
 
 
 

AGENDA
 

CALGARY PLANNING COMMISSION
 

 

June 20, 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

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2019 June 06

5. CONSENT AGENDA

5.1 Land Use Amendment in Tuscany (Ward 1) at 185 Tusslewood Drive NW, LOC2019-0055,
CPC2019-0758

5.2 Land Use Amendment in Bowness (Ward 1) at 8347 – 47 Avenue NW, LOC2019-0048,
CPC2019-0736

5.3 Policy Amendment – Banff Trail Area Redevelopment Plan (Ward 7), CPC2019-0733



5.4 Proposed Community and Street Names in Residual Sub-Area 13D (Ward 13), SN2019-
0007, CPC2019-0766

6. POSTPONED REPORTS
(including related/ supplemental reports)

None

7. ITEMS FROM OFFICERS, ADMINISTRATION AND COMMITTEES

7.1 DEVELOPMENT ITEMS

7.1.1 Development Permit in Hillhurst (Ward 7) at multiple addresses, DP2019-0680,
CPC2019-0610

7.2 PLANNING ITEMS

7.2.1 Airport Trail Interchanges, CPC2019-0749

7.2.2 Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2813 -
24A Street SW, LOC2019-0036, CPC2019-0682

7.2.3 Policy Amendment and Land Use Amendment in Beltline (Ward 11) at 1520 – 4
Street SW, LOC2019-0045, CPC2019-0756

7.2.4  Land Use Amendment in Walden (Ward 14) at multiple addresses, LOC2018-
0273, CPC2019-0786

7.2.5 Land Use Amendment in Dover (Ward 9) at 2903 - 28 Street SE, LOC2019-0042,
CPC2019-0757

7.2.6 Policy Amendment and Land Use Amendment in Parkhill (Ward 11) at 3604
Parkhill Street SW, LOC2019-0035, CPC2019-0584

7.2.7 Land Use Amendment in Forest Lawn Industrial at 2601 - 52 Street SE, LOC2018-
0261, CPC2019-0761

7.2.8 Outline Plan in Forest Lawn Industrial at 2601 - 52 Street SE, LOC2018-0261(OP),
CPC2019-0784

7.2.9 Land Use Amendment in Seton (Ward 12) at multiple addresses, LOC2019-0044 ,
CPC2019-0760

7.2.10 Land Use Amendment in Capitol Hill (Ward 7) at 1309 and 1313 – 20 Avenue NW,
LOC2019-0006, CPC2019-0759

7.2.11 Land Use Amendment in Carrington (Ward 3) at 15000 – 14 Street NW, LOC2019-
0028, CPC2019-0740



7.2.12 Land Use Amendment in Residual Sub-Area 02L (Ward 2) at 2000 - 144 Avenue
NW, LOC2017-0311, CPC2019-0771

7.2.13 Outline Plan in Residual Sub-Area 02L (Ward 2) at 2000 - 144 Avenue NW,
LOC2017-0311(OP), CPC2019-0772

7.2.14 Land Use Amendment in Sage Hill (Ward 2) at 251 Sage Hill Boulevard NW,
LOC2018-0157, CPC2019-0714

7.2.15 Outline Plan in Sage Hill (Ward 2) at 251 Sage Hill Boulevard NW, LOC2018-
0157(OP), CPC2019-0713

7.2.16 Land Use Amendment in Carrington (Ward 3) at multiple addresses, LOC2018-
0244, CPC2019-0616

7.3 MISCELLANEOUS ITEMS
None

8. URGENT BUSINESS

9. ADJOURNMENT
 

Members of Council may participate remotely, if required



 



 

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 Courtney Stengel 

 
COMMUNITY: Tuscany (Ward 1) 
 
FILE NUMBER: LOC2019-0055 (CPC2019-0758) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: Residential – Contextual One Dwelling (R-C1s) 

District 
 
MUNICIPAL ADDRESS: 185 Tusslewood Drive NW 
 
APPLICANT: Naomi Gropp 
 
OWNER: Naomi Gropp 
 Gerald Gropp 
 Lydia Gropp 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  5.2 Rayner D’Souza 

 
COMMUNITY: Bowness (Ward 1) 
 
FILE NUMBER: LOC2019-0048 (CPC2019-0736) 
 
PROPOSED REDESIGNATION: From: Residential – Contextual One / Two Dwelling 

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

District 
 
MUNICIPAL ADDRESS: 8347 – 47 Avenue NW 
 
APPLICANT: MKL Design Studio 
 
OWNER: Cody Sorensen 
 Christopher Spring 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  5.3 Steve Jones 

 
COMMUNITY: Banff Trail (Ward 7) 
 
FILE NUMBER: CPC2019-0733 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Banff Trail Area Redevelopment 

Plan 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 

 
 
 
 
 
 

 
 
 
 
 

ITEM NO.:  5.4 Sharon Jensen 

 
COMMUNITY: Residual Sub-Area 13D (Ward 13) 
 
FILE NUMBER: SN2019-0007 (CPC2019-0766) 
 
PROPOSED COMMUNITY NAME: Alpine Park 
 
PROPOSED STREET NAMES: Alpine Park 
 Bighorn 
 Bluerock 
 Treeline 
 
APPLICANT: Stantec Consulting 
 
OWNER: Dream Development 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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DEVELOPMENT ITEMS 
 

ITEM NO.:  7.1.1 Madeleine Krizan 

 
COMMUNITY: Hillhurst (Ward 7) 
 
FILE NUMBER: DP2019-0680 (CPC2019-0610) 
 
PROPOSED DEVELOPMENT: New: Multi-Residential Development (1 building) 
 
MUNICIPAL ADDRESS: 1116, 1122, 1124, and 1128 – 5 Avenue NW 
 
APPLICANT: Casola Koppe  
 
OWNER: John R. Eresman 
 Eric Adametz 
 Bradley D. Shyba 
 Bernard Alberta Neckler 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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PLANNING ITEMS 
 
ITEM NO.:  7.2.1 Sigmund Undheim 

 
COMMUNITY: City Wide 
 
FILE NUMBER: CPC2019-0749 
 
PROPOSED: Airport Trail Interchanges 
 
ADMINISTRATION RECOMMENDATION: RECEIVE FOR INFORMATION 
 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.2 Jyde Heaven 

 
COMMUNITY: Richmond (Ward 8) 
 
FILE NUMBER: LOC2019-0036 (CPC2019-0682) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Richmond Area Redevelopment 

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

(M-C1) District 
 
 To: Mixed Use - General Frontage (MU-1f3.3h19) 
 
MUNICIPAL ADDRESS: 2813 – 24A Street SW 
 
APPLICANT: CivicWorks Planning + Design 
 
OWNER: Eagle Crest Homes LTD 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.3 Adam Sheahan 

 
COMMUNITY: Beltline (Ward 11) 
 
FILE NUMBER: LOC2019-0045 (CPC2019-0756) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Beltline Area Redevelopment Plan 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District to accommodate a 

new 11-storey office building 
 
MUNICIPAL ADDRESS: 1520 – 4 Street SW 
 
APPLICANT: Stantec Architecture 
 
OWNER: Grosvenor Canada Limited c/o Suncor Energy Centre 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 
 

ITEM NO.:  7.2.4 Stuart Gripton 

 
COMMUNITY: Walden (Ward 14) 
 
FILE NUMBER: LOC2018-0273 (CPC2019-0786) 
 
PROPOSED REDESIGNATION: From: Multi-Residential – At Grade Housing (M-Gd60) 

District 
 
 To: DC Direct Control District to accommodate the 

additional use of Child Care Service 
 
MUNICIPAL ADDRESS: 175, 179, 183, 187, 191, and 195 Walcrest Way SE 
 
APPLICANT: Situated Consulting Co 
 
OWNER: Genstar Titleco #3 Limited 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.5 Chris Wolfe 

 
COMMUNITY: Dover (Ward 9) 
 
FILE NUMBER: LOC2019-0042 (CPC2019-0757) 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

(S-FUD) District 
 
 To: Multi-Residential – Contextual Low Profile 

(M-C1) District 
 
MUNICIPAL ADDRESS: 2903 – 28 Street SE 
 
APPLICANT: Allure Fine Homes Inc c/o Max Tayefi 
 
OWNER: Allure Fine Homes Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.6 Chris Wolfe 

 
COMMUNITY: Parkhill (Ward 11) 
 
FILE NUMBER: LOC2019-0035 (CPC2019-0584) 
 
PROPOSED POLICY AMENDMENTS: Amendments to the Parkhill / Stanley Park Area 

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

(R-C2) District 
 
 To: Multi-Residential – Contextual Medium Profile 

(M-C2) District 
 
MUNICIPAL ADDRESS: 3604 Parkhill Street SW 
 
APPLICANT: Kyle Letby 
 
OWNER: Christine Letby 
 Kyle Letby 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.7 Ezra Wasser 

 (related to Item 7.2.8) 
 
COMMUNITY: Forest Lawn Industrial (Ward 9) 
 
FILE NUMBER: LOC2018-0261 (CPC2019-0761) 
 
PROPOSED REDESIGNATION: From: Industrial –Edge (I-E) District, and Industrial – 

General (I-G) District 
 
 To: Industrial – Commercial (I-C) District 
 
MUNICIPAL ADDRESS: 2601 – 52 Street SE 
 
APPLICANT: Form 3 Design 2004 
 
OWNER: Tribune Developments Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 

ITEM NO.:  7.2.8 Ezra Wasser 

 (related to Item 7.2.7) 
 
COMMUNITY: Forest Lawn Industrial (Ward 9) 
 
FILE NUMBER: LOC2018-0261(OP) (CPC2019-0784) 
 
PROPOSED OUTLINE PLAN: Subdivision of 16.76 hectares ± (41.42 acres ±) 
 
MUNICIPAL ADDRESS: 2601 – 52 Street SE 
 
APPLICANT: Form 3 Design 2004 
 
OWNER: Tribune Developments Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.9 Angelique Dean 

 
COMMUNITY: Seton (Ward 12) 
 
FILE NUMBER: LOC2019-0044 (CPC2019-0760) 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

(S-FUD) District and Multi-Residential – Low 
Profile (M-1) District 

 
 To: Residential – Low Density Mixed Housing (R-G) 

District, Residential – Low Density Mixed 
Housing (R-Gm) District, Multi-Residential – Low 
Profile (M-1) District, Multi-Residential – At 
Grade Housing (M-G) District,  Multi-Residential 
– Low Profile Support Commercial (M-X1) 
District, Special Purpose – School, Park and 
Community Reserve (S- SPR) District, and 
Special Purpose – City and Regional 
Infrastructure (S-CRI) District 

 
MUNICIPAL ADDRESS: 19600 and 20606 – 56 Street SE 
 20707 – 72 Street SE 
 6599 Seton Drive SE 
 
APPLICANT: Urban Systems 
 
OWNER: South Seton GP Inc 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 

 

 

ITEM NO.:  7.2.10 Courtney Stengel 

 
COMMUNITY: Capitol Hill (Ward 7) 
 
FILE NUMBER: LOC2019-0006 (CPC2019-0759) 
 
PROPOSED REDESIGNATION: From: Residential – Grade-Oriented Infill (R-CG) 

District 
 
 To: DC Direct Control District to accommodate eight 

dwellings facing the street and in the rear 
 
MUNICIPAL ADDRESS: 1309 and 1313 – 20 Avenue NW 
 
APPLICANT: CivicWorks Planning + Design 
 
OWNER: Kuljinder Bhela 
 Konstantinos Margaritis 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.11 Madeleine Krizan 

 
COMMUNITY: Carrington (Ward 3) 
 
FILE NUMBER: LOC2019-0028 (CPC2019-0740) 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

(S-FUD) District 
 
 To: Residential – Low Density Mixed Housing (R-G) 

District, Special Purpose – School, Park and 
Community Reserve (S-SPR) District and DC 
Direct Control District to accommodate low 
density residential uses 

 
MUNICIPAL ADDRESS: 15000 – 14 Street NW 
 
APPLICANT: Urban Systems 
 
OWNER: Mattamy (Aberdeen Heights) Limited 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 

 
 

ITEM NO.:  7.2.12 Coleen Auld 

 (related to Item 7.2.13) 
 
COMMUNITY: Residual Sub-Area 02L (Ward 2) 
 
FILE NUMBER: LOC2017-0311 (CPC2019-0771) 
 
PROPOSED REDESIGNATION: From: Special Purpose – Future Urban Development 

(S-FUD) District 
 
 To: Multi-Residential – Low Profile (M-1) District, 

Multi-Residential – Low Profile Support 
Commercial (M-X1) District, Residential – Low 
Density Mixed Housing (R-G) District, 
Residential – Low Density Mixed Housing (R-
Gm) District, Special Purpose – City and 
Regional Infrastructure (S-CRI) District, Special 
Purpose – School, Park and Community 
Reserve (S-SPR) District and Special Purpose – 
Urban Nature (S-UN) District 

 
MUNICIPAL ADDRESS: 2000 – 144 Avenue NW 
 
APPLICANT: Stantec Architecture 
 
OWNER: Evans Land Development Corp 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.13 Coleen Auld 

 (related to Item 7.2.12) 
 
COMMUNITY: Residual Ward 2 - Sub Area 02L 
 
FILE NUMBER: LOC2017-0311(OP) (CPC2019-0772) 
 
PROPOSED OUTLINE PLAN: Subdivision of 64.81 hectares ± (160.15 acres ±) 
 
MUNICIPAL ADDRESS: 2000 – 144 Avenue NW 
 
APPLICANT: Stantec Architecture 
 
OWNER: Evans Land Development Corp 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.14 Hugo Haley 

 (related to Item 7.2.15) 
 
COMMUNITY: Sage Hill (Ward 2) 
 
FILE NUMBER: LOC2018-0157 (CPC2019-0714) 
 
PROPOSED REDESIGNATION: From: DC Direct Control District 
 
 To: DC Direct Control District to accommodate 

integrated civic and mixed use development  
 
MUNICIPAL ADDRESS: 251 Sage Hill Boulevard NW 
 
APPLICANT: B&A Planning Group 
 
OWNER: The City of Calgary 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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ITEM NO.:  7.2.15 Hugo Haley 

 (related to Item 7.2.14) 
 
COMMUNITY: Sage Hill (Ward 2) 
 
FILE NUMBER: LOC2018-0157(OP) (CPC2019-0713) 
 
PROPOSED OUTLINE PLAN: Subdivision of 2.82 hectares ± (6.97 acres ±) 
 
MUNICIPAL ADDRESS: 251 Sage Hill Boulevard NW 
 
APPLICANT: B&A Planning Group 
 
OWNER: The City of Calgary 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
 
 
 
 

 
 
 
 

ITEM NO.:  7.2.16 Martin Beck 
 
COMMUNITY: Carrington (Ward 3) 
 
FILE NUMBER: LOC2018-0244 (CPC2019-0616) 
 
PROPOSED REDESIGNATION: From: Commercial Community – 2 f1.0h10 

(C-C2f1.0h10) District, Multi-Residential – 
Medium Profile (M-2) District, and DC Direct 
Control District; and 

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

and DC Direct Control District 
 
 To: DC Direct Control District to accommodate 

mixed-used development; and 
 
  DC Direct Control District to accommodate multi-

residential development 
 
MUNICIPAL ADDRESS: 14120, 14400, 15000 – 14 Street NW, and 77 Carrington 

Plaza NW 
 
APPLICANT: Urban Systems 
 
OWNER: Mattamy (Aberdeen Heights Limited) 
 Royop (Carrington) Development LTD 
 
ADMINISTRATION RECOMMENDATION: APPROVAL 
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MINUTES 

CALGARY PLANNING COMMISSION 

 
June 6, 2019, 1:00 PM 

IN THE COUNCIL CHAMBER 

 
PRESENT: Director M. Tita, Chair 

Director D. Morgan 
Councillor G. Chahal 
Councillor E. Woolley 
Commissioner P. Gedye 
Commissioner L. Juan 
Commissioner J. Scott 

ALSO PRESENT: Acting Principal Planner K. Wishlow 
Acting CPC Secretary G. Chaudhary 
Legislative Advisor J. Palaschuk 

 

1. CALL TO ORDER 

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

2. OPENING REMARKS 

Director Tita provided opening remarks at today's Meeting. 

3. CONFIRMATION OF AGENDA 

Moved by Councillor Woolley 

That the Agenda for the 2019 June 06 Regular Meeting of the Calgary Planning 
Commission be confirmed, as amended, by bringing forward Item 7.2.10, Report 
CPC2019-0712, to be heard immediately following the recess and by bringing 
forward Item 7.2.16, Report CPC2019-0717 and Item 7.2.17, Report CPC2019-0718 
to be heard immediately following Item 7.1.1, Report CPC2019-0735. 

MOTION CARRIED 
 

4. CONFIRMATION OF MINUTES 

4.1 Minutes of the Regular Meeting of the Calgary Planning Commission, 2019 May 
16 

Moved by Commissioner Scott 

That the Minutes of the 2019 May 16 Regular Meeting of the Calgary Planning 
Commission be confirmed. 
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MOTION CARRIED 
 

5. CONSENT AGENDA 

Moved by Commissioner Juan 

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

5.1 Land Use Amendment in Parkdale (Ward 7) at 3120 – Parkdale Boulevard NW, 
LOC2019-0032, CPC2019-0608 

5.2 Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2201 - 
28 Avenue SW, LOC2019-0037, CPC2019-0697 

5.3 Road Closure and Land Use Amendment in Bridgeland/Riverside (Ward 9) 
between 816 and 824 McDougall Road NE, LOC2019-0023, CPC2019-0500 

MOTION CARRIED 
 

6. POSTPONED REPORTS 

None 

7. ITEMS FROM OFFICER, ADMINISTRATION AND COMMITTEES 

7.1 DEVELOPMENT ITEMS 

7.1.1 Development Permit in Legacy (Ward 14) at 1411 and 1555 – 210 
Avenue SE, DP2018-2164, CPC2019-0735 

Additional pages ES1, ES2 and ES3 of Attachment 1 were distributed for 
the public and for the Corporate Record with respect to Report CPC2019-
0735. 

Moved by Commissioner Scott 

That with respect to Report CPC2019-0735, the following be approved, 
as amended: 

That Calgary Planning Commission APPROVE the proposed 
development permit application DP2018-2164 for a New: Supermarket, 
Retail and Consumer Service, Restaurant: Food Service Only - Medium, 
Liquor Store, Financial Institution, Drive Through, Cannabis Store (3 
buildings) at 1411 and 1555 – 210 Avenue SE (Plan 1611206, Block 38, 
Lot 1 and Plan 1413264, Block 13, Lot 2), with conditions (Amended 
Attachment 2), as amended by adding an additional Prior to Release 
Condition as follows: 

Amend plans to provide integrated outdoor lighting on the art piece 
on the West elevation / Building Q-01 of the building façade.  

7.2 PLANNING ITEMS 

7.2.1 Policy Amendment and Land Use Amendment in Lincoln Park (Ward 8) at 
5116 Richard Road SW, LOC2018-0277, CPC2019-0544 
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The following items were distributed with respect to Report CPC2019-
0544: 

 A revised Attachment 3 and revised Attachment 4 were distributed 
with respect to Report CPC2019-0544, and 

 a document outlining clerical corrections. 

The following clerical corrections were noted with respect to Report 
CPC2019-0544: 

 Correction to Administration Recommendation 1. to reference 
Attachment 4 instead of Attachment 3; 

 Correction to Administration Recommendation 2. to reference 
Attachment 3 instead of Attachment 2; 

 Correction to Administration Recommendation 3. to add a "d" to 
"propose"; and 

 Correction under Page 5, Land Use section, Paragraph 3, First bullet 
to replace "1.55" with "1.6". 

Moved by Commissioner Juan 

That with respect to Corrected Report CPC2019-0544, the following be 
approved: 

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

1. ADOPT, by resolution, the proposed amendments to the Currie 
Barracks CFB West Master Plan (Revised Attachment 4); 

2. ADOPT, by bylaw the proposed redesignation of 5.39 hectares ± 
(13.32 ± acres) located at 5116 Richard Road SW (Plan 1410343, 
Block 1, Lot 9) from Industrial – Business f0.63h32 (I-B f0.63h32) 
District and DC Direct Control District to DC Direct Control District to 
accommodate a comprehensive mixed-use development, with 
guidelines (Revised Attachment 3); and 

3. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.2 Road Closure and Land Use Amendment in Springbank Hill (Ward 6) at 
multiple addresses, LOC2018-0226, CPC2019-0636 

A letter from the Springbank Hill Community Association, dated June 03, 
2019, was distributed with respect to Report CPC2019-0636. 

A clerical correction was noted in Attachment 3 by removing the "Draft" 
watermark. 

Moved by Councillor Chahal 
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That with respect to Report CPC2019-0636, the following be approved: 

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

1. ADOPT, by bylaw the proposed closure of 0.004 hectares ± (0.009 
acres ±) of road (Plan 1911053, Area ‘A’ and Area ‘B’), adjacent to 85 
Street SW with conditions (Corrected Attachment 3); and 

2. Give three readings to the proposed closure bylaw. 

3. ADOPT, by bylaw the proposed redesignation of 5.24 hectares ± 
(12.94 acres ±) located at 2938, 3028 and 3118 – 85 Street SW and 
the closed road (Plan 3530AK; Block D, Lot 13, portion of Lot 11 and 
portion of Lot 12; Plan 1911053, Area ‘A’ and Area ‘B’) from Direct 
Control District and Undesignated Road Right-of-Way to Residential – 
Low Density Mixed Housing (R-G) District, Residential – One 
Dwelling (R-1s) District, Special Purpose – Urban Nature (S-UN) 
District, and Special Purpose – School, Park and Community Reserve 
(S-SPR) District; and 

4. Give three readings to the proposed bylaw. 

And further, that the letter distributed with respect to Report 
CPC2019-0636 be added as a new page within Attachment 6 prior to 
being forwarded to Council. 

MOTION CARRIED 
 

7.2.3 Outline Plan in Springbank Hill (Ward 6) at multiple addresses, LOC2018-
0226 (OP), CPC2019-0681 

A letter from the Springbank Hill Community Association, dated June 03, 
2019, was distributed with respect to Report CPC2019-0681. 

A clerical correction was noted in Attachment 1 by removing the "Draft" 
watermark. 

Moved by Councillor Chahal 

That with respect to Report CPC2019-0681, the following be approved: 

That Calgary Planning Commission APPROVE the proposed outline plan, 
located at 2938, 3028 and 3118 – 85 Street SW (Plan 3530AK; Block D, 
Lots 11 and 13, and a portion of Lot 12) to subdivide 5.45 hectares ± 
(13.47 acres ±), with conditions (Corrected Attachment 1). 

MOTION CARRIED 
 

7.2.4 Policy Amendment and Land Use Amendment in West Springs (Ward 6) 
at multiple addresses, LOC2018-0237, CPC2019-0702 

A revised Attachment 3 was distributed with respect to Report CPC2019-
0702. 
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Moved by Commissioner Scott 

That with respect to Report CPC2019-0702, the following be approved: 

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

1. ADOPT, by bylaw, the proposed amendment to the West Springs 
Area Structure Plan (Revised Attachment 3); and 

2. Give three readings to the proposed bylaw. 

3. ADOPT, by bylaw, the proposed redesignation of 3.01 hectares ± 
(7.44 acres ±) located at 7233, 7373 and 7385 – 11 Avenue SW, 
(Plan 4587S; Blocks 3 and 4; Plan 0611171; Block 4; Lot 1) from DC 
Direct Control District to Residential – Low Density Mixed Housing (R-
G) District and Special Purpose – School, Park and Community 
Reserve (S-SPR) District to accommodate residential development; 
and 

4. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.5 Outline Plan in West Springs (Ward 6) at multiple addresses, LOC2018-
0237 (OP), CPC2019-0703 

Moved by Commissioner Scott 

That with respect to Report CPC2019-0703, the following be approved: 

That Calgary Planning Commission APPROVE the proposed outline plan 
located at 7233, 7373, and 7385 - 11 Avenue SW (Plan 0611171, Block 
4, Lot 1; Plan 4587S, Blocks 3 and 4) to subdivide 3.01 hectares ± (7.44 
acres ±), with conditions (Attachment 1). 

MOTION CARRIED 
 

7.2.6 Policy Amendment and Land Use Amendment in Shepard Industrial 
(Ward 12) at 11488 – 24 Street SE, LOC2018-0153, CPC2019-0689 

Moved by Councillor Woolley 

That with respect to Report CPC2019-0689, the following be approved: 

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

1. ADOPT, by bylaw, the proposed amendments to the Southeast 
Industrial Area Structure Plan (Attachment 4); 

2. Give three readings to the proposed bylaw; 

3. ADOPT, by bylaw, the proposed redesignation of 1.82 hectares ± 
(4.49 acres ±) located at 11488 – 24 Street SE (Plan 0112636, Block 
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18, Lot 1) from DC Direct Control District to Commercial – Corridor 2 
(C-COR2 f0.22h12) District; and 

4. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.7 Land Use Amendment in Manchester Industrial (Ward 9) at 4415 – 1 
Street SE, LOC2019-0033, CPC2019-0673 

Moved by Councillor Chahal 

That with respect to Report CPC2019-0673, the following be approved: 

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

1. ADOPT, by bylaw, the proposed redesignation of 0.41 hectares ± 
(1.02 acres ±) located at 4415 – 1 Street SE (Plan 7703GH, Lots A 
and 17) from Industrial – General (I-G) District to Industrial – 
Commercial (I-C) District; and 

2. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.8 Land Use Amendment in Kingsland (Ward 11) at 7103 – 7 Street SW, 
LOC2019-0043, CPC2019-0676 

A clerical correction was noted on the Cover Report on page 6, Under 
Local Area Plan section, first paragraph, by replacing the word 
"KingIsland" with "Kingsland" in the first and second sentances. 

Moved by Commissioner Juan 

That with respect to Corrected Report CPC2019-0676, the following be 
approved: 

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

1. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± 
(0.15 acres ±) located at 7103 – 7 Street SW (Plan 3215HG, Block 6, 
Lot 1) from Residential – Contextual One Dwelling (R-C1) District to 
Multi-Residential – Contextual Grade-Oriented (M-CG) District; and 

2. Give three readings to the proposed bylaw. 

Against: Councillor Woolley 

MOTION CARRIED 
 

7.2.9 Policy Amendment and Land Use Amendment in Bridgeland/Riverside 
(Ward 9)at 65 and 69 - 7A Street NE, LOC2019-0047, CPC2019-0690 
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Moved by Councillor Woolley 

That with respect to Report CPC2019-0690, the following be approved: 

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

1. ADOPT, by bylaw the proposed amendment to the Bridgeland-
Riverside Area Structure Plan (Attachment 2); and 

2. Give three reading to the proposed bylaw. 

3. ADOPT, by bylaw the proposed redesignation of 0.12 hectares ± 
(0.29 acres ±) located at 65 and 69 - 7A Street NE (Plan 4301R, 
Block 7, Lots 30 to 33) from Multi-Residential – Contextual Low 
Profile (M-C1d110) District to Mixed Use - General (MU-1h11) 
District; and 

4. Give three reading to the proposed bylaw. 

MOTION CARRIED 
 

7.2.10 Land Use Amendment in Hillhurst (Ward 7) at 628 – 15 Street NW, 
LOC2018-0048, CPC2019-0712 

Moved by Commissioner Juan 

That with respect to Report CPC2019-0712, the following be approved: 

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

1. ADOPT, by bylaw, the proposed redesignation of 0.03 hectares ± 
(0.09 acres ±) located at 628 - 15 Street NW (Plan 6219, Block 2, 
Lots 82 and 83) from Residential – Contextual One / Two Dwelling (R-
C2) District to Commercial – Neighbourhood 1 (C-N1) District; and 

2. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.11 Policy Amendment and Land Use Amendment in Capitol Hill (Ward 7) at 
1418 - 19 Avenue NW, LOC2018-0174, CPC2019-0720 

Moved by Commissioner Scott 

That with respect to Report CPC2019-0720, the following be approved: 

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 3); and 

2. Give three readings to the proposed bylaw. 
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3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± 
(0.14 acres ±) located at 1418 - 19 Avenue NW (Plan 3150P, Block 
16, Lots 8 and 9) from Residential – Contextual One / Two Dwelling 
(R-C2) District to Multi-Residential – Contextual Grade-Oriented (M-
CG) District; and 

4. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.12 Policy Amendment and Land Use Amendment in Capitol Hill (Ward 7) at 
1516 – 21 Avenue NW, LOC2019-0002, CPC2019-0704 

A clerical correction was noted with Respect to Report CPC2019-0704 on 
the Cover Report, on page 8, under the list of attachments, to add the 
words "4. Community Association Letter".  

The following items were distributed with respect to Report CPC2019-
0704: 

 A revised Attachment 3 and revised Attachment 4 were distributed 
with respect to Report CPC2019-0704; and 

 A Corrected page 8 of Cover Report CPC2019-0704. 

Moved by Commissioner Scott 

That with respect to Corrected Report CPC2019-0704, the following be 
approved: 

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 (Revised Attachment 3); and 

2. Give three readings to the proposed bylaw. 

3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± 
(0.14 acres ±) located at 1516 – 21 Avenue NW (Plan 2864AF, Block 
6, Lots 7 and 8) from Residential – Contextual One / Two Dwelling (R-
C2) District to Multi-Residential – Contextual Grade-Oriented (M-CG) 
District; and 

4. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.13 Land Use Amendment in Residual Sub-Area 02K (Ward 2) at 15001 - 69 
Street NW, LOC2019-0008, CPC2019-0716 

Moved by Commissioner Scott 

That with respect to Report CPC2019-0716, the following be approved: 
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That Calgary Planning Commission recommend that Council hold a 
Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 15.66 hectares ± 
(38.68 acres ±) located at 15001 69 Street NW (Plan 9012020 Block 
1) from Special Purpose – Future Urban Development (S-FUD) 
District to DC Direct Control District to accommodate an existing 
School – Private and proposed Child Care Service (Attachment 2). 

2. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

Moved by Commissioner Scott 

That Commission recess, at 2:48 p.m., to reconvene at the Call of the 
Chair.  

MOTION CARRIED 

Commission reconvened at 3:10 p.m. with Director Tita in the Chair. 

7.2.14 Land Use Amendment in West Hillhurst (Ward 7) at multiple addresses, 
LOC2019-0015, CPC2019-0709 

Moved by Councillor Chahal 

That with respect to Report CPC2019-0709, the following be approved: 

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

1. ADOPT by bylaw the proposed redesignation of 0.23 hectares ± (0.56 
acres ±) located at 218, 222, 226 and 230 - 19 Street NW (Plan 
8942GB, Block 19, Lots 1 to 4) from Residential – Contextual One / 
Two Dwelling (R-C2) District to Mixed Use – General (MU-1f3.3h19) 
District; and 

2. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.15 Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) 
at 3216 Centre Street NE, LOC2019-0001, CPC2019-0705 

Moved by Commissioner Scott 

That with respect to Report CPC2019-0705, the following be approved: 

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

1. ADOPT, by bylaw, the proposed amendments to the North Hill Area 
Redevelopment Plan (Attachment 2); and 

2. Give three readings to the proposed bylaw. 
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3. ADOPT, by bylaw, the proposed redesignation of 0.05 hectares ± 
(0.12 acres ±) located at 3216 Centre Street NE (Plan 2617AG, Block 
65, Lots 23 and 24) from Residential – Contextual One / Two Dwelling 
(R-C2) District to Mixed Use - General (MU-1f4.0h23) District; and 

4. Give three readings to the proposed bylaw. 

MOTION CARRIED 
 

7.2.16 Land Use Amendment in Keystone Hills (Ward 3) at 13818 and 13920 - 
15 Street NE, LOC2014-0107, CPC2019-0717 

A revised page 2 and 3 of Cover Report CPC2019-0717 was distributed. 

Moved by Commissioner Juan 

That with respect to Revised Report CPC2019-0717, the following be 
approved: 

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

1. ADOPT, by bylaw, the proposed designation of 38.27 hectares ± 
(94.57 acres ±) located at 13818 and 13920 – 15 Street NE (NW1/4, 
Section 36, Township 25, Range 1, Meridian 5; Plan 6268FT, OT) 
from Special Purpose – Future Urban Development (S-FUD) District 
to Industrial – Commercial (I-C) District, Industrial – Business f0.5h20 
(I-B f0.5h20) District, Industrial – General (I-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. 

MOTION CARRIED 
 

7.2.17 Outline Plan in Keystone Hills (Ward 3) at 13818 and 13920 – 15 Street 
NE, LOC2014-0107, CPC2019-0718 

The following items were distributed with respect to Report CPC2019-
0718: 

 A revised page 1 and 2 of Report CPC2019-0718; and  

 A revised Attachment 4. 

Moved by Commissioner Juan 

That with respect to Revised Report CPC2019-0718, the following be 
approved: 

That Calgary Planning Commission APPROVE the proposed outline plan, 
located at 13818 and 13920 - 15 Street NE (NW1/4, Section 36, 
Township 25, Range 1, Meridian 5; Plan 6268FT, OT) to subdivide the 
38.27 hectares ± (94.57 acres ±) with conditions (Amended Attachment 
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1), as amended by including the following words in Condition 15. h) 
“as shown in the 15th Street NE alignment to the TUC boundary”. 

MOTION CARRIED 
 

7.3 MISCELLANEOUS ITEMS 

None 

8. URGENT BUSINESS 

9. ADJOURNMENT 

Moved by Director D. Morgan 

That this Meeting adjourn at 3:48 p.m. 

MOTION CARRIED 

THE FOLLOWING ITEMS HAVE BEEN FORWARDED TO THE 2019 JULY 22 
COMBINED MEETING OF COUNCIL: 

PLANNING MATTERS FOR PUBLIC HEARING: 

 Land Use Amendment in Parkdale (Ward 7) at 3120 – Parkdale Boulevard NW, 
LOC2019-0032, CPC2019-0608 

 Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2201 - 28 
Avenue SW, LOC2019-0037, CPC2019-0697 

 Road Closure and Land Use Amendment in Bridgeland/Riverside (Ward 9) between 
816 and 824 McDougall Road NE, LOC2019-0023, CPC2019-0500 

 Policy Amendment and Land Use Amendment in Lincoln Park (Ward 8) at 5116 
Richard Road SW, LOC2018-0277, CPC2019-0544 

 Road Closure and Land Use Amendment in Springbank Hill (Ward 6) at multiple 
addresses, LOC2018-0226, CPC2019-0636 

 Policy Amendment and Land Use Amendment in West Springs (Ward 6) at multiple 
addresses, LOC2018-0237, CPC2019-0702 

 Policy Amendment and Land Use Amendment in Shepard Industrial (Ward 12) at 
11488 – 24 Street SE, LOC2018-0153, CPC2019-0689 

 Land Use Amendment in Manchester Industrial (Ward 9) at 4415 – 1 Street SE, 
LOC2019-0033, CPC2019-0673 

 Land Use Amendment in Kingsland (Ward 11) at 7103 – 7 Street SW, LOC2019-
0043, CPC2019-0676 

 Policy Amendment and Land Use Amendment in Bridgeland/Riverside (Ward 9)at 65 
and 69 - 7A Street NE, LOC2019-0047, CPC2019-0690 

 Land Use Amendment in Hillhurst (Ward 7) at 628 – 15 Street NW, LOC2018-0048, 
CPC2019-0712 
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 Policy Amendment and Land Use Amendment in Capitol Hill (Ward 7) at 1418 - 19 
Avenue NW, LOC2018-0174, CPC2019-0720 

 Policy Amendment and Land Use Amendment in Capitol Hill (Ward 7) at 1516 – 21 
Avenue NW, LOC2019-0002, CPC2019-0704 

 Land Use Amendment in Residual Sub-Area 02K (Ward 2) at 15001 - 69 Street NW, 
LOC2019-0008, CPC2019-0716 

 Land Use Amendment in West Hillhurst (Ward 7) at multiple addresses, LOC2019-
0015, CPC2019-0709 

 Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 3216 
Centre Street NE, LOC2019-0001, CPC2019-0705 

 Land Use Amendment in Keystone Hills (Ward 3) at 13818 and 13920 - 15 Street 
NE, LOC2014-0107, CPC2019-0717 

  

The next Regular Meeting of the Calgary Planning Commission is scheduled to be held 
on 2019 June 20. 

  

  

CONFIRMED BY COMMISSION ON 

 
 

________________________________ ________________________________ 

CHAIR ACTING CPC SECRETARY 
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Calgary Planning Commission CPC2019-0758 

2019 June 20  

 

Land Use Amendment in Tuscany (Ward 1) at 185 Tusslewood Drive NW, 
LOC2019-0055 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by the landowner, Naomi Gropp, and the 
two other landowners, Gerald and Lydia Gropp, on 2019 April 25. This application proposes to 
change the designation of this property from DC Direct Control District to Residential – 
Contextual One Dwelling (R-C1s) District to allow for: 
 

 a single detached dwelling that may have a secondary suite (e.g. basement suite), or 
backyard suite (e.g. carriage house, garage suite); 

 a maximum building height of 10 metres (the same as the current maximum of 10 
metres); 

 a maximum of one dwelling unit and one suite (either a secondary suite or a backyard 
suite, not both); and 

 the uses listed in the proposed R-C1s District.  
 
The proposed land use amendment to R-C1s is supported by Administration as it aligns with the 
applicable policies of the Municipal Development Plan and the Revised West Scenic Acres Area 
Structure 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 0.05 hectares ± (0.12 acres ±) located 

at 185 Tusslewood Drive NW (Plan 0310519, Block 27, Lot 38) from DC Direct Control 
District to Residential – Contextual One Dwelling (R-C1s) District; and 
 

2. Give three readings to the proposed bylaw. 
 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
On 2018 March 12, Council added the discretionary uses of Secondary Suite, and Backyard 
Suite to the R-C1, R-1, and R-C1L districts. Council also amended the purpose statements of 
the R-C1s, R-1s, and R-C1s to highlight that these districts are intended to accommodate a 
Secondary Suite as a permitted use on parcels developed with single detached dwellings. 
 
On 2018 March 12, Council reinstated the fees associated with land use amendments to R-C1s, 
R-1s and R-C1Ls, but will continue to exempt fees for development permits for both Secondary 
Suites and Backyard Suites until 2020 June 01. This is intended to encourage the development 
of legal and safe suites throughout the city. 
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BACKGROUND 
 
This land use amendment application was submitted by the landowner, Naomi Gropp, and the 
two other landowners, Gerald and Lydia Gropp, on 2019 April 25. To Administration’s 
knowledge, there is not an existing suite located on the parcel and the application was not 
submitted as a result of a complaint. The Applicant’s Submission indicated their desire to apply 
for a secondary suite (Attachment 1). No development permit application has been submitted at 
this time. 
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Location Maps 
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Site Context 
 
The subject site is located in the northwest community of Tuscany at the southwest corner of 
Tusslewood Drive NW and Tuscany Springs Circle NW. The site is approximately 0.05 hectares 
in size and is a corner lot with no rear lane. The site is approximately 14 metres wide and 35 
metres long and is currently developed with a two-storey single detached dwelling with an 
attached front double-car garage accessed from Tusslewood Drive NW. Adjoining the parcel in 
the rear is a City park that includes a public pathway that runs throughout the neighbourhood. 
The park continues across Tuscany Springs Circle NW to the east, creating a pedestrian 
connection to Tuscany Springs Park NW and additional roads and pathways. 
 
Surrounding development is characterized by primarily single detached dwellings. Parcels to the 
north are also part of the same DC Direct Control (74Z99) as the subject parcel, which does not 
allow for suites. The surrounding parcels to the east, west, and south are designated as 
Residential – Contextual Narrow Parcel One Dwelling (R-C1N) District, which does allow for 
both secondary suites and backyard suites. 
 
As identified in Figure 1, the community of Tuscany reached peak population in 2015. 
  

Figure 1: Community Peak Population 

Tuscany 

Peak Population Year  2015 

Peak Population  19,737 

2018 Population  19,723 

Difference in Population (Number)  -14 

Difference in Population (Percent)  -0.07% 
             Source: The City of Calgary 2018 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Tuscany community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
The existing DC Direct Control District (Bylaw 74Z99) is based on the R-1A Residential Narrow 
Lot Single-detached District of Land Use Bylaw 2P80. The DC Direct Control District includes 
specific rules regarding the maximum allowable lot coverage, building height, and lot width, in 
addition to requiring development design guidelines for the area. The uses of Secondary Suite 
and Backyard Suite are not included within Land Use Bylaw 2P80, and so are not part of the DC 
District. 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Tuscany-Profile.aspx
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The proposed R-C1s District is intended to accommodate contextually sensitive residential 
developments in the Developed Area and would allow for either a Secondary Suite or Backyard 
Suite on a parcel. A development permit is not required if a Secondary Suite conforms to all 
Land Use Bylaw 1P2007 rules. The existing home conforms to the rules of the proposed R-C1s 
District.   
 
Development and Site Design 
 
The rules of the proposed Residential – Contextual One Dwelling (R-C1s) District will provide 
basic guidance for the future site redevelopment including building massing and height, 
landscaping and parking in addition to allowing for either a Secondary Suite or Backyard Suite. 
The current attached front drive garage allows for two parking stalls, which satisfies the parking 
requirements for the primary dwelling and a secondary suite. 
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Transportation 
 
Pedestrian access to the site is available from existing sidewalks along both Tuscany Springs 
Circle NW and Tusslewood Drive NW. Vehicular access is provided from an existing front 
driveway on Tusslewood Drive NW. Street parking is available on both streets. There is no rear 
lane. 
  
The site is serviced by Calgary Transit with bus stops located approximately 500 metres west of 
the site on Tuscany Springs Hill and 500 metres north on Tuscany Springs Boulevard. The 
Tuscany LRT Station is approximately one kilometre northeast. 
 
A Transportation Impact Assessment was not required as part of this application. 
 
Utilities and Servicing 
 
Water, sanitary and sewer services are available and can accommodate the potential addition of 
a Secondary Suite without the need for off-site improvements at this time. Adjustments to onsite 
servicing may be required if a Backyard Suite is proposed at the development permit stage. 
 
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.  
 
As part of the submission package, Administration received a letter of support from the Tuscany 
Community Association (Attachment 2). No comments were received from the public.   
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Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject site is located within the Developing Residential Area and more specifically the 
Planned Greenfield with Area Structure Plan (ASP), as identified on Map 1: Urban Structure in 
the Municipal Development Plan (MDP). While the MDP makes no specific reference to this site, 
the proposal is consistent with MDP policies for Developing Residential Areas (e.g., 
neighbourhood infill and redevelopment, and housing diversity and choice) as it accommodates 
a variety of housing options, including suites. 
 
Revised West Scenic Acres Area Structure Plan (Statutory – 1993) 
 
This parcel falls under the Revised West Scenic Acres ASP. The ASP policies identify the area 
as appropriate for residential development, with no specifically relevant policies related to this 
site. 
 
Social, Environmental, Economic (External) 
 
This proposal has the potential to improve access to safe and affordable rental stock and 
increase choice in the housing market, helping to attract and retain employees in Calgary. It 
also has the potential to utilize existing infrastructure more efficiently and increase density 
without significantly changing the character of the neighbourhood.  
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Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and there are no 
growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
This proposal is keeping with applicable policies including the Municipal Development Plan, and 
the Revised West Scenic Acres Area Structure Plan. The proposed R-C1s District is compatible 
with and complementary to the established character of the community. The proposal allows for 
additional opportunities of housing on this property, which can better accommodate the needs of 
different age groups, lifestyles and demographics. 

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Tuscany Community Association Letter 
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Applicant’s Submission 
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2019 May 30 
 
I am applying to change the Land Use Designation on my lot so that I can have a secondary 
suite. 
 
Having a secondary suite will benefit us by providing additional eyes on my and my neighbors 
properties decreasing opportunities for crime, and will provide the opportunity for extra income 
or legal nanny living quarters. Having a walk-out basement allows easy access for crime, an 
extra person in the basement acts as a deterrent. The community will benefit by having 
additional density, affordable housing, and another safe and compliant suite. 
 
I contacted the Tuscany Community Association (TCA) prior to applying. They reviewed my 
house location and did not have any concerns with the re-designation to allow a suite, and 
provided a letter of support. My neighbor hasn’t raised any concerns. 
 
We have a two-car garage and a two-car driveway. We live on a corner and next to the house 
there are 4-5 spots for parking on the street. Across the street is a park, also with ample 
parking. When we have friends or family visit there is always lots of parking available. 
 
There are no negative impacts of this development that I am aware of.  
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Tuscany Community Association Letter 
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Land Use Amendment in Bowness (Ward 1) at 8347 – 47 Avenue NW, 
LOC2019-0048 
 
EXECUTIVE SUMMARY 
 
This application was submitted by MKL Design Studio on 2019 April 10 on behalf of landowners 
Cody Sorensen and Christopher Spring. The application proposes to change the designation of 
this property from Residential – Contextual One / Two Dwelling (R-C2) District to Residential – 
Grade-Oriented Infill (R-CG) District to allow for: 
 

 rowhouses in addition to the 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 District. 
 

The proposal is in keeping with applicable municipal policies including the Municipal 
Development Plan (MDP). 
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.13 acres ±) located 

at 8347 – 47 Avenue NW (Plan 2660AP, Block 9, Lot 1) from Residential – Contextual 
One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG) District.  
 

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 behalf of the 
landowners, Cody Sorensen and Christopher Spring on 2019 April 10. No development permit 
has been submitted at this time. As indicated in the Applicant Submission (Attachment 1), the 
applicant intends to pursue a four-unit rowhouse development on this site. 
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Location Maps 
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Site Context 
 
The subject parcel is located in the community of Bowness, on the southeast corner of 47 
Avenue NW and 83 Street NW. The existing R-C2 District allows for a maximum of two dwelling 
units on the site. Surrounding development consists of low density residential dwellings with a 
mix of single and semi-detached homes. The predominant land use to the west, east and south 
of the parcel is designated Residential – Contextual One / Two Dwelling (R-C2) District. Parcels 
located to the north of the subject site are designated Residential – Contextual One Dwelling (R-
C1) District. The corner parcel across 83 Street NW is an older stock semi-detached dwelling. 
 
The parcel is approximately 0.06 hectares in size with dimensions of 15 metres by 37 metres 
and is currently developed with a single detached dwelling with an attached garage accessed 
from 83 Street NW. The parcel also benefits from a rear lane. 
 
As identified in Figure 1, the community of Bowness has seen the population generally decline 
since the population reached its peak in 1982.  
 

Figure 1: Community Peak Population 

Bowness 

Peak Population Year 1982 

Peak Population 13,134 

2018 Current Population 11,065 

Difference in Population (Number) -2,069 

Difference in Population (Percent) -16% 

         Source: The City of Calgary 2018 Civic Census 
 
Additional demographic and socio-economic information may be obtained online through the 
Bowness 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. The proposal generally meets the 
objectives of applicable policies as discussed in the Strategic Alignment section of this report. 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
 
  

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Bowness-Profile.aspx
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Land Use 
 
The existing Residential – Contextual One / Two Dwelling (R-C2) District is a residential 
designation in developed areas that is primarily for single detached, 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. 
 
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for two to three-storey 
(11 metres maximum height) rowhouse developments where 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 parcel. 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 the frontages of both public streets, 83 Street 
NW and 47 Avenue NW; 

 improving pedestrian connections along 83 Street NW by ensuring vehicle access to the 
site is off the lane; 

 mitigation of overlooking and privacy concerns; and 

 retaining as much of the existing mature vegetation as possible. 
 
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 the existing sidewalks along 83 Street NW and 
47 Avenue NW. Vehicular access is currently provided from an existing driveway on 83 Street 
NW; however, upon redevelopment vehicular access will be directed to the rear lane. On-street 
parking is available on both 83 Street NW and 47 Avenue NW. 
 
The site is serviced by Calgary Transit with local bus stops located approximately 300 metres 
(four-minute walk) from both Northbound and Southbound Route 1 Bowness/Forest Lawn bus 
stops. The Northbound route ends up at a bus loop at the intersection of 48 Avenue NW and 89 
Street NW. The Southbound bus provides service through Bowness, Montgomery, Parkdale, 
Westmount to the downtown core / LRT routes. A Transportation Impact Assessment was not 
required as part of this application. 
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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. 
 
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. 
 
The Bowness Community Association was circulated as part of this application and a letter was 
received on 2019 May 02. The community association indicates support for this type of 
densification when it is done in a thoughtful manner and in context with the surrounding 
development and does not have allowance for secondary suites. No comments or concerns 
from residents were received by the community association. 
 
