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TO: OFFICE OF THE CITY CLERK,
CITY OF CALGARY
700 Macleod Trail SE
PO Box 2100, Postal Station ‘M,
Calgary, Alberta T2P 2M5

RE: REDESIGNATION APPLICATION 2016-0322
(APPLICATION TO REDESIGNATE 2507-17A STREET NW)

FROM R-C2 to R-CG

INTRODUCTION:

I am the property owner of 2511-17A Street NW Calgary. This has been my home since 1993, for
almost 25 years. I have raised a family in this home. I have made many improvements to the property
over the years. I have enjoyed living in the quiet maturely treed neighborhood of Capitol Hill. And I
do hope to continue to enjoy living in my home and to enjoy the privacy of my beautifully landscaped

back yard.

Unfortunately, I am the party who will be the most affected by the City of Calgary Council decision on
the builder initiated application to redesignate and redevelop the parcel located at 2507-17A Street
NW since it is right next door to my property. This redesignation application is being made along with
the proposed development application for a 7 unit Rowhouse development with basement suites (14

units in total). See (DP2016-4874).

The applicant’s property is directly next door along the entire south side of my property. This means
that I share a property line from the front of my property to the lane at the back. I understand that

the builder applicant seeks to redesignate this property in order to accommodate a 14 unit complex
on one conjoined parcel of land as a more economically profitable build. This means that they intend

to make the combined parcel into one property with a large common usage area and that I will have
14 neighboring families across my entire side fence where I previously had only 1 or 2 neighbors.
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ISSUE:

This application requires that City Council amend the statutory Capitol Hill portion of the newly
approved North Hill ARP.

BACKGROUND:

The communities of Capitol Hill and Banff Trail have ARPs to guide future land use and development.
These plans set high level requirements for future development and outline how the goals of Calgary's
Municipal Development Plan and other planning documents will be applied to a specific site. ARPs may
be amended as conditions change in a community and as the vision and aspirations of a community
change.

On March 7, 2016, after two years of community visioning and public consultation in 2014 and 2015,
City Council approved amendments to the Banff Trail and Capitol Hill portions of the North Hill ARP.

In the Calgary Planning Commission Report to Council dated March 7, 2016, recommendations were
made that these changes be approved by Council. The reasons for the recommendation are set out on
page 2 of the report as follows (Attached as “Exhibit A”):

“REASON(S) FOR RECOMMENDATION:

Administration recommends that the Calgary Planning Commission recommend approval of the
Proposed amendments to the Banff Trail ARP and the North Hill ARP for the following reasons:

The proposed ARP amendments:

- respond to Council direction to identify appropriate areas for modest redevelopment;

- provide additional direction and certainty for area residents, landowners and applicants at
the land use redesignation and development permit stages;

- update the Banff Trail ARP (1986)and Capitol Hill component of the North Hill ARP (2000)
to align with the Municipal Development Plan (MDP) goals of: providing complete
communities, supporting strategic intensification, ensuring transit supportive land uses,
and increasing housing choice, and;

- are consistent with the Location Criterion for Multi-Residential _Infill in low density
residential areas.”
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The Proposed Location Criteria for Multi-Residential Infill was submitted in the Report to Council dated
March 7, 2016 and is attached as “Exhibit B". It contains the rationale for the factors/preferred
conditions to be considered in the review and evaluation of land use amendment applications for R-
CG, R-C1 and R-C2 applications (previously M-CG, M-C1 and M-C2). The first preferred condition on
the list is whether the subject site is a “corner parcel” with the comments “corner developments have
fewer direct interfaces with low density development” and “corner sites avoid mid-block development
that could signal speculation that the entire block is appropriate for redevelopment”. One must ask
the obvious question: When does a corner parcel stop being a corner parcel? When it is two
properties combined? Or when it is three combined? Could it still be a “corner parcel” if one were to
combine half the properties down 17A Street to the middle of the block? Or if one combined all except
the last property on the block north of 2503-17A Street NW? Clearly this criteria can only mean that
the corner parcel is the parcel/lot directly on the corner, namely, 2503 — 17 A Street. The applicant
seeks to have the midblock parcel at 2507 — 17A Street reclassified as if it was a corner parcel when
indeed it is not. If this is allowed, it creates a slippery slope and opens the door for other developers
to try to combine more than two lots in a row down a side street. This was not intended in the larger
picture of the new ARP to be redesignated as R-CG, and is a criteria that does not support the
redesignation to R-CG. The fourth preferred condition is whether the subject site is on a collector or
higher standard roadway on at least one frontage with the comments “minimizes traffic on local
streets”. This condition supports the argument that the redesignation for R-CG is not intended to
“creep” into the quiet side streets off the main roads. Presumably this comment suggests that the
issue of overcrowded sidestreet parking overflow would be included as a concern under this factor.

