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EXECUTIVE SUMMARY 
 
This is a land use and policy amendment application in the community of Sunnyside. The site is 
located at 924 Memorial Drive NW. The application seeks to redesignate the subject parcels 
from Multi-Residential – Contextual Grade-Oriented (M-CG) District to a Direct Control based on 
the Multi-Residential – High Density Low Rise (M-H1) District to accommodate multi-residential 
development.  
 
An amendment to the Hillhurst/Sunnyside Area Redevelopment Plan is required in order to 
accommodate the proposed land use redesignation. The proposed site specific amendment 
allows for the additional building height, density as well as density bonusing on the site.  
 
A development permit is currently under review for the subject parcel.  
 
 
PREVIOUS COUNCIL DIRECTION  
 
None.  
 
 

ADMINISTRATION RECOMMENDATION(S)  2017 July 13 
 
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 51P2017 and 287D2017; and 
 
1. ADOPT the proposed amendments to the Hillhurst/Sunnyside Area Redevelopment 

Plan, in accordance with Administration’s recommendation; and 
 
2. Give three readings to the proposed Bylaw 51P2017. 
 
3. ADOPT the proposed redesignation of 0.10 hectares ± (0.24 acres ±) located at 924 

Memorial Drive NW (Plan 1710361, Block 16, Lot 41) from Multi-Residential – 
Contextual Grade-Oriented (M-CGd72) District to DC Direct Control District to 
accommodate multi-residential development, in accordance with Administration’s 
recommendation; and 

 
4. Give three readings to the proposed Bylaw 287D2017. 
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REASON(S) FOR RECOMMENDATION:  
 
The proposed redesignation is in keeping with applicable policies in the Municipal Development 
Plan. The proposed Direct Control District is compatible with adjacent land uses and provides 
for a focused increase in residential density at a location well connected to the community, city 
and local amenities.  
 
 
ATTACHMENTS 
 
1. Proposed Bylaw 51P2017 
2. Proposed Bylaw 287D2017 
3. Public Submissions  
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LOCATION MAPS  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

1. Recommend that Council ADOPT, by bylaw, the proposed amendments to the 
Hillhurst/Sunnyside Area Redevelopment Plan (APPENDIX II). 

 
 Moved by:  L. Juan Carried: 5 – 1  
 Opposed:  R. Wright  
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.10 

hectares ± (0.24 acres ±) located at 924 Memorial Drive NW (Plan 1710361, Block 16, 
Lot 41) from Multi-Residential – Contextual Grade-Oriented (M-CGd72) District to DC 
Direct Control District to accommodate multi-residential development with guidelines 
(APPENDIX III). 

 
 Moved by:  L. Juan Carried: 5 – 1  
 Opposed:  R. Wright  
 
 Reasons for Approval from Ms. Juan: 

• I support this application and believe the height and density proposed is appropriate 
for Memorial Drive NW.  The extra requirement of 1 metre for the floodway has 
increased all heights of future developments along Memorial Drive NW.  Intensifying 
will add a positive change to Memorial Drive NW. 

 
 Reasons for Approval from Mr. Foht: 

• I supported Administrations recommendation to accept the application.  The project 
is an attractive multi-residential with an appropriate density.  The adjacent buildings 
have significant density similar to the application.  The addition of a roof patio to take 
advantage of the views of the river and the downtown skyline.  This will make a 
significant positive addition to Memorial Drive NW and the Hillhurst/Sunnyside 
community. 

 
 Reasons for Opposition from Mr. Wright: 

• The rationale for supporting this land use change is flawed.  The SSRP and MDP 
commentary this proposal “aligns” or “encourages...higher density” and therefore 
worth supporting.  However, the ARP was developed explicitly to address the MDP 
goals of higher density and has developed a logical approach as to where density 
should be placed.  By ignoring the ARP and essentially undertaking spot zoning 
suggests that community efforts in working with the City in preparing an ARP that 
encourages higher densities for nought. Will the next project allow for 25 or 30 metre 
height?  The application of discretion is critical in these instances and I see a too 
dense, too high structure that is out of context with adjacent parcels and in fact, out 
of context for the vision outline in the ARP for this part of Memorial Drive NW. 
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2017 July 13 
 
MOTION: The Calgary Planning Commission accepted correspondence from: 
 

• Hillhurst Sunnyside Community Association dated 2017 July 10; and 
• CivicWorks dated 2017 July 12; 

 
 as distributed, and directs it to be included in the report in APPENDIX V. 
 