Administration received four letters in opposition to the application. Reasons stated for 
opposition are summarized below: 
 

 increased traffic and parking concerns; 

 increase in density; 

 potential provisions for secondary suites; and 

 setting precedence in the community as this would be the first standalone R-CG 
redesignation in Bowness. 
 

The applicant met with the Ward Councillor and engaged with the community through several 
different methods as highlighted below. 
 
The landowners engaged with the community through door-to-door knocking and have indicated 
that numerous letters of support were acquired. The landowners have indicated that outreach 
would be an ongoing process through the duration of the application. 
 
An applicant-led open house was held on 2019 January 30 from 6:30pm to 8:30pm at Angel’s 
Drive-In. Further, the proposal was presented at the Bowness Community Association on 2019 
February 06 with the following concerns arising from the meeting: 
 

 concern for available street parking;  

 the impact on the green space of the existing lot; and 

 privacy concerns for the adjacent neighbour. 
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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. 
 
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. 
 
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 can be sensitive to existing residential development in 
terms of height, scale and massing. 
 
Bowness Area Redevelopment Plan (Statutory – 2019) 
 
The subject parcel is located within the Residential: Low Density, Conservation & Infill typology 
as identified on Map 2: Land Use Policy Areas. This typology supports sensitive infill 
development that contributes to the continued renewal and vitality of the community. The 
proposed R-CG District is considered low density residential therefore no amendments to the 
Bowness ARP are required. 
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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 budget at this time. 
 
Current and Future Capital Budget 
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
Bowness Area Redevelopment 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. Community Association Letter 



 



  
 CPC2019-0736 
 Attachment 1 
  
Applicant’s Submission 

 

CPC2019-0736 - Attach 1  Page 1 of 2 
ISC:  UNRESTRICTED 

 



  
 CPC2019-0736 
 Attachment 1 
  
Applicant’s Submission 

 

CPC2019-0736 - Attach 1  Page 2 of 2 
ISC:  UNRESTRICTED 

 

 
 



  
 CPC2019-0736 
 Attachment 2 
  

Community Association Letter 
 

CPC2019-0736 - Attach 2  Page 1 of 1 
ISC:  UNRESTRICTED 

 
 

 
 
 
 



 



Page 1 of 5 

Approval(s): T. Goldstein  concurs with this report.  Author: S. Jones 

Item # 5.3 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0733 

2019 June 20  

 

Policy Amendment – Banff Trail Area Redevelopment Plan (Ward 7) 
 
EXECUTIVE SUMMARY   
 
This report recommends two minor policy amendments to the Banff Trail Area Redevelopment 
Plan (ARP) in response to Council direction.  
 
The first amendment will remove the ‘Special Study Area’ from the ARP. The Banff Trail ARP 
currently contains Special Study Area policy to preserve a number of blocks of land adjacent to 
the Crowchild Trail and 24 Avenue NW intersection for potential future improvements to 
Crowchild Trail. The Crowchild Trail Study has now been completed and, as such, Council 
directed Administration to update affected ARPs. 
 
The second amendment will add text to the ARP that acknowledges the existence of a 
restrictive legal caveat and confirms The City’s support of the vision of the ARP. This 
amendment was prepared as directed by Council and will add language to the ARP intended to 
inform readers on the presence of the caveat and make clear that there are conflicts between 
the caveat and ARP direction. 
 

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

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

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
At its meeting on 2017 May 08, Council adopted the recommendations in the Crowchild Trail 
Study – Final Report, TT2017-0329, including the following recommendation: 
 

4. Direct Administration to bring updates to affected Area Redevelopment Plans (ARPs) 
to align with the Crowchild Trail Study; 

 
At its meeting on 2019 May 27, Council adopted Administration’s recommendations, PUD2018-
0819, that Council: 
 

2. Direct Administration to amend the Banff Trail Area Redevelopment Plan to include 
policy that acknowledges the existence of a restrictive legal caveat affecting parcels 
within Banff Trail, and that addresses the misalignment between the caveat and the 
objectives of the Area Redevelopment Plan. 
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BACKGROUND 
 
On 2016 October 05, Council approved amendments to the Banff Trail Area Redevelopment 
Plan to identify areas which would be appropriate for modest redevelopment and to update 
relevant ARP policy to allow for this redevelopment. The amendments also included the 
provision of a Special Study Area that was intended to recognize the work that was being 
undertaken as part of the Crowchild Trail Study and defer changes to land use within this area 
until the completion of the Study. 
 
On 2017 May 08, Council approved the recommendations of the Crowchild Trail Study Final 
Report (TT2017-0329). These recommendations included direction for Administration to bring 
updates to affected Area Redevelopment Plans so that they would align with the results of the 
Study. 
 
Administration has reviewed all the affected ARPs and determined that only the Banff Trail ARP 
requires amendments at this time in order to ensure alignment with the results of the Crowchild 
Trail Study. 
 
On 2019 May 27, Council directed Administration (PUD2018-0819) to include policy in the Banff 
Trail ARP to acknowledge the existence of a caveat which is registered on many parcels in the 
community. That direction was provided to assist property owners in discharging the caveat, 
allowing for the implementation of City policies and the current vision of growth for Banff Trail. 
 
Site Context 
 
The community of Banff Trail is located in the northwest quadrant of the City, just east of the 
LRT right-of-way and Crowchild Trail NW and north of 16 Avenue NW. The Special Study Area 
is focused around the intersection of Crowchild Trail NW and 24 Avenue NW as this area had 
the potential to be impacted by infrastructure improvements. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed amendments will respond to two separate Council directions and allow for 
redevelopment to take place in alignment with the objectives of applicable policies as discussed 
in the Strategic Alignment section of this report. 
 
The first amendment focuses on the Crowchild Trail Study, which provided recommendations 
for short, medium, and long-term changes and upgrades to Crowchild Trail, from 17 Avenue SW 
to 24 Avenue NW. The recommendations for changes and upgrades to Crowchild Trail are a 
well-balanced plan that meets City Corridor Study Policy key objectives to maintain and 
enhance bordering communities, improve travel along the corridor, and improve mobility across 
the corridor. The medium-term plan recommended an interchange at 24 Avenue NW, removing 
the signals from Crowchild Trail.  The Study determined that the land within the Special Study 
Area was not required in support of the medium-term plan, however there would be impacts to 
vehicular access for those lands near to Crowchild Trail.  As a result, Administration is 
proposing to amend the Banff Trail ARP to remove the Special Study Area and allow for 
development to proceed within the area. 
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The second amendment (Attachment 1) focuses on adding language to the ARP to address a 
caveat which conflicts with the policy vision for the community. During an investigation of 
potential City-initiated land use redesignations in Banff Trail Administration discovered that a 
caveat was registered on many parcels in the community. The caveat (Attachment 2), which is 
disclosed on title, restricts development to one and two-unit dwellings per parcel and conflicts 
with the policies of the Banff Trail ARP. Similar caveats are registered throughout Calgary in 
many older, established neighbourhoods. This specific caveat was established in 1952 and was 
implemented to provide additional development guidance to the area and includes regulations 
regarding footprint, use, and height. The full extent of the area covered under the caveat is 
estimated that it would be applied to hundreds of parcels in Banff Trail. 
 
Through PUD2018-0819, Administration established that the provisions of the caveat are 
outdated and no longer conform to the long-term planning vision of Banff Trail as contained in 
the ARP. Many of the parcels where the caveat is currently registered have now been identified 
for higher intensity residential uses through the ARP, however, there is currently no language or 
guidance contained to support and address the caveat and its restrictive impact on 
development. 
 
Stakeholder Engagement, Research and Communication  
 
Administration notified the Banff Trail Community Association of the proposed amendments. No 
comments were provided on the amendments. 
 
During the investigation for TT2017-0329 and PUD2018-0819 Administration undertook robust 
engagement with the local communities, including online and in person communication. A 
summary of that engagement was prepared and presented to Council as part of the directing 
reports. 
 
Following Calgary Planning Commission, notification for the date of the Public Hearing will be 
advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
This area is located within the City, Town area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this area, the amendments are consistent with policies on 
Land Use Patterns. 
 
Municipal Development Plan (Statutory – 2009) 
 
The community of Banff Trail is largely located within the Developed Residential – Inner City 
Area as identified on Map 1: Urban Structure, of the Municipal Development Plan (MDP). 
 
The proposed amendments to the ARP are in keeping with MDP policies. 
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Banff Trail Area Redevelopment Plan (Statutory – 1986) 
 
The Banff Trail Area Redevelopment Plan (ARP) was adopted in 1986 and has been amended 
over the years including the Council directed amendments in 2016. The purpose of the 2016 
amendments were to identify areas which would be appropriate for modest redevelopment and 
to update relevant ARP policy to allow for this redevelopment. As part of the same amendments 
a Special Study Area was identified around the intersection of 24 Avenue NW and Crowchild 
Trail NW to recognize the work that was being undertaken at the time as part of the Crowchild 
Trail Study. While the ARP amendments supported more intensive development around this 
intersection, it was recognized that the Crowchild Trail Study could impact roads and adjacent 
properties in the area. The Special Study Area policy recommended that no changes to land 
use take place within this area until the completion of the Crowchild Trail Study. 
 
The Crowchild Trail Study has now been completed and Administration is aware of the potential 
impacts to the adjacent properties. As these impacts can now be dealt with through the land use 
amendment and development permit process, it was determined that the Special Study Area 
could be removed. 
 
The Banff Trail ARP currently does not contain information on the caveat and its implications on 
redevelopment. To assist property owners who wish to remove the caveat, and to support the 
vision and implementation of the current City policies, it is recommended that specific policy 
language (Attachment 2) be included in the Banff Trail ARP that acknowledges the restrictive 
legal caveats and the misalignment of the caveat with the vision and objectives of growth for 
these areas. This additional language will provide clarity to landowners where there is 
inconsistency between the caveat and the ARP policy direction for increased density, that The 
City will support the policy. Further, this would provide supportive language from The City for 
any court applications for the removal of the caveat on an individual basis, thus having the result 
of encouraging the ARP policies.  
 
Social, Environmental, Economic (External) 
 
The proposed amendments would allow more intensive redevelopment for those parcels 
affected by the Special Study Area and as such, this area may better accommodate the housing 
needs of different age groups, lifestyles and demographics within walking distance of an LRT 
Station. 
 
The additional information on the caveat will support implementation of the vision of the Banff 
Trail ARP which provides for land use that offers a broad range of housing choice and supports 
a diverse population in this area. The availability of all housing types will help increase 
inclusivity and promote equitable access to housing regardless of age, income, culture, or 
physical ability.  
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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 proposed amendments to the Banff Trail Area Redevelopment Plan remove the Special 
Study Area that is no longer required, as per the Crowchild Trail Study, and will add information 
on a caveat which is registered against many parcels in the community. 
 
The removal of the Special Study Area will allow for development of the affected lands in 
alignment with the Area Redevelopment Plan policies and the Municipal Development Plan. The 
addition of language addressing the existing restrictive caveat will provide support for the long-
term redevelopment vision of the policy and will assist property owners in discharging the 
caveat. 
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1. The Banff Trail Area Redevelopment Plan attached to and forming part of Bylaw 7P86, 
as amended, is hereby further amended as follows: 

 
(a) Under Section 2.1.2 Context, after the last paragraph add the following: 

 
“Many parcels in Banff Trail have a caveat registered against the certificate of 
title which may restrict development. These restrictions include, but are not 
limited to, restricting development to one or two-unit dwellings. In some cases 
this caveat is not in alignment with the goals and objectives of this Plan and 
where such conflicts occur, The City of Calgary supports the direction of this 
Plan. However, it is the responsibility of landowners to have the caveat 
discharged from their land title certificate. Certificates of title and any 
corresponding caveat can be obtained through any Alberta Registry.” 

 
(b) Amend Figure 2 entitled ‘Land Use Plan’, by removing the ‘Special Study Area’ 

from the map and the legend.   
 

(c) Under Section 2.1.3 Land Use, delete the subsection entitled ‘Special Study 
Area’ in its entirety. 
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Proposed Community and Street Names in Residual Sub-Area 13D (Ward 13), 
SN2019-0007 
 
EXECUTIVE SUMMARY   
 
This street name application was submitted by Stantec Consulting on behalf of landowner 
Dream Development on 2019 April 23.  
 
Proposed community name of Alpine Park, and the proposed street names were chosen to 
represent mountainous features, parks, and trails from Alberta in connection to the community 
name. The proposed street names include Alpine, Bighorn, Bluerock, and Treeline. The street 
names will be used along with existing numbered streets that include 37 Street SW, 45 Street 
SW, and 154 Avenue SW.  
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council: 
 
1. ADOPT, by Resolution, the proposed community name of “Alpine Park”; and 
 
2. ADOPT, by Resolution, the proposed street names of “Alpine”, “Bighorn”, “Bluerock”, 

and “Treeline”.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
On 2018 July 30, Council approved the removal of the Growth Management Overlay for a 
portion of the Providence ASP area, which included the subject site. This is the first community 
and street name application within the Providence ASP area. 
 
BACKGROUND 
 
A land use amendment and outline plan application, LOC2017-0308, is located within 
“Community A”, in the Providence Area Structure Plan (ASP).  
 
Community Planning issued the following notice to stakeholders regarding the ASP. The ASP, 
approved by Council in 2015, was quashed by the Court of Queen’s Bench on 2019 February 
22 and is no longer in force. The ASP will be revised and reintroduced to Council upon 
completion of the Providence Master Drainage Plan which is anticipated in the first quarter of 
2020.  
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Site Context 
 
The site is located in the southwest quadrant of the city in Residual Sub-Area 13D. The land is 
bounded by 37 Street SW to the east and 146 Avenue SW to the north. Within close proximity 
are Tsuut’ina First Nation to the north across 146 Avenue SW, and the Southwest Ring Road 
(under construction) to the east. On the east side of the SW Ring Road, the closest community 
is Evergreen. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
“Providence” was submitted and approved at Council on 2012 January 09 as a street name 
change along 146 Avenue SW and east of Bannister Road in the community of Midnapore.  
The proposed community name of “Alpine” is the first application received since the adoption of 
the Providence Area Structure Plan.  
 
The community has been defined by the applicant in relation to the Rocky Mountains. The intent 
is to complement and support the overall vision of the community, which will reinforce the alpine 
theme as an authentic expression of west Calgary.  
 
The name is meant to evoke the sense of the west without directly referencing the word “west”.  
The use of “Park” in the community name reflects the connections to Fish Creek Provincial Park 
and proximity to Kananaskis Provincial Park.  
 
Each proposed street name represents mountainous features, parks, and trails from Alberta in 
connection to the Alpine Park community name.  
 
Stakeholder Engagement, Research and Communication  
 
The subject application for the proposed community and street names was circulated to various 
City of Calgary business units and other agencies for review. No objections were received 
during circulation of the proposed names.  
 
Strategic Alignment 
 
City Council and Calgary Planning Commission approved land use redesignation and outline 
plan (LOC2017-0308), for an area contained within Community A, Providence Area Structure 
Plan, on 2019 February 04 as Bylaw 31D2019. 
 
Social, Environmental, Economic (External) 
 
The proposal provides an appropriate street naming fabric to ensure appropriate emergency 
response and navigation can occur in this area. The named streets will be used where available 
along with the proposed street names for the larger area road network.  
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Financial Capacity 
 
There are no impacts to the current and future financial capacity. 
 
Current and Future Operating Budget 
 
There are no impacts to the current or future operating budgets.  
 
Current and Future Capital Budget 
 
There are no impacts to the current and future capital budgets. 
 
Risk Assessment 
 
There are no significant risks with this proposal. 
 

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

 
ATTACHMENT(S) 
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Item # 7.1.1 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0610 

2019 June 20  

 

Development Permit in Hillhurst (Ward 7) at multiple addresses, DP2019-0680 
  
EXECUTIVE SUMMARY   
 
This development permit application was submitted by Casola Koppe on 2019 February 12 on 
behalf of the landowners John Eresman, Eric Adametz, Bradley Shyba and Bernard Necker. 
This application proposes a new multi-residential development including: 
 

 6 storeys (20 metres in height); 

 a total of 79 residential units (35 one-bedroom, 40 two-bedroom and 4 three-bedroom 
units); 

 a total of 72 parking stalls: 64 residential stalls, 8 visitor stalls; and 

 a financial contribution to the local improvement fund in keeping with the bonusing 
provisions identified in the Hillhurst / Sunnyside Area Redevelopment Plan (ARP). 
 

The proposed development is consistent with the Municipal Development Plan (MDP) and the 
Hillhurst / Sunnyside ARP. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the proposed development permit application 
DP2019-0680 for a New: Multi-Residential Development (1 building) at 1116, 1122, 1124, and 
1128 – 5 Avenue NW (Plan 5609J, Block T, Lots 8 to 14), with conditions (Attachment 1). 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This development permit application (Attachment 2) was submitted to The City of Calgary on 
2019 February 12 by Casola Koppe on behalf of the landowners John Eresman, Eric Adametz, 
Bradley Shyba and Bernard Necker to develop a multi-residential building. 
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Location Maps 
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Site Context 
 
The proposal is located in the community of Hillhurst, north of 5 Avenue NW and west of 10 
Street NW. The subject site consists of four separate parcels, and totals approximately 0.24 
hectares (0.59 acres) in size with approximate dimensions of 64 metres by 38 metres. A rear 
lane exists along the north side of the site between the subject parcels and Riley Park. The 
eastern most parcel is developed with a single detached dwelling, and the remaining parcels to 
the west are developed with three, two and one-storey multi-residential buildings. 
 
Surrounding development is characterized by a mix of single detached homes and multi-
residential development, with Riley Park immediately north of the lane abutting the site. Single 
detached dwellings are immediately to the west and south, and townhouses attached to a four-
storey apartment are located immediately to the east. Approximately 175 metres to the west (on 
the corner of 5 Avenue NW and 12 Street NW), an eight-storey multi-residential development 
consisting of two buildings and 100 units has been recently completed. The neighbourhood 
main street and commercial centre of 10 Street NW, providing local commercial and services, is 
75 metres east of the site. The Sunnyside LRT Station is approximately 200 metres southeast of 
the site, and the Southern Alberta Institute of Technology and the Alberta University of the Arts 
are located to the north. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Land Use and Bylaw Relaxations 
 
The subject site is designated DC Direct Control District (Bylaw 34D2016, Attachment 6) which 
is based on the Multi-Residential – High Density Low Rise (M-H1) District and allows for multi-
residential development with a limited range of support commercial uses. 
 
The DC District allows for a maximum height of 20.0 metres and a maximum floor area ratio of 
4.0. The DC District also includes a rule for implementation of the bonus density provisions of 
the Hillhurst / Sunnyside Area Redevelopment Plan (ARP). 
 
The proposed development generally complies with the land use bylaw with the exception of the 
relaxation noted below. This bylaw relaxation is supported by Administration as the 
development is a street-oriented multi-residential development which still meets the intent of the 
rules, and relaxation of the rule has minimal impact on adjacent developments.  
 

Bylaw Relaxations 

Regulation Standard Provided 

558 Parking stalls (1)(c)(i) 0.9 stalls per unit 
Plans indicate 64 (-8) residential stalls 
provided. 
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Application Review 
 
The initial design was presented to the Urban Design Review Panel (UDRP) on 2019 March 20 
as part of the review of the development permit application. On 2019 March 28, a detailed team 
review of the development permit was sent to the applicant. Initial concerns with the proposed 
development included the interface with the rear lane, consideration of the public realm along 5 
Avenue NW, potential shadowing of Riley Park, site lighting and perception of building massing.  
 
On 2019 April 15, the applicant submitted revised drawings in response to comments received 
from the community, Administration and UDRP. While several items are still outstanding and 
need to be resolved prior to the release of the development permit (Attachment 1), the applicant 
addressed the majority of comments provided by UDRP and amended the plans to the 
satisfaction of Administration. 
 
City Wide Urban Design 
 
The proposed development was reviewed by the City Wide Urban Design team throughout the 
Corporate Planning Applications Group process. A number of revisions were requested with 
regard to enriching the pedestrian experience and landscaping, creating an appropriate 
transition to the back lane and Riley Park, improving the visual and material transition on the 
east elevation to the existing townhomes, site lighting and sun protection for south facing top 
floor units.  
 
Through submission of amended plans, the applicant was able to address the comments raised 
by City Wide Urban Design. Front patios and plantings were reworked to further enhance the 
residential quality along 5 Avenue NW, patios in the rear were extended and provided with 
additional soft landscaping and the side elevations were enhanced with the addition of brick and 
windows. 
 
Urban Design Review Panel 
 
The application was presented to UDRP on 2019 March 20. UDRP’s comments focused on 
perceived building massing along 5 Avenue NW and street presence.  
 
Key comments from UDRP include: 
 

 revisit building massing along 5 Avenue NW, specifically stepping back the upper two 
floors and a change in materials to emphasize separation;  

 provide more varied use of colours already within the project palette;  

 review treatment of the main entrance to provide variance and street presence, such as 
heightened entrance doors; and 

 give further consideration of the outdoor area towards the rear lane.  
 

UDRP comments are contained in their entirety in Attachment 3 together with the applicant’s 
response. The applicant’s rationale and the resulting additional revisions were deemed 
appropriate and sufficient. 
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Site and Building Design 
 
The resulting application proposes a six-storey multi-residential development with a total of 79 
units. Of the 79 residential units, 35 are one-bedroom, 40 are two-bedroom and 4 are three-
bedroom. The common entrance lobby fronts onto 5 Avenue NW and is defined by granite block 
and a steel canopy with wood grain soffit. A continuous street wall, with private patios and 
individual unit entries that provide consistent door openings and windows, helps establish a 
human-scale rhythm at street level. Private patios and individual unit entries are also provided 
along the rear of the building. Parking is provided underground, with access to the parkade from 
the rear lane, minimizing any vehicular disruptions to the public realm and pedestrian 
movement.  
 
The building utilizes a variety of materials in a neutral colour palette, including white brick on the 
lower half of the building, metal siding in a dark grey for the lower and middle portions, and 
white architectural panel, glazing and navy spandrel panel on the upper floors. White 
architectural panel is used to lighten recessed portions of the façade in concert with wood grain 
soffits above the recessed balconies to provide warmth and a bit of colour. The selective use of 
navy blue spandrel adds an additional touch of colour throughout the building. 
 
The south, east and west elevations of the building are stepped back at the fourth and sixth 
storeys, creating a sensitive transition to the buildings on either side, and reducing the overall 
bulk and massing of the building. In addition, the sixth floor incorporates glazing to further 
reduce the perceived massing by increasing transparency.  
 
Landscaping and Public Realm 
 
White brick planters containing a mix of shrubs, ornamental grasses, and mayday, lilac and 
pin cherry trees, alongside wrought iron fencing, delineate private patio space from the public 
realm. This offers a delicate balance between privacy for the residents and activation of 5 
Avenue NW. Private patios are also provided at the back of the building with similar plantings. 
Enmax power poles located along the rear lane prevent tree planting abutting the northern edge 
of the property, as a 4.5 metre setback is required to avoid potential conflicts. A mix of shrubs 
and soft landscaping has been proposed in the 4.5 metre setback to soften the transition to the 
rear lane and provide private amenity spaces for ground floor units, in addition to a common 
amenity space at grade.  
 
A roof top patio has also been proposed as part of the development. This provides for additional 
common amenity space for the residents and will have the ability to host larger groups or 
building functions. This amenity space will include several planters as well as a number of 
seating options and outdoor fireplace table. 
 
Site Access and Parking 
 
Vehicular access is provided from the lane, which will be paved in part (from the west property 
line to 10 Street NW) in conjunction with the development. Parking is provided for in an 
underground parkade, accommodating 64 residential stalls and 8 visitor stalls. There is 
sufficient provision of visitor stalls, but there is a shortfall of eight resident stalls based on land 
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use bylaw requirements. The parking deficiency is supportable based on the parking study 
provided by the applicant; the provision of bicycle stalls above the land use bylaw minimum; and 
the proximity of the site to the Sunnyside LRT Station (200 metres), multiple bus routes, local 
employment, services and amenities.  
 
The development provides 80 Class 1 bicycle parking stalls, 40 stalls above the minimum bylaw 
requirement, and 12 Class 2 stalls. Class 1 bicycle stalls are located on the parkade level, in 
proximity to the down ramp, and Class 2 stalls are provided for near the front entrance along 5 
Avenue NW, as well as at the rear of the development. A bike repair / maintenance room is 
provided on the main floor with access directly from the outside of the building, as well as via an 
internal corridor. 
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Transportation  
 
The area is well served by Calgary Transit with Sunnyside LRT Station approximately 200 
metres walking distance and bus stops (Routes 4, 5, and 104) located nearby on 5 Avenue NW 
and 10 Street NW providing service to the downtown and the University of Calgary.  
 
There is no on-street parking on the north side of 5 Avenue NW, immediately adjacent to the 
site. Eastbound and westbound bike lanes are included on 5 Avenue NW. 
 
Utilities and Servicing 
 
Water, and sanitary mains are available on 5 Avenue NW. A storm sewer main extension is 
required to service the site. A water main upgrade from 150 mm to 250 mm is required to 
support the development. All infrastructure upgrades are at the developer’s expense. A Sanitary 
Service Study was submitted and reviewed by Water Resources with no upgrades required. 
 
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 decision made by the Development Authority will be advertised in accordance with the 
Municipal Government Act. As this development permit is for a discretionary use, an appeal 
may be filed based on the decision on the entire permit, the decision to grant a relaxation, or 
any of the conditions placed on an approval. 
 
Applicant led engagement for the development proposal occurred prior to the formal submission 
of this development permit application and included a dedicated project website (launched 
September 2018), flyer and letter deliveries on multiple occasions, a pop-up booth (October 
2018, and January and February 2019), and an open house (held in November 2018). The 
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applicant’s community engagement synopsis is included in Attachment 4. Key themes that 
emerged from engagement included increased traffic and parking concerns, use of materiality, 
height, massing and site lighting. More information on what the applicant heard, and what they 
did can be found at www.fiveeleven.ca.  
 
Comments from the Hillhurst Sunnyside Community Association in response to the original 
submission that was circulated 19 February 2019 are included in Attachment 5. Comments 
provided were generally positive, noting that purpose-built rental is a welcomed addition to the 
community. Key suggestions included using a warmer colour of brick / stone, reducing the 
vertical appearance of the building, reducing the height on the west side of the building and 
giving greater consideration to the public realm and laneway interface. 
 
Administration received six letters generally in opposition to the application. Reasons for 
opposition are summarized below: 
 

 existing buildings are rental properties that are in good shape and should be kept; 

 building height and shadowing / loss of light for adjacent properties and Riley Park; 

 overlooking and loss of privacy; 

 increase in traffic and lack of parking in the area; and 

 increase in noise, general disturbance, and strain on existing infrastructure.  
 

Administration considered the relevant planning issues specific to the proposed development 
and has determined the proposal to be appropriate. The building conforms to the requirements 
of the DC Direct Control District, including height and floor area ratio and is in general alignment 
with the ARP. The building is stepped back at the fourth and sixth floors to minimize 
overlooking, shadowing and perceived building massing. The location of the site is in proximity 
to transit and local commercial, which supports reduced parking requirements. Infrastructure 
upgrades required to support the development have been identified and will be at the expense 
of the developer. 
 
Strategic Alignment 
 
This development permit proposal was evaluated based on its conformance to the applicable 
policy documents, summarized in the following sections. 
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan (SSRP) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
development builds on the principles of the Interim Growth Plan by means of promoting efficient 
use of land, regional infrastructure, and establishing strong, sustainable communities. 
 

http://www.fiveeleven.ca/
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Municipal Development Plan (Statutory – 2009) 
 
The subject site is located within the Residential - Developed - Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment of inner city communities that is similar in scale and built form to 
existing development, including a mix of multi-residential housing such as townhouses and 
apartments. The MDP also calls for a modest intensification of the inner city, an area serviced 
by existing infrastructure, public amenities and transit. 
 
The proposal is in keeping with relevant MDP policies as the development provides for greater 
housing mix and choice within the community, higher densities in proximity to primary transit 
and optimal use of existing infrastructure 
 
Hillhurst / Sunnyside Area Redevelopment Plan (Statutory – 1988) 
 
The subject site falls within the Transit Oriented Development Area of the Hillhurst / Sunnyside 
Area Redevelopment Plan (ARP), and is subject to the policies contained within Part II of the 
plan, which was added as an amendment by Council in 2009. The subject site is located within 
the Medium-Density Mid-Rise area as identified on Map 3.1: Land Use Policy Areas. The intent 
of the Medium-Density Mid-Rise area is to allow for higher density development in a street-
oriented mid-rise format. 
 
Density Bonusing 
 
In 2012 November, Council approved an amendment to the ARP to include density bonus 
provisions which allow for a density increase to the maximum floor area ratio specified in the 
ARP. The density increase is subject to either a contribution to the Hillhurst / Sunnyside 
Community Amenity Fund or the construction of an urban design initiative. In this case, the 
applicant has chosen to contribute to the fund. 
 
Map 3.2: Maximum Densities identifies the site in Area B and allows for an increase in the base 
density from a floor area ratio of 2.0 to a maximum of 4.0 through the density bonus provisions. 
The applicant proposes a floor area ratio of 3.0, which results in a required contribution of 
$42,244.98 to the Hillhurst / Sunnyside Community Amenity Fund for the bonusing of 1.0 floor 
area ratio. 
 
Social, Environmental, Economic (External) 
 
Development enabled by this application has the potential to allow more Calgarians the freedom 
to choose to live, work, and meet their day-to-day needs in a location well served by existing 
infrastructure and in close proximity to services and transit.  
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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 development does not trigger capital infrastructure investment and therefore 
there are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no significant risks associated with this application. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in alignment with applicable policies of the Municipal Development Plan and the 
Hillhurst / Sunnyside Area Redevelopment Plan. The proposed development has the potential to 
allow more Calgarians the freedom to choose to live, work, and meet their day-to-day needs in a 
location well served by existing infrastructure and in close proximity to services and 
employment.  

 
ATTACHMENT(S) 
1. Conditions of Approval 
2. Development Permit Plans 
3. Urban Design Review Panel Comments 
4. Applicant Engagement Synopsis 
5. Community Association Letter 
6. DC Direct Control District Bylaw 34D2016 
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Prior to Release Requirements 
 
The following requirements shall be met prior to the release of the permit.  All requirements shall 
be resolved to the satisfaction of the Approving Authority: 
 
Planning: 
 
1. Submit a total of seven (7) complete sets of Amended Plans (file folded and collated) to 

the Planning Generalist that comprehensively address the Prior To Release conditions 
of all Departments as specified below.   

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

a. Four (4) of the plan set(s) shall highlight all of the amendments.   
 

b. Four (4) detailed written response(s) to the Conditions of Approval document 
that provides a point by point explanation as to how each of the Prior to Release 
conditions were addressed and / or resolved.   

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

 
2. The applicant has indicated that a cash contribution will be used for bonusing. The cash 

contribution rate for 2019 is $18.14 per square meter over an FAR of 2.0.  
 

Remit payment (certified cheque, bank draft) to The City of Calgary for contribution to 
the Hillhurst / Sunnyside Community Amenity Fund as per DC Direct Control District 
(Bylaw 34D2016). 
 
Payment is based on the following: 
$18.14 per square metre x 2328.83 square metres = $42,244.98 

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

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

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

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

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

mailto:developmentservicing2@calgary.ca
http://www.calgary.ca/PDA/pd/Documents/urban_development/publications/DSSP2015.pdf
http://www.calgary.ca/PDA/pd/Documents/urban_development/publications/DSSP2015.pdf
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http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-
plan.pdf 

 
5. The proposal to construct public infrastructure storm sewers, watermains, and service 

connections within City rights-of-way requires the developer to execute an 
Indemnification Agreement to the satisfaction of the Manager, Urban Development. 

 
To initiate circulation and approval of the Work that will form part of the Indemnification 
Agreement, submit construction drawings online using your existing VISTA account at 
calgary.ca/vista.  At the time of submission of the construction drawings, the following 
items shall also be submitted: 
a. An 8 1/2” x 11” site plan indicating the construction boundaries. 
b. Indicate who will be party to the agreement, provide contact information and a 

certificate of title for adjacent lands associated with the construction of the 
infrastructure. 

c. A detailed description of the Work that will form part of the Indemnification 
Agreement (cubic metres of asphalt and / or concrete, pipe diameters for 
sanitary, storm and watermains and their respective lengths in linear metres) 
within the City right-of-way. 

d. A detailed cost estimate for the scope of Work including GST prepared by the 
contractor. 

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

shall execute an Off-Site Levy Agreement for the payment of off-site levies pursuant to 
Bylaw 2M2016. 
 
Should payment be made prior to release of the development permit, an Off-Site 
Levy Agreement will not be required.  
 
To obtain the off-site levy agreement, contact the Calgary Approvals Coordination, 
Infrastructure Strategist at 403-268- 3509 or email kyle.ross@calgary.ca or 
offsitelevy@calgary.ca.  

  
Transportation: 
 
7. Submit Construction Drawings for review and approval of the lane pavement 

requirement: 

 The grading plan along the lane must follow the profile of the lane. The current 
development plans indicate elevations at the same measurement along the entire 
lane property line. 

 The lane may need to be paved in concrete. 
 
8. Amend the plans to provide a parkade ramp cross section to the satisfaction of

 Transportation: 

 Amend the cross section to indicate elevations, transition lengths, and resulting 

grades per specification 454.1010.003   

 Ensure the cross section illustrates all transitions including the trench drain and 

the parkade floor. 

 

http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-plan.pdf
http://www.calgary.ca/PDA/pd/Documents/development/development-site-servicing-plan.pdf
http://www.calgary.ca/vista
mailto:kyle.ross@calgary.ca
mailto:offsitelevy@calgary.ca
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9. Amend the plans to ensure that all cross sections include transition lengths for each 
segment of the section (distances between grade changes). 

 
 
10. Remit a performance security deposit (certified cheque, bank draft, letter of credit) for 

the proposed infrastructure listed below within the public right-of-way to address the 
requirements of the Business Unit.  The amount of the deposit is calculated by Roads 
and is based on 100% of the estimated cost of construction. 

 
The developer is responsible to arrange for the construction of the infrastructure with 
their own forces and to enter into an Indemnification Agreement with Roads at the time 
of construction (the security deposit will be used to secure the work).  

 
Roads 
a. Construction of new concrete or asphalt lane paving, per Construction Drawings 

approval. 
b. Rehabilitation of existing driveway crossings, sidewalks, curb and gutter, etc., 

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

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

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

 
Roads 
a. Street lighting upgrading adjacent to the site.   

 
Parks: 
No comments. 
 

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

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

Development Authority.  
 
14. A Development Completion Permit shall be issued for the development; before the use 

is commenced or the development occupied.  A Development Completion Permit is 
independent from the requirements of Building Permit occupancy.  Call Development 
Inspection Services at 403-268-5311 to request a site inspection for the Development 
Completion Permit.  
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15. Upon completion of the main floor of the building proof of the geodetic elevation of the 
constructed main floor must be submitted to and approved by the Development Authority 
prior to any further construction proceeding.  Email confirmation to 
geodetic.review@calgary.ca.    

 
16. The walls, pillars and ceiling of the underground parkade shall be painted white or a 

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

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

for visibility. 
 
19. All roof top mechanical equipment shall be screened as shown on the approved plans.  
 
20. All areas of soft landscaping shall be provided with an underground sprinkler irrigation 

system as identified on the approved plans.  
 
21. Retaining wall(s) that are 1.2m or greater in height shall be located and constructed as 

shown on the approved plans released with this permit.   
 
22. Barrier-free parking stall(s) shall be clearly designated, signed and located close to the 

entrance of the building with barrier-free accessibility. 
 
23. Loading and delivery shall take place in the designated loading stall as shown on the 

approved plans and shall, at no time, impede the safety of pedestrian movements and 
use of the parking lot.  

 
24. The waste and recycling area shall be kept in a good state of repair at all times and the 

doors shall be kept closed while the enclosures are not actively in use for delivery or 
removal of refuse. 

 
Development Engineering: 
 
25. If during construction of the development, the developer, the owner of the titled parcel, or 

any of their agents or contractors becomes aware of any contamination,  
a.  the person discovering such contamination shall immediately report the 

contamination to the appropriate regulatory agency including, but not limited to, 
Alberta Environment, Alberta Health Services and The City of Calgary (311).  

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

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

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

 

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

 
The City of Calgary Guidelines for Erosion and Sediment Control can be accessed at: 
www.calgary.ca/ud (under publications). 

 
For all soil disturbing projects, the developer, or their representative, shall designate a 
person to inspect all erosion and sediment control practices a minimum of every seven 
(7) days and during, or within 24 hours of, the onset of significant precipitation (> 12 mm 
of rain in 24 hours, or rain on wet or thawing soils)  or snowmelt events.  Note that some 
practices may require daily or more frequent inspection.  Erosion and sediment control 
practices shall be adjusted to meet changing site and winter conditions. 

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

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

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

Management & Design Manual’ all to the satisfaction of the Director of Water Resources. 
 
29. The grades indicated on the approved Development Site Servicing Plan(s) must match 

the grades on the approved Development Permit plans.  Upon a request from the 
Development Authority, the developer or owner of the titled parcel must confirm under 
seal from a Consulting Engineer or Alberta Land Surveyor, that the development was 
constructed in accordance with the grades submitted on the Development Permit and 
Development Site Servicing Plan. 

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

building, payment shall be made for off-site levies pursuant to Bylaw 2M2016.   
 
Transportation: 
 
32. All residential and commercial loading shall take place from the rear lane only.   No 

loading, unloading or related activity shall take place on 5 AV NW. 
 
33. The developer shall be responsible for the cost of public work and any damage during 

construction in City road rights-of-way, as required by the Manager, Transportation 
Planning.  All work performed on public property shall be done in accordance with City 
standards. 

 

http://www.calgary.ca/ud
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34. Indemnification Agreements are required for any work to be undertaken adjacent to or 
within City rights-of-way, bylawed setbacks and corner cut areas for the purposes of 
crane operation, shoring, tie-backs, piles, surface improvements, lay-bys, utility work, 
+15 bridges, culverts, etc. All temporary shoring, etc., installed in the City rights-of-way, 
bylawed setbacks and corner cut areas must be removed to the satisfaction of the 
Manager of Transportation Planning, at the applicant's expense, upon completion of the 
foundation. Prior to permission to construct, contact the Indemnification Agreement 
Coordinator, Roads at 403-268-3505. 

 
Parks: 
 
35. Any damage to public parks, boulevards or trees resulting from development activity, 

construction staging or materials storage, or construction access will require restoration 
at the developer’s expense.  The disturbed area shall be maintained until planting is 
established and approved by the Parks Development Inspector. Contact 311 for an 
inspection.  

 
36. Public trees located on the park adjacent to the development site shall be retained and 

protected unless otherwise authorized by Urban Forestry. Prior to construction, install a 
temporary fence around the extent of the branches ("drip line") and ensure no 
construction materials are stored inside this fence. 

 
37. Tree protection information given as per the approved development permit does not 

constitute Tree Protection Plan approval.  Tree Protection Plan approval must be 
obtained separately through Urban Forestry. Visit www.calgary.ca or call 311 for more 
information.   

 
38. There shall be no construction access through the adjacent park lands. 
 
39. Stormwater or other drainage from the development site onto the adjacent municipal 

reserve parcel is not permitted.  Any drainage from private lots onto the adjacent 
municipal reserve upon development completion of the subject site must be resolved to 
the satisfaction of the Director, Parks and any damage resulting from unauthorized 
drainage will require restoration at the developer’s expense.  Resolution of drainage 
issues must be approved by the Parks Development Inspector. Contact the 
Development Inspector at 403-268-5325 for an inspection. 

 

http://www.calgary.ca/
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Airport Trail Interchanges 
 
EXECUTIVE SUMMARY   
 
The Airport Trail Phase 2 program completes the Airport Trail corridor from Deerfoot Trail to 
Stoney Trail, supporting the unimpeded flow of goods and vehicles to and from the Calgary 
International Airport, the growing logistics business around the Airport, and development in the 
City’s Northeast communities. The program is funded in partnership by the Government of 
Canada ($50 million), the Government of Alberta ($27.7 million), the Calgary Airport Authority 
($20 million, plus half the land costs) and the City ($20.65 million, plus half the land costs). The 
$153.35 million program includes the following projects: 
 

1. Extension of tender-ready Airport Trail NE, from 36 Street to 60 Street NE (under 
Construction); 

 
2. Construction of ring road access at Stoney Trail NE (southbound Stoney to westbound 

Airport Trail NE (in Preliminary Design); and  
 

3. Construction of two grade – separated bridge structures and associated ramps at 19 

Street NE and Barlow Trail NE, crossing over Airport Trail NE. 
 
This report provides an overview of the third project listed above.  
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission RECEIVE AND ACCEPT this report for information.  

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
On 2018 July 30 at the Combined Meeting of Council, Council approved a budget appropriation 
of $153.35 million to Program 859- Airport Trail Phase 2 (TT2018-0856). 
This followed previous Council direction: 
 

- 2012 December 03 – Council approved ‘Airport Trail Functional Planning Study’ 
(TT2012-0658). 

- 2014 May 26 – 2015 -2024 Investing in Mobility – Airport Trail was included as an 
unfunded transportation infrastructure project list (TT2014-0308). 

- 2017 April 10 – Council approved ‘The Review and Update of the 2012 Airport Trail 
Functional Planning Study” (TT2017-0168). 

- 2017 July 24 – Council approved the Airport Trail Corridor project for submission to the 
Government of Canada for funding under the National Trade Corridors Fund (C2017-
0614). 
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BACKGROUND 
 
Airport Trail NE serves as a key corridor in Calgary’s northeast communities, connecting 
Deerfoot Trail to Stoney Trail through the Airport Trail Tunnel. It is a key ‘Primary Goods 
Movement’ and ‘Primary Transit’ corridor and improves access in and out of the Calgary 
International Airport and adjacent lands.  
 
The Airport Trail Tunnel, which opened in May 2014, was constructed as the first phase of this 
vital East – West Corridor within Calgary.  The timing of the Airport Trail Tunnel construction 
coincided with the construction of the Airport’s new Runway, in order to significantly reduce 
ultimate construction cost. The Airport Trail Tunnel Agreement, signed by The City and the 
Calgary Airport Authority, tied connecting the tunnel through to Stoney Trail with the completion 
of grade separated bridge structures at 19 Street NE and Barlow Trail NE. Airport Trail Phase 2 
completes the corridor, and includes the following project components: 
 

- Airport Trail Extension, from 36 Street NE to 60 Street NE, began construction in the fall 
of 2018, and will form the road linking to Stoney Trail NE in the East; 

- Stoney Trail NE southbound to Airport Trail NE westbound ramp at the ring road; 
- Interchanges at 19 Street NE and Barlow Trail NE 

 
The project is proceeding at this time with contributions provided by our funding partners - $50 
million from the Government of Canada, and $27.7 million from the Government of Alberta. The 
Calgary Airport Authority is also contributing $20 million and half the land costs towards the 
project.  
 
A project rendering, with a view from the northwest, is included below, and as Attachment 1.  
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The Airport Trail Interchange configuration has been extensively studied through a succession 
of Functional Planning studies – in 2005, in 2012, and with the 2017 update. The close proximity 
of Barlow Trail NE and 19 Street NE means that the two grade separated structures and 
associated ramps essentially function as one interchange.  
 
A number of options were considered for the ultimate configuration, tied to Airport expansion 
considerations; and the selected interchange for construction has resulted in the most cost-
effective to date. The 2017 Functional Plan Update has shaved over $100 million off the 
ultimate costs identified in the 2012 Functional Plan. It is noted that this option does consider, 
and allow for, future LRT Airport access within the footprint of anticipated roadworks. The 
current interim orientation of interchanges under design is consistent with ultimate expansion, 
with no throw-away costs.  
 
Logistical and detour planning is a key component to the anticipated project success. 19 Street 
NE and Barlow Trail NE represent the only access points to the Calgary International Airport; 
and as such, multi-stage detours are proposed with the goal of meeting current levels of service. 
Key detour stages for Barlow Trail NE and 19 Street NE are appended as Attachments 2 and 3.  
 
One element of the interim Interchanges – 98 Avenue NE connecting east – west between 
Barlow Trail NE and 19 Street NE has been deferred until traffic demands require it. It is 
currently not needed, and the construction of it would require a relocation of the Budget Car 
Rental facility located on the acquired lands. A term-defined leaseback opportunity is currently 
under negotiation between Budget Car Rental and the City’s Real Estate and Development 
Services.   
 
The Public Art funding component is being held as required and will be dedicated to Public Art 
once the program proceeds at Council’s direction. Separate from Public Art funds, a number of 
different enhancements have been considered for this project, including aesthetic treatments to 
the MSE walls and facing girders, as well as lighting and other features. Some representative 
examples of options generated are attached to this Report as Attachments 4 and 5. These will 
be further refined, with selection based on collaboration between the City and the Calgary 
Airport Authority.  
 
Stakeholder Engagement, Research and Communication  
 
Engagement with the Public occurred during preparation of the 2012 Airport Trail Functional 
Plan.  
 
The Calgary International Airport is the primary stakeholder impacted by the project and has 
participated as a 50/50 planning and funding partner in both the original Airport Trail Functional 
Plan (2012), and the Review and Update of the 2012 Airport Trail Functional Planning Study 
(2017). They are also contributing $20 million in value towards the Interchanges and will share 
in 50 percent of the needed land costs.  
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Land needed for the Interchanges is currently being acquired through Expropriation. 
 
Communication efforts to date have centered around alignment with the Calgary Airport 
Authority to develop a consistent (City – Airport) communications message. Presentations have 
been made to the Airport Executive, and Town Hall availability to both staff and White Hatters. 
The Airport will coordinate communications to their stakeholders (airlines, concessionaires, 
taxis, buses and shuttles). City – led public open houses are planned prior to construction in the 
fall of 2019 and spring of 2020. Specific contact has been made with adjacent landowners at 
Oxford Properties and Budget Car Rental.  
 
Additional project information is found on the City of Calgary Website. Project updates are 
posted regularly, and the site will continue to be updated during construction and 
implementation of project detours.  
 
Strategic Alignment 
 
The project is aligned with City priorities providing a City that moves, supporting Transportation 
and Transit, and supporting an inland Port and Logistics District centered around the Airport.  
 
The Airport Trail Phase 2 Interchanges Project aligns with the following specific policies: 
 
Action Plan: #M3 - Invest in strategic road improvements in priority growth areas as funding 
becomes available by enhancing the design of transportation infrastructure and increasing 
connectivity. 
 
CTP: Transportation Goal #1: Align transportation planning and infrastructure investment with 
city and regional land use directions and implementation strategies.  
 
CTP: Transportation Goal #2 - Promote safety for all transportation system users by providing 
grade separation at key intersections. 
 
CTP: Transportation Goal #5 - Promote economic development by ensuring the efficient 
movement of workers and goods to and from the Airport, and to the City's Northeast. 
 
CTP: Transportation Goal #6: Advance Environmental Sustainability by increasing traffic 
network effectiveness and reducing idling time. 
 
CTP: Transportation Goal # 7 - Ensure transportation infrastructure is well managed by 
providing Northeast Calgary a crucial link between Deerfoot Trail N and Stoney Trail NE 
 
MDP: 2.5.1 Transportation choice - Maintain automobile, commercial goods and emergency 
vehicle mobility in Calgary while placing increased emphasis on sustainable modes of 
transportation (walking, cycling and transit) by providing increased connectivity and 
infrastructure for sustainable modes. 
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Pathway Connectivity, Accessibility  
 
Multi-use pathways are proposed along the west sides of both bridge structures for direct north-
south access into the Airport campus. The proposed pathways provide equal or better access 
than exists prior to construction. Additionally, the City is identifying future work that can be 
undertaken to extend a multi-use pathway connection between 19 Street NE and Barlow Trail 
NE. Planned pathway connections across the bridge structures are shown in Attachment 6, and 
a letter from the Airport supporting the pathway configuration attached as Attachment 7.  
 
Trees located on Airport property that will be removed to accommodate the work, will be 
replaced following construction. However, Airport operations typically do not promote tree 
coverage that encourages bird habitat in the vicinity of aircraft approach and take-off, so no new 
trees are planned.  
 