Following the approval of the changes to both ARPs, Council directed city staff to undertake city-
initiated redesignations of approximately 600 specific R-C1 and R-C2 properties (identified in the
revised ARPs as appropriate for ‘Low Density Rowhouse’) to R-CG. A map (MAP 4) of the properties
that were slated for city-initiated redesignation is attached as “Exhibit C".

The city-initiated redesignations of those properties appears to have now been completed. On August
1, 2017, Council approved the city-initiated redesignations of these specific R-C1 and R-C2 properties.
A city-initiated redesignation was approved from R-C2 to R-CG for all parcels along the main roads
including 24 Avenue NW and including 2503-17A Street NW, but not 2507-17A Street NW (the subject
parcel of the within application). It follows that 2507-17A Street NW was not a property that the City
found to be an appropriate property for redesignation.
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The Goals set out under 2.0 VISION STATEMENT AND GOALS of the ARP include under the heading
“CHARACTER” — Maintain the low density residential character, while encouraging housing
intensification that is sensitive to the established character of the areas.

The preface of the new North Hill ARP states that:

“An Area Redevelopment Plan (ARP) is a planning document, adopted as a bylaw by City Council, that
sets out comprehensive land use policies and other proposals that help guide the future of individual
communities. An ARP supplements the Calgary Land Use Bylaw by giving a local policy context and
specific land use and development guidelines on which the Approving Authority can base its
judgement when rendering decisions on land use and development proposals. An ARP also provides
guidance for the City in undertaking improvements and programs relating to a community.”

ByLaw 39P2008

A Land Use Redesignation changes the land use district of a property to allow for a development that
is currently not allowed. Each land use district has a purpose statement that captures the intent of the
area to guide applications.

The intent of the new Capitol Hill portion of the ARP states that:

*3.5.1 Land Use

1. Land use redesignations should be consistent with the general land use classifications
Identified on Map 4 Future Land Use Policy — Capitol Hill

Low Density Residential

The Low Density Residential area is intended to maintain stability in the community and to
Protect the existing residential character and quality of the neighborhood.

3. The existing low density built form (single and semi-detached) should continue within
this area.

Low Density Rowhouse

The Low Density Rowhouse area is intended to allow for a modest increase in density with a
Greater variety of housing types while still being in scale with the existing context.
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4. New development should be low density gréde—oriented residential development such
as rowhouse buildings, duplex dwellings, semi-detached dwellings, single-detached
dwellings and cottage housing clusters.”

What is presently allowed under the currently existing city-initiated land use redesignation for the two
lots at 2503 (R-CG) and 2507 (R-C2) — 17 A Street NW is based on the size of the lots. Specifically
2503 “corner parcel”, based on the applicant’s surveyed map, is 14.33m X 35.76m = 512.441 sq. m.,
which can accommodate a 3-unit Rowhouse at 75 units/h X 0.0512441 =3.843 dwelling units. And,
2507, based on the applicant’s surveyed map, is 14.33m X 35.72m = 511.868 sq. m., which can
accommodate 2 two storey larger square footage semi-detached or duplex dwelling units, consistent
with vitually all other developments throughout the neighborhood. This amounts to a total of a 3-unit
Rowhouse (potentially with basement suites) plus two semi-detached dwelling units for a total of 8
residences. (See PART 5: Low Density Residential Districts — R-CG at 5.529 “The maximum density for
parcels designated R-CG District is 75 units per hectare.”)

Should the applicant wish to increase the size of the Rowhouse unit on the “corner parcel” this could
easily be achieved by subdividing the properties to allow a 13m wide lot at 2507 and the remaining
15.66m wide lot at 2503 — 17 A Street NW. This subdivision would allow for 2 larger semi-detached or
duplex dwellings (13m min. frontage) at 2507 -17A Street NW plus a 4-unit Rowhouse (potentially
with basement suites) on the remaining 15.66m X 35.76m = 560.00 sg.m. at 2503 — 17A Street NW,
which can accommodate at 75 units/h X 0.0560 = 4.200 units. This would provide for a total of 10
residences without requiring_any amendment to the new ARP or Bylaws for Capitol Hill. This is an

increase from the original R-C2 density of 4 dwelling units to 10 dwelling units with R-CG and R-C2.

The applicant instead seeks a larger increase in density from the original R-C2 density of 4 dwelliing
units to R-CG to build a proposed 5-unit Rowhouse plus another 2-unit Rowhouse all with basement
suites (a total of 14 units).

OBJECTIONS:

1. The city-initiated redesignation did not apply to redesignate 2507-17A Street NW as an
appropriate property for redesignation to R-CG.

