 
The proposed amendments do 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 recommended redesignation will allow for a range of residential building forms and mix of 
housing options that will accommodate residents of various life stages and incomes with 
densities that well exceed minimum targets outlined in the Municipal Development Plan.   The 
plan strikes an appropriate balance between municipal planning objectives that support 
intensification of established residential areas and optimizing existing infrastructure with the 
preservation of significant environmental features.  The plan introduces a network of new parks 
and open spaces that provide connections to the existing neighbourhood and new publicly 
accessible amenities for existing and new residents to enjoy on what has historically been a 
private site.   
 
Higher density housing forms have been strategically located in close proximity to transit stops, 
along higher-order streets and with separation from existing lower density uses.  The plan has 
been reviewed with the benefit of a significant applicant-led and City-led engagement processes 
such that local interests have been considered in the process, and where appropriate, have 
been incorporated into the final plan.   
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What we heard (Issue or opportunity 
identified)  

What changes were made and/or 
response to the issue identified   

Concern about the loss of green space and 
existing natural features on the site. 

The final proposal includes 25% more green 
space over the original submission and 
retains a 0.47ha wetland and vegetated 
buffer as an Environmental Reserve. The 
proposed development will provide for 1.66 
hectares of new publicly accessible park 
space for residents of Arbour Lake to utilize 
(currently none of the land is publicly 
accessible). The Municipal Development Plan 
strongly supports new residential 
development within existing communities to 
make better use of existing infrastructure and 
minimize land consumption. The final version 
of the plan presents an appropriate balance 
of new housing and preservation of existing 
significant natural features. 

Concern about the increase in density and 
potential for additional congestion in the 
neighbourhood. 

The final application includes a decrease in 
the number of anticipated dwelling units from 
890 to 805 (9.5% decrease).  This decrease 
is attributed to the protection of an existing 
wetland as an Environmental Reserve. The 
overall density is in line with the Municipal 
Development Plan targets and further 
decreases to the density or range of housing 
types was not contemplated for this reason. A 
Transportation Impact Assessment was 
completed for the project and it was 
determined that Arbour Lake Road will 
continue to function within acceptable levels 
without any signalization. 

Concern about the strain on the capacity of 
area schools. 

The Calgary Board of Education was 
consulted through the application review 
process and has confirmed that existing 
facilities can accommodate the projected new 
population and that they have no objection to 
the proposal. 

Building heights were discussed with most 
respondents supporting two to three storeys, 
with very few people wanting buildings with 
more storeys. Respondents added that the 
loss of mountain views was an issue, as was 
perceived overcrowding, which would result 
in shadowing of other properties as well as 
loss of sight lines and privacy. 

Apartment buildings have been shifted 
southward, adjacent to Arbour Lake Road to 
provide greater separation from existing 
apartment buildings along the northern 
boundary of the site to minimize the loss of 
views from the development of taller 
buildings. The preservation of the 
Environmental Reserve (wetland) will provide 
greater separation between new and existing 
development to the north.  The removal of 
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apartment buildings was not considered as 
they are important to the MDP goals of 
providing for increased densities and a 
broader range of housing options. 

Desire for adequate supply of parking.  All future buildings on this site will be required 
to provide on-site parking in accordance with 
the standards outlined in the Land Use Bylaw 
(1P2007). Additionally, the plan proposes on-
street parking on all new public streets within 
the site. 

Desire for some businesses to be considered 
(such as daycare, coffee shops, etc.). 

The final version of the plan proposes a Multi-
Residential – High Density Low Rise (M-H1) 
District to accommodate the larger apartment 
buildings as opposed to the M-C2 district 
proposed in the original plan. The M-H1 
district allows for a limited range of small-
scale support commercial uses (e.g. daycare, 
coffee shops) so that some small businesses 
could be accommodated on the ground floor 
of apartment buildings. 

Concerns about new residents having access 
to the lake. 

The City of Calgary is not involved in any 
decision to grant access to Resident’s 
Association amenities 

Desire for better and more pedestrian 
connections. 

The final version of the plan presents new 
pathways and sidewalks that will link the 
existing pathway network to the new central 
park and provide connections to the 
environmental reserve. Additionally, a 
condition of approval has been placed on the 
outline plan requiring the developer to make 
improvements to the existing north-south 
pathway that extends along the eastern 
boundary of the site. 
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Item # 7.2.2 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0542 

2019 May 02  

 

Outline Plan in Arbour Lake (Ward 2) at 8321 – 85 Street NW, LOC2017-0160 
 
EXECUTIVE SUMMARY   
 
This outline plan application was submitted by B&A Planning Group on 2017 June 01 on behalf 
of the landowner Hopewell Arbour Lake Land Corporation.  Throughout 2017 and 2018, both 
the applicant and the City spent significant efforts collecting feedback from local citizens on the 
proposal and the City completed a series of technical reviews of the plans and information 
submitted by Hopewell. Over the course of the application review, a series of changes occurred 
to better reflect areas of alignment between The City, applicant and local citizen interests. The 
final application proposes an outline plan for a 17.01 hectares ± (42.04 acres ±) site in the 
Community of Arbour Lake to provide:  
 

 a framework for the future subdivision and development of a large-scale urban infill 
development with a range of residential building forms; 

 a network of new public streets and infrastructure to serve the future development of the 
plan area; 

 the preservation of 0.47 hectares Class lll Wetland and an associated vegetated buffer  
as an Environmental Reserve (ER); and   

 a network of Municipal Reserve (MR) lands for publicly accessible parks and open 
spaces (1.66 hectares) to serve new and existing residents of Arbour Lake and link the 
new development into the broader existing open space network.   
 

The proposal is supported by the objectives of the Municipal Development Plan.  The outline 
plan and associated land use framework strikes an appropriate balance between competing 
municipal objectives which seek to preserve wetlands while intensifying our established urban 
areas.  The applications will also enable a development that helps meet the housing needs of 
various household sizes, lifestyles and income levels and provides for appropriate densities to 
support transit service and usage within an established neighbourhood.   
 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission APPROVE the proposed outline plan located at 8321 - 85 
Street NW (SE1/4 Section 16-25-2-5) to subdivide 17.01 hectares ± (42.04 acres ±) with 
conditions (Attachment 1). 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This application was submitted by B&A Planning Group on 2017 June 01 on behalf of the 
landowner Hopewell Arbour Lake Land Corporation.  As noted in the Applicant’s Submission 
(Attachment 3), this outline plan application is accompanied by a land use redesignation on 
today’s agenda (CPC2019-0531) that will allow for a range of new housing types to meet the 
needs of various household sizes, lifestyles and income levels in Arbour Lake.   
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The subject site is locally known as the "Aurica Hawkwood" homestead. The Hawkwood Family 
were the original owners of a large proportion of lands which make up the community of Arbour 
Lake and other portions of northwest Calgary.  The site was, until recently, the home of Aurica 
Hawkwood when it was purchased by Hopewell for the purposes of creating an urban infill 
development with a mix of residential uses.  The site is noteworthy in the context of the 
surrounding community as it did not develop at the same time as much of the land within Arbour 
Lake that was built-out for urban uses.  Instead, it has remained undeveloped with a “future 
urban development” (S-FUD) designation.  The site is, and has always been, maintained under 
private ownership and not accessible to the public.   
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Location Maps 
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Site Context 
 
The subject site is approximately 17.01 hectares (42.04 acres) in size and is located in the 
developed community of Arbour Lake in northwest Calgary.  The site is triangular in shape and 
is bounded by Arbour Lake Road NW to the south and west and the former 85 Street NW right-
of-way to the east, which is currently used as a regional pathway.    
 
The site, has (up until recently), been used as a single residential parcel containing an existing 
dwelling and associated outbuildings.  The site slopes significantly from the northeast and west 
perimeter towards the southern boundary of the plan area.  The lowest points are located in the 
central portion of the site and along the southern boundary (Attachment 5).  The site is primarily 
comprised of grassland with some small tree-stands.  Also of note, a collection of wetlands are 
present on the site (Attachment 6).  These wetlands range from Class ll to Class IV in 
accordance with the City’s wetland classification system and are described in greater detail in 
the following sections of this report.     
 
The site is located approximately 200 metres west of the Crowfoot Commercial Area.  Crowfoot 
is identified as a Major Activity Centre on Map 1: Urban Structure of the Municipal Development 
Plan.  Moreover, the site is located northwest of the Crowfoot LRT Station with the southeast 
corner of the site located just beyond the 600 metre transit-oriented development radius.  A 
range of other existing services and amenities are within close proximity to the subject site 
including Arbour Lake School (CBE: 5-9), St. Ambrose School (CSSD: K-9), Robert Thirsk High 
School (CBE), the Crowfoot Library and the Melcor YMCA at Crowfoot. 
 
Lands immediately bordering the site contain a range of residential uses.  Directly southwest of 
the site on the opposite side of Arbour Lake Road NW is the Watergrove Mobile Home Park.  
Directly north of the site are a range of multi-residential uses including townhouses, four-storey 
apartment buildings and a senior’s residence.  Lands to the east are primarily comprised of 
single detached dwellings.  Two four-storey apartment buildings exist directly southeast of the 
site.  A high pressure gas line is located along the northern boundary of the plan area.  The 
linear strip of land containing the gas line is subject to an existing maintenance easement with 
the operator (ATCO).   
 
As identified in Figure 1 below, the community of Arbour Lake reached a peak population of 
10,987 residents in 2014.  As of 2018, the community had 10,636 residents. 
 

Figure 1: Community Peak Population 

Arbour Lake 

Peak Population Year 2014 

Peak Population 10,987 

2018 Current Population 10,636 

Difference in Population (Number) -351 

Difference in Population (Percent) -3.2% 

Source: The City of Calgary 2018 Civic Census 
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Additional demographic and socio-demographic information can be obtained online through the 
Arbour Lake community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The recommended outline plan (Attachment 2) and associated land use framework (Attachment 
4) will enable a large-scale infill development that includes a range of housing types and 
residential building forms on an undeveloped site in an established community.  The following 
analysis considers the appropriateness of the proposed community design, range of uses and 
intensities in the context of relevant policy, sound planning principles and local citizen interests.   
 
Of relevance to the following planning analysis, the site is not subject to an existing area 
structure plan.  In absence of a local area plan, this application was primarily guided by the 
policy direction of the Municipal Development Plan with relevant cues taken from the Developed 
Areas Guidebook and the existing community structure.   
 
Significant attention was paid to the neighbourhood design and ensuring future development 
meshes with the existing character of Arbour Lake.  Given the undeveloped nature of these 
lands, environmental issues were also major points of consideration.  Significant efforts were 
invested in applicant and City-led citizen engagement to consider and incorporate local 
interests. 
 
Planning Considerations 
 
Given the nature of this application several key factors were considered and are outlined in the 
following technical analysis.   
 
Subdivision Design 
 
The proposed outline plan (Attachment 2) comprises approximately 17 hectares (42 acres) of 
land in an existing established community.  It provides a framework for subdivision and 
development that seeks to enable a higher density residential infill development in a manner 
that complements the existing community of Arbour Lake.  The plan provides for a mix of 
housing types including apartments, townhouses, single and semi-detached dwellings.  Overall, 
the plan anticipates the provision of 803 new residential units to accommodate approximately 
2,000 new residents.   
 
Street Network 
 
The proposed street network is based on an internal looped system of new local streets which 
intersect with Arbour Lake Road NW at two locations to provide access from the existing street 
network.  The configuration of these intersections takes into account safety related setback 
requirements imposed by the grade and curve of Arbour Lake Road NW to the north of the site.  
The configuration also considers the logical location siting of the stormwater management pond 
and intersection spacing requirements outlined in Calgary’s Design Guidelines for Subdivision 
Servicing (DGSS).  The potential for inclusion of rear lanes to serve the proposed low density 
mixed housing blocks was explored with the applicant through the review process.  Ultimately, 
the inclusion of lanes is challenging at these locations due to grading issues and the front-drive 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Arbour-Lake-Profile.aspx
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product will allow for a better overall balance of land use efficiency, private amenity space and 
long-term maintenance costs.     
 
Open Space 
 
The plan provides for 1.66 hectares (4.09 acres) of Municipal Reserve dedicated to new publicly 
accessible open space.  The open space network has been purposefully designed to provide:  
 

 a centrally located programmable park space for new and existing community residents;  
 key linkages to the existing regional pathway system to the east of the site; and  
 an Environmental Reserve to retain an existing wetland along the north boundary of the 

site.   
 

The plan includes a diversity of park spaces that can accommodate a range of amenities such 
as playgrounds, seating areas, pathway connections, etc. Park and street edge conditions have 
been carefully considered to ensure the land use framework will enable a strong pedestrian 
environment within key areas of the new neighbourhood.  The plan provides for a high 
proportion of frontage conditions along the central park space to provide for passive 
neighbourhood surveillance.   
 
Built Form 
 
Multi-residential blocks planned to contain taller building forms such as mid-rise apartment 
buildings have been strategically located close to Arbour Lake Road and the entranceway 
streets.  This configuration will serve to frame the adjacent right-of-ways, focus higher density 
uses closest to transit services and provide greater separation from existing residential uses 
north and east of the site.  Multiple land use districts have been included in two of the three 
large multi-residential blocks to help guide the transition and interface conditions within each 
block.  Multi-residential blocks will be further broken up with a network of internal pedestrian 
pathways linking internal areas of the site to the existing pathway and street network in Arbour 
Lake.  Key components of this network will be secured through conditions for public access 
easements on the associated outline plan. 
 
Topography 
 
The proposed outline plan responds to the natural topography of the area by providing for 
additional residential lot depth along the north and east boundaries of the plan area.  The 
retention of the existing wetland and 30 metre buffer along the north boundary of the plan 
ensures the preservation of existing slopes and will require a slope-adaptive development 
design that enhances the character and distinctiveness of the residential development 
anticipated for the northwest multi-residential block.    
 
Land Use 
 
The subject site is currently designated Special Purpose – Future Urban Development (S-FUD) 
District. The intent of this district is to identify and protect lands for future urban forms of 
development and density by restricting premature subdivision and development of parcels of 
land.  In absence of an area structure plan, this designation signals the overall intention that the 
lands will be developed for urban uses at some point in the future.   
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The proposed outline plan includes a variety of residential land use districts to accommodate a 
range of housing forms.  In some instances, multiple residential districts have been included 
within a single block.  This configuration will help to ensure a range and mix of housing types 
within each block and considers the block-specific context to place taller buildings in a manner 
that frames higher-order streets in the plan area.  This configuration also serves to place higher 
densities closer to transit and provides maximum separation from existing residential dwellings 
to the north and east.  Recommended residential land use districts include: 
 

 Multi-Residential – High Density Low Rise (M-H1) District: 
M-H1 is a multi-residential District that is primarily for 4 to 8 storey apartment buildings 
that may include commercial storefronts. 

 

 Multi-Residential – At Grade Housing (M-G) District: 
M-G is a multi-residential district that is primarily for townhouses and rowhouses. 
 

 Residential – Low Density Mixed Housing (R-G) District: 
The R-G district is for a mix of low density housing forms in suburban locations, including 
single detached, semi-detached, duplex, cottage housing clusters and rowhouse 
development, all of which may include secondary suite. 

 

Also included in the proposed outline plan are a range of open spaces that are intended to 
provide for a mix of environmental reserve land, active open spaces such as parks and 
pathways, and public utilities.  The following land use districts have been applied to those areas: 
 

 Special Purpose – City and Regional Infrastructure (S-CRI) District 
The S-CRI District is primarily for infrastructure and utility facilities. 
 

 Special Purpose – Urban Nature (S-UN) District 
The S-UN District is for lands that are to be retained in their natural state or are being 
rehabilitated to replicate a natural state. 
 

 Special Purpose – School, Park and Community Reserve (S-SPR) District 
The S-SPR District is for public parks, open space, schools and recreation facilities on 
land designated as 'reserve land' under the Municipal Government Act. 
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Table 1: Proposed Land Uses 

Land Use Districts 
Hectares Acres 

% of Gross 
Developable Area 

Residential 

M-H1 3.38 8.36 20.5 

M-G 2.79 6.90 16.9 

R-G 5.20 12.86 31.4 

TOTAL 11.38 28.12 68.8 

Park Space 

S-SPR 1.66 4.09 10.0 

Environmental Reserve 

S-UN 0.47 1.16 N/A 

Public Utilities (storm pond & gas line) 

S-CRI 1.33 3.28 8.0 

Roads 2.18 5.39 13.2 

 
 
Density 
 
The Municipal Development Plan provides broad direction for the consideration of appropriate 
densities within existing developed residential areas. In the absence of a specific local area 
plan, as is the case for the subject site, the MDP serves as the primary guiding framework.  
Section 2.2 of the MDP provides broad policy direction related to shaping a more compact 
urban form in Calgary.  Future growth in developed areas is to foster a more efficient use of land 
and support the creation of complete communities.  The following tables provide an overview of 
the densities, based on the outline plan statistics, which would be accommodated/enabled by 
the outline plan and associated land use changes.  These tables provide an overview of how 
various residential intensity and housing diversity indicators were derived in Administration’s 
review.  The evaluation that follows examines these indicators in the context of relevant MDP 
policies, targets and comparative analysis.   
 
 
Table 2: Anticipated Density (units per hectare) 

District Area (ha) Min. units (#) Max. units (#) Ant. units (#) 

M-H1 (e.g. Apartments) 3.38 507 785 524 

M-G (e.g. Rowhouses) 2.79 98 223 131 

R-G (e.g. Singles and/or semis) 5.20 148 227 148 

Parks, Utility Lots, Streets 5.17 N/A 

Totals 16.54 753 1,235 803 

Units per hectare N/A 45.5 74.67 48.55UPH 
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Table 3: Anticipated Intensity (people/jobs per hectare) 

Dwelling Type Anticipated units (#) People/unit (#) People and/or jobs (#) 

Apartments 525 1.6 840 

Rowhouses 131 2.4 314 

Singles 148 2.8 414 

 1,568 

Home-based jobs: 3.8 per 100 people 60 

Site Area (ha): 16.54 98.4 people & jobs/ha 

Note: People/dwelling type assumptions are based on the MDP & CTP interpretation guide and are lower than the 

Applicant’s estimates. 