Social, Environmental, Economic (External) 
 
Social benefits include providing a direct goods and transportation movement between Deerfoot 
Trail N and Stoney Trail NE, improving goods and transportation movement to and from the 
Calgary International Airport, supporting adjacent commercial development in the vicinity of the 
Airport and along the Airport Trail Corridor, and provides fibre optic network redundancy.  
 
Environmental benefits include a reduction in Calgary’s economic footprint, reducing vehicle 
emissions by eliminating delays at existing Airport Trail traffic signals at 19 Street NE and 
Barlow Trail NE, and reducing travel time for vehicle trips to and from the City’s northeast 
communities.  
 
Economic benefits include stimulating investment in the vicinity of the Airport and along the 
corridor between Deerfoot Trail N and Stoney Trail NE; leveraging the previous investment in 
the Airport Trail Tunnel and providing the planned transportation and transit connections; 
stimulating job growth with the addition of 400 construction jobs; and facilitating the movement 
of goods and services.   
 
Financial Capacity 
 
Current and Future Operating Budget: 
 
Roads have provided estimates for ongoing annual operating budgets needed to maintain the 
new infrastructure as follows: 
 
 Bridge Structures - $16,000 per bridge for a total of $32,000 
 Roadways - $9,500 per lane-km, for a total of $92,340 
 
Current and Future Capital Budget: 
 
The total program is projected to cost $153.5 million, whereof the City share is $20.65 million, 
plus half the land costs.  
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Risk Assessment 
 
There are a number of potential risk elements identified for the Interchanges project. They 
include: 
 

- Land – needed for the project is being secured through expropriation, and negotiations 
are underway to permit a time limited leaseback to Budget Car Rental. Risk associated 
with the land is therefore significantly reduced.  

 
- Budget – expropriation of land adds uncertainty around ultimate land costs, which will 

not be finalized until well into the future. Additional risks exist with anticipated 
construction costs, as the project has yet to be put to the market.  
 

- Environment Provincial Water Act requirements have been retired. Potential exists for 
wetland impacts on Federal land and we are working with our Airport partner and 
Federal agencies to mitigate. Environmental contamination of the acquired land has 
been retired through a Phase I/II investigation of possible contaminants.  

 
ADMINISTRATION RECOMMENDATION TO CALGARY PLANNING COMMISSION 

Recommend that the Calgary Planning Commission RECEIVE AND ACCEPT this report for 
information.  

 
ATTACHMENT(S) 
1. Rendering of Finished Interchanges 
2. Key Barlow Trail Detour During Construction 
3. Key 19th St Detour Orientation During Construction 
4. MSE Wall Aesthetic Treatment 
5. Girder Front Facing Aesthetic Treatment 
6. Final Pathway Orientation into Airport Property 
7. YYC Pathway Support 
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Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2813 - 24A 
Street SW, LOC2019-0036 
 
EXECUTIVE SUMMARY   
 
This application was submitted by CivicWorks Planning + Design on 2019 March 13 on behalf of 
the landowner, Eagle Crest Homes LTD. The application proposes redesignation of the subject 
site from Multi-Residential – Contextual Low Profile (M-C1) District to the Mixed Use - General 
Frontage (MU-1f3.3h19) District to allow for: 
 

 a comprehensively designed mixed use development; 

 approximately 42 residential units (an increase from the current maximum of 20 
units); 

 a maximum floor area ratio (FAR) modifier of 3.3 (approximate building floor area of 
4,000 square metres); 

 a maximum building height of 19 metres (an increase from the current maximum of 
14 metres); and 

 the uses listed in the MU-1 District. 
 
The proposal requires an amendment to the Richmond Area Redevelopment Plan (ARP) and 
aligns with the applicable policies of the Municipal Development Plan.  
 
A development permit for a 42-unit multi-residential development has been submitted and is 
currently 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 3); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.12 hectares ± (0.30 acres ±) located 

at 2813 - 24A Street SW (Plan 5661O, Block 47, Lots 7 to 10) from Multi-Residential – 
Contextual Low Profile (M-C1) District to Mixed Use - General Frontage (MU-1f3.3h19) 
District; and 

 
4. Give three reading to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
CivicWorks Planning + Design submitted this application on 2019 March 13 on behalf of the 
landowner, Eagle Crest Homes LTD. As described in the Applicant’s Submission (Attachment 
1), the intent of the application is to enable the development of a five storey mixed-use multi-
residential development with commercial-retail units at-grade. The proposed building would 
contain 42 dwelling units in the community of Richmond, across from the recently closed 
Viscount Bennett Centre and Chinook Learning facility.  
 
CivicWorks Planning + Design submitted a development permit (DP2019-1660), 2019 April 08, 
for the proposed mixed use development is currently under review (Attachment 2). 
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Location Maps 
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Site Context 
 
The site is located at the southeast corner of Richmond Road SW and 24A Street SW in the 
community of Richmond, and is currently occupied by a three-storey, six-unit residential 
building. 
 
To the north, the adjacent neighbour, is a multi-residential development comprising 5 units in 
two storeys, circa 1945, designated Multi-Residential – Contextual Low Profile (M-C1) District.  
To the west, across an alley, are three single detached houses which a pre-application has 
been held to redesignate these to M-CG. To the east, across 24A street, is a dental clinic, circa 
1992, designated Commercial – Office (C-Of1.0h10) District. 
 
To the south, across Richmond Road SW, is the recently closed Viscount Bennett Centre, 4.65 
hectares ± (11.49 acre ±) site with redevelopment and intensification potential. 
 
As identified in Figure 1, the community of Richmond reached peak population in 1968. 
 

Figure 1: Community Peak Population 

Richmond 

Peak Population Year 1968 

Peak Population 5,080 

2018 Current Population 4,882 

Difference in Population (Number) -198 

Difference in Population (Percentage) -4% 
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 
 
This proposal allows for a range of building types and 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. 
 
  

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Capitol-Hill-Profile.aspx
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Land Use 
 
The subject site is currently designated Multi-Residential – Contextual Low Profile (M-C1) 
District. The proposed re-designation is to Mixed Use - General Frontage (MU-1) District, with a 
Floor Area Ratio (FAR) modifier of 3.3 and a height modifier of 19.0 metres.  The following table 
(Figure 2: Land Use Comparison) outlines the number of key distinctions between the current 
and proposed land use districts.   
 

Figure 2: Land Use Comparison 

 M-C1 MU-1f3.3h19 

Land Uses Multi-residential Mixed use 

Density 148 units per hectare n/a 

Height 
14.0m with 40% fourth floor 
area 

19.0m with stepback to the 
north from 11.0 m 

FAR n/a 3.3 

Residential parking 1.25 stalls/unit 0.75 stalls/unit* 

* Note that the development permit (DP2019-1660) is under review  

 
Development and Site Design 
 
The rules of the proposed MU-1 District will provide basic guidance for the future development 
of the site, including appropriate uses, height and building massing, landscaping and parking. 
Given the specific context of this site, additional items that have been considered though the 
concurrent development permit process include, but are not limited to: 
 

 ensuring an engaging built interface along Richmond Road SW; 

 building placement and thoughtful scale transitions by integrating stepback that follow 
approved city-wide policies; and 

 site appropriate vehicular access, parking and garbage pickup. 
 
Environmental 
 
A Phase I Environmental Site Assessment was submitted and is under review.  Further 
comments to follow as part of the review of the related development permit. 
 
Transportation 
 
A comprehensive Transportation Impact Assessment was not required as part of this application 
or the related development permit application. Site access and parking requirements have been 
reviewed through Transportation’s review of related DP2019-1660 and found to be satisfactory. 
The subject site is 700 metres from a future Southwest BRT station and well served by bus 
Routes 6, 18, 20, 63, and 112. 
 



Page 6 of 8 
Item # 7.2.2 

Planning & Development Report to   ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0682 
2019 June 06   
 

Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2813 - 24A 
Street SW, LOC2019-0036 
 

 Approval(s): S. Lockwood concurs with this report. Author: J. Heaven 

Utilities and Servicing 
 
Development servicing is under review through the development permit and development site 
servicing plan (DSSP) circulation processes as part of Water Resources’ review of DP2019-
1660. 
 
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 addition to Administration’s standard engagement approach applicant-led engagement 
included a public open house, on-site signage, postcards to nearby residents, and information 
available via a project website, email address, and phone number. 
 
An overview and ‘What We Heard’ report from the applicant-led engagement can be found in 
Attachment 2.  
 
A couple of individuals contacted Administration to discuss the proposal, expressing concerns 
including dust during construction and traffic impacts. The application did not receive comments 
from the Richmond Community Association, despite attempts from Administration and the 
applicant. 
   
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 
policy amendment and 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 Municipal Development Plan (MDP) proposes a compact urban form for Calgary by 
encouraging increased population and job growth to occur in the existing, built-up areas of the 
city. In particular, activity centres, corridors, and other areas that are well connected to the 
existing and future Primary Transit Network are identified as the primary areas to accommodate 
significant residential and employment growth. The MDP identifies this parcel as Inner City and 
is located next to a future BRT route. 
 
Richmond Area Redevelopment Plan (Statutory – 1986) 
 
The Richmond Area Redevelopment Plan (ARP), approved in 1985, places the subject site in 
the Medium Density Residential land use area.  An amendment to Map 2 of the ARP from 
Medium Density Residential to High Density Residential is necessary. The High Density 
Residential land use category is intended to accommodate a range of development types and 
intensities allowable under the proposed MU-1f3.3h19 District. (Attachment 3).   
 
Social, Environmental, Economic (External) 
  
Development enabled by this application has the potential to allow more Calgarians to choose 
to live in a location well served by existing infrastructure and close to services, employment, 
community amenities, and transit.  Increased development of the subject site has the potential 
to allow for population growth that will support local services and contribute to a livable and 
diverse community. 
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
Risk Assessment  
 
While the development permit application (DP2019-1660) has been submitted, Council’s 
decision on this application may or may not result in the development considered under the 
associated development permit application being realized. 
 
Given the flexible nature of allowable building forms in the proposed MU-1 District and the 
requirement for a new development permit to be submitted for review, potential risks associated 
with proceeding with different development concepts are limited. 
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REASON(S) FOR RECOMMENDATION(S): 
 
Administration recommends approval of this application due to its alignment with relevant 
planning policies contained in the Municipal Development Plan and the Richmond Area 
Redevelopment Plan as amended. The proposal has the potential to allow more Calgarians to 
choose to live in a location well served by existing infrastructure and close to services, 
employment, community amenities, and transit.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Development Permit/Engagement Overview 
3. Proposed Amendment to the Richmond ARP 
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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 0.12 hectares ± (0.30 

acres ±) located at 2813 - 24A Street SW (Plan 5661O, Block 47, Lots 7 to 10) 

from ‘Medium Density Residential’ to ‘High Density’ as generally illustrated in the 

sketch below: 
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Policy Amendment and Land Use Amendment in Beltline (Ward 11) at 1520 – 4 
Street SW, LOC2019-0045 
 
EXECUTIVE SUMMARY    
 
This application was submitted by Stantec Architecture on 2019 March 29 on behalf of the 
landowner Grosvenor Canada Limited c/o Suncor Energy Centre. The application proposes to 
change the designation of a portion of 1520 – 4 Street SW from DC Direct Control District 
(Bylaw 50D2018) to DC Direct Control District, based on the Centre City Mixed Use District 
(CC-CX) to allow for:  
 

 a broad range of commercial uses at the junction of two main streets; 

 an increase in base density from 5.0 floor area ratio (FAR) to 7.9 FAR to recognize the 
existing density/FAR developed on the site; and  

 an increase to the maximum bonus density from 8.2 to 9.0 FAR. 
 

A minor amendment to the Beltline 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 for a new 11-storey office building in place of an existing 10-
storey office building has been submitted and is under review. 
 

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

 
1. ADOPT, by bylaw, the proposed amendment to the Beltline Area Redevelopment Plan 

(Attachment 2); and 
 

2. Give three readings to the proposed bylaw. 
 

3. ADOPT, by bylaw, the proposed redesignation of 0.12 hectares ± (0.30 acres ±) located 
at 1520 – 4 Street SW (Portion of Plan 1910115, Block 120, Lot 51) from DC Direct 
Control District to DC Direct Control District to accommodate a new 11-storey office 
building with guidelines (Attachment 4); and 
 

4. Give three readings to the proposed bylaw. 
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PREVIOUS COUNCIL DIRECTION / POLICY 
 
At the 2018 February 20 Regular Public Hearing Meeting of Council, Council approved Bylaws 
9P2018 and 50D2018, which amended the ARP and redesignated multiple parcels in the 
Beltline from: 
 

 Centre City Mixed Use District (CC-X); 

 Centre City Commercial Corridor District (CC-COR); 

 Commercial – Corridor 1 (CCOR1f3h46) District; 

 Centre City Multi-Residential High Rise District (CC-MH); and  

 DC Direct Control District; 
to  

 DC Direct Control District to accommodate transfer of heritage density and 
mixed-use development.  

 
Refer to Land Use section below for background. 
 
BACKGROUND 
 
This application was submitted by Stantec Architecture on 2019 March 29 on behalf of the 
landowner Grosvenor Canada Limited c/o Suncor Energy Centre (Attachment 1). A 
Development Permit (DP2019-1505) for a new 11-storey office building with commercial uses at 
grade was also submitted by Stantec Architecture on 2019 March 29 and is under review 
(Attachment 6).  
 
The current development permit revises a development permit (DP2018-2886) previously 
approved by CPC for a phased mixed-use project involving the renovation of the existing office 
building on the subject site and the construction of two new residential towers to the north.  
 
The current development permit (DP2019-1505) seeks to deconstruct the existing office building 
and construct a new office building. A new building is proposed as it has been determined that it 
is more economical to deconstruct the existing office building and, in its place, rebuild a new 
office building that meets modern standards. 
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Location Maps  
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Site Context 
 
The subject site is located in the Beltline on the northeast corner of 17 Avenue SW and 4 Street 
SW. The site is approximately 0.12 hectares in size with approximate dimensions of 40 metres 
by 31 metres. The property is currently developed with a ten-storey office building with 
commercial uses at grade. 
 
To the north, on the south side of 15 Avenue SW, is a two-storey commercial building and 
surface parking lot. A development permit (DP2017-2886) has been previously approved by 
CPC for a phased development of a mixed-use project involving the renovation of the existing 
office building on the subject site and the construction of two new residential towers. 
 
To the north, on the north side of 15 Avenue SW, are a mix of apartment and single detached 
dwellings, designated Centre City Commercial Corridor District (CC-COR), DC Direct Control 
Direct (Bylaw 204Z81 and 102Z92) to allow for commercial uses in the buildings, and Centre 
City Multi-Residential High Rise District (CC-MH). 
 
To the east are three buildings converted to retail/restaurant use and low-rise office, designated 
Commercial – Corridor 1 (C-COR1f3h46) District. 
 
To the south, across 17 Avenue SW, is a two storey commercial building with multiple retail and 
consumer service spaces, designated Commercial – Corridor 1 (C-COR1f3.0h30) District. 
 
To the west, across 4 Street SW, is a single-storey commercial building with multiple retail and 
restaurant spaces, and another single storey commercial building containing the Rose and 
Crown pub, designated Commercial – Corridor 1 (C-COR1f3h46) District and Centre City 
Commercial Corridor District (CC-COR), respectively. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal allows for a range of building types that are comparable in scale to the existing 
development on-site. Although a minor amendment to the ARP is required, the proposal 
generally meets the objectives of applicable policies as discussed in the Strategic Alignment 
section of this report. 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
The existing DC Direct Control Direct (Bylaw 50D2018) contains four sites and was intended to 
accommodate the transfer of heritage density and mixed-use development.  
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Site 1, the south portion of the site, is based on the Centre City Mixed Use District (CC-X) with 
additional uses, and sets a maximum base density of 5.0 FAR with the ability to provide bonus 
initiatives that could provide for an additional 3.2 FAR, to a maximum of 8.2 FAR.  
 
Site 2, the north portion of the site, is based on the Centre City Multi-Residential High Rise 
Support Commercial District (CC-MHX) with additional uses, and received 2.55 FAR through 
heritage density from Site 3 and 4.  
 
Sites 3 and 4 were density donor sites for the purposes of the heritage density transfer to Site 2.  
The existing DC Direct Control District is attached as Attachment 3. No changes are proposed 
to the existing Sites 2, 3, or 4. 
 
The proposed DC Direct Control District remains the same as the existing land use, with 
exception to the following changes: 
 

 an increase in base density from 5.0 to 7.9 FAR to recognize the existing density/FAR 
developed on the site (an increase of 2.9 FAR or 3,450 square metres Gross Floor Area 
(GFA)); and  

 an increase in the maximum bonus density from 8.2 FAR to 9.0 FAR with bonusing 
provided (an increase of 0.8 FAR or 950 square metres GFA) on the existing Site 1. 

 
The base density is increased to recognize the density/FAR of the existing 1970’s building on 
the site. The increase in the base density of 2.9 FAR will recognize approximately 3,450 square 
metres of GFA or $930,000 of bonusing (expressed as Beltline Community Investment Fund - 
BCIF contribution) that would otherwise be required under the existing DC Direct Control 
District, based on the current land value set by the ARP.  
 
The proposed increase to the base and maximum bonus density/FAR are appropriate for this 
site as: 
 

 the existing developed density on the site was considered as part of a comprehensive 
planning analysis of existing density and amenities in the Beltline, and densities 
established through the adoption of the original Beltline ARP and Centre City Districts; 

 the new maximum base density recognizes the existing developed density on the site 
and accounts for a change in construction approach from a development permit 
previously approved by CPC; 

 a DC Direct Control District provides the ability to regulate specific characteristics of a 
proposal on a site specific basis, without creating precedent that applies city-wide; 

 new bonus density (density above the new base density/existing developed density) is 
still captured through bonusing mechanisms; and  

 the scale of future development allowable under the proposed DC District is similar to 
the existing development on the site.  

 
The proposed DC Direct Control Direct is attached as Attachment 4. 
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Development and Site Design 
 
The rules of the proposed DC Direct Control District provide guidance for redevelopment of the 
site including appropriate uses, FAR, building massing, landscaping and parking. 
 
Transportation 
 
A Transportation Impact Assessment was provided by the applicant to support assessment of a 
development permit application for the site, key findings are summarized below. 
 
Walking and Cycling 
Schools, commercial corridors, and parks are within walking distance of the subject site. The 
nearest full-service grocery store is within 950 metres (a 12 minute walk). 
 
Transit 
The site is within 850 metres (a 10 minute walk) of the Victoria Park-Stampede LRT Station and 
800 metres of the downtown core. Stops for Routes 3, 6, 7, 17, and 449 are within a block. 
 
Vehicle Access 
17 Avenue SW and 4 Street SW are both classified as Neighbourhood Boulevards in the 
Calgary Transportation Plan, and direct vehicle access from these streets is discouraged. The 
sites’ frontage along 15 Avenue SW provides multiple access options for vehicles including 
loading and servicing. 
 
Parking 
There is limited on-street parking along 4 Street SW in order to accommodate a well-used bus 
stop, and parking along 17 Avenue SW is prohibited during the afternoon peak. Parking along 
15 Avenue SW is managed through time limits and pricing in order to balance supply and 
demand, including provision for loading zones. 
 
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. 
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 
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Administration received a letter in support to the application from the Beltline Communities 
Association (Attachment 5).  
 
Administration received no letters of support or opposition to the application.  
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. The design compatibility 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. 
 
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 Activity Centres – Centre City area as identified on Map 
1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage developing high density residential and support services that support the Centre City 
as the business and cultural heart of the city.  
 
The proposal is in keeping with relevant MDP policies as the rules of the proposed DC Direct 
Control Direct provides for a development form that allows for a high-density mixed-use 
development.  
 
Beltline Area Redevelopment Plan: Part 1 (Statutory – 2006)  
 
The subject parcel is located within Area D as identified on Map 4: Density Areas in the ARP. 
The maximum base and bonus density for sites in Area D west of Centre Street is 3.0 FAR as 
identified in Table 5.1: Density Areas in the ARP. To accommodate the proposed DC Direct 
Control District, a minor amendment to Table 5.1 is required to provide a site specific increase 
to the allowable base and bonus density on the subject site (Attachment 2).  
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Social, Environmental, Economic (External) 
 
Development enabled by this application has the potential to allow more Calgarians to choose 
to live in a location well served by existing infrastructure and in close proximity to services, 
employment, community amenities and transit. Mixed-use development of the subject site has 
the potential to allow for population growth that will support local services and create a livable, 
diverse and high density urban community. 
 
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): 
 
Administration recommends approval of this application as it recognizes existing density 
developed on the subject site and due to its alignment with relevant planning policy contained in 
the Municipal Development Plan and Beltline Area Redevelopment Plan by supporting high-
density mixed-use development and intensification within the Centre City. 
  

 
ATTACHMENT(S) 
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3. Existing DC Direct Control District (50D2018) 
4. Proposed DC Direct Control District Guidelines 
5. Beltline Neighbourhoods Association Letter 
6. Development Permit (DP2019-1505) Summary 
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1. The Beltline Area Redevelopment Plan: Part 1, being Bylaw 2P2006, as amended, is 
hereby further amended as follows: 
 
(a) Delete Table 5.1 entitled ‘Density Areas’ and replace with the following: 
 

Table 5.1 Density Areas 

 

Density 
area 

Base density  
(Floor Area Ratio FAR) 

Maximum density with 
bonuses and transfers of 
density (in FAR) 

A 5.0 7.0 

B *3.0 for Commercial West of 
Macleod Trail 
5.0 for Commercial East of 
Macleod Trail 
5.0 for Residential/mixed-use 

*3.0 for Commercial West of 
Macleod Trail 
8.0 for Commercial East of 
Macleod Trail 
9.0 for Residential/mixed-use 

C 5.0 for Commercial 
8.0 for Residential/mixed-use 

8.0 for Commercial 
12.0 for Residential/mixed-use 

D 3.0 
7.9 For the southern portion 
of the parcel legally described 
as as Plan 1910115, Block 120, 
Lot 51 

3.0 West of Centre Street 
4.0 East of Centre Street 
9.0 For the southern portion 
of the parcel legally described 
as as Plan 1910115, Block 120, 
Lot 51 
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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) recognize the density of the existing development on the subject site as of the 
date of adoption of this Direct Control bylaw; 

 
(b) allow for a broad range of commercial uses at the junction of two main streets; 

and 
 
(c) implement the bonus density provisions of Part 11, Division 7 of Land Use Bylaw 

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

deemed to be a reference to the section as amended from time to time. 
 
Permitted Uses 
4 The permitted uses of the Centre City Mixed Use District (CC-X) of Bylaw 1P2007 are 

the permitted uses in this Direct Control District. 
 
Discretionary Uses 
5 The discretionary uses of the Centre City Mixed Use District (CC-X) of Bylaw 1P2007 

are the discretionary uses in this Direct Control District, with the addition of: 
 
 (a) Drinking Establishment – Large; 
 (b) Restaurant: Food Service Only – Large; 
 (c) Restaurant: Licensed – Large; and 
 (d) Restaurant: Neighbourhood. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Centre City Mixed Use District (CC-X) of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
7 (1) Unless otherwise referenced in subsection (2), the maximum floor area ratio is 

7.9. 
 
 (2) The maximum floor area ratio referenced in subsection (1) may be increased to 

9.0 in accordance with the bonus provisions contained in Part 11, Division 7 of 
Bylaw 1P2007. 
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A development permit application (DP2019-1505) was submitted by Stantec Consulting Ltd. 

on 2019 March 29. The development permit application is for a new 11 storey office 
building with commercial uses at grade and underground parkade. The following images 
from the development permit submission provide an overview of the proposal and are 
included for information purposes only. 
 
The development permit will determine the ultimate building design, number of units and 
site layout details such as parking, landscaping and site access. No decision will be 
made on the development permit application until Council has made a decision on this 
land use redesignation. 
 
 
Figure 1: West (left) and South (right) Elevations of Proposed Development 
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Figure 2: East (left) and North (right) Elevations of Proposed Development 

 
 
Figure 3: Site Plan/Landscape Plan 
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 Land Use Amendment in Walden (Ward 14) at multiple addresses, LOC2018-0273 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by Situated Consulting Co. on behalf of the 
landowners Genstar Titleco # 3 Limited on 2018 December 21. The application proposes to 
redesignate the subject site, comprised of six parcels, from a Multi-Residential – At Grade (M-G 
d60) District to a DC Direct Control District, based on the existing M-G d60 District with the 
additional use of a child care service. 
 
The proposal is in keeping with applicable municipal policies and guidelines including the 
Municipal Development Plan, the East Macleod Trail Area Structure Plan and the Child Care 
Service Policy and Development Guidelines.  
 
A development permit application has not 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 0.14 hectares ± ( 0.35 acres ±) located 
at 175, 179, 183, 187, 191 and 195 Walcrest Way SE, (Plan 16Y0162, Block 4, Lots 36-
41) from a Multi-Residential – At Grade (M-G d60) District to DC Direct Control District 
based on the Multi-Residential – At Grade (M-G) District to accommodate the additional 
use of Child Care Service, with guidelines (Attachment 3); and 
 

2. Give three readings to the proposed bylaw. 
 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This land use amendment was submitted by Situated Consulting Co on behalf of Genstar 
Titleco # 3 Limited on 2018 December 21. A development permit has not been submitted at this 
time. As noted in the Applicant’s Submission (Attachment 1), there is an intent to consolidate 
these parcels and develop a purpose-built child care service building on the site.   
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Source: The City of Calgary 2018 Civic Census 

Site Context 
 
The subject site is comprised of six undeveloped parcels in the southeast community of Walden. 
The site is bound by Walcrest Boulevard SE to the north and Walcrest Way SE to the east. Five 
undeveloped M-G d60 designated parcels are located to the south and five undeveloped M-G 
d60 parcels also exist to the west of the site, separated by a paved laneway.  
 
A public sidewalk exists along the site’s northern and eastern frontages. A recently completed 
public park exists across Walcrest Way SE. The surrounding area is currently developing with 
much of the public street network completed and a range of lower density residential 
developments including single and semi-detached dwellings and lower intensity multi-residential 
developments such as townhomes completed or nearing completion. 
 
As identified in Figure 1, Walden achieved its peak population in 2018, reaching 5,619 
residents. 
 

Figure 1: Walden Peak Population 

Walden 

Peak Population Year 2018 

Peak Population 5,619 

2018 Current Population 5,619 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

 
 
Additional demographic and socio-economic information may be obtained online through the 
Walden community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
In addition to the uses that are allowable under the existing M-G d60 District, this proposal will 
allow for the additional discretionary use of child care service through a Direct Control District. 
The proposal is in keeping with applicable legislation for this area as identified 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 subject site is currently designated as a Multi-Residential – At Grade (M-G d60) District. 
The M-G District is a multi-residential district with lower heights and densities that is intended be 
located in proximity to lower density forms of housing in developing areas in the city. The district 
is designed to provide all units with pedestrian access at-grade and contains provisions for 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Walden-Profile.aspx
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outdoor spaces for social interaction. The district’s density modifier of 60 units per hectare 
allows for a maximum of eight dwelling units on the site. The district’s minimum density 
requirement of 35 units per hectare requires that a minimum of five dwelling units be developed 
on the site. The district also allows for two forms of home-based child care for up to ten children 
(home based child care – class 1 and 2). 
 
This application proposes redesignating the site to a DC Direct Control District that is based on 
the existing M-G d60 District with the intent of: 
 

 allowing for the additional discretionary use of child care service; and 

 allowing for residential uses and development on-site that is consistent with the existing 
M-G d60 District and the surrounding area’s land uses and developments if a child care 
service is never realized or ceases. 

 
Land Use Bylaw 1P2007’s Special Purpose – Community Institution (S-CI) District was also 
considered as a potential district. However, as the S-CI District allows for a number of uses that 
would not necessarily be compatible in this location and context and does not contain residential 
uses to revert to if a child care service is not developed or ceases, it is believed to be less 
suitable and flexible than the proposed DC Direct Control District. 
 
Development and Site Design 
 
A discretionary use development permit will be required to develop a child care service use and 
the Applicant has met with Administration to share a preliminary development concept for the 
site. The ultimate building and site design as well as the number of children, on-site parking 
stalls, location of pick-up and drop-off stalls, and outdoor play areas will be determined through 
the development permit process. The child care service operators will also require Provincial 
licensing and thus the proposed facility will also be further evaluated by the Calgary Region 
Child and Family Services Authority. 
 
Any future child care service should strive to achieve a design that integrates harmoniously with 
the low density single and multi-residential development character in the area and incorporate 
design measures to mitigate and/or minimize as many of the commercially-oriented attributes 
often associated with child care service facilities that may impact adjacent residential 
developments. This could include the location of on-site pick-up and drop-off stalls, on-site 
parking, loading areas for deliveries and the location and design of waste management storage 
and pick-up facilities. 
 
The City’s Child Care Service Policy and Development Guidelines offer development guidelines 
for both multi-residential and low density residential sites. Notwithstanding that the proposed DC 
Direct Control District would be considered as a multi-residential site, it is recommended that 
many of the low density residential guidelines also be utilised to inform the design of a child care 
service use, including: 
  



Page 5 of 8 
Item # 7.2.4 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0786 
2019 June 20   
 

Land Use Amendment in Walden (Ward 14) at multiple addresses, LOC2018-0273 
 

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

 development of a building that is similar in scale, size and building coverage to other 
residential developments on the same blockface; 

 development of a building that limits access or egress and large window openings away 
from side setback areas that are adjacent to other residential developments; 

 strategic location and design of outdoor play spaces to minimize impacts on adjacent 
residential developments – including restricting the placement of any play structures in a 
side setback area and incorporation of maximum structure heights if placed in a front 
yard setback to ensure the aesthetic of the streetscape is not negatively impacted; and  

 upholding restrictions on the number and size of any identification signage to ensure the 
residential aesthetic of the development is maintained. 

 
If feasible, Administration also recommends that any purpose-built child care service be 
designed in a manner that may allow for adaptive re-use of the building for other uses in the 
district including for multi-residential development should the child care service use ever cease. 
 
Lastly, as per the Child Care Service Policy and Development Guidelines, early and ongoing 
communication between the operator and the surrounding neighbours is often an important 
factor in the successful approval of a child care service facility. Administration encourages the 
operator to engage in communication initiatives such as the development of a 'Good Neighbour 
Agreement' to establish accountability and cooperation and to build relationships that are 
responsive to the needs of neighbours and the service provider.  
 
Environmental 
 
There are no known environmental conditions or concerns associated with the site which is 
already subdivided and designated for residential purposes. While an Environmental Site 
Assessment was not required for this application, the Applicant did provide Administration with a 
copy of the Phase I Environmental Site Assessment for the area which was originally submitted 
in support of the approved outline plan for this area (LOC2014-0176).  
 
Transportation 
 
A Transportation Impact Assessment and parking study was completed in support of the land 
use application. The area road network can support the proposed child care service 
development. The parking supply and design will be determined at the development permit 
application stage. The subject site has vehicular and pedestrian access from Walcrest Way SE 
and Walcrest Boulevard SE, with the main vehicular parking area to be accessed from the lane.  
 
There are future bus stops on Walgrove Boulevard SE which is located approximately 250 
metres from the subject site. Existing sidewalks are located along both sides of Walcrest Way 
SE and Walcrest Boulevard SE which will support the child care service. On-street parking is 
available and unregulated in the area. 
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Utilities and Servicing 
 
The site is located within the Walden Phase 52 subdivision which has provided water, sanitary, 
and storm mains within Walcrest Way SE that can service the site. The existing mains are 
adequately sized to support this proposed land use amendment. However, because each 
individual lot has been pre-serviced to accommodate rowhouse style development, the existing 
service connections will need to be removed and upgraded with a single set of service 
connections sized appropriately for the proposed development at the development permit stage. 
 
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.  
 
A letter in support of the proposal was submitted by the Walden Community Association 
(Attachment 2). No citizen comments were received by the Calgary Planning Commission report 
submission date. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, 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 strategic and efficient use of land. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with policy direction of the Interim Growth Plan. The proposed land 
use amendment builds on the principles of the Interim Growth Plan by promoting efficient use of 
land, regional infrastructure, and by establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
 
The Municipal Development Plan (MDP) encourages the development of individual and 
community health and the overall promotion of a good quality of life for citizens. City-wide MDP 
policies for Creating Great Communities specifically recognizes child care services as integral 
parts of ‘complete communities’ and supports the accommodation of these services as 
appropriate within residential communities and workplace contexts.   
 
In addition to the MDP’s specific child care policies, the site is identified as a Residential 
Developing Area – Planned Greenfield with Area Structure Plan in the MDP. These are areas 
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that have local area policy plans (Area Structure Plans) in place and are in the process of 
developing. Typically, these areas are characterized as relatively low-density residential 
neighbourhoods containing single-detached housing, smaller pockets of multi-residential and 
locally-oriented retail in the form of strip developments located at the edges of communities.  
  
East Macleod Trail Area Structure Plan (Statutory – 2007) 
 
The East Macleod Trail Area Structure Plan (ASP) provides local planning policy for the area 
and supports the creation of a range of housing opportunities and choices, mixing of land uses 
and utilization of green infrastructure and buildings. 
 
The ASP also encourages a community structure with pedestrian-oriented development with a 
full range of daily goods, services and amenities within walking distance of all households. 
Community adaptability, including a land use and public system framework which allows for 
development adaptability and intensification over time within selected locations is also an 
important objective of the plan (Section 4.5).  
  
The proposed DC Direct Control District which allows for either residential development or a 
child care service supports the ASP as it is flexible and can meet the needs of the community in 
the near term and be responsive to lifestyle changes as the community changes over time. 
  
The site is also in close proximity to an identified Neighbourhood Node in the ASP which is 
intended to be a hub for social interaction for the surrounding residential areas and to provide 
transit-supportive uses such as schools, daycares and local commercial uses adjacent to transit 
stops.  
 
Child Care Service Policy and Development Guidelines (Non-statutory – 2009) 
 
In addition to the above supporting statutory policies, The City has also adopted Child Care 
Service Policy and Development Guidelines which are intended to provide land use and 
development guidance for the development child care service facilities throughout the city.  
  
These guidelines are in place to ensure that there are opportunities to develop accessible child 
care services of different sizes in a variety of land use districts, to provide development 
guidelines to manage the impact of these services in low density areas and to aid in the use of 
discretion for child care services in other contexts.  
  
This land use proposal is supported by the overall policy guidelines which recognize that child 
care services are an integral part of complete communities and that they may be included as a 
discretionary use within all multi-residential areas, neighbourhood or commercial areas and 
workplace contexts (Overall Policy A.1, A.7 and A.9, p. 1).  
 
More specific child care service development guidelines for multi-residential districts are also 
contained within the policy (Development Guidelines E.1 – E.6, p. 5). These guidelines are 
intended to inform more detailed site and building design at the development planning stage.  
CPAG believes that the site’s characteristics will allow for these specific development guidelines 
to be realized. 
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Social, Environmental, Economic (External) 
 
The proposed land use allows for the development of a Council-recognized essential service for 
citizens and contributes toward the goal of realizing complete communities. The DC Direct 
Control District which allows for greater use flexibility (e.g. a child care service and/or residential 
uses) enables greater ability to adapt to changing needs of a community over time.  
 
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 consistent with applicable polices of the Municipal Development Plan, the East 
Macleod Trail Area Structure Plan and the Child Care Policy and Development Guidelines and 
will support the development of child care service that contribute to the goal of establishing 
complete communities within the city. 
  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Community Association Letter 
3. Proposed Direct Control District Guidelines 
 



  
 CPC2019-0786 
 Attachment 1 
  
Applicant’s Submission 

 

CPC2019-0573 - Attach 1  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2019-0786 
 Attachment 2 
  

Community Association Letter 
 

CPC2019-0573 - Attach 2  Page 1 of 1 
ISC:  UNRESTRICTED 

 



 



  
 CPC2019-0786 
 Attachment 3 
  

Proposed Direct Control District Guidelines 
 

CPC2019-0573 - Attach 2  Page 1 of 2 
ISC:  UNRESTRICTED 

 
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) accommodate the additional use of Child Care Service. 
 
Compliance with Bylaw 1P2007  
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

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

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

Permitted Uses 
4 The permitted uses of the Multi-Residential – At Grade (M-G) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
Discretionary Uses 
5 The discretionary uses of the Multi-Residential – At Grade (M-G) District of Bylaw 

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

(a) Child Care Service. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Multi-Residential – At Grade (M-G) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Density  
7 (1) The minimum density is 35 units per hectare. 
   
 (2) The maximum density is 60 units per hectare. 
 
Relaxations  
8 The Development Authority may relax the rules contained in Section 7 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Land Use Amendment in Dover (Ward 9) at 2903 - 28 Street SE, LOC2019-0042 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Allure Fine Homes Inc c/o Max Tayefi on 2019 March 27. The 
land use amendment proposes the redesignation of a 0.37 hectare ± (0.91 acre ±) parcel from 
Special Purpose – Future Urban Development (S-FUD) District to Multi-Residential – Contextual 
Low Profile (M-C1) District. This proposal is intended to allow for: 
 

 a comprehensive development of the subject parcel for multi-residential buildings; 

 a maximum of 54 dwelling units;  

 a maximum height of 14 metres; and 

 the uses listed in the M-C1 District. 
 
This proposal aligns with applicable Municipal Development Plan and local area policy.  
 
No development permit has been submitted with this application. 
 

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

1. ADOPT, by bylaw, the proposed redesignation of 0.37 hectares ± (0.91 acres ±) located 
at 2903 - 28 Street SE (Plan 7675AC, Block 5) from Special Purpose – Future Urban 
Development (S-FUD) District to Multi-Residential – Contextual Low Profile (M-C1) 
District; and 
 

2. Give three readings to the proposed bylaw. 
 

 
PREVIOUS COUNCIL DIRECTION / POLICY  
 
None 
 
BACKGROUND 
 
This application was submitted by Allure Fine Homes Inc c/o Max Tayefi on 2019 March 27. The 
land use amendment proposes to redesignate the land to allow for comprehensive development 
of the site as multi-residential buildings. As per the Applicant’s Submission (Attachment 1), the 
intended built form is townhouses with an internal drive aisle accessible from 28 Avenue SE. 
 
No development permit has been submitted with this application. 
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Location Maps 
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Site Context 
 
The parcel is located in the community of Dover within southeast Calgary. The site is currently 
undeveloped. To the north, across 28 Avenue SE, is another vacant parcel with townhouses on 
a parcel beyond. To the east, across 28 Street SE, is a residential neighbourhood comprised of 
single detached and semi-detached dwellings. The West Dover School (K-5) is also nearby to 
the east. Directly to the west is a three storey multi-residential building. To the south is a place 
of worship and Valleyview Park. 
 
As identified in Figure 1, below, the adjacent community of Dover has experienced a population 
decline from its peak in 1982. 

 
Figure 1: Community Peak Population 

  Source: The City of Calgary 2018 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Dover community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal represents an increase in density and allows for a building type that has the ability 
to be compatible with the established building form of the existing neighbourhood and 
complementary to development to the west. 
 
Planning Considerations  
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use  
 
The current designation of the parcel is Special Purpose – Future Urban Development (S-FUD) 
District, which is intended to protect lands for future urban forms of development and density by 
restricting premature subdivision and development of parcels of land, while allowing for a limited 
range of temporary uses that can easily be removed when land is redesignated. 
 
The proposed Multi-Residential – Contextual Low Profile (M-C1) District allows multi-residential 
development of low height and medium density and is intended to be in close proximity or 
adjacent to low density residential development. The M-C1 District allows for a maximum 
building height of 14 metres. There is no listed maximum floor area ratio. The M-C1 District 
does have a density limit of 148 units per hectare (60 units per acre) which will allow for a 

Dover 

Peak Population Year 1982 

Peak Population 11,953 

2018 Current Population 10,514 

Difference in Population (Number) -1,439 

Difference in Population (Percent) -12% 
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maximum of 54 units on the subject parcel. Given the context of the site, this land use 
redesignation will support local services and businesses and be complementary to the nearby 
residential neighbourhood. 
 
Development and Site Design 
 
The purpose of this application is to allow for townhouses with an internal drive aisle. When 
development permits for the site are submitted, they will be reviewed by Administration to 
assess the proposal against the relevant bylaws, policies, and guidelines. 
 
Environmental 
 
No environmental issues have been identified at this time. 
 
Transportation 
 
Pedestrian and vehicular access to the site is currently available from 28 Avenue SE and 28 
Street SE. The site is served by Calgary Transit Route 155 West Dover / Forest Lawn with a 
bus stop directly in front of the site on 28 Street SE. On-street parking is permitted on both 28 
Avenue SE and 28 Street SE. The site is located adjacent to Valleyview Park and a regional 
pathway within the park that provides walking and cycling connections to the Bow River 
Pathway system. 
 
Utilities and Servicing 
 
Sanitary sewers are presently available to service the development. At the development permit 
stage, a sanitary servicing study may be required to determine whether off-site upgrades are 
required. 
 
Water and storm sewer mains are available and can accommodate the potential redevelopment 
of the subject site without the need for off-site improvements at this time. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised online.  
 
The Dover Community Association had no objections to the proposal.  No letters of objection or 
support from adjacent landowners or the general public were received by Administration.  
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
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Strategic Alignment 
 
South Saskatchewan Regional Plan (2014)  
 
The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns.  
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment and policy amendment builds on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities.  
 
Municipal Development Plan (Statutory – 2009)  
 
Map 1: Urban Structure of the Municipal Development Plan (MDP) identifies the subject 
site as being located within the Developed – Established area.  There are design briefs 
for the area but no statutory local area plan. Section 3.5 of the MDP addresses 
Developed Residential Areas and encourages modest redevelopment of the Established 
Areas in a form and nature that respects the scale and character of the neighbourhood. 
A redesignation to M-C1 is compatible with the context of the site and represents modest 
intensification. 
 
There is no statutory local area plan for the subject area.  There are two non-statutory 
documents, the 1974 Dover Design Brief and the 1995 Dover Land Use Study. The 
application generally aligns with both. 
 
Social, Environmental, Economic (External) 
 
The proposed land use district provides for a range of residential opportunities that may 
accommodate the needs of different demographic categories. 
  
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
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Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
The proposed land use redesignation is consistent with the applicable policies of the Municipal 
Development Plan and the land use is compatible with adjacent development. This proposal 
would help maintain population in an area experiencing population decline. 

 
ATTACHMENT(S) 
1. Applicant’s Submission 



  
 CPC2019-0757 
 Attachment 1 
  

Applicant’s Submission 
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MT-Arch has been retained by Allure Fine Homes Inc. to pursue a land use re-designation for 
2903 28th Street SE in the neighborhood of Dover. At present, the empty site located at the 
corner 28 Ave SE and 28 St SE is designated as S-FUD (Future Urban Development). 
 
We are pursuing a land use change to M-C1.The proposed re-designation provides an 
opportunity to develop the site to what is compatible with the neighborhood currently comprised 
of single detached and multi-family dwellings. 
 
The proposed development will be townhouses with an internal road accessible from 28 Ave 
SE.  
 
As part of our process, we engage the community on our projects at the early stages of 
development. Last February, we started a conversation with members of the neighborhood 
association showing them the preliminary schematics with a commitment to keeping them 
updated as the proposed development progresses. 
 
We look forward to your support for our application. 
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Policy Amendment and Land Use Amendment in Parkhill (Ward 11) at 3604 
Parkhill Street SW, LOC2019-0035 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Kyle Letby on 2019 March 07 on behalf of himself and 
Christine Letby (the landowners). The land use amendment proposes the redesignation of a 
0.067 hectares ± (0.166 acres ±) parcel from Residential – Contextual One / Two Dwelling (R-
C2) District to Multi-Residential – Contextual Medium Profile (M-C2) District in the southwest 
community of Parkhill. This proposal is intended to allow for: 
 

 a comprehensive redevelopment of the subject parcel as a live-work and residential 
building; 

 a maximum height of 16 metres (an increase from the current maximum height of 10 
metres); 

 a maximum floor area of 1,680 square metres ±; and 

 the uses listed in the M-C2 District. 
 
An amendment to the Parkhill / Stanley Park Area Redevelopment Plan is required to 
accommodate the proposed land use redesignation. The proposed land use amendment is 
consistent with the applicable policies of the Municipal Development Plan. No development 
permit has been submitted with this application. 
 

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

Redevelopment Plan (Attachment 2); and 
 
2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.07 hectares ± (0.17 acres ±) located 

at 3604 Parkhill Street SW (Plan 1742S, Block C, Lots 1 to 3) from Residential – 
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Medium 
Profile (M-C2) District; and 

 
4. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
This application was submitted by Kyle Letby on 2019 March 07 on behalf of himself and 
Christine Letby (the landowners). This application proposes to change the land use designation 
of the site from Residential – Contextual One / Two Dwelling (R-C2) District to Multi-Residential 
– Contextual Medium Profile (M-C2) District to allow for residential and small-scale live-work 
development. 
 
No development permit has been submitted with this application. 
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Location Maps 
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Site Context 
 
The parcel is located in the community of Parkhill within southwest Calgary. The site is currently 
developed with a single detached dwelling. The mixed-use development known as Mission 34 is 
across Mission Road SW to the north of the subject site. The development is of a form and 
scale that is similar to the Multi-Residential – Contextual Medium Profile (M-C2) District 
proposed in this application. To the west, south and east of the subject site are low density 
residential lands that have been developed with single detached and semi-detached dwellings. 
Further to the east of the site is Macleod Trail SE, which has a variety of commercial 
development. 
 
As identified in Figure 1, below, the adjacent community of Parkhill has experienced a 
population decline from its peak in 1968. 
 

Figure 1: Community Peak Population 

Parkhill 

Peak Population Year 1968 

Peak Population 1,739 

2018 Current Population 1,693 

Difference in Population (Number) -46 

Difference in Population (Percent) -3% 
Source: The City of Calgary 2018 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Parkhill community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal represents an increase in density and allows for a building type that has the ability 
to be compatible with the established building form of the existing neighbourhood and 
complementary to development across the street. 
 
Planning Considerations  
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use  
 
This application proposes to change the land use designation of the site from Residential – 
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Medium Profile 
(M-C2) District to allow for residential and small-scale live-work development. The existing R-C2 
District is intended to accommodate existing residential development and contextually sensitive 
redevelopment in the form of duplex dwellings, semi-detached dwellings, and single detached 
dwellings.  

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Parkhill-Profile.aspx
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The proposed land use district is the M-C2 District, which provides for multi-residential 
development in a variety of forms at medium height and medium density. The district does not 
limit density based on the number of dwelling units, but rather limits density through building 
form with a maximum floor area ratio of 2.5. The proposed district would allow for approximately 
1,675 square metres of floor area to be developed under the 16 metre height limit. It may be 
applied in close proximity to, or adjacent to, low density residential development and is intended 
for locations at community nodes or transit and transportation corridors and nodes. The subject 
site meets the location criteria of the M-C2 District. 
 
Development and Site Design 
 
The purpose of this application to allow for additional residential density and live-work units. 
When development permits for the site are submitted, they will be reviewed by Administration to 
assess the proposal against the relevant bylaws, policies, and guidelines. 
 
Environmental 
 
No environmental issues have been identified at this time. 
 
Transportation 
 
Pedestrian and vehicular access to the site is currently available from Mission Road SW and 
Parkhill Street SW.  There is no rear lane.  The site is located within a 600 metre radius of the 
39 Avenue Red Line LRT Station and is therefore within the Transit Oriented Development 
area.  The site is served by Calgary Transit Route 449 Eau Claire / Parkhill with a bus stop 
approximately 100 metres west of the site on Mission Road SW.  On-street parking is permitted 
on Mission Road SW, however on-street parking is prohibited along the frontage of the site on 
Parkhill Street SW.  
 
Utilities and Servicing 
 
Water, sanitary, and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised online.  
 
The Parkhill Stanley Park Community Association did not respond to the circulation. One letter 
of objection and one of support from adjacent landowners or the general public were received, 
and only a small number of enquiries were responded to by Administration. 
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Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised.  
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014)  
 
The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns.  
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment and policy amendment builds on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities.  
 
Municipal Development Plan (Statutory – 2009)  
 
The site is located within the borders of the Macleod Trail Urban Main Street as shown on Map 
1: Urban Structure of the Municipal Development Plan (MDP) and as defined through policy 
(two blocks on either side of a Main Street). Urban Main Streets are intended to have a mix of 
uses and achieve a minimum density of 200 people and jobs per hectare (overall).  This 
application is supported by MDP policy.  
 