2. The redesignation applied for is not consistent with the land use classifications identified on
Map 4 Future Land Use Policy — Capito! Hill. It is clear that only the single properties directly
along the north side of 24 Avenue NW are highlighted for R-CG redesignation. No properties
beyond those siding directly onto 24 Avenue are intended for redesignation.
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. The application requires that Council amend a very new ARP. A new ARP should require strict
compliance until such time as it becomes outdated. This took many years from the last ARP for
Capitol Hill (from 2000-2016).

. The Capitol Hill community, after several years of consultation with the City, agreed to the new
ARP as amended. Several changes were made at the request of the community to downsize
some of the proposed changes to the ARP.

. The ARP is intended to provide direction and certainty to area residents, landowners, and
applicants. Notwithstanding this available knowledge, direction, and certainty set out in the
ARP, the applicant seeks to obtain approval outside of the relevant statutes.

. An amendment to the statutory Capitol Hill portion of the newly approved North Hill ARP as
proposed is contrary to the principle of knowledge, direction, and certainty that the area
residents and landowners are entitled to expect from laws and statutory enactments.

. The increase in density from the original 4 dwelling units with R-C2 designation to a total of 14
residential units is not consistent with the intention of the Capitol Hill Land Use Policies in the
new ARP which supports only a "modest increase in density” for Low Density Rowhouses. This
proposed redevelopment application creates an increase in density that is not double, not triple,
but 3.5 times higher than the original R-C2 density for the two parcels.

. The city-initiated redesignation created approximately 600 R-CG parcels in Banff Trail and
Capitol Hill for redevelopment to modest increase in density. There are an abundance of
underdeveloped parcels already available with R-CG density that ought to be developed prior to
any amendments of the new ARP,

. The applicant builder’s “economic objectives” (as stated in their application) is not a basis for
redesignation to R-CG.
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More significant is the reduction in density to preserve the R-C2 developments moving into the
side streets from the modestly increased density of a Rowhouse along the collector roads like
24 Ave. NW. A reduced R-C2 density on the subject parcel to 2 units in the form of a Semi-
detached dwelling with nornal property subdivision lines from front to back and private back

'yards transitions exactly in accordance with what was envisioned by the North Hill ARP

revisions to incorporate Rowhouse developments. The ARP did not envision any 5 unit
Rowhouses on a typical 50" X 120’ lot nor any Rowhouse developments onto the parcels that
were to be preserved as R-C2, It envisioned only 3 or 4 unit Rowhouses, and, as stated on the
City of Calgary website, a maximum of 4 units (based on a typical 50 X 120" parcel of land).
See attached webpages printed on March 26/17 as “Exhibit D".

The application fails to meet the majority of the “Location Criteria for Multi-Residential Infill”. In
fact it only meets 3/8 of the criteria.

Council’s potential approval of the subject redesignation application does not guarantee that
the intended comprehensive redevelopment will materialize. (see p 6 of Calgary Planning
Commission Report to Council dated Feb. 20, 2018). One must question why a statutory
amendment is acceptable for a hypothetical development.

Parking along the side streets in the area north of 24 Avenue NW is already a huge problem,
particularly along 17A Street, due to the fact that several infill homes have already been built
near 24 Avenue, and the streets in the area including 17A, 17, 16A are deadend cul-de-sac
streets to the north of 24 Ave.NW. with many basement suites and side-by-side duplexes on
the blocks north of 24 Ave. NW.

A large multi-unit Rowhouse complex spread over 2 parcels and with common area directly
adjacent to the next R-C2 parcel imposes drastically on the privacy of the neighboring parcel at
2511-17A Street NW. This is inconsistent with the intention of the new ARP, and not envisioned
in the examples of Rowhouse developments in the area. See R-CG examples from City of
Calgary website, attached as “Exhibit E".

Letter 1
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15. The proposed redesignation and redevelopment is wholly inconsistent with any other
developments in the neighborhood. No other lots except “corner parcels” directly on 24 Ave. or
on any other major collector road have been redesignated to R-CG, and all other developments
in the area are consistently 4-unit Rowhouse developments (with or without suites) or semi-
detached dwellings or single family homes. The redesignation of a similar set of parcels located
only one block east at 1800 and 1802 — 24 Ave. NW. has been approved for a 4 unit Rowhouse
on the 50’ “corner parcel” directly on 24 Ave. The remaining parcel area to the north sidestreet
facing onto 17 Ave. NW is to remain R-C2 to accommodate 2 semi-detached homes and a
single family home all fronting onto the 17 Street sidestreet. (See Calgary Planning Commission
Report to Council dated July 20, 2015 attached as “Exhibit F).

