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September 30, 2019
Committee Members
Priorities and Finance Committee
City of Calgary
PO Box 2100 Stn. M #8001B
Calgary, AB T2P 2M5
RE: PFC2019-1062: Growth Strategy Monitoring Report
West View Business Case
Dear Committee Members:
We have been made aware that the City Administration is amending the previous direction provided to
them from Council regarding the submission of business cases for new development areas. Please
accept this letter as Qualico Communities formal request to submit a Business Case for our lands within
the West View Area Structure Plan, as shown on the attached plan. These lands are located south of the
Trans-Canada Highway, immediately west of the existing community of Crestmont. Qualico kindly
requests that the Priorities and Finance Committee direct administration to accept and review this
Business Case. The opportunity to review business cases allows City Council to make thoughtful,
informed decisions regarding the City’s growth and ultimately, its economic development.
As you are aware, the City administration indicated throughout the 2018 Growth Management Overlay
Business Case review that there would be the opportunity for a mid-budget cycle review in 2020.
Council supported this approach, directing administration to complete a full evaluation of Business
Cases for March 2020. Given this guidance, Qualico made the business decision to invest in planning its
contiguous, serviceable lands, funding the City lead/developer-funded West View Area Structure Plan.
These lands are in a position, both in terms of timing and location, to be developed in the immediate
future. Qualico offers the following as rationale as to why these business case for these lands should be
accepted by the City and then considered for GMO removal:
-

City Administration and Council have shown continual support for the West View Area Structure
Plan. The ASP was given first reading in July, with second and third are anticipated in November.

-

The existing community of Crestmont will be fully built out in 2020, there is no future land
supply.

-

Qualico is proposing that the GMO be removed only for lands that require zero capital outlay
from the City.

PFC2019-1062
Letter 1
Attachment 7

-

Development of these lands will provide additional tax revenue to support infrastructure
investments the City has already made.

-

Development of these lands will generate levies to fund future infrastructure projects required
to complete the existing communities along the Trans-Canada corridor.

-

The development of this area would leverage existing infrastructure investment in the West
Memorial San Trunk. The City benefits from generated tax and utility revenue if the use of
capacity is maximized.

-

Emergency services for the area would be provided via the existing Valley Ridge Fire Station. The
result is increasing the station’s service coverage without increasing its operating costs, thus
making more efficient use of tax-funded operating costs already attributed to the area.

-

Qualico will fund an Outline Plan that would extend to the western limits of the City, beyond the
proposed GMO removal area. This ensures thoughtful planning for the future completion of this
community, including planning for a future regional rec centre.

-

The OP/LU application fees ($125,000) are ample to cover administrative costs associated with
the file review, including the business case and GMO removal.

-

Fee simple land supply in this area is very limited, despite strong demand. Fee simple residential
product is not the focus of any of the developments currently underway in this corridor.

-

Qualico has been a key contributor to Calgary’s economy, having been continually active in the
City since 1955. Qualico has developed 27 communities in the City of Calgary, employs 400 staff
in Calgary and supports thousands of jobs directly or indirectly.

-

There continues to be steady demand for housing throughout the City. Qualico has now
developed the final phase in each of Crestmont, Evanston, Redstone and Silverado, and has a
team ready to rejuvenate the supply of desirable housing in areas where the market demands.

Qualico strongly believes that the City should accept new Business Cases as per the previous direction
from Council. In addition, Qualico believes that there is merit in reviewing the Business Case to develop
our immediately serviceable land in the West View ASP at no additional cost to the City, while utilizing
previously funded City infrastructure and services with our application.
We would request that the Priorities and Finance Committee direct administration to honour the
direction given by Council in July 2018, accept our Business Case for GMO removal review, and allow
Council the opportunity to make thoughtful and informed decisions about Calgary’s future growth.
We will be present at Committee to answer any questions that you may have at that time.
Thank you for your consideration.
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Regards,

Claudio Palumbo
Vice President, Community Development Southern Alberta
Qualico Communities
Cc

Ben Mercer, Qualico Communities
Clark Piechotta, Qualico Communities

Enclosure:

West View ASP Site Plan
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Public Submission
City Clerk's Office

Please use this form to send your comments relating to Public Hearing matters, or other Council and Committee matters, to the
City Clerk’s Office. In accordance with sections 43 through 45 of Procedure Bylaw 35M2017, as amended. The information provided may be included in written record for Council and Council Committee meetings which are publicly available through
www.calgary.ca/ph. Comments that are disrespectful or do not contain required information may not be included.

