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EXECUTIVE SUMMARY 
 
This land use amendment seeks to redesignate 21.89 hectares ± (54.09 acres ±) of land located 
in the southwest community of West Springs, from DC Direct Control District to multiple 
residential, commercial, office, institutional, mixed-use districts and a DC Direct Control District 
based on Commercial – Neighbourhood 1 (C-N1) to accommodate a neighbourhood 
commercial and community support development adjacent to a community park. 
  
This proposed redesignation is intended to allow for the development of a mixed-use activity 
centre in Calgary’s west sector that will provide for a variety of housing types, including single 
detached dwellings, townhouses and apartment units totaling approximately 1,500 dwelling 
units, for an average of 67 units per hectare (28 units per acre) across the subject lands.  
 
Approximately 2,000 jobs over 19,000 square metres of local-serving retail and 41,000 square 
meters of campus-style office/institutional development will be provided with an anticipated 
intensity of 212 people and jobs per gross developable hectare. The comprehensively planned, 
transit-supportive area includes uses that provide local commercial and employment 
opportunities, allowing residents to live, work and play locally. 
 
An amendment to the West Springs Area Structure Plan (ASP) is required to accommodate this 
land use amendment application (see M-2017-023). An outline plan in support of the proposed 
land use amendment has been submitted, and reviewed by Administration (APPENDIX IV). 
 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
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ADMINISTRATION RECOMMENDATION(S) 2017 December 14 
 
That Calgary Planning Commission recommends APPROVAL of the proposed land use 
amendment. 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaw 53D2018; and 
 
1. ADOPT the proposed redesignation of 21.89 hectares ± (54.09 acres ±) located at 

741, 761, 781, 821 and 841 – 77 Street SW, 740, 759, 760, 779, 780 and 820 – 81 
Street SW, and 7877 Old Banff Coach Road SW (Plan 4740AK, Blocks 41, 47, 49 to 
51, 54 to 58 and a portion of Block 48; Plan 4740AK, Lot 64) from DC Direct Control 
District to Residential – One Dwelling (R-1s) District, Multi-Residential – At Grade 
Housing (M-G) District, Multi-Residential – Medium Profile (M-2) District, Multi-
Residential – High Density Low Rise (M-H1) District, Commercial – Office f3.0h20 (C-
O f3.0 h20) District, Special Purpose – City and Regional Infrastructure (S-CRI) 
District, Special Purpose – School, Park and Community Reserve (S-SPR) District, 
Mixed Use – General f4.0h26 (MU-1 f4.0h26) District, Mixed Use – General f4.0h30 
(MU-1 f4.0h30) District, Mixed Use – Active Frontage f4.0h30 (MU-2 f4.0h30) District, 
Mixed Use – Active Frontage f5.0h30 (MU-2 f5.0h30) District and DC Direct Control 
District to accommodate mixed use development, in accordance with Administration’s 
recommendation; and 

 
2. Give three readings to the proposed Bylaw 53D2018. 

 
REASON(S) FOR RECOMMENDATION:  
 
The proposed land use designation is consistent with applicable policies in the Municipal 
Development Plan (MDP), and advances the goals of complete communities, intensification and 
greater housing choice. This proposal is also in alignment with the vision and policies of the 
proposed West Springs ASP amendment including the North Neighbourhood Plan Area section 
(APPENDIX V). 
The vision for a higher-density, mixed-use, compact and transit supportive node will support 
long-term population and employment growth for the West Springs community, and provide 
local amenities to serve the area. This proposal is a unique opportunity to plan comprehensively 
and to sensitively intensify the overall number of people and jobs in the region and have a 
significant impact in implementing The City Council’s MDP goals while also aligning with the 
policies in the proposed West Springs Area Structure Plan. 
 
ATTACHMENTS 
1. Proposed Bylaw 53D2018 
2. Public Submissions 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2018 FEBRUARY 20 

 Item #8.2.9 
ISC: UNRESTRICTED 

CPC2018-055 
LOC2017-0058 

Page 3 of 32 
  
LAND USE AMENDMENT  
WEST SPRINGS (WARD 6)  
OLD BANFF COACH ROAD SW WEST OF 77 STREET SW  
BYLAW 53D2018 MAP 22W 
 

J. McGuire 

 
LOCATION MAPS  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

Recommend that Council ADOPT, by bylaw, the proposed redesignation of 21.89 hectares ± 
(54.09 acres ±) located at 741, 761, 781, 821 and 841 – 77 Street SW, 740, 759, 760, 779, 780 
and 820 – 81 Street SW, and 7877 Old Banff Coach Road SW (Plan 4740AK, Blocks 41, 47, 
49 to 51, 54 to 58 and a portion of Block 48; Plan 4740AK, Lot 64) from DC Direct Control 
District to Residential – One Dwelling (R-1s) District, Multi-Residential – At Grade Housing (M-
G) District, Multi-Residential – Medium Profile (M-2) District, Multi-Residential – High Density 
Low Rise (M-H1) District, Commercial – Office f3.0h20 (C-O f3.0 h20) District, Special Purpose 
– City and Regional Infrastructure (S-CRI) District, Special Purpose – School, Park and 
Community Reserve (S-SPR) District, Mixed Use – General f4.0h26 (MU-1 f4.0h26) District, 
Mixed Use – General f4.0h30 (MU-1 f4.0h30) District, Mixed Use – Active Frontage f4.0h30 
(MU-2 f4.0h30) District, Mixed Use – Active Frontage f5.0h30 (MU-2 f5.0h30) District and DC 
Direct Control District to accommodate mixed use development with guidelines (APPENDIX II). 
 