Parkhill / Stanley Park Area Redevelopment Plan (Statutory – Revised 2017) 
 
The site is located within the Low Density Residential Conservation and Infill policy category of 
the Parkhill / Stanley Park Area Redevelopment Plan (originally adopted in 1994, revised in 
2008 and 2017). This category does not support the proposed redesignation and an 
amendment to the Area Redevelopment Plan is being proposed along with the redesignation.   
 
The proposed amendment will change the classification of this site from Low Density 
Residential Conservation and Infill, to Low/Medium Density Multi-family. The MDP is used to 
evaluate applications to amend local area plans such as the ARP. The MDP envisions more 
urban development for the area than the ARP does and so the policy amendment to bring the 
ARP into greater alignment with the MDP is supported. 
 
Social, Environmental, Economic (External) 
 
The proposed land use district provides for residential and live-work opportunities that may 
accommodate the needs of different demographic categories.  
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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 proposed policy amendment and land use redesignation are consistent with the applicable 
policies of the Municipal Development Plan. The land use is compatible with adjacent 
development and complementary to newer development across the street to the north.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Amendments to the Parkhill Stanley Park ARP 
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Planning Analysis 
 
Address: 3604 Parkhill Street SW, Calgary, Alberta Lots 1-3, Block C, Plan 1742S 
Applicant: Kyle Letby 
Current Land Use: R-C2 
Proposed Land Use: M-C2, f2.5 
 
Location 
 
The subject site is located at 3604 (Lots 1-3, Block C, Plan 1742S) on the corner of Parkhill 
Street and Mission Road. It comprises approximately 0.0678 hectares (0.17 acres) and is 
owned by the Letby family who are also the applicants for this land use designation. The site is 
situated on a corner lot that hosts a steep grade and currently has one single family residence 
with a driveway off Parkhill Street. Currently the site does not provide much in terms of 
streetscape to Mission Road other than a retaining wall and some landscaping. The steep 
grading on the site, combined with the retaining wall effectively produce a barrier wall between 
the site and Mission Road. This property has been owned by the applicant for many years and 
they are currently looking to develop it by removing the house and constructing a mixed use 
apartment building in its place. 
 

 
 
Map 3 Stanley Park / Parkhill ARP, Consolidated Office Version 2017 May 
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Surrounding context 
 
The existing house currently forms part of a low density residential streetscape along Parkhill 
Street consisting of a variety of 1-2 storey houses ranging from renovated craftsmen style 
homes over 100 years old to recently constructed modern infill housing. The adjacent properties 
directly to the south and across Parkhill street to the west are renovated 2-storey single family 
properties. To the north is a very recently constructed apartment building marketed by the 
developer as Mission 34 which houses approximately 47 residential units and has commercial 
space for lease on the main floor. 
 
Current and Proposed Land Use Designation 
 
Current 
 
The current land use designation of the subject site is RC-2 Contextual One & Two Dwelling 
Residential district. This is also the current land use of properties to the south and west while 
properties to the north and east have been zoned as Direct Control districts. The Direct Control 
Districts are intended to facilitate current and future development as part of the 2011 Mission 
Road Main Street Innovation Project which encourages these lots to be redeveloped as multi-
residential developments with some mixed uses. In the Stanley Park / Parkhill ARP there is a 
description of this Innovation Project and a map that indicates the intended location of the 
project along Mission Road (Refer Figure 6 on the next page). Both sides of Mission Road are 
designated from Macleod Trail to Parkhill Street as part of this special policy except for the 
Letbys’ site. 
 
Proposed 
 
In order to allow the Letbys’ project to become part of the mixed use fabric developing along 
Mission Street, they are proposing to re-designate the land use of their site from RC-2 to MC-2. 
This change will allow for the construction of a building up to 16m high but with an 11m 
restriction of the height adjacent to residential lots and 10m along the street. Further restrictions 
on building area and height that the MC-2 land use provides includes a maximum FAR of 2.5. 
Based on preliminary building and site designs and a planning analysis, the proposed land use 
on this particular site will support 3 stories of residential apartments on a one storey parkade 
accessing Mission Road. 
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Figure 6 Stanley Park / Parkhill ARP, Consolidated Office Version 2017 May 
  
ARP Amendment 
 
In order to proceed with an application for land use re-designation, an application to amend the 
Stanley Park / Parkhill ARP is also being submitted. The amendment would consist of modifying 
only the subject site indicated on maps in the ARP to indicate the proposed land use. Based on 
the fact that the subject site is located along Mission Road and is a corner lot with only one low-
rise adjacency and is directly across the road from an existing multifamily condo complex, the 
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amendment to the ARP is deemed to have a minimal impact on the surrounding residential 
community. 
 
Project Vision 
 
It has long been the Letby family’s dream to redevelop their property at 3604 Parkhill Street SW 
with a project that would not only provide them with some investment opportunity but to also 
transform the site and streets it faces into a highly engaging, interactive place with an exciting 
development. The subject site on the corner of Parkill Street and Mission Road is next to an 
area which has been undergoing a slow but steady process of revitalization and densification as 
part of the Parkhill Area Redevelopment Plan (ARP). The development is seeking to preserve 
the pedestrian oriented streetscape and scale of Parkhill Street while opening up the north 
portion of the site to Mission Road as an interactive façade including the common apartment 
entry, parkade access, suite balconies. The steep grade along the site can be utilized to conceal 
most of the parkade and keep the building height lower along Parkhill Street while it opens up 
along Mission Road. This innovative approach to the building grade allows the development to 
provide at-grade access at both the higher Parkside Street grade line and at the lower Mission 
Road parkade level. The intent is to provide a unique apartment development that provides high 
quality spaces and encourages interaction and neighbourhood values. 
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1. The Parkhill / Stanley Park Area Redevelopment Plan, being Bylaw 20P94, as amended, 
is hereby further amended as follows:  

 
(a) Amend a portion of Map 3 entitled ‘Land Use Policy Areas’ by changing 0.07 

hectare ± (0.17 acre ±) located at 3604 Parkhill Street SW (Plan 1742S, Block C, 
Lots 1 to 3) from ‘Low Density Residential Conservation and Infill’ to 
‘Low/Medium Density Multi-family’, as generally illustrated in the sketch below: 
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Land Use Amendment in Forest Lawn Industrial at 2601 - 52 Street SE, 
LOC2018-0261 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Form 3 Design 2004 on behalf of the landowner Tribune 
Developments Inc on 2018 November 29. This application proposes to change the land use 
designation of approximately 9.14 hectares (22.59 acres) of an approximately 16.76 hectares 
(41.42 acres) brownfield land in the Forest Lawn Industrial area to allow for an industrial 
bareland condominium. 
 
The site is designated as Industrial – General (I-G) District, with an Industrial – Edge (I-E) 
District in the eastern portion of the property, along 52 Street SE. The proposed land use 
redesignation involves redesignating all I-E lands and a portion of the I-G lands to Industrial –
Commercial (I-C) District to allow for: 
 

 light industrial uses without size limitations;  

 small scale commercial uses;  

 a maximum floor area ratio of 1.0 (the same allowed in the I-E and I-G Districts);  

 maximum height of 12.0 metres (no change in the I-E areas; a decrease of 4.0 metres in 
the I-G areas); and  

 the uses listed in the I-C District.  
 

The proposed land use amendment is consistent with the applicable policies of the Municipal 
Development Plan, the Eastfield Area Structure Plan, and the Forest Lawn-Forest 
Heights/Hubalta Area Redevelopment Plan. 
 
An outline plan application is associated with this land use redesignation application. Neither a 
subdivision application nor development permit application has been submitted. 
 

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

1. ADOPT, by bylaw, the proposed designation of 9.14 hectares (22.59 acres) located at 
2601 52 Street SE (Plan 4625JK, Block 24) from the Industrial – Edge (I-E) District and 
Industrial – General (I-G) District to Industrial – Commercial (I-C) District; and 
 

2. Give three readings to the proposed bylaw. 
 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
This application was submitted by Form 3 Design 2004 on behalf of the Landowner Tribune 
Developments Inc on 2018 November 29. This application proposes to change the land use 
designation of approximately 9.14 hectares (22.59 acres) of an approximately 16.76 hectares 
(41.42 acres) brownfield land in the Forest Lawn Industrial area to allow for an industrial 
bareland condominium. 
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Location Maps 
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Site Context 
 
The site is located in the Forest Lawn Industrial area in southeast Calgary. The site was 
previously used for a steel manufacturing plant and rolling mill, which was operated by Western 
Steel Ltd until 1997. The majority of structures on the site were demolished following closure of 
the steel manufacturing plant and rolling mill, and one office building remains on site. The office 
building is anticipated to be removed at the time of redevelopment. The site is generally flat. 
The site is adjacent to 52 Street SE, which is identified as a component of the Primary Transit 
Network on Map 2: Primary Transit Network of the Municipal Development Plan (MDP) and an 
Arterial Street on Map 3: Road and Street Network of the MDP. 
 
Special Purpose – Future Urban Development (S-FUD) District lands exist to the east of the site 
and are developed with automotive parts businesses. Industrial – General (I-G) District exist to 
the south of the site, along the eastern portion, and are developed with a distribution centre. 
Special Purpose – Recreation (S-R) District lands exist to the south of the site, along the 
western portion, and are developed with the East Calgary Twin Arenas, a private indoor 
recreational facility on public lands. An approximately 15-metre-wide Special Purpose – City and 
Regional Infrastructure (S-CRI) District exists between the site and the S-R site. An S-CRI site 
exists to the northwest of the site and contains a railway corridor used by Canadian National 
Railway. Multi-Residential – Contextual Grade-Oriented (M-CG) District lands and DC Direct 
Control District lands with rules based on the Land Use Bylaw 2P80 I-2 General Light Industrial 
District exist to the northeast of the railway corridor. 
 
The East Calgary Landfill exists further east of the automotive parts businesses east of 52 
Street SE. A portion of the site is with a Subdivision and Development Regulation setback from 
the East Calgary Landfill. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal allows for a range of uses that are compatible with the context of the site. The 
proposal is consistent with applicable policies, as discussed in the Strategic Alignment section 
of this report. 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
This application proposes to change the land use designation of approximately 9.14 hectares 
(22.58 acres) of an approximately 16.39 hectares (40.50 acres) brownfield site in the Forest 
Lawn Industrial area to allow for an industrial bareland condominium. 
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The I-E District is intended to be characterized by light industrial and limited commercial 
development on the perimeter of industrial areas, adjacent to residential development, where 
development is limited in term of types of uses, size, and potential nuisance. The Industrial – 
General (I-G) District is intended to be characterized by a wide variety of light and medium 
general industrial uses and a limited number of support commercial uses. 
 
A land use redesignation of 2601 - 52 Street SE to the I-C District would continue to allow for 
light industrial uses, while allowing for small scale commercial uses that are compatible with and 
complement light industrial uses in the area. The site is on the perimeter of the industrial area 
and 52 Street SE is a major street. 
 
Development and Site Design 
 
The intent of this application is to allow for a range of industrial and commercial uses. If and 
when the applicant submits development permit applications for the redevelopment of the site, 
the submitted plans will be assessed against the relevant bylaws, policies, and guidelines. 
 
Environmental 
 
The site was previously used for a steel manufacturing plant and rolling mill, which was 
operated by Western Steel Ltd until 1995. Staged remediation was completed in 2010. All soils 
exceeding the Alberta Tier 2 guidelines were removed. Moderately elevated chloride, nitrate, 
and nitrite in certain shallow test wells are being monitored and reported to Alberta Environment 
Sustainable Resource Development (AESRD).  The developer prepared an environmental risk 
management plan to support the proposed development of the site to ensure they remain in 
compliance with their AESRD approval and to minimize any risks to future developments. The 
proposed uses are appropriate and compatible with the current site conditions.  Based on the 
latest reports, and in association with the proposed development, ongoing monitoring of the site 
may no longer be required, subject to review and approval from AESRD. 
 
Transportation 
 
Pedestrian and vehicular access to the site is available from 52 Street SE. In the Calgary 
Transportation Plan, 52 Street SE is classified as an Arterial Street and a High Occupancy 
Vehicle route. The site is located along the 52 Street SE Primary Transit Network.  The site is 
served by Calgary Transit bus route 23, with a bus stop adjacent to the site on 52 Street SE.   
There a regional pathway along the west side of 52 Street SE that provides pedestrian and 
cycling connections to destinations to the south via the Rotary Mattamy Greenway. 
 
A transportation impact assessment was submitted in support of this application. The proposed 
industrial bareland condominium would access 52 Street SE via a proposed signalized, all-turns 
intersection at the south end of the site and a proposed right-in/right-out access at the north end 
of the site. The proposed internal industrial roads that would serve the industrial bareland 
condominium units would be a private road and would follow the City of Calgary’s standard 
industrial street cross section.  
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Utilities and Servicing 
 
The site can be serviced from the existing water mains in 52 Street SE and the sanitary and 
storm trunk mains located in the southwest corner of the site. There is sufficient capacity to 
support the proposed development.  At the time of development, the developer will provide 
service connections and extend private water, sanitary, and storm mains throughout the site to 
service the contemplated industrial bareland condominium units.  No capital costs for servicing 
have been identified for this proposal.  
 
The site is located within the Western Headworks Canal catchment boundary; therefore the 
future site developments will be restricted to the pre-development stormwater release/flow rate 
in accordance with the 1980 moratorium.  Any proposed developments that may generate more 
than the allowable stormwater flow rate will be required to store the excess water on-site to 
ensure the site does not exceed the allowable rate. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. In addition, notification letters were sent to adjacent 
land owners and the application was advertised online. No public meetings were held by the 
applicant or Administration in association with the application. 
 
No letters from the public were received by Administration by the Calgary Planning Commission 
report submission date.  
 
The applicant met with the Erin Woods Community Association, the Forest Lawn Community 
Association, and the Dover Community Association. A letter of support was received from the 
Erin Woods Community Association. 
 
Following Calgary Planning Commission, notification for Public Hearing of Council will be posted 
on-site and mailed out to adjacent land owners. In addition, Calgary Planning Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (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.  
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Municipal Development Plan (Statutory – 2009) 
 
The site is within an Industrial; Standard Industrial area on Map 1: Urban Structure of the MDP. 
The intent of Standard Industrial Area is to have existing planned industrial areas that contain a 
mix of industrial uses at varying intensities, which should continue to offer a broad variety of 
industrial uses as the area redevelops, while maintaining an industrial character. The proposal 
is consistent with the MDP. 
 
Eastfield Area Structure Plan (Statutory – 1978) 
 
The site is within a Restricted Light Industrial/Commercial area on Map 6: Land Use of the 
Eastfield Area Structure Plan (ASP). The intent of the Restricted Light Industrial/Commercial 
area is to provide for restricted industrial/commercial development that is of very high quality 
and is visually attractive and environmentally acceptable to adjacent residential. The proposal is 
consistent with the ASP. 
 

Forest Lawn-Forest Heights/Hubalta Area Redevelopment Plan (Statutory – 1995) 
 
The site is within a Business/Industrial area on Map 2: Land Use Policy Area of the Forest 
Lawn-Forest Heights/Hubalta Area Redevelopment Plan (ARP). The intent of the 
Business/Industrial area is to continue to allow for industrial development, and to revitalize, 
stabilize, and visually improve the business/industrial area. The proposal is consistent with the 
ARP. 
 
Social, Environmental, Economic (External) 
 
The proposal would allow for a range of industrial and support uses that would allow for 
redevelopment of a brownfield site and employment opportunities based on redevelopment.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time based on 
the proposed land use. Infrastructure improvements are required for the associated outline 
plans and are referenced in the associated Planning & Development Report to Calgary Planning 
Commission regarding the outline plan application.  
 
Current and Future Capital Budget 
 
There is no impact to the current capital budget as a result of this proposal. Infrastructure 
improvements are required for the associated outline plans and are referenced in the associated 
Planning & Development Report to Calgary Planning Commission regarding the outline plan 
application. 
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Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is consistent with the applicable policies of the Municipal Development Plan, the 
Eastfield Area Structure Plan, and the Forest Lawn-Forest Heights/Hubalta Area 
Redevelopment Plan, is appropriate and complimentary to the area context, and allows for 
redevelopment of brownfield lands and additional employment opportunities in a manner that 
makes effective use of existing infrastructure and services.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Outline Plan 
3. Letter from the Erin Woods Community Association 



  
 CPC2019-0761 
 Attachment 1 
  
Applicant’s Submission 

 

CPC2019-0761 - Attach 1  Page 1 of 1 
ISC:  UNRESTRICTED 

The purpose of this submission is to re-classify a 16.76ha (41.41acre) site currently zoned I-E 
and I-G to that of a combination of I-C and I-G zonings as the concept plan attached indicates. 

The site was previously known as the Western Steel Site. The steel plant was decommissioned 
in 1997 and has been under-going clean up since that date. 

The development will consist of an industrial/commercial business park developed in a bare 
land condominium fashion to satisfy the requirements of Alberta Environment’s risk 
management approval process. 

We ask that city Administration, the City of Calgary Planning Commission and City Council 
support our request to re-classify the lands as shown. 
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Hello Ezra, 
  
Thank you for the extension on the commenting period; as you know, there was some delay in 
the application information getting out to us. Further to our discussion regarding the planning 
jurisdictional boundaries, this site is included within the boundaries of EWCA per our Bylaws. 
  
The applicant's rep at Form 3 Designs, Mike Hindmarsh, reached out to Erin Woods Community 
Association, as well as Forest Lawn CA and Dover CA. Myself, Anne Miller, and two FLCA reps 
met with Mike and the applicants yesterday to review this application. 
  
We are pleased with the level of remediation that has happened on this, the old Western Steel 
site, and think that it would be advantageous for the surrounding communities to see some 
mixed commercial and light industrial on this site, represented by the I-G and I-E designations 
transitioning to I-C zoning on certain parts of the parcel, per the application.   
  
Along with the change of the I-E zoning to I-C, we are interested in seeing that allowances / 
relaxations regarding the Landfill Setback Line be pursued on this project. Due to advancements 
in the mitigation techniques currently available regarding radon and other gases related to the 
East Calgary Landfill situated to the East of this site, we would like to see as much leeway as is 
environmentally prudent regarding the uses that will be allowed along the Eastern portion of 
the site. 
  
Ideally, adding the possibility of more "active" uses such as coffee shops, restaurants, and other 
social meeting / entertainment places, which would draw patrons from the surrounding 
residential communities, as well as further afield, are extremely desirable, given the dearth of 
such businesses south of 17 Ave SE, and would bring life to the evening hours along this stretch 
of 52 Street. Revitalization of this area is sorely needed, and anything that can be done to 
remove the stigma of the pollution of the old steel site would be welcomed and appreciated. 
  
As for the borders with Erin Woods (and other communities), we are confident that you will see 
to it that all necessary sound and visual mitigation will be put in place to protect adjacent and 
other potentially affected neighbours from possible impacts on the use and enjoyment of their 
properties, whether it be by trees, screening, sound attenuation, or other environmental 
methods. 
  
Also, we expect that the bike and pedestrian pathway along 52 Street SE will be maintained, 
and perhaps even made a bit safer, as this is a vital transportation corridor for our residents. 
  
Thank you for the opportunity to comment on this project. EWCA is hopeful that Eastpoint 
Business Park will be able to provide a variety of businesses that residents of Erin Woods will 
want to patronize on a regular basis, and will thus be a welcome addition to our 
neighbourhood.  
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Thank you, 
Lori Losowy 
President and planning director, 
Erin Woods Community Association 
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Outline Plan in Forest Lawn Industrial at 2601 - 52 Street SE, LOC2018-0261(OP) 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Form 3 Design 2004 on behalf of the landowner Tribune 
Developments Inc on 2018 November 29. This application is a framework for the subdivision of 
approximately 16.76 hectares (41.42 acres) of brownfield land in the Forest Lawn Industrial 
area. This application proposes Industrial –Commercial (I-C) District and Industrial – General (I-
G) District lands. 
 
The proposed land use amendment is consistent with the applicable policies of the Municipal 
Development Plan, the Eastfield Area Structure Plan, and the Forest Lawn-Forest 
Heights/Hubalta Area Redevelopment Plan. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the proposed outline plan, located at 2601 - 52 
Street SE (Plan 4625JK, Block 24) to subdivide the 16.76 hectares ± (41.42 acres ±) with 
conditions (Attachment 1). 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
This application was submitted by Form 3 Design 2004 on behalf of the landowner Tribune 
Developments Inc on 2018 November 29. This application a framework for the subdivision of 
approximately 16.76 hectares (41.42 acres) of brownfield land in the Forest Lawn Industrial 
area. 
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Location Maps 
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Site Context 
 
The site is located in the Forest Lawn Industrial area in southeast Calgary. The site was 
previously used for a steel manufacturing plant and rolling mill, which was operated by Western 
Steel Ltd. until 1995. The majority of structures on the site were demolished following closure of 
the steel manufacturing plant and rolling mill, and one office building remains on site. The office 
building is anticipated to be removed at the time of redevelopment. The site is generally flat. 
The site is adjacent to 52 Street SE, which is identified as a component of the Primary Transit 
Network on Map 2: Primary Transit Network of the Municipal Development Plan (MDP) and an 
Arterial Street on Map 3: Road and Street Network of the MDP. 
 
Special Purpose – Future Urban Development (S-FUD) District lands exist to the east of the 
site, and are developed with automotive parts businesses. Industrial – General (I-G) District 
exist to the south of the site, along the eastern portion, and are developed with a distribution 
centre. Special Purpose – Recreation (S-R) District lands exist to the south of the site, along the 
western portion, and are developed with the East Calgary Twin Arenas, a private indoor 
recreational facility on public lands. An approximately 15 metre wide Special Purpose – City and 
Regional Infrastructure (S-CRI) District exists between the site and the S-R site. An S-CRI site 
exists to the northwest of the site, and contains a railway corridor used by Canadian National 
Railway. Multi-Residential – Contextual Grade-Oriented (M-CG) District lands and DC Direct 
Control District lands with rules based on the Land Use Bylaw 2P80 I-2 General Light Industrial 
District exist to the northeast of the railway corridor. 
 
The East Calgary Landfill exists further east of the automotive parts businesses east of 52 
Street SE. A portion of the site is with a Subdivision and Development Regulation setback from 
the East Calgary Landfill. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposal allows for a range of uses that are compatible with the context of the site. The 
proposal is consistent with applicable policies, as discussed in the Strategic Alignment section 
of this report. 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Subdivision Design 
 
The intent of this application is to enable a bareland condominium subdivision of the 16.76 
hectare (41.42 acre) site for industrial and support commercial development. Bareland 
condominium units of varying sizes are proposed along two private roads that provide direct 
access to 52 Street SE. An east-west oriented road is proposed in the southern portion of site, 
terminating in a turnaround at the west end of the road. A crescent-shaped road is proposed, 
arcing from the northeast portion of the site, terminating in a three-legged intersection with the 
proposed east-west oriented road, near the proposed turnaround. 
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Municipal Reserve (MR) is owing on the site. Based on the context and the proposed type of 
development, the ten per cent reserve requirement is proposed to be provided as a cash-in-lieu 
payment at the subdivision stage instead of dedication MR lands. Therefore, no MR lands are 
proposed in this outline plan application. 
 
Land Use 
 
Concurrent with this outline plan application is a land use amendment application that proposes 
to redesignate all I-E lands and a portion of the I-G lands to Industrial –Commercial (I-C) 
District. 
 
Development and Site Design 
 
The intent of this application is to allow for a range of industrial and commercial uses. If and 
when the applicant submits development permit applications for the redevelopment of the site, 
the submitted plans will be assessed against the relevant bylaws, policies, and guidelines. 
 
Environmental 
 
The site was previously used for a steel manufacturing plant and rolling mill, which was 
operated by Western Steel Ltd. until 1995. Staged remediation was completed in 2010. All soils 
exceeding the Alberta Tier 2 guidelines were removed. Moderately elevated chloride, nitrate, 
and nitrite in certain shallow test wells are being monitored and reported to Alberta Environment 
Sustainable Resource Development (AESRD).  The developer prepared an environmental risk 
management plan to support the proposed development of the site to ensure they remain in 
compliance with their AESRD approval and to minimize any risks to future developments. The 
proposed uses are appropriate and compatible with the current site conditions.  Based on the 
latest reports, and in association with the proposed development, ongoing monitoring of the site 
may no longer be required, subject to review and approval from AESRD. 
 
Transportation 
 
Pedestrian and vehicular access to the site is available from 52 Street SE. In the Calgary 
Transportation Plan, 52 Street SE is classified as an Arterial Street and a High Occupancy 
Vehicle route. The site is located along the 52 Street SE Primary Transit Network.  The site is 
served by Calgary Transit bus route 23, with a bus stop adjacent to the site on 52 Street SE.   
There a regional pathway along the west side of 52 Street SE that provides pedestrian and 
cycling connections to destinations to the south via the Rotary Mattamy Greenway. 
 
A transportation impact assessment was submitted in support of this application. The proposed 
industrial bareland condominium would access 52 Street SE via a proposed signalized, all-turns 
intersection at the south end of the site and a proposed right-in/right-out access at the north end 
of the site. The proposed internal industrial roads that would serve the industrial bareland 
condominium units would be a private road and would follow the City of Calgary’s standard 
industrial street cross section.  
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Utilities and Servicing 
 
The site can be serviced from the existing water mains in 52 Street SE and the sanitary and 
storm trunk mains located in the southwest corner of the site. There is sufficient capacity to 
support the proposed development.  At the time of development, the developer will provide 
service connections and extend private water, sanitary, and storm mains throughout the site to 
service the contemplated industrial bareland condominium units.  No capital costs for servicing 
have been identified for this proposal.  
 
The site is located within the Western Headworks Canal catchment boundary, therefore the 
future site developments will be restricted to the pre-development stormwater release/flow rate 
in accordance with the 1980 moratorium.  Any proposed developments that may generate more 
than the allowable stormwater flow rate will be required to store the excess water on-site to 
ensure the site does not exceed the allowable rate. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. In addition, notification letters were sent to adjacent 
land owners and the application was advertised online. No public meetings were held by the 
applicant or Administration in association with the application. 
 
No letters from the public were received by Administration by the Calgary Planning Commission 
report submission date. 
 
The applicant met with the Erin Woods Community Association, the Forest Lawn Community 
Association, and the Dover Community Association. A letter of support was received from the 
Erin Woods Community Association. 
 
Following Calgary Planning Commission, notification for Public Hearing of Council will be posted 
on-site and mailed out to adjacent land owners. In addition, Calgary Planning Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (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.  
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Municipal Development Plan (Statutory – 2009) 
 
The site is within an Industrial; Standard Industrial area on Map 1: Urban Structure of the MDP. 
The intent of Standard Industrial Area is to have existing planned industrial areas that contain a 
mix of industrial uses at varying intensities, which should continue to offer a broad variety of 
industrial uses as the area redevelops, while maintaining an industrial character. The proposal 
is consistent with the MDP. 
 
Eastfield Area Structure Plan (Statutory – 1978) 
 
The site is within a Restricted Light Industrial/Commercial area on Map 6: Land Use of the 
Eastfield Area Structure Plan (ASP). The intent of the Restricted Light Industrial/Commercial 
area is to provide for restricted industrial/commercial development that is of very high quality 
and is visually attractive and environmentally acceptable to adjacent residential. The proposal is 
consistent with the EASP. 
 
Forest Lawn-Forest Heights/Hubalta Area Redevelopment Plan (Statutory – 1995) 
 
The site is within a Business/Industrial area on Map 2: Land Use Policy Area of the Forest 
Lawn-Forest Heights/Hubalta Area Redevelopment Plan (ARP). The intent of the 
Business/Industrial area is to continue to allow for industrial development, and to revitalize, 
stabilize, and visually improve the business/industrial area. The proposal is consistent with the 
ARP. 
 
Social, Environmental, Economic (External) 
 
The proposal would allow for a range of industrial and support uses that would allow for 
redevelopment of a brownfield site and employment opportunities upon redevelopment.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There is no impact to the current operating budget as a result of this report. As development 
proceeds in this area and additional services come online, operating costs will be incurred 
related to services such as roads, parks, and transit. These costs have been incorporated into 
the One Calgary 2019-2022 service plans and budgets. 
 
Current and Future Capital Budget 
 
There is no impact to the current capital budget as a result of this proposal. The capital 
investment required to construct and upgrade the required local infrastructure will be funded 
entirely by the developer. 
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Risk Assessment 
 
There are no significant risks associated with this proposal. Further subdivision, development 
permit, and building permit applications for the site will be reviewed at the time of complete 
application submissions. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is consistent with the applicable policies of the Municipal Development Plan, the 
Eastfield Area Structure Plan, and the Forest Lawn-Forest Heights/Hubalta Area 
Redevelopment Plan, is appropriate and complimentary to the area context, and allows for 
redevelopment of brownfield lands and additional employment opportunities in a manner that 
makes effective use of existing infrastructure and services. 

 
ATTACHMENTS 
1. Conditions of Approval 
2. Applicant’s Submission 
3. Proposed Outline Plan 
4. Subdivision Data Sheet 
5. Proposed Land Use District Map 
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Planning: 
 
1. Marketing information must contain maps identifying the proximity of the East Calgary 

landfill site and the 300 metre permanent landfill setback line shall be shown on the 
community land use signs containing affected lots. 
 

2. Prior to affected tentative plan approval (and submission of construction drawings), the 
proposed community and street names must be submitted. 
 

3. The developer shall pay cash-in-lieu of land for reserve dedication for 1.68 hectares 
(4.14 acres), to the satisfaction of the Director, Parks. 

 
Development Engineering: 
 
4. The approval of this Outline Plan and land use redesignation application are based on the 

assumption that entire site is intended to be developed as a single private site or as a 
bareland condominium, with the shared utilities and roads being part of the common 
property of the condominium.  If any other form of subdivision, other than a comprehensive 
bare land condominium of the entire plan area conforming to the approved outline plan is 
proposed, a new outline plan application will be required to design the required public 
utilities and roads to service the proposed lots. Private shared utilities and roads are not 
permitted (unless part of a traditional bare land condominium) as every lot must have direct 
access to public utilities (water, sanitary, and storm) and roads. 

 
5. All technical details and reports associated with this outline plan have been accepted on 

a conditional basis referencing the guidelines and standards of the day.  The developer 
is responsible to update all such details and reports as may be required at the time of 
development/construction to reflect the applicable requirements at that time.  The 
developer is responsible to ensure all infrastructure can be constructed in accordance 
with the applicable standards and regulations at the time of development.  If such an 
update impacts the layout during the review of the detailed engineering construction 
drawings, it is the developer’s responsibility to accommodate the required changes 
within their plan, or apply for an amendment to the outline plan for the affected portions if 
a significant change is necessary.   

 
6. All development on the site shall conform to the environmental risk management plan 

and the applicable environmental approvals.  All required monitoring wells shall be 
protected and maintained accessible at all times to facilitate any required ongoing 
monitoring.  Any wells that are to be abandoned shall be fully removed and sealed in 
accordance with the applicable environmental regulations.  

 
7. If during construction of the development, the developer, the owner of the titled parcel, or 

any of their agents or contractors becomes aware of any contamination,  
 

a. the person discovering such contamination must immediately report the 
contamination to the appropriate regulatory agency including, but not limited to, 
Alberta Environment and Sustainable Resource Development, the Alberta Health 
Services and The City of Calgary by calling 311.  

 
b. on City of Calgary lands or utility corridors, the City of Calgary Environmental 

Risk & Liability group must be immediately notified by calling 311.   
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8. The parcels shall be developed in accordance with the development restriction 
recommendations outlined in the Geotechnical Report, prepared by McIntosh (File No 
M-L7051), and dated February 2015, and any subsequent updates that may be provided 
(or required by The City) to this report. 

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

Planning, Water Resources.  Install water mains and hydrants, storm, sanitary sewer 
mains in accordance with the City of Calgary design guidelines and specifications. The 
site is located within the Glenmore Pressure Zone. Water network design and 
preliminary grading for the site will be required for review and approval by City of 
Calgary Water Resources at the time of subdivision or development application. 

 
10. Prior to approval of the first tentative plan and/or development permit, submit the final 

stormwater management report to the satisfaction of the Manager of Infrastructure Planning, 
Water Resources. Stormwater management reports must be submitted electronically directly 
to Water Resources via POSEIDONOnline, which is accessed through The City of Calgary’s 
VISTA website. 

 
11. This subject plan area is within the boundary of the Western Headworks Canal drainage 

catchment and subject to stormwater volume control measures.  Based on the 
Watershed Management Plan, stormwater discharge is limited to the pre-development 
volume and peak discharge rate as specified by The City of Calgary and the final 
stormwater management report.    

 
12. Off-site levies, charges and fees are applicable to the plan area.  Prior to endorsement 

of any subdivision legal plan and/or prior to release of a development permit, the 
Developer shall either pay the applicable off-site levies, charges and fees, or enter into 
an agreement to pay.  Contact David Berge, Infrastructure Strategist, City of Calgary 
Approvals Coordination for further information at David.Berge@Calgary.ca or (403) 268-
2493. 

 
13. Prior to endorsement of any subdivision legal plan and/or prior to release of a 

development permit, the developer shall make satisfactory cost sharing arrangements 
with Nu-West Group (Brookfield Residential (Alberta) LP) for part cost of the existing 
water main in 52 Street SE adjacent to the site, which was installed by Nu-West Group 
(Brookfield Residential (Alberta) LP) through their Erin Woods, Phase 5 (1980-029) 
subdivision. 

 
14. Prior to endorsement of any subdivision legal plan and/or prior to release of a 

development permit, the developer shall make repayment arrangements with the City 
of Calgary for part cost of the storm sewer, water main, and surface improvements 
adjacent to the site, which were constructed by the City of Calgary. 
 

15. Prior to endorsement of any subdivision legal plan and/or prior to release of a 
development permit, the developer shall execute a development agreement or an 
indemnification agreement (whichever is specified by The City of Calgary) to construct 
all on-site and off-site public infrastructure (underground utilities, stormwater 
management facilities, roads, etc.) necessary to service the plan area as required by 
The City.  The developer will be required to obtain all rights, permissions, easements or 
rights-of-way that may be required to facilitate these improvements. 

 

https://vista.calgary.ca/
mailto:david.berge@calgary.ca
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16. The developer shall rehabilitate any public and private lands or infrastructure damaged 
as a result of this development, all to the satisfaction of The City of Calgary 

 
17. Submit an electronic version of a deep fills report to the Development Engineering 

Generalist for any subdivision or development applications that have fills in excess of 2.0 
metres, or if the proposed development will not have any fills in excess of 2.0 metres, 
submit a letter to that effect signed and sealed by a professional geotechnical engineer.  
The report must be prepared by a qualified geotechnical engineer under seal and permit 
to practice stamp to the satisfaction of the Geotechnical Engineer, City of Calgary 
Roads.  The report is to identify lots to be developed on fills in excess of 2.0 metres 
above original elevations within the plan area.  The report must also state whether the 
lots to be developed on these fills will require any specific development restrictions.  

 
If required, a development and geotechnical covenant may be registered against the 
affected lot(s), prohibiting the development of the lot(s), except in strict accordance with 
the development restriction recommendations in the deep fills report.    

 
18. Submit an electronic version of a slope stability report to the Development Engineering 

Generalist for any subdivision or development applications that have proposed grades in 
excess of 15%, or if the proposed development will not have any grades in excess of 
15%, submit a letter to that effect signed and sealed by a professional geotechnical 
engineer.  The report must be prepared by a qualified geotechnical engineer under seal 
and permit to practice stamp to the satisfaction of the Geotechnical Engineer, City of 
Calgary Roads. 

 
If required, a development and geotechnical covenant may be registered against the 
affected lot(s) prohibiting the development of the lot(s), except in strict accordance with 
the development restriction recommendations in the slope stability report.  

 
19. This outline plan includes several customized roads, accesses, and intersection 

improvements. Prior to approval of the affected tentative plan(s) or development 
permits, the application submissions shall include detailed plans indicating the vehicle 
sweeps and all turning movements (templating) for the below fire truck:  
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All roads and accesses shall be designed to safely and comfortably accommodate the 
above vehicle (no conflicts with curbs, medians, opposing traffic, etc.).  The developer 
shall provide any additional road right-of-way space as may be required. All portions of 
any road or access shall have a minimum width of 6.0 metres, including where medians 
or islands may be introduced. All portions of the Access Route shall be designed to carry 
the minimum load of 38,556kg (85, 000lbs) and be able to support the National Fire 
Protection Association 1901 point load of 517kPa (75 psi) over a 2’-0” x 2’-0” (4 sq. ft.) 
area. 

 
20. Prior to issuance of any construction permissions, an erosion and sediment control 

report and drawings for the development site shall be submitted to the satisfaction of the 
Manager of Infrastructure Planning.  The report and drawings shall follow the latest 
version of The City of Calgary Guidelines for Erosion and Sediment Control.   

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

permitted within the utility rights-of-way. 
 
Transportation: 
 
22. In conjunction with the first tentative plan or development permit, the developer shall 

register a road plan to the satisfaction of the Director, Transportation Planning for the 
6.36 metre road widening of the west side 52 Street SE along the entire east boundary 
of the outline plan area. 

 
23. In conjunction with the first tentative plan or development permit, the developer shall 

submit construction drawings for the intersection improvements at the north and south 
vehicle accesses to 52 Street SE, the centre median along 52 Street SE, and other road 
right-of-way improvements between the Canadian Nation Railway crossing (north of the 
plan area) and the access to 3333 52 Street SE (the Federated Co-Op Ltd building south 
of the plan area). The construction drawings will inform right-of-way and property lines at 
the intersections. Intersection improvements and median construction shall be designed 
and constructed at the developer’s sole expense under roads indemnification and 
securities. 

 
24. In conjunction with the first tentative plan or development permit, the developer shall 

develop the internal industrial street in a comprehensive development permit to provide 
adequate access to the subdivided lots.  

 
25. In conjunction with the first tentative plan or development permit for the staged 

construction of the road network, transit stops shall be provided to the satisfaction of the 
Director, City of Calgary Transportation Planning.   

 
26. No direct vehicular access shall be permitted to or from 52 Street SE and a restrictive 

covenant shall be registered on all applicable titles concurrent with the registration of 
the final instrument to that effect at the time of tentative plan or development permit. 

 
27. In conjunction with the first tentative plan, the developer shall register a public access 

easement for the internal industrial street within the subject lands to the satisfaction of 
the Director, City of Calgary Transportation Planning.   
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28. In conjunction with the applicable tentative plan application, detailed engineering 
drawings and turning templates shall be submitted and approved to the satisfaction of 
the Director, City of Calgary Transportation Planning for all roadways within the plan 
area, as well as boundary roads (52 Street SE).  Construction drawing review may 
require changes to proposed right-of-way to meet the approved design. 

 
29. In conjunction with the applicable tentative plan application or development permit 

application, all community entrance features must be located outside the public right-of-
way. 

 
30. Prior to the endorsement of the applicable tentative plan or development permit, 

the developer shall provide a certified cheque or letter of credit for the traffic signals at 
the intersection of 52 Street SE and the south vehicle access. The developer shall also 
provide a letter, under corporate seal, indicating that they are responsible for any 
additional costs of signalization that could be in excess of the amount identified in the 
letter of credit.  

 
31. In conjunction with the applicable tentative plan application review or development 

permit application review, the existing vehicle access at 52 Street SE and 23 Avenue SE 
shall be closed and rehabilitated at the expense of the developer. 

 
32. In conjunction with the applicable tentative plan application review, all roads and 

intersections within the plan area shall be located, designed, and constructed at the 
Developer’s sole expense to the satisfaction of the Director, City of Calgary 
Transportation Planning. 

 
33. In conjunction with the applicable tentative plan application or development permit, 

application the developer shall enter into a construction access roads agreement with 
City of Calgary Roads Maintenance.  

 
34. Prior to approval of construction drawings and permission to construct surface 

improvements, the developer shall provide signed copies of back sloping agreements 
(and ministerial consent, if applicable) for any back sloping that is to take place on 
adjacent lands.  

 
Parks: 
 
35. All new pathways shall be constructed and all existing Regional Pathway routes shall be 

protected as per the Development Guidelines and Standard Specifications – Landscape 
Construction (current edition), including setback requirements, to the satisfaction of 
Calgary Parks.  

 
 

http://www.calgary.ca/PDA/pd/Documents/urban_development/publications/Landscape2018.pdf
http://www.calgary.ca/PDA/pd/Documents/urban_development/publications/Landscape2018.pdf
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The purpose of this submission is to re-classify a 16.76ha (41.41acre) site currently zoned I-E 
and I-G to that of a combination of I-C and I-G zonings as the concept plan attached indicates. 

The site was previously known as the Western Steel Site. The steel plant was decommissioned 
in 1997 and has been under-going clean up since that date. 

The development will consist of an industrial/commercial business park developed in a bare 
land condominium fashion to satisfy the requirements of Alberta Environment’s risk 
management approval process. 

We ask that city Administration, the City of Calgary Planning Commission and City Council 
support our request to re-classify the lands as shown. 
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Hello Ezra, 
  
Thank you for the extension on the commenting period; as you know, there was some delay in 
the application information getting out to us. Further to our discussion regarding the planning 
jurisdictional boundaries, this site is included within the boundaries of EWCA per our Bylaws. 
  
The applicant's rep at Form 3 Designs, Mike Hindmarsh, reached out to Erin Woods Community 
Association, as well as Forest Lawn CA and Dover CA. Myself, Anne Miller, and two FLCA reps 
met with Mike and the applicants yesterday to review this application. 
  
We are pleased with the level of remediation that has happened on this, the old Western Steel 
site, and think that it would be advantageous for the surrounding communities to see some 
mixed commercial and light industrial on this site, represented by the I-G and I-E designations 
transitioning to I-C zoning on certain parts of the parcel, per the application.   
  
Along with the change of the I-E zoning to I-C, we are interested in seeing that allowances / 
relaxations regarding the Landfill Setback Line be pursued on this project. Due to advancements 
in the mitigation techniques currently available regarding radon and other gases related to the 
East Calgary Landfill situated to the East of this site, we would like to see as much leeway as is 
environmentally prudent regarding the uses that will be allowed along the Eastern portion of 
the site. 
  
Ideally, adding the possibility of more "active" uses such as coffee shops, restaurants, and other 
social meeting / entertainment places, which would draw patrons from the surrounding 
residential communities, as well as further afield, are extremely desirable, given the dearth of 
such businesses south of 17 Ave SE, and would bring life to the evening hours along this stretch 
of 52 Street. Revitalization of this area is sorely needed, and anything that can be done to 
remove the stigma of the pollution of the old steel site would be welcomed and appreciated. 
  
As for the borders with Erin Woods (and other communities), we are confident that you will see 
to it that all necessary sound and visual mitigation will be put in place to protect adjacent and 
other potentially affected neighbours from possible impacts on the use and enjoyment of their 
properties, whether it be by trees, screening, sound attenuation, or other environmental 
methods. 
  
Also, we expect that the bike and pedestrian pathway along 52 Street SE will be maintained, 
and perhaps even made a bit safer, as this is a vital transportation corridor for our residents. 
  
Thank you for the opportunity to comment on this project. EWCA is hopeful that Eastpoint 
Business Park will be able to provide a variety of businesses that residents of Erin Woods will 
want to patronize on a regular basis, and will thus be a welcome addition to our 
neighbourhood.  
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Thank you, 
Lori Losowy 
President and planning director, 
Erin Woods Community Association 
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Land Use Amendment in Seton (Ward 12) at multiple addresses, LOC2019-0044  
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by Urban Systems on behalf of South 
Seton GP Inc. (Brookfield Residential Properties) on 2019 March 29. The majority of the subject 
lands are currently designated Special Purpose – Future Urban Development (S-FUD) District, 
with a small piece of land designated Multi-Residential – Low Profile (M-1) District. This 
proposed redesignation from the S-FUD and M-1 Districts to a range of land use districts to 
accommodate the future complete community, involves:  
 

• an anticipated total 5,500 dwelling units in Stage 1C, within a mix of single and semi-
detached homes and rowhouses (Residential – Low Density Mixed Housing (R-G) and 
(R-Gm) District);  

• a variety of multi-residential housing types (Multi-Residential – Low Profile (M-1) District, 
Multi-Residential – At Grade Housing (M-G) District and Multi-Residential – Low Profile 
Support Commercial (M-X1) District);  

• public parks and amenity spaces (Special Purpose – School, Park and Community 
Reserve (S-SPR) District, Special Purpose – Urban Nature (S-UN) District);  

• two joint use sites with playfields (S-SPR) to accommodate three schools; and 
• City and regional infrastructure (Special Purpose – City and Regional Infrastructure (S-

CRI) District). 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 175.07 hectares ± (432.61 acres ±) 

located at 19600 and 20606 – 56 Street SE, 20707 – 72 Street SE, and 6599 Seton 
Drive SE (S1/2, Section 15-22-29-4; Portion of NW1/4 Section 16-22-29-4; Plan 
1311598, Block 1, Lot 1) from Special Purpose – Future Urban Development (S-FUD) 
District and Multi-Residential – Low Profile (M-1) District to Residential – Low Density 
Mixed Housing (R-G) District, Residential – Low Density Mixed Housing (R-Gm) District, 
Multi-Residential – Low Profile (M-1) District, Multi-Residential – At Grade Housing (M-
G) District,  Multi-Residential – Low Profile Support Commercial (M-X1) District, Special 
Purpose – School, Park and Community Reserve (S- SPR) District, and Special Purpose 
– City and Regional Infrastructure (S-CRI) District, and Special Purpose – Urban Nature 
(S-UN) District; and  

 
2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
At the 2018 July 30 Public Hearing, Council approved Bylaw 55P2018, which amended Map 10 
of the Rangeview Area Structure Plan (ASP) with the removal of the Growth Management 
Overlay from this area.  
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BACKGROUND 
 
This land use amendment application was submitted to The City on 2019 March 29 by Urban 
Systems on behalf of landowner South Seton GP Inc. (Brookfield Residential Properties). 
 
In 2014, Council adopted the Rangeview Area Structure Plan (ASP). The Rangeview ASP 
included a Growth Management Overlay (Overlay) indicating that the leading capital 
infrastructure required for development was not in place or approved in The City capital budget. 
Since then, the Rangeview ASP area has been identified as a priority growth area with portions 
of the Overlay removed in 2016 to accommodate Stages 1A and 1B of the Brookfield 
Residential Properties owned lands.  
 
The outline plan and land use application (LOC2015-0192) for the adjacent Phase 1B was 
approved in September 2016. The approximately 17.6 hectare (43.49 acres) area consisted of a 
mix of M-1 and M-2 multi-residential parcels within a Transit Station Planning Area (TSPA). 
Stage 1A (LOC2016-0102) was subsequently approved in 2017, January. Also located in the 
TSPA, the 24.26 hectare (59.95 acres) site provided for a mix of low density (R-G and R-Gm) 
and medium density residential product (M-1 and M-2).  
 
The proposed Stage 1C development, the subject of this land use amendment application, 
represents the final phase in Seton, the first of two complete communities identified in the 
Rangeview ASP. As shown in Attachment 2, the outline plan for the entire 248.63 hectare 
(614.37 acre) Stage 1C area (LOC2017-0047) was approved by Calgary Planning Commission 
at its 2018 March 08 meeting, and the associated land use amendment for a 76.42 hectare 
(188.8 acre) portion of the outline plan area was approved by City Council at its 2018 May 07 
Public Hearing. This proposal is to redesignate the remainder of the Stage 1C land. 
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Site Context 
 
The subject site is situated in the southeast portion of the city in the community of Seton, and is 
currently undeveloped. The area is bounded by Deerfoot Trail SE to the west, 52 Street SE to 
the east, and 212 Avenue SE to the south. The South Health Campus hospital, a future regional 
recreation facility and senior high school site, and the mixed-use employment area of Seton 
Urban Centre are located immediately to the north. The community of Auburn Bay is located 
north of Seton Urban Centre, and the community of Cranston is located to the west across 
Deerfoot Trail SE.  
 
Historically, the subject lands were utilized as agricultural lands for grazing and crop production. 
The topography of the subject lands is gently rolling with minimal slope. General site drainage is 
from the northwest to southeast. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use application, along with the approved outline plan (Attachment 2), will facilitate the 
development of a wide range of residential and mixed-use buildings that will contribute to the 
growth of the Seton community as envisioned by the policies of the Municipal Development Plan 
(MDP) and the Rangeview Area Structure Plan (ASP). 
 