 
 
Table 4: Dwelling Type Overview (occupied dwellings per structure type) 

 Single-detached (%) Rowhouse (%) Apartment (%) 

Calgary 58 11 21 

Arbour Lake 69 2 17 

Proposed Development 18 16 65 

Note: Occupied dwellings by structure type data based on 2014 Civic Census. 

 
 
Minimum intensity thresholds are identified for a range of typologies in the MDP (Section 2.2 
and Part 3). They establish the minimum level of residential and employment intensity for 
strategic areas of the city to support public infrastructure investment and the operation of a 
Primary Transit Network. The minimum intensity thresholds are not meant to be interpreted or 
applied as “minimum density” targets for individual sites, land use amendments or development 
permit applications. However, in absence of a local area plan they can be helpful to guide the 
overall consideration of appropriate density.   
 
Section 3.5.3 of the Municipal Development Plan provides that new developments in 
Established Areas should incorporate a mix of uses and densities to support an enhanced base 
or primary transit network.  The site’s proximity to the Crowfoot LRT Station and the Major 
Activity Centre are also contextually relevant in the consideration of density for the site.  The 
residential intensities and mix of housing types contemplated for the site are supported by the 
following indicators: 
 

 the proposed densities exceed the 60-year city-wide density targets for people and job 
per hectare (i.e. 45 people and jobs per hectare) as outlined in Section 5.3 of the MDP;  

 the proposed densities exceed targets outlined in Section 3.6.2 of the MDP which 
requires that new communities achieve a minimum intensity of 60 people and jobs per 
hectare;  

 the plan provides for densities in line with those generally sought for activity centres in 
close proximity to primary transit (e.g. the target density for neighbourhood activity 
centres is 100 people and jobs per hectare); 

 the proposed dwelling type mix is comprised of 65 percent apartment units compared to 
17 percent within the existing community of Arbour Lake and 21percent city-wide (i.e. it 
contributes to a significant broadening of the housing diversity in Arbour Lake); and  
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 it generally aligns with (98.4 people and jobs per hectare) the minimum threshold of 100 
people or jobs per gross developable hectare identified in Section 2.2 of the MDP as 
being needed within walking distance of a transit network (approximately 400 metres) to 
support service levels of 10 minutes or less over extended periods of the day. 

 
Environmental 
 
A Biophysical Impact Assessment (BIA) was prepared by the applicant and reviewed by 
Administration in support of this application.  The BIA includes an inventory and evaluation of 
existing site conditions, determines the presence and significance of environmental features and 
identifies potential impacts and/or approaches to mitigate impacts to such features.   
 
The BIA noted the presence of four distinct wetland areas that rank as Class III or higher 
(Attachment 6) in accordance with the City’s wetland classification system.  The approach to 
wetland mitigation employed through the Calgary Wetland Conservation Plan is a hierarchy that 
seeks wetland avoidance, minimization and replacement, with avoidance being the highest 
priority.  In consideration of the policies of the City’s Wetland Conservation Plan, Administration 
also recognizes the importance of other key objectives of the Municipal Development Plan 
which include a focus on intensifying our developed residential areas, fostering more compact 
urban form and providing for complete communities.   
 
As a result of the recommended outline plan and land use framework, three out of four (W02, 
W02 and W03) of the existing wetlands will be removed. Wetland (W04) will be retained as an 
Environmental Reserve (ER).  It is acknowledged that the removed wetlands do have 
environmental value, however, there are significant constraints to their viability, function and 
retention in a post-development scenario.  Such constraints generally include: 
 

 the natural topography of the site limits the logical and technically feasible locations for 
the required stormwater management pond to an area where existing wetlands are 
impacted; 

 requirements to align site access with an existing access to the Watergrove Mobile 
Home Park on the southwest side of Arbour Lake Road NW; 

 provincial regulations in place through the review of this application prohibit the use of 
naturally occurring wetlands for stormwater treatment;  

 the current provincial regulatory framework precludes supplementing wetlands with 
treated stormwater as a strategy for maintaining their hydrology; 

 the preservation of hydrological catchment area needed to sustain W01, W02 and W03 
in a post-development scenario would require over 60 percent of the developable land 
which would significantly impact the ability to meet other MDP objectives on this site; 
and 

 historical disturbance of the broader wetland complexes through surrounding urban 
development activity (i.e. the build-out of the Arbour Lake community) have isolated the 
existing on-site wetlands thereby diminishing their contribution to the City’s overall 
ecological network.  
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In light of the considerations outlined above, the outline plan and land use framework have been 
developed in a manner that reflects a balance between the retention of wetlands and goals for 
urban development on this site outlined in the Municipal Development Plan.  Wetland W04 
provides a viable option for retention in a post-development scenario due to the limited size of 
the hydrological catchment area and its location on the north end of the site where it is not 
impacted by the siting of required utilities and roads.  The recommend land use amendment 
applies a Special Purpose – Urban Nature (S-UN) District to the boundaries of the wetland and 
an associated 30 metre buffer.  This designation will ensure the preservation of this feature as a 
component of the new development.  The City will assume ownership of this parcel as an 
environmental reserve and be responsible for its long term maintenance and stewardship.   
 
It is also important to highlight that the form and density of development contemplated through 
the proposed land uses provide for a more compact form than targets established for Calgary’s 
new communities.  Enabling a more compact urban form has some of the most direct benefits 
on the region’s natural environment including reduced disruption and fragmentation of habitat 
and wetlands.   
 
Financial compensation for the wetland loss will be required through an application to Alberta 
Environment and Parks (AEP) for approvals under the Water Act prior to each phase of 
development. This compensation will be coordinated through AEP. 
 
An environmental site assessment was prepared by the Applicant and reviewed by 
Administration in support of this application.  No concerns were noted with regard to the site’s 
suitability to accommodate residential development.   
 
Transportation 
 
The outline plan area connects directly to the City’s existing street network by way of Arbour 
Lake Road NW which directly abuts the site to the south and west.  Multiple existing arterial 
roadways are available within proximity to the site to connect the plan area to the broader 
municipal and provincial network.  These arterial streets include Nose Hill Drive NW, Crowchild 
Trail and Stoney Trail.  Portions of the plan area are located within 650 metres to 1.2 kilometres 
of the Crowfoot LRT Station providing for convenient access to the primary transit network.  
Local transit (bus) service also exists along Arbour Lake Road NW (Route 299) providing 
service to the Crowfoot LRT Station. 
 
A Transportation Impact Assessment (TIA) was submitted by the Applicant in order to support 
the proposed subdivision design and generally evaluate the off-site transportation impacts of the 
proposal.  It was determined through the review of the TIA that Arbour Lake Road NW will 
continue to operate within acceptable capacity parameters and will not require any additional 
intersection improvements or signalization.  The internal street network for the proposed outline 
plan intersects with Arbour Lake Road NW at two locations.  The internal street network will 
provide for collector standard streets where they connect with Arbour Lake Road NW with those 
streets transitioning to local residential standard to serve the R-G blocks on the internal portion 
of the plan area.   
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The specific location of site accesses and associated private driveways for the proposed multi-
residential blocks will ultimately be determined at the development permit stage. The ultimate 
location of such accesses will include a detailed review of technical feasibility in conjunction with 
an analysis of the optimal site/neighbourhood design.  The proposed outline plan identifies 
potential locations for mutual access and emergency/secondary accesses.  These locations 
have been analyzed on a preliminary level to ensure implementation of the proposed outline 
plan and land use framework and is technically feasible.     
 
In conjunction with future development on the subject site, the developer will be required to 
provide for a pedestrian-actuated crossing signal at the intersection of the proposed Arbour 
Lake Rise NW and Arbour Lake Road NW.  This crossing signal will facilitate pedestrian 
movements to the existing transit stop on the west side of Arbour Lake Road NW.  The 
developer will also be required to undertake improvements to the existing regional pathway east 
of the site.  Such improvements will include the physical separation of the pathway from the 85 
Street NW vehicle carriage-way.   
 
Overall, the plan supports the objectives of the Municipal Development Plan by aligning land 
use decision making with transportation infrastructure and service investments.   
 
Utilities and Servicing 
 
The proposed outline plan will tie into existing sanitary, storm and water servicing infrastructure 
available along Arbour Lake Road NW.  The specific arrangements will continue to be 
discussed and reviewed in detail through the future subdivision and development permit 
processes. Standard off-site levies, charges and fees will also be applicable. 
 
A Staged Master Drainage Plan (SMDP) and Pond Design Report have been reviewed and 
approved by Water Resources.  The SMDP provides more detailed guidance on allowable 
release rates into the receiving storm sewer system and required water quality improvement 
measures.  The Pond Report outlines specific engineering details of the pond including sizing 
and maintenance access.    
 
A sanitary servicing study was submitted by the Applicant in order to identify and confirm that 
sufficient downstream capacity exists to accommodate additional flows anticipated through the 
build-out of the outline plan area.  No capacity issues were identified and the study was 
subsequently approved by Water Resources in April of 2018.   
 
Schools 
 
The Calgary Board of Education and Calgary Catholic School District were both consulted 
through the application review process.  Both of the school authorities confirmed that existing 
facilities can accommodate the anticipated new population and that they have no objection to 
the proposal.   
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Stakeholder Engagement, Research and Communication  
 
Communications 
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
external stakeholders and notice was posted on-site.  Notification letters were sent to adjacent 
land owners and the application was advertised online.   
 
Given the scale of the application and the prominence of the site within the community, a project 
specific communications plan was developed by Administration to inform the community about 
the project and related engagement opportunities. Tactics in the communications plan included:  
 

 development of a project website at calgary.ca/arbourlake;  

 periodic project email newsletters/updates to subscribers;  

 off-site community signage; mailed postcards to all dwellings in Arbour Lake; and  

 Facebook advertisements and Twitter posts.   
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. Commission’s recommendation and the 
date of the Public Hearing will also be advertised. 
 
Applicant-led Engagement 
 
Prior to submission of the submission of the formal outline plan and land use application, 
Hopewell and B&A Planning Group conducted their own public engagement program.  The 
primary objective of their program was to introduce Hopewell’s development concept and 
receive feedback from the public.  The following provides an overview of the engagement 
approach employed: 
 
Applicant-led Engagement Program Overview:  
 

 Open house held in April 2017 (279 Attendees) 

 Project website with relevant project information available from April 2017 to present 

 Periodic email updates to subscribers over the lifetime of the application process (113 
subscribers) 

 279 participants, 131 ideas and comments shared 

 One on one meetings with primary stakeholders (e.g. Community Association, 
Resident’s Association, Adjacent Condo Boards, Watergrove Mobile Home Park) 

 Town hall style presentation to Community Association 
 
City-led Engagement 
 
In keeping with Administration’s standard practices, stakeholders were given the opportunity to 
comment online through the Planning and Development Map or by contacting the planner 
directly by mail, phone or email.  City communications also included a City-led engagement 

https://engage.calgary.ca/arbourlake
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program including in-person sessions and online engagement.  The City-led program was 
developed in close coordination with the applicant team.   
 
The engagement program was developed at the Listen & Learn level and included a phased 
approach to engagement to collect input at the key review dates of the application. Phase one 
engagement including collecting feedback on the initial application, phase two engagement was 
focused on evaluating the revised application against initial feedback and phase three focused 
on sharing the final proposal, changes made and the engagement summary. 
  
Given the local context and a higher than average senior’s population in the community, 
consideration was made to include a targeted session held with a local senior’s facility.  A 
“Sounding Board” was placed at high-traffic areas in the community and targeted meetings with 
the Community Association were held to discuss application details. 
 
City-led Engagement Program Overview:  
 
Phase 1:  

 Three open houses held on 2017 August 22, 24 and 25. 

 One online survey from 2017 August 21 – 2017 September 10. 

 Two “sounding boards” located in the community to collect comments. 

 249 participants, 687 ideas and comments shared. 
 
Phase 2:  

 One town hall meeting with Community Association in January 2018. 

 One Resident’s Association meeting in January 2018. 

 Online information sharing and email updates.  
 
Phase 3:  

 One information session on 2018 July 17. 

 159 participants at the final information session. 

 Online information sharing and email updates. 
 
Notice posting responses:  

 Administration received 28 comments regarding the application from the notice posting 
 
Comments Received: 
 
Citizens provided a diversity of comments through the City-led engagement process. The main 
themes identified are highlighted in the chart included in Attachment 7 including a response on 
how this feedback was considered by The City and/or the applicant to inform the final proposal.  
Ultimately, a range of changes to the proposal occurred through the review process to reflect 
areas of alignment between City, applicant and local citizen interests.  The What We Heard 
Report from phase one engagement with verbatim comments can be found here: 
 

 Phase One: What We Heard Report  
 

https://s3.ap-southeast-2.amazonaws.com/hdp.au.prod.app.cgy-engage.files/7115/0593/6446/ArbourLakeWhatWeheardSept20.pdf
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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). 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 outline plan 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)  
 
Map 1 “Urban Structure” of the Municipal Development Plan (MDP) identifies the subject lands 
as a Developed – Established Area.  As noted in the background section of this report, there is 
no existing local area plan in effect for the subject lands.  Section 1.4.5 of the MDP identifies 
that not all areas experiencing development pressures have the benefit of a Local Area Plan to 
provide guidance to a local community or specific application.  In such cases, the MDP should 
be used to provide guidance on the application of appropriate land use district and the 
community design.   
 
The recommended outline plan and supporting land use framework are supported by a range of 
key directions and planning objectives outlined in the MDP.  Specifically, it will achieve the 
following: 
 

 incorporates appropriate densities and a mix of land uses creating a more compact 
urban form to help reduce the rate of outward growth; 

 help support city-wide goals of achieving a balance of growth between established and 
greenfield communities; 

 increase the range of housing choices, in terms of the mix of housing sizes and types to 
meet affordability, accessibility, life cycle and lifestyle needs of different groups in Arbour 
Lake and northwest Calgary; 

 optimize the use of existing City infrastructure and services; 

 provide a distinctive visual identity through a purposefully configured built form, open 
space network and retention of existing topography that will contribute to a “sense of 
place” and complement the character of Arbour Lake; 

 integrates natural features of the existing landscape (i.e. an existing wetland and 
vegetated buffer as an Environmental Reserve) into the design of urban development 
with improved tie-ins into existing parks and infrastructure; and 

 provides for an appropriate transition of development intensity, uses and built form 
between surrounding residential areas and new more intensive multi-residential uses.  



Page 16 of 17 
Item # 7.2.2 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0542 
2019 May 02   
 

Outline Plan in Arbour Lake (Ward 2) at 8321 – 85 Street NW, LOC2017-0160 

 

 Approval(s): T. Goldstein concurs with this report. Author: M. Davis 

Social, Environmental, Economic (External) 
 
The recommended outline plan and associated land use framework will provide for a diversity of 
housing choices to meet the needs of various household sizes, lifestyles and income levels in 
an existing established area.  The plan provides for densities that are transit-supportive and that 
make efficient use of land and infrastructure.  The plan strikes an appropriate balance between 
competing municipal objectives which seek to preserve/enhance natural features including 
wetlands while intensifying our established urban areas.  The land use and open space network 
has been purposefully planned to ensure an appropriate transition of development intensity, 
uses and built form between existing residential areas adjacent to the site and more intensive 
planned multi-residential development.    
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no specific known impacts to the current and future operating budgets at this time.   
 
Current and Future Capital Budget 
 
The proposed amendments do 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 recommended outline plan will provide a framework for the development of a range of 
residential building forms and mix of housing options that will accommodate residents of various 
life stages and incomes with densities that well exceed minimum targets outlined in the 
Municipal Development Plan.  The plan strikes an appropriate balance between municipal 
planning objectives that support intensification of established residential areas and optimizing 
existing infrastructure with the preservation of significant environmental features.  The outline 
plan introduces a network of new parks and open spaces that provide connections to the 
existing neighbourhood.  Through the dedication of required Municipal Reserve lands it will also 
introduce new publicly accessible amenities for existing and new residents to enjoy on what has 
historically been a private site.   
 
Within the outline plan, higher density housing forms have been strategically located in close 
proximity to transit stops, along higher-order streets and with separation from existing lower 
density uses.  The plan has been reviewed with the benefit of a significant applicant-led and 
City-led engagement processes such that local interests have been considered in the process, 
and where appropriate, have been incorporated into the final plan.   
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The following Conditions of Approval shall apply: 
 
Planning: 
 
1. Compensation for dedication of reserves in excess of 10% is deemed to be $1.00. 
 
2. With each Tentative Plan, the developer shall submit a density phasing plan indicating 

the intended phasing of Subdivision within the Outline Plan area and the projected 
number of dwelling units within each phase. 

 
3. The standard City of Calgary Party Wall Agreement regarding the creation of the 

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

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

recommendations outlined in the following report(s): 

 Geotechnical Report, prepared by McIntosh Lalani (File No 7903), dated 
September 7, 2016 

 Deep Fills Report, prepared by McIntosh Lalani (File No 7903), dated June 21, 
2018.  

 Slope Stability Review & Analysis, prepared by McIntosh Lalani (File No 7903), 
dated June 20, 2018. 
 

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

 
6. Register on all affected titles, an easement for the proposed underground utilities (storm 

manhole in site 4) within the subject site concurrent with the registration of the final 
instrument.  A draft of the easement area and agreement shall be submitted to the 
satisfaction of the Manager, Infrastructure Planning, prior to the endorsement of the 
final linen.  Contact the Development Approvals Technologist, Water Resources at 268-
3499 for more information regarding the width and alignment of the required easement. 
 
Note: This easement is required to enable the City to access the proposed storm 
manhole within the private multi-residential site. This manhole has been requested by 
operations to maintain the public portion of the storm line which drains into the proposed 
storm pond.  

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

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

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

Coordinator, Calgary Approvals Coordination for further information at 403-268-6739 or 
email urban@calgary.ca. 
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9. Make satisfactory cost sharing arrangements with Watergrove Development Ltd. for part 
cost of the existing sanitary sewer, storm sewer and water main installed in Arbour Lake 
Road NW that was paid for and constructed by Watergrove Development Ltd. through 
their Arbour Lake, Phase 1 (1994-054).  