 Moved by:  A. Palmiere Carried:  9 – 0  
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Applicant:  
 

Landowner:  

CivicWorks Planning + Design Truman Park Ltd 
 
 
 

PLANNING EVALUATION 
 
 
SITE CONTEXT 
 
The subject lands are situated in the southwest quadrant of the city in the community of West 
Springs bound by Old Banff Coach Road SW to the north, 77 Street SW to the east, the existing 
subdivision of West Park to the south. The subject lands consist of 12 parcels totaling 21.89 
hectares ± (54.09 acres ±). The subject parcels are approximately 2 hectare (5 acre) country 
residential acreages developed with single detached dwellings and accessory buildings. To the 
north, east and south of the subject lands are also single detached dwellings and to the west 
are commercial developments and places of worship. The area is relatively flat, with a gentle 
slope from west to east. 
 
The subject lands were part of an annexation from Rocky View County in 1995, which included 
the areas now known as Cougar Ridge, West Springs, Aspen Woods, Springbank Hill and 
Discovery Ridge. Development in the West Springs community was largely completed in the 
2000s and due to the historical subdivision character of the area, the surrounding lands are 
heavily fragmented resulting in a pattern of development that has primarily been incremental, ad 
hoc, low-density and single use. 
 
The subject lands represent an opportunity for a large pocket of undeveloped adjoined lands to 
plan comprehensively and to sensitively intensify the overall number of people and jobs in the 
region and have a significant impact in implementing MDP goals. This unique circumstance 
allows for a shift away from the ad hoc development that has occurred in the area. 
 
In May of 2015, Council granted land use approval (LOC2014-0008) to the “Gateway” 
development located on Westward Avenue SW, just east of 85 Street SW. This development 
represents a change from the typical low density residential development of the area. The 
Gateway project acts as an entrance to the North Neighbourhood area (APPENDIX V) and is a 
precursor to future development along Westward Avenue SW. The first development permit 
(DP2015-3187) consists of two mixed-use buildings with a total of 216 units and approximately 
1,950 square metres of commercial and retail development, and is currently under construction 
with an anticipated completion date of 2019. It is the extension of this scale of development 
throughout the subject lands that requires a major amendment to the West Springs Area 
Structure Plan (ASP).  
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LAND USE DISTRICTS 
 
This land use amendment application proposes to redesignate the subject lands from the 
existing DC Direct Control District to the proposed Districts as outlined below: 
 
Existing 
 
DC Direct Control District (Bylaw 12Z96) 
 
The existing DC Direct Control District is restrictive in nature, allowing for only rural residential 
style development and a limited range of ancillary and public uses. 
 
Proposed 
 
Residential – One Dwelling (R-1s) District 
 
Residential – One Dwelling (R-1s) District that accommodates residential development in the 
form of single detached dwellings with the opportunity for an additional dwelling unit (either a 
permitted use Secondary Suite or a discretionary use Backyard Suite). This district is proposed 
on the southern edge of the subject lands to act as a transition between the existing single 
detached dwellings to the south. 
 
Multi-Residential – At Grade Housing (M-G) District 
 
Multi-Residential – At Grade Housing (M-G) District to accommodate grade-oriented multi-
residential development, where all units provide direct pedestrian access to grade. The district is 
intended to be in close proximity or adjacent to low density development. The M-G district has a 
minimum density of 35 units per hectare (uph) and a maximum density of 80 uph. 
 
Multi-Residential – Medium Profile (M-2) District 
 
Multi-Residential – Medium Profile (M-2) District to accommodate development that is of a 
medium height and density, and is intended to be adjacent to, or within close proximity of low 
density residential development. A minimum density of 60 uph, and a maximum floor area ratio 
(FAR) of 3.0 are required. 
 
Multi-Residential – High Density Low Rise (M-H1) District 
 
Multi-Residential – High Density Low Rise (M-H1) District to accommodate high density multi-
residential development, and allow for a limited range of support commercial uses located on 
the ground floor. A minimum density of 150 uph, and a maximum FAR of 4.0 are required. 
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Commercial – Office (C-O f3.0 h20) District 
 
Commercial – Office (C-O f3.0 h20) District to accommodate for a form of campus-style 
office/institutional development, with the provision of support commercial, such as restaurants 
and child care services. 
 
Special Purpose – School, Park and Community Reserve (S-SPR) District 
 
Special Purpose – School, Park and Community Reserve (S-SPR) District is applied to reserve 
lands (excluding Environmental Reserve), and allows for parks, schools, and community 
recreation facilities. This application proposes to apply the S-SPR district to a central open 
space that will be dedicated as Municipal Reserve in the central area of the proposal. 
 
Special Purpose – City and Regional Infrastructure (S-CRI) District 
 
Special Purpose – City and Regional Infrastructure (S-CRI) District to accommodate 
infrastructure and utility facilities, such as a stormwater pond which is proposed for the area. 
 