Planning Considerations 
 
Land Use 
 
The subject site is currently designated S-FUD District, with a small portion of land adjacent to 
the northeastern corner of the site designated M-1 District, which was designated with the 
outline plan and land use amendment for the initial Seton Urban Centre (LOC2015-0192). The 
approximately 147.71 hectare (365 acre) Seton Urban Centre is adjacent to the plan area to the 
north, with higher density land uses and regional amenities. This application area is adjacent to 
M-1 designated sites in that area that are intended to provide a transition away from the Seton 
Urban Centre, generally lowering densities towards the neighbourhood areas.  
 
As identified in the Land Use Amendment Plan in Attachment 1, the applicant has proposed a 
mix of Residential - Low Density Mixed Housing (R-G) District, Residential - Low Density Mixed 
Housing (R-Gm) District and Multi-Residential – Low Profile (M-1) District, with one Multi-
Residential – Low Profile Support Commercial (M-X1) site located in the southern 
Neighbourhood Activity Centre. These proposed residential land uses provide for a diversity of 
both low density housing forms and multi-residential developments. The proposed land use 
districts provide for a sound mix of housing types, densities and transitions in density away from 
the Seton Urban Centre and supports the future light rail transit (LRT) stations west of this 
application area. 
 
Low density housing forms are provided through the R-G and R-Gm Districts, which are both 
intended to allow for greater diversity of housing types in the form of single detached, semi-
detached, and rowhouses. The R-Gm District is identical to the R-G District with the exception 
of excluding single detached dwellings as a permitted use.  
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Multi-residential developments are accommodated in the proposed M-G, M-1, and M-X1 
Districts. Mid-rise apartments and ground-oriented townhouses are examples of products that 
can be accommodated in these land use districts. 
 
The S-UN District is proposed to accommodate two reconstructed wetlands being dedicated as 
Environmental Reserve (ER), and the S-SPR District will accommodate one Joint Use Site to 
accommodate a Calgary Board of Education (CBE) Middle School, with a second Joint Use Site 
accommodating both a CBE Elementary School and Calgary Catholic School Division (CCSD) 
K-9 School with shared playfields. Several other S-SPR lands accommodate Municipal Reserve 
(MR) dedication for a linear community Union Park, neighborhood parks and a community 
association site, all in alignment with the approved outline plan.  
 
The S-CRI District will accommodate the future storm water retention pond in the southwestern 
corner of the site, and connections to the reconstructed wetlands from the adjacent streets and 
parcels. 
 
Density 
 
This land use amendment application is consistent with the approved outline plan and provides 
for development that achieves both the Municipal Development Plan (MDP) and the Rangeview 
ASP minimum density and intensity targets (population and jobs). This will help to support the 
future transit infrastructure and community amenities within the community of Seton and the 
services provided in the Seton Urban Centre to the north. To achieve this, higher densities in 
the plan area are located within the Transit Station Planning Area (TSPA), along main 
collectors, and in the activity centres. 
 
Environmental 
 
The proposed land use amendment is located within a previously undeveloped ‘greenfield’ area. 
Historically, limited agricultural uses have occurred on the property, as identified through an 
Environmental Site Assessment report. No environmental concerns were identified.  
 
Transportation Networks  
 
The regional street network consists of Deerfoot Trail SE, west of the site, 212 Avenue 
bordering the southern edge of the site, 52 Street SE bordering the eastern edge of the site and 
Seton Drive SE to the north of the site.  
 
As identified in the Rangeview ASP, permanent off-site infrastructure in the vicinity of the 
associated outline plan area will be required. The Province, City and the developer agreed to a 
funding proposal for the construction of the Deerfoot Trail SE and 212 Avenue SE interchange. 
Construction of this interchange is currently underway and is expected to be completed in 2019. 
The construction of 88 Street SE from south of Stoney Trail SE to south of 196 Avenue SE is 
planned to begin in 2020.  
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A Transportation Impact Assessment (TIA) was completed in support of the associated outline 
plan application. The TIA identified that as a result of the proposed development of this area, 
intersection improvements are required along 212 Avenue SE and along 88 Street SE in the 
interim for Seton 1C lands and lands east of the Rangeview ASP area. Also, Global and Local 
TIAs were reviewed by the City and determined the off-site and on-site transportation network 
requirements.  
 
Existing transit services are available approximately 800 metres north along Front Street SE. 
The southeast LRT Green Line is planned for future extension to Seton, and the future Seton 
LRT station will be located just outside of the northwest corner of this community. Several 
community bus routes are expected to run through Seton 1C and east of the remaining 
Rangeview ASP area. Walking distance to transit stops will exceed the 90 percent target of 400 
metres transit coverage. 
 
Utilities and Servicing 
 
The Growth Management Overlay has been removed from this area. Capital funding has been 
allocated for design and construction of the sanitary and storm trunks (along 210 AV SE) that 
will service the plan area. Construction completion is expected at the end of 2021. The 
developer will extend the storm, sanitary and water mains along 52 and 72 ST SE to tie into City 
systems. The onsite storm pond will be funded by the developer and will be sufficient to service 
the plan area.  
 
Emergency services will be provided from the nearby Seton Fire Hall, located north of the 
subject lands. It provides the seven minute fire coverage to the lands within the outline plan. 
 
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.  
 
There is currently no Community Association in Seton. The application was circulated to the 
area Councillor, who indicated no objection, and notices were posted on the site, but no 
comments have been received by Administration. 
 
No public meetings were conducted by the applicant or Administration in direct relation to this 
land use redesignation application or the associated site-specific outline plan. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners.  In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
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Strategic Alignment 
 
South Saskatchewan Regional Plan (2014)  
 
The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). The SSRP makes no 
specific reference to this site. The land use proposal is consistent with the SSRP policies 
including the Land Use Patterns policies (subsection 8.14).  
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan.  The proposed 
land use redesignation 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 lands are identified under Map 1: Urban Structure of the Municipal Development 
Plan (MDP), as Future Greenfield area. The MDP provides guidance for the development of 
new communities through the policies of the Rangeview Area Structure Plan.  
 
The proposed land use amendment meets the MDP objectives (Section 3.6.2.), which include:  

• providing a diversity of housing types; 
• including Neighbourhood Activity Centres;  
• locating multi residential developments near transit and open spaces;  
• providing multi modal connectivity for pedestrians, cyclists and transit riders; and  
• protecting and integrating significant ecological elements into the plan.  

 
Rangeview Area Structure Plan (Statutory - 2014)  
 
The subject lands are identified as portions of Neighbourhoods 2, 3, and 4 within “Community A” 
on Map 4: Communities and Neighbourhood Boundaries within the Rangeview ASP. As per the 
ASP, the proposed land use amendment enables the development of a complete community 
which includes a full range of housing types, commercial, recreational, institutional and public 
spaces.  
 
Map 4 also identifies the provision of Neighbourhood Activity Centres (NAC) within each of the 
neighbourhoods. NACs are intended to provide neighbourhood focal points that contain a mix of 
transit supportive residential and non-residential uses and are connected to their surrounding 
neighbourhoods by a network of active transportation modes. NACs, which align with the ASP 
policies, have been provided in each of the neighbourhoods within the application area, in line 
with the approved outline plan. 
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Social, Environmental, Economic (External) 
 
The continuation of development in the community of Seton will provide additional population to 
support the existing and planned amenities and services within the community and the adjacent 
commercial, retail, and employment district. This land use amendment proposes a range and 
mix of housing types, densities and land uses that promote socio-economic diversity, supports 
active transportation modes, and allows for more efficient use of land and public infrastructure.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
A large portion of the operating costs required to service development in this area are 
considered to be extensions of service from the existing Seton community. As development 
proceeds, the provision of other City services such as roads, parks and waste and recycling 
would have an operating budget impact at such time as they are provided. The operation and 
maintenance of the interim utility infrastructure is the developer’s responsibility until the ultimate 
utility infrastructure is installed. Therefore, no impact to the current operating budget is 
expected. 
 
Current and Future Capital Budget 
 
Development in this area will require the capital-funded Rangeview sanitary trunk, water 
feedermain, storm trunks and outfall(s), and transportation improvement. These capital 
expenditures were presented to Council at the time of removal of the Growth Management 
Overlay. 
 
Risk Assessment 
 
The subject area has an approved outline plan in place and the growth management overlay 
has been considered by Council and removed. Therefore, Administration does not consider this 
application to be associated with any significant risks.  
 

REASON(S) FOR RECOMMENDATION(S): 
 
The application will allow for the continued development in the community of Seton, providing 
additional population to support the existing and planned amenities and services within the 
community and the adjacent commercial, retail, and employment district. This land use 
amendment proposes a range of land use districts that will allow for a complete community. 

 
ATTACHMENT(S) 
1. Land Use Amendment Plan 
2. Approved Outline Plan 
3. Proposed Land Use Map 
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Land Use Amendment in Capitol Hill (Ward 7) at 1309 and 1313 – 20 Avenue NW, 
LOC2019-0006 
 
EXECUTIVE SUMMARY   
 
This land use amendment application was submitted by CivicWorks Planning + Design on 
behalf of landowners Kuljinder Bhela and Konstantinos Margaritis on 2019 January 11. This 
application proposes to change the designation of the subject sites from Residential – Grade-
Oriented Infill (R-CG) District to a DC Direct Control District based on the Residential – Grade-
Oriented Infill (R-CG) District to allow for:  
 

 a maximum of eight dwelling units, oriented with four in front, facing the street, and four 
in the rear above garages, creating a central courtyard;  

 a maximum building height of 11 metres (same as the current maximum 11 metres); and  

 the uses listed in the R-CG District with Secondary Suite moved to a discretionary use, 
and specific residential building forms (e.g. Rowhouse Building, Cottage Housing 
Cluster, Duplex Dwelling, Semi-detached Dwelling and Single Detached Dwelling) 
removed and Dwelling Unit added as a discretionary use. 
 

The proposed land use amendment to DC Direct Control District is supported by Administration 
as it aligns with the applicable policies of the Municipal Development Plan.  
 
A concurrent development permit for two rowhouse style buildings with a total of eight units has 
been submitted and Administration is ready to approve the development permit pending 
Council’s decision on this redesignation application.   
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed redesignation of 0.11 hectares ± (0.28 acres ±) located at 

1309 and 1313 – 20 Avenue NW (Plan 3150P, Block 17, Lots 33-36) from Residential – 
Grade-Oriented Infill (R-CG) District to DC Direct Control District to accommodate eight 
dwelling units, with guidelines (Attachment 2); and 
 

2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
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BACKGROUND 
 
This land use amendment application was submitted by CivicWorks Planning + Design on 
behalf of landowners Kuljinder Bhela and Konstantinos Margaritis on 2019 January 11. The 
applicant has provided a summary of the proposal in the Applicant’s Submission (Attachment 1). 
A concurrent development permit (DP2019-0487) for two townhouse style buildings with a total 
of eight units has been submitted and Administration is ready to approve the development 
permit pending Council’s decision on this redesignation application (Attachment 3). 
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Site Context 
 
The subject site is located in the northwest community of Capitol Hill and is mid-block between 
12 and 13 Street NW on the south side of 20 Avenue NW. The site, comprised of two separate 
parcels, is approximately 0.11 hectares in size and has a rear lane. Together the parcels are 
approximately 30 metres wide and 37 metres long. Each parcel is currently developed with a 
single-storey single detached dwelling with a detached double-car garage accessed in the rear 
from the lane. 
 
Surrounding development is characterized by primarily single and semi-detached dwellings with 
some commercial development at the corners of 20 Avenue NW and 10 Street NW and 14 
Street NW. Confederation Park is located approximately 200 metres north and 16 Avenue NW 
is approximately 350 metres south, containing a mix of multi-residential and commercial parcels. 
SAIT (Southern Alberta Institute of Technology) is located directly south of 16 Avenue NW. 
As identified in Figure 1, the community of Capitol Hill reached peak population in 2018. 
 

Figure 1: Community Peak Population 

Capitol Hill 

Peak Population Year  2018 

Peak Population  4,688 

2018 Population  4,688 

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 
Capitol Hill community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This land use redesignation from R-CG District to DC Direct Control District will facilitate mid-
block rowhouse style development that is sensitive to the adjacent low density residential 
homes that is otherwise unattainable with the current designation. The R-CG District aims for 
sensitive development next to low density districts, but has rules that limit the number of 
achievable units mid-block.  
 
While there are some multi-residential districts that allow for similar courtyard style rowhouses 
mid-block, these districts have less restrictive rules, resulting in a greater potential to have 
negative impacts on adjacent low density homes. Multi-residential districts typically allow for 
additional heights and allow stacked units, which can affect the scale, massing, and function of 
the site. The R-CG District is intended to act as a transition between lower and higher density 
forms along the block face. The proposed DC District facilitates development to occur mid-block 
with rowhouses that are sensitive to neighbouring properties. 
 
  

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Capitol-Hill-Profile.aspx
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Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
The current Residential – Grade-Oriented Infill (R-CG) District allows for two to three-storey (11 
metres maximum height) rowhouse developments where each unit must provide an at-grade 
entrance located along a public street. Lanes, bridges and walkways are not considered public 
streets. The district provides for a maximum density of 75 units per hectare, which would enable 
up to eight dwelling units on the subject site. Additionally, the building must typically be 1.2 
metres from each side property line, and the width of each unit facing the street must be at least 
4.2 metres wide. As the lot is approximately 30 metres wide, the setback requirements and 
minimum façade widths would only allow a maximum of six units. 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. 
 
At present, the market has shown few developments mid-block on R-CG lands, as not only is 
land assembly typically required, but the stock district does not facilitate these types of 
buildings. 
 
Based on an analysis of all development permits for new rowhouses on the R-CG lands, there 
have been only two applications for rowhouses located mid-block since the district was added to 
Land Use Bylaw 1P2007 in 2014 October, while there have been 54 development permits for 
rowhouses on corner lots designated with the R-CG District. Of the two mid-block rowhouse 
applications, one has been cancelled as it did not meet the requirements for all units to have an 
entrance facing a public street. The other has been approved, but has not yet been built, and is 
for a four-unit rowhouse on two parcels, providing the same density and similar impact as a 
semi-detached form. All other rowhouse development permits in the R-CG District have been on 
corner lots, where three to five units are typical, and sometimes include secondary suites. 
 
This suggests that the current rules, and / or market conditions which stem from designing sites 
within a mid-block context within the R-CG District create challenges to developing a rowhouse 
form when not on a corner lot. These types of examples have been flagged for future 
consideration for work on the R-CG District.  
 
The proposed DC Direct Control District allows for mid-block rowhouse forms that are sensitive 
to neighbouring low density homes. This is achieved by adjusting several rules within the R-CG 
District, including removing the rule requiring each unit to directly face onto the adjacent public 
street, and the rule prohibiting intervening buildings located between the street facing façade of 
a dwelling unit and the adjacent street. The resulting proposed DC District allows for courtyard 
style rowhouses that prohibits stacked individual units, and uses height chamfers for the side 
and rear portions of the site, which decrease massing and shadow impacts on neighbouring 
properties. Additionally, the district provides rules for separation between residential buildings 
on the parcel to ensure usable and functional courtyard space between the two buildings. 
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Development and Site Design 
 
The rules of the proposed DC District will provide basic guidance for the future development of 
the site, including appropriate uses, height and building massing, landscaping and parking. 
Given the specific context of this site, additional items that have been considered through the 
concurrent development permit process include, but are not limited to: 
 

 emphasizing individual at-grade entrances;  

 provision of amenity space for individual units; 

 provision of trees and landscaping; and 

 building placement, height and transitioning of massing. 
 
Environmental 
 
There are no environmental concerns associated with the site or this proposal. 
 
Transportation 
 
Pedestrian access to the site is available from existing sidewalks along 20 Avenue NW with 
vehicular access from the rear lane. Parking on 20 Avenue NW is restricted to two-hour parking 
from 8:00 AM to 6:00 PM, Monday to Friday.  
 
The site is serviced by Calgary Transit with local bus stops located approximately 80 metres 
from the site on 20 Avenue NW. The nearest primary transit location is the MAX Orange BRT on 
16 Avenue NW, approximately 550 metres from the site.  
 
A Transportation Impact Assessment or Parking Study was not required as part of this 
application.  
 
Utilities and Servicing 
 
Water, sanitary sewer and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to external 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online.  
 
The applicant has engaged the public through several initiatives. Approximately 100 
surrounding area neighbours were delivered postcards outlining the project and on-site signage 
was installed at the time of submission. Both the signs and postcards guided interested parties 
to a corresponding project website, which included general information, answers to frequently 
asked questions, and the opportunity to submitted feedback electronically. The applicant also 
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held a meeting with the Capitol Hill Community Association Planning Committee, which was 
attended by Administration, and followed up the meeting with a response on the feedback 
received. 
 
Administration received a letter of objection from the Capitol Hill Community Association 
(Attachment 4) and four letters of concern from the public. The comments and objections 
received focused on the following: 
 

 economic viability based on the number of units;  

 market viability on courtyard-based design, as a similar project has remained empty for 
quite a while;  

 community character; 

 the courtyard typology is not new, and can be accommodated through other land use 
districts; 

 a single rowhouse would provide better massing and larger rear yards; 

 rear units not being visible from the street; 

 shadowing; 

 traffic congestion in the lane and street; 

 overlooking; and  

 lack of space in garages for cars and bins can lead to lane way congestion. 
 
The proposed Direct Control District addresses many of these concerns, and includes height 
chamfers to encourage sensitive development, and aims to address height, overlooking, and 
massing concerns. The specific design, as well as traffic, parking and garbage bin storage 
locations are also under consideration as part of the development permit process. 
 
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 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 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.  
 
The proposal is in keeping with relevant MDP policies as the proposed DC Direct Control 
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. 
 
North Hill Area Redevelopment Plan (Statutory – 2008) 
 
The subject parcel is located within the Low Density Rowhouse land use policy area as 
identified on Map 4 of the plan. The area is to be characterized by low-density, grade-oriented 
residential development consisting of rowhouse buildings, duplexes, single-detached and semi-
detached buildings. The proposed development fits within this policy direction, and is sensitive 
to the surrounding low density forms. 
 
Social, Environmental, Economic (External)  
 
This proposal has the potential to improve access to safe and affordable housing stock and 
increase choice in the housing market, helping to attract and retain employees in Calgary. It 
also has the potential to utilize existing infrastructure more efficiently and increase density 
without significantly changing the character of the neighbourhood.  
 
The recommended DC Direct Control District allows for a wider range of housing configurations 
on the site than the existing R-CG 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 eight 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. 
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Risk Assessment 
 
There are no significant risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
This proposal is keeping with applicable policies including the Municipal Development Plan and 
the North Hill Area Redevelopment Plan, both of which promote having a variety of housing 
forms to meet the needs of residents. The proposed DC Direct Control District will provide an 
opportunity to achieve rowhouse units mid-block that are sensitive to the surrounding low 
density residential area.  

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Direct Control District Guidelines 
3. Development Permit (DP2019-0487) Summary 
4. Community Association Letter 
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The subject parcel is located in the community of Capitol Hill and consists of 0.1116 ha of privately owned land. 

RNDSQR has retained CivicWorks Planning + Design Inc. and Gravity Architecture to undertake a concurrent 

Land Use Redesignation and Development Permit process to facilitate the construction of two four-unit residential 

buildings with front doors facing both 20 AV NW and an interior amenity space, with an attached 8-stall garage and 

no provisions for secondary suites. 

 
The proposed use is based on the Land Use Bylaw definition of a Rowhouse, with the exception of the following 

characteristics: ii) where one façade of each Dwelling Unit directly faces a public street; and (2) no intervening 

building is located between the street facing façade of each Dwelling Unit and the adjacent public street. The 

proposed use is well-suited to the site, given its surrounding context, mid-block lot characteristics and location. In 

support of the proposed development vision, this application seeks to amend the existing R-CG (Residential – 

Grade-oriented Infill) District to an DC (Direct Control) District, based largely on R-CG District rules. The intent of 

the proposed DC District is to allow for a unique configuration of rowhouse-like buildings, with adequately wide and 

livable grade-oriented dwelling units on the subject lands. The proposed DC District and associated development 

vision demonstrate a unique approach to the configuration of mid-block sites, based on design best practice, 

industry experience and current market needs and realities. 

 
R-CG MID-BLOCK SITES: PRACTICAL IMPLICATIONS + CHALLENGES 

Residential - Grade-Oriented Infill District (R-CG) is a relatively new residential designation, primarily intended to 

accommodate rowhomes within established areas, while also allowing for single detached, side-by-side and 

duplex homes. Maximum building height is limited to 11m and the 75 units/hectare maximum density theoretically 

allows a typical 50ft. x 120ft. site to accommodate up to 4 units. Since Council first adopted the R-CG District in 

late 2014, it has seen healthy uptake by industry and market alike. However, this success has largely been limited 

to corner lots, with little to no uptake of mid-block sites. This is largely due to the unique characteristics and Bylaw 

rules for R-CG corner lots that allow developer-builders to realize both viable densities and desirable rowhome 

unit configurations that have so far been absent from the Calgary market. 

 
In practice, achieving the same level of success and viable densities on mid-block sites is challenging if not 

impossible, given both design and market constraints. The District’s current Rowhouse definition limits overall 

development potential by requiring all units to front onto a public street. This is further exacerbated by forbidding 

the siting of any building between a unit’s street facing façade and adjacent public street. These requirements do 

not pose a problem for corner sites, which can achieve double frontage via two public streets. 

 

Conversely, mid-block sites can only achieve a single frontage to accommodate all units. On mid-block sites made 

up of one or more parcels, these requirements limit the variety and practical density of rowhouse forms that can be 

achieved and create an economic incentive to limit unit width in order to maximize unit count, lot coverage and 

profitability. This style of development results in units that are unnecessarily narrow (as narrow as 4.2m/13.8ft, per 

the R-CG District minimum), difficult to market, and less desirable to those looking for alternatives to typical 

detached homes, infills or condominiums. While historic rowhouse widths in cities like Philadelphia and New York 

can be as narrow as 4.9m/16ft, it is architectural best practice for rowhome unit width to strive for a minimum 

6.1m/20.0ft width in order to accommodate access, circulation and livability.  

 
R-CG MID BLOCK SITES: AN ALTERNATIVE APPROACH 

RNDSQR is committed to providing well-located, affordable and high-quality homes for inner-city families. As 

RNDSQR continues to carry out this vision, the Banff Trail and Capitol Hill area is and will remain one of their most 

active areas of work, given the community’s vibrancy, proximity to Centre City, and well-established multi-modal 

transportation networks. In order to continue providing innovative housing choices for inner-city Calgarians and 

achieve a viable development outcome, this application seeks to create a custom DC District, tailormade to unlock 

the potential of mid-block sites and largely based on existing R-CG District rules. 

The project team’s substantial experience in the R-CG development space had directly informed this approach for 
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sensitively scaled, livable and economically viable rowhome developments on mid-block sites. The current 

limitations of the relatively new R-CG District create an unfortunate trade-off for those looking to develop mid-block 

sites to their full potential: create units that are far too narrow to be an attractive housing option for future home 

buyers, or underutilize the already limited development space available in established inner-city communities. We 

hope that this application can be used as a pilot project for an alternative development typology for the R-CG 

District, and the existing limitations of the Bylaw rules be considered as the R-CG District continues to undergo 

further evaluation and refinement.  

 

PLANNING RATIONALE 

The proposed development vision will introduce new, innovative and more affordable housing options to the 

inner city, where single and semi-detached homes are increasingly out of reach. The subject site features 

numerous characteristics that make it especially appropriate for the proposed land use change, which will 

directly facilitate the development of new and innovative inner-city housing options for Calgarians: 

 
Direct Lane Access: The subject site enjoys direct lane access, facilitating a development that orients vehicle 

access to the rear lane, creating an uninterrupted, pedestrian-friendly streetscape interface along 20 AV NW. 

 
Collector Road: The subject site is located along 20 AV NW – a Collector standard road – ensuring both 

ease of access and traffic capacity for future residents. 

 
Proximity To Transit: The subject site is within ~80m of a local transit stop (Route 404), located along 20 AV 

NW. Additionally, the subject site is within short walking distance of two Primary Transit Network corridors,14 ST 

NW and 16 AVE NW, ~275m and ~475m from the subject site respectively. Primary transit stops along these 

corridors provide access to BRT Route 303 and Routes 19, 65, 89, 404, and 414. 

 
Proximity To An Existing Corridor: The subject site is within short walking distance of the 16 AV NW Urban 

Main Street, approximately 400m to the south. 

 
Proximity To An Existing Open Space / Community Amenity: The subject site is located approximately 150m 

south of the entrance to the Regional Pathway Network and Confederation Park, a major community and regional 

park space. 

 
CITY-WIDE POLICY ALIGNMENT 

This proposed land use redesignation and associated development vision is consistent with the city-wide goals 

and policies of the Municipal Development Plan, which encourage: the development of more innovative and 

affordable housing options in established communities; more efficient use of infrastructure; and more compact built 

forms in locations with direct and easy access to transit, shopping, schools and other community services. 

 
COMMUNITY ENGAGEMENT 

RNDSQR is committed to being a good neighbour and working with surrounding community members and 

stakeholders throughout the application process. As part of that commitment, RNDSQR and the project team have 

designed and undertaken a comprehensive community engagement process in support of this application and 

others like it to ensure a clear and transparent application process for all stakeholders. Stakeholders like the 

Community Association and Ward Councillor’s office are actively invited to participate in our process, which 

focuses on informative and fact-based engagement and communications. 

 
CONCLUSION 

The proposed land use redesignation and associated development vision is in keeping with the city-wide goals and 

policies of the Municipal Development Plan and will facilitate a development vision that will introduce new and 

innovative housing options for Calgarians looking to live in established communities that enjoy excellent access to 

transit, existing infrastructure and community amenities. For the reasons outlined above, we respectfully request 

that Administration, Calgary Planning Commission and Council support this application. 
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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) provide low density residential development in a variety of forms by 
enabling multiple configurations of dwelling units adjacent to low density 
residential 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 Bylaw.  
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Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
 
Permitted Uses 
4 The permitted uses of the Residential – Grade-Oriented Infill (R-CG) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District with the exclusion of: 
 

(a) Contextual Semi-detached Dwelling; 
(b) Rowhouse Building; and  
(c) Secondary Suite. 

 
Discretionary Uses 
5 The discretionary uses of the Residential – Grade-Oriented Infill (R-CG) District of 

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

(a) with the addition of: 
 

(i) Dwelling Unit; and  
(ii) Secondary Suite; and  

 
(b) with the exclusion of:  

 

(i) Backyard Suite; 
(ii) Cottage Housing Cluster; 
(iii) Duplex Dwelling; 
(iv) Rowhouse Building; 
(v) Semi-detached Dwelling; and  
(vi) Single Detached Dwelling.  

 
Bylaw 1P2007 Bylaw Rules 
6 Unless otherwise specified, the rules of the Residential – Grade-Oriented Infill (R-CG) 

District of Bylaw 1P2007 apply in this Direct Control District Bylaw.  
 
Grade Orientation of Units 
7 (1) All units must provide individual, separate, direct access to grade. 

 
(2) No Dwelling Unit may be located wholly or partially above another Dwelling 

Unit. 
 

Street Orientation of Units 
8 (1) 50.0 per cent or more of the units in a development must have an exterior wall 

that directly faces a public street. 
 

(2) The minimum width of the façade of a unit that directly faces a street is 5.0 
metres. 
 

(3) Each unit with an exterior wall that directly faces a public street must have: 
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(a) an entrance within 4.5 metres of a property line shared with a street; 
and 

 

(b) a sidewalk providing direct access from the street to the unit. 

Parcel Coverage 
9 (1) Unless otherwise referenced in subsection (2), the maximum parcel coverage 

for all the parcels subject to a single development permit is 60.0 per cent. 
 

(2) The maximum parcel coverage referenced in subsection (1), must be reduced 
by 21.0 square metres for each required motor vehicle parking stall that is not 
located in a private garage. 

 
Building Depth and Building Separation 
10 (1) Unless otherwise referenced in subsection (2), the maximum building  

depth is 60.0 per cent of the parcel depth for a main residential building. 

(2) There is no maximum building depth for a main residential building wholly 
contained between the rear property line and of 50 per cent parcel depth 
where:  

 
(a) there is more than one main residential building on the parcel; and 
 
(b) the minimum separation distance between the main residential 

buildings contained on the front portion of the parcel and the main 
residential buildings contained on the rear portion of the parcel is 6.0 
metres. 

Building Setback Areas 
11 The minimum depth of all setback areas must be equal to the minimum building 

setback required in sections 12, 13 and 14.    
 
Building Setback from Front Property Line 
12 The minimum building setback from a front property line is 3.0 metres. 
 
Building Setback from Side Property Line 
13 (1) Unless otherwise referenced in subsections (2), (3), and (4), the  

 minimum building setback from any side property line is 1.2 metres. 

(2) There is no requirement for a building setback from a property line upon which 
a party wall is located. 

 
(3) The minimum building setback from a side property line for a private 

garage attached to a main residential building is 0.6 metres. 
 
Building Setback from Rear Property Line 
14 The minimum building setback from a rear property line is 1.5 metres. 
 
  

javascript:BSSCPopup('../Popups/Definitions/27_Building_Setback.htm');
javascript:BSSCPopup('../Popups/Definitions/27_Building_Setback.htm');
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Building Height 
15 (1) Unless otherwise referenced in subsection (2), the maximum  

 building height is 11.0 metres measured from grade. 

(2) The maximum building height on a parcel that shares a property line with the 
lane or another parcel not subject to this Direct Control District Bylaw is: 

 
(a) 8.0 metres measured from grade at the shared property line or lane; 

and  
 

(b) increases at a 45 degree angle to a maximum of 11.0 metres measured 
from grade. 

 
Outdoor Private Amenity Space 
16 (1) The required minimum amenity space is 20.0 square metres per unit. 
 

(2) The required amenity space may be provided as a private amenity space or a 
common amenity space or a combination of both. 

 
(3) Amenity space provided as a private amenity space must: 
 

(a) be provided outdoors; 
 

(b) have direct access from the associated unit; 
 

(c) have a minimum area of 7.5 square metres; and 
 
(d) have a minimum dimension of 2.0 metres. 

 
(4) Amenity space provided as a common amenity space must: 
 

(a) be provided outdoors; 
 

(b) have direct access from the associated units; and 
 
(c) have a minimum dimension of 6.0 metres. 

 
Landscaping 
17 (1) Trees required by this section: 
     

(a) may be provided through the planting of new trees or the preservation of 
existing trees; 

 
(b) must be provided on a parcel within 12 months of issuance of 

a development completion permit; 
 
(c) must be maintained on the parcel for a minimum of 24 months after 

issuance of a development completion permit; 
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(d) must be of a species capable of healthy growth in Calgary and must 
conform to the standards of the Canadian Nursery Landscape 
Association; and 

 
(e) are not required to be shown on a plan that is part of an application 

for development permit. 
  

(2) A minimum of 2.0 trees must be provided for each unit. 
 

(3) The requirement for the provision of 1.0 tree is met where an existing tree is 
retained or a new tree is planted where: 

 
(a) a deciduous tree has a minimum calliper of 50 millimetres; or 

 

(b) a coniferous tree has a minimum height of 2.0 metres. 
 

(4) The requirement for the provision of 2.0 trees is met where an existing tree is 
retained or a new tree planted where: 

 
(a) one deciduous tree has a minimum calliper of 85 millimetres; or 

 

(b) one coniferous tree is provided that has a minimum height of 4.0 metres. 
 

Balconies 
18 (1) Unless otherwise referenced in subsection (2), a balcony must not project more  

 than 2.0 metres from the building façade to which it is attached. 

(2) Where a balcony is located on the roof of the first or second storey of building 
containing a Dwelling Unit, the balcony may have a maximum floor area that 
equals 30.0 per cent of the horizontal cross section of the storey below. 

 
Rules for Secondary Suites  
19 Secondary Suites must wholly be located in a basement.  
 
Motor Vehicle Parking Stalls    
20 (1) The minimum number of motor vehicle parking stalls is 1.0 stall per Dwelling 

Unit. 
 

(2) For all other uses, the required motor vehicle parking stall is the minimum 
requirement referenced in Part 4 of Bylaw 1P2007.  

 
Relaxations  
21 The Development Authority may relax the rules contained in Sections 15 and 17 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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A development permit application (DP2019-0487) has been submitted by Gravity 
Architecture on 2019 January 31. The development permit application is for two 
buildings, for a total of eight ground oriented dwelling units with internal circulation 
space located between them. The following excerpts (Figure 1 & 2) from the 
development permit submission provide an overview of the proposal and are included 
for information purposes only.  
 
Administration’s review of the development permit will determine the ultimate building 
design, number of units and site layout details such as parking, landscaping and site 
access. No decision will be made on the development permit application until Council 
has made a decision on this land use redesignation. 
 

Figure 1: Renderings of Proposed Development 
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Figure 2: Site Plan 
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Land Use Amendment in Carrington (Ward 3) at 15000 – 14 Street NW, 
LOC2019-0028 
 
EXECUTIVE SUMMARY   
 
This application was submitted by Urban Systems on 2019 March 01 on behalf of the 
landowner, Mattamy (Aberdeen Heights) Limited. The application proposes a land use 

redesignation of 8.75 hectares (21.62 acres ) in the community of Carrington from Special 
Purpose – Future Urban Development (S-FUD) District to Residential – Low Density Mixed 
Housing (R-G) District, DC Direct Control District and Special Purpose – School, Park and 
Community Reserve (S-SPR) District. The proposed land use redesignation will allow for:  
 

 low density residential in a range of building forms; and 

 a small park space.  
 
The proposal conforms to the relevant policies of the Municipal Development Plan and the 
Keystone Hills Area Structure Plan (ASP). 
 

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

1. ADOPT, by bylaw, the proposed redesignation of 8.75 hectares ± (21.62 acres ±) 
located at 15000 – 14 Street NW (Portion of SW 1/4 4-26-1-5) from Special Purpose – 
Future Urban Development (S-FUD) District to Residential – Low Density Mixed 
Housing (R-G) District, Special Purpose – School, Park and Community Reserve (S-
SPR) District, and DC Direct Control District to accommodate low density residential 
uses, with guidelines (Attachment 3); and 
 

2. Give three readings to the proposed bylaw. 

 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
On 2018 December 10 at the Regular Public Hearing Meeting of Council, Report 
PFC2018-1180 was presented regarding a partial growth management overlay affecting 
communities within the Keystone Hills ASP. Council held a Public Hearing and gave three 
readings of Bylaw 93P2018, removing portions of the Keystone Hills Growth Management 
Overlay that affected the subject lands. The subject lands no longer have a growth management 
overlay and can proceed with development. 
 
BACKGROUND 
 
This redesignation application was submitted by Urban Systems on 2019 March 01 on behalf of 
the landowner, Mattamy (Aberdeen Heights) Limited. As noted in the Applicant’s Submission 
(Attachment 1), this land use application will allow for low density residential development, 
including Mattamy Homes’ unique rowhouse product. 
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An outline plan, LOC2013-0105 (Attachment 2), was approved in 2015, and includes the area 
that is subject to this proposed land use amendment application. Land use was not approved for 
the subject site at the time, as it was subject to a growth management overlay, which has since 
been removed.  
 
The approved outline plan shows a ‘DC Site 1’ for wide small lot housing which aligns with the 
intent and rules of the Residential – Low Density Mixed Housing (R-G) District, which was 
introduced in 2016, after the outline plan approval. A DC Direct Control District is proposed 
where ‘DC Site 2’ for street-oriented / laned housing is shown on the outline plan. The proposed 
DC District is similar to an existing DC District (Bylaw 117D2015) which was approved for 
another site identified on the outline plan as ‘DC Site 2’ as well. 
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Location Maps  
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Site Context 
 

The subject site comprises 8.75 hectares (21.62 acres ) within a larger 120.62 

hectare(298.06 acre ) parcel of undeveloped land in the community of Carrington. The 
subject site is just east of 14 Street NW and north of 144 Avenue NW.  
 
Surrounding parcels to the north and west of the site remain in an agricultural and / or natural 
state but are identified for future development at urban densities under the Keystone Hills Area 
Structure Plan (ASP). Lands to the south and east are in the first phases of construction, as part 
of the development of the Carrington and Livingston neighbourhoods, respectively. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The proposed land use framework will enable a range of street-oriented, low density housing 
forms, in the developing neighbourhood of Carrington. The proposal generally meets the 
objectives of applicable policies as discussed in the Strategic Alignment section of this report. 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
The existing Special Purpose – Future Urban Development (S-FUD) District is a special 
purpose designation applied to lands that are awaiting urban development and utility servicing, 
and to protect against premature subdivision and development. 
 
The proposed Residential – Low Density Mixed Housing (R-G) District is a residential 
designation that is intended to accommodate a range of low density residential development 
including cottage housing clusters, duplex dwellings, semi-detached homes, rowhouses and 
single detached homes. 
 
The proposed DC Direct Control District (Attachment 3) is based on the Residential – Low 
Density Multiple Dwelling (R-2M) District. A DC District is recommended to regulate distinctive 
characteristics for parcel size and coverage, amenity space, setbacks and height to 
accommodate Mattamy’s unique housing product type. 
 
The proposed DC District allows for semi-detached homes, rowhouse buildings and live work 
units, on laned lots. In addition to being of a smaller area size, these lots are of a shorter depth 
and wider frontage than typically allowed in standard districts in Land Use Bylaw 1P2007. This 
triggers the need for reduced setbacks and higher parcel coverage. The DC District includes an 
amenity space requirement per dwelling unit, given the smaller parcel sizes and higher parcel 
coverage. 
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The proposed DC District is similar to the neighboring DC Direct Control District, Bylaw 
117D2015, approved south of 144 Avenue NW, and to other DC Districts in Cityscape that 
accommodate Mattamy Homes’ product. Minor administrative updates to the language in the 
proposed DC have been made to align with current standards. 
 
Development and Site Design 
 
The proposed land uses will provide basic guidance for the future development of the site and 
enable the development of a variety of low density housing forms complemented by a small 
central park space. 
 
Environmental 
 
Environmental concerns for the subject lands were considered during the review of the 
approved outline plan in 2015, and no further reports or investigations are required for this 
application. 
 
Transportation 
 
The road network for the area was approved under the outline plan in 2015. Direct vehicular 
access from future residential parcels onto 14 Street NW is prohibited, nor will direct vehicular 
access to Carrington Boulevard NW and Carringham Boulevard NW be permitted. Calgary 
Transit bus service will be available on the east boundary of the site on Carrington Boulevard 
NW.  
 
Utilities and Servicing 
 
The proposal requires the Northridge Phase 1 Feedermain for water servicing, which is planned 
to be completed Q4 2020. The applicant needs to submit a water network plan and preliminary 
site grading plan for review by Water Resources prior to subdivision. Sanitary sewer servicing is 
available and can accommodate the potential development of the subject site. Additional 
submissions of sanitary reporting are not anticipated, unless future densification is proposed. A 
stormwater management report will be required prior to or in conjunction with the subdivision. 
Site specific stormwater management strategies will be reviewed at the development permit 
stage. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. Administration received no comments in relation to 
the application. Currently, there is no community association for the area. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
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Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns. 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
 
The subject site is located within the Residential - Developing – Planned Greenfield with Area 
Structure Plan (ASP) area as identified on Map 1: Urban Structure in the Municipal 
Development Plan (MDP). The MDP defers to the local area plan in place. 
 
Keystone Hills Area Structure Plan (Statutory – 2012) 
 
The subject site is located within the Neighbourhood Area as identified on Map 5: Land Use 
Concept in the Keystone Hills ASP. The Neighbourhood Area is intended to provide for a variety 
of housing forms and affordability levels to meet the needs of Calgary’s diverse population. 
Opportunities for residential-based commercial uses, including live work units, are encouraged. 
Specific housing diversity policies encourage a minimum of 30 percent of housing units within 
an area be non-single detached, which can include semi-detached dwellings and rowhouses. 
 
Social, Environmental, Economic (External) 
 
The recommended land use allows for a range of low density housing types to 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 and the 
Keystone Hills Area Structure Plan. The proposed land uses will allow for low density residential 
development, complemented by a park space, which is aligned with the previously approved 
outline plan.  

 
ATTACHMENT(S) 
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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) accommodate street-oriented residential development in the form of semi-

detached dwellings and rowhouse buildings on small-scale lots with minimal rear 
yard setbacks, and rear lane access; and 
 

(b) accommodate Live Work use in rowhouse buildings. 
 
Compliance with Bylaw 1P2007  
2 (1) Unless otherwise specified in subsection (2), the rules and provisions of Parts 1, 2,

 3 and 4 of Bylaw 1P2007 apply to this Direct Control District Bylaw. 

 
(2) Section 13 (99) of Bylaw 1P2007 does not apply in this Direct Control District. Where
 “parcel” is referenced in this Direct Control District, it refers to section 4 of this Direct
 Control District Bylaw. 
 

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

be a reference to the section as amended from time to time. 
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General Definitions  
4 In this Direct Control District Bylaw, “parcel” means: 

 
(a) the aggregate of the one or more areas of land described in a certificate of title or 

described in a certificate of title by reference to a plan filed or registered in a land 
titles office; and 

 
(b) includes a bare land unit created under a condominium plan. 

 
Defined Uses   
5 In this Direct Control District Bylaw:  

 
(a) “Live Work” means a use:  

 
(i) where a business is operated from a Dwelling Unit, by the resident of the 

Dwelling Unit, but does not include a Home Occupation – Class 1 or 
Home Occupation – Class 2; 
 

(ii) that may incorporate only the following uses in a Dwelling Unit to create 
a Live Work in this Direct Control District:  

 
(A) Artist’s Studio; 

(B) Counselling Service; 

(C) Office; and 

(D) Retail and Consumer Service, provided any products sold are 
also made on the premises or directly related to the service 
provided; and 

 
(iii) that must be contained within a Rowhouse Building. 

 
Permitted Uses  
6 The permitted uses of the Residential – Low Density Multiple Dwelling (R-2M) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District with the exclusion of: 

 
(a) Duplex Dwelling; and 

 
(b) Secondary Suite. 

 
Discretionary Uses  
7 The discretionary uses of the Residential – Low Density Multiple Dwelling (R-2M) District of 

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

 
(a) with the addition of:  
 

(i) Live Work. 
 

  (b) with the exclusion of: 
 

(i) Backyard Suite; 
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(ii) Sign – Class D; 

(iii) Sign – Class E; 

(iv) Single Detached Dwelling; and 

(v) Townhouse. 

 
Bylaw 1P2007 District Rules  
8 Unless otherwise specified, the rules of the Residential – Low Density Multiple Dwelling (R-2M) 

District of Bylaw 1P2007 apply in this Direct Control District.  
 

Number of Main Residential Buildings on a Parcel  
9 The maximum number of main residential buildings allowed on a “parcel” is one.  
 
Density 
10 There is no maximum density on a “parcel” containing a Rowhouse Building.  
 
Laned Parcel  
11 (1) All “parcels” must share a property line with a lane that provides vehicle access.  

 
 (2) All vehicle access to a “parcel” must be from the lane. 
 

Parcel Width  
12 (1) The minimum “parcel” width for a “parcel” containing one Dwelling Unit of a Semi-

 detached Dwelling is: 
 
 (a) 7.2 metres for a corner “parcel”; and 
 
 (b) 6.0 metres for all other cases. 
 
(2) The minimum “parcel” width for an individual “parcel” containing a Dwelling Unit in a
 Rowhouse Building is:  
 
 (a) 4.5 metres for a corner “parcel”; and 
 
 (b) 3.3 metres in all other cases. 

         
Parcel Depth 
13 The minimum “parcel” depth is 18.5 metres. 

 
Parcel Area  
14 The minimum “parcel” area is: 

 
(a) 111.0 square metres for a “parcel” containing an individual Dwelling Unit of a 

  Semi-detached Dwelling; and  
  

(b) 62.0 metres for a “parcel” containing an individual Dwelling Unit in a 
Rowhouse Building. 

 
Parcel Coverage  
15 (1) The maximum “parcel” coverage is 90.0 per cent of the area of the “parcel”. 
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(2) The maximum “parcel” coverage referenced in subsection (1), must be reduced by 21.0
 square metres for each required motor vehicle parking stall that is not located in a
 private garage.  
 

Building Setback Areas  
16 The depth of all setback areas must be equal to the minimum building setback required in 

sections 17, 18 and 19. 
 

Building Setback from Front Property Line  
17 (1) The minimum building setback from a front property line for a porch or balcony is 1.5

 metres. 
 
(2) In all other cases, the minimum building setback from a front property line is 2.0
 metres. 

 
Building Setback from Side Property Line 
18 (1) There is no requirement for a building setback from a side property line on which a

 party wall is located that separates two or more Dwelling Units. 
 
(2) For a corner “parcel”, the minimum building setback from a side property line shared
 with a street is 1.2 metres, provided there is no portion of a building, except for a
 projection allowed in section 337(3) of Bylaw 1P2007, located within 3.0 metres of: 
 

(a) the back of the public sidewalk; or 
 
(b) the curb where there is no public sidewalk. 
 

(3) For “parcels” less than 12.2 metres in width, the building setback from a side
 property line required in subsection (4) may be reduced to 0.6 metres where:  
 

(a) the owner of the “parcel” proposed for development and the owner of the 
adjacent “parcel” register, against both titles, a 1.8 metre exclusive private 
access easement; and 

 
(b) all roof drainage from the building is discharged through eavestroughs and 

  downspouts onto the “parcel” on which the building is located.  
 

(4) In all other cases, the minimum building setback from any side property line is 1.2
 metres. 

 
Building Setback from Rear Property Line  
19 (1) The minimum building setback from a rear property line is 0.6 metres. 

 
(2) Notwithstanding section 338(4) of Bylaw 1P2007, when an attached private garage has
 a balcony or deck, the minimum building setback from a rear property line for a
 balcony or deck is 0.6 metres. 
 

Building Height  
20 The maximum building height is 13.0 metres. 
 
Amenity Space 
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21 (1) Unless otherwise referenced in subsection (4), a porch, balcony, deck or patio must
 not be located in any setback area. 
 
(2) Each Dwelling Unit must have a private amenity space: 
 

(a) that has a minimum area of 7.0 square metres with no dimension less than 2.0 
  metres; and 

 
(b) in the form of a porch, balcony, deck or patio. 
 

(3) Where a patio is located within 4.0 metres of a side property line of a “parcel”
 containing a Dwelling Unit, it must be screened. 
 
(4) A patio may be located in the front setback area or in a side setback area on the
 street side of a corner “parcel”.  
 

Balconies 
22 (1) Unless otherwise referenced in this section, a privacy wall located on a balcony: 
 

(a) must not exceed 3.0 metres in height when measured from the surface of the 
  balcony; and 

 
(b) must not be located between the foremost front façade of the main residential 

  building and the front property line. 
 
 (2) A balcony attached to a Semi-detached Dwelling or Rowhouse Building within 1.2 
  metres of a party wall must have a solid privacy wall that: 
 
  (a) is a minimum of 2.0 metres in height; 
 
  (b) is a maximum of 3.0 metres in height; and 
 
  (c) extends the full depth of the balcony. 
 
Rules for Live Work  
23 (1) A Live Work: 

 
(a) must not exceed 50.0 per cent of the gross floor area of the Dwelling Unit; and 
 
(b) may have two persons, other than a resident of the Live Work, working at  

  the residence where the use is located. 
 

(2) The minimum number of motor vehicle parking stalls for a Live Work is 1.0 motor
 vehicle parking stall.  
 
(3) There is no requirement for bicycle parking stalls – class 1 or class 2. 

 
Private Garage 
24 A private garage may only be allowed at the rear of a Dwelling Unit. 
 