16.The residents and landowners within the immediate vicinity are likely to be the most affected. A
total of 230 residents mainly within a 3 block radius of the proposed site have signed and filed
a Petition with the City Planning Department against the Redesignation (LOC2016-0322) and
Development (DP-2016-4874) applications. This was an overwhelming percentage of the
residents in the area, and in fact, almost every person asked was clearly against the
applications. An additional 34 interested persons have also signed. The Petition which included

maps and drawings of the proposed development, and names, addresses, and contact numbers
is attached as “Exhibit G".
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POLICY AMENDMENT

BANFF TRAIL AND CAPITOL HILL (WARD 7)
BYLAWS 11P2016 AND 12P2016

1. ADOPT the proposed amendments to the Banff Trail Area Redevelopment Plan, in
accordance with Administration’s recommendation: and

2. Give three readings to the proposed Bylaw 11P20186.

3. DIRECT Administration to explore amendments to the Banff Trail Area Redevelopment
Plan that clearly encourages/requires a “retail ready” built form (ie. 4.5 metre first floor
height) where appropriate within the plan area.

4 ADOPT the proposed amendments to the North Hill Area Redevelopment Plan, in
accordance with Administration’s recommendation; and

o Give three readings to the proposed Bylaw 12P2016.
6. DIRECT Administration to explore amendments to the North Hill Area Redevelopment

Plan that clearly encourages/requires a “retail ready” built form (ie. 4.5 metre first floor
height) where appropriate within the plan area.

REASON(S) FOR RECOMMENDATION:

Administration recommends that the Calgary Planning Commission recommend approval of the
proposed amendments to the Banff Trail ARP and the North Hill ARP for the following reasons.

The proposed ARP amendments:
* respond to Council direction to identify appropriate areas for modest redevelopment;

* provide additional direction and certainty for area residents, landowners and applicants
at the land use redesignation and development permit stages:

* update the Banff Trail ARP (1986) and Capitol Hill component of the North Hill ARP
(2000) to align with the Municipal Development Plan (MDP) goals of: providing complete
communities, supporting strategic intensification, ensuring transit supportive land uses,
and increasing housing choice, and;

* are consistent with the Location Criteria for Multi-Residential Infill in low density
residential areas.

ATTACHMENTS

1. Proposed Bylaw 11P2016
2. Proposed Bylaw 12P2016

C. Davies
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POLICY AMENDMENT
BANFF TRAIL AND CAPITOL HILL (WARD 7) ' B
BYLAWS 11P2016 AND 12P2016

APPENDIX XII

LOCATIONAL CRITERIA FOR MULTI-RESIDENTIAL INFILL

PUD2014-0156
ATTACHMENT

Proposed Location Criteria for Multi-Residential Infill

In order to assist in the evaluation of land use amendment applications and associated
local area plan amendments, the following criteria shall be applied and reported on in
Administration reports to Calgary Planning Commission. These criteria are not meant to
be applied in an absolute sense to determine whether or not a site should be
recommended for approval. [n general, the more criteria an application can meet, the
mare appropriate the site is considered for multi-residential infill development (all other
things being considered equal). The following table represents a proposed checklist for
preferred conditions to support land use amendments in low density residential areas. It
is to be used in the review and evaluation of land use amendment applications for the
following districts or direct control districts based on the following districts:

Multi-residential ~ Contextual Grade-Oriented (M-CG) District
Multi-residential ~ Contextual Low Profile (M-C1) District
Mutlti-residential - Contextual Medium Profile (M-C2) District

Subject Site Comments
On a corner parcel. Corner developments have fewer direct interfaces
with low density development.

Corner sites avoid mid-block development that
could signal speculation that the entire block is
appropriate for redevelopment.

Within 400m of a transit stop Allows for greater transit use, providing more
mobility options for residents of muiti-dwelling
developments.

Can raduce motor vehicle usage, thereby
minimizing vehicle traffic impact on community.

Within 600m of an existing or Allows for greater transit use, providing more
planned Primary Transit stop or mobility options for residents of multi-dwelling
station. developments.

Can reduce motor vehicle usage, thereby
minimizing vehicle traffic impact on community.
On a collector or higher standard Minimizes traffic on local streets.

roadway on at least one frontage.

Adjacent to existing or planned Creates an appropriate transition between low
non-residential development or density and other more intensive land uses or
multi-dwelling development. larger scale buildings.

Adjacent to or across from existing | Creates an appropriate transition between low
or planned open space or park or density and other land uses.

community amenity.

Along or in close proximity to an Creates an appropriate transition between low

existing or planned corridor or density and other land uses.

activity centre.

Direct lane access. Improves pedestrian environment for local
residents by limiting the creation of multiple or high
frequency use driveways across local sidewalks.

PUD2014-0156 Multi Residential Infill Guidelines Att Page 1 of 1

ISC: UNRESTRICTED

C. Davies
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POLICY AMENDMENT

BANFF TRAIL AND CAPITOL HILL (WARD 7)
BYLAWS 11P2016 AND 12P2016

APPENDIX Vil
NEW “Map 4 - Future Land Use Policy - Capitol Hill”
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OInformation | Try the new Calgary.ca navigationCollapse—

[ Try the new navigation (beta) ]

We're testing a new way to navigate Calgary.ca. Try it out and let us know what you think.