Mixed Use – General (MU-1f4.0h26 / MU-1f4.0h30) Districts 
 
Mixed Use – General (MU-1f4.0h26 / MU-1f4.0h30) Districts accommodate a range of 
residential and commercial uses, along commercial streets, and regulate building form ensuring 
appropriate stepbacks, ground floor height, and building and window separation. MU-1 allows 
for either residential or commercial at grade. This application proposes MU-1 Districts at the 
east end of the main street to transition from active frontages to either residential or employment 
intensive as outlined in the proposed West Springs ASP (M-2017-023).  
 
Mixed Use – Active Frontage (MU-2f4.0h30 / MU-2f5.0h30) Districts 
 
Mixed Use – Active Frontage (MU-2f4.0h30 / MU-2f5.0h30) Districts accommodate a range of 
residential and commercial uses, along commercial streets, and regulate building form ensuring 
appropriate stepbacks, ground floor height, and building and window separation. MU-2 requires 
commercial uses at grade. This application proposes the MU-2 Districts along active frontages 
as outlined in the proposed West Springs ASP (M-2017-023). Active frontages should have 
commercial ground floor uses. 
 
DC Direct Control District (based on Commercial – Neighbourhood 1 (C-N1) District) 
 
DC Direct Control District (based on Commercial – Neighbourhood 1 (C-N1) District) to 
accommodate a neighbourhood commercial/community support development adjacent to a 
community open space. The DC excludes uses that do not activate the public realm at grade, 
such as counselling services and financial institutions. Additional discretionary uses have been 
added that can contribute to the open space as an amenity space, including markets, 
performing arts centres, and conference facilities. The proposed DC permits a maximum 
building height of 17 metres, and a floor area ratio (FAR) of 1.5. A setback area of at least 3.0 
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metres is required for property lines shared with a Special Purpose district, in this case the 
central open space. The proposed DC guidelines can be found in APPENDIX II. 
 
Land Use Evaluation  
 
The proposed mix of uses and development intensities are consistent with the objectives of the 
Municipal Development Plan and the proposed West Springs Area Structure Plan amendment.  
 
The land uses proposed for the mixed-use main street, Westward Avenue SW, are the 
foundation of the neighbourhood node by accommodating a range of uses to generate activity 
and achieve a critical mass of people to create service efficiencies. The land use for the local 
employment hub will accommodate a range of small to large commercial-office users, as well as 
institutional users. The range of residential land uses proposed will help diversify the existing 
primarily low density development with a complementary variety of multi-residential dwelling 
types such as townhomes, stacked townhouses and mid-rise apartment dwellings. The 
proposed lower density residential land uses are complimentary to and allow for sensitive 
integration with adjacent lands. 
 
The proposed central open space is a hybrid of a community park and functional infrastructure. 
The vision for this interactive open space is to provide a multi-functional space that will attract 
people all year long with activities during the day and evenings. 
 
 
DENSITY 
 
The anticipated density for the subject lands is 67 units per hectare (28 units per acre), with a 
proposed intensity of 212 people and jobs per gross developable hectare. The outline plan is 
anticipated to accommodate 1,501 units in a variety of forms and densities including single 
detached dwellings, townhouses and multi-residential buildings. The anticipated number of 
dwelling units is the maximum number anticipated for the area, as allowable units in the area 
are tied to the Transportation Impact Assessment completed for this application, and road 
network capacities. Please see Transportation section for further information on this. 
 
The existing West Springs ASP identifies this area as Urban Development with a density of 
between 9.9 and 17.3 units per gross developable hectare (4.0 to 7.0 units per gross 
developable acre). The proposed West Springs Area Structure Plan (ASP) amendment 
identifies maximum units per hectare for various portions of the outline plan, ranging from 25 
units per hectare (11 units per acre) to 80 units per hectare (34 units per acre) for residential 
development and from 1.5 floor area ratio (FAR) to 5.0 FAR for mixed-use and employment 
development. The proposed outline plan and concurrent land use amendment align with 
applicable density targets in the proposed West Springs Area Structure Plan (ASP) (M-2017-
023). The proposed densities represent a significant increase, but will allow for a greater variety 
of development. 
 
According to data from The City of Calgary’s 2017 Census, the following table identifies West 
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Springs’ peak population and year, current 2017 population and the population amount and 
percentage difference between the peak and current populations.  

 

West Springs 

Peak Population Year 2017 

Peak Population 10,031 

2017 Current Population 10,031 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

 
 
LEGISLATION & POLICY  
 
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). 
 
Municipal Development Plan (2009) 
The site is located within a “Residential Developing – Planned Greenfield with Area Structure 
Plan (ASP)” area on the Urban Structure Map (Map 1) in the Municipal Development Plan 
(MDP). While the MDP makes no specific reference to this site, the outline plan is consistent 
with MDP policies including the Developing Residential Communities policies (subsection 3.6.1). 
 
The proposed intensity of development is approximately 212 jobs and people per gross 
developable hectare. This places the proposal within the threshold of a Major Activity Centre 
(MAC). The proposal aligns with the policies and criteria for MAC’s, by providing sufficient land 
area and densities, implementation of a broad range of land uses, and by appropriately 
transitioning densities and building scale to adjacent land uses and development. The subject 
lands are currently well served by transit, with direct connections available to 69 Street LRT 
station. As development is realized, transit service improvements are anticipated to improve 
modal split and accommodate increased demand. 
 