Relaxations 
25 The Development Authority may relax the rules contained in sections 12, 13, 14, 15, 16, 17, 
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18, 19, 20, 21, 22 and 23 of this Direct Control District Bylaw where the test for relaxation in 
Bylaw 1P2007 is met.  
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Land Use Amendment in Residual Sub-Area 02L (Ward 2) at 2000 - 144 Avenue 
NW, LOC2017-0311 
 
EXECUTIVE SUMMARY   
 
This application was submitted 2017 October 17 by Stantec Architecture on behalf of the 
landowner Evans Land Development Corp.  This land use amendment proposes the 
redesignation of 64.81 hectares ± (160.15 acres ±) located at 2000 - 144 Avenue NW from 
Special Purpose – Future Urban Development (S-FUD) District to a range of land use districts to 
enable: 
 

 an anticipated 1,022 dwelling units within low density housing forms such as single and 
semi-detached dwellings and rowhouse forms up to 12 metres in height (R-G and R-
Gm); 

 an anticipated 83 dwelling units within multi-residential housing forms such as apartment 
and townhouses up to 14 metres in height (M-1); 

 an anticipated 54 dwelling units with main floor commercial space adjacent and 
supportive of the Neighbourhood Activity Centre public open space (M-X1); 

 approximately 2.20 hectares of Municipal Reserve (MR) for public open space, 
neighbourhood parks, and pathways (S-SPR); 

 approximately 8.25 hectares of Municipal School Reserve (MSR) for a future high school 
site with sports fields (S-SPR); and 

 approximately 2.90 hectares of Environmental Reserve (ER) for the protection of 
ecologically sensitive areas (S-UN). 

 
Together with the proposed outline plan (CPC2019-0772), this land use amendment application 
implements the objectives of the Glacier Ridge Area Structure Plan and the Municipal 
Development Plan by proposing a land uses that enable the development of a neighbourhood 
which provides a variety of housing choices with pathway linkages and open spaces centred 
around a Neighbourhood Activity Centre. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommends that Council hold a Public Hearing; and 
 
1. ADOPT, by bylaw, the proposed redesignation of 64.81 hectares ± (160.15 acres ±) located 

at 2000 - 144 Avenue NW (SW1/4 Section 5-26-1-5) from Special Purpose – Future Urban 
Development (S-FUD) District to Multi-Residential – Low Profile (M-1) District, Multi-
Residential – Low Profile Support Commercial (M-X1) District, Residential – Low Density 
Mixed Housing (R-G) District, Residential – Low Density Mixed Housing (R-Gm) District, 
Special Purpose – City and Regional Infrastructure (S-CRI) District, Special Purpose – 
School, Park and Community Reserve (S-SPR) District and Special Purpose – Urban Nature 
(S-UN) District; and 

 
2. Give three readings to the proposed bylaw. 
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PREVIOUS COUNCIL DIRECTION / POLICY 
 
On 2018 September 10 at the Combined Meeting of Council, the New Community Growth 
Strategy 2018 – Growth Management Overlay Removals Arising from C2018-0900 (C2018-
0983) report was presented which affected communities within several Area Structure Plans.  
Council held a Public Hearing and gave three readings of Bylaw 71P2018, removing portions of 
the Glacier Ridge Growth Management Overlay that affected the subject lands.  The subject 
lands no longer have a Growth Management Overlay and can proceed with development when 
infrastructure is provided that can support it.  This will be through a combination of both City and 
developer-funded projects. 
 
BACKGROUND 
 
Stantec Architecture, on behalf of the landowner Evans Land Development Corp, submitted the 
subject application to The City on 2017 October 19 and provided a summary of their proposal in 
the Applicant’s Submission (Attachment 1). 
 
The subject parcel was part of a larger annexation of land from Rocky View County to the City 
of Calgary in 2007.  In 2012, a portion of the site was approved for a temporary recyclable 
construction material collection depot.   
 
In 2015, this parcel was included within the Glacier Ridge Area Structure Plan which 
encompassed a large area of land in northwest Calgary that lays out future roads, a servicing 
plan, parks, schools, community areas, and activity centres. 
 
At the time of the application submission, a Growth Management Overlay was in place as 
indicated in Map 10 of the Glacier Ridge Area Structure Plan.  It was removed by Council at 
their 2018 September 10 public hearing as mentioned in a previous section.  
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Location Maps 
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Site Context 
 
The subject site, located at 2000 - 144 Avenue NW, consists of a quarter section of land, 
approximately 65 hectares (160 acres) in size.  The site is in a greenfield area north of 144 
Avenue NW and east of Panorama Road NW.  It is bordered by large parcels with agricultural 
uses to the west, north and east.  To the south, the community of Evanston is building out with 
low density housing forms and a public park located immediately south of 144 Avenue NW.   
 
This application is the third application for a new community in the Glacier Ridge Area Structure 
Plan lands.  Symons Valley Ranch, to the west, was recently approved by Council as a 
Community Activity Centre (LOC2017-0232), and an application for several new 
neighbourhoods west of that is under review by Administration (LOC2017-0368).  These lands 
are separated from the subject parcel by the West Nose Creek valley.  However, functional 
designs are underway for 144 Avenue NW to complete the connection with Symons Valley 
Road NW. 
 
The parcel itself is has grades of more than 5 percent along the south and west boundaries.  
Convergent slopes from the northeast portion of the site meet slopes trending northeast along a 
small permanent stream running diagonally through the northeast corner. 
 
The site was previously developed with a drywall recycling business and a rural residence 
located in the south west corner of the site.  These buildings were removed in 2016. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposed land use redesignation, along with the associated outline plan (Attachment 2) will 
facilitate development of a residential neighbourhood with a mix of housing types, local 
commercial, recreational and high school uses centred around a Neighbourhood Activity Centre, 
as envisioned by the policies of the Municipal Development Plan and Glacier Ridge Area 
Structure Plan.  The following sections highlight the scope of the technical planning analysis 
conducted by Administration. 
 
Planning Considerations 
 
As part of the review of this application, Administration considered several key factors including 
implementing the policies of the Glacier Ridge Area Structure Plan and, in conjunction with the 
outline plan, providing a condition framework that ensures the required infrastructure is built and 
includes the community design elements that contribute to a complete neighbourhood. 
 
Subdivision Design 
 
The associated outline plan informs the future subdivision and development of a parcel 
approximately 65 hectares (160 acres) in size.  The subdivision responds to the existing 
topography and natural features that are present on the site and provides a logical northward 
extension of the existing adjacent community of Evanston.  
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The proposed neighborhood design is configured around a school site in the NW corner, a 
Neighborhood Activity Centre (NAC) in the central portion, a complimentary parks open space 
network including both large programmable areas, as well as small neighborhood pocket parks, 
while utilizing a block-based street network.  This network also supports a highly connected 
pedestrian and cycling environment.  Regional pathways, multi-use pathways, and sidewalks 
provide ample choice for moving along the streets and open space areas within the 
neighbourhood as well as to destinations outside the plan area.   
 
The plan area contains one NAC which is centrally located and is intended to be a focal point for 
the neighbourhood that includes gathering space and accommodates a mix of transit-supportive 
residential and non-residential uses.  The proposed plan provides for sites containing multi-
residential development in apartment and townhouse forms and a separate site with multi-
residential development which includes the provision of support commercial uses.  The latter 
site will integrate with an adjacent Municipal Reserve space immediately east by providing 
access into the greenspace and activated edge along this shared border.   
 
A variety of housing options are provided for in the plan area including low density housing 
forms such as single detached, semi-detached, duplex, and rowhouse dwellings.  Laned and 
laneless parcels are provided throughout the plan to allow for a variety of building forms as well 
as the ability to add intensity over time through secondary and backyard suites.  Multi-residential 
housing forms, such as townhouses and apartments, are concentrated around the 
Neighbourhood Activity Centre located centrally within the plan area.   
 
In order to increase the variety and affordability of housing, the applicant proposes incorporating 
a flexible housing product on the block ends of the neighbourhood along collector streets.  This 
lot pattern does not change the size or design of the homes but locates them on smaller fee 
simple lots with a lane or access right-of-ways to access rear garages.  Sites will provide street-
facing homes with the potential for backyard suites in behind.   
 
A 10 percent Municipal Reserve (MR) land dedication is required as part of this development.  
This has been provided as several parks throughout the neighbourhoods providing spaces for 
active and passive recreation and, in places, are complemented by housing fronting on the park.  
 
Neighbourhood Activity Centre Open Space 
 
An open space MR dedication of 0.77 hectares (1.89 acres) within the NAC provides a 
community open space feature to accentuate the plan’s single storm pond located on the east 
boundary of the site. Along the storm pond promenade there are view nodes to the 
Environmental Reserve (ER) and pond feature, seating walls, and a mix of native planting and 
manicured grass areas. This park will provide neighbourhood residents with attractive open 
space immediately adjacent to commercial sites that are part of the mixed-use development.  
Additionally, this park will provide access to local pathway linkages that encircles the pond, 
continuing into ER lands to the north and south and provides direct connection opportunities to 
the larger Regional Pathway systems. 
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Neighbourhood Parks 
 
Two MR parks on the east side of the plan area provide connections into the adjacent 
Neighbourhood Activity Centre open space and the ER lands and one provides a substantial 
playground amenity. 
 
Three additional MR parks have been located within the west portion of the community to 
provide a balanced distribution of MR dedication across the plan area. These MR parks have 
been located to provide neighbourhood park amenities that differ in scale from the large 
neighbourhood park or community feature provided within the NAC and the district level 
playfield envelope of the high school site. These programming elements include playgrounds for 
all child age groups, bench and cluster seating, shade structures, open play areas, basketball, 
and winter programming opportunities. 
 
School Site/Park 
 
A Municipal School Reserve (MSR) is located in the northwest portion of the plan area and 
provides the future home of a Calgary Catholic School District (CCSD) high school.  This 8.25 
hectares (20.38 acres) site provides a location for the future school building and user parking 
areas, as well as district level sports field amenities to be further refined in subsequent approval 
processes.  The Municipal School Reserve provides 3.99 hectares (9.86 acres) towards the 
10 percent MR requirement, with 4.26 hectares (10.49 acres) being a required purchase.  The 
purchase has been approved by the Joint Use Coordinating Committee (JUCC). 
 
A “window street” interface for the neighbourhood is proposed along 144 Avenue NW on the 
south boundary of the plan area.  This urban design treatment, recommended in the Interface 
policies of the Glacier Ridge Area Structure Plan, opens up views into the neighbourhood and 
reduces the need for continuous sound walls and back-of-house treatments along 144 Avenue 
NW by providing a section of internal street adjacent the arterial boulevard. 
 
Land Use 
 
The existing land use district for the subject parcel is Special Purpose – Future Urban 
Development (S-FUD) District.  This district is intended to protect lands for future urban forms of 
development and density by restricting premature subdivision and development of parcels of 
land. 
 
This application proposes to redesignate this parcel to a variety of land use districts that can 
allow for the realization of the associated outline plan. 
 
The Residential – Low Density Mixed Housing (R-G) District and Residential – Low Density 
Mixed Housing (R-GM) District will provide a variety of low density housing forms such as single 
detached, semi-detached, and rowhouse dwellings.  The R-Gm District is identical to the R-G 
District with the exception of excluding single detached dwellings as a permitted use. 
The proposed Multi-Residential – Low Profile (M-1) District and Multi-Residential – Low Profile 
Support Commercial (M-X1) District support the Neighbourhood Activity Centre (NAC) with 
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medium density development in a variety of forms.  The M-X1 District will provide the non-
residential uses required by the New Community Planning Guidebook policies for NACs.  This 
development is intended to provide an activated interface with the Municipal Reserve space to 
the east. 
 
Special Purpose – School, Park and Community Reserve (S-SPR) District is applied to sites 
that are dedicated Municipal Reserve for public parks and Municipal School Reserve for a future 
high school site.  The Special Purpose – Urban Nature (S-UN) District is applied to the lands 
encompassing a permanent stream that feeds the Beddington Creek further south of this plan 
area and is dedicated as Environmental Reserve pursuant to the Municipal Government Act.  
The Special Purpose – City and Regional Infrastructure (S-CRI) District will be applied to storm 
pond lands and portions required for the storm pond infrastructure. 
 
Density 
 
The land use districts proposed can provide for development that achieves the Municipal 
Development Plan (MDP) minimum density and intensity targets (population and jobs).   
The MDP requires a minimum intensity of 60 people and jobs per hectare on initial build-out of a 
community.  The proposed plan achieves this target with an initial intensity of approximately 61 
people and jobs per hectare and provides the ability to transition to 70 people and jobs per 
hectare in the future. 
 
A Neighbourhood Activity Centre (NAC) is required to achieve a minimum intensity of 100 
people and jobs per hectare.  The proposed application is anticipated to achieve approximately 
130 people and jobs per hectare. 
 
The proposed outline plan will meet the MDP minimum of 20 units per gross developable 
residential hectare on initial buildout.  
 
Environmental 
 
The proposed application is located within an undeveloped “greenfield” area.  Historically, the 
lands have been used for agricultural purposes and more recently as a gypsum recycling 
facility.   
 
A Phase I Environmental Site Assessment was submitted and approved with the subject 
application. The applicant is required to provide confirmation of the condition of the groundwater 
in the area of the former recycling depot and homestead, prior to approval of the relevant 
tentative plan or stripping and grading development permit. 
 
A Phase 2 Environment Site Assessment will be submitted with future subdivision applications. 

The Biophysical inventory (BI) completed as part of the Glacier Ridge ASP identified 
environmental open space study areas within the subject site. To comply with the ASP, a 
Biophysical Inventory Assessment (BIA) was submitted and approved as part of this application. 
The conclusions of the approved BIA identified a small permanent stream that runs through the 
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north east portion of the plan area and feeds Beddington Creek to the south. To function in an 
urban context, the stream will need to pass under Road U where an ample sized culvert will be 
installed at the construction stage to maintain pre-development stream flow and habitat 
movement. Along the stream buffer areas, above the top of slope line, a local pathway linkage 
will be provided for citizens to access and enjoy the preserved open space. This stream and its 
setback, along with select upland areas will be protected contributing to a total dedication of 
2.91 hectares (7.19 acres) of Environmental Reserve within the plan area. 

Transportation 
 
The proposed neighbourhood is connected to the larger regional transportation network by 144 
Avenue NW and Panorama Road NW.  144 Avenue NW will connect to the west at Symons 
Valley Road NW which includes a future crossing of West Nose Creek. This connection is 
included in the current four year budget.  Access to and from westbound Stoney Trail NW is 
currently available from nearby 14 Street NW and access to and from eastbound Stoney Trail 
NW will be available with completion of the future interchange planned for 14 Street NW and 
Stoney Trail NW.  The interchange is also included within the current four year budget. 
 
The 144 Avenue NW crossing of West Nose Creek is currently in the design stage.  When this 
design is completed, it may result in some small refinements to the alignments of 144 Avenue 
NW and Panorama Road NW.  The applicant is aware of the potential adjustments to the 
alignments along the south and west boundaries of the site. 
 
Primary transit service will be provided along 144 Avenue NW with local service provided 
through the neighbourhood and along Panorama Road NW. 
 
Regional pathways are located along 144 Avenue NW, Panorama Road NW, and along the 
street on the north boundary of the plan area.  Internally, multi-use pathways and local 
pathways provide residents with ample choice for getting around the neighbourhood as well as 
providing connections to the larger pathway network. 
 
Utilities and Servicing 
 
Water servicing will be provided by extending the existing developer-funded 400 millimetre 
watermain along 144 Avenue NE. 
 
Sanitary servicing will be provided by connecting to the proposed 900 millimetre capital-sized 
sanitary trunk through the lands to the east. The sanitary trunk was included in the business 
case for this application and will be available for connection within the 2019 - 2022 budget cycle. 
 
Stormwater will be managed through a proposed stormwater facility within the plan area and 
discharge at a controlled rate into the existing stream within the plan area. 
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Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site.  Notification letters were sent to adjacent landowners and the application 
was advertised online.  
 
While there is no community association in this area, a circulation was provided to the 
Evanston/Creekside Community Association representing the neighbour to the south.  No 
comments were received. 
 
Two letters of opposition were received from the public.  These expressed concerns regarding a 
general lack of transportation connections in the area and the effect that the additional 
community buildout may have. 
 
These concerns are mitigated through the conditions of approval of this outline plan application, 
which ensures that, as the neighbourhood builds out, key transportation connections are in 
place to support the development. 
 
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 directions 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 redesignation builds on the principles of the Interim Growth Plan by means of 
promoting efficient use of land, regional infrastructure, and establishing strong, sustainable 
communities. 
 
Rocky View County/City of Calgary Intermunicipal Development Plan (Statutory – 2012) 
 
These lands are subject to the Intermunicipal Development Plan (IDP) and were circulated to 
Rocky View County for comment in accordance with the requirements of the IDP.  No 
comments or objections were received within the circulation period.  The proposed land use and 
outline plan comply with the general policies of the IDP. 
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Municipal Development Plan (Statutory – 2009) 
 
The Municipal Development Plan, Map 1: Urban Structure identifies the subject lands as 
Residential – Developing – Future Greenfield.  The MDP provides guidance for development of 
these lands through the policies of the Glacier Ridge Area Structure Plan and the policies of the 
New Community Planning Guidebook (MDP – Volume 2, Part 1).  The proposed application 
meets the following Municipal Development Plan objectives (Section 3.6.2): 
 

 meeting minimum intensity targets; 

 providing a diversity of housing types; 

 protecting the key natural features; 

 providing an activity centre to serve the neighbourhood; 

 including parks located throughout the community in walkable proximity to all residents; 
and 

 creating a connected, multi-modal street network. 
 
Glacier Ridge Area Structure Plan (Statutory – 2015) 
 
The Glacier Ridge Area Structure Plan (ASP) provides more direction with detailed policies and 
guidelines for development.  The proposed outline plan is situated in Neighbourhood 3 in 
Community D as indicated on the ASP’s Map 4: Communities and Neighbourhoods.  This 
neighbourhood is envisioned in the policy to contain a Neighbourhood Activity Centre and a 
Calgary Catholic School District (CCSD) high school site. The high school will have a regional 
draw for communities in the north west. 
 
The high school site is shown in the southern portion of the quarter section on Map 3: Land Use 
Concept.  This was to take advantage of the primary transit network. Through this application 
process, it was determined that this location would be difficult to grade as it contains a ravine 
that would require substantial fill to develop for this purpose.  The flattest portion of the 
neighbourhood was in the northwest which provides the best location to fulfill the site design 
criteria of the related school board.  This is a minor deviation from the ASP direction, and will 
not require a policy amendment (Section 7.1.1(a)).  
 
Social, Environmental, Economic (External)  
 
The proposed land use amendment enables development of a neighbourhood that provides for 
a mix of housing types catering to a range of income levels and demographic groups, 
neighbourhood commercial uses, a future high school, multi-modal connections, and the 
preservation of a natural drainage course in the area.   
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Financial Capacity 
 
Current and Future Operating Budget 
 
There is currently no impact to the current operating budget.  As development proceeds, the 
provision of City services such as roads, transit, and parks maintenance would have an 
operating budget impact at such time as they are provided.  The projected operating costs for 
this development during 2019-2022 have been included in the OneCalgary service plans and 
budgets. 
 
Current and Future Capital Budget 
 
There is no impact to the current capital budget as a result of this report.  The City 
transportation and utility capital infrastructure required to service this development is included in 
the OneCalgary service plans and budgets.  This additional infrastructure will be funded by The 
City and through off-site levies paid by developers.  The capital investment required to construct 
and upgrade the required local infrastructure will be funded by the developer. 
 
Risk Assessment 
 
The functional design for 144 Avenue NW west of Panorama Road NW to Symons Valley Road 
NW is underway.  This could result in some minor changes to the south and west boundaries of 
the outline plan / land use area; but it is not anticipated that these changes would necessitate an 
outline plan adjustment and will be accommodated within the tentative plan process.  The 
applicant is aware of the potential adjustments to the alignments of the south and west sides of 
the outline plan area. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed outline plan serves to implement the objectives of the Municipal Development 
Plan which supports the efficient utilization of land and infrastructure by providing an outline for 
the future subdivision of new residential districts and open space network recommended in the 
associated land use application.  The proposal is in keeping with applicable policies in the 
Municipal Development Plan and the Glacier Ridge Area Structure Plan. 
 
The proposal allows for a residential neighbourhood with a mix of housing types and 
affordability, a future high school site, and a neighbourhood activity centre that provides transit-
supportive density with a unique integration of a mixed-use site with open space and storm 
water infrastructure.  This development also provides the connections that will be required for 
the future growth of this community.   

 
ATTACHMENT(S) 
1. Applicant’s Submission 
2. Proposed Outline Plan 
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EXECUTIVE SUMMARY   
 
This application was submitted 2017 October 17 by Stantec Architecture on behalf of the 
landowner Evans Land Development Corp.  This application proposes a framework for the 
future subdivision and development of approximately 64.81 hectares ± (160.15 acres ±) of 
undeveloped greenfield area in the north community of Residual Sub-Area 02L.  This 
application provides for: 
 

 a variety of housing forms, a neighbourhood activity centre, and a future high school site; 

 a network of streets and pathways connecting the neighbourhood to amenities, open 
space features and future development within the Area Structure Plan area; 

 an anticipated 1,022 dwelling units within low density housing forms such as single and 
semi-detached dwellings and rowhouse forms up to 12 metres in height (R-G and R-
Gm); 

 an anticipated 83 dwelling units within multi-residential housing forms such as apartment 
and townhouses up to 14 metres in height (M-1);  

 an anticipated 54 dwelling units with main floor commercial space adjacent to and 
supportive of the Neighbourhood Activity Centre public open space (M-X1); 

 approximately 2.20 hectares of Municipal Reserve (MR) for public open space, 
neighbourhood parks, and pathways (S-SPR); 

 approximately 8.25 hectares of Municipal School Reserve (MSR) for a future high school 
site with sports fields (S-SPR);  

 approximately 2.90 hectares of Environmental Reserve (ER) for the protection of 
ecologically sensitive areas (S-UN); and 

 the location, size and configuration of future public roads and utilities. 
 
Together with the proposed land use redesignation application (CPC2019-0771), this outline 
plan implements the objectives of the Glacier Ridge Area Structure Plan and the Municipal 
Development Plan by proposing a subdivision plan for the development of a neighbourhood that 
provides a variety of housing choices with pathways linkages and open spaces centred around 
a Neighbourhood Activity Centre. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the proposed outline plan located at 2000 - 144 
Avenue NW (SW1/4 Section 5-26-1-5) to subdivide 64.81 hectares ± (160.15 acres ±) with 
conditions (Attachment 1).  
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PREVIOUS COUNCIL DIRECTION / POLICY 
 
On 2018 September 10 at the Combined Meeting of Council, the New Community Growth 
Strategy 2018 – Growth Management Overlay Removals Arising from C2018-0900 (C2018-
0983) report was presented regarding Growth Management Overlays affecting communities 
within several Area Structure Plans.  Council held a Public Hearing and gave three readings of 
Bylaw 71P2018, removing portions of the Glacier Ridge Growth Management Overlay that 
affected the subject lands.  The subject lands no longer have a Growth Management Overlay 
and can proceed with development when infrastructure is provided that can support it.  This will 
be through a combination of both City and developer-funded projects. 
 
BACKGROUND 
 
Stantec Architecture, on behalf of the landowner Evans Land Development Corp, submitted the 
subject application to The City on 2017 October 19 and provided a summary of their proposal in 
the Applicant’s Submission (Attachment 2). 
 
The subject parcel was part of a larger annexation of land from Rocky View County to the City 
of Calgary in 2007.  In 2012, a portion of the site was approved for a temporary recyclable 
construction material collection depot.   
 
In 2015, this parcel was included within the Glacier Ridge Area Structure Plan which 
encompassed a large area of land in northwest Calgary that lays out future roads, a servicing 
plan, parks, schools, community areas, and activity centres.  
 
At the time of the application submission, a Growth Management Overlay was in place as 
indicated in Map 10 of the Glacier Ridge Area Structure Plan.  It was removed by Council at 
their 2018 September 10 meeting as mentioned in the previous section. 
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Location Maps 
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Site Context 
 
The subject site, located at 2000 - 144 Avenue NW, is square in shape and approximately 65 
hectares (160 acres) in size.  The site is in a greenfield area north of 144 Avenue NW and east 
of Panorama Road NW.  It is bordered by large parcels with agricultural uses to the west, north 
and east.  To the south, the community of Evanston is being developed with low density housing 
forms and a public park located immediately south of 144 Avenue NW.   
 
This application is the third application for a new community in the Glacier Ridge Area Structure 
Plan lands.  Symons Valley Ranch, to the west, was recently approved by Council as a 
Community Activity Centre (LOC2017-0232), and an application for several new 
neighbourhoods west of that is under review by Administration (LOC2017-0368).  These lands 
are separated from the subject parcel by the West Nose Creek valley.  However, functional 
designs are underway for 144 Avenue NW to complete the connection with Symons Valley 
Road NW. 
 
The parcel itself is has grades of more than 5 percent along the south and west boundaries.  
Convergent slopes from the northeast portion of the site meet slopes trending northeast along a 
small permanent stream running diagonally through the northeast corner. 
 
The site was previously developed with a drywall recycling business and a rural residence 
located in the south west corner of the site.  These buildings were removed in 2016. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposed outline plan (Attachment 3), along with the associated land use amendment 
(Attachment 5) will facilitate development of a residential neighbourhood with a mix of housing 
types, local commercial, recreational and high school uses.  The outline plan and the associated 
conditions describe how the neighbourhood and infrastructure will be implemented at the 
subdivision stage.  The following sections highlight the scope of the technical planning analysis 
conducted by Administration. 
 
Planning Considerations 
 
As part of the review of this application, Administration considered several key factors including 
implementing the policies of the Glacier Ridge Area Structure Plan and providing conditions that 
ensures key infrastructure is built and includes the community design elements that contribute 
to a complete neighbourhood.  
 
Subdivision Design 
 
This outline plan informs the future subdivision and development of a parcel approximately 65 
hectares (160 acres) in size.  The subdivision responds to the existing topography and natural 
features that are present on the site and provides a logical northward extension of the existing 
adjacent community of Evanston.  
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The proposed neighborhood design is configured around a school site in the NW corner, a 
Neighborhood Activity Centre (NAC) in the central portion, a system of parks and open space 
network including both large programmable areas as well as small neighborhood pocket parks, 
while utilizing a block-based street network.  This network also supports a highly connected 
pedestrian and cycling environment.  Regional pathways, multi-use pathways, and sidewalks 
provide ample choice for moving along the streets and open space areas within the 
neighbourhood as well as to destinations outside the plan area.   
 
The plan area contains one NAC which is centrally located and is intended to be a focal point for 
the neighbourhood that includes gathering space and accommodates a mix of transit-supportive 
residential and non-residential uses.  The proposed plan provides for sites containing multi-
residential development in apartment and townhouse forms and a separate site with multi-
residential development which includes the provision of support commercial uses.  This latter 
site will integrate with an adjacent Municipal Reserve space immediately east by providing a 
permeable and activated edge along this shared border.   
 
A variety of housing options are provided for in the plan area including low density housing 
forms such as single detached, semi-detached, duplex, and rowhouse dwellings.  Laned and 
laneless parcels are provided to allow for a variety of building forms as well as the ability to add 
intensity over time through secondary and backyard suites.  Multi-residential housing forms, 
such as townhouses and apartments, are concentrated around the Neighbourhood Activity 
Centre located centrally within the plan area.   
 
In order to increase the variety and affordability of housing, the Applicant proposes incorporating 
a flexible housing product on the block ends of the neighbourhood along collector streets (see 
Attachment 6 for conceptual examples).  This lot pattern does not change the size or design of 
the homes but locates them on smaller fee simple lots with a lane or access right-of-ways to 
access rear garages.  Sites will provide street-facing homes with the potential for backyard 
suites in behind.   
 
A 10 percent Municipal Reserve (MR) land dedication is required as part of this development.  
This has been provided as several parks and a school site throughout the neighbourhoods 
providing spaces for active and passive recreation and, in places, are complemented by 
housing fronting on the park.  
 
Neighbourhood Activity Centre Open Space 
 
An open space MR dedication of 0.77 hectares (1.89 acres) within the NAC provides a 
community open space feature to accentuate the plan’s single storm pond located on the east 
boundary of the site. Along the storm pond promenade there are view nodes to the 
Environmental Reserve (ER) and pond feature, seating walls, and a mix of native planting and 
manicured grass areas. This park will provide neighbourhood residents with attractive open 
space immediately adjacent to commercial sites that are part of the mixed-use development.  
Additionally, this park will provide access to local pathway linkages that encircles the pond, 
continuing into ER lands to the north and south and provides direct connection opportunities to 
the larger Regional Pathway systems. 
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Neighbourhood Parks 
 
Two MR parks on the east side of the plan area provide connections into the adjacent 
Neighbourhood Activity Centre open space and the ER lands and one provides a substantial 
playground amenity. 
 
Three additional MR parks have been located within the west portion of the community to 
provide a balanced distribution of MR dedication across the plan area. These MR parks have 
been located to provide neighbourhood park amenities that differ in scale from the large 
neighbourhood park or community feature provided within the NAC and the district level 
playfield envelope of the high school site. These programming elements include playgrounds for 
all child age groups, bench and cluster seating, shade structures, open play areas, basketball, 
and winter programming opportunities. 
 
School Site/Park 
 
A Municipal School Reserve (MSR) is located in the northwest portion of the plan area and 
provides the future home of a Calgary Catholic School District (CCSD) high school.  This 8.25 
hectares (20.38 acres) site provides a location for the future school building and user parking 
areas, as well as district level sports field amenities to be further refined in subsequent approval 
processes.  The Municipal School Reserve provides 3.99 hectares (9.86 acres) towards the 
10 percent MR requirement, with 4.26 hectares (10.49 acres) being a required purchase.  The 
purchase has been approved by the Joint Use Coordinating Committee (JUCC). 
 
A “window street” interface for the neighbourhood is proposed along 144 Avenue NW on the 
south boundary of the plan area.  This urban design treatment, recommended in the Interface 
policies of the Glacier Ridge Area Structure Plan, opens up views into the neighbourhood and 
reduces the need for continuous sound walls and back-of-house treatments along 144 Avenue 
NW by providing a section of internal street adjacent the arterial boulevard. 
 
Land Use 
 
Concurrent with the outline plan is a land use amendment application (Attachment 5) that 
proposes to redesignate the subject lands from Special Purpose – Future Urban Development 
(S-FUD) District to a mix of land use districts that include Residential – Low Density Mixed 
Housing (R-G) District, Residential – Low Density Mixed Housing (R-GM) District,  
Multi-Residential – Low Profile (M-1) District, Multi-Residential – Low Profile Support 
Commercial (M-X1), Special Purpose – School, Park and Community Reserve (S-SPR) District, 
Special Purpose – Urban Nature (S-UN) District, and Special Purpose – City and Regional 
Infrastructure (S-CRI) District. These land uses are the appropriate land use Districts to 
complement and realise the vision of the local community plan and outline plan subdivision 
framework proposed.  
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Density 
 
The land use districts proposed can provide for development that achieves the Municipal 
Development Plan (MDP) minimum density and intensity targets (population and jobs).   
The MDP requires a minimum intensity of 60 people and jobs per hectare on initial build-out of a 
community.  The proposed plan achieves this target with an initial intensity of approximately 61 
people and jobs per hectare and provides the ability to transition to 70 people and jobs per 
hectare in the future. 
 
A Neighbourhood Activity Centre (NAC) is required to achieve a minimum intensity of 100 
people and jobs per hectare.  The proposed application is anticipated to achieve approximately 
130 people and jobs per hectare. 
 
The proposed outline plan will meet the MDP minimum of 20 units per gross developable 
residential hectare on initial buildout.  
 
A breakdown of the statistics for the subject outline plan can be found in the Subdivision Data 
Sheet (Attachment 4). 
 
Environmental 
 
The proposed application is located within an undeveloped “greenfield” area.  Historically, the 
lands have been used for agricultural purposes and more recently as a gypsum recycling 
facility.   
 
A Phase I Environmental Site Assessment was submitted and approved with the subject 
application. The applicant is required to provide confirmation of the condition of the groundwater 
in the area of the former recycling depot and homestead, prior to approval of the relevant 
tentative plan or stripping and grading development permit. 
 
A Phase 2 Environment Site Assessment will be submitted with future subdivision applications. 

The Biophysical inventory (BI) completed as part of the Glacier Ridge ASP identified 
environmental open space study areas within the subject site. To comply with the ASP, a 
Biophysical Inventory Assessment (BIA) was submitted and approved as part of this application. 
The conclusions of the approved BIA identified a small permanent stream that runs through the 
north east portion of the plan area and feeds Beddington Creek to the south. To function in an 
urban context, the stream will need to pass under Road U where an ample sized culvert will be 
installed at the construction stage to maintain pre-development stream flow and habitat 
movement. Along the stream buffer areas, above the top of slope line, a local pathway linkage 
will be provided for citizens to access and enjoy the preserved open space. This stream and its 
setback, along with select upland areas will be protected contributing to a total dedication of 
2.91 hectares (7.19 acres) of Environmental Reserve within the plan area. 
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Transportation 
 
The proposed neighbourhood is connected to the larger regional transportation network by 144 
Avenue NW and Panorama Road NW.  144 Avenue NW will connect to the west at Symons 
Valley Road NW which includes a future crossing of West Nose Creek. This connection is 
included in the current four-year budget.  Access to and from westbound Stoney Trail NW is 
currently available from nearby 14 Street NW and access to and from eastbound Stoney Trail 
NW will be available with completion of the future interchange planned for 14 Street NW and 
Stoney Trail NW.  The interchange is also included within the current four-year budget.  
 
The 144 Avenue NW crossing of West Nose Creek is currently in the design stage.  When this 
design is completed, it may result in some small refinements to the alignments of 144 Avenue 
NW and Panorama Road NW.  The Applicant is aware of the potential adjustments to the 
alignments along the south and west boundaries of the site. 
 
Primary transit service will be provided along 144 Avenue NW with local service provided 
through the neighbourhood and along Panorama Road NW. 
 
Regional pathways are located along 144 Avenue NW, Panorama Road NW, and along the 
street on the north boundary of the plan area.  Internally, multi-use pathways and local 
pathways provide residents with ample choice for getting around the neighbourhood as well as 
providing connections to the larger pathway network. 
 
Utilities and Servicing 
 
Water servicing will be provided by extending the existing developer-funded 400 millimetre 
watermain along 144 Avenue NE. 
 
Sanitary servicing will be provided by connecting to the proposed 900 millimetre capital-sized 
sanitary trunk through the lands to the east. The sanitary trunk was included in the business 
case for this application and will be available for connection within the 2019 - 2022 budget cycle. 
 
Stormwater will be managed through a proposed stormwater facility within the plan area and 
discharge at a controlled rate into the existing stream within the plan area. 
 
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.  
 
While there is no community association in this area, a circulation was provided to the 
Evanston/Creekside Community Association representing the neighbour to the south.  No 
comments were received. 
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Two letters of opposition were received from the public.  These expressed concerns regarding a 
general lack of transportation connections in the area and the effect that the additional 
community buildout may have. 
 
These concerns are mitigated through the conditions of approval of this outline plan application, 
which ensures that, as the neighbourhood builds out, key transportation connections are in 
place to support the development. 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council for the 
associated land use amendment application (CPC2019-0771) 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 directions 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 
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. 
 
Rocky View County/City of Calgary Intermunicipal Development Plan (Statutory – 2012) 
 
These lands are subject to the Intermunicipal Development Plan (IDP) and were circulated to 
Rocky View County for comment in accordance with the requirements of the IDP.  No 
comments or objections were received within the circulation period.  The proposed land use and 
outline plan comply with the general policies of the IDP. 
 
Municipal Development Plan (Statutory – 2009) 
 
The Municipal Development Plan, Map 1: Urban Structure identifies the subject lands as 
Residential – Developing – Future Greenfield.  The MDP provides guidance for development of 
these lands through the policies of the Glacier Ridge Area Structure Plan and the policies of the 
New Community Planning Guidebook (MDP – Volume 2, Part 1).  The proposed application 
meets the following Municipal Development Plan objectives (Section 3.6.2): 
 

 meeting minimum intensity targets; 

 providing a diversity of housing types; 

 protecting the key natural features; 

 providing an activity centre to serve the neighbourhood; 
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 including parks located throughout the community in walkable proximity to all residents; 
and 

 creating a connected, multi-modal street network. 
 

Glacier Ridge Area Structure Plan (Statutory – 2015) 
 
The Glacier Ridge Area Structure Plan (ASP) provides more direction with detailed policies and 
guidelines for development.  The proposed outline plan is situated in Neighbourhood 3 in 
Community D as indicated on the ASP’s Map 4: Communities and Neighbourhoods.  This 
neighbourhood is envisioned in the policy to contain a Neighbourhood Activity Centre and a 
Calgary Catholic School District (CCSD) high school site. The high school will have a regional 
draw for communities in the north west. 
 
The high school site is shown in the southern portion of the quarter section on Map 3: Land Use 
Concept.  This was to take advantage of the primary transit network. Through this application 
process, it was determined that this location would be difficult to grade as it contains a ravine 
that would require substantial fill to develop for this purpose.  The flattest portion of the 
neighbourhood was in the northwest.  This provides the best location to fulfill the site design 
criteria of the related school board.  This is a minor deviation from the ASP direction, and this 
modification will not require a policy amendment (Section 7.1.1(a)). 
 
The proposed outline plan is consistent with the applicable policies of the Area Structure Plan. 
 
Social, Environmental, Economic (External) 
 
The proposed outline plan enables development of a neighbourhood that provides a future 
framework for a mix of housing types catering to a range of income levels and demographic 
groups, neighbourhood commercial uses, a future high school, multi-modal connections, and 
the preservation of a natural drainage course in the area.    
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There is currently no impact to the current operating budget.  As development proceeds, the 
provision of City services such as roads, transit, and parks maintenance would have an 
operating budget impact at such time as they are provided.  The projected operating costs for 
this development during 2019 - 2022 have been included in the One Calgary service plans and 
budgets. 
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Current and Future Capital Budget 
 
There is no impact to the current capital budget as a result of this report.  The City 
transportation and utility capital infrastructure required to service this development is included in 
the One Calgary service plans and budgets.  This additional infrastructure will be funded by The 
City and through off-site levies paid by developers.  The capital investment required to construct 
and upgrade the required local infrastructure will be funded by the developer. 
 
Risk Assessment 
 
The functional design for 144 Avenue NW west of Panorama Road NW to Symons Valley Road 
NW is underway.  It is not anticipated that these changes would necessitate an outline plan 
adjustment and will be accommodated within the tentative plan process.  The Applicant is aware 
of the potential adjustments to the alignments of the south and west sides of the outline plan 
area. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposed outline plan serves to implement the objectives of the Municipal Development 
Plan which supports the efficient utilization of land and infrastructure by providing an outline for 
the future subdivision of new residential districts and open space network recommended in the 
associated land use application.  The proposal is in keeping with applicable policies in the 
Municipal Development Plan and the Glacier Ridge Area Structure Plan. 
 
The proposal allows for a residential neighbourhood with a mix of housing types and 
affordability, a future high school site, and a neighbourhood activity centre that provides transit-
supportive density with a unique integration of a mixed-use site with open space and storm 
water infrastructure. This development also provides the connections that will be required for the 
future growth of this community. 
 
The Conditions of Approval (Attachment 1) effectively implement the technical aspects of the 
plan area’s future development.  

 
ATTACHMENT(S) 
1. Conditions of Approval 
2. Applicant’s Submission 
3. Proposed Outline Plan 
4. Subdivision Data Sheet 
5. Proposed Land Use Districts 
6. Flexible Housing Product Concepts 
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The following Conditions of Approval shall apply: 
 
Planning/Subdivision Services: 
 
1. No stripping and grading permission shall be granted prior to land use approval.  
 
2. A community name and street names must be approved by Council prior to approval of 

the first tentative plan. 
 
3. If the total area for Roads and Public Utility Lot dedication is over 30%, note that 

compensation in the order of $1.00 for over dedication is deemed to be provided. 
 
4. Existing buildings shall be removed prior to endorsement of the final instrument.  
 
5. 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 and demonstrating compliance with 
minimum required densities in accordance with the Area Structure Plan. 

  
The density phasing plan shall include a breakdown of the type of units anticipated 
within the R-G and R-Gm land use districts. 

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

separate parcels for all semi-detached dwellings, rowhouses, or townhouses shall be 
executed and registered against the titles concurrently with the registration of the final 
instrument. 

 
7. Adequate directional signage shall be provided for developments addressed to 

walkways.  Prior to endorsement of the final instrument, provide detailed signage 
information, showing text and sign locations, to the satisfaction of the Subdivision 
Authority and the Addressing Coordinator. 

 
8. Those portions of lanes running parallel to or abutting public roads shall be paved at the 

developer’s expense, unless a screen or sound fence is constructed in between the lane 
and road. 

 
9. The Developer may be interested in creating an enhanced amenity space that 

encroaches on the storm pond. When Engineering Construction Drawings are submitted 
for the storm pond, the Developer may submit a proposal for the enhanced amenity 
space that includes: 

 

 Design of the enhanced amenity feature; 

 Estimated cost of installation/construction; 

 Estimated cost of maintenance;  

 Estimated life cycling timeframes;  

 Proposed funding source for installation, maintenance, and life cycling of 
enhanced amenity feature. 

 
The decision to approve and proceed with the enhanced amenity feature is at the 
discretion of Manager of Infrastructure Planning. 
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Development Engineering: 
 
10. Prior to approval of the affected tentative plan(s) and/or stripping and grading, the 

applicant must submit a report to provide confirmation of the soil and groundwater 
conditions in the area of the former recycling depot and the AST area of the former 
homestead.   

 
All report(s) are to be prepared by a qualified professional and be to the satisfaction of 
The City of Calgary, Environmental and Safety Management. 

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

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

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

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

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

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

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

 
b)  Construct the underground utilities and surface improvements within 144 Avenue 

NW along the south boundary of the plan area.  
 

c) Construct the underground utilities and surface improvements within Panorama 
Road NW along the east boundary of the plan area. 

 
d) Construct the underground utilities and surface improvements within “Road Z” 

along the north boundary of the plan area. 
 

e)  Construct the onsite and offsite storm water management facilities (wet pond, 
wetlands, etc) to service the plan area according to the most current City of 
Calgary Standard Specifications Sewer Construction, Stormwater Management 
and Design Manual and Design Guidelines for Subdivision Servicing.  

 
f)  Construct a wood screening fence, chain link fence, sound attenuation fence, 

whichever may be required, inside the property line of the residential 
lots/lane/walkway/roadway/(other) along the boundary of the plan area.  

 
g)  Construct the MSR/MR within the plan area.  

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

to the satisfaction of the Director of Parks Development.  
 

mailto:urban@calgary.ca
mailto:urban@calgary.ca
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14. The site is within the Spy Hill east pressure zone. The North Ridge feedermain Phase 1 
(currently funded, and to be completed by 2020) is required to service the plan area. 
Low density residential development in the initial phases of the plan area may proceed 
through the extension of the local distribution network.  

 
The applicant should work with the adjacent developers, provide the conceptual water 
network design including potential offsite tie in locations and conceptual site grading plan 
for further evaluation by Water Resources. The hydrant locations should be identified on 
the water network design drawing (scale 1:4000).  

 
15. This subject plan area is within the boundary of the Nose Creek drainage catchment and 

subject to stormwater volume control measures.  Based on the Nose Creek Watershed 
Management Plan stormwater discharge is limited to 1.257 L/s/ha and average annual 
runoff volume is limited to 16mm.  Low Impact Development and stormwater source 
control is recommended. 

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

Planning, Water Resources. 
 
17. The parcels shall be developed in accordance with the development restriction 

recommendations outlined in the following report(s): 

 Geotechnical Report, prepared by McIntosh Lalani Engineering LTD (File No ML 
7778), dated September 13, 2017. 

 
Transportation: 
 
18. In conjunction with the applicable tentative plan whereby the overall unit count within 

the outline plan boundary reaches 300 residential units, it must be demonstrated to the 
satisfaction of the Director of Transportation Planning, that ONE of the following network 
elements is in place: 

- The 144 Avenue NW ultimate alignment between Panorama Road NW and 14 Street 
NW (including the intersection of 144 Avenue NW and 14 Street NW).  Or, 

- The 144 Avenue NW ultimate alignment between Panorama Road NW and Symons 
Valley Road NW (over West Nose Creek).  

 
19. Prior to approval of the affected tentative plan, the full interchange at 14 Street NW 

and Stoney Trail NW shall be constructed and open to traffic. 
 
20. Prior to approval of the affected tentative plan, provide a typical cross-section 

showing existing and proposed grades, including interim future and ultimate road grades 
and proposed lot grading adjacent to 144 Avenue NW and Panorama Road NW.  The 
cross-sections are to be drawn to scale and dimensioned to property lines and lip of 
gutter.  

 
21. Prior to the approval of the affected tentative plan, the developer shall submit scale 

(1:500) drawings showing the geometry of and vehicle templating for the proposed 
roundabout(s). The drawings shall demonstrate that the proposed right-of-way will 
accommodate the roundabout design(s) to the satisfaction of the Director of 
Transportation Planning. 
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22. Prior to the approval of the affected tentative plan, a noise attenuation study is 
required for the residential developments adjacent to 144 Avenue NW. The study must 
be certified by a Professional Engineer with expertise in the subject of acoustics related 
to land use planning, and shall be submitted to Transportation Planning for approval. 

 
23. All noise attenuation features (noise walls, berms, etc.), screening fence, and ancillary 

facilities required in support of the development shall be constructed entirely within the 
development boundary (location of noise walls, berms, screening fence, etc) and 
associated ancillary works shall not infringe onto the road right-of-ways.  Noise 
attenuation features and screening fences shall be at the Developer’s sole expense. 

 
24. Prior to approval of the initial tentative plan, the alignment of 144 Avenue NW and 

the associated intersection with Panorama Road NW much be designed to the 
satisfaction of the Director of Transportation Planning. 

 
25. Concurrent with the initial tentative plan, two connections to the adjacent public road 

network shall be provided. 
 
26. In conjunction with the initial tentative plan, the Developer shall register a road plan 

or dedicate the north half of 144 Avenue NW from Panorama Road NW to the east 
boundary of the outline plan area, to the satisfaction of the Director, Transportation 
Planning. 

 
27. In conjunction with the applicable tentative plan, the design for the regional pathway 

mid-block crossing of “Road U”, between “Road W” and “Road Y” will be determined to 
the satisfaction of the Director of Transportation Planning. Maximum grade on any block 
across which a mid-block crossing is proposed cannot exceed 4%. 

 
28. In conjunction with the applicable tentative plan, the Developer shall provide a Letter 

of Credit for pedestrian-actuated signals for the regional pathway mid-block crossing of 
Road U, between Road W and Road Y. 

 
29. No direct vehicular access shall be permitted to or from 144 Avenue NW and Panorama 

Road NW and a restrictive covenant shall be registered concurrent with the 
registration of the final instrument to that effect at the tentative plan stage. 

 
30. 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 loading area(s). 

 
31. No direct vehicular access shall be permitted from a primary collector road to the R-G 

residential lots.  All direct vehicular access shall be provided via public rear lanes, or as 
demonstrated in the concept plan provided (R-G lot no rear lane).  A restrictive covenant 
shall be registered on all applicable titles concurrent with the registration of the final 
instrument to that effect at the tentative plan stage.    

 
32. In conjunction with each tentative plan, Transit service shall be provided to the 

satisfaction of the Director, Transit and the Director, Transportation Planning.   
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33. Temporary oil and gravel bus turnaround / cul-de-sac with a minimum radius of 15.25 
meters is required at the terminus of each construction phase.  Where the developer 
intends to fence the turnaround, the minimum radius shall be increased to 16.25 meters.  
If road construction and/or construction phasing affects the operations of transit service, 
the Developer is required to provide an interim transit route replacement, to the 
satisfaction of the Director, Transit and the Director, Transportation Planning. 

 
Parks: 
 
34. Prior to approval of the affected tentative plan, the developer shall submit finalized 

open space concept plans for all Municipal Reserve (MR), Municipal School Reserve 
(MSR), and Environmental Reserve (ER) lands within the outline plan area to Parks for 
review and approval. Concept Plans at tentative plan stage shall follow the submission 
requirements outlined in Parks’ Development Guidelines and Standard Specifications: 
Landscape Construction (current version), Chapter 2: General Guidelines, Section 2.1 
Concept Plan Requirements. 

 
35. Prior to approval of the affected tentative plan, layout, programming, building and 

playfield envelope site areas shall be finalized by Parks and Site Planning Team (SPT) 
for the MSR high school site within the outline plan area. The MSR high school site 
concept approved with the LOC2017-0311 outline plan should be considered conceptual 
and subject to amendment. The developer and its consultants shall work with Parks and 
SPT to finalize the site layout at the time of submission. 