 
10. Make satisfactory cost sharing arrangements with Melcor Development Ltd. for part cost 

of the existing surface improvements, sanitary sewer, storm sewer and water main 
installed in Arbour Lake Road NW that was paid for and constructed by Melcor 
Development Ltd. through their Arbour Lake, Phase 20 (2001-027).  

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

improvement in Arbour Lake Road NW adjacent to the site, which was constructed by 
Watergrove Development Ltd. through their Arbour Lake, Phase 1 (1994-054) 
subdivision. 

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

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

Storm Pond 172WPR which was in installed by the City of Calgary.  
 

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

 
13. The developer, at its expense, but subject to normal oversize, endeavours to assist and 

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

a)  Install the off-site sanitary sewers, storm sewers and water mains and construct 
the off-site temporary and permanent roads required to service the plan area. 
The developer will be required to obtain all rights, permissions, easements or 
rights-of-way that may be required to facilitate these off-site improvements. 

 
b)  Construct the on-site and off-site storm water management facilities (wet pond, 

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

 
c)  Construct a wood screening fence, chain link fence and/or sound attenuation 

fence (whichever may be required) inside the property line of the residential 
lots/lane/walkway/roadway/other where they abut the boundary of the plan area.  

 
d)  Construct the regional pathway within and along the boundaries of the plan area, 

to the satisfaction of the Director of Parks Development.  
 
Transportation: 
 
14. In conjunction with the applicable Tentative Plan(s) construction drawings shall be 

submitted:  
 

 For the intersection of Arbour Lake Rise and Arbour Lake Road NW.  A custom 30m 
long southbound to eastbound left-turn bay will required at this intersection. 
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 For the proposed storm pond and maintenance access for the oil and grit separator. 
All manoeuvring into and out of the storm pond maintenance access area shall take 
place on-site (i.e. backing into or out of the maintenance access onto Arbour Lake 
Road NW will not be permitted). 

 To provide cross sections through the storm pond and through Arbour Lake Road 
NW at the critical locations (retaining walls to support the storm pond will not be 
accepted).  

 
Prior to approval of the Tentative Plan, the construction drawings and associated 
right-of-way to accommodate the infrastructure improvements will be to the satisfaction 
of Transportation. The intersection road right-of-way and storm pond PUL layout shall be 
adjusted as determined through the review of the construction drawings. 

 
15. In conjunction with the applicable Tentative Plan, the developer shall provide payment 

for a Pedestrian Rapid Flashing Beacon (PRFB) at the intersection of Arbour Lake Road 
and Arbour Lake Rise NW. Note that the Developer shall also provide a letter, under 
Corporate Seal, indicating that they are responsible for any additional costs of the PRFB 
that could be in excess of the amount identified in the Letter of Credit, and is required to 
submit payment in support of the proposed Tentative Plan applications. 

 
16. In conjunction with the initial Tentative Plan, the developer shall construct the pathway 

connection to Arbour Lake Road NW within Lot 66(PUL), Block 30.  
 
17. In conjunction with the applicable Tentative Plan, the Developer shall provide a 3.0m 

wide Public Access Easement and Agreement for the benefit of the City of Calgary over 
the 2.00 ha M-H1 site (MF Site 5) to accommodate the pathway connection between 
Arbour Lake Hill NW and the regional pathway in Lot 66(PUL), Block 30.  The agreement 
and registerable access easement right of way plan shall be to the satisfaction of the 
Director, Transportation Planning and the City Solicitor. Concurrent with the 
registration of the final instrument, the approved 3.0m wide public access easement 
over the 2.00 ha M-H1 site shall be executed and register on title. 

 
18. In conjunction with the applicable Tentative Plan, the Developer shall provide a 3.0m 

wide Public Access Easement and Agreement for the benefit of the City of Calgary over 
the 1.09 ha M-G site to accommodate the pathway connection to Arbour Lake Road NW. 
The agreement and registerable access easement right of way plan shall be to the 
satisfaction of the Director, Transportation Planning and the City Solicitor. Concurrent 
with the registration of the final instrument, the approved 3.0m wide public access 
easement over the 1.09 ha M-G site shall be executed and register on title.  

 
19. In conjunction with the applicable Tentative Plan, the Developer shall provide a 10.0m 

wide access easement and agreement over the 0.93 ha M-H1 site to accommodate 
access to Arbour Lake View NW for the benefit of the 1.70ha M-G site. The agreement 
and registerable access right of way plan shall be to the satisfaction of the Director, 
Transportation Planning and the City Solicitor. Concurrent with the registration of the 
final instrument, the approved 10.0m wide access easement over the over the 0.93 ha 
M-H1 site shall be executed and register on title. 
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20. In conjunction with the applicable Tentative Plan, the Developer shall provide a 10.0m 
wide X 15.0m long mutual access easement and agreement between the 0.45 ha M-H1 
and 1.09 ha M-G sites to accommodate shared access to Arbour Lake View NW. The 
agreement and registerable access right of way plan shall be to the satisfaction of the 
Director, Transportation Planning and the City Solicitor. Concurrent with the 
registration of the final instrument, the approved 10.0m wide X 15.0m long mutual 
access easement and agreement between the 0.45 ha M-H1 and 1.09 ha M-G sites to 
accommodate shared access to Arbour Lake View NW shall be executed and register on 
title. 

 
21. In conjunction with the applicable Tentative Plan, the Developer shall provide a blanket 

emergency access easement agreement over 1.09 ha M-G site for the benefit of the 
0.45 ha M-H1 site. The agreement shall be to the satisfaction of the Director, 
Transportation Planning and the City Solicitor. Concurrent with the registration of the 
final instrument, the approved a blanket emergency access easement agreement over 
1.09 ha M-G site for the benefit of the 0.45 ha M-H1 site shall be executed and register 
on title. 

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

Director, Transportation Planning concurrent with the final instrument prohibiting the 
construction of front driveways over the bus zone(s). 

 
23. No direct vehicular access is permitted to or from the inside of the curve on Arbour Lake 

Road at Arbour Meadows Close NW.   A restrictive covenant shall be registered 
concurrent with the registration of the final instrument prohibiting vehicular access 
to or from the inside of the curve between the curve tangents on the curve on Arbour 
Lake Road at Arbour Meadows Close NW. 

 
24. Access to Arbour Lake Road south of Arbour Lake Rise NW is restricted to right turns in 

and out only.  A restrictive covenant shall be registered concurrent with the 
registration of the final instrument restricting vehicular access to right turns in and out 
only. 

 
25. All intersection spacing shall be located, designed, and constructed to the satisfaction of 

the Director, Transportation Planning. 
 
26. In conjunction with the applicable Tentative Plan, curb extensions to be designed and 

constructed at the Developer’s sole expense.  Curb extensions are required at the 
following locations: 

 Arbour Lake View and Arbour Lake Road NW; and 

 Arbour Lake View and Arbour Lake Heights NW; and 

 Arbour Lake Rise and Arbour Lake Hill NW. 
 
Parks: 
 
27. Pursuant to Part 4 of the Water Act (Alberta), the applicant shall promptly provide Parks 

with a copy of the Water Act approval, issued by Alberta Environment, for the proposed 
wetland disturbance.   
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28. Until receipt of the Water Act approval by the applicant from Alberta Environment, the 
wetland(s) affected by the development boundaries shall not be developed or disturbed 
in anyway and shall be protected in place. 

 
29. Pursuant of the Wetlands Conservation Plan, compensation for disturbed or removed 

wetlands is required. A Wetland Compensation Agreement with the Province is required 
prior to any disturbance or removal of wetlands. 

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

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

 
31. Mitigation measures as outlined in the BIA must be applied and followed. 
 
32. With the submission of Landscape Construction Drawings, the developer shall include a 

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

 
33. The developer shall minimize stripping and grading within the Environmental Reserve.  

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

 
34. The developer shall restore, to a natural state, any portions of the Environmental 

Reserve lands along the boundaries of the plan area that are damaged in any way as a 
result of this development.  The restored area is to be maintained until established and 
approved by the Park Development Inspector. 

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

and MSR sites shall be submitted for Parks’ review and approval.   
 
36. Prior to approval of the tentative plan or stripping and grading permit (whichever 

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

 
37. It will be the developer’s responsibility to construct the MR sites, subject to the terms and 

conditions of a Standard Development Agreement. 
 
38. No back-slopping from private lots onto adjacent Municipal Reserve (MR) lands will be 

permitted, unless otherwise approved by Parks. 

 



 



  
 CPC2019-0542 
 Attachment 2 
  

Outline Plan  
 

CPC2019-0542 - Attach 2  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2019-0542 
 Attachment 3 
  

Applicant Submission 
 

CPC2019-0542 - Attach 3  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2019-0542 
 Attachment 4 
  
Proposed Land Use Map 

 

CPC2019-0542 - Attach 4  Page 1 of 1 
ISC:  UNRESTRICTED 

 
 

 



 



  
 CPC2019-0542 
 Attachment 5 
  
Existing Site Conditions 

 

CPC2019-0542 - Attach 5  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2019-0542 
 Attachment 6 
  

Existing Wetland Map  
 

CPC2019-0542 - Attach 6  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2019-0542 
 Attachment 7 
  

Citizen Feedback Summary 
 

CPC2019-0542 - Attach 7  Page 1 of 2 
ISC:  UNRESTRICTED 

What we heard (Issue or opportunity 
identified)  

What changes were made and/or 
response to the issue identified   

Concern about the loss of green space and 
existing natural features on the site. 

The final proposal includes 25% more green 
space over the original submission and 
retains a 0.47ha wetland and vegetated 
buffer as an Environmental Reserve. The 
proposed development will provide for 1.66 
hectares of new publicly accessible park 
space for residents of Arbour Lake to utilize 
(currently none of the land is publicly 
accessible). The Municipal Development Plan 
strongly supports new residential 
development within existing communities to 
make better use of existing infrastructure and 
minimize land consumption. The final version 
of the plan presents an appropriate balance 
of new housing and preservation of existing 
significant natural features. 

Concern about the increase in density and 
potential for additional congestion in the 
neighbourhood. 

The final application includes a decrease in 
the number of anticipated dwelling units from 
890 to 805 (9.5% decrease).  This decrease 
is attributed to the protection of an existing 
wetland as an Environmental Reserve. The 
overall density is in line with the Municipal 
Development Plan targets and further 
decreases to the density or range of housing 
types was not contemplated for this reason. A 
Transportation Impact Assessment was 
completed for the project and it was 
determined that Arbour Lake Road will 
continue to function within acceptable levels 
without any signalization. 

Concern about the strain on the capacity of 
area schools. 

The Calgary Board of Education was 
consulted through the application review 
process and has confirmed that existing 
facilities can accommodate the projected new 
population and that they have no objection to 
the proposal. 

Building heights were discussed with most 
respondents supporting two to three storeys, 
with very few people wanting buildings with 
more storeys. Respondents added that the 
loss of mountain views was an issue, as was 
perceived overcrowding, which would result 
in shadowing of other properties as well as 
loss of sight lines and privacy. 

Apartment buildings have been shifted 
southward, adjacent to Arbour Lake Road to 
provide greater separation from existing 
apartment buildings along the northern 
boundary of the site to minimize the loss of 
views from the development of taller 
buildings. The preservation of the 
Environmental Reserve (wetland) will provide 
greater separation between new and existing 
development to the north.  The removal of 
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apartment buildings was not considered as 
they are important to the MDP goals of 
providing for increased densities and a 
broader range of housing options. 

Desire for adequate supply of parking.  All future buildings on this site will be required 
to provide on-site parking in accordance with 
the standards outlined in the Land Use Bylaw 
(1P2007). Additionally, the plan proposes on-
street parking on all new public streets within 
the site. 

Desire for some businesses to be considered 
(such as daycare, coffee shops, etc.). 

The final version of the plan proposes a Multi-
Residential – High Density Low Rise (M-H1) 
District to accommodate the larger apartment 
buildings as opposed to the M-C2 district 
proposed in the original plan. The M-H1 
district allows for a limited range of small-
scale support commercial uses (e.g. daycare, 
coffee shops) so that some small businesses 
could be accommodated on the ground floor 
of apartment buildings. 

Concerns about new residents having access 
to the lake. 

The City of Calgary is not involved in any 
decision to grant access to Resident’s 
Association amenities 

Desire for better and more pedestrian 
connections. 

The final version of the plan presents new 
pathways and sidewalks that will link the 
existing pathway network to the new central 
park and provide connections to the 
environmental reserve. Additionally, a 
condition of approval has been placed on the 
outline plan requiring the developer to make 
improvements to the existing north-south 
pathway that extends along the eastern 
boundary of the site. 
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 HECTARES ACRES 

GROSS AREA OF PLAN 17.01 42.04 

LESS: ENVIRONMENTAL RESERVE 0.47 1.16 

LESS: LAND PURCHASE AREA 0.00 0.00 

GROSS DEVELOPABLE AREA 16.54 40.88 

 
 

LAND USE 
(Residential) 

HECTARES ACRES # OF LOTS 
# OF UNITS 
(FOR MULTI 

RESIDENTIAL) 

R-G 5.20 12.86 148 0 

M-G 2.79 6.90 0 131 

M-H1 3.38 8.36 0 525 

Total Residential 11.37 28.12 148 656 

 
 

 
HECTARES ACRES % OF NET AREA 

ROADS (CREDIT) 2.18 5.39 13.2% 

PUBLIC UTILITY LOT 1.33 3.28 8.0% 

 
 

RESERVES HECTARES ACRES % OF NET AREA 

MR 1.66 4.09 10.0% 

MSR 0.00 0.00 0.00 

MR (NON-CREDIT) 0.00 0.00 0.00 
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Land Use Amendment in Springbank Hill (Ward 6) at 46 Elveden Drive SW, 
LOC2019-0005 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by MKL Design Studio on 2019 January 
11 on behalf of the landowners Christine and Ramel Oriel. The purpose of the application is to 
amend the land use from the existing DC Direct Control District (DC12Z96), which 
accommodates a country residential acreage subdivision pattern to a more urban district. The 
proposed district is sought to accommodate single detached development with a typical shaped 
footprint, which is based on a recently approved subdivision for the subject parcel. 
 
This application proposes to change the designation of this property from DC Direct Control 
District (Bylaw12Z96) to Residential – One Dwelling (R-1) District to allow for: 
 

 single detached dwelling (remains consistent with existing district); 

 1.2 metre side setback depth (a decrease from the existing 7.5 metre side setback 
depth); 

 a maximum building height of 12 metres (an increase from the current maximum 
of 10 metres); 

 a maximum of one dwelling unit per parcel; and 

 the uses listed in the R-1 District. 
 

No development permit application has been submitted at this time. 
 

 
ADMINISTRATION RECOMMENDATION:  
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed redesignation of 0.20 hectares ± (0.50 acres ±) located 

at 46 Elveden Drive SW (Plan 1811892, Block 2, Lot 40) from DC Direct Control District 
to Residential – One Dwelling (R-1) District; and  

 
2. Give three readings to the proposed bylaw. 
 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use redesignation application was submitted by MKL Design Studio on 2019 January 
11, on behalf of the landowners Christine and Ramel Oriel. 
 
The subject site was subdivided from 50 Elveden Drive SW in December 2018. The 0.20 hectare 
parcel does meet the size requirements for the existing land use, DC Direct Control District 



Page 2 of 7 
Item # 7.2.3 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0533 
2019 May 02   
 

Land Use Amendment in Springbank Hill (Ward 6) at 46 Elveden Drive SW, 
LOC2019-0005 
 

 Approval(s): S. Lockwood concurs with this report. Author: K. Bahl 

(Bylaw 12Z96). Under the existing DC Direct Control District, the 7.5 metre side building setback 
areas are a barrier to development as they limit the footprint area for a house (refer to Applicant’s 
Submission Attachment 1).  
 
No development permit application has been submitted at this time. The intent, as stated in the 
applicant submission (Attachment 1), is to develop a single detached dwelling in the future. 
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Site Context 
 
The subject site is located in the community of Springbank Hill. The site is approximately 94 
metres in length and 20 metres in width. Vehicular access is provided from Elveden Drive SW. 
The site slopes significantly from the highest point at the front property line to the lowest point at 
the rear property line. The total elevation change is 13.88 metres.  
 
Current development in the immediate area is predominantly single detached dwellings situated 
in a network of smaller cul-de-sac street patterns. While much of this area has been developed 
through a series of smaller subdivisions over the past 20 years, some larger parcels developed 
with single detached dwellings exist, similar to the subject parcel.  
 
Nearby community facilities include the Valleyview Community Church and Griffith Woods 
School, both approximately 800 metres from the site. 
 
Figure 1 provides peak population statistics for the community of Springbank Hill. As identified in 
Figure 1, the community of Springbank Hill reached its peak population in 2018 with 10,052 
residents.  
 

Figure 1: Community Peak Population 

Springbank Hill 

Peak Population Year 2018 

Peak Population 10,052 

2018 Current Population 10,052 

Difference in Population 0 

Difference in Population (percent) 0% 

Source: The City of Calgary 2018 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Springbank Hill community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use amendment application will accommodate low density residential development in a 
form and function that is similar to its existing local context. Alternate development patterns were 
considered, but due to the existing site constraints such as slope, parcel dimensions and existing 
adjacent developments, the R-1 District proposed for this application is considered appropriate.     
 
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/Springbank-Hill-Profile.aspx
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Land Use  
 
Development of the subject parcel is currently governed by the rules of the DC Direct Control 
District (Bylaw 12Z96). The purpose of this DC Direct Control District is to accommodate rural 
residential development in the form of single detached dwellings. The permitted use rules require 
7.5 metre setbacks for front, side and rear yards. The discretionary use rules allow for existing 
parcels to be subdivided once only, where the purpose of the subdivision is to create an 
additional lot for residential development of no less than 0.2 hectares (0.5 acres).  
 
The existing setback rules leave a long and narrow developable area on this parcel. When 
considering the slope, the resulting developable land is difficult to develop in a way that is 
consistent with the area. 
 