FREEDOM OF INFORMATION AND PROTECTION OF PRIVACY ACT
Personal information provided in submissions relating to Public Hearing Matters before Council or Council
Committees is collected under the authority of Bylaw 35M2017 and Section 33(c) of the Freedom of Information and Protection of
Privacy (FOIP) Act of Alberta, and/or the Municipal Government Act (MGA) Section 636, for the purpose of receiving public participation in municipal decision-making. Your name, contact information and comments will be made publicly available in the Council
Agenda. If you have questions regarding the collection and use of your personal information, please contact City Clerk’s Legislative Coordinator at 403-268-5861, or City Clerk’s Office, 700 Macleod Trail S.E., P.O Box 2100, Postal Station ‘M’ 8007, Calgary,
Alberta, T2P 2M5.

✔

* I have read and understand that my name, contact information and comments will be made publicly available in the
Council Agenda.

* First name

Ben

* Last name

Mercer

Email

bmercer@qualico.com

Phone

403.606.8498

* Subject

PFC2019-1062: Growth Strategy Monitoring Report - October 8, 2019

* Comments - please refrain from
providing personal information in
this field (maximum 2500
characters)

ISC:
Unrestricted

I am submitting a letter on behalf of Qualico Communities, to be included with the
Administration report for item PFC2019-1062, on October 8th, 2019. I will email the
letter to publicsubmissions@calgary.ca and cityclerk@calgary.ca
Thank you.

1/1
Oct 1, 2019
11:41:37 AM
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The City of Calgary
PO Box 2100, Station M
Calgary, AB
T2P 2M5

October 29, 2019
Via Email

RE: PFC2019-1062: Growth Strategy Monitoring Report
Attention Members of Priorities and Finance Committee,

We are writing to express Dream Development’s concern over PFC2019-1062: Growth
Strategy Monitoring Report scheduled for discussion at the November 5, 2019 Committee
meeting.

We continue to maintain that the process of business case submissions should proceed as
directed by Council based on the commitment to a predictable system made between
Industry and the City. Our business decisions have been significantly influenced by
Council’s prior direction on business case evaluation timing, and a material change to that
direction will have a major negative impact on the state of our business as it would for other
developers. In one of many examples, due to our best intent to align with the principles laid
out by Administration during the previous intake, Dream respectfully pulled back the
Glacier Ridge Case in early 2018 with the understanding that there would be another
business case review period in 2020 as was directed by Council at that time.

We believe all business cases should continue to be accepted, with each evaluated on their
individual merit. In the Case of Glacier Ridge, the development requires no additional
leading infrastructure and leverages existing or already-funded infrastructure projects
(such as the 144 Ave NW Bridge). Furthermore, the lands require no incremental increase
in operating costs based on it being fully covered by existing emergency service stations,
and transit requiring only small extensions of existing services. We are sympathetic to the
various significant challenges the City currently faces and mindful of the concerns
surrounding the costs of funding additional greenfield development. To this end we
advance the Glacier Ridge Case as it asks only to utilize infrastructure which is already
existing or funded.

Our understanding is that Administration continues to have ongoing discussion about
altering the business case criteria, ostensibly to ensure applicants are serious about their
investment. One of those criteria under review is a completed Outline Plan and Land Use
application which takes at least a year and costs upwards of $1,000,000 to complete. Our
concern is that this criterion asks developers to put significant amounts of money and time
at risk. The length of time, history of process changes and level of investment to prepare an
Outline Plan can only be rationalized with the certainty of Growth Management Overlay
(GMO).
One of the reasons given by Administration for revisions to criteria is to counter the time
and resource constraints on staff; an understandable concern given the cuts asked of the
departments. However, the intention of the budget reduction was not to deter further
investment in the future of Calgary. If the concern is staff resources, we believe this could
be alleviated by a business case cost recovery application fee.
1 1 67 Kensington Crescent N.W., Suite 41 0
Calgary, AB
T2N 1 X7

Phone: 403.538.37 42
info@dream.ca
dream.ca
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There is also discussion that Administration is developing an operating cost model to assist
in evaluating business cases. Our concern is this adds additional time and complexity to an
already strained process as operating cost models cannot follow a one-sized-fits-all and
thus become highly nuanced. In the case in Glacier Ridge, for example, only transit extension
are required.

The costs associated with a constantly shifting regulatory framework are apparent. Our
ongoing desire is for consistency in process and a merit-based evaluation system.

We respectfully request the PFC Committee consider the above in their discussions,
deliberations and ultimate recommendations to Council.
Should you have any questions or desire more context, we would be pleased to respond.
Sincerely,

Tara Steell, MPl., RPP, MCIP
General Manager Land, Calgary
cc:

Members of Council
Jeff Beatch, Dream Development
Jeff Heximer, Dream Development