 Moved by:  G.-C. Carra Carried:  6 – 0 
 
RECONSIDERATION: Motion to reconsider the vote on the proposed redesignation of 0.10 

hectares ± (0.24 acres ±) located at 924 Memorial Drive NW (Plan 
1710361, Block 16, Lot 41) from Multi-Residential – Contextual Grade-
Oriented (M-CGd72) District to DC Direct Control District to 
accommodate multi-residential development. 

 Moved by: J. Ramjohn Carried:  6 – 0  
 
MOTION: 1. ADOPT, by bylaw, the proposed redesignation of 0.10 hectares ± 

(0.24 acres ±) located at 924 Memorial Drive NW (Plan 1710361, 
Block 16, Lot 41) from Multi-Residential – Contextual Grade-
Oriented (M-CGd72) District to DC Direct Control District to 
accommodate multi-residential development, in accordance with 
Administration’s recommendation; and 

 
 2. Give three readings to the proposed Bylaw. 
 
 Moved by:  L. Juan Carried: 5 – 1  
 Opposed:  R. Wright  
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Applicant:  
 

Landowner:  

Civicworks Planning + Design Martru Ltd (Truman Development 
Corporation) 

 
 
 

PLANNING EVALUATION 
 
SITE CONTEXT 
 
The subject site is located in the northwest quadrant of the city in the community of Sunnyside 
along Memorial Drive NW. The subject site is contained within an area of Sunnyside is 
designated as a Multi-Residential – Contextual Grade-Oriented (M-CGd72) District. The 
immediate area is comprised of low density housing to the north - across the rear lane, a five 
storey existing non-conforming multi-residential building to the east with an associated surface 
parking lot to the rear of it; north east of the subject site, a four storey existing non-conforming 
multi-residential building to the west and the Bow River pathway to the south across Memorial 
Drive NW. The Sunnyside C-Train station is located approximately 300 metres from the site and 
the Peace Bridge is located approximately 75 metres from the site.  
 
The subject site consists of one titled parcel of land developed with three existing single 
detached residences.  
 

Sunnyside 
Peak Population Year 2016 
Peak Population 3,990 
2016 Current Population 3,990 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

 
 
LAND USE DISTRICTS  
 
The subject site is contained within an area of Sunnyside is designated as a Multi-Residential – 
Contextual Grade-Oriented (M-CGd72) District. This designation allows for a maximum of 
12 metres in height, grade oriented units, and a maximum of 72 units per hectare (7 units on 
this parcel). 
 
The proposed DC Direct Control District is based on the Multi-Residential – High Density Low 
Rise (M-H1) District and is intended to accommodate a multi-residential building with a 
maximum height of 17 metres for the principle building with additional height up to 22 metres to 
allow for a stepped back common amenity space. The Direct Control District also removes the 
support commercial uses of the M-H1 District as this site is not deemed appropriate for 
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commercial uses. In addition to allowing for medium density mid-rise multi-residential 
developments, the key components of DC Direct Control District include: 
 

• It allows for a maximum height of 22 metres and a maximum density of 0.72 FAR, 
contextually consistent with the properties to the east and west of the site; and 

• It allows for the implementation of the density bonus provisions in the 
Hillhurst/Sunnyside Area Redevelopment Plan. The ARP allows for an increase in 
density to a maximum floor area ratio of 3.35 through the density bonus provision.  

 
A shadow study was submitted as part of the review of the application and minimal impacts 
were observed to the low density residential to the north of the subject site.  
 
 
LEGISLATION & POLICY  
 
South Saskatchewan Regional Plan (SSRP)  
 
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 (MDP) 
 
The site is located in the Developed Inner City according to the MDP. The MDP encourages 
shaping a more compact urban form, directing growth to strategic areas that can support 
neighbourhood and economic vitality, and reinforcing character.  
 
The MDP encourages strong residential neighbourhoods with higher residential densities in 
areas of the community that are more extensively served by existing infrastructure, public 
facilities and transit.  
 