Banff Trail - Capitol Hill Community Planning Project
What's New?

The City held two information sessions on February 15, 2017 and February 22,

2017. If you were unable to attend the sessions, please review the display
boards.

Amendments to the Banff Trail Area Redevelopment Plan (ARP) and the Capitol Hill
portion of the North Hill ARP were adopted by City Council on March 7, 2016 (see
the meeting minutes - item 8.2 of the agenda).

Council directed City staff to implement specific aspects of the revised ARPs through
City-initiated redesignations. As such, at the beginning of 2017 City staff initiated an
application to redesignate the following residential R-C1 and R-C2 properties to an
R-CG land use designation ( f@ Map below).

The new R-CG designation will allow for:

e Rowhouses in addition to uses and development already allowable on R-C2 and
R-C1 properties;

e A maximum building height of 11 metres (applicable to new rowhouse
development only); and

e A maximum of 4 units (based on a typical 50’ x 120’ parcel of land).

17-03-26 8:13 PM
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The revised land use plans included in both ARPs identify specific parcels and
blocks of land as ‘Low Density Rowhouse’. Properties selected for “upzoning” to an
R-CG designation are generally consistent with these land use plans.

Banff Trail: Council directed City staff to redesignate all properties
identified in the Land Use

Plan of the Banff Trail ARP as ‘Low Density Rowhouse’ to R-CG.
e Banff Trail land use plan

Capitol Hill: The R-CG redesignations will be limited to appropriate
properties along 24 Avenue NW, 20 Avenue NW and the north side of
17 Avenue NW.

um Capitol Hill land use plan

For more information on the Banff Trail Capitol Hill Community Planning Project, sian
up to receive regular email updates.
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Background Timeline Engagement Documents Contact

Background

The communities of @ Capitol Hill and Banff Trail have Area Redevelopment
Plans (ARP) to guide future land use and development. These plans set high level
requirements for future development and outline how the goals of Calgary’s
Municipal Development Plan and other planning documents will be applied to a
specific site. Area redevelopment plans may be amended as conditions change in a
community and as the vision and aspirations of a community change.

The purpose of the Banff Trail Capitol Hill Community Planning Project is:

1. To engage with the community of Banff Trail about future transit oriented
development east of the LRT alignment along Capitol Hill Crescent —
COMPLETED

2. Work with local stakeholders to identify potential locations for modest
redevelopment, consistent with the policies of the Municipal Development Plan
(MDP) and within the boundaries of the Banff Trail Area Redevelopment Plan
(ARP) — COMPLETED

3. Implement aspects of the revised area redevelopments as per Council direction
through City-initiated redesignations — ONGOING

A community visioning exercise between City staff, residents of Banff Trail and
Capitol Hill, and other stakeholders concluded at the beginning of 2016 (see the
Engagement tab). The proposed amendments to the Banff Trail Area
Redevelopment Plan (ARP) and the Capitol Hill portion of the North Hill ARP were
adopted by City Council at a Public Hearing of Council on March 7, 2016. See
Council meeting minutes (item 8.2) for additional information.
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R-CG building
examples

3-unit rowhouse, laned mid-block property (50" x 120
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R-CG building
examples

4-unit rowhouse, laned corner property (50" x 120)
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R-CG building
examples
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2015 JULY 20 LOC2014-0197

Page 1 of 14

POLICY AMENDMENT AND LAND USE AMENDMENT

CAPITOL HILL (WARD 7)

17 STREET NW AND 24 AVENUE NW

BYLAWS 21P2015 AND 105D2015 MAP 29C

EXECUTIVE SUMMARY

This land use redesignation proposes to redesignate a portion of two existing parcels from
Residential — Contextual One / Two Dwelling (R-C2) District to Residential — Grade-Oriented
(R-CG) District to allow for rowhouse development. A concurrent subdivision application
(SB2015-0053) is currently under review that would realign the existing two parcels
accommodate the proposed redevelopment.

A mapping amendment to the North Hill Area Redevelopment Plan (ARP) is required to
accommodate this land use amendment application.

PREVIOUS COUNCIL DIRECTION

On 2013 April 22, Council directed administration to work with the Banff Trail Community
Association and other local stakeholders to identify potential locations for modest
redevelopment in Banff Trail. At the request of the Community Association, Capitol Hill was
subsequently included in this planning project.

Trail and Capitol Hill Community Planning Project, opportunities for appropriate Area
Redevelopment Plan amendments and following approval, corresponding City-initiated Land
Use Bylaw redesignations, as they relate to the R-CG District.