The proposed Residential – One Dwelling (R-1) District would accommodate a single detached 
home in a development pattern and building form similar to those provided in the existing land 
use district, and in the character of the surrounding area. The proposed land use district also lists 
Secondary Suite and Backyard Suite as discretionary uses in the district.  
 
Development and Site Design 
 
A development permit has not been submitted for this parcel. The rules of the proposed 
Residential – One Dwelling (R-1) District will provide basic guidance for the site development 
including height and building massing, landscaping and parking. No development permit is 
required for a single detached dwelling in the R-1 District in the Developing Areas, provided all 
rules of the Land Use Bylaw are met.  
 
Transportation  
 
The subject parcel is approximately 330 metres from a Northbound 454 bus stop, which provides 
service to and from the 69 Street LRT station, approximately 1.6 kilometres away. Vehicle 
access to the parcel is from Elveden Drive SW, a residential class road that connects 77 Street 
SW and 26 Avenue SW.  
 
Utilities and Servicing  
 
Public water, sanitary and storm exist within the adjacent public right-of-way.  
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised online. 
 
No public meetings were held by the applicant or Administration in association with this 
application. 
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Two submissions were received from the public. One letter in support and one letter in opposition 
to the proposed redesignation. Both letters outlined concerns with the resulting increase in 
developable area on the lot, including the reduced side setback to the adjacent rear yards to the 
east of the subject property. There were also concerns that the resulting development would be 
set farther back from the front property line than the other homes along Elveden Drive SW. 
 
As stated in the applicant submission (Attachment 1), the purpose of this redesignation is to 
allow for the resulting building to be closer to the front property line than what is currently 
developable under the DC Direct Control District. The proposed reduction in the side setback, to 
the neighbouring rear yards, will allow for a house that can be built closer to the front of the 
property. Administration relayed the neighbours’ privacy concerns to the applicant, as the 
eventual single detached dwelling approval is not subject to a development permit, as it is in the 
Developing Areas. 
  
The Springbank Hill Community Association was circulated on this application. No response was 
received.  
 
Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
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 
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 located within the Residential Developing – Planned Greenfield with 
Area Structure Plan as identified on Map 1: Urban Structure in the Municipal 
Development Plan (MDP). The planned greenfield area is characterized as relatively low-
density residential neighbourhoods containing single dwelling housing, smaller pockets of 
multi-residential and locally oriented retail. Although the MDP makes no specific reference 
to the subject site, the land use is in keeping with the applicable, overarching residential 
policies of the MDP.  
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Springbank Hill Area Structure Plan (Statutory - 2017) 
 
The subject parcel is located within the Standard Suburban area as identified on Map 2: 
Land Use Concept in the Springbank Hill Area Structure Plan (ASP). Standard Suburban 
areas are characterized by single detached and semi-detached dwellings, institutional 
and recreational uses. This land use redesignation proposal meets the intent of the 
Standard Suburban area.  
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for the same housing type as the previous land use district. 
To proposed district allows for the developer to build a more economical house product, closer to 
the existing services at the curb. 
  
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with the Springbank Hill Area Structure Plan. The rules of the 
proposed R-1 District in combination with the site’s shape and topography allow for the 
construction of a single detached dwelling with a more efficient footprint than what would be 
currently allowed under the existing DC Direct Control District. Secondary suite and backyard 
suite are also listed uses in the district which allows for flexibility in accommodating different 
housing needs in the neighbourhood.    

 
ATTACHMENT(S) 
1. Applicant Submission 
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Land Use Amendment in Spruce Cliff (Ward 8) at 1 Spruce Bank Crescent SW, 
LOC2018-0269 
 
EXECUTIVE SUMMARY   

 
This application was submitted by Seven Designs on 2018 December 19 on behalf of the 
landowner Brian Killick. The application proposes to change the designation of this property 
from Residential – Contextual One Dwelling (R-C1) District to Residential – Contextual One / 
Two Dwelling (R-C2) District to allow for:  
 

 semi-detached dwellings and duplex dwellings in addition to single detached dwellings;  

 a maximum building height of 10 metres (no change from R-C1 District);  

 a maximum of one main residential building per parcel (no change from R-C1 District); 
and  

 the uses listed in the R-C2 District.  
 
The proposal is in keeping with applicable policies of the Municipal Development Plan. 
 
No development permit has been submitted at this time. 
 

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

at 1 Spruce Bank Crescent SW (Plan 4626GQ, Block 1, Lot 1) from Residential – 
Contextual One Dwelling (R-C1) District to Residential – Contextual One / Two Dwelling 
(R-C2) District; and  

 
2. Give three reading to the proposed Bylaw.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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Location Maps 
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SITE CONTEXT 
 
The subject site is approximately 0.09 hectares in size and is located in the community of 
Spruce Cliff on the northwest corner of Spruce Bank Crescent SW and Spruce Drive SW. The 
property is currently developed with a one-storey single detached dwelling with an attached 
garage. Surrounding development in the area is characterized by single detached and semi-
detached homes. The predominant land use in the immediate area is Residential – Contextual 
One Dwelling (R-C1) District. However, to the south and west, Residential – Contextual One / 
Two Dwelling (R-C2) District exists.  
 
As identified in Figure 1, the community of Spruce Cliff has seen a slight population decline 
since its peak in 2015.  
 

Figure 1: Community Peak Population 

Spruce Cliff 

Peak Population Year 2015 

Peak Population 4,677 

2017 Current Population 4,562 

Difference in Population (Number) -115 

Difference in Population (Percent) -2.5% 
         Source: The City of Calgary 2017 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Spruce Cliff 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. 
 
Planning Considerations  
 
Land Use  
The existing Residential – Contextual One Dwelling (R-C1) District is a residential designation in 
developed areas that is primarily for single detached homes. The current R-C1 District allows for 
a maximum building height of 10 metres and a maximum of one dwelling unit. Single detached 
homes may include a secondary suite. 
 
The proposed Residential – Contextual One / Two Dwelling (R-C2) District is a residential 
designation in developed areas that is primarily for single detached, semi-detached and duplex 
homes. Single detached homes may include a secondary suite. The R-C2 District allows for a 
maximum building height of 10 metres and a maximum of two dwelling units.  
 
  

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


Page 4 of 6 
Item # 7.2.4 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0094 
2019 May 02   
 

Land Use Amendment in Spruce Cliff (Ward 8) at 1 Spruce Bank Crescent SW, 
LOC2018-0269 
 

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

Development and Site Design  
 
Building design, number of units and site layout details such as parking, landscaping and site 
access will be evaluated at development permit stage. 
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Transportation 
 
Pedestrian and vehicular access to the site is available from Spruce Bank Crescent SW and 
Spruce Drive SW. The area is served by Calgary Transit bus service with stops located 
approximately 75 metres walking distance to the Route 93 bus, with service to the 45 Street SW 
and Westbrook LRT stations. On-street parking adjacent to the site is non-restricted. A 
Transportation Impact Assessment was not required as part of this application. 
 
Utilities and Servicing 
 
Water, sanitary and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reviewed at the development permit stage. 
 
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 neutral response to the application from the Spruce Cliff Community 
Association (Attachment 2).  
 
Administration received ten letters in opposition to the application. Reasons stated for 
opposition are summarized below: 
 

 decrease in neighbouring property value; 

 change the community character; 

 loss of R-C1 designated parcels in community; and 

 increased traffic. 
 
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.  
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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 recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan (SSRP). While the SSRP makes no 
specific reference to the site, the proposal meets the 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 parcel is located within the Residential - Developed - Established area of the 
Municipal Development Plan. The applicable policies encourage modest redevelopment of 
established areas that is similar in scale and built form to existing development, including a mix 
of housing types. The Municipal Development Plan also calls for a modest intensification of the 
established area, an area serviced by existing infrastructure, public amenities and transit.  
 
The proposal is in keeping with relevant Municipal Development Plan policies as the rules of the 
R-C2 District provide for a development form that may be sensitive to existing residential 
development in terms of height, built form and density.  
 
There is no local area plan for the community of Spruce Cliff. 
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for a slightly wider range of housing types than the existing 
R-C1 District and as such, the proposed change may better accommodate the housing needs of 
different age groups, lifestyles and demographics.  
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Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
The proposal is in keeping with applicable policies of the Municipal Development Plan. The 
proposed R-C2 District was designed to be implemented in proximity to or directly adjacent to 
low-density residential development. The proposal represents a modest density increase of an 
inner-city parcel of land and allows for development that has the ability to be compatible with the 
character of the existing neighbourhood. 
  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
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Land Use Amendment in Bankview (Ward 8) at 2307 - 16 Street SW, 
LOC2019-0009 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by N2H Design, on behalf of the 
landowner Qicai Lin, on 2019 January 15. This application proposes to change the designation 
of the subject parcel from Multi-Residential – Contextual Grade Orientated (M-CGd72) District to 
Multi-Residential – Contextual Grade Orientated (M-CG) District to allow for: 
 

 a maximum of 2 dwelling units (an increase from the current maximum of 1 dwelling unit) 
based on a maximum density of 111 dwelling units per hectare. 
 

This proposal is compatible with the applicable policies identified in the Municipal Development 
Plan and the Bankview Area Redevelopment Plan. 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.02 hectares ± (0.05 acres ±) located 

at 2307 - 16 Street SW (Plan 5228AF, Block 4, Lot 9) from Multi-Residential – 
Contextual Grade Orientated (M-CGd72) District to Multi-Residential – Contextual Grade 
Orientated (M-CG) District; and 

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
On 2019 January 15, a land use amendment application was submitted by N2H Design, see 
Applicant’s Submission (Attachment 1), on behalf of the landowner, Qicai Lin. This parcel was 
subdivided in 1987 from the parcel to the north located at 2303 - 16 Street SW. Since then the 
parcel has remained undeveloped. There have been two previous approvals, in 2008 and 2013, 
by other applicants for a single detached dwelling on the subject site, but neither of them came 
to fruition. The applicant has identified their intent to pursue a development permit application 
for a front to back semi-detached dwelling on the subject site in the near future. 
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Location Maps  
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Site Context  
 
The subject site, which is approximately 7.6 metres by 30 metres, is located in the community of 
Bankview, south of 22 Avenue SW and east of 16 Street SW. To the north is a bi-level six-unit 
condominium apartment. To the south is a raised bungalow style semi-detached dwelling. The 
site is surrounded by parcels designated Multi-Residential – Contextual Grade Orientated 
District, with a density modifier of 72 (M-CGd72). Buckmaster Park and Bankview Community 
Garden are located to the north and east of the site, designated as Special Purpose – 
Community Service (S-CS) District and Special Purpose – School, Park and Community 
Reserve (S-SPR) District.   
 
The subject site is currently undeveloped and is relatively flat with no rear lane.  
 
As identified in Figure 1, the community of Bankview has experienced a population decline from 
its peak in 1981. 
 

Figure 1: Community Peak Population 

Bankview  

Peak Population Year  1981 

Peak Population  5590 

2018 Current Population  5211 

Difference in Population (Number)  -379 

Difference in Population (Percent)  -6.8% 
Source: The City of Calgary 2018 Civic Census 

 

Additional demographic and socio-economic information may be obtained online through the 
Bankview community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
On 2019 January 15, this land use amendment application was submitted, proposing to change 
the designation through the removal of the density modifier in the same M-CG District. During 
the review, Administration determined that this application aligned with the Municipal 
Development Plan (MDP). The existing local area plan, the Bankview Area Redevelopment Plan 
(ARP), identifies this parcel as part of the Conservation and Infill land use area, in which a two 
family dwelling is acceptable. The Location Criteria for Multi-Residential Infill was not applied in 
the evaluation, as what is being proposed is not a multi-residential building. 
 
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/Bankview-Profile.aspx
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Land Use  
 
This application proposes to remove the density modifier to allow for two dwelling units on the 
small parcel. There is no change to height and setbacks to the existing land use designation.  
The proposed change is appropriate for this area as it is located in close proximity to a number 
of important amenities and to 14 Street SW, which is identified in the MDP as a Neighborhood 
Main Street corridor.  
 
Development and Site Design  
 
If this application is approved by City Council, the rules of the proposed Multi-Residential – 
Contextual Grade Oriented (M-CG) District will provide basic guidance for the future site 
development. The building design, size and site layout details such as parking, landscaping, 
and site access will be determined during the development permit application review. 
 
Environmental  
 
No environmental issues have been identified at this time. 
 
Transportation  
 
Neither a Traffic Impact Assessment nor a Parking Study were required as part of this land use 
application. Access is to be from the access easement on title, shared with the parcel to the 
north, and will be reviewed at the development permit stage. The site is located approximately 
306 metres from the nearest transit stop servicing Route 6 to the Westbrook LRT station, and 
390 metres from the transit stop servicing Route 7 to the Downtown core. The site is 390 metres 
from the Primary Transit network on 14 Street SW, and approximately 1.10 kilometre walking 
distance from the Sunalta LRT. 
 
Utilities and Servicing  
 
Water, storm 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. 
Servicing connections, as well as appropriate storm, will be considered and reviewed at the 
development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised on-line.    
 
The Bankview Community Association was circulated as part of Administration’s standard. 
Comments of non-support were received, see Bankview email (Attachment 3). The applicant 
has since contacted the Bankview representative and clarify the intent of this application (see 
Applicant Response Email - Attachment 3).  
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One citizen comment letter was received. The following is a summary of concerns: 
 

 development would negatively affect property value; 

 sunlight and view will be affected by developing a double unit; 

 development would impede on the existing parking area; 

 how additional parking will be provided on a narrow shared access;  

 street parking is very limited with driveways and fire hydrant restrictions; 

 construction will affect their building access and parking lot; and 

 about the timeline and duration allowed for the construction process. 
 
The applicant and the owner have met with the adjacent owner to discuss the concerns, see 
Applicant Response to Concerns (Attachment 2). 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Engagement 
 
Administration encouraged the applicant to contact the Bankview Community Association, the 
Councillor and neighbours. No additional City led engagement was undertaken as part of this 
application. 
 
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 
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). While the MDP makes no 
specific reference to this site, this land use proposal is consistent with MDP policies regarding 
intensification, maintaining stable neighborhood and general developed residential areas policy.  
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Bankview Area Redevelopment Plan (Statutory - 1986)  
 
The subject site is identified as a Conservation Infill land use area, which allows for single and 
two family dwellings and small multi-dwelling infill projects. Although the policy does suggest 
that “new developments should not exceed 75 units per hectare,” the preface does allow 
reasonable interpretation in the context of a site specific proposal. This application does not 
require amendment to the local area plan. 
 
Social, Environmental, Economic (External)  
 
The recommended land use amendment will provide for a moderate increase in residential 
density, allowing for a more efficient use of existing public infrastructure. In addition, this 
proposal would encourage an increase in socio-economic diversity within the area by providing 
a variety of housing types and forms.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is consistent with the applicable policies of the Municipal Development Plan and 
the Bankview Area Redevelopment Plan, and is consistent with the intent of the Multi-
Residential – Contextual Grade Oriented (M-CG) District of Land Use Bylaw 1P2007.  

 
ATTACHMENT(S) 
1. Applicant Submission  
2. Applicant Response to Concerns from adjacent owner 
3. Community Association Email and Applicant response 
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From: Nick Han [mailto:nnick.han@gmail.com]  
Sent: Tuesday, April 16, 2019 9:37 PM 
To: Ang, Benedict <Ben.Ang@calgary.ca> 
Subject: [LOC2019-0009] Agreement with the neighbor 
 

Good Wednesday morning Ben. 
 
I and the owner of 2307 16st SW did talk to the owner of 2303 16st SW. We explained our 
proposed developing strategy to him. The owner of 2303 16 St SW agreed our proposal without 
any further concern. 
 
Please take it into your consideration. 
 
Thank you. 
Nick 
 
Summary of Concerns: Response to concern in red Italic. 

 

 This development will affect my property value my sunlight and view will be affected by 
developing a double unit impede on the existing parking area, 

 
Our purpose is not to increase the previous building envelope under M-CG D72 which has 
already been approved. We just want to cut the previous approved building mass to two 
separate units. In other words, the building heights and building coverage will not be 
increased under new land use designation. Therefore, your property value, sunlight and 
view will be maximum maintained.  
 

 how will additional parking be provided on a narrow shared access street parking is very 
limited with driveways and fire hydrant restrictions  

 
As we understood the shortage of parking around this area, the design of this building will 
locate two attached single garages at the first floor in the proposed building and will not 
occupy any street parking for residents.  
 

 construction will affect our building access and parking lot what is the timeline duration 
allowed for this construction process  

 
We will fully respect the access easement agreement 101 129 163 and access easement 
agreement 871 014 378 signed and attached between your and my property. Therefore, this 
development will not build, erect, plant or maintain any building, fence and structure on the 
agreed access easement area. Also, we will share the easement for future use according to 
the access agreements.  
 
To minimum reduce the construction impact, the full basement will not to be designed, and 
the grade beam and piles for building foundation will be proposed, which also will shorten 
the construction duration. We haven’t had the detailed construction schedule, but to my 
knowledge, the main building framing will be done in about two months. 
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From: Development Bankview [mailto:development@bankview.org]  
Sent: Tuesday, April 16, 2019 4:13 PM 
To: Ang, Benedict <Ben.Ang@calgary.ca> 
Subject: [EXT] LOC2019-0009 
 

Hi Ben, 
 
The Bankview Development Committee is slow to comment on this however I see it still 
has time for the comments to be considered. 
 
Firstly, the Development Committee does not support further densification of this 
particular street and this property. There are several high density buildings on the street 
and more people will cause more challenges; such as parking, waste removal, traffic 
etc. In addition we question the statistics in the developer’s letter they state the rental 
rate is 61.78% whereas the City of Calgary's own community profile info states 69% 
compared to 27% for the rest of the city. Leading to the question where do these 
numbers come from?  
 
Also, this street in particular was recently blocked by the city so that there is no through 
traffic, this combined with the adjacent park access makes this location unique. The 
committee sees great potential for a much different development that interfaces with the 
park and the street and fits the overall nature of the area. 
 