Proposed West Springs Area Structure Plan amendment (M-2017-023) 
The existing West Springs ASP identifies this area for low density residential development. The 
proposed West Springs Area Structure Plan (ASP) amendment identifies the subject lands for a 
range of residential densities in addition to a local employment hub that will accommodate a 
range of small to large commercial-office users, as well as institutional users. This proposed 
land use amendment is in alignment with proposed West Springs ASP amendment (M-2017-
023), which was reviewed together and informed each other. 
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The subject lands are located within the West Springs North Neighbourhood area on the Land 
Use Concept Map (Map 2) in the proposed West Springs Area Structure Plan (ASP) 
(APPENDIX V). The proposed land use amendment is aligned with the proposed amendments 
to the West Springs ASP. 
 
 
TRANSPORTATION NETWORKS  
 
During the preparation of the West Springs Area Structure Plan (ASP) amendment, a 
Transportation Impact Assessment (TIA) was completed for the overall ASP area which 
includes development within the areas as proposed in the applicable land use amendment and 
outline plan applications. For clarity, some of the information from the proposed West Springs 
Area Structure Plan (ASP) amendment is included below. 
 
The increased density proposed within the West Springs ASP amendment area has significant 
impacts on the local transportation network. To accommodate full build out, the ASP proposal 
requires the following infrastructure: 
 

Description 
Funding 
Status 

Funding 
Responsibility 

Notes (all costs are Class 5 
estimates [+100% to -50%]) 

Construction of West 
Calgary Ring 
Road/Stoney Trail  

Unfunded  Alberta 
Transportation 

 

Interchange at Bow Trail 
and Sarcee Trail SW 

Unfunded  City of Calgary Approximate cost: $100 million 

Significant modal change 
to Transit 

Unfunded  City of 
Calgary/Developer  

Includes Transit Centre. 
Approximate cost $6.3 million 

Bow Trail widening from 2 
to 4 lanes 

Funded City of Calgary includes intersection 
improvements at 85 St SW 
and Bow Trail SW; 
approximate cost: $16 million 

Bow Trail widening from 4 
to 6 lanes 

Unfunded  City of Calgary Cost: $16 million 

Widening of Sarcee Trail 
SW to 6 lanes 

Unfunded  City of Calgary Cost to be determined upon 
Functional Plan analysis 

Intersection 
improvements to Old 
Banff Coach Road SW 
and 85 Street SW 

Funded 
by 
Developer 

Developer   Minor improvements to 
signal timing 

 Left turn bays  

 Minor improvements to 
east bound-south bound 
right turn and thru lanes 
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As many of these pieces of infrastructure will eventually be required as a part of The City’s 
natural growth and evolution, Administration supports the proposed West Springs ASP 
amendment and this land use amendment application with a phased approach that allows build-
out within the ASP area to proceed as required transportation infrastructure is constructed. This 
will be evaluated at every application step (outline plan, tentative plan or development permit). 
 
The proposed West Springs ASP amendment has impacts to the proposed land use 
amendment and outline plan applications as follows (and further described in the Conditions of 
Approval): 
 

 With the Bow Trail SW widening from 2 to 4 lanes, 600 residential units may be built in 
the West Springs ASP area. 

 Residential units proposed beyond 600 units shall be subject to the policy in the West 
Springs ASP, once the amendments to the document are approved. 

  
Further Transportation Analysis may be required at tentative plan and/or development permit 
stage to address more site-specific issues such as site access and parking. 
 
The associated proposed outline plan application is adjacent to (or connects through to): 
 

Street Name Street Type and 
Typical Design 
Volume (vehicles per 
day) 

Traffic Volumes (vehicles per 
day) 

Old Banff Coach Road Arterial 
20,000 – 35,000 

10,000 increasing to 35,000 on 
approach to Bow Trail SW 

85 ST SW Arterial 
20,000 – 35,000 

15,000 increasing to 24,000 on 
approach to Bow Trail SW 

77 ST SW Collector 
2,000 – 8,000 

< 5,000 

9 AV SW Collector 
2,000 – 8,000 

< 5,000 

 
Modified road cross sections were proposed which will be utilized for this land use amendment 
application, the associated outline plan (LOC2017-0058OP) and the adjacent outline plan 
(LOC2016-0243OP) to ensure a seamless and connected user experience. The modified road 
cross sections are agreed to in principal by Administration with some on-going discussions 
regarding line assignments, utility easements and street light design. Other transportation items 
to resolve include the timing for construction of the integrated Transit Centre, phasing plan for 
development, completion of Old Banff Coach Road SW from 3 lanes to 4 lanes between 85 
Street SW and 77 Street SW, accommodation for cyclists at intersections and mitigating 
conflicts for pedestrians crossing the raised cycling facility. Both Applicants (LOC2016-0243 and 
LOC2017-0058) have: 
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 provided a letter under Corporate Seal identifying the remaining transportation items to 
be resolved as the applications proceed to Public Hearing and tentative plan 
(subdivision) through to development permits; and  

 committed to working collaboratively with Administration to resolve the transportation 
items identified. 
 

The intersection of 81 Street SW and Old Banff Coach Road SW will be signalized when 
warranted. 
 
 
UTILITIES & SERVICING 
 
Three water tie-ins are required for the outline plan area:  
 

1. An extension of the water main from 81 Street SW and Westpark Place SW and 
connected to the water main north of the site at Old Banff Coach Road SW. 

2. An extension of the water main from 83 Street SW and Westward Avenue SW. 
3. A connection into the water main along 77 Street SW. 