On 2014 October 06, Council directed administration to pursue, as part of the ongoing Banff F

This work is ongoing and while this application is consistent with the direction established
through the planning project as it relates to Capitol Hill, the application is not part of a City-
initiated process.

ADMINISTRATION RECOMMENDATION 2015 May 21

That Calgary Planning Commission recommends APPROVAL of the proposed Policy
Amendment and Land Use Amendment.

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION
That Council hold a Public Hearing on Bylaws 21P2015 and 105D2015; and

1. ADOPT the proposed amendments to the North Hill Area Redevelopment Plan, in
accordance with Administration’s recommendation; and

2. Give three readings to the proposed Bylaw 21P2015.

T. Gonzalez
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POLICY AMENDMENT AND LAND USE AMENDMENT

CAPITOL HILL (WARD 7)

17 STREET NW AND 24 AVENUE NW

BYLAWS 21P2015 AND 105D2015 MAP 29C

3. ADOPT the proposed redesignation of 0.06 hectares + (0.14 acres %) located on a
portion of 1800 and 1802 — 24 Avenue NW (Plan 6310AK, Block 2, Lots 1 and 2) from
Residential — Contextual One/Two Dwelling (R-C2) District to Residential — Grade-
Oriented Infill (R-CG) District, in accordance with Administration’s recommendation; and

4, Give three readings to the proposed Bylaw 105D2015.

REASON(S) FOR RECOMMENDATION:

The proposal is in keeping with the applicable policies of the Municipal Development Plan and
the ARP as amended. The proposed R-CG land use district is intended for parcels in proximity
or directly adjacent to other low density residential development. The proposal represents a
modest increase in density for this inner city parcel of land and allows for a development that
has the ability to be compatible with the character of the existing neighbourhood. In addition, the
subject parcel is a corner site located on a collector road, is located within 400 metres of a
transit stop, and has direct lane access.

ATTACHMENTS

1. Proposed Bylaw 21P2015
2. Proposed Bylaw 106D2015

T. Gonzalez
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POLICY AMENDMENT AND LAND USE AMENDMENT

CAPITOL HILL (WARD 7)

17 STREET NW AND 24 AVENUE NW

BYLAWS 21P2015 AND 105D2015 MAP 29C

ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION

1. Recommend that Council ADOPT, by bylaw, the proposed amendment to the North Hill
Area Redevelopment Plan (APPENDICES llI-1V).

Moved by: R. Honsberger Carried: 7-0
Absent: R. Wright

2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.06
hectares + (0.14 acres *) located on a portion of 1800 and 1802 — 24 Avenue NW (Plan
6310AK, Block 2, Lots 1 and 2) from Residential — Contextual One/Two Dwelling (R-C2)
District to Residential — Grade-Oriented Infill (R-CG) District.

Moved by: R. Honsberger Carried: 7-0
Absent: R. Wright

T. Gonzalez
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POLICY AMENDMENT AND LAND USE AMENDMENT
CAPITOL HILL (WARD 7)
17 STREET NW AND 24 AVENUE NW
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Applicant: Landowner:

Brown & Associates Planning Group Provectus Homes Ltd

Planning Evaluation Content Issue Page
Density

Is a density increase being proposed. ves 2

Land Use Districts

Are the changes being proposed housekeeping or simple No 5
bylaw amendment.

Legislation and Policy

Does the application comply with policy direction and Yes 5
legislation.

Transportation Networks

Do different or specific mobility considerations impact this No 6
site

Utilities & Servicing

Is the site in an area under current servicing review and/or No 6
has major infrastructure (water, sewer, storm and
emergency response) concerns.

Environmental Issues

Other considerations eg. sour gas or contaminated sites No 6
Growth Management
Is there growth management direction for this site. Does the No 7
recommendation create capital budget impacts or concerns.
Public Engagement

No 7

Were major comments received from the circulation

T. Gonzalez
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POLICY AMENDMENT AND LAND USE AMENDMENT

CAPITOL HILL (WARD 7)

17 STREET NW AND 24 AVENUE NW

BYLAWS 21P2015 AND 105D2015 MAP 29C

PLANNING EVALUATION

SITE CONTEXT

The subject parcels are located in the community of Capitol Hill, at the northwest corner of

17 Street NW and 24 Avenue NW. The two parcels are each currently developed with single-
detached dwellings with detached garages. Surrounding land uses include primarily low density,
single-detached, and semi-detached residential dwellings.

LAND USE DISTRICTS

The proposed land use district is Residential — Grade-Oriented Infill (R-CG) District. The R-CG
District is intended to accommodate low-density, grade-oriented residential development in the
form of rowhouse buildings, duplexes, semi-detached dwellings, and cottage housing clusters.
The rules of the R-CG District provide for development that is low in height and sensitive to
adjacent low-density residential development, such as single-detached and semi-detached
dwellings. The proposed R-CG district would allow for up to 4 units on the subject lands
following subdivision and realignment of the parcels, as proposed in the associated subdivision
application (SB2015-0053).