Again we take issue with the statement "Therefore, we do believe that land-use 
redesignation from M-CG D72 to MCG will both benefit to the community and developer 
and will not have any impact to the existing neighborhood.", The Development 
Committee wants to realize the true potential of this location and does not want to add 
another high density development on this particular street. 
 
 
Sincerely, 
 
Nigel Lalande 
Development Committee 
Bankview Community Association 
 
 
 
 
 
 
 
 
 
 

http://www.calgary.ca/CSPS/CNS/Documents/community_social_statistics/bankview.pdf


  
 CPC2019-0512 
 Attachment 3 
  

Community Association Email and Applicant Response Email 
 

CPC2019-0512 - Attach 3  Page 2 of 2 
ISC:  UNRESTRICTED 

 

From: Nick Han [mailto:nnick.han@gmail.com]  
Sent: Wednesday, April 17, 2019 1:52 PM 
To: development@bankview.org 
Cc: Ang, Benedict <Ben.Ang@calgary.ca> 
Subject: [EXT] Re: Bankview CA Comments 
 

Hi Nigel 
 
Thanks for your understanding for our land use redesignation. 
As we discussed, we are not changing the building form, or increase the height. 
For now, we only try to remove the density modifier to make it two units. 
But in the future, we may have a potential better development strategy to combine the 
north neighbor to fit the park and surrounding nature area. 
 
 
Regards. 
 
Nick Han 
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Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at multiple 
addresses, LOC2018-0087 
 
EXECUTIVE SUMMARY  
 
This land use amendment application was submitted by B&A Planning Group on behalf of the 
landowner, ASI Sentinel Block Management, 1835220 Alberta Ltd (Arlington Group) and 
332925 Alberta Ltd (Elizabeth Ko), on 2018 April 19. The application seeks to redesignate 
fourteen parcels in the community of Sunalta from Commercial - Corridor 1 (C-COR1f3.0h23) 
District and the Multi-Residential - Contextual Medium Profile (M-C2) District to a DC Direct 
Control District. The intent is to consolidate the parcels and create a landmark mixed-use, high-
rise building at the gateway corner of 17 Avenue SW and 14 Street SW, two important corridors 
that are at the convergence of five inner-city communities.  

The proposal seeks the following changes: 

 a new DC Direct Control District based on the Centre City Mixed Use District 

(CC-X); 

 the maximum building height increases from 23 metres to 97 metres; 

 the base floor area ratio (FAR) increases from 3.0 to 5.0; 

 the potential to go to 8.0 FAR is introduced, provided the development consists 

of residential uses and provides mandatory items of public benefit; 

 the potential to go to 12.0 FAR is introduced, subject to the standard bonusing 

items found in the CC-X District; and 

 larger restaurant uses. 

Surrounding densities on the opposite (east) side of 14 Street SW are markedly higher. This, 
coupled with the gateway policy designation (Centre City Plan) of this site, supports an increase 
in the base density and height. The proposed additional density increases of up to 8.0 FAR are 
achievable through a suite of required public benefit bonus items that mandate upgraded public 
realm improvements and monetary contributions to community or heritage funds. Further, a 
standard bonus framework aligned with those typical of the Centre City will be implemented for 
the highest maximum density from 8.0 to 12.0 FAR.  
 
Given that the proposed density is similar to those seen in the Beltline, the proposed DC Direct 
Control District implements these density and bonus changes through the Centre City base 
district of Centre City Mixed Use District (CC-X). The proposed DC District makes specific 
bonusing items mandatory and also adjusts setbacks and widens the range of uses available. 
An accompanying proposed major amendment to the Sunalta Area Redevelopment Plan (ARP) 
guides the bonusing structure, building massing and design, and integration with an enhanced 
public realm.    
 
The application has undergone comprehensive public engagement which included both City-led 
and developer-led programs. Engagement began at the pre-application stage and continued 
through the various stages of the application process. The engagement led to critical items 
being incorporated into the proposal and garnered qualified support from community residents 
and the Sunalta Community Association.   
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Administration supports the application because it aligns with Municipal Development Plan 
policy for Neighbourhood Main Streets. It also brings appropriate densification to a gateway 
location and properly balances this intensification with tangible elements of public benefit.  
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission: 
 
1. Direct this report (CPC2019-0398) to the 2019 May 27 Combined Meeting of Council to 

the Public Hearing portion of the Agenda; 
 

2. Recommend that Council hold a Public Hearing; and 
 
a) ADOPT, by bylaw, the proposed amendments to the Sunalta Area 

Redevelopment Plan (Attachment 3); and 
 

b) Give three readings to the proposed bylaw. 
 

c) ADOPT, by bylaw, the proposed redesignation of 0.58 hectares ± (1.43 acres ±) 
located at 1434, 1438, 1442, 1444, and 1448A – 17 Avenue SW, 1511, 1513, 
1517, 1521, 1525, 1527, 1529, and 1531 – 16 Avenue SW, and 1609 – 14 Street 
SW (Plan 5380V; Block 201; Lots 5 to 30) from Multi-Residential – Contextual 
Medium Profile (M-C2) District and Commercial – Corridor 1 f3.0h23 (C-
COR1f3.0h23) District to DC Direct Control District to accommodate a mixed-use 
high rise building, with guidelines (Attachment 2); and  

 
d) Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
The application, made on 2018 April 19 by B&A Planning Group on behalf of the landowner, ASI 
Sentinel Block Management, 1835220 Alberta Ltd (Arlington Group) and 332925 Alberta Ltd 
(Elizabeth Ko), seeks to redesignate the subject lands to allow for a mixed-use high-rise 
development at a prominent gateway location (see Attachment 1 for the Applicant’s 
Submission).  
 
ASI currently owns many properties along 17 Avenue SW. A land use amendment application 
(LOC2018-0250) is pending on one other ASI property, while another has recently appeared at 
Calgary Planning Commission and will appear at Council on 2019 April 29 (LOC2018-0188). 
Administration has been reviewing these applications in a coordinated manner to ensure that 
the increases in density and offsetting public benefits have been considered holistically.  
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Location Maps 
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Site Context  
 
The subject site is composed of 14 lots (total area 5,778 square metres) located on the 
northwest corner of 14 Street SW and 17 Avenue SW in the community of Sunalta. While 
recognized by many Calgarians as a visual gateway into and out of the Centre City, this corner 
location is also the meeting point of three other inner-city Calgary communities: Beltline, Lower 
Mount Royal and Bankview, Scarboro is also located relatively close by. The site therefore 
holds importance for many of Calgary’s residents. 
 
The 14 subject lots are currently developed with a number of small one- or two-storey 
commercial buildings, two single-detached dwellings, a large surface parking lot and the three-
storey Jimmie Condon Building (built in 1966). This Condon Building is valued under the 
Heritage Inventory for its association to the former building owner, Jimmie Condon, who was 
well known for his entrepreneurship, sports promotion and philanthropy throughout Calgary, and 
for its modern style.  
 
The site faces similar-scaled one and two-storey commercial development on the 14 Street SW 
and 17 Avenue SW frontages, while three- to four-storey apartments and single-detached 
dwellings face the site on 16 Avenue SW.  
 
As identified in Figure 1, Sunalta’s population peaked in 2015, but has maintained a relatively 
steady population of roughly 3,000 people since the 1990s.  
 

Figure 1: Community Peak Population 

Sunalta 

Peak Population Year 2015 

Peak Population 3,454 

2018 Current Population 3,268 

Difference in Population (Number) -186 

Difference in Population (Percent) -5.4% 
Source: The City of Calgary 2018 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Sunalta community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed land use amendment seeks to accommodate a high density mixed use 
development at the corner of two significant corridors at the edge of the Centre City. The 
development is being accommodated through a DC Direct Control District based on CC-X 
District, with modifications to the bonusing structure that recognize the local context. 
 
Administration undertook extensive consideration and public engagement to assess how much 
density is appropriate, how much of it should be offset by contributions of amenities to the 
community, and what those elements of community benefit should be.    

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Sunalta-Profile.aspx
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Planning Considerations  
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration.  
 
Land Use  
 
Existing Land Use 
 
The existing land uses on the site are the M-C2 and C-COR1f3.0h23 District, which allows a 
maximum FAR of 3.0 and maximum height of 23 metres. C-COR1 allows for a variety of 
commercial uses that are intended to line both sides of a street. Despite four different local area 
plans converging on the intersection (and the additional application of the Centre City Plan), the 
surrounding designations are relatively aligned, as C-COR1 is found on three of the four 
corners. The only corner that does not correspond is the northeast corner, which is located in 
Beltline and therefore allows for a much higher potential floor area ratio and building height. This 
northeast corner is designated as Centre City Commercial Corridor (C-COR) District, which 
allows a maximum FAR of 3.0 (up to 9.0 with bonusing provisions) and no maximum building 
height. Therefore, despite the corners sharing an intersection, there exists only one high-density 
corner at the intersection.   
 
Proposed Land Use – Density 
 
The application proposes an increase in the current C-COR1 building height and density 
envelopes. Overall, because the new land use seeks to achieve much of what is accomplished 
by the CC-X District in the Beltline but needs to be modified to suit its Sunalta context, a DC 
District based on CC-X was chosen. 
 
The new land use can be considered in three separate density tiers.   
 
The first tier is the base density, which has been raised from 3.0 to 5.0 FAR. This increase is 
due to the following factors.  
 

 First, the site is part of two corridors where higher density and built form are allowed on 
one side of the street (either 14 Street SW or 17 Avenue SW), but not the other. A more 
intense development potential is therefore warranted and desired.  

 

 Additionally, the Centre City Plan identifies the site as a gateway location. These sites 
are thresholds between the Centre City and other parts of the city, and act as transitions 
in density and built form. The Centre City Plan recommends that development at 
gateways should “mark” the location. By its nature, the gateway connotation should not 
be restricted to only one corner of the intersection. The benefits and considerations 
should be applied to all gateway corners. Here, only the northeast corner has a density 
and built form which would contrast it from much of the surrounding development. 
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 Other similar gateway locations identified in the Centre City Plan (Macleod Trail SW/17 
Avenue SW; 10 Avenue SW/14 Street SW) are designated as CC-X District (see 
Attachment 6). These sites have a base density of 5.0 FAR. Further, much of the east 
side of the 14 Street SW corridor also is designated CC-X District, with a base FAR of 
5.0.  

 
Considering the similar base densities at these gateway and corridor locations, a new base 
density of 5.0 FAR at this location can be supported.  
 
The second tier of density is that which occurs above the base density, and which normally 
requires the provision of density bonusing items that grant some form of public benefit.  
 
The stock CC-X District allows an additional 3.0 FAR if residential development is included, 
thereby incentivizing residential development. However, no community benefits are obtained 
until the 8.0 FAR threshold is reached.  
 
Communities in redeveloping areas often identify that they deal with the impacts of density 
without gaining any offsetting benefits. With this site’s prominent location, more density can 
certainly be considered, but the site still is within a part of Sunalta that has not yet seen 
development of the proposed scale. Furthermore, the gateway policies, and the nature of the 
site itself at the intersection of two Neighbourhood Main Streets suggest that the public realm 
should be incentivized. The proposed bonusing structure in the DC Direct Control District 
therefore reflects the need to obtain public benefit at a lower threshold, and directs much of that 
benefit to the public realm.   
 
In addition, the proposed DC Direct Control District ensures that all benefits will be obtained with 
any development above the 5.0 FAR threshold. This is unique in that these items are not pro-
rated by the FAR level achieved from 5.0 to 8.0 FAR, but are all required at any FAR above the 
5.0 threshold.  
 
Therefore, in order to ensure a distinctive and substantial public realm, the CC-X District has 
been modified to provide, in addition to the standard incentive for residential development above 
5.0 FAR to 8.0 FAR, the following suite of required public benefits: 
 

a) A financial contribution, by the developer, of $635,000 to the Sunalta Community 
Investment Fund or Heritage Incentive Reserve Fund (or combination thereof). The 
allocation of these monies to one and/or the other of these Funds will be determined by 
community engagement at the time of the development permit application. This figure 
was determined by applying the Council-approved average land value to the square 
footage of the heritage building on site.  

 
b) At the developer’s cost and initiative, to ensure a public realm area that is 

commensurate with a gateway-scale node: 
 

i. Publicly accessible private open space on all frontages, totalling a minimum size of 
700 ± square metres. This is based on three metres of additional setback on the 14 
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Street SW frontage, as well as the space between the property line and the building 
face all around the site, and will be complemented by a public access easement 
agreement.  

 
ii. Upgraded public realm design for hard and soft landscaping, from City road curb to 

building façade, on the north, east, and south sides of the development; 
 

iii. Road dedication of the 2.134 metres road right-of-way (ROW) setback area on 14 
Street SW. This dedication alleviates the need for City cost to acquire this land, and 
ensures a wider public realm that matches with the importance of the site. (Note: 
there was a previous dedication of a portion of road right-of-way of 3.048 metres 
width in this area, and the 2.134 makes up the total 5.182 in the required setback 
rules). 

 
For the preceding points covered in b) i. – iii., the developer has provided a preliminary concept 
to illustrate the public realm intended to be achieved in this gateway location. (see 
Attachment 4).  The final approved design would be coordinated between The City and the 
developer, and approved at the development permit stage to the satisfaction of The City, and 
subject to a perpetual maintenance agreement with the owner of the new consolidated parcel. 
 
To warrant the granting of additional density, the public realm must be of a higher standard than 
that provided with other developments. Administration, in consultation with the Urban Strategy 
team, undertook an analysis of the value of standard public realm treatments, and of those 
which would reflect the gateway nature of this site. Though values can vary with the cost of 
labour and materials at a particular time, standard City elements (standard concrete, minimal 
plantings, etc.) can be valued at $215-270 per square metre ($20-25 per square foot). Upgraded 
materials can be valued at $430-$530 per square metre ($40-50 per square foot). It would 
therefore be expected that in order to warrant a density bonus, the public realm improvements 
should be at the upper end of this continuum.  
 
The third and final tier of density is that above 8.0 FAR. The stock CC-X District, as exists in the 
Beltline and along most of the 14 Street SW corridor, requires density at this threshold to be 
offset with the standard list of bonusing items from Land Use Bylaw 1P2007, up to a maximum 
of 12.0 FAR.  
 
Considering that a similar tier of density is available across the street in the Beltline, and having 
already provided a high minimum standard of public benefit at the 5.0 – 8.0 FAR threshold, a 
12.0 FAR development on this site will provide comparatively more benefit than those across 
the street. For these reasons, having the upper tier of density governed by the standard 
bonusing provisions of CC-X District was considered appropriate.   
 
Heritage 
 
As the site is currently home to the Jimmie Condon Building (which is on the Inventory of 
Evaluated Historic Resources), consideration must be given to the heritage status of the 
building. The proposed development scheme does not allow for the preservation of the building; 
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however, its loss is part of the planning considerations for the proposed redesignation of the 
site. To that end, as previously described in the report, compensation in the form of $635,000 to 
either the Sunalta Community Investment Fund or to the Heritage Incentive Reserve Fund (or a 
combination thereof), to accommodate the preservation of heritage assets in Sunalta is 
mandatory under the DC Direct Control District.  
 
Further, at the development permit stage, measures to commemorate the importance of the 
Condon building and the site will be incorporated into the design of the development.  
Uses 
 
The DC Direct Control District also introduces new uses. Large restaurants have been added in 
order to allow for a wider array of active uses to occupy podium commercial spaces. 
Additionally, the new use of Restaurant Patio has been added; this use is intended to allow for 
podium rooftop terrace spaces to be occupied by active uses. To mitigate potential impacts on 
adjacent residential properties, the Restaurant Patio use includes rules requiring physical 
separation from these residential parcels by a building.  
 
Local Area Plan - Sunalta Area Redevelopment Plan 
 
A major amendment to the ARP is required to accommodate the height, density, and bonusing 
structure of the proposal.  
 
A site-specific Gateway Mixed Use category was created. The amendment lays out a new land 
use category for the ARP, specific to the site (See Attachment 3). Noted as the 17 Avenue SW 
and 14 Street Gateway Mixed Use Development, the category presents new allowable limits on 
density and a density bonusing structure which have both been previously explained in the land 
use section. These aspects have been integrated directly into the DC guidelines.  
 
The ARP amendment also provides guidelines for building height, massing, articulation and 
interaction with the street. A maximum building height of 97 metres has been specified in the 
ARP, along with direction that this height be transitioned down across the block to deal with the 
varying contexts around the site. Further direction is given to step back towers from podiums, 
and to create building facades with narrow frontages and articulation that will provide an 
enhanced pedestrian experience.  
 
Development and Site Design  
 
No development permit application has been submitted for this site.  However, a future 
development permit application will need to ensure that the building massing and height 
respond to the existing context. Policies which speak to these goals are found in the 
accompanying amendments to the Sunalta Area Redevelopment Plan. These policies will 
ensure that any building massing (including tower height) along 16 Avenue SW is reduced, as 
this frontage is much more residential than the other frontages. As well, the overall mass of the 
development should be concentrated on the corner of 14 Street SW and 17 Avenue SW.  
 



Page 9 of 14 
Item # 7.2.6 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0398 
2019 May 02   
 

Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at multiple 
addresses, LOC2018-0087 
 

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

While the overall height and form of the building have been assessed as part of the land use 
and policy amendments, the architectural design and details of the building must also ensure 
that its height integrates well into the skyline, and that the building itself adds to the streetscape. 
The Skyline (Section 7.2), Gateway (Section 7.3) and Built Form (Section 7.7.3) sections of the 
Centre City Plan will be used as guidelines in evaluating any future building, as well as the new 
proposed policies for the Sunalta Area Redevelopment Plan.   
 
Environmental  
 
Both Phase 1 and Phase 2 Environmental Site Assessments were submitted with the 
application, and no significant issues were identified.  
 
Transportation  
 
The site is located at the intersection of an Urban Boulevard (14 Street SW) and a 
Neighbourhood Boulevard (17 Avenue SW) as defined in the Calgary Transportation Plan. Both 
typologies provide a high level of connectivity to surrounding communities and prioritize active 
transportation modes and transit. 
 