 
Sanitary mains are available at 77 Street SW and at 81 Street SW with an extension north from 
Westpark Place SW.  
 
The plan area has stormwater discharging to the West District Central Park and Stormwater 
Facility. The Central Park pond is an innovative design that combines a gathering space, natural 
landscape and stormwater infrastructure. An initial review of the storm pond design has been 
done ahead of CPC since the storm pond design is much different than a standard storm pond. 
A Stormwater Pond Report has not yet been submitted but Water Resources is comfortable that 
the pond footprint within the Public Utility Lot (PUL) will not be impacted. 
 
ENVIRONMENTAL ISSUES 
 
There were no significant environmental concerns identified. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
The proposed development includes a compact mix of commercial and residential land uses 
which adds to the walkability of the proposed development. Environmental sustainability will 
also be evaluated by Administration when individual development permits are processed. 
 
 
  



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2018 FEBRUARY 20 

 Item #8.2.9 
ISC: UNRESTRICTED 

CPC2018-055 
LOC2017-0058 
Page 13 of 32 

  
LAND USE AMENDMENT  
WEST SPRINGS (WARD 6)  
OLD BANFF COACH ROAD SW WEST OF 77 STREET SW  
BYLAW 53D2018 MAP 22W 
 

J. McGuire 

GROWTH MANAGEMENT 
 
There is no Growth Management Overlay in the policy plan, however this proposed 
amendment(s) requires transportation infrastructure to achieve full build-out. This infrastructure 
is currently unfunded in the Action Plan (2015-2018) budget. Also, only The City’s connections 
to the western section of Stoney Trail are identified in Investing in Mobility. As a result, 
transportation capacity will be managed as outlined below: 
 

1. Policy has been added to the proposed West Springs ASP amendment, Transportation 
section (Section 10), outlining the infrastructure improvements required for full build out 
of the Plan, including development added through the West Springs ASP amendment. 
Timing, location, capacity and demand will be evaluated at the outline plan / land use 
amendment review stage. 

2. Outline plan Conditions of Approval include transportation conditions which will outline a 
phased approach and the need for further analysis to determine the number of 
residential units that can be developed, relative to capacity. 

 
 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
 
Administration received a letter in general support of the application from the West 
Springs/Cougar Ridge Community Association on 2017 November 1 (APPENDIX III). 
 
Reasons stated for support are summarized as follows: 

 

 Increase in density will help create a prosperous and sustainable community, and 
support enrolment for schools, healthy businesses, enhanced transit and better 
connectivity within and outside the community; 

 Mix of housing options will support aging in place; and 

 Conceptual plans for central park include attractive design. 
 

General comments and suggestions are summarized as follows: 
 

 Would like planning for traffic to be holistic, and not just for a 2 to 3 hour window in the 
morning; 

 Underground parking provided for all buildings; 

 Architectural controls to existing community standards or higher; 

 Building heights along Old Banff Coach Road SW should be stepped back for any 
building height above 3 floors; 

 Blanket approval for rooftop solar panels, geothermal solutions, rooftop gardens for 
buildings over 2 stories;  
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 Encourage possible relaxations for building heights in central portion of plan area to 
allow for higher built forms; and 

 Westward as a naming convention for streets sounds too much like Westwinds, and 
another name should be considered. 

 
Citizen Comments 
 
Administration received twenty-seven (27) letters in opposition to the application, and one 
(1) letter of support of the application. 

 
Reasons stated for opposition are summarized as follows: 
 

 Increase in traffic and noise, impacts to commute times, roads in area are already at 
capacity; 

 Area is not near an LRT station, bus service is limited, and lengthy commute will likely 
result in people driving their cars; 

 Expansion of 81 Street SW to a collector will disrupt community to the south, and 
increase traffic through a quiet residential area; 

 Concern for children’s safety when walking to school, especially across 77 Street SW to 
get to middle school, when there are no safe controlled crossings; 

 Schools in the area are already at capacity and can’t handle additional students; 

 Not enough park space; 

 Would like land along Old Banff Coach Road SW to be used for park space; 

 Building heights don’t reflect the suburban character of the community, a maximum of 3 
to 4 storeys should be enforced; 

 Medium/high density buildings along 77 Street SW will negatively impact the privacy and 
reduce the view for those homes backing onto it, as well as the Westward intersection 
on 77 Street SW; 

 R-1s lots need to be same width as existing homes they back onto so that existing 
property lines are not being shared with 1.5 homes, and single detached dwellings 
restricted to two storeys; and 

 Concerned that property values in area will be negatively impacted for existing homes, 
bought property based on existing ASP. 

 
Reasons stated for support are summarized as follows: 
 

 Development would enhance community and provide cohesion for surrounding 
communities. 
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Administration responses to the citizen comments are summarized below: 
 

Concern Response 

High density and building 
heights 

The highest densities and building heights are located at the 
centre of the development, with building heights gradually 
transitioning down towards 77 Street SW, Old Banff Coach 
Road SW and the West Park subdivision. 

Concerns about the 
impact additional density 
will have on the 
transportation and transit 
infrastructure. 

Transportation impacts were reviewed and it was determined 
that a reduction from the original density ask would be more 
appropriate given the existing transportation network 
capacity. 
Several infrastructure upgrades will be necessary to ensure 
the network can support the proposed densities. 

R-1s lots need to be same 
width as existing homes 
they back onto 

Where there is no dividing lane or street to the south, 
development will complement the height and density of the 
existing homes. 