The subject site is located within close proximity of primary transit, major services and 
amenities. The proposed DC Direct Control District respects the context and massing of the 
adjacent properties while increasing residential density at a location that is extensively served 
with existing infrastructure.  
 
Hillhurst/Sunnyside Area Redevelopment Plan 
 
The Hillhurst/Sunnyside Area Redevelopment Plan identifies the subject site as being located 
within the Low Density Multi-Unit typology. This Plan indicates that small multi-unit 
developments are appropriate for this area, as well as a maximum of 75 units per hectare. 
 
An ARP amendment is required to accommodate the proposal (APPENDIX II). The ARP 
amendment would amend Part I of the Plan with a text amendment to include site specific 
provisions to acknowledge the increase in height and density on this site. This is intended to 
accommodate new development in a form that is compatible with the existing adjacent context.  
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The site is flanked on either side by higher massed buildings which are non-conforming when 
reviewed against the existing ARP (also identified as low density multi-unit typology). As such, 
the proposed increase in density and height is contextually appropriate at this location in context 
with existing adjacent structures.    
 
This amendment would also recognize and address the density bonusing items described in 
Part II of the same Plan (APPENDIX II) in order to enact the density bonus provisions. 
 
In 2012 November, Council approved an amendment to the Hillhurst/Sunnyside ARP to include 
density bonus provisions, which allow for a density increase up to the maximum floor area ratio 
specified in the ARP. The density increase is subject to a contribution to the community amenity 
fund. This fund has been established as means of gaining public amenities in exchange for a 
level of density that surpasses the allowable base density under the provisions of the land use 
district. 
 
 
TRANSPORTATION NETWORKS  
 
The Sunnyside LRT Station is located approximately 300 metres to the northwest with the 
Peace Bridge located approximately 75 metres to the southeast. Access would be provided 
from the rear lane and no vehicular access would be provided to Memorial Drive NW. No TIA 
was required as part of this application.  
 
 
UTILITIES & SERVICING 
 
Water, sanitary, and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject. Further review of this infrastructure may be required at the 
development permit stage.  
 
 
ENVIRONMENTAL ISSUES  
 
An Environmental Site Assessment was not required.  
 
 
GROWTH MANAGEMENT 
 
This redesignation proposal does not require additional capital infrastructure investment and 
therefore, no growth management concerns have been identified at this time. The proposal is in 
alignment with the MDP references associated with growth management matters. 
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PUBLIC ENGAGEMENT  
 

Community Association Comments 
 
The Community Association submitted a formal response on 2017 January 26 
(APPENDIX IV). The major concerns of the Community Association were that the proposed 
district does not align with the approved area plan and that the proposed land use district 
has a height that exceeds that of the appetite of the community.  
  
Citizen Comments 
 
Eleven letters were submitted in opposition to the proposal and one letter of support. The 
main concern in the letters of opposition was the increased height on the site.  
 
Public Meetings 
 
Prior to any engagement activities, an engagement strategy was discussed and agreed 
upon between the Applicant and Administration.  
  
The Applicant-led engagement strategy included: 
 

• An open house held 2017 January 18 that coincided with the Hillhurst/Sunnyside 
Community Association (HSCA) farmers market; 

• Notice of applicant engagement through HSCA electronic community forum, Mighty 
Bell; 

• Dedicated project website (engagememorial.com) launched November 2016; the 
website remains active today; 

• Downloadable application overview brief; 
• Online feedback form; 
• Dedicated email address; 
• Dedicated phone line; 
• Direct mail-out notice of engagement to 812 resident addresses within 200 metre 

radius of the site; 
• Large format on-site signage board launched January 2017; the sign remains on the 

site today. 
 

As a result of the engagement process, the applicant re-designed the at-grade environment 
of the building, incorporating entrances to units and a more permeable landscaping plan 
along Memorial Drive NW in order to create a more street-oriented feel. In indicating privacy 
concerns, the applicant generated a side yard relationship diagram indicating privacy and 
sightline conflicts. The applicant also shared a series of sun-shadow diagrams in response 
to some participants requesting a single storey reduction in building height. These diagrams 
illustrate the impact of the building design in relation to the concurrent development permit 
application submission.   
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 

 
Land Use Redesignation – FROM Multi-Residential – Contextual Grade-Oriented (M-CG) 
District to Direct Control District based on Multi-Residential High Density Low Rise (M-H1 
f3.35/h20) District. 
 