The proposed widening of the public realm adjacent to the site provides opportunity to enhance 
infrastructure for active modes and transit. Both the proposed ARP amendments and the 
proposed DC District require a high-quality design of the public realm which works to ensure a 
collaborative vision for this space is achieved to meet the needs of stakeholders. 
 
The site is located directly adjacent to the Primary Transit Network which comprises a 
permanent network of high-frequency transit services (LRT, BRT, MAX Lines, frequent bus 
service, etc.). The Primary Transit Network forms the foundation of the transit system and 
incorporates the highest standards with regard to level of service, operating speed, connectivity 
and amenities to attract new customers. The following transit routes service the site: 2, 6, 7, 
107, and 414, either on 17 Avenue SW or 14 Street SW. At the Development Permit stage bus 
zone areas will require modification to accommodate current and future levels of usage, 
including the provision of transit shelters. 

 
A Traffic Impact Assessment (TIA) was submitted in support of the application. The TIA 
recommended signalization at the intersection of 17 Avenue SW and 15 Street SW to 
accommodate the proposed development, and is supported by Administration. At the 
development permit stage, the intersection of 16 Avenue SW and 15 Street SW will be further 
reviewed for opportunities to enhance its operation.  

 
The TIA was also supplemented by a Parking Study that assessed parking needs to support the 
plan. A shared parking strategy that complements and leverages the mix of uses, analysing 
peak parking demand for the different uses, allowed the Developer and Administration to 
optimize parking needs required to support the development. Administration and the Developer 
will work together to refine and confirm parking needs in conjunction with the Development 
Permit application.  

 



Page 10 of 14 
Item # 7.2.6 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0398 
2019 May 02   
 

Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at multiple 
addresses, LOC2018-0087 
 

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

The public realm interface and location for vehicular access to the anticipated underground 
parkade will be determined at the development permit stage. No direct access will be permitted 
to 14 Street SW and 17 Avenue SW. 
 
Utilities and Servicing  
 
Storm, sanitary and water lines are available to serve the development from either 16 Avenue 
SW, 17 Avenue SW or 14 Street SW. A surcharge has been identified on sanitary mains 
downstream of the development. Upgrading of the sanitary service therefore will be required at 
the time of Development Permit.  
 
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. 
 
Further engagement on the application was a combination of City-led and developer-led 
strategies. Prior to the application being filed, the applicant began a public engagement program 
that included small format meetings with community associations and other stakeholders, door 
knocking, and storefront information centres. An open house event was also held by the 
applicant on 2017 November 04 which Administration also attended. The intent was to gauge 
stakeholders early about how they wanted to be engaged in future stages of the application, and 
to gather technical concerns with the proposal that could be incorporated into the proposal at 
time of application. 
 
This initial engagement identified increased traffic, strain on available parking, and decreased 
access into the community of Sunalta as potential concerns with the proposal. As well, there 
were concerns about the impact of additional height, shadow and aesthetic impacts of the 
potential development. 
 
The applicant provided responses to these concerns as part of the application materials upon 
submission. These included a draft amendment to the ARP which spoke to some of the 
concerns around height, shadowing and aesthetics. Commitments were also made to 
addressing the access and traffic issues through transportation improvements.  
 
As part of the land use amendment process, Administration held an Information Session on 
2018 June 26. Fifty-nine people attended, and 34 comments were received. The objective of the 
session was to assess which uses stakeholders wanted to see within the development and to 
gather any additional general input. Comments that were provided by multiple respondents 
repeated the previously identified concerns around parking, traffic, height and density.  
 
In response to these concerns, Administration investigated improvements to the transportation 
network including the upgrade of the pedestrian realm, as well as mitigating elements on 
building design that would be incorporated into the proposed ARP amendment. 
 



Page 11 of 14 
Item # 7.2.6 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0398 
2019 May 02   
 

Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at multiple 
addresses, LOC2018-0087 
 

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

The application was circulated to the Sunalta Community Association, as per standard City 
procedure. Their comments are found as Attachment 5 and reflect qualified support. The 
comments indicate that redevelopment of the site could be an opportunity for a revitalization of 
the 14 Street SW corridor. Mixed use development at the site is supported, but concerns were 
expressed about the amount of density proposed, and the resultant effects on building height 
and traffic.  
 
Administration believes that the concerns about height and traffic impacts are addressed 
through the transportation improvements being brought with the development, and the policies 
in the proposed ARP amendment which will guide the built form and public realm improvements 
of the site.  
 
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 recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018)  
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use 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 located within the Residential – Developed – Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). While the MDP makes no 
specific reference to this site, this land use proposal is consistent with MDP policies regarding 
respecting and enhancing neighborhood character, general developed residential areas and 
established areas land use. 
 
As described elsewhere in the report, the site is also located along two Neighbourhood Main 
Streets, as identified in the MDP Section 3.4.  
 
Section 3.4 identifies the need for an appropriate transition between developments in the 
Corridor and adjacent areas. These transitions should be sensitive to the scale, form and 
character of the surrounding buildings and uses with the highest densities located on lands 
directly fronting onto the Urban Corridor.  



Page 12 of 14 
Item # 7.2.6 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0398 
2019 May 02   
 

Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at multiple 
addresses, LOC2018-0087 
 

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

Section 3.4 also includes policies encouraging mixed use development with retail and service 
uses at grade with residential and office uses on upper floors along corridors. Policy 3.4.1 (e) 
addresses large format retail (i.e. supermarket) which should be designed to support a high 
quality pedestrian experience, creating active building frontages lined with smaller retail units 
facing a corridor. 
 
As part of the application, the Sunalta ARP has been amended to implement these policies in 
more detail. The application therefore aligns closely with the MDP. 
 
Centre City Plan (Non-Statutory – 2007) 
 
In the Centre City Plan, the intersection of 14 Street SW and 17 Avenue SW has been identified 
as a Gateway (Section 7.3), and all the corners of the intersection as sites framing the Gateway. 
According to the plan: 
 

Gateways represent thresholds between the Centre City and surrounding areas, as well 
as between Centre City neighbourhoods, Districts and the Downtown.  Gateways 
symbolically represent entry to different areas and can be expressed through a 
combination of linkage elements (e.g. landscaping, upgraded sidewalk treatments, 
special lighting, seating, signage and public art, etc.) or built form (e.g. landmark 
buildings, special building massing and materials, etc.).  Public realm and private 
development at gateway locations should be designed with a view to “marking” these 
important locations. 

 
By allowing for additional height, density, and a markedly improved public realm, the proposal 
fulfills the intent of the Gateway policy.  
 
In addition, 14 Street SW is identified as a “Boulevard” in the Centre City Plan: 
 

Boulevards are major transit and traffic connectors between the Centre City 
neighbourhoods, the Downtown and other established communities. Boulevards are 
gateway streetscapes that create a first impression of the Centre City when entering 
from the east, west and south sides of the City. In addition, boulevards serve as civic 
processional routes for the Calgary Stampede parade and other major civic events. 
Boulevards are dynamic, high-quality streetscapes with high transit and vehicular 
volumes and an attractive pedestrian environment that is defined with generous 
landscaping, street furniture and public art features. They are also defined by high-
density land uses and large-scale built form. Major elements of the boulevard right-of-
way may include sidewalks, multiple rows of trees, multiple car lanes, medians with or 
without trees, bus lanes with bus stops, LRT lines, bicycle lanes, and limited on-street 
parking. 

 
In summary, the proposal aligns with this policy closely by virtue of the high-density, large-scale 
built form and the opportunity to create many of the public realm elements outlined in the policy.   
 



Page 13 of 14 
Item # 7.2.6 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0398 
2019 May 02   
 

Policy Amendment and Land Use Amendment in Sunalta (Ward 8) at multiple 
addresses, LOC2018-0087 
 

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

Sunalta Area Redevelopment Plan (Statutory – 2008) 
 
As the site is large, it straddles two of the Sunalta Area Redevelopment Plan’s land use 
categories: the General Commercial and Medium Density Residential categories. The Medium 
Density Residential category allows a built form of up to four storeys. Meanwhile the General 
Commercial category mandates that commercial developments along both 14 Street SW and 17 
Avenue SW be subject to the C-COR1f3.0h23 District.  
Furthermore, at this scale of intensity, neither of these categories contemplates any type of 
density bonusing.  
 
Since none of the existing categories within the ARP provide the necessary policy guidance, a 
site-specific Gateway Mixed Use category was created and detailed in a previous section.  
 
Social, Environmental, Economic (External)  
 
The proposed land use amendment will provide for an increase in residential density, allowing 
for a more efficient use of existing public infrastructure. In addition, this proposal would 
encourage an increase in socio-economic diversity within the area by providing a variety of 
housing types and forms.  
 
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 some significant risks associated with this proposal.  
 
Much depends on the format and composition of the public realm. Upgraded street treatments 
typically cause concern about increased future City costs for maintenance.  
 
These concerns are mitigated by the provision of clear public realm standards in the 
accompanying ARP amendments. As well, the fact that the DC Direct Control District mandates 
joint design with The City is expected to address any potential City concerns with future 
maintenance, while also ensuring that the design achieves its required intent.  
 
Should The City and the developer not agree as to improvements within the public lands, the 
DC Direct Control District will allow the Development Authority to consider alternate 
configurations.  
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Another risk is the potential for this application to generate and influence similar proposals along 
the two corridors. The site is located along corridors where density is allowed on one side and 
not the other. The gateway (and other) characteristics of this site allow for higher density to be 
considered here, and also give clear direction on what the offsetting public benefits should be. 
This clarity may not exist on other sites along the corridors, and Administration should therefore 
be cautious as to how much density is allowed and what public benefits should be created 
elsewhere. To that end, Administration will be analyzing these corridors as part of the upcoming 
Phase 2 review of the Beltline Area Redevelopment Plan.  
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
amended Sunalta Area Redevelopment Plan. The proposal brings appropriate densification to a 
gateway location at the intersection of two Neighbourhood Main Streets, and properly balances 
this intensification with an upgraded public realm and contribution to the Sunalta Community 
Investment Fund or the Heritage Incentive Reserve Fund to compensate for the loss of a 
heritage inventory building.   

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed DC Direct Control District Guidelines 
3. Amendment to the Sunalta Area Redevelopment Plan 
4. Public Realm Concept 
5. Community Association Comments 
6. Gateway Locations 
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1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw, including any land use designation, or specific land uses and development 
guidelines contained in the said Schedule “A”. 

 
SCHEDULE A 

 

 
 

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

(a) allow for tall buildings and enhanced public realm within the context of a 
gateway location as identified in the Centre City Plan; 
  

(b) allow for additional density to be balanced with items of public benefit and 
bonusing provisions; 

 
(c) provide for buildings with minimal setbacks from the street; 

 
(d) provide for outdoor restaurant uses to activate at-grade and rooftop 

areas;   
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(e) allow opportunities for some institutional uses on the ground floor of 
mixed-use buildings; and 

 
(f) provide for restaurant uses with larger use areas on the ground floor.   

 
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.  

 
General Definitions  
4  In this Direct Control District,  

 
(a) “publicly accessible private open space” means outdoor open space 

located on the development parcel that is made available to the public 
through a registered public access easement agreement acceptable to 
the Development Authority, and is in a location, form, configuration 
and constructed in a manner acceptable to the Development Authority; 

 
Defined Uses 
5 In this Direct Control District:  
 

(a) “Restaurant Patio” means a use:  
 

(i) where food or beverages are served or offered for sale or 
consumption on a portion of the premises which are not contained 
within a fully enclosed building; and  

 
(ii) that must be approved with a Restaurant: Food Service Only – 

Large, Restaurant: Food Service Only – Medium, Restaurant: 
Food Service Only – Small, Restaurant: Neighbourhood, 
Restaurant: Licensed – Large, Restaurant: Licensed – 
Medium, or Restaurant: Licensed – Small. 

 
Permitted Uses  
6  The permitted uses of the Centre City Mixed Use (CC-X) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
  
Discretionary Uses  
7  The discretionary uses of the Centre City Mixed Use (CC-X) District of Bylaw 

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

 
(a) Restaurant: Food Service Only – Large; 

 
(b) Restaurant: Licensed – Large; and 
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(c) Restaurant Patio.  
 

Bylaw 1P2007 District Rules  
8 Unless otherwise specified, the rules of the Centre City Mixed Use (CC-X) District of 

Bylaw 1P2007 apply in this Direct Control District.  
 
Floor Area Ratio  
9 (1) Unless otherwise referenced in subsections (2) or (3), the maximum floor area  
  ratio is 5.0.   

 
(2)  The maximum floor area ratio in subsection (1) may be increased by a floor 
 area ratio of 3.0, to a maximum of 8.0, when: 
 

(a) this additional floor area is used for Assisted Living, Dwelling Unit, 
Live Work Unit, Multi-Residential Development, Hotel or Post-
Secondary Learning Institution uses; and 
 

(b) all items in Section 14 of this Direct Control District are provided. 
 

(3) Where the floor area ratio has been increased in accordance with subsection 
(2), the maximum floor area ratio may be further increased by a floor area ratio 
of 4.0, to a maximum of 12.0, in accordance with the bonus provisions set out in 
Schedule B of this Direct Control District.   
 

Setback Areas   
10 (1)  The maximum setback area from a property line shared with 17 Avenue SW 

must be 3.0 metres. 
 
 (2) The maximum setback area from a property line shared with 16 Avenue SW is 

3.0 metres.   
 
 (3) (a) For parcels adjacent to 14 Street SW, the setback area is: 

 
(i) 2.134 metres from the property line; and 

 
(ii) an additional minimum of 3.0 metres for a development with a 

floor area ratio greater than 5.0. 
 

(b) Section 53 of Bylaw 1P2007 does not apply in this Direct Control District.  
 
(4) The Development Authority may relax the rule in section 3(a)(i) of this provided 

the test for relaxation in Bylaw 1P2007 is met.  
 
(5)  For parcels that share a property line with another parcel designated as: 
 

(a)  a commercial district, there is no requirement for a setback area;  
 

(b)  a residential district, the setback area must have a minimum depth of 
 3.0 metres.  
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 (6) For the purposes of this Direct Control District, Sections 1169, 1170 and 1171 of  
  Bylaw 1P2007 do not apply.   
 
Floor Plate Restrictions 
11 Each floor of a building located partially or wholly above 36.0 metres above grade, and 

containing Dwelling Units, Hotel, or Live Work Units, has a maximum: 
 

(a)  floor plate area of 850.0 square metres; and 
 

(b) horizontal dimension of 37.0 metres.  
 

Locations of Uses within Buildings 
12  The following uses must not be located on the ground floor of buildings: 
 

(a)  Catering Service – Minor; 
 

(b)  Community Recreation Facility; 
 

(c)  Counselling Service; 
 

(d)  Health Services Laboratory – With Clients; 
 

(e)  Indoor Recreation Facility; 
 

(f)  Medical Clinic; 
 

(g)  Place of Worship – Small; 
 

(h)  Radio and Television Studio; and 
 

(i)  Social Organization. 
 

Rules for Restaurant Patio 
13 In this Direct Control District, a Restaurant Patio:  

 
(a) may have a floor higher than 0.6 metres above the height of the first 

storey floor level provided that the use is separated from an adjacent 
residential district by a building to the satisfaction of the 
Development Authority; 

  
(b) has a combined maximum area of 500.0 square metres on the parcel; 
  
(c) must be located more than 18.0 metres from a parcel designated M-CG, 

M-C1, M-C2, M-G,.M-1, M-2 or any low density residential district 
unless the use is completely separated from these districts by a 
building or intervening street; 

 
(d) does not require motor vehicle parking stalls; and 
 
(e) does not require bicycle parking stalls – class 1 or class 2. 
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Public Benefit 
14 (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 section 9(2) of this 
 Direct Control District:  

 
(a) compensation for the demolition of the Condon Building in the form of a 

cash contribution to the Heritage Incentive Reserve Fund or the Sunalta 
Community Investment Fund, or combination thereof such that: 

 Cash Contribution Amount = Cash Contribution Rate x total square 
metres for at grade and above floor area; and  

 
 For the purposes of this Direct Control District, the cash contribution rate 

is $270 per square metre, or the average land value as established from 
time to time by Council.  

 
(b)  a minimum of 700 square metres of publicly accessible private open 

 space between the face of the building and the curb. This area must 
 include a minimum width of 3.0 metres of private land immediately 
 adjacent to 14 Street SW;  

 
(c)  (i) Upgraded public realm improvements adjacent to the building on  

  all frontages on both public and private lands to the satisfaction of  
  the Development Authority. To reflect the gateway nature of the  
  site, the public realm improvements should include, but are not  
  limited to, the following elements: 

 
A. wherever possible, be jointly designed between the 

developer and the City to ensure a unified design 
throughout the space; 
 

B. sufficient width to allow for a plaza or plaza-like space on 
the 14 Street SW frontage; 

 
C. trees and plantings which create canopies or shaded areas 

for pedestrians; 
 

D. surface treatments that provide visual interest and 
pedestrian comfort; 

 
E. multiple seating areas; and 

 
F. multiple opportunities to activate the space with outdoor 

cafes, public art, or performance spaces. 

 
(ii) All public realm improvements located on private lands must be 
 subject to a public access easement. All public realm 
 improvements located on public lands must be subject to a 
 perpetual maintenance agreement with the City.  
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 (2) The Development Authority may relax the requirement that the public realm 
 improvements be located on public lands as required in section 14(c) of this 
 Direct Control District where the test for relaxation in Bylaw 1P2007 is met.   
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SCHEDULE B 
 

Bonus Floor Area Ratio Earning Items  
 
1.0  Introduction 

 
(a) A density bonus may be earned in accordance with this Direct Control District by 

providing any of the following items, or a combination thereof to the satisfaction 
of the Development Authority.   

 
(b) Where referenced below, Incentive Rate 1 is $270.00 per square metre. 

 

1.0 
 
 

INDOOR COMMUNITY AMENITY SPACE 
 
Indoor community amenity space is defined as floor area provided for community 
purposes, including, but not limited to, offices, meeting rooms, assembly spaces, 
recreation facilities, educational facilities, cultural facilities, daycares and other 
social services. 
 