Schools in the area are 
already at capacity 

The build-out time for West District is approximately 20 
years, meaning that this development would not likely amplify 
the immediate existing pressure on local schools. 
The Calgary Board of Education has submitted a formal 
application response indicating that, based on the proposed 
density, no new school sites will be required. 

Not enough park space The Central Park will be a year-round local community 
gathering place and a city-wide destination with 6.7 acres of 
multi-layered programming and facilities attracting a variety 
of age groups simultaneously. 

 
 

Public Meetings 
 
It should be noted that the public engagement for this application happened as part of a 
larger engagement for the West Springs ASP amendment. The next section is an overview 
of the engagement for the entire project. 
 
Following the first phase of engagement, Administration shared many of the same concerns 
as those expressed by citizens such as the proposed density and impact on the 
transportation network. As a result, the overall density of the proposal was reduced by 
approximately one third, and mechanisms put in place to ensure that the traffic impacts of 
the proposed increase in density could be managed through the phasing of infrastructure. 
Furthermore, the heights of buildings along the edges were reduced to allow for better 
transitions with the existing development. 
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City Led Engagement 
 

Engagement strategy 
 

A comprehensive engagement strategy was developed to facilitate multiple touch points and 
ensure inclusivity for all who wanted to provide input and learn about the proposed West 
Springs ASP amendment. The Engage spectrum level for this project was ‘Listen and Learn’ 
which is defined as “We will listen to stakeholders and learn about their plans, views, issues, 
concerns, expectations and ideas.” 
 
For this project, Administration took a multi-phased engagement approach that included 
three phases of engagement with multiple opportunities, in-person and online, between April 
and December 2017.  
 
The goals of the phased approached and the overall engagement program were to: 
 

 Inform the community about The City’s planning process and an overview of this 
project; 

 Answer questions about The City’s planning processes, the current ASP and future 
changes to the ASP; 

 Gather a high-level understanding of issues and concerns to better assess the 
current and future ASP and determine future phases of engagement; and 

 Evaluate the revisions against the community input and concerns that were provided 
throughout the program. 
 

Engagement overview  
 

Over the course of the phased engagement program for the West Springs ASP amendment, 
Administration engaged with 1,017 people (not including the final information sessions), at 
six in-person events and through two separate online opportunities and collected a total of 
2,503 comments and ideas.   
 
Overall, there was a high level of interest in the proposed application and a wide range of 
input was received from the community throughout the engagement program. Themes are 
detailed below by each phase. 
 
Phase one: issues scoping 

 
Two in-person open houses and an online survey opportunity was provided to citizens in 
April 2017. The purpose of this phase was to develop a high-level understanding of the 
issues and concerns with the application, to inform our future phase of engagement. 
 

 Two in-person open houses were held on April 4 and 6 at the West Springs Free 
Methodist Church 
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o 300 people attended the open houses. 
 

 One online survey made available from April 3 to 10, 2017 
o 271 completed survey responses. 

 
In total, 1549 comments and ideas were collected through phase one.  
 
Phase one: what we heard 
 
Some of the main themes that emerged from the comments gathered in phase one were:  
 

 Concern that infrastructure and amenities (roads, transit, schools, etc.) that currently 
exist in the community are inefficient and not equipped to handle an increase in 
density. 

 A desire to improve or increase the amount of open space and connectivity 
(pathways, bikeways, sidewalks).  

 Concern around the proposed increase in density and the impacts it will have on 
quality of life and adjacent development (light, views, noise, etc.). 

 A desire for more formal recreational amenities and specific programming (fields, 
rinks, gardens, community centres). 
 

Phase two: revision evaluation 
 

Two in-person open houses and an online survey opportunity was provided to citizens in 
October 2017. The purpose of this second phase of engagement was to share the revised 
changes and to gather input on the proposed changes and determine if there are still any 
outstanding community concerns.  
 

 Two in-person open houses were held on October 19 and 21 at Calgary French and 
International School  

o 277 people attended the open houses. 
 

 One online survey made available from October 19 to 29  
o 169 completed survey responses. 

 
In total, 954 comments and ideas were collected through phase two of engagement.  
 
Phase two: what we heard 
 
Some of the main themes that emerged through the comments gathered in phase two were:  
 

 Citizens feel that the density is still too high for the area and is not compatible with 
the surrounding area.  
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 Citizens feel the reduction in height was not sufficient, specifically along 77 Street 
SW. Some feel that single detached homes are more appropriate for the area as 
outlined in the original Area Structure Plan.  

 Citizens reiterated the importance of the transportation improvements shared by The 
City and stressed the importance of these being completed prior to any additional 
density being added to the area. Citizens had uncertainty about these improvements 
and would also like to see more details shared about these.  
 

Phase three: information sharing 
 

Two in-person information sessions to share the final amendments, a summary of what has 
changed, a summary of engagement and information on how to participate at the Public 
Hearing of council was held on December 5 and 6 at the Calgary French and International 
School. The information sessions had not occurred at the time of report finalization; 
therefore Administration does not have attendance numbers to share in this report.  

 
Communications overview  

 
A comprehensive communications plan was developed to inform the community about the 
project and all of our engagement opportunities. Ongoing tactics employed throughout the 
life of the project have included:  

 Project specific website (calgary.ca/westspringsasp) that shares information and 
background about the project. The website also includes a summary of previous 
engagement activities and notice about upcoming activities taking place in the 
community.  