LEGISLATION & POLICY

Municipal Development Plan (Statutory / Approved by Council — 2009)

The subject parcels are located within the Developed Residential —Inner City Area as identified
on Map 1 of the Municipal Development Plan (MDP). Both City-Wide policies and /nner City
Area policies apply. In general, these policies encourage redevelopment in inner city
communities that is similar in scale and built-form to existing development including a mix of
housing such as semi-detached, townhouses, cottage housing, and rowhousing. In addition,
MDP policies encourage higher residential densities in areas that are more extensively served
by existing infrastructure, public facilities, and transit.

This application is in keeping with relevant MDP policies as the rules of the R-CG district
provide for development that is sensitive to existing low-density residential development in
terms of height, built-form, and density. In addition, the subject site is located on a collector road
(24 Avenue NW), is within 400 metres of a transit stop, and has direct lane access.

Notwithstanding the above, however, Section 1.4.4 of the MDP states that Area Redevelopment

Plans in existence prior to the approval of the MDP are recognized by the MDP as these
policies provide specific direction for the local context.

T. Gonzalez
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17 STREET NW AND 24 AVENUE NW

BYLAWS 21P2015 AND 105D2015 MAP 29C

North Hill Area Redevelopment Plan (Statutory / Approved by Council — 2000)

The subject parcels are located in the Low Density Residential area as identified on Map 2 of
the North Hill Area Redevelopment Plan (ARP). The Low Density Residential Area policies
envision redevelopment in the form of detached, semi-detached, and duplex residential
buildings consistent with the existing R-C2 district. These policies are intended to ensure
continued stability in the community and encourage compatible infill development to support
community renewal and vitality.

Administration is currently working with residents and stakeholders in the Banff Trail and Capitol
Hill communities to propose amendments to the Banff Trail and North Hill ARP’s, identifying
areas that may be appropriate for modest redevelopment. While the proposed amendments to
these statutory plans have not been finalized, this application is consistent with the proposed
direction and potential sites identified for modest redevelopment in Capitol Hill. In order to
accommodate the proposed land use amendment, a minor map amendment to the North Hill
ARP is required. This proposed amendment would identify the site as “Low Density Residential
or Low Density Multi-Dwelling” (See APPENDICES IlI-1V).

Identifying the subject parcels as “Low Density Residential or Low Density Multi-Dwelling” would
apply the ARP’s design guidelines to the site. These guidelines would be applied at the
Development Permit stage.

TRANSPORTATION NETWORKS

A Traffic Impact Assessment was not required as part of this application.

The subject site is located approximately 350 metres walking distance from nearby transit stops
for several bus routes on 19 Street NW.

UTILITIES & 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.

ENVIRONMENTAL ISSUES

An Environmental Site Assessment (ESA) was not required as part of this application.

ENVIRONMENTAL SUSTAINABILITY

An analysis of sustainability measures to be incorporated into the development will occur at the
Development Permit stage.

T. Gonzalez
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POLICY AMENDMENT AND LAND USE AMENDMENT

CAPITOL HILL (WARD 7)

17 STREET NW AND 24 AVENUE NW

BYLAWS 21P2015 AND 105D2015 MAP 29C

GROWTH MANAGEMENT
The proposed land use amendment does not trigger capital infrastructure investment and
therefore there are no growth management concerns.
PUBLIC ENGAGEMENT
Community Association Comments
The Capitol Hill Community Association supports the application (See APPENDIX II).
Citizen Comments

Administration received two letters of objection to the proposal that raised the following
concerns:

* Perceived decrease in property values.
+ Increased traffic and limited on-street parking.
« Rear lane is currently unpaved and in poor condition.

Public Meetings

No public meetings were held.

T. Gonzalez
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BYLAWS 21P2015 AND 105D2015 MAP 29C

APPENDIX |

APPLICANT’S SUBMISSION

The subject site comprises 2 properties that are developed with 2 older homes, on the NW
corner of 24 Avenue and 17 Street NW. Both homes would be removed and replaced with 4
townhouses, 2 semi-detached homes and 1 single detached home.

The new land use district “R-CG Residential Grade Oriented Infill District” was approved by City
Council on October 17, 2014. The subject site and proposed redevelopment with 7 units in 3
built forms is tailor made for redevelopment in conformity with the new land use district.

We ask for your support to approve the land use reclassification and to contribute to an
opportunity to provide more new housing in the inner City.