1.1 Incentive Calculation: 
Where a development  provides an indoor community amenity space, the 
Incentive Rate is Incentive Rate 1. 
 
Method: 
Incentive gross floor area (square metres) = total construction cost ($) divided by 
(Incentive Rate 1 ($) multiplied by 0.75).   
 

1.2 Requirements: 
Provision of indoor community amenity space, within the development parcel, in 
perpetuity to the City, and in a form acceptable to the Development Authority. 
 

2.0 PUBLICLY ACCESSIBLE PRIVATE OPEN SPACE 
 
Publicly accessible private open space means outdoor open space located on 
the development parcel that is made available to the public through a registered 
public access easement agreement acceptable to the Development Authority 
and is in a location, form, configuration and constructed in a manner acceptable to 
the Development Authority. For the purposes of this Direct Control District, any 
publicly accessible private open space provided for the purposes of section 
9(2) of this Direct Control District cannot also be used for the purposes of section 
9(3) of this Direct Control District.  
 

2.1 Incentive Calculation: 
Where a development  provides a publicly accessible private open space, the 
Incentive Rate is Incentive Rate 1. 
 
Method: 
Incentive gross floor area (square metres) = total construction cost ($) divided by 
(Incentive Rate 1 ($) multiplied by 0.75).   
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2.2 Requirements: 
Provision of publicly accessible private open space on the development parcel in 
a location, form, configuration and constructed in a manner acceptable to the 
Development Authority. 
 

3.0 AFFORDABLE HOUSING UNITS 
 
Affordable housing units are defined as non-market housing units provided within 
the development, owned and operated by the City or a bona fide non-market 
housing provided recognized by the General Manager. 
 

3.1 Incentive Calculation: 
Where a development  provides affordable housing units, the Incentive Rate is 
Incentive Rate 1. 
 
Method: 
Incentive gross floor area (square metres) = total construction ($) cost divided by 
(Incentive Rate 1 ($) multiplied by 0.75) + gross floor area (square metres) of 
affordable housing units. 
 

3.2 Requirements: 
Provision of affordable housing units within the development parcel, in perpetuity, 
in a number, location and design acceptable to the City or other bona fide non-
market housing provider recognized by the City.  
 

4.0 MUNICIPAL HISTORIC RESOURCE DESIGNATION 
 
Municipal Historic Resources are buildings or portions of a building, a site or 
portions of a site that are designated under the Historic Resources Act. 
 

4.1 Incentive Calculation: 
Where a development designates a building, portions of a building, a site or 
portions of a site, as a Municipal Historic Resource, the Incentive Rate is Incentive 
Rate 1. 
 
Method: 
Incentive gross floor area (square metres) = total construction or restoration 
costs ($) divided by (Incentive Rate 1 ($) multiplied by 0.75)  
 

4.2 Requirements: 
Historic resource designation includes: 

(a)  where the building is listed on the Inventory of Evaluated Historic 
Resources; 

(b)  maintaining the historic resource or building feature in its approved 
location on the parcel or within the building where it is incorporated into a 
new building; 

(c)  an agreement between the Development Authority and the developer 
establishing the total cost of retention of the heritage resource prior to 
approval; and 
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(d)  designation of the historic resource as a Municipal Historic Resource 
pursuant to the Historical Resources Act by a Bylaw approved by Council. 

 

5.0 HERITAGE DENSITY TRANSFER 
 
Heritage density transfer is the transfer of unconstructed gross floor area from a 
parcel designated by bylaw as a Municipal Historic Resource pursuant to the 
provisions set out in the Historical Resources Act (the source parcel) to a 
parcel other than the development parcel (the receiving parcel). 
 

5.1 Incentive Calculation: 
The heritage density transfer floor area in square metres is equal to the 
unconstructed gross floor area of a parcel as a result of designation of a parcel 
by bylaw as a Municipal Historic Resource. Unconstructed gross floor area is 
equal to the maximum allowable floor area ratio for that parcel and district, 
including applicable bonuses, multiplied by the parcel size and, subtracting the 
gross floor area of the Municipal Historic Resource. 
 
Method: 
Transferable incentive gross floor area (square metres) = maximum allowable 
gross floor area (square metres) minus Municipal Historic Resource gross floor 
area (square metres).  
 

5.2 Requirements: 
A heritage density transfer must include: 

(a)  a transfer agreement that is registered on the Certificate of Title of 
the parcel(s) from which the density has been transferred; 

(b)  a land use redesignation of the parcel from which the density has been 
transferred to a Direct Control District in which the allowable 
maximum floor area ratio remaining after the transfer is regulated; 

(c)  a land use redesignation of the receiving parcel to a Direct Control District 
in which the allowable maximum floor area ratio achieved through the 
transfer is regulated; 

(d)  transfers only to receiving parcels located within the bonus area 
boundaries indicated on Map 9; 

(e)    transfers only from parcels where legal protection through designation as 
a Municipal Historic Resource has been completed; and 

(f)  only a one-time transfer from the parcel from which the density has been 
transferred to the receiving parcel with no further transfer possibility. 

 

6.0 CONTRIBUTION TO THE SUNALTA COMMUNITY INVESTMENT FUND 
 
The Sunalta Community Investment Fund (SCIF) will be used for projects within 
Sunalta related to public realm improvements, including but not limited to: park 
acquisition, park design, redevelopment or enhancement, streetscape design and 
improvements within rights-of-way, implementation of urban design strategies and 
public art on public land.  
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6.1 Incentive Calculation: 
Where a development provides a contribution to the Sunalta Community 
Investment Fund, the Incentive Rate is Incentive Rate 1. 
 
Method: 
Incentive gross floor area (square metres) = contribution ($) divided by Incentive 
Rate 1 ($). 
 

6.2 Requirements: 
A contribution must be made to the Sunalta Community Investment Fund for the 
development.  
 

7.0 PARKS DENSITY TRANSFER 
Private land is dedicated to the City as a public open space. The unused density 
from the lands to be dedicated may be transferred to another site within the bonus 
area boundaries indicated on Map 9. 
 

7.1 Incentive Calculation 
The transferable bonus gross floor area in square metres for land transferred to 
the City for park purposes is equal to the maximum floor area ratio of the district, 
not including bonus provisions, multiplied by 2.5. 
 
Method 
Transferable incentive gross floor area (square metres) = maximum gross floor 
area multiplied by 2.5. 
 

7.2 Requirements: 
Private land is dedicated to the City as a public open space where the City is the 
legal owner of the open space and the site is in a location and of a size and 
configuration acceptable to the City. 
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1. The Sunalta Area Redevelopment Plan attached to and forming part of Bylaw 13P82, as 
amended, is hereby further amended as follows: 

 
(a) Delete Map 2 entitled “Land Use Policies” and replace with the revised Map 2 

entitled “Land Use Policies”, as follows; 
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(b) Delete Map 3 entitled “Maximum Building Heights” and replace with revised Map 
3 entitled “Maximum Building Heights”, as follows; 
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(c) Add a new Section 3.3 with the following text and renumber any subsequent 
sections accordingly:  

  
“3.3 17th Avenue and 14th Street Gateway Mixed Use Development 
 
3.3.1 Objectives 
 
To encourage high quality mixed use development at landmark gateway 
locations and allow for higher density in exchange for community benefit. 
 
3.3.2 Land Use Policies  
 
Context 
 
The intersection of 17th Avenue and 14th Street is a gateway to both the Centre 
City and to the vibrant commercial destination of 17 Avenue SW. The parcel 
located on the northwest corner of this intersection is a landmark site in the 
community of Sunalta. Development is comprised of a mix of uses including 
retail, personal service, residential and commercial uses. The intersection is also 
the site of the Condon Building, valued in part for its association to the original 
building owner, Jimmie Condon, who was well known for his entrepreneurship, 
sports promotion and philanthropy throughout Calgary. It is also valued for its 
distinctive Modern style and for its prominent location at the intersection of the 
Sunalta, Beltline, Bankview and Lower Mount Royal neighbourhoods.  
 
Policies 
 
Development at the intersection of 14th Street and 17th Avenue SW should 
reflect its landmark location and be developed as a prominent gateway site. The 
vision for this location embraces the opportunity to provide increased residential 
density within a comprehensive mixed use development. A tower podium form 
may be appropriate. However, consideration must still be given to maximize 
sunlight and privacy in the neighbourhood as well as ensure a transition in 
building mass to residential areas.  The proposed "gateway mixed use” 
development should achieve high standards in relation to design, sustainability, 
amenity and positive development impacts on the surrounding built environment. 
 
3.3.3 Land Use District 
 
A Direct Control District modeled on the CC-X District reflects the general intent 
of the policies for this landmark site. The land use should provide for a mix of 
residential and non-residential uses at the intersection of 14th Street and 17th 
Avenue SW. The district should provide for a mix of uses that is sensitive to 
adjacent residential districts, a building form that is street oriented at grade, and 
where the intensity of development is measured by floor area ratio. It should also 
require a maximum base density, with the provision for the opportunity for a 
density bonus over and above base density to achieve public benefit and 
amenities on the site.  
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3.3.4 Implementation 
 
To reflect the intent of the land use policies, the following guidelines are to be 
considered by the Approving Authority in reviewing the merits of discretionary 
development applications: 
 
1) Density 
 

a. Development shall not exceed the maximum density of 5.0 FAR 
on the site located at Plan 5380V, Block 201, Lots 5-30 unless in 
accordance with the density bonusing provisions set out in the 
Land Use for this site.  

 
 

2) Density Bonusing 
 

a.  Density bonuses should only be established for items or features 
that provide a perpetual benefit or enduring benefit to the 
community in which the density is being accommodated . 

 
b. Density bonuses should not be granted for elements of building or 

site design that can be achieved or required through other means. 
 

3) Building Height 
 

 a.  New development should be a maximum of 97 metres. 
 

4) Building Massing and Design  
 

a.  Building and site design should mitigate adverse impacts on 
adjacent properties and the community. New developments 
should consider impacts associated with use, noise, shadowing, 
privacy, wind and snow accumulation. 

 
b. A transition in building height, scale and massing should be 

created between higher and lower intensity development by: 
 

i. Decreasing building heights from the corner of 17 Avenue 
SW and 14 Street SW westward through the block. 

 
ii. Using building step backs and stepping down heights 

within individual buildings. 

 
iii. Incorporating slim tower development where towers are 

proposed. Residential floor plates above 36 metres should 
not exceed 850 square metres. 

 
iv. Encouraging a podium-tower format for large tower 

developments. Building podiums should be proportionate 
to width of the road­ right-of-way and podiums should 
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reduce the perception of bulk through greater facade 
articulation on all frontages.  

 
v. Providing horizontal separation for multiple tower 

developments. The minimum horizontal separation 
between a portion of a building above 36 metres in height 
and any other building should be 18 metres. Lesser 
separations can be considered if it can be demonstrated to 
the Approving Authority that any negative impacts relating 
to sunlight access to the public realm, views from 
residential units and the privacy of residential units can be 
mitigated.  

 
vi. Setting back floors located above the podium from the 

façade of the floors below. On residential frontages, this 
should be a minimum of 1.5 metres. On other frontages, 
the step back should be included  to clearly emphasize the 
transition from podium to tower as part of an overall 
pedestrian-scaled, well-articulated design. Creative 
architectural forms and treatments which highlight the 
landmark southwest corner by reducing the step back may 
be considered.     

 
5) Building Frontages and Interface 

 
The site is the location of high pedestrian and vehicular traffic. Building frontages 
should integrate into the public realm in a way which greatly enhance the 
pedestrian experience. Features should include: 

 
a. Buildings with highly-articulated facades that create a rhythm of 

narrower, vertically oriented frontages.  
 
b. Multiple at-grade, active uses such as retail, with narrow business 

frontages. Uses which typically have wider frontages (such as 
supermarkets) should present a narrower frontage to the street 
and have the remainder of their internal space lined by other 
narrower frontage uses on the street, or provide an alternate 
design which activates the street frontage.   

 
c. Ground floor uses that are accessible and well-integrated with the 

sidewalk or public pathway. 
 
d. Ample space for outdoor patios on commercial frontages. 
 
e. Residential frontages that face a street should have individual 

entrances that face the street. 
 
f. Design features such as raised terraces, porches, steps, alcoves, 

forecourts or landscaping to provide transition from the public 
realm to at-grade residences.” 
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Item # 7.2.7 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0553 

2019 May 02  

 

Land Use Amendment in Sage Hill (Ward 2) at 150 Sage Hill Boulevard NW, 
LOC2018-0190 
 
EXECUTIVE SUMMARY   
 
This application was submitted by B&A Planning Group on behalf of Genesis Land 
Development Corp. on 2018 August 22. The subject parcel is approximately 6.24 hectares 
(15.41acres) located in the community of Sage Hill. The land use amendment proposes to 
change the designation of the property from DC Direct Control District (Bylaw 79D2008) to DC 
Direct Control District based on the Multi-Residential – Medium Profile (M-2) District and the 
Commercial – Community 1 (C-C1) District. The proposed DC Direct Control District is to 
provide for: 
 

 multi-residential development of medium height and medium density;  

 small to mid-scale commercial development; 

 a wide range of residential and commercial uses listed in the proposed DC Direct 
Control District;  

 the opportunity for vertically mixed-use development (e.g. small to mid-scale commercial 
development with apartments or offices above); and 

 a maximum height of 18 metres for residential buildings and 12 metres for commercial 
buildings (a reduction from the current maximum of 95 metres).  

 
The proposal is expected to achieve the Municipal Development Plan intensity targets for lands 
within a Community Activity Centre and meets the intent of the Town Centre Policies of the 
Symons Valley Community Plan. A Master Concept Plan has been submitted in support of this 
application demonstrating attention to comprehensive planning through which elements such as 
private streets and interface treatments have been clarified. 
 
No development permit has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed redesignation of 6.27 hectares ± (15.49 acres ±) 

located at 150 Sage Hill Boulevard NW (Plan 1213664, Block 3, Lot 1) from DC Direct 
Control District to DC Direct Control District to accommodate residential and commercial 
development with guidelines (Attachment 2); and 

 
2. Give three readings to the proposed bylaw.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
The subject lands are part of an area annexed to The City of Calgary in 1989. The Symons 
Valley Community Plan was drafted and adopted in 2001. The plan envisioned a predominantly 
residential area with five distinct communities with over 54,000 residents. 
 
Since that time, several amendments of the Symons Valley Community Plan were undertaken 
which affected the subject lands. In 2008, Council approved amendments to establish a Transit 
Oriented Planning Area around a future bus rapid transit (BRT) hub.  These amendments 
included policies enabling high density residential and regional commercial land uses, as well as 
encouraging significant suburban office development. In 2009, the Municipal Development Plan 
(MDP) identified this area as a Community Activity Centre.   
 
Initial development of the Transit Oriented Planning Area, based on the 2008 vision, was 
completed, including the commercial area south of the site, construction of most of the roads 
and the roundabouts that are currently in place (with portions of Sage Hill Boulevard NW 
remaining unfinished).  
 

Nine years later, much of the land within this area had yet to realize development. This led to 
policy amendments approved by Council in 2017 September (Bylaw 55P2017). The Symons 
Valley Community Plan was amended modifying the vision which more closely aligned with 
landowners’ current development expectations as supported through market studies. Minor 
amendments were made to the policies affecting this site allowing the potential for residential 
uses to be located at grade within comprehensively planned developments. This adjustment to 
policy was considered important to encourage development interest in a strategically located, 
undeveloped parcel.  
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Location Maps 
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Site Context 
 
Located in the developing community of Sage Hill, the subject site is north and west of Sage Hill 
Boulevard NW. This undeveloped site is approximately 6.24 hectares (15.41 acres) in size and 
has been graded in preparation for development.  
 
The site slopes from west to east, with a change in elevation of approximately 18 metres over 
475 metres, a grade of approximately 4 percent.  A coulee, designated Special Purpose – 
Urban Nature (S-UN) District to reflect its environmental reserve status, bounds the entire 
northern edge of the parcel and forms part of a larger coulee and ravine system in the area.  
 
Lands north of the coulee are currently vacant but are anticipated for a mix of residential and 
commercial development and are subject to an outline plan and land use application currently 
under review (LOC2017-0404). East of the subject site, across Sage Hill Boulevard NW is an 
undeveloped parcel owned by The City of Calgary. An integrated civic facility including a public 
library, Arts and Culture space and future affordable housing, as well as a bus transit hub is 
proposed under an outline plan and land use application also currently under review (LOC2018-
0157). South of the site, is an existing regional commercial centre (Sage Hill Crossing) offering 
a mix of large and medium format retail uses.  
 
The site is an irregular shape due to the influence of the coulee feature and previous planning 
for the area. The large traffic circles were originally anticipated to accommodate much higher 
development intensities thought possible when initial land use and outline planning was 
undertaken in 2008 (LOC2008-0003). These traffic circles create some challenges to rational 
and efficient development of the site.   
 
As identified in Figure 1, the community of Sage Hill reached peak population in 2018, with 
7,219 residents. 
 

Figure 1: Community Peak Population 

Sage Hill  

Peak Population Year 2018 

Peak Population 7219 

2018 Current Population 7219 

Difference in Population (Number) 0 

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

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

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Sage-Hill-Profile.aspx
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The subject parcel was redesignated in 2008 to DC Direct Control District (Bylaw 79D2008) to 
provide for a comprehensively planned, designed and phased development accommodating 
mixed-use retail, commercial and office uses. The site has however remained undeveloped for 
the past decade despite its strategic location north of an existing regional commercial centre, 
west of a future bus rapid transit (BRT) hub, and south of future residential development and 
natural amenities. This proposed land use amendment will refine the land use on the site in 
order to improve the development potential for both the residential and commercial uses. 
 