 Ongoing emails to the community members subscribed to our email list, sharing 
project information and engagement details.  

 Regular and on-going communications with the Community Associations and the 
Councillor’s Office.  
 

For each phase of engagement the following communications tactics were employed to 
promote participation in Administration’s various engagement opportunities:  
 

 Twitter and Facebook advertisement campaigns. 

 Large traffic signs placed at high-traffic intersections in the community. 

 Post card mail outs to surrounding area residents.  

 Information was also shared to external email lists via the Councillor’s Office, 
Community Associations and the developer. 

  
Full engagement reports  

 
The full what we heard reports and verbatim comments for each phase can be found here:  
Phase one: What We Heard Report  
Phase two: What We Heard Report  

https://www.calgary.ca/engage/Documents/West%20Springs/WhatWeHeardReport_WestSpring_Final.pdf
https://www.calgary.ca/engage/Documents/West%20Springs/Phase%202_WestSpringsASP_WWHR_FINAL.pdf


CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2018 FEBRUARY 20 

 Item #8.2.9 
ISC: UNRESTRICTED 

CPC2018-055 
LOC2017-0058 
Page 19 of 32 

  
LAND USE AMENDMENT  
WEST SPRINGS (WARD 6)  
OLD BANFF COACH ROAD SW WEST OF 77 STREET SW  
BYLAW 53D2018 MAP 22W 
 

J. McGuire 

Applicant-led Engagement Summary 
 

While Truman & Team actively participated in all stages of the City-led engagement 
process, Applicant-led engagement began in 2014. Truman & Team wanted to approach 
engagement from a different perspective – one that connects with the community early and 
listens to the ideas and concerns of the community before a formal application to the City of 
Calgary was even made. Building on successful engagement processes such as Calgary’s 
Bow to Bluff Initiative, the team investigated options for a “storefront” for the engagement 
process. While there were potential options off-site, the Team felt that West District was 
worthy of a home for the conversation within the West District lands themselves. The result 
was EngageHub. 
 
EngageHub is a purpose-built engagement facility built for West District. The design of the 
building is intended to reflect the key elements of the engagement process – openness, 
creativity and dialogue. Over the course of the 7-month engagement period, spanning 
multiple project phases, EngageHub served as the focal point for engagement activities for 
West District. 
 
There were 4 key elements that were essential to the success of EngageHub: 
 
1. Make it convenient for people. 
2. Give time for an actual conversation. 
3. Authentically listen and demonstrate progress. 
4. Curate the information and engagement. 
 
During the engagement process, EngageHub was open to the public for 131 hours, allowing 
the community an extended period of time to learn about West District and share their 
thoughts. Throughout the process, the Team was appreciative for the thoughtful feedback 
from the community and was pleased that the EngageHub experiment allowed for the 
constructive and respectful conversation that occurred. 
 
The overall West District engagement process was a multi-phase, multi-technique approach 
to both getting information about the process out to the community and hearing the ideas 
and views of the community. At each stage in the process, the West District concept 
progressed and the related questions refined to structure the conversation. 
 
In addition, the most current information was shared with the community. At the conclusion 
of each engagement phase, the Team created a What We Heard Report, summarizing the 
key activities and the key themes that were heard, as well as the Team’s response to those 
emerging issues. 
 
Throughout the 4 phases over 7 months and having heard from over 1,800 participants, 
there were 8 key themes that emerged from the conversation with the community: Housing 
& Buildings; Transportation & Infrastructure; Commercial & Retail; Open Space; Density; 
Schools; Noise; Sustainability; and Master Planning. 
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Our overall What We Heard Report was a compilation of the Applicant-led engagement 
process in its entirety – key engagement activities, questions that were asked and key 
themes that emerged from what we heard. In addition, the evolution of the plan and how it 
was influenced by community input is illustrated. The Team put a great deal of thought and 
effort into the engagement process and believe that the resulting Master Plan is stronger, 
thanks to the feedback of the community. 
 
Our full What We Heard Report can be downloaded at: 
 
http://westdistrict.ca/pdf/WD_WWHReport.pdf 

 
 
  

http://westdistrict.ca/pdf/WD_WWHReport.pdf
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APPENDIX I 
 

APPLICANT’S SUBMISSION 
 

Located within the mostly developed communities of West Springs/Cougar Ridge, the West 
District Plan Area is approximately 94 acres (38 hectares) in size and is generally described as 
lands located south of Old Banff Coach Road SW, east of 85 Street SW, west of 77 Street SW 
and north of 9 Avenue SW that have not developed to an urban standard. 

West District is proposed as an Activity Centre for west Calgary. It is envisioned as a higher-
intensity, mixed-use, compact and transit-supportive node that is described in the Municipal 
Development Plan as an “urban centre” for a sub-region of the City that provides opportunities 
for people to work, live, shop, recreate, be entertained and meet their daily needs.  

Truman Development Corporation owns a majority portion (approximately 70 percent, or 65 
acres) of the lands within the West District Plan Area. Truman has undertaken a developer-led 
comprehensive land use redesignation and outline planning effort, as well as engaged in a 
Council-directed and developer-funded Area Structure Plan amendment (West Springs ASP). 
They have collaborated with other landowners within the Plan Area to realize this vision.  