T. Gonzalez
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BYLAWS 21P2015 AND 105D2015 MAP 29C

APPENDIX 1l

CAPITOL HILL COMMUNITY ASSOCIATION LETTER

ed frie 5
: , o by 4
The Capitol Hill Community Association a6

Ik e PO Thbgney, ARV 45 v

Februacy 25, 2015

Circulation Control

Planning, Development 8 Assessment
PO Box 2100 Station M

Calgary AB T2P 2M5

Emall: cpag.circtbealgary.ca
Attention: Troy Gonzalez, File Manager

Email: Troy.Gonzalez@calgary.ca
Dear Troy,
Caputot Hill Community Asseociation {CHCA) 1s pleased to pravide comment an the Land Use

Amendment agplication LOC2014-0197 at 1800 24th Avenue NW CHOA is in Support of this
proposed amendment and woukd ike (o offer the fullowing cemments

The Norh Hili Area Redavelopment Plan [ARP}, approved in 2000, indicates that the future
land uge for this ste and the immediate surrounding ares is to be maintained as low density
residential in the form of detached or semi-detached housing However, given the direction of
the Municipai Development Plan (2008) and tha recant Multi-Residential Infll Guidetnes
whizh is to increase density in the estabished areas of Calgary, inis proposed lanit use
amendmeant meets a number of the critena of each document. This includes location sriteri
such 85 bewng stualed on a corner parcel, within 400 matres of a trans i step. on a coliector
streel (24th Avenue NV and having direst lane access

CHCA is currently parseipating in a commungy planning project wah City Administration to
upiate our existng North Hil ARP to igemtiy areas for future redevelopment vitn 3 modest 1o
significant increase in development inlensity Al present, the CHCA Planning Advisory
Committee for the ARP project envision 24th Avenue NW as a very importart connector sireet
that could be fronted by two to thiee storey rowhousing deveiopments under the fand use
designation of R-CG. The iand use application i question s heralore 1 atgament wah
CHTA's vision for 24th Avenue

Altrough the North Hill ARP daes nat include mult-gwelling develapment for this site, it does

provide very good desin guidelines for nevw multi-dwelling devalopment CHGA supponty this
land use amendment apphcation on the basis that bath the ARP cesn guidelines and the

T. Gonzalez
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a frie
<% )

<.
The Capitot Hill Community Association

layout and onentation of the buildngs as shown in 1es land use appicaton wil ke adhered 1o
at the Development Permit stage

Thank you for the opporlunmy for CHCA 1o provide comments o s applcation |f
Admanstranon has ary queations regarding the above. please do not nEaitate o contact re

Sincerely
r-'."-" [T
N \'
SRl N
J‘V4' - ’ﬂsq..; 1
Brendyn Seymour. MAUD. RPP, MCIP
Drector of Planning, Deveiopment & Transpertation

Captot Hill Communiy Asgaciation

V4 Darren Courtnage, CHICA Presidem
Oruh Farrell Ward 7 Councilior

T. Gonzalez
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17 STREET NW AND 24 AVENUE NW

BYLAWS 21P2015 AND 105D2015 MAP 29C

APPENDIX 11l

PROPOSED AMENDMENT TO THE NORTH HILL AREA REDEVELOPMENT PLAN

(a) Delete the existing Map 2 entitled “Future Land Use Policy” and replace with the
revised Map 2 entitled “Future Land Use Policy” (APPENDIX V).

T. Gonzalez
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APPENDIX IV

Existing Map 2 — Future Land Use Policy
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Revised Map 2 — Future Land Use Policy
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AGAINST REZONING PROPERTY AT

2507 - 17A Street NW - LAND USE
REDESIGNATION FROM R-C2 TO R-CG
(REZONING APPLICATION LOC 2016-0322)

-and-

7 UNIT ROWHOUSE w/basement suites
(DEVELOPMENT APPLICATION DP-2016-4874)
AT 2503 & 2507 — 17A Street NW

An application has been submitted for a development of a 7 unit rowhouse
development (each unit with basement suites) at 2503 & 2507 — 17A St. NW.

The new ARP for Capitol Hill allows for city initiated rezoning for a rowhouse
development with @ maximum of 4 units facing directly onto 24 Ave. NW.

We the undersigned are against this much larger proposed rowhouse

development, and against rezoning of the lot along the sidestreet of 17A St.

NW. (at 2507 — 17A St. NW.) adjacent the corner lot on 24 Ave. NW and seek a

denial of these applications for rezoning and development. , G
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OUR VOICE
@NO DP 2016-4874 and FILE # LOC2016-0322
@NO bad example against MDP and North Hill ARP issued by City of calga
NAME Contact information Signature

Chengse Mov | 403989 - 3968 | Oy o -
Che oan (lesd w03 ot 353 ?’/ﬁ;’///é,e/
e Zhod | GF96%514 f gyl '
HodunGo, | ‘403 4tc 2023 oY)
Lily Verg | o360 186> | =




	Letter 4.pdf
	Coverletter M-2017-023, LOC2017-0058
	West District CPC Brief (Jan2018-WEB)