This land use application will facilitate development of a comprehensively planned multi-
residential and commercial area that is expected to achieve the intensities required by the 
Municipal Development Plan (MDP) for a Community Activity Centre. This future development is 
expected to meet the intent of the Town Centre policies of the Symons Valley Community Plan 
where development oriented around a central pedestrian corridor is achieved.  
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use  
 
The site’s existing DC Direct Control District (Bylaw 79D2008) contemplates a comprehensively 
planned mixed use development oriented around a central pedestrian corridor. The DC District 
provides for development of up to 95 meters in height and envisioned roughly 187,000 square 
meters of development. At this location in the city, a very ambitious, detailed and prescriptive 
DC Direct Control District has challenged the developability of the site.   
 
This application proposes a new DC Direct Control District based on a more modest 
development concept that will still achieve the development intensities expected for Community 
Activity Centres and meet the policy intent of the Symons Valley Community Plan.  
 
The proposed DC Direct Control District divides the site into two parcels. The western site (Site 
1) is based on the Multi-Residential – Medium Profile (M-2) District, and the eastern site (Site 2) 
is based on the Commercial – Community 1 (C-C1) District. The Multi-Residential – Medium 
Profile (M-2) District has been modified for Site 1 in order provide the opportunity for a variety of 
commercial uses to be integrated in a vertically mixed-use format. The district is similar to the 
Mixed Use – General (MU-1) District in terms of providing the opportunity for retail and 
commercial uses to be integrated with residential uses, but does not to require it; thereby 
providing flexibility to residential builders. No adjustments to the uses in the base C-C1 District 
were required in the proposed DC Direct Control District. 
 
Given the availability of frequent bus service and the transit hub (BRT) located to the east of the 
site, reduced parking requirements have also been included in the proposed DC Direct Control 
District to recognize transit availability and support its use. The proposed DC Direct Control 
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District also provides for a moderate (2 metre) height increase above what is typically 
accommodated within the stock M-2 and C-C1 Districts. This is to recognize some of the 
challenges of achieving the development intensities expected within a Community Activity 
Centre resulting from the irregular parcel shape.    
 
Development and Site Design 
 
A master concept plan was submitted in support of the application, which provides non-statutory 
conceptual supporting information regarding how the site could develop along with guidance 
regarding key comprehensive planning considerations (Attachment 3).  
 
A private street will form the interface between the predominantly residential and commercial 
areas connecting Sage Hill Boulevard NW with a future pedestrian bridge that will span the 
environmental reserve area coulee north of the site providing a link to planned residential 
development. Pedestrian connections throughout the site will be further clarified through 
development permit applications to ensure connections to future civic facilities and transit hub to 
the east.  
 
A subdivision application has also been submitted through which key elements of 
comprehensive planning related to public and mutual access easements and rights of way will 
be protected.  
 
Environmental  
 
No environmental issues were identified for the subject site. 
 
Transportation  
 
The entire subject lands are located within 600 metres of the planned integrated civic facility 
which will include a new public library, arts and culture space, affordable housing and transit 
hub (BRT). The BRT location currently provides access to several routes including Route 82 
(service to Brentwood Light Rail Transit (LRT) Station and the University), Route 115 (service to 
Tuscany LRT Station), Route 123 (service to North Pointe, Bus Rapid Transit (BRT) Route 301, 
future Green Line), and Route 129 (service to Dalhousie LRT Station). As Sage Hill, Kincora, 
Nolan Hill, and areas within the Glacier Ridge Area Structure Plan build out, the transit hub will 
deliver further enhanced transit service and high frequency buses, including one BRT service 
connecting the transit hub itself to Brentwood/University and another BRT service running 
between North Pointe and Tuscany LRT stations.  
 
Pedestrian crosswalks of Sage Hill Boulevard NW are located approximately every 150 metres, 
along the southern edge of the parcel. Additional planning and design will be required at 
development permit stages to provide quality pedestrian linkages within and through the subject 
lands to Sage Hill Drive NW and by extension, the Civic site. 
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Important connections for pedestrians and cyclists will be provided via pedestrian bridge over 
the coulee north of the site. The bridge will provide a key link between the planned 
neighbourhood to the north, through the site to Sage Hill Boulevard NW. A private street, 
protected through public and mutual access easement and maintenance agreements, will be 
implemented through subdivision and development.  
 
A Transportation Impact Assessment (TIA) submitted with this application was reviewed and 
accepted by Administration. The TIA confirmed that the proposed land use can be 
accommodated with the established road network. The established roundabouts provide 
sufficient access to the site. Access and internal circulation will be further detailed at the 
development permit stage.    
 
Utilities and Servicing  
 
Sanitary, water and storm services are available to service the plan area from Sage Hill 
Boulevard NW. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
   
No comments were received from The Sage Hill Community Association.    
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners.  In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised.  
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (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.   
 
  



Page 8 of 9 
Item # 7.2.7 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0553 
2019 May 02   
 

Land Use Amendment in Sage Hill (Ward 2) at 150 Sage Hill Boulevard NW, 
LOC2018-0190 
 

 Approval(s): T. Goldstein concurs with this report. Author: H. Haley 

Municipal Development Plan (Statutory - 2009) 
 
Map 1 “Urban Structure” of the Municipal Development Plan identifies the subject lands as part 
of the Residential Developing Planned Greenfield Area subject to an Area Structure plan.  
Additionally, it is located within a Community Activity Centre. 
 
Community Activity Centres should be locations for a mix of medium and higher density 
employment and residential uses. They should contain a broad range of ground-oriented and 
medium to high density apartment housing and a mix of housing tenure and affordability levels 
to accommodate a diverse range of the population (section 3.3.3(e)). Intensities in the 
Community Activity Centre should be a minimum of 150 people and jobs per hectare. The 
proposed land use districts is aligned with the policy intent of the Community Activity Centre 
typology. The addition of multi-residential, and small and medium scale commercial 
development will support and complement the existing regional commercial development to the 
south of the site. Furthermore, the proposed land use districts will allow the development to 
meet the land use intensities envisioned in the Municipal Development Plan.   
 
Symons Valley Community Plan (Statutory - 2001) 
 
The subject site is in the Transit Oriented Planning Area as identified in Map 3 Land Use 
Concept.  Within this area, the subject parcel is also identified as the Town Centre Area.   
 
Development within the Town Centre Area is to consist of retail, commercial and residential 
uses, and demonstrate a strong pedestrian-orientation in order to create a cohesive shopping 
and living environment. As per section 5.12.2(1), development should be provided within a 
mixed use setting. Although, mixed use development is strongly encouraged in a vertical mixed 
use configuration, it is not required. The current proposal anticipates the mix of uses will be 
divided horizontally between a predominantly residential western portion of the site and the 
predominantly commercial eastern portion of the site. Nevertheless, the proposed Direct Control 
District provides the option to undertake vertically mixed in the presence of supportive market 
demand.  
 
The Town Centre Area should also contain a well-defined pedestrian-oriented corridor as part of 
its design. This has been designed through the master concept plan and will be implemented 
through subsequent subdivision and development.  
 
Future development permit applications will need to demonstrate compliance with the Design 
Guidelines in Appendix 1 of the Symons Valley Community Plan.  The Design Guidelines 
provide flexible guidance for design features in the Transit Oriented Planning Area.  Provisions 
qualitatively address building form, pedestrian connectivity, building setbacks, and amenity 
space. 
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Social, Environmental, Economic (External) 
 
The proposed land use redesignation will provide an intensity of uses that supports transit and 
active modes of transportation, and makes an efficient use of land and infrastructure.  The 
proposed Direct Control District will also provide a refined land use framework that supports 
development of a site that has remained vacant for more than a decade. 
 
Although encouraged by policy, no additional sustainability measures have been proposed by 
the applicant. This item will be revisited this issue at the time of subsequent development 
permits. 
 

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.  
 
Risk Assessment 
 
Changing and challenging market conditions have already affected the site and this remains a 
risk. A variety of factors could affect and prolong development. Of particular concern are overly 
ambitious or unrealistic development expectations for the site that don’t align with real estate 
market realities. These risks have been mitigated by working closely with the applicant team to 
ensure the proposal is well aligned with market conditions.  
 

REASON(S) FOR RECOMMENDATION(S): 
 
This proposal is keeping with applicable policies including the Municipal Development Plan and 
the Symons Valley Community Plan. The proposed land use will allow the development to 
achieve the minimum intensities required to meet MDP targets for the Community Activity 
Centre. The proposed DC Direct Control District recognises proximity to frequent transit service 
and the challenges of developing an irregularly shaped site with adjusted land use rules related 
to height and parking. The supporting master concept plan provides an understanding of the key 
details of the overall site’s development which will be further detailed and implemented at future 
individual development permit stages.  

 
ATTACHMENT(S) 
1. Applicant Submission  
2. Proposed DC Direct Control District Guidelines 
3. Master Concept Plan 
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Introduction 
 
This submission has been prepared on behalf of Genesis Land Development in support of their proposal to 
redesignate the Town Centre portion of Sage Hill Crossing. The Town Centre is Lot 1, Block 3, Plan 1213664, is 6.2 
hectares (15.4 acres) in size and is designated Direct Control (DC79D2008) under the City of Calgary Land Use 
Bylaw. The subject parcel is located in the northwest quadrant of the City of Calgary and within the community of 
Sage Hill. A grassed coulee and a regional pathway run along the northern boundary of the Town Centre while Sage 
Hill Boulevard NW runs along the southern boundary. The parcel gradually slopes upwards from east to west and 
has undergone preliminary stripping and grading. The subject parcel was redesignated in 2008 however it has 
remained vacant of development even though it is strategically situated north of an existing regional commercial 
centre, west of a future Bus Rapid Transit (BRT) Station and south of future residential development. The purpose 
of this land use amendment is to refine the direct control district in order to improve the development potential of 
the site for residential and commercial uses.  
 
Policy Context 
 
The Municipal Development Plan identifies the subject site as a Community Activity Centre (CAC). In regards to 
greenfield sites, CACs are to provide convenient locations for a range of higher density housing types, local 
employment and retail services for new communities, in an area well served by the Primary Transit.  
 
The subject site falls under the Symons Valley Community Plan and this plan identifies the subject site to be within 
the Town Centre portion of the Transit Oriented Planning Area.  The purpose of the Transit Oriented Planning Area 
is to ensure that future development within this area occurs in a pedestrian oriented and transit supported 
manner. The Town Centre Area is intended for a comprehensively planned commercial centre consisting of mixed 
use retail, residential and commercial buildings.  
 
Proposed Development 
 
The subject parcel will be divided into two sites.  The western site is intended to consist of four to five storey 
apartment buildings and the eastern site intended to consist of local commercial buildings. The two sites will share 
a north-south corridor that offers mutual access and a pedestrian connection from Sage Hill Boulevard NW to the 
future pedestrian bridge that will run over the coulee. The overall intension is to create a comprehensively 
designed horizontal mixed-use development that supports surrounding land uses. Details on the envisioned 
development are presented in a Master Concept Plan.  
 
Proposed Land Use  
 
The Town Centre area is proposed to be redesignated to a new direct control district. The western site (Site 1) is 
based on the Multi-Residential – Medium Profile (M-2) district whereas the eastern site (Site 2) is based on the 
Commercial – Community 1 (C-C1) district. These stock land use districts have been modified to accommodate the 
opportunity for vertical mixed-use development, a moderate height increase, increased setbacks from the coulee 
and reduced parking requirements.    
 
Summary 
 
The vision for the Town Centre is a comprehensively planned horizontal mixed-use development that is the focal 
point of activity for Sage Hill Crossing. To help realize this vision, it is requested that the proposed amendment to 
the City of Calgary’s Land Use Bylaw be supported for approval. 
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1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

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

 
SCHEDULE A 

 

 
 

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

(a) implement the Symons Valley Community Plan; 
 

(b) allow for a comprehensively planned town centre development; 
 

(c) provide for predominantly residential development on Site 1, and 
predominantly commercial development on Site 2;  

  

DC – SITE 2  

DC – SITE 1 
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(d) provide the opportunity for residential and commercial uses in the same 

building;  
 

(e) provide for residential development of medium height and medium 
density; and,  

 
(f) provide for small to mid-scale commercial development. 
 

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

1P2007 apply to this Direct Control District.  
 
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.  
 

Setbacks from Special Purpose District  
4  The minimum setback area from a property line shared with a special purpose 

district is 3.0 metres. 
 
Minimum Required Motor Vehicle Parking Stalls 
5 The minimum number of motor vehicle parking stalls for Site 1 and Site 2: 

 
(a)  for each Dwelling Unit in a Multi-Residential Development is: 
 

(i)  0.75 stalls per unit for resident parking; and 
 
(ii)  0.1 visitor parking stalls; 

 
(b)  for each Live Work Unit is: 
 

(i)  0.5 stall per unit; for resident parking; and 
 
(ii)  0.5 visitor parking stalls per unit;  

 
(c)  for an Office, where located on floors above the ground floor is: 
 

(i)  1.0 stall per 100 square metres of gross usable floor area; and  
 
(ii)  the cumulative number of stalls referenced in subsection (i) must be 

reduced by 0.75 stalls per 50.0 square metres of total gross usable floor 
area to a maximum reduction of 1.5 stalls;  

 
(d)  for a Drinking Establishment – Small, Restaurant: Food Service Only – 

Small and Restaurant: Licensed – Small, is 1.7 stalls per 10.0 square metres 
of public area; 

 
(e)  for a Convenience Food Store, Information and Service Provider, Pet Care 

Service, Print Centre, Retail and Consumer Service and Specialty Food 
Store is: 
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(i)  2.0 stalls per 100.0 square metres of total gross usable floor area; and  
 
(ii)  the cumulative number of stalls referenced in subsection (i) are reduced 

by 1.0 stall per 50.0 square metres of total gross usable floor area 
located on the ground floor to a maximum reduction of 3.0 stalls; ground 
floor to a maximum reduction of 3.0 stalls; 

 
(f)  for a Fitness Centre, Medical Clinic, Amusement Arcade, Billiard Parlour, 

Indoor Recreation Facility and Liquor Store is 4.0 stalls per 100.0 square 
metres of total gross usable floor area; and 

 
(g) for all other uses is the minimum requirement referenced in Part 4 of Bylaw 

1P2007. 
 
Reduction for Transit Supportive Development 
6  The required number of motor vehicle parking stalls in section 5 is 

reduced by 25.0 per cent when the use is located in a building located  
within 150.0 metres of frequent bus service. 

 
Required Bicycle Parking Stalls 
7 (1)  The minimum number of bicycle parking stalls – class 1 for: 

 
(a) each Dwelling Unit and Live Work Unit is: 
 

(i) zero where the number of units is less than 20; and 
 
(ii) 0.5 stalls per unit when the total number of units equals or 

exceeds 20; and 
 
(b) all other uses is the minimum requirement referenced in Part 4 of Bylaw 

1P2007. 
 
(2) The minimum number of bicycle parking stalls – class 2 for: 

 
(a) each Dwelling Unit and Live Work Unit is: 

 
(i) 2.0 stalls for developments of 20 units or less; and 

 
(ii) 0.1 stalls per unit for developments of more than 20 units; and 

 
(b) all other uses is 5.0 per cent of the minimum number of motor vehicle 

parking stalls. 
 
Reduction for Bicycle Supportive Development 
8 The total number of motor vehicle parking stalls required in section 5 for all units 

within the development is reduced by 0.25 motor vehicle parking stalls for each 
additional bicycle parking stall – class 1 provided in excess of the number of bicycle 
parking stalls – class 1 required in section 7 to a maximum of 25 per cent of the total 
number of motor vehicle parking stalls required by section 5 for all units within the 
development. 
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Relaxations  
9 The Development Authority may relax the rules set out in Section 4, 5, 7, 14 and 19 of 

this Direct Control District in accordance with Section 36 of Bylaw 1P2007. 
 
Site 1 (3.31 ha ±) 
 
Application  
10 The provisions in sections 11 through 14 apply only to Site 1. 
 
Permitted Uses  
11 The permitted uses of the Multi-Residential – Medium Profile (M-2) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District.  
 
Discretionary Uses  
12 The discretionary uses of the Multi-Residential – Medium Profile (M-2) District of Bylaw 

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

(a) Accessory Food Service; 
(b) Amusement Arcade; 
(c) Artist’s Studio; 
(d) Catering Service – Minor; 
(e) Computer Games Facility; 
(f) Convenience Food Store; 
(g) Counselling Service; 
(h) Drinking Establishment – Medium; 
(i) Drinking Establishment – Small; 
(j) Financial Institution; 
(k) Fitness Centre; 
(l) Health Services Laboratory – With Clients; 
(m) Indoor Recreation Facility; 
(n) Information and Service Provider; 
(o) Instructional Facility; 
(p) Liquor Store; 
(q) Market; 
(r) Market – Minor; 
(s) Medical Clinic; 
(t) Office; 
(u) Outdoor Café; 
(v) Pet Care Service; 
(w) Print Centre; 
(x) Restaurant: Food Service Only – Medium;  
(y) Restaurant: Food Service Only – Small; 
(z) Restaurant: Licensed – Medium; 
(aa) Restaurant: Licensed – Small;  
(bb) Restaurant: Neighbourhood; 
(cc) Retail and Consumer Service; 
(dd) Seasonal Sales Area; 
(ee) Service Organization; 
(ff) Specialty Food Store; 
(gg) Social Organization; 
(hh) Special Function – Class 2; 
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(ii) Take Out Food Service; 
(jj) Vehicle Rental – Minor; and 
(kk) Veterinary Clinic. 

 
Bylaw 1P2007 District Rules  
13 Unless otherwise specified, the rules of the Multi-Residential – Medium Profile (M-2) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Building Height 
14 The maximum building height is 18.0 metres. 
 
Site 2 (2.93 ha ±) 
 
Application  
15 The provisions in sections 16 through 19 apply only to Site 2. 
 
Permitted Uses  
16 The permitted uses of the Commercial – Community 1 (C-C1) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District.  
 

Discretionary Uses  
17 The discretionary uses of the Commercial – Community 1 (C-C1) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District.  
 
Bylaw 1P2007 District Rules  
18 Unless otherwise specified, the rules of the Commercial – Community 1 (C-C1) District 

of Bylaw 1P2007 apply in this Direct Control District. 
 
Building Height 
19 The maximum building height is 12.0 metres. 
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