This large area of adjoined lands is one of the last large pockets of undeveloped land in the 
region. Due the historical subdivision character of the area, the surrounding lands are heavily 
fragmented and this has resulted in a pattern of development that has primarily been 
incremental, ad hoc, low-density and single use. This large land assembly is a unique 
opportunity to plan comprehensively and to sensitively intensify the overall number of people 
and jobs in the region and have a significant impact in implementing The City Council’s 
Municipal Development Plan goals. 

The Plan Area is within a region of the City that has already been serviced to an urban 
standard. Deep servicing infrastructure has been established, with existing capacity and ability 
to tie-in to those regional systems. A good network of arterial and major roads exist and the 
regional transportation network will be further enhanced by the future development of the west 
leg of Stoney Trail, as well as other regional infrastructure upgrades over time. Increasing the 
intensity of people and jobs in the Plan Area allows for developer-led enhancements of the area 
transit service primarily tied to the West LRT at 69 Street Station. With its west Calgary location, 
approximately 9 kilometers from the City Centre, the Plan Area has excellent commuting access 
to the City’s primary employment hub. The West District land use and mobility concept 
contemplates good connectivity and a high quality public realm through a porous, walkable, and 
transit supportive street grid, and pedestrian friendly streetscapes.  

In addition a mixed-use Main Street corridor at the heart of the plan, the intent is to create an 
employment backbone for the Activity Centre -- a local hub of employment uses is proposed to 
accommodate a range of small to large commercial-office users, as well as institutional users 
(i.e., medical and educational). To diversify the existing primarily single-detached housing Plan 
Area edge context, a complementary range of multi-family dwelling types is proposed such as 
townhomes and stacked townhouses. Higher density and taller mid-rise building forms required 
to achieve a critical mass of people will be concentrated within the core of Plan Area and the 
mixed-use corridor, away from the existing established lower-profile community edges.  
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A large central open space, fully-integrated with stormwater management infrastructure, is 
envisioned as multi-functional with attractions and events that will draw people, days and 
evenings, all year long. A hybrid of community park and functional infrastructure, it will be a 
celebrated destination park for those who live and work within the Activity Centre, as well as the 
greater community. 

Through 2017 and over the course of the comprehensive application review by The City of 
Calgary Administration, the original intensity of the application has been reduced by 
approximately thirty-five percent (35%) to satisfy regional transportation infrastructure capacity 
considerations for full build-out (anticipated to be approximately 20 years). As many of the 
transportation infrastructure improvements will eventually be required as part of The City’s 
natural growth and evolution, Administration supports the related West Springs Area Structure 
Plan (ASP) amendment with a phased approach that allows build-out within the ASP area to 
proceed as required transportation infrastructure is constructed. This will be evaluated at every 
application step (outline plan, tentative plan and development permit). 

Current application summary information can be found at: http://www.westdistrict.ca/ 

 
  

http://www.westdistrict.ca/
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APPENDIX II  
 

PROPOSED DIRECT CONTROL GUIDELINES 
 
 

Purpose 
1 This Direct Control District is intended to: 
 

(a) accommodate the development of an architecturally significant building 
that is integrated with the park; and  

(b) accommodate a range of uses to create a neighbourhood commercial 
gathering place with active frontages. 

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

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

be a reference to the section as amended from time to time.  
 
Permitted Uses 
4 The permitted uses of the Commercial – Neighbourhood 1 (C-N1) District of Bylaw 

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

(a)  with the exclusion of:  
 

(i) Counselling Service; 
(ii) Financial Institution; 
(iii) Health Services Laboratory – With Clients; 
(iv) Home Based Child Care – Class 1; 
(v) Home Occupation – Class 1; 
(vi) Medical Clinic; 
(vii) Office; 
(viii) Pet Care Service; and 
(ix) Print Centre. 

 
Discretionary Uses 
5 The discretionary uses of the Commercial – Neighbourhood 1 (C-N1) District of 

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

(a) with the addition of:  

(i) Accessory Liquor Service; 
(ii) Amusement Arcade; 
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(iii) Billiard Parlour; 
(iv) Community Recreation Facility; 
(v) Conference and Event Facility; 
(vi) Dinner Theatre; 
(vii) Food Kiosk; 
(viii) Indoor Recreation Facility; 
(ix) Market; 
(x) Market – Minor;  
(xi) Museum;  
(xii) Restaurant: Food Service Only – Medium; and 
(xiii) Restaurant: Licensed – Medium. 

 
(b)  with the exclusion of: 

 
(i) Addiction Treatment; 
(ii) Assisted Living; 
(iii) Custodial Care; 
(iv) Dwelling Unit; 
(v) Home Occupation – Class 2; 
(vi) Live Work Unit; 
(vii) Medical Marihuana Counselling; 
(viii) Place of Worship – Small; and 
(ix) Residential Care. 

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Commercial – Neighbourhood 1 (C-N1) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
7 The maximum floor area ratio is 1.5. 
 
Building Height 
8 The maximum building height is 17.0 metres. 
 
Setback Area 
9 (1) Where the parcel shares a property line with a special purpose district the 

setback area must have a minimum depth of 3.0 metres. 
 

 (2) In all other cases there is no requirement for a front setback area. 
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APPENDIX III  
 

LETTERS SUBMITTED 
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APPENDIX IV 

 
OUTLINE PLAN 
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APPENDIX V 
 

CONTEXT MAP 
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