 
36. Prior to endorsement of the affected tentative plan, under separate cover, the 

developer shall submit Landscape Construction drawings for all Municipal Reserve 
(MR), Municipal School Reserve (MSR), and Environmental Reserve (ER) lands within 
the outline plan area to Parks for review and approval. Irrigation drawings, if required, 
are to be submitted as part of the same landscape construction drawing package. 
Landscape Construction Drawings shall follow the submission requirements outlined in 
the Parks’ Development Standard Specifications: Landscape Construction (current 
version). 

 
37. The developer shall submit Engineering Construction Drawings and Landscape 

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

 
38. Prior to endorsement of the affected tentative plan OR prior to release of the 

stripping and grading permit (whichever occurs first), the developer shall submit a 
detailed Restoration Plan including a maintenance schedule for each Environmental 
Reserve proposed to be impacted in any way as a result of this development. The Plan 
should indicate how it will be rehabilitated and restored and will adhere to the 
requirements outlined in the City of Calgary Habitat Restoration Project Framework. The 
restored area(s) shall be maintained by the developer until it is established and 
approved by Parks. 

 
39. Prior to approval of the affected tentative plan OR stripping and grading permit 

(whichever occurs first), an onsite meeting shall be arranged with Parks to confirm the 
surveyed boundaries of all Environmental Reserve lands within the subject. A plan 
illustrating the surveyed ER boundaries must be provided to Parks in advance of the 
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onsite meeting. Please contact Parks Natural Area Specialist, Dave Hayman at 403-268-
1588 or Dave.Hayman@Calgary.ca to schedule this site meeting. 

 
40. Prior to endorsement of the affected tentative plan OR prior to release of the 

stripping and grading permit (whichever occurs first), protection fencing must be 
installed along surveyed boundaries of Environmental Reserve (ER) lands within the 
Outline Plan area.  An onsite meeting shall be arranged to confirm that the ER protection 
fencing has been installed to the satisfaction of Parks.  The protection fencing shall be 
maintained along the confirmed surveyed boundaries of the ER lands until construction 
activity of the subject site has been completed. Contact the Parks Development 
Inspector at 403-268-1358 to schedule this site meeting. 

 
41. Any damage to Municipal Reserve (MR) and Municipal School Reserve (MSR) lands 

within and along the boundaries of the plan area as a result of this development shall be 
restored at the developer’s expense, to the satisfaction of Parks. 

   
42. Any damage to Environmental Reserve (ER) lands within and along the boundaries of 

the plan area as a result of this development shall be restored to natural state at the 
developer’s expense, to the satisfaction of Parks. 

   
If disturbance occurs to Environmental Reserve lands, a Restoration Plan shall be 
submitted to Parks to the satisfaction of the Urban Conservation Lead. 

 
43. Any damage to Environmental Reserve (ER) lands within and along the boundaries of 

the plan as a result of drainage or storm water infrastructure shall be restored to natural 
state at the developer’s expense, to the satisfaction of Parks. 

 
44. Any damage to public boulevards or public trees within and along the boundaries of the 

plan as a result of this development shall be restored at the developer’s expense, to the 
satisfaction of Parks.  

 
45. Plant all public trees in compliance with the approved Public Landscaping Plan. 
 
46. The developer shall submit under separate cover, Utility Line Assignment Construction 

Drawings for trees installed within City of Calgary boulevards and/or right of ways to 
Utility Line Assignment and Parks for review and approval.  

 
47. Prior to approval of the affected tentative plan or stripping and grading permit 

(whichever occurs first), the grading of the development site(s) adjacent to reserve lands 
shall be confirmed by Parks.  

 
48. Site grading of the development site shall match the grades of adjacent Environmental 

Reserve lands with all grading confined to private property. 
 
49. Construct all Regional Pathway routes within and along the boundaries of the plan area 

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

 

mailto:Dave.Hayman@Calgary.ca


  
 CPC2019-0772 
 Attachment 1 
  
Conditions of Approval  

 

CPC2019-0772 - Attach 1  Page 7 of 7 
ISC:  UNRESTRICTED 

50. A 1.2 metre fence (or Parks approved alternative) shall be maintained along the 
boundaries of all reserve lands for the duration of the development, unless otherwise 
authorized by Parks in writing.  

 
51. All proposed site fencing required adjacent to Reserve (MR/ER/MSR) lands, including 

footings, shall be installed completely within private property, unless otherwise 
authorized by Parks in writing. 

 
52. Construction access through Environmental Reserve lands is not permitted. 
 
53. Stockpiling or dumping of construction materials on Environmental Reserve lands is not 

permitted. 
 
54. Retaining walls placed within reserve (MR/MSR/ER) lands is not permitted, unless 

otherwise authorized by Parks in writing. 
 
55. Drainage from the development site onto reserve (MR/MSR/ER) lands is not permitted, 

unless otherwise authorized by Parks in writing.  
 
56. Backsloping from the development site into reserve (MR/MSR/ER) lands is not 

permitted, unless otherwise authorized by Parks in writing. 
 
57. All vegetation within Municipal Reserve lands adjacent to Environmental Reserve lands 

should use native species of vegetation only, unless otherwise authorized by Parks at 
Landscape Construction Drawing stage.  

 
58. Prior to endorsement of the affected tentative plan, the Developer shall enter into a 

land purchase agreement with the Joint Use Coordinating Committee (JUCC) to acquire 
a portion of the Municipal School Reserve High School site that exceeds the 10% 
Municipal Reserve dedication.   

 
59. All landscape construction and landscape rehabilitation shall be in accordance with the 

City of Calgary Parks’ Development Guidelines and Standards Specifications: 
Landscape Construction (current version). 
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 HECTARES ACRES 

GROSS AREA OF PLAN 64.81 160.15 

LESS: ENVIRONMENTAL RESERVE 2.91 7.2 

LESS: LAND PURCHASE AREA 4.26 10.49 

NET DEVELOPABLE AREA 57.64 142.46 

 
 

LAND USE 
(Residential) 

HECTARES ACRES # OF LOTS 
# OF UNITS 
(FOR MULTI 

RESIDENTIAL) 

R-G 27.58 68.15 909  

R-Gm 2.20 5.43 113  

M-1 0.98 2.43  83 

M-X1 0.64 1.58  54 

Total Residential   1022 137 

(Non-Residential)     

 
 

 
HECTARES ACRES % OF NET AREA 

ROADS (CREDIT) 17.14 42.35 27.7 

PUBLIC UTILITY LOT 2.92 7.20 4.7 

 
 

RESERVES HECTARES ACRES % OF NET AREA 

MR 2.20 5.41 3.6 

MSR 8.25 20.38 13.3 
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Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0714 

2019 June 20  

 

Land Use Amendment in Sage Hill (Ward 2) at 251 Sage Hill Boulevard NW, 

LOC2018-0157 
 
EXECUTIVE SUMMARY   

 
This application has been submitted by B&A Planning Group on behalf of The City of Calgary 
(Real Estate and Development Services). This application proposes a land use amendment to 
provide for the development of 2.82 hectares (6.97 acres) of land in the northwest community of 
Sage Hill. This proposal provides for: 
 

 a comprehensively planned civic and mixed use development; 

 two parcels intended for civic facilities (including a public library, arts and culture spaces, 
approximately 48 units of affordable housing) and public partner facilities (including 
opportunities for educational services, and health services); 

 two parcels intended for mixed use development in the form of 6 to 10 storey buildings 
and anticipating a total of 132 dwelling units; 

 one parcel intended initially for a transit rider Park & Ride Facility that will develop over 
time; 

 a minimum of 3,720 square metres of commercial floor space; and  

 approximately 0.4 hectares for a multi-use plaza to be used for formal and informal 
public activities.  
 

This proposed land use amendment serves to implement the policies of the statutory Symons 
Valley Community Plan and Municipal Development Plan for this site, and are supported by a 
Master Concept Plan that provides additional non-statutory guidance for the development.  
 

ADMINISTRATION RECOMMENDATION: 

 
That Calgary Planning Commission:  
 
1. Direct this report (CPC2019-0714) to the 2019 July 22 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 2.82 hectares ± (6.97 acres ±) 

located at 251 Sage Hill Boulevard NW (Plan 1213664, Block 5, Lot1) from 
Commercial – Regional 3 (C-R3 f6.5h95) District to DC Direct Control District to 
accommodate integrated civic and mixed use development, with guidelines 
(Attachment 3); and  

 
b) 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. 
 
In 2008, along with land use approvals, Council approved amendments to Symons Valley 
Community Plan to establish a future bus rapid transit (BRT) hub on the subject site. This BRT 
hub was to be surrounded by a broader Transit Oriented Planning Area and implemented 
through policies enabling high density residential, regional commercial land uses, and significant 
suburban office development.  
 
In 2009, the Municipal Development Plan (MDP) confirmed this direction by identifying the 
subject lands and much of surrounding area as a Community Activity Centre. Development of 
portions of the Community Activity Centre was completed based on the 2008 vision, 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).  
 
Nevertheless, nine years later much of the area had yet to realize development. This prompted 
policy amendments approved by Council in 2017 September (Bylaw 55P2017). The Symons 
Valley Community Plan was amended modifying the vision to more closely align with current 
development potential as supported by market studies, and to more closely reflect community 
service and facility needs.  
 
Amendments were made to the policies affecting the subject site to reflect the much-reduced 
potential for significant office and employment uses, and to instead reflect the intent for civic 
facilities and mixed residential and commercial uses be developed.  
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Site Context 

 
Located in the developing community of Sage Hill, the subject site is west of 37 Street (Sage Hill 
Drive NW), north of Sage Hill Gate NW, and East of Sage Hill Boulevard NW. This undeveloped 
site is approximately 2.32 hectares (6.97 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 9.5 
metres over 215 metres; an average slope of approximately 4.5 percent.   
 
Directly south of the site is an existing regional commercial centre (Sage Hill Crossing) offering 
a mix of large and medium format retail uses anchored at by a Walmart. To the east across 37 
Street is multi-residential is building-out development in keeping with the transit oriented policies 
of the Symons Valley Community Plan. Of note are several seniors-oriented developments that 
are either under construction or have recently been completed.  
 
A small ravine, designated Special Purpose – Urban Nature (S-UN) District, is located north of 
the parcel across Sage Hill Link NW. It is part of a larger coulee and ravine system in the area. 
North of the ravine are lands currently being developed with the first phases of a mixed-use 
development.   
 
To the northwest of the parcel are lands that are currently vacant. These lands are anticipated 
for residential development and are subject to an outline plan and land use application currently 
under review (LOC2017-0404).   
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 

 
This land use application, will facilitate development of an area of civic uses and mixed-use 
multi-residential development that will meet the policies of the Municipal Development Plan and 
intensities required for a Community Activity Centre. This future development will also meet the 
intent of the Civic and Mixed Use Area policies of the Symons Valley Community Plan. A Master 
Concept Plan (Attachment 5) has been submitted in support of the application, which at a non-
statutory level, provides information on how the site is expected to be developed in a 
comprehensive and integrated manner.   
 
Planning Considerations 

 
As part of the review of this application, Administration considered several factors described in 
the following section of the report in order to implement the policies Symons Valley Community 
Plan. These considerations also ensure strategic alignment with the South Saskatchewan 
Regional Plan, the Interim Growth Plan, Municipal Development Plan. 
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Subdivision Design 
 
The outline plan (Attachment 4) proposes a future subdivision which will create a new internal 
street extending from the existing commercial intersection on Sage Hill Gate NW, north to Sage 
Hill Link NW. Five separate parcels will be created adjacent to this internal street: two will be 
west of the new Sage Hill Walk NW, and three east of the road. The parcels range between 
0.23 hectares and 1.07 hectares in size and are generally rectangular in shape. The subdivision 
pattern creates a framework for street facing residential and mixed-use development, effectively 
manages elevation changes, and provides for the long term comprehensive development of the 
overall site.  
 
The outline plan shows three sites that mirror the proposed DC Direct Control District.  Site 1 
includes two parcels of 0.54 and 0.39 hectares. Site 1, Parcel 1 is larger and will accommodate 
an integrated civic facility including a public library, arts and culture facilities, a multi-use plaza, 
and affordable housing units. These uses will be vertically integrated with small scale retail and 
consumer services along the new activity centre street. Development of this parcel is expected 
within 2 to 3 years.  
  
Site 1, Parcel 2 will provide for complementary civic uses with a preference for educational, 
health, and cultural uses. Small scale retail and consumer services will also be used to animate 
the activity centre street frontage. Development of this parcel is expected within 2 to 5 years.  
 
Site 2 includes two parcels of 0.23 and 0.25 hectares designed to accommodate street-oriented 
mixed use development. Development on these two parcels is expected to frame the east side 
of the new north/south street and contribute to its vibrancy. Vehicular access to these two 
parcels will be from the easement area shared with Site 3. Development of these parcels is also 
expected within 2 to 5 years. 
 
Site 3, Parcel 1 is the largest of the parcels within the proposed outline plan at 1.07 hectares. 
This will be the location of a future Calgary Transit Park & Ride facility anticipated to be 
completed within the 10 year horizon, depending on prioritization and capital funding. Initial 
development will provide for approximately 250 surface parking stalls that are anticipated to 
meet the parking needs of transit users and provide opportunities for shared parking benefitting 
other uses on the site. This site will also be able to accommodate interim and temporary civic 
and recreational activities when appropriate. The parcel will have direct access from 37 Street 
NW, and a shared access easement area (private street) will create an east/west multi-modal 
corridor, providing connection to the new, north/south activity centre street. This subdivision 
framework is adaptable over time, and provides opportunity for further intensification of the 
lands. A structured Park & Ride facility may be integrated with future redevelopment. This final 
phase of development on this parcel is long term and is only expected within a 20 to 30 year 
horizon.  
 
It is important to note that outline plans provide a tentative layout of future subdivision 
boundaries. However, through future detailed subdivision design and development permit 
reviews, some variations are permitted to the general layout as provided in the outline plan, 
subject to administrative review. 
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Land Use 
 
The existing land use district on the subject site is Commercial – Regional 3 (C-R3 f6.5h95) 
District. This district is intended for large commercial development on the boundary of several 
communities and does not provide for the integrated, civic and mixed use development now 
planned. 
 
The proposed DC Direct Control District divides the land into three sites consistent with the 
configuration of sites identified in the outline plan. The DC Direct Control District provides a land 
use framework to realize the objectives for these lands described in the Symons Valley 
Community Plan and further detailed in the Master Concept Plan (Attachment 5).  
 
The uses and use rules for Sites 1 and 2 are based on the Mixed Use - General (MU-1) District, 
which provides for development located along commercial streets, where both residential and 
commercial uses are supported at grade, and where both residential and commercial uses are 
accommodated within the same building. Specific additional uses have been included for both 
sites in addition to those in the Mixed Use - General (MU-1) District. The additional uses aim to 
deliver on the civic and community service objectives of individual sites, or aim to provide for 
interim uses in advance of ultimate development. The uses in Site 1 provide for integrated civic 
facilities, and creates the opportunity for complementary educational, health, cultural uses. 
Small scale retail and consumer service uses are standard features of the Mixed Use - General 
(MU-1) District and will ensure vibrancy of the new activity centre street. Site 2 uses provides for 
complementary mixed residential and commercial development anticipated to be delivered by 
private developers.  
 
The uses and use rules for Site 3 are based on the Multi-Residential - High Density Medium 
Rise (M-H2) District, which provides for residential development in a variety of forms, is 
characterized by taller residential development with higher numbers of dwelling units, and is 
located on strategic parcels including landmark locations. The Multi-Residential - High Density 
Medium Rise (M-H2) District provides for the long-term development of Site 3.  Additional uses 
have been included in the DC Direct Control District to provide for potential civic and community 
service uses on Site 3 in the interim or near-term, and to provide for the planned Park & Ride 
facility. 
 
Buildings in this DC Direct Control District are expected to be of moderate height, generally not 
exceeding eleven or twelve storeys. Early phase development on Sites 1 and 2 is expected to 
be five to six-storeys. The proposed height rules allow for higher buildings to recognize the 
strategic location of these lands and to recognize the investment in civic facilities in this location. 
The height rules also provide some flexibility given the longer-term development horizon for the 
overall site.  
 
The DC Direct Control District also provides rules to allow parking to be provided on separate 
parcels within the DC Direct Control District and to be shared between uses. The objective of 
these rules is to optimize and minimize overall land area used for parking. Site 3 is expected to 
provide the best opportunities to implement innovative parking approaches. Parking associated 
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with dwelling units is excluded from this flexible framework and must be provided on the parcel 
where the dwelling unit is located.  
 
Density 
 
This area is identified as a Community Activity Centre in Map 1 - Urban Structure of the 
Municipal Development Plan.  Community Activity Centres must achieve a minimum intensity of 
150 people and jobs per hectare. While to be confirmed through future development permits, 
This application generally contemplates near term development of four buildings, between five 
and seven storey.  Civic and mixed-use buildings are anticipated to accommodate 
approximately 189 dwelling units and 3,720 square metres of commercial space. Together, this 
will provide an estimated intensity of 232 people and jobs per hectare thus exceeding the 
minimum requirements of 150 people and jobs per hectare specified in the Municipal 
Development Plan. These calculations do not include additional residential and commercial 
intensities possible through redevelopment of Site 3 over the long-term.  
 
Master Concept Plan and Design Review 
 
A Master Concept Plan (Attachment 6) was submitted in support of this outline plan and land 
use amendment application as required by the Symons Valley Community Plan.  The purpose 
of the Master Concept Plan is to ensure the proposed land use districts and associated outline 
plan provide a comprehensive design approach to integrate civic uses and complementary 
public and private development as envisioned in the area structure plan. The design objectives 
of the Master Concept Plan envision the site as: 
 

1. a compact, transit-supportive Activity Centre within northwest Calgary;  
2. a slope-adaptive development that will work with the existing site conditions to create 

active edges and reduce the need for any backsloping or retention features;  
3. a walkable place that incorporates multi-modal connections through the site and 

beyond to adjacent parcels;  
4. a lively environment that is animated by a mix of civic and private development and a 

high-quality public realm; and 
5. designed for climate and sustainable infrastructure to support comfortable year-

round use of facilities. 
 
This Master Concept Plan has no official approval status; however, is fully intended to be 
referenced during future discretionary development permit applications, with the aforementioned 
objectives being further reviewed and implemented at these future development stages. 
 
A central feature of the Master Concept Plan is public plaza or community commons. The full 
details of the plaza design, layout and materiality will be finalized at detailed design stage when 
budgetary parameters are more established. As part of the outline plan, the concept developed 
for the plaza incorporated numerous urban design features identified from engagement with 
civic and community stakeholders during the ASP and design charrette process. These features 
include the opportunity for seamless integration of at grade patio space with the adjacent built 
form, a central multi-functional green space, feature planting with both summer and winter 
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interest, streetscape elements, creative slope adaptive design, bench and cluster seating 
options, integrated surface treatments and textures, universal accessibility and the opportunity 
for inclusion of a public art feature.  
 

The proposed Master Concept Plan was reviewed by the Urban Design Review Panel (UDRP) 
at the pre-application stage while master planning and programming were being refined. 
General comments complimented the thoughtfulness and responsiveness of the overall 
scheme. UDRP comments regarding site circulation were integrated into the Master Concept 
Plan. In particular, the urban design approach to the plaza and the new activity centre street 
were influenced by their comments to create a strong and legible public realm, while managing 
slopes and site topography.  UDRP will be engaged again to review the more detailed 
development permit submissions. 
 
Environmental  
 
A Phase I Environmental Site Assessment was completed for the subject site. The study 
determined there were no on-site sources that might have potential to cause environmental 
impairment from either historical or current land uses.  
 
Transportation  
 
The outline plan includes a new activity centre street (Sage Hill Walk NW) connecting Sage Hill 
Gate NW to Sage Hill Link NW. This new activity centre street will provide pedestrian access to 
the adjacent parcels to the west, and provide both pedestrian and vehicular access to the 
parcels to the east.   
 
This new roadway will include parking lanes on both sides of the street. The outline plan shows 
a pedestrian crossing that will provide an east/west link between the future plaza of the 
proposed integrated civic facility, and the private road connection to the Park & Ride. The curb 
extensions and parking restriction will improve visibility and increase awareness of proposed 
pedestrian crossing. An additional pedestrian crossing will be established at the north end of the 
new activity centre street where it intersects Sage Hill Link NW. This crossing will align with 
pedestrian and public pathway connection to Environmental Reserve and Municipal Reserve 
lands to the north.  
 
The site includes the Sage Hill transit hub. Although still in its early stages of development, the 
transit hub 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 
the Glacier Ridge Area Structure Plan areas build out, the transit hub is planned to facilitate 
access to enhanced transit service and high frequency buses, including one BRT service 
connecting the transit hub itself to Brentwood/University. 
 
A Transportation Impact Assessment submitted with this application was reviewed and 
accepted by Administration. 



Page 9 of 13 

Item # 7.2.14 

Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0714 
2019 June 20   

 

Land Use Amendment in Sage Hill (Ward 2) at 251 Sage Hill Boulevard NW, 

LOC2018-0157 
 

 Approval(s): S. Lockwood concurs with this report. Author: H. Haley 

Utilities and Servicing 
 
Services for the subject site are available from both Sage Hill Gate NW and Sage Hill Link NW.  
Main extensions for sanitary and storm along the new Sage Hill Walk NW will be required at the 
relevant tentative plan/development permit stage. 
 
Stakeholder Engagement, Research and Communication  

 
Various City business units and civic partners were engaged by the applicant as integrated civic 
facilities are proposed. The applicant team used a mix of workshops, questionnaires and 
stakeholder interviews throughout 2017/18 to determine the functional programming and 
schematic design for the overall site. The core group of business units and civic partners 
involved as stakeholders included: Calgary Transit, Calgary Neighbourhoods, Calgary Housing, 
Facility Management, Calgary Recreation, and the Calgary Public Library. This group 
collaborated to ensure the proposal will deliver on Council direction to build integrated civic 
facilities.   
 
Two public open houses were held at the Symons Valley United Church to share information, 
collect feedback and answer citizen’s questions about the project. In total 85 people attended 
the open houses held on 2018 April 24 and 2018 April 28. Feedback from these events reflected 
strong support for the proposed services and facilities.  
 
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. Notification and online advertising prompted a variety 
of comments received through the online portal that reflected: 
 

 concern regarding building height and additional multi-residential development; 

 concern/non-support for affordable/subsidized housing; 

 support for amenities like BRT and a public library; 

 support for affordable housing; 

 desire for recreational amenities; and 
 concern for condition of road infrastructure. 

 
To respond to comments received through the online portal and information circulating on social 
media, the applicant held meetings with the community association to clarify issues related to 
the design of the affordable housing component of the development. The applicant responded 
to concerns regarding design of the building (height and number of units), construction 
standards and finishing materials, ongoing management, maintenance and operations. A letter 
from the Sage Hill Community Association is attached detailing their initial concerns and 
reflecting an appreciation for the applicant responses. The community association letter 
indicates a neutral position (neither support, nor opposition) for the affordable housing 
development, noting a need for this type of development in Calgary and offering ongoing 
dialogue with the applicant team through detailed design and implementation.  
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The community association also requested more recreational amenities and facilities to serve 
the areas. The proposed DC Direct Control District provides for several uses that would allow 
both outdoor and indoor recreation facilities to be located on site, either as permanent or 
temporary/interim features.  
 
Following Calgary Planning Commission, notification 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).  The SSRP makes no 
specific reference to this site.  The land use proposal is consistent with the SSRP policies 
including the Land Use Patterns policies (subsection 8.14). 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan.  The proposed 
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 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, residential and community service uses. They should contain a broad range of 
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 (Table 3-1).  
 
Municipal Development Plan policies regarding community services and facilities (section 2.3.6) 
direct provision of public services and facilities be integrated, multi-purpose, flexible and 
adaptable. Furthermore, policies regarding housing (section 2.3.1) recognize affordable housing 
as an integral part of complete communities.  
 
The proposed outline plan and associated land use districts deliver on the above noted 
Municipal Development Plan policies.  
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Symons Valley Community Plan (Statutory – 2001) 
 
The subject site is located in the Transit Oriented Planning Area as identified in Map 3 Land Use 
Concept of the Symons Valley Community Plan. Within the Transit Oriented Planning Area, the 
subject parcel is identified as the Civic and Mixed Use Area. Development within this area is to 
accommodate a variety of civic uses and facilities including a public library and other community 
services. The Civic and Mixed Use Area is also to serve as a transit hub providing BRT services 
along with Park & Ride facilities.   
 
Policy 5.13.2(1) confirms other public and private uses, including but not limited to employment-
related uses, multi-residential, recreational or institutional uses will be allowed within the Civic 
and Mixed Use Area where the uses are determined to be complementary to the Civic uses on 
the site, consistent with the purpose of this area; and supportive of the vitality of the Community 
Activity Centre. 
 
The development program proposed in this application is fully in alignment with these policies.  
 
Policy 5.13.2(3) regarding design of the Civic and Mixed Use Area states the requirement for a 
well-defined outdoor public area or community gathering place such as a plaza and/or main 
street to provide a focal point within the area. The proposal addresses both of these policy 
requirements. The public space that will form the heart of Site 1 will provide for the seamless 
integration of at grade plaza space with the adjacent built form in a central multi-functional green 
space. It will feature plantings with both summer and winter interest, creative slope adaptive 
design, bench and cluster seating options, integrated surface treatments and textures, universal 
accessibility, and opportunities to include a public art feature. 
 
A Master Concept Plan was submitted in support of the proposed outline plan and land use 
amendment as required in section 5.13.2(3)(b). This allowed the application review to consider 
the proposed mix of uses, details of the anticipated built form and massing, alignment design 
oriented policy and guidelines, and conformity with MDP policies regarding development 
intensity. 
 
Future development permit applications will need to demonstrate compliance with the Design 
Guidelines in Appendix 1 of the Symons Valley Community Plan and the Master Concept Plan 
developed in support of this outline plan and land use amendment. 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. 
 
Social, Environmental, Economic (External) 
  

The proposal will provide for important and much needed citizen serving facilities such as 
affordable housing and a public library addressing the social objectives of the triple bottom line.  
The recommended land use framework provides a mix and intensity of uses that supports active 
modes of transportation and makes an efficient use of land and infrastructure. The development 
area anticipates an intensity of 283 people and jobs per hectare, which exceeds the minimum 
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target under the Municipal Development Plan. These intensities will further support utilization 
and expansion of transit infrastructure at this transit hub location. The applicant has also 
committed to implementation of sustainability measures that aim to lower operating costs for 
energy and reduce greenhouse gas (GHG) emissions. A commitment to pursue innovative 
storm water management is also mentioned in the Master Concept Plan.  
 
In addition to the social and environmental benefits noted earlier in this report; from an 
economic perspective, the proposed land use and associated outline plan will lead to additional 
population and jobs in this area. This is expected to catalyse new business activity and further 
support established businesses with additional nearby customers.   
 
Financial Capacity 

 
Current and Future Operating Budget 
 
Current and future operating budget requirements will be the responsibilities of the business 
units providing programming or services. These have been determined through City Budget and 
Business planning processes. 
 
Current and Future Capital Budget 
 
The capital budget for Phase 1A (including the library, arts and culture spaces, affordable 
housing, and necessary infrastructure to service the facility) was approved by Council as part of 
the OneCalgary budget and business plan process. Capital to support later phases of 
development (including the Park & Ride) will be proposed through subsequent budget and 
business planning processes. 
 
Risk Assessment 

 
No risks were identified with this development that were not mitigated and addressed through 
the process to develop the Master Concept Plan. Development of these lands represents a 
strategic opportunity to provide necessary public services and facilities for the Symons Valley 
neighbourhoods. The proposed civic services are expected to be a catalyst for additional 
residential and commercial development on nearby undeveloped sites. Changes or delay of this 
project potentially puts at risk the timely delivery of public services and puts at risk the catalytic 
effects of the public investments represented by this proposal.  
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REASON(S) FOR RECOMMENDATION(S): 

 
The proposed land use amendment will facilitate comprehensive and integrated development 
that meets the objectives and policies of the Municipal Development Plan which supports the 
efficient utilization of land and infrastructure and directs delivery of necessary community 
infrastructure, services and programming to citizens. The proposed land use amendment also 
delivers on the Symons Valley Community Plan objectives to create a vibrant focal point for the 
community in this location.     

 
ATTACHMENT(S) 

1. Applicant Statement 
2. Community Association Letter 
3. Proposed DC Direct Control District Guidelines 
4. Proposed Outline Plan 
5. Master Concept Plan 



 



  
 CPC2019-0714 
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Applicant Statement 
 

CPC2019-0714 - Attach 1  Page 1 of 1 
ISC:  UNRESTRICTED 

Symons Valley Centre - Land Use Redesignation & Outline Plan 
251 Sage Hill Boulevard NW 
 
On behalf of the City of Calgary’s Facility Management Business Unit, B&A Planning Group have 
respectfully submitted a proposed Land Use Redesignation & Outline Plan supported by a Master 
Concept Plan, to enable the redevelopment of a + 2.82 hectare (+ 6.97 acre) City owned site in 
the NW community of Sage Hill. The intent of the application is to accommodate an integrated 
civic and mixed use development that will encourage the co-location of community services 
including a public library, BRT Park & Ride, community gathering spaces, arts and culture spaces, 
affordable housing, opportunities for market housing and complementary retail and commercial 
uses.  
 
The site is centrally located within five developing communities contained in the Symons Valley 
Community Plan (SVCP). It is bounded by Sage Hill Link NW and future mixed use (Anderson 
Project) to the north, 37th Street NW and future multi-residential development to the east, Sage 
Hill Gate NW and existing regional commercial development to the south and Sage Hill Boulevard 
and the future Town Centre to the west. The subject land was previously stripped and graded and 
is gently sloping from west to east. 
 
The Municipal Development Plan (MDP) identifies the subject land as being within a Community 
Activity Centre (CAC). CACs aim to provide compact, mixed-use development that achieves a 
minimum intensity of 150 people and jobs per hectare. The SVCP identifies the site as a Civic 
and Mixed Use Area and contains policies on intent & composition as well as general design 
guidelines. The proposed land use outline plan & conceptual site plan have carefully considered 
& incorporated the policies of the MDP, Community Plan as well as feedback from stakeholders. 
 
The Community Plan also stipulates that a Master Concept Plan be submitted in support of the 
initial Land Use / Outline Plan. A Master Concept Plan has been included with the application and 
provides an overall vision, design principles and guidelines, 3D massing and cross-sections. The 
associated Outline Plan includes the delineation of future parcels, location and design of the Main 
Street and BRT Park & Ride derived from the design of the Master Concept Plan. 
 
Similarly, and in order to realize the vision for the site, a land use redesignation has been 
submitted proposing to redesignate the subject land from a regional commercial land use district, 
C-R3 f6.5h95 to a Direct Control based on the Mixed Use District (M-U1) and a High Density 
Multi-Residential (M-H2) District. The DC (M-U1) District will frame the future Main Street and 
accommodate the civic multiservice integrated facility, a possible site partner facility as well as 
two mixed use parcels. The DC (M-H2) District will accommodate the BRT Park & Ride as well 
any long term opportunities for redevelopment. 
 
This integrated mixed use project; known as the Symons Valley Centre, is predicated on providing 
compact, sustainable and high quality development and a new way of delivering civic services. 
We look forward to the support of Administration, Calgary Planning Commission & Council on this 
exciting new integrated, mixed use and multi-service facility in Calgary’s NW. 
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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) provide for the integration of civic, cultural, institutional, residential and 
commercial uses in the same building or in multiple buildings on Sites 1, 2 
and 3; 

 
(b) accommodate civic and mixed-use development that conforms to the 

Civic and Mixed Use Area Policies of the Symons Valley Community 
Plan;   
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(c) to support a vibrant public realm that includes an activity street and a 

multi-use plaza for informal and formal public activities on Site 1; 
 

(d) accommodate mixed use development on Site 2; 
 

(e) allow for parking stalls to be shared and to be provided on separate 
parcels within the Direct Control District to support strategies that 
optimize and minimize overall land area used for parking;  
 

(f) provide parking on Site 3 for Calgary Transit users and accommodate 
parking from other Sites within this Direct Control District; and 
 

(g) accommodate development that allows individual parcels to develop over 
time in a comprehensive manner.  
 
 

 
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 Bylaw.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, 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 Bylaw: 
 

(a) “activity street” means the north south street that divides Site 1 and 
Site 2; 
 

(b) “Cultural Support Space” means a use: 

(i) where support functions necessary for a cultural organization’s 
day-to-day operations are provided and which may include, 
but is not limited to, administrative support, meeting rooms, 
storage, set production and rehearsal space; 

(ii) where the primary cultural objective of the organization, which 
is intended for public viewing or sale, is not located in the 
same use area; and 

(c) “At Grade Parking Lot” means a use:  

(i) where motor vehicles are parked for a short duration;  

(ii) where motor vehicles are parked at grade; and  
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 (iii) where motor vehicle and bicycle parking facilities are provided 

for users of public transit, notwithstanding Section 270.1of 
Bylaw 1P2007; 

Floor Area Ratio 
5 The maximum floor area ratio is 4.0. 

 
Building Height 
6 The maximum building height is 40.0 metres. 

 
Motor Vehicle Parking Requirement  
7 (1) Unless otherwise referenced in subsections (2),(3),(4),(5),(6),  the minimum 

required motor vehicle parking stalls referenced in Part 14, Division 1 of Bylaw 
1P2007 is the minimum requirement in this Direct Control District. 

  
 (2)  Motor vehicle parking stalls, visitor parking stalls, bicycle parking stalls 

and loading stalls required for a use may be located on a separate parcel 
within this Direct Control District from the use: 

 
(3)  Notwithstanding Section 116 of Bylaw 1P2007, locating motor vehicle parking 

stalls, visitor parking stalls, bicycle parking stalls and loading stalls 

required for a use on a separate parcel within this Direct Control District must 

be supported by a parking study and be included on the same Development 
Permit.  

 
(4) Motor vehicle parking stalls required for a Dwelling Unit or Multi-Residential 

Development must be provided on the parcel where the Dwelling Unit or Multi-
Residential Development is located;   

  
(5) Motor vehicle parking stalls, visitor parking stalls, bicycle parking stalls 

and loading stalls required for a use may be shared with another use within this 
Direct Control District when supported by a parking study.  

 
(6) Cultural Support Space does not require motor vehicle parking stalls or 

bicycle parking stalls – class 1 or class 2. 
 

Relaxations 
8 The Development Authority may consider relaxations of sections 5, 6, 7, 12, 13, 14, 

15, 19, 20, 21, 22, 26 of this Direct Control District Bylaw provided the test for relaxation 
in accordance with Section 31, Section 36, and Section 124 of Bylaw 1P2007 are met. 
 

Site 1 (± 0.93 ha) 
 
The provisions in sections 9 through 15 apply only to Site 1.  
 
Permitted Uses  
9 The permitted uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 are the 

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

(a) with the addition of: 
  

(i) Conference and Event Facility; 

(ii) Cultural Support Space; 

(iii) Food Kiosk; 

(iv) Health Services Laboratory – without clients; 

(v) Hospital;  

(vi) Market; 

(vii) Museum; 

(viii) Outdoor Recreation Area;  

(ix) Performing Arts Centre; 

(x) Parking Lot – Grade (temporary); 

(xi) School – Private  

(xii) School Authority – School 

(xiii) School Authority Purpose – Major; 

(xiv) School Authority Purpose – Minor; 

(xv) Sign – Class F; and 

(xvi) Sign – Class G. 

 
Bylaw 1P2007 District Rules  
11 Unless otherwise specified, the rules of the Mixed Use - General (MU-1) District of Bylaw 

1P2007 apply in this Direct Control District. 
 

Building Orientation 
12 Units and individual uses located at grade with an exterior wall facing the “activity 

street” must provide: 
  

(a) individual, separate, direct access to grade;  
 
(b) an entrance that is visible from the activity street.  
 

 
Ground Floor Height  
13 The minimum height of the ground floor of a building is 3.5 metres as measured 

vertically from the floor to the ceiling. 
 
Rules for Facades Facing a Street 
14 (1) The length of the building façade that faces the “activity street” or a 

commercial street must be a minimum of 80.0 per cent of the length of the 
property line it faces. 
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(2) In calculating the length of the building façade, the depth of any required 

setback areas or dimension of any publicly accessible plaza will not be included 
as part of the length of the property line. 

 
(3) Lobbies or entrances for upper floor uses must not occupy more than 20 per 

cent of the at grade façade facing the “activity street” or street.  
 
(4) For laneless parcels, portions of the facades dedicated to underground parking 

and loading entrances must not be included as part of the at grade façade for the 
purposes of this rule.  

 

Façade Width for Uses Facing a Street 

15 (1)  The maximum façade width is 25.0 metres for the following uses when located 
on the ground floor of a building facing the “activity street”:    

 
(i) Child Care Service; 

(ii) Community Recreation Facility; 

(iii) Conference and Event Facility; 

(iv) Hotel; 

(v) Hospital;  

(vi) Indoor Recreation Facility;  

(vii) Instructional Facility; 

(viii) Library; 

(ix) Market; 

(x) Performing Arts Centre; 

(xi) Post-secondary Learning Institution; 

(xii) Performing Arts Centre; 

(xiii) School – Private;  

(xiv) School Authority – School; and  

(xv) Supermarket. 

 
(2) In all other cases, the maximum façade width is 15.0 metres for a use when 

located on the ground floor of a building facing the “activity street”.   
 

 
Site 2 (± 0.48 ha) 
 
The provisions in sections 16 through 22 apply only to Site 2.  
 
Permitted Uses  
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16 The permitted uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 are the 
permitted uses in this Direct Control District. 
 

Discretionary Uses  
17 The discretionary uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 

are the discretionary uses in this Direct Control District: 
 

(a) with the addition of: 
  

(i) Cultural Support Space; 

(ii) Food Kiosk; 

(iii) Market; 

(iv) Performing Arts Centre; 

(v) Outdoor Recreation Area;  

(vi) Parking Lot – Grade (temporary); 

(vii) Sign – Class F; and 

(viii) Sign – Class G. 

(ix) Temporary Residential Sales Centre; 

 
Bylaw 1P2007 District Rules  
18 Unless otherwise specified, the rules of the Mixed Use - General (MU-1) District of Bylaw 

1P2007 apply in this Direct Control District. 
 
Building Orientation 
19 Units and individual uses located at grade with an exterior wall facing the “activity 

street” must provide: 
 

(a) Individual, separate, direct access to grade; and 
 

(b) an entrance that is visible from the street. 
 

 
Ground Floor Height  
20 The minimum height of the ground floor of a building is 3.5 metres as measured 

vertically from the floor to the ceiling. 
 
Rules for Facades Facing the Activity Street 
21 (1) The length of the building façade that faces the “activity street” must be a 

minimum of 80.0 per cent of the length of the property line it faces. 
 

(2) In calculating the length of the building façade, the depth of any required 
setback or dimension of any publicly accessible plaza will not be included as part 
of the length of the property line.  

 
(3) Lobbies or entrances for upper floor uses must not occupy more than 20 per 

cent of the at grade façade facing the “activity street”.  
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(4)  For laneless parcels, portions of the facades dedicated to underground parking 

and loading entrances must not be included as part of the at grade façade for the 
purposes of this rule.  

 
Façade Width for Uses Facing the Activity Street 
22 (1)  The maximum façade width is 25.0 metres for the following uses when located 

on the ground floor of a building facing the “activity street”:    
 

(i) Child Care Service; 

(ii) Community Recreation Facility; 

(iii) Hotel; 

(iv) Indoor Recreation Facility;  

(v) Instructional Facility; 

(vi) Market; 

(vii) Post-secondary Learning Institution; and 

(viii) Supermarket.  

 
(2) In all other cases, the maximum façade width is 15.0 metres for a use when 

located on the ground floor of a building facing the “activity street”.   
   

 
Site 3 (± 1.07 ha) 
 
The provisions in sections 23 through 25 apply only to Site 3. 
 
Permitted Uses  
23 The permitted uses of the Multi-residential – High Density Residential (M-H2) district of 

Bylaw 1P2007 are the permitted uses in this Direct Control District: 
 

(a) with the addition of: 
 
 (i) “At Grade Parking Lot” 
 

Discretionary Uses  
24 The discretionary uses of the Multi-residential – High Density Residential (M-H2) 

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

(a) with the addition of: 
  

(i) Community Recreation Facility; 

(ii) Food Kiosk; 

(iii) Market; 

(iv) Outdoor Recreation Area; 
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(i) Parking Lot – Structure; 

(ii) Parking Lot – Temporary;  

(iii) Performing Arts Centre;  

(iv) Sign – Class F; and 

(v) Sign – Class G. 

 
 

Bylaw 1P2007 District Rules  
25 Unless otherwise specified, the rules of the Multi-Residential – High Density Medium 

Rise (M-H2) District of Bylaw 1P2007 apply in this Direct Control District. 
 

Rules for “At Grade Parking Lot” 
26 At grade parking: 

 
(a) Must provide landscaping in accordance with Section 694 of Bylaw 1P2007;  
 
(b) Requires a minimum number of bicycle parking stalls – class 1 and class 2 

based on 2.5 per cent of the number of motor vehicle parking stalls provided; 
and 

 
(c) May accommodate motor vehicle parking from Site 1 and Site 2 within this 

Direct Control District.  
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Calgary Planning Commission CPC2019-0713 

2019 June 20  

 

Outline Plan in Sage Hill (Ward 2) at 251 Sage Hill Boulevard NW, 
LOC2018-0157(OP) 
 
EXECUTIVE SUMMARY 
 
This application has been submitted by B&A Planning Group on behalf of The City of Calgary 
(Real Estate and Development Services). This outline plan application proposes an outline for 
the future subdivision and development of approximately 2.82 hectares (6.97 acres) of land in 
the northwest community of Sage Hill. This proposal provides for: 
 

 a comprehensively planned civic and mixed use development; 

 two parcels intended for civic facilities (including a public library, arts and culture spaces, 
approximately 48 units of affordable housing) and public partner facilities (including 
opportunities for educational services, and health services); 

 two parcels intended for mixed use development in the form of 6 to 10 storey buildings 
and anticipating a total of 132 dwelling units; 

 one parcel intended initially for a transit rider Park & Ride facility that will develop over 
time; 

 a minimum of 3,720 square metres of commercial floor space; 

 approximately 0.4 hectares for a multi-use plaza to be used for formal and informal 
public activities; 

 the location and size of a future public road; and 

 the location of major utilities and services. 
 

The proposed outline plan provides a detailed infrastructure and overall subdivision layout plan 
for the subject lands. This application is being considered under the policies of the statutory 
Symons Valley Community Plan and Municipal Development Plan that aim to support 
development of a community activity centre and a focal point for community services in this 
location.  
 

 ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission APPROVE the proposed outline plan located at 251 Sage 
Hill Boulevard NW (Plan 1213664, Block 5, Lot1) to subdivide the 2.82 hectares ± (6.97 acres 
±), with conditions (Attachment 1). 
 

 
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. 
 
In 2008, along with land use approvals, Council approved amendments to Symons Valley 
Community Plan to establish a future bus rapid transit (BRT) hub on the subject site. This BRT 
hub was to be surrounded by a broader Transit Oriented Planning Area and implemented 
through policies enabling high density residential, regional commercial land uses, and significant 
suburban office development.  
 
In 2009, the Municipal Development Plan (MDP) confirmed this direction by identifying the 
subject lands and much of surrounding area as a Community Activity Centre. Development of 
portions of the Community Activity Centre was completed based on the 2008 vision, 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).  
 
Nevertheless, nine years later much of the area had yet to realize development. This prompted 
policy amendments approved by Council in 2017 September (Bylaw 55P2017). The Symons 
Valley Community Plan was amended modifying the vision to more closely align with current 
development potential as supported by market studies, and to more closely reflect community 
service and facility needs.  
 
Amendments were made to the policies affecting the subject site to reflect the much-reduced 
potential for significant office and employment uses, and to instead reflect the intent for civic 
facilities and mixed residential and commercial uses be developed.  
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Location Maps 
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Site Context 
 
Located in the developing community of Sage Hill, the subject site is west of 37 Street (Sage Hill 
Drive NW), north of Sage Hill Gate NW, and East of Sage Hill Boulevard NW. This undeveloped 
site is approximately 2.32 hectares (6.97 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 9.5 
metres over 215 metres; an average slope of approximately 4.5 percent.   
 
Directly south of the site is an existing regional commercial centre (Sage Hill Crossing) offering 
a mix of large and medium format retail uses anchored at by a Walmart. To the east across 37 
Street is multi-residential is building-out development in keeping with the transit oriented policies 
of the Symons Valley Community Plan. Of note are several seniors-oriented developments that 
are either under construction or have recently been completed.  
 
A small ravine, designated Special Purpose – Urban Nature (S-UN) District, is located north of 
the parcel across Sage Hill Link NW. It is part of a larger coulee and ravine system in the area. 
North of the ravine are lands currently being developed with the first phases of a mixed-use 
development. 
 
To the northwest of the parcel are lands that are currently vacant. These lands are anticipated 
for residential development and are subject to an outline plan and land use application currently 
under review (LOC2017-0404).   
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This outline plan and associated land use application (CPC2019-0714), will facilitate 
development of an area containing civic facilities and mixed multi-residential and commercial 
development that meets the policies of the Municipal Development Plan and achieves the 
intensities required for a Community Activity Centre. Future development will also meet the 
Civic and Mixed Use Area policies of the Symons Valley Community Plan. A Master Concept 
Plan (Attachment 6) has been submitted in support of the application, which at a non-statutory 
level, provides information on how the site is expected to be developed in a comprehensive and 
integrated manner.   
 
Planning Considerations 
 
As part of the review of this application, Administration considered a variety of factors noted 
below and have provided conditions to ensure key infrastructure is built and includes the 
community design elements that will contribute to the creation of a vibrant community activity 
centre.  
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Subdivision Design 
 
The outline plan (Attachment 5) proposes a future subdivision which will create a new internal 
street extending from the existing commercial intersection on Sage Hill Gate NW, north to Sage 
Hill Link NW. Five separate parcels will be created adjacent to this internal street: two will be 
west of the new Sage Hill Walk NW, and three east of the road. The parcels range between 
0.23 hectares and 1.07 hectares in size and are generally rectangular in shape. The subdivision 
pattern creates a framework for street facing residential and mixed-use development, effectively 
manages elevation changes, and provides for the long term comprehensive development of the 
overall site.  
 
The outline plan shows three sites that mirror the proposed DC Direct Control District.  Site 1 
includes two parcels of 0.54 and 0.39 hectares. Site 1, Parcel 1 is larger and will accommodate 
an integrated civic facility including a public library, arts and culture facilities, a multi-use plaza, 
and affordable housing units. These uses will be vertically integrated with small scale retail and 
consumer services along the new activity centre street. Development of this parcel is expected 
within 2 to 3 years.  
  
Site 1, Parcel 2 will provide for complementary civic uses with a preference for educational, 
health, and cultural uses. Small scale retail and consumer services will also be used to animate 
the activity centre street frontage. Development of this parcel is expected within 2 to 5 years.  
 
Site 2 includes two parcels of 0.23 and 0.25 hectares designed to accommodate street-oriented 
mixed use development. Development on these two parcels is expected to frame the east side 
of the new north/south street and contribute to its vibrancy. Vehicular access to these two 
parcels will be from the easement area shared with Site 3. Development of these parcels is also 
expected within 2 to 5 years. 
 
Site 3, Parcel 1 is the largest of the parcels within the proposed outline plan at 1.07 hectares. 
This will be the location of a future Calgary Transit Park & Ride facility anticipated to be 
completed within the 10 year horizon, depending on prioritization and capital funding. Initial 
development will provide for approximately 250 surface parking stalls that are anticipated to 
meet the parking needs of transit users and provide opportunities for shared parking benefitting 
other uses on the site. This site will also be able to accommodate interim and temporary civic 
and recreational activities when appropriate. The parcel will have direct access from 37 Street 
NW, and a shared access easement area (private street) will create an east/west multi-modal 
corridor, providing connection to the new, north/south activity centre street. This subdivision 
framework is adaptable over time, and provides opportunity for further intensification of the 
lands. A structured Park & Ride facility may be integrated with future redevelopment. This final 
phase of development on this parcel is long term and is only expected within a 20 to 30 year 
horizon. 
 
It is important to note that outline plans provide a tentative layout of future subdivision 
boundaries. However, through future detailed subdivision design and development permit 
reviews, some variations are permitted to the general layout as provided in the outline plan, 
subject to administrative review.  
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Land Use 
 
A land use redesignation application has been submitted in support of this outline plan. The 
existing land use district on the subject site is Commercial – Regional 3 (C-R3 f6.5h95) District. 
This district is intended for large commercial development on the boundary of several 
communities and does not provide for the integrated, civic and mixed use development now 
planned. 
 
The proposed DC Direct Control District divides the land into three sites consistent with the 
configuration of sites identified in the outline plan. The DC Direct Control District provides a land 
use framework to realize the objectives for these lands described in the Symons Valley 
Community Plan and further detailed in the Master Concept Plan (Attachment 7).  
 
The uses and use rules for Sites 1 and 2 are based on the Mixed Use - General (MU-1) District, 
which provides for development located along commercial streets, where both residential and 
commercial uses are supported at grade, and where both residential and commercial uses are 
accommodated within the same building. Specific additional uses have been included for both 
sites in addition to those in the Mixed Use - General (MU-1) District. The additional uses aim to 
deliver on the civic and community service objectives of individual sites, or aim to provide for 
interim uses in advance of ultimate development. The uses in Site 1 provide for integrated civic 
facilities, and creates the opportunity for complementary educational, health, cultural uses. 
Small scale retail and consumer service uses are standard features of the Mixed Use - General 
(MU-1) District and will ensure vibrancy of the new activity centre street. Site 2 uses provide for 
complementary mixed residential and commercial development anticipated likely to be delivered 
by private developers.  
 
The uses and use rules for Site 3 are based on the Multi-Residential - High Density Medium 
Rise (M-H2) District, which provides for residential development in a variety of forms, is 
characterized by taller residential development with higher numbers of dwelling units, and is 
located on strategic parcels including landmark locations. The Multi-Residential - High Density 
Medium Rise (M-H2) District provides for the long-term development of Site 3.  Additional uses 
have been included in the DC Direct Control District to provide for potential civic and community 
service uses on Site 3 in the interim or near-term, and to provide for the planned Park & Ride 
facility. 
 
Buildings in this DC Direct Control District are expected to be of moderate height, generally not 
exceeding eleven or twelve storeys. Early phase development on Sites 1 and 2 is expected to 
be five to six-storeys. The proposed height rules allow for higher buildings to recognize the 
strategic location of these lands and to recognize the investment in civic facilities in this location. 
The height rules also provide some flexibility given the longer-term development horizon for the 
overall site.  
 
The DC Direct Control District also provides rules to allow parking to be provided on separate 
parcels within the DC Direct Control District and to be shared between uses. The objective of 
these rules is to optimize and minimize overall land area used for parking. Site 3 is expected to 
provide the best opportunities to implement innovative parking approaches. Parking associated 
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with dwelling units is excluded from this flexible framework and must be provided on the parcel 
where the dwelling unit is located.  
 
Density 
 
This area is identified as a Community Activity Centre in Map 1: Urban Structure of the 
Municipal Development Plan.  Community Activity Centres must achieve a minimum intensity of 
150 people and jobs per hectare. While to be confirmed through future development permits, 
this application generally contemplates near term development of four buildings, between five 
and seven storeys.  Civic and mixed-use buildings are anticipated to accommodate 
approximately 189 dwelling units and 3,720 square metres of commercial space. Together, this 
will provide an estimated intensity of 232 people and jobs per hectare thus exceeding the 
minimum requirements of 150 people and jobs per hectare specified in the Municipal 
Development Plan. These calculations do not include additional residential and commercial 
intensities possible through redevelopment of Site 3 over the long-term.  
 
Master Concept Plan and Design Review 
 
A Master Concept Plan (Attachment 6) was submitted in support of this outline plan and land 
use amendment application as required by the Symons Valley Community Plan.  The purpose 
of the Master Concept Plan is to ensure the proposed land use districts and associated outline 
plan provide a comprehensive design approach to integrate civic uses and complementary 
public and private development as envisioned in the area structure plan. The design objectives 
of the Master Concept Plan envision the site as: 
 

1. a compact, transit-supportive Activity Centre within northwest Calgary;  
2. a slope-adaptive development that will work with the existing site conditions to create 

active edges and reduce the need for any backsloping or retention features;  
3. a walkable place that incorporates multi-modal connections through the site and 

beyond to adjacent parcels;  
4. a lively environment that is animated by a mix of civic and private development and a 

high-quality public realm; and 
5. designed for climate and sustainable infrastructure to support comfortable year-

round use of facilities. 
 
This Master Concept Plan has no official approval status; however, is fully intended to be 
referenced during future discretionary development permit applications, with the aforementioned 
objectives being further reviewed and implemented at these future development stages.    
 
A central feature of the Master Concept Plan is public plaza or community commons. The full 
details of the plaza design, layout and materiality will be finalized at detailed design stage when 
budgetary parameters are more established. As part of the outline plan, the concept developed 
for the plaza incorporated numerous urban design features identified from engagement with 
civic and community stakeholders during the ASP and design charrette process. These features 
include the opportunity for seamless integration of at grade patio space with the adjacent built 
form, a central multi-functional green space, feature planting with both summer and winter 
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interest, streetscape elements, creative slope adaptive design, bench and cluster seating 
options, integrated surface treatments and textures, universal accessibility and the opportunity 
for inclusion of a public art feature.  
 
The proposed Master Concept Plan was reviewed by the Urban Design Review Panel (UDRP) 
at the pre-application stage while master planning and programming were being refined. 
General comments complimented the thoughtfulness and responsiveness of the overall 
scheme. UDRP comments regarding site circulation were integrated into the Master Concept 
Plan. In particular, the urban design approach to the plaza and the new activity centre street 
were influenced by their comments to create a strong and legible public realm, while managing 
slopes and site topography.  UDRP will be engaged again to review the more detailed 
development permit submissions. 
  
Environmental  
 
A Phase I Environmental Site Assessment was completed for the subject site. The study 
determined there were no on-site sources that might have potential to cause environmental 
impairment from either historical or current land uses.  
 
Transportation  
 
The outline plan includes a new activity centre street (Sage Hill Walk NW) connecting Sage Hill 
Gate NW to Sage Hill Link NW. This new activity centre street will provide pedestrian access to 
the adjacent parcels to the west, and provide both pedestrian and vehicular access to the 
parcels to the east.   
 
This new roadway will include parking lanes on both sides of the street. The outline plan shows 
a pedestrian crossing that will provide an east/west link between the future plaza of the 
proposed integrated civic facility, and the private road connection to the Park & Ride. The curb 
extensions and parking restriction will improve visibility and increase awareness of proposed 
pedestrian crossing. An additional pedestrian crossing will be established at the north end of the 
new activity centre street where it intersects Sage Hill Link NW. This crossing will align with 
pedestrian and public pathway connection to Environmental Reserve and Municipal Reserve 
lands to the north.  
 
The site includes the Sage Hill transit hub. Although still in its early stages of development, the 
transit hub 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 
the Glacier Ridge Area Structure Plan areas build out, the transit hub is planned to facilitate 
access to enhanced transit service and high frequency buses, including one BRT service 
connecting the transit hub itself to Brentwood/University. 
 
A Transportation Impact Assessment submitted with this application was reviewed and 
accepted by Administration. 
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Utilities and Servicing 
 
Services for the subject site are available from both Sage Hill Gate NW and Sage Hill Link NW.  
Main extensions for sanitary and storm along the new Sage Hill Walk NW will be required at the 
relevant tentative plan/development permit stage. 
 
Stakeholder Engagement, Research and Communication  
 
Various City business units and civic partners were engaged by the applicant as integrated civic 
facilities are proposed. The applicant team used a mix of workshops, questionnaires and 
stakeholder interviews throughout 2017/18 to determine the functional programming and 
schematic design for the overall site. The core group of business units and civic partners 
involved as stakeholders included: Calgary Transit, Calgary Neighbourhoods, Calgary Housing, 
Facility Management, Calgary Recreation, and the Calgary Public Library. This group 
collaborated to ensure the proposal will deliver on Council direction to build integrated civic 
facilities.   
 
Two public open houses were held at the Symons Valley United Church to share information, 
collect feedback and answer citizen’s questions about the project. In total 85 people attended 
the open houses held on 2018 April 24 and 2018 April 28. Feedback from these events reflected 
strong support for the proposed services and facilities.  
 
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. Notification and online advertising prompted a variety 
of comments received through the online portal that reflected: 
 

 concern regarding building height and additional multi-residential development; 

 concern/non-support for affordable/subsidized housing; 

 support for amenities like BRT and a public library; 

 support for affordable housing; 

 desire for recreational amenities; and 

 concern for condition of road infrastructure. 
 
To respond to comments received through the online portal and information circulating on social 
media, the applicant held meetings with the community association to clarify issues related to 
the design of the affordable housing component of the development. The applicant responded 
to concerns regarding design of the building (height and number of units), construction 
standards and finishing materials, ongoing management, maintenance and operations. A letter 
from the Sage Hill Community Association is attached detailing their initial concerns and 
reflecting an appreciation for the applicant responses. The community association letter 
indicates a neutral position (neither support, nor opposition) for the affordable housing 
development, noting a need for this type of development in Calgary and offering ongoing 
dialogue with the applicant team through detailed design and implementation.  
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The community association also requested more recreational amenities and facilities to serve 
the areas. The proposed DC Direct Control District provides for several uses that would allow 
both outdoor and indoor recreation facilities to be located on site, either as permanent or 
temporary/interim features.  
 
Following Calgary Planning Commission, notification 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).  The SSRP makes no 
specific reference to this site.  The land use proposal is consistent with the SSRP policies 
including the Land Use Patterns policies (subsection 8.14). 
 
Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan.  The proposed 
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 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, residential and community service uses. They should contain a broad range of 
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 (Table 3-1).  
 
Municipal Development Plan policies regarding community services and facilities (section 2.3.6) 
direct provision of public services and facilities be integrated, multi-purpose, flexible and 
adaptable. Furthermore, policies regarding housing (section 2.3.1) recognize affordable housing 
as an integral part of complete communities.  
 
The proposed outline plan and associated land use districts deliver on the above noted 
Municipal Development Plan policies.   
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Symons Valley Community Plan (Statutory – 2001) 
 
The subject site is located in the Transit Oriented Planning Area as identified in Map 3 Land Use 
Concept of the Symons Valley Community Plan. Within the Transit Oriented Planning Area, the 
subject parcel is identified as the Civic and Mixed Use Area. Development within this area is to 
accommodate a variety of civic uses and facilities including a public library and other community 
services. The Civic and Mixed Use Area is also to serve as a transit hub providing BRT services 
along with Park & Ride facilities.   
 
Policy 5.13.2(1) confirms other public and private uses, including but not limited to employment-
related uses, multi-residential, recreational or institutional uses will be allowed within the Civic 
and Mixed Use Area where the uses are determined to be complementary to the Civic uses on 
the site, consistent with the purpose of this area; and supportive of the vitality of the Community 
Activity Centre. 
 
The development program proposed in this application is fully in alignment with these policies.  
 
Policy 5.13.2(3) regarding design of the Civic and Mixed Use Area states the requirement for a 
well-defined outdoor public area or community gathering place such as a plaza and/or main 
street to provide a focal point within the area. The proposal addresses both of these policy 
requirements. The public space that will form the heart of Site 1 will provide for the seamless 
integration of at grade plaza space with the adjacent built form in a central multi-functional green 
space. It will feature plantings with both summer and winter interest, creative slope adaptive 
design, bench and cluster seating options, integrated surface treatments and textures, universal 
accessibility, and opportunities to include a public art feature. 
 
A Master Concept Plan was submitted in support of the proposed outline plan and land use 
amendment as required in section 5.13.2(3)(b). This allowed the application review to consider 
the proposed mix of uses, details of the anticipated built form and massing, alignment design 
oriented policy and guidelines, and conformity with MDP policies regarding development 
intensity. 
 
Future development permit applications will need to demonstrate compliance with the Design 
Guidelines in Appendix 1 of the Symons Valley Community Plan and the Master Concept Plan 
developed in support of this outline plan and land use amendment. 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. 
 
Social, Environmental, Economic (External) 
  
The proposal will provide for important and much needed citizen serving facilities such as 
affordable housing and a public library addressing the social objectives of the triple bottom line.  
The recommended land use framework provides a mix and intensity of uses that supports active 
modes of transportation and makes an efficient use of land and infrastructure. The development 
area anticipates an intensity of 283 people and jobs per hectare, which exceeds the minimum 
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target under the Municipal Development Plan. These intensities will further support utilization 
and expansion of transit infrastructure at this transit hub location. The applicant has also 
committed to implementation of sustainability measures that aim to lower operating costs for 
energy and reduce greenhouse gas (GHG) emissions. A commitment to pursue innovative 
storm water management is also mentioned in the Master Concept Plan and shown in the 
outline plan.  
 
In addition to the social and environmental benefits noted earlier in this report; from an 
economic perspective, the proposed land use and associated outline plan will lead to additional 
population and jobs in this area. This is expected to catalyse new business activity and further 
support established businesses with additional nearby customers.   
 
Financial Capacity 
 
Current and Future Operating Budget 
 
Current and future operating budget requirements will be the responsibilities of the business 
units providing programming or services. These have been determined through City Budget and 
Business planning processes. 
 
Current and Future Capital Budget 
 
The capital budget for Phase 1A (including the library, arts and culture spaces, affordable 
housing, and necessary infrastructure to service the facility) was approved by Council as part of 
the OneCalgary budget and business plan process. Capital to support later phases of 
development (including the Park & Ride) will be proposed through subsequent budget and 
business planning processes. 
 
Risk Assessment 
 
No risks were identified with this development that were not mitigated and addressed through 
the process to develop the Master Concept Plan. Development of these lands represents a 
strategic opportunity to provide necessary public services and facilities for the Symons Valley 
neighbourhoods. The proposed civic services are expected to be a catalyst for additional 
residential and commercial development on nearby undeveloped sites. Changes or delay of this 
project potentially puts at risk the timely delivery of public services and puts at risk the catalytic 
effects of the public investments represented by this proposal.  
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REASON(S) FOR RECOMMENDATION(S): 
 
The proposed outline plan services to implement the objectives and policies of the Municipal 
Development Plan which supports the efficient utilization of land and infrastructure.  
The proposal will lead to the integrated delivery of necessary community infrastructure, services 
and programming as identified in the Symons Valley Community Plan and create a vibrant focal 
point for the community. 
  
The conditions of approval (Attachment 1) effectively implement the technical aspects of the 
plan area’s future development.  
 

 
ATTACHMENT(S) 
1. Conditions of Approval 
2. Applicant Statement 
3. Community Association Letter 
4. Subdivision Data Sheet 
5. Proposed Outline Plan 
6. Proposed Land Use District Map 
7. Master Concept Plan 
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1. 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 and demonstrating compliance with 
minimum required densities in accordance with the Area Structure Plan. 

2. An Access Easement Agreement over the site shall be executed and registered on title 
concurrent with the registration of the final instrument at the Tentative Plan stage 
affecting Site 1, Parcel 1. Once the design of the public plaza component of Site 1, 
Parcel 1 has been clarified through Development Permit review, the easement area will 
be refined to reflect the actual design of the area intended for public use and access.   

3. If a Residents Association is formed, it shall be comprised of all residents in the 
community and all impacted titles within the plan area shall have a restrictive covenant 
registered on title identifying the financial and maintenance responsibility of said parcels 
to the Residents Association, all to the satisfaction of the Subdivision Authority and the 
Director, Parks. 

4. If applicable, prior to approval of the initial Tentative Plan, the special conditions 
addressing the formation and maintenance/financial responsibilities of the Residents 
Association shall be applied as a condition of subdivision approval to the satisfaction of 
the Approving Authority. 

5. Prior to affected Tentative Plan approval (and submission of construction drawings), the 
proposed community and street names be submitted to the satisfaction of the 
Subdivision Authority. 

Development Engineering: 

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

7. Submit an updated electronic version of a Geotechnical Report to the Development 
Engineering Generalist. The report should be updated based on the current site 
condition and the latest development plan by the Geotechnical Consultant under the new 
name (name has changed) of the company. For Geotechnical Reports older than two 
years from the date of issuance, the City will require written confirmation from the 
Geotechnical Engineering Consultant indicating that the report adequately addresses the 
geotechnical requirements for the Land Development Application and is therefore 
suitable for submissions to the City.  

Transportation: 

8. In conjunction with the initial tentative plan, construct the modified southbound to 
eastbound parallel left turn at the intersection of 37 Street NW (Sage Hill Drive) and 
Sage Hill Gate NW, as shown on the approved Outline Plan. Construction drawings 
must be submitted in conjunction with the initial tentative plan and must be approved to 
the satisfaction of the Director, Transportation Planning. 

9. In conjunction with the initial tentative plan, construct Sage Hill Walk, including the 
intersections with Sage Hill Gate and with Sage Hill Link, AND construct the transit 
laybys and bus pads, as shown on the approved Outline Plan. Construction drawings 
must be submitted in conjunction with the initial tentative plan and must approved to the 
satisfaction of the Director, Transportation Planning. 
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10. For Site 2, Parcel 4 and Site 3, Parcel 1 a 15.0m X 3.0m public access easement 
agreement and registerable plan will be required at the location of the existing and 
proposed Transit Pad along Sage Hill Gate respectively. The public access easement 
agreement and registerable plan for Site 2, Parcel 4 and Site 3, Parcel 1 shall be 
executed and registered on the applicable title(s) concurrent with the registration of the 
final instrument at the applicable Tentative Plan stage. 

11. For Site 3, Parcel 1 a 15.0m X 3.0m public access easement agreement and 
registerable plan will be required at the location of the existing and proposed Transit Pad 
along Sage Hill Linkrespectively. The public access easement agreement and 
registerable plan for Site 2, Parcel 4 and Site 3, Parcel 1 shall be executed and 
registered on the applicable title(s) concurrent with the registration of the final instrument 
at the applicable Tentative Plan stage. 

12. Prior to approval of the affected tentative plan, provide cross-sections showing 
existing and proposed grades, including interim future and ultimate road grades and 
proposed lot grading adjacent to Sage Hill Boulevard, Sage Hill Gate, Sage Hill Link, and 
37th Street NW.  The cross-sections are to be drawn to scale and dimensioned to 
property lines and lip of gutter.  

13. No direct vehicular access shall be permitted to Sage Hill Walk from the site 2 (parcels 3 
and 4). A restrictive covenant shall be registered concurrent with the registration of the 
final instrument. 

 14. In conjunction with the applicable tentative plan, execute and register on title a public 
access easement for the proposed street connecting Sage Hill Walk to 37 Street NW 
through Sites 2 and 3. The easement and registerable plan must be approved to the 
satisfaction of the Director, Transportation Planning, prior to endorsement. 

15. 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 loading area(s). 

16. One vehicular access (only) will be permitted to or from Sage Hill Gate for the Site 1, at 
the location shown on the Outline Plan. A restrictive covenant shall be registered on all 
applicable titles concurrent with the registration of the final instrument to that effect 
at the Tentative Plan stage. 

17. Vehicular access to 37 Street NW is restricted to one (1) right turns-in and right turns-out 
only access to be located north of the southbound to eastbound left-turn bay for the 
intersection with Sage Hill Gardens NW. A restrictive covenant shall be registered 
concurrent with the registration of the final instrument to that effect at the Tentative 
Plan stage. 

18. In conjunction with the applicable Tentative Plan: to the satisfaction of the Director of 
Transportation Planning remit payment (certified cheque, bank draft) OR provide a Letter 
of Credit for the pedestrian-actuated crossing signals for the proposed crossing at the 
intersection of Sage Hill Walk and Sage Hill Link NW. The Developer shall also provide a 
letter, under Corporate Seal, indicating that they are responsible for any additional costs 
of signalization that could be in excess of the amount identified in the Letter of Credit, 
and is required to submit payment in support of the proposed Tentative Plan 
applications. 
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19. In conjunction with the applicable Tentative Plan: to the satisfaction of the Director of 
Transportation Planning remit payment (certified cheque, bank draft) OR provide a Letter 
of Credit for signal improvements to accommodate the north leg of the Walmart/Civic & 
Mixed Use Centre Main Streets and Sage Hill Gate NW intersection. The Developer 
shall also provide a letter, under Corporate Seal, indicating that they are responsible for 
any additional costs of signalization that could be in excess of the amount identified in 
the Letter of Credit, and is required to submit payment in support of the proposed 
Tentative Plan applications. 

Parks: 

20. Any damage to Municipal Reserve (MR) lands as a result of this development shall be 
restored at the developer’s expense, to the satisfaction of Parks.   

21. Any damage to Environmental Reserve(ER) lands as a result of this development shall 
be restored to natural state at the developer’s expense, to the satisfaction of Parks.   

If disturbance occurs to Environmental Reserve (ER) lands, a Habitat Restoration Plan 
shall be submitted to Parks to the satisfaction of the Urban Conservation Lead. 

22. Any damage to Environmental Reserve (ER) lands as a result of this development from 
drainage or storm water infrastructure shall be restored to natural state at the 
developer’s expense, to the satisfaction of Parks. 

23. Any damage to public trees or boulevards as a result of this development shall be 
restored at the developer’s expense, to the satisfaction of Parks. 

24. Any damage to the existing regional pathways within and along the boundaries of the 
plan area must be repaired at the developer’s expense, to the satisfaction of Parks. 

25. All landscape rehabilitation on Parks land and assets shall be performed and inspected 
in accordance with Parks Development Guidelines and Standard Specifications: 
Landscape Construction (current edition).  The disturbed area shall be maintained until 
establishment and approved by the Parks Development Inspector.  

26. Tree plantings within City of Calgary boulevards and/or right of ways are subject to 
approval from Utility Line Assignment and Parks. The developer shall submit Utility Line 
Assignment Construction Drawings for review and approval. 

27. Any tree planting in the City of Calgary boulevard shall be performed and inspected in 
accordance with Parks’ Development Guidelines and Standard Specifications:  
Landscape Construction (current edition). 

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

29. Drainage from the development site into adjacent reserve (MR/ER) lands is not 
permitted. 

30. Construction access through adjacent reserve (MR/ER) lands is not permitted, unless 
otherwise authorized by Parks. 

31. Stockpiling or dumping of construction materials on adjacent reserve (MR/ER) lands is 
not permitted. 
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Symons Valley Centre - Land Use Redesignation & Outline Plan 
251 Sage Hill Boulevard NW 
 
On behalf of the City of Calgary’s Facility Management Business Unit, B&A Planning Group have 
respectfully submitted a proposed Land Use Redesignation & Outline Plan supported by a Master 
Concept Plan, to enable the redevelopment of a + 2.82 hectare (+ 6.97 acre) City owned site in 
the NW community of Sage Hill. The intent of the application is to accommodate an integrated 
civic and mixed use development that will encourage the co-location of community services 
including a public library, BRT Park & Ride, community gathering spaces, arts and culture spaces, 
affordable housing, opportunities for market housing and complementary retail and commercial 
uses.  
 
The site is centrally located within five developing communities contained in the Symons Valley 
Community Plan (SVCP). It is bounded by Sage Hill Link NW and future mixed use (Anderson 
Project) to the north, 37th Street NW and future multi-residential development to the east, Sage 
Hill Gate NW and existing regional commercial development to the south and Sage Hill Boulevard 
and the future Town Centre to the west. The subject land was previously stripped and graded and 
is gently sloping from west to east. 
 
The Municipal Development Plan (MDP) identifies the subject land as being within a Community 
Activity Centre (CAC). CACs aim to provide compact, mixed-use development that achieves a 
minimum intensity of 150 people and jobs per hectare. The SVCP identifies the site as a Civic 
and Mixed Use Area and contains policies on intent & composition as well as general design 
guidelines. The proposed land use outline plan & conceptual site plan have carefully considered 
& incorporated the policies of the MDP, Community Plan as well as feedback from stakeholders. 
 
The Community Plan also stipulates that a Master Concept Plan be submitted in support of the 
initial Land Use / Outline Plan. A Master Concept Plan has been included with the application and 
provides an overall vision, design principles and guidelines, 3D massing and cross-sections. The 
associated Outline Plan includes the delineation of future parcels, location and design of the Main 
Street and BRT Park & Ride derived from the design of the Master Concept Plan. 
 
Similarly, and in order to realize the vision for the site, a land use redesignation has been 
submitted proposing to redesignate the subject land from a regional commercial land use district, 
C-R3 f6.5h95 to a Direct Control based on the Mixed Use District (M-U1) and a High Density 
Multi-Residential (M-H2) District. The DC (M-U1) District will frame the future Main Street and 
accommodate the civic multiservice integrated facility, a possible site partner facility as well as 
two mixed use parcels. The DC (M-H2) District will accommodate the BRT Park & Ride as well 
any long term opportunities for redevelopment. 
 
This integrated mixed use project; known as the Symons Valley Centre, is predicated on providing 
compact, sustainable and high quality development and a new way of delivering civic services. 
We look forward to the support of Administration, Calgary Planning Commission & Council on this 
exciting new integrated, mixed use and multi-service facility in Calgary’s NW. 
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DATA SHEET FOR OUTLINE PLANS 
APPLICANT B & A Planning Group APPLICANT'S ADDRESS Suite 600,215- 9 Ave SW, Calgary, T2P 1K3 

OWNER City of Calgary OWNER' S ADDRESS PO Box 2100, STN M, T2P 2M5 

DEVELOPER City of Calgary DEVELOPER'S ADDRESS PO Box 2100, STN M, T2P 2M5 

NAME OF COMMUNITY / AREA Symons Valley Centre PHASE STAGE 1 

LEGAL DESCRIPTION Lot 1 Block 5 Plan 121 3664 MUNICIPAL ADDRESSES 251 Sage Hill Boulevard 
NW  

AREA STRUCTURE PLAN /COMMUNITY PLAN Symons Valley Community Plan HECTARES ACRES 

EXISTING LAND USE DISTRICTS (ZONING)  
C-R3f6.5h96 Site 1; C-R3f6.5h96 Site 2; C-R3f6.5h95 Site 3 

GROSS AREA OF PLAN 2.82 6.97 
Less: ENVIRONMENTAL RESERVE 

  
PROPOSED LAND USE DISTRICTS (ZONING) DC(MU-1); DC (M-H2) LAND PURCHASE AREA   

GROSS DEVELOPABLE AREA 2.82 6.97 

  NET AREA Anticipated Number of 

Lots 
Maximum Number of 

Lots 
 HECTARES ACRES 

 

LOW DENSITY RESIDENTIAL      

     

     

     

     
Other 

    
 

OTHER RESIDENTIAL 

(comprehensively- designed 

residential, multi-family, etc) 

Parcel Number 
 Anticipated # of units Max # of units 

DC(MU-1)  
Parcels 1 - 4 

1.41 3.49 180 NA 

DC(M-H2)  

Parcels 5 
1.07 2.64  NA 

   180 NA 
 

INDUSTRIAL LAND USES     
 

COMMERCIAL LAND USES     

    
 

ROADS Road (Credit)    
Stormpond (PUL)    

Non-Credit 0.34 0.84 12.1% 
 

RESERVES Credit MR    

Non-Credit MR    
 

DENSITY   

Projected 
 

Maximum 
 

Total Number of Units 180 NA 
Overall Density of 

Outline Plan 63.8 25.8 NA NA 

  

uph 
 

upa 
 

uph 
 

upa 
 

*All the percentages are based on gross developable area 
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Item # 7.2.16 

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2019-0616 

2019 June 20  

 

Land Use Amendment in Carrington (Ward 3) at multiple addresses, 
LOC2018-0244 
 

EXECUTIVE SUMMARY   
 

This land use amendment application was submitted by Urban Systems on behalf of 
landowners Mattamy (Aberdeen Heights) Limited and Royop (Carrington) Development Ltd, on 
2018 November 06. The application proposes to change the designation of approximately 2.37 
hectares of land to accommodate a variety of mixed-use, commercial and multi-residential 
development. The proposed land use framework, which consists of the two DC Direct Control 
Districts, will allow for the following: 
 

 commercial, multi-residential and mixed-use development (e.g. retail stores, or 
apartment buildings that may have commercial storefronts); 

 maximum building heights of up to 6 storeys (an increase from the current maximums of 
3 and 4 storeys); 

 a minimum of 143 dwelling units (an approximate increase from the current minimum of 
80 units);  

 a maximum of 3,125 square metres of commercial building floor area; and 

 the uses listed in the C-C1 and M-2 Districts.  
 

The proposal is in keeping with the applicable policies of the Municipal Development Plan and 
the Keystone Hills Area Structure 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 1.26 hectares ± (3.11 acres ±) located 

at 14120, 14400 and 15000 – 14 Street NW and 77 Carrington Plaza NW (Portion of 
NW1/4, Section 33, Township 25, Range 1, Meridian 5; Portion of W1/2, Section 4, 
Township 26, Range 1, Meridian 5; Portion  of Plan 1811075, Block 1, Lot 2; Portion of 
Plan 1511095, Area A) from Commercial Community – 2 f1.0h10 (C-C2f1.0h10) District, 
Multi-Residential – Medium Profile (M-2) District and DC Direct Control District to DC 
Direct Control District to accommodate mixed-used development with guidelines 
(Attachment 3); and 

 

2. Give three readings to the proposed bylaw; and  
 

3. ADOPT, by bylaw, the proposed redesignation of 1.11 hectares ± (2.74 acres ±) located 
at 14120 – 14 Street NW (Portion of NW1/4, Section 33, Township 25, Range 1, 
Meridian 5) from Multi-Residential – Medium Profile (M-2) District and DC Direct Control 
District to DC Direct Control District to accommodate multi-residential development, with 
guidelines (Attachment 4); and 

 

4. Give three readings to the proposed bylaw.  
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PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 

BACKGROUND 

 
The community of Carrington is subject to policies of the Keystone Hills Area Structure Plan 
(ASP) adopted by Council in 2012. The ASP covers approximately 1,080 hectares of land 
located in the north part of the city and is intended to accommodate approximately 60,000 
residents and employ about 18,000 people. 
 
Council’s adoption of the Keystone Hills ASP in 2012 July, included a Growth Management 
Overlay (Overlay) which extended over the entire Keystone Hills Plan Area, as no funding 
mechanism to advance key leading infrastructure was in place at that time. Since then, Council 
removed a portion of the Overlay (including the subject lands) in 2015, which has allowed for 
development to occur. The removal of the remaining portions of the Overlay applicable to the 
community of Carrington was approved by Council in 2018.  
 
The original subdivision outline plan and land use redesignation (LOC2013-0105), including the 
subject lands, was approved by Calgary Planning Commission and Council on 2015 June 4 and 
2015 July 27 respectively.  
 
As referenced in the Applicant’s Submission (Attachment 1), the intent of this application, 
submitted by Urban Systems on behalf of landowners Mattamy (Aberdeen Heights) Limited and 
Royop (Carrington) Development Ltd, on 2018 November 06, is to adjust the existing land use 
to better accommodate the intended mix of commercial and residential development on these 
lands. A subdivision application (SB2019-0449) to align the property boundaries with the 
proposed land use boundaries, is currently under review. No development permit application 
has been submitted at this time.   
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Location Maps  
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Site Context  
 
The subject lands are located in the northwest community of Carrington, north of Stoney Trail, 
west of 14 Street NW and south of 144 Avenue NW. The lands subject to this redesignation 
consists of five parcels (see Figure 1) with a total area of approximately 2.37 hectares or 5.86 
acres.  
 

Figure 1: Municipal Addresses and Parcel Areas 

Municipal Address Area (ha) 

15000 – 14 Street NW ±0.50 

14400 – 14 Street NW ±0.17 

Portion of 77 Carrington Plaza NW  ±0.28 

14200 – 14 Street NW ±1.11 

14200 – 14 Street NW ±0.31 

 
Lands to the west designated with C-C2f1.0h10 and S-SPR Districts which are intended to 
accommodate a future community retail centre supported by the already constructed park space 
adjacent to 140 Avenue NW and 14 Street NW. While portions of the community to the south 
and east are under development with a range of residential uses, the subject lands are still 
vacant. The subject lands have been stripped, graded and are relatively flat. Portions of 
adjacent streets (i.e. 140 Avenue & 144 Avenue NW, 14 Street NW, Carrington Plaza NW and 
Carrington Boulevard NW) are fully-constructed and can provide vehicular access to the subject 
lands. As identified in Figure 2, the community of Carrington is in early stages of its 
development with only 321 residents as of 2018. 

 

Figure 2: Community Peak Population 

Community Name 

Peak Population Year 2018 

Peak Population 321 

2018 Current Population 321 

Difference in Population (Number) ±0% 

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

 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
The recommended land use is a product of a collaborative effort between and the applicant and 
Administration as several land use options have been considered and evaluated during the 
application review. The proposed land use framework builds on the principles of the Keystone 
Hills ASP, which identifies the subject lands as a community retail centre node, and allows for a 
range of residential, commercial and mixed-use development. The proposal aligns with the 
objectives of applicable policies as discussed in the Strategic Alignment section of this report. 
. 
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Planning Considerations 
 
The following sections highlight the scope of technical planning analysis conducted by 
Administration. 
 
Land Use 
 
As shown visually on page 3 of this report, the subject lands consist of two individual sites 
located between 140 Avenue NW and 144 Avenue NW, separated by Carrington Plaza NW. 
This report will refer to northern site as the ‘mixed-use site’, and southern site as the ‘multi-
residential site’.  
 
Mixed-Use Site  
 
The ‘mixed-use site’, approximately 1.26 hectares in area, is bounded by 144 Avenue NW to the 
north, Carrington Boulevard NW to the east, Carrington Plaza NW to the south and a larger C-
C2f1.0h10 site to the west. This application seeks to consolidate the land use on this site into 
one DC Direct Control District based on the Commercial – Community 1 (C-C1) District as 
outlined below (Figure 3): 
 

Figure 3: Mixed-Use Site 

LUD Size 
Building 
Height  

Min 
UPH  

Min # 
of units  

FAR 
Max floor 
area  

Commercial 
uses 

DC* (R-2M) 
(existing) 

0.45ha 13m N/A N/A N/A N/A N/A 

C-C2f1.0h10 0.28ha 10m N/A N/A 1.0 ~2.8K m² Yes 

M-2  
(existing) 

0.53ha 16m 60 32 3.0 ~25K m² N/A 

DC (C-C1) 
(proposed) 

1.26ha 23.5m 60 76 2.5 ~31.5K m² Yes 

* DC Direct Control District (Site 3 of Bylaw 117D2015) allows for a custom rowhouse building.  

 
The C-C1 District is a community commercial designation that is typically for 1 to 2 storey 
commercial strip malls that primarily serve the immediate surrounding area. The underlying 
intent of the proposed DC Direct Control District (Attachment 3) for the ‘mixed-use site’ is to 
allow for additional use and development form flexibility. The proposed DC District would allow 
for a maximum building height of 23.5 metres, which is an increase from the current maximums 
of 10, 13 and 16 metres allowed under the existing land uses. The maximum building height 
was selected to accommodate buildings of up to six storeys, including commercial uses at 
grade.  
 
The proposed DC District also includes a maximum floor area ratio (FAR) of 2.5. The 
recommended FAR would allow for approximately 31,500 square metres of building floor area, 
of which, up to 3,150 square metres (0.25 FAR) may consist of commercial uses. The overall 
allowable building floor area represents a slight increase from what is currently allowed under 
the existing land use districts. 
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The proposed development intensities  
 
Further, the proposed DC District (Attachment 3) includes the following additional rules to: 
 

 allow for Dwelling Units on the main floor of buildings to accommodate standalone multi-
residential developments in addition to commercial and mixed-use buildings; 

 require minimum residential densities of 60 units per hectare or approximately 75 
residential units;  

 provide site-specific direction with respect to building setback, landscaping and use 
area requirements; and 

 allow for a shared parking strategy. 
 

Multi-Residential Site  
 
The ‘multi-residential site’, approximately 1.11 hectares in area, is bounded by Carrington Plaza 
NW to the north and west, Carrington Boulevard NW to the east and 140 Avenue NW to the 
south. Similar to the ‘mixed-use site’, this application proposes to change the designation of this 
property from two existing land use districts to one DC Direct Control District, based on the 
Multi-Residential – Medium Profile (M-2) District (Figure 4). 
 

Figure 4: Multi-Residential Site LUD 

LUD Land Area 
Building 
Height  

Min 
UPH  

Min # 
of units  

FAR 
Max floor 
area  

Commercial 
uses 

DC* (R-2M) 
(existing) 

0.28ha 13m N/A N/A N/A N/A N/A 

M-2  
(existing) 

0.83ha 16m 60 50 3.0 ~25K m² N/A 

DC 
(proposed) 

1.11ha 21m 60 66 3.0 ~30K m² N/A 

* DC Direct Control District (Site 3 of Bylaw 117D2015) allows for a custom rowhouse building.  

 
The M-2 District is a multi-residential designation in the developing area that is primarily for 4 to 
5 storey apartment buildings. The proposed DC District (Attachment 4) maintains the rules and 
primary purpose of the M-2 District, but allows for a maximum building height of 21 metres, or 6 
storeys. 
 
Land Use Summary 
 
The proposed DC Direct Control Districts will enable development that has the ability to 
complement future commercial uses and development on adjacent lands. Further, the 
development intensities allowed under the proposed land uses have been adjusted to align with 
capacities of existing and planned infrastructure for the area. The existing and proposed land 
use districts are further illustrated in Attachment 2 – Proposed Land Use Plan. 
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Development and Site Design 
 
As mentioned in other sections of this report, the subject lands are located in an area identified 
by the Keystone Hills ASP as a community retail centre. According to the applicant, the 
development vision for this retail centre includes a private main street connecting 144 Avenue 
NW and Carrington Plaza NW (Attachment 5). The intended main street would provide an 
opportunity to link the ‘mixed-use site’ with the rest of the C-C2f1.0h10 parcel to the west.   
 
While the proposed land use, in combination with the applicable policies of the Keystone Hills 
ARP will provide basic guidance for future development of these lands, the following should be 
considered at the development permit stage: 
 

 a private main street cross section that includes adequate space allocated for sidewalks, 
on-street parking, landscaping and street furniture; 

 functional and engaging street edge/interface along the entire length or key portions of 
the private main street; 

 adequate landscaping buffer between the main street and any surface parking areas; 

 activation of the main street through appropriate building design and uses including 
patios or outdoor display areas; 

 at-grade units with direct access to the street;  

 limit sound attenuation walls between residential developments and public streets unless 
required by associated studies; and 

 landscaping and pedestrian connections associated with any surface parking lots that 
exceed the minimum bylaw requirements. 

 
Environmental 
 
No environmental issues were identified. 
 
Transportation 
 
The street network for the area was established under the previously approved LOC2013-0105 
with 144 Avenue NW providing a key east to west connection, while 14 Street NW providing 
north to south access to Stoney Trail. The nearest transit bus stop will be available along 144 
Avenue NW, just to the west of the subject site. A Transportation Impact Analysis was not 
required in support of this application. 
 
The location of the anticipated private main street connecting 144 Avenue NW and Carrington 
Plaza NW will be consistent with the alignment of the north/south portion of Carrington Plaza 
NW. The overall design of the future main street be reviewed at the development permit stage. 
The future private main street alignment will also require a public access easement. All 
additional access and egress points required to support the ‘mixed-use’ and ‘multi-residential’ 
sites will be assessed at the development permit to ensure they are designed to the satisfaction 
of the Development Authority. 
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Utilities and Servicing 
 
Water, sanitary and storm sewer mains are all available and can accommodate the intended 
development of the subject lands 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.  
 
There is no community association for this area. Administration received two letters from 
adjacent landowners that identified the following concerns:  
 

 the proposal does not fit in with the landscape of the community; 

 potential development outcomes won’t be aesthetically pleasing for the community and 
its residents, owners and visitors; 

 there are no proper amenities and infrastructure at this time to support the proposed 
density increase; 

 the existing 14 Street NW and 140 Avenue NW intersection is already busy and 
dangerous; 

 there is no bridge across Stoney Trail which creates challenges on 144 AV NW; 

 streets in the area are very narrow, which makes it difficult to pass parked vehicles or 
find on-street parking;  

 there will be unhappy homeowners due to poor planning and no planned infrastructure 
upgrades; 

 the existing playground is already overcrowded;  

 rezonings should be limited to undeveloped areas; and 

 the proposal will negatively impact values of existing homes in the area. 
  
In response to these comments the applicant held a drop-in information sharing session for the 
area residents on 2019 February 06, between 6:00 and 8:00 pm, at Mattamy’s sales centre in 
Carrington. The event was advertised by sending 105 direct mailouts to adjacent landowners. 
Approximately 30 people attended the session. The following topics were the discussed with the 
representatives of the applicant, landowners and Administration: 
 

 timing for public transit and interchange completion; 
 height of proposed buildings; 

 what type of commercial tenants will be in the space; 

 where will parking be; 

 supportive of mixing commercial uses and residential uses; 

 medium/high density can result in more traffic in the community; 

 safety concerns at the traffic circle with more cars in the area; and 
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 need more stores and services. 
 
Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. If this application is approved by Council, 
the number of units, building design, mix and size of uses and site layout details such as 
parking, landscaping and site access will be determined later at the development permit review 
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. 
 
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 - Developing – Planned Greenfield with Area 
Structure Plan area as identified on Map 1: Urban Structure of the Municipal Development Plan 
(MDP). The MDP defers to the local area plan in place which in this case is the Keystone Hills 
Area Structure Plan (ASP). 
 
Keystone Hills Area Structure Plan (Statutory – 2012) 
 
The subject site is located within the Community Retail Centre area as identified on Map 5: 
Land Use Concept of the ASP. The applicable Community Retail Centre policies encourage 
comprehensively planned developments that include a wide range of uses, services and 
amenities. The ASP also encourages residential uses to be horizontally or vertically integrated 
with retail and employment uses. The proposal aligns as with the intent of the ASP for this area.   
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Social, Environmental, Economic (External) 
 
The proposed land use redesignation promotes principles of complete communities and a 
prosperous economy by allowing for a mix of residential, commercial, and service uses. 
 
Financial Capacity 
 
Current and Future Operating Budget 
 
There are no known impacts to the current and future operating budgets at this time. 
 
Current and Future Capital Budget 
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
Risk Assessment 
 
There are no risks associated with this proposal. 
 

REASON(S) FOR RECOMMENDATION(S): 
 
The proposal is in keeping with the applicable policies of the Municipal Development Plan and 
the Keystone Hills Area Structure Plan. The proposed development flexibility and allowance for a 
range of commercial uses represent an appropriate land use framework for future development 
in the area. 

 
ATTACHMENT(S) 
1. Applicant’s Submission  
2. Proposed Land Use Plan  
3. Proposed Direct Control District Guidelines (C-C1)  
4. Proposed Direct Control District Guidelines (M-2) 
5. Concept Plan 
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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 appropriate development intensity and land uses to support a future 
community retail center;   

 
(b) accommodate commercial and residential uses within a horizontal or vertical 

mixed-use development format; 
 

(c) limit the overall amount of commercial uses; 
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(d) require a minimum residential density; and 
 

(e) allow for a shared parking strategy.  
 

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

1P2007 apply in this Direct Control District Bylaw.  
  
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, 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 Bylaw:  
 

(a) “internal street” means a private street that connects 144 Avenue NW with 
Carrington Plaza NW;   
 

(b) “commercial uses” include uses referenced in Sections 5 and 6, other than 
Assisted Living, Custodial Care, Dwelling Unit, Live Work Unit and 
Residential Care. 
  

Permitted Uses  
5 The permitted uses of the Commercial – Community 1 (C-C1) District of Bylaw 1P2007 

are the permitted uses of this Direct Control District:  
  
(a) with the exclusion of: 

 
(i) Vehicle Rental – Minor. 

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

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

 (a)  with the addition of:  
  

(i) Assisted Living;   

(ii) Conference and Event Facility; 

(iii) Dinner Theater; 

(iv) Hotel; 

(v) Performing Arts Centre; 

(vi) Custodial Care;  

(vii) Residential Care; and  

  
 (b)  with the exclusion of:  
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(i) Vehicle Sales – Minor; 
(ii) Auto Service – Minor. 

 
Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of Commercial – Community 1 (C-C1) District of 

Bylaw 1P2007 apply to this Direct Control District.   
  
 
Floor Area Ratio   
8 (1) The maximum cumulative floor area ratio for the parcels within this Direct  

Control District is 2.5. 
 
(2) The maximum cumulative floor area ratio for the parcels within this Direct 

Control District for “commercial uses” is 0.25.   
 
Minimum Residential Density 
9  The minimum cumulative density for parcels within this Direct Control District is 60 

units per hectare. 
 
Building Height  
10 The maximum building height is 23.5 metres.  
 
Use Area  
11 (1) Unless otherwise referenced in subsection (2), the maximum use area  

for uses on the ground floor of buildings is 1400.0 square metres.  
 
(2) In all other cases there are no use area restrictions.  

  
Rules for Location of Uses Within Buildings  
12 (1) Dwelling Units and Live Work Units may be located on the ground floor of 

buildings.  
 

(2)  “Commercial uses”:  
 

 (a)  may be located on the same floor as Dwelling Units; and  
 
 (b) must not share an internal hallway with Dwelling Units. 

 
Setback Areas  
13 There is no minimum requirement for a front setback area, rear setback area, and 

side setback area.   
 
Landscaping in Setback Areas  
14 (1) Unless otherwise referenced in subsection (2), where a setback area is provided 

the setback area may be hard surfaced landscaped areas or soft surfaced 
landscaped areas.  

 
(2) Where the setback area shares a property line with an “internal street”, the 

setback area may be asphalt, hard surfaced landscaped area or soft 
surfaced landscaped area. 
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Minimum Motor Vehicle Parking Stalls   
15 (1) The minimum number of motor vehicle parking stalls:  
 

(a) is the requirement referenced in Part 4 of Bylaw 1P2007 for the following 
uses:  

 
(i) Hotel;  

 
(ii) Library;  

 
(iii) Medical Clinic, where located above the ground floor; 

and  
 

(iv) Office, where located above the ground floor; 
 

(b) for each Dwelling Unit is: 
 

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

 
(c) for each Live Work Unit is: 

 
(i) 1.0 stall per unit; for resident parking; and 
 
(ii) 0.5 visitor parking stalls per unit.   

 
(d) for all other uses is 3.25 stalls per 93.0 square metres of gross usable 

floor area.  
  

(2) Motor vehicle parking stalls, visitor parking stalls and loading stalls and 
bicycle parking stalls required for uses in this Direct Control District may be: 
 
(a) located and supplied on any one parcel or combination of parcels within 

this Direct Control District and where the parcels are included on the 
same development permit; and 

 
(b) shared by more than one use, subject to relaxations pursuant to 

subsection (3).   
 
(3) The Development Authority may consider a relaxation of the minimum required 

motor vehicle parking stalls, visitor parking stalls and loading stalls for a 
development where a parking study submitted as part of a development permit 
application demonstrates that the motor vehicle parking stall, visitor parking 
stall or loading stall requirements should vary from the requirements of this 
Direct Control District Bylaw 

 
Freestanding Signs   
16 (1) The maximum sign area of a Freestanding Sign is 18.5 square metres.  
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(2) The maximum height of a Freestanding Sign is 12.2 metres.  
 
Relaxations  
17  The Development Authority may relax the rules contained in subsection 8(2) and 

Sections 11, 12, 13, 14 and 15 of this Direct Control District Bylaw in accordance with 
Sections 31 and 36 of Bylaw 1P2007.  
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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 additional building height to accommodate six-storey multi-
residential building. 

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

deemed to be a reference to the section as amended from time to time.  
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Permitted Uses  
4 The permitted uses of the Multi-Residential – Medium Profile (M-2) District of Bylaw 

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

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Multi-Residential – Medium Profile (M-2) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Building Height   
7 (1) Unless otherwise referenced in subsection (2), the maximum building  

height is 21.0 metres. 
 

(2) Where a parcel shares a property line with a street, the maximum building  
height is 10.0 metres measured from grade within 3.0 metres of that 
shared property line; and 

 
(3) The following diagram illustrates the rules of subsection (2): 

 
Illustration 1: Building Height in the Multi-Residential Medium Profile (M-2) District  
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Subject Lands 
 
 
*This illustration is conceptual only  
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