The subject property is located in Hillhurst-Sunnyside along Memorial Drive NW and is 
comprised of three (3) residential parcels to be consolidated into one parcel measuring 0.098 
hectares in total area.  The parcels currently maintain a single-detached dwellings and 
accessory garage structures which will be removed or demolished prior to development.  The 
immediate adjacent blocks are comprised of a mix of single-detached, semi-detached, and 
multi-storey apartment-style multi-residential buildings within the Multi-Residential – Contextual 
Grade-Oriented (M-CG) District.  The proposed building fronts onto a City classified Parkway 
(Memorial Drive).  These City classified Major and Livable Streets focus on pedestrian and 
cyclist movements and accommodate all modes of transportation (typically 4-lane and carrying 
between 20-30k vehicles per day). 
 
Generally described, the development proposal by MarTru (Truman Development Corporation) 
calls for removal of three existing single-detached dwellings to allow for the construction of a 
multi-storey apartment-style multi-residential building.  We believe the proposal is contextually 
appropriate in type and height within the established multi-residential development of 
comparable type on the street today.  The proposal is inclusive of thirty-nine (39) dwelling units 
within a five (5) storey building with an additional 1,200 sq. Ft. Rooftop amenity space.  The 
proposed building will achieve a floor area ratio of no greater than 3.35 and a height of no 
greater than twenty two (22) meters in height.  The proposal will be varying from the minimum 
soft surfaced landscaped area requirements as per the General rules for Multi-Residential Land 
Use.  
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APPENDIX II  
 

PROPOSED POLICY AMENDMENT 
 
(a) Under Part I, Section 2.0 Residential Land Use, subsection 2.3.3 Medium Density, after 

the first paragraph, add the following: 
 

 “Parcel located at 924 Memorial Drive NW is considered appropriate for medium 
density development with a maximum height of 22 metres and a maximum 
density of 3.35 FAR. In order to achieve the maximum density as set out in the 
land use district the developer may provide one or more bonus items described 
in, and in accordance with, part II, Section 3.1.5 of this Plan.”  
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APPENDIX III  
 

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

(a) provide for a Multi-Residential Development in compliance with the 
policies of the applicable local area redevelopment plan; 
 

(b) allow for a building form that responds to the surrounding context; 
 
(c) establishes specific building setback and building height stepback 

requirements; and 
 
(d) implement the density bonus provisions of the Hillhurst/Sunnyside Area 

Redevelopment Plan. 
 

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 Multi-Residential – High Density Low Rise (M-H1) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses  
5 The discretionary uses of the Multi-Residential – High Density Low Rise (M-H1) District 

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

  
(a) Convenience Food Store; 
(b) Counselling Service; 
(c) Information and Service Provider; 
(d) Office; 
(e) Outdoor Café; 
(f) Place of Worship – Medium; 
(g) Place of Worship – Small; 
(h) Power Generation Facility – Small; 
(i) Print Centre; 
(j) Restaurant: Food Service Only – Small; 
(k) Restaurant: Neighbourhood; 
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(l) Retail and Consumer Service; 
(m) Service Organization; 
(n) Specialty Food Store; and 
(o) Take Out Food Service. 

 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Multi-Residential – High Density Low Rise 

(M-H1) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio  
7 (1) Unless otherwise referenced in subsection (2), the maximum floor area ratio is 

0.72. 
 
 (2) The floor area ratio may be increased to a maximum of 3.35 in accordance with 

the bonus provisions contained in section 10 of this Direct Control District. 
 
Setback Area 
8 The depth of all setback areas must be equal to the minimum building setback 

required in section 9 of this Direct Control District. 
 
Building Setbacks 
9 (1) Unless otherwise referenced in subsection (2), the minimum building setback 

from a property line shared with a street is 6.0 metres. 
 

(2) The minimum building setback from a property line shared with a street  for a 
street-oriented multi-residential building may be reduced to zero metres.  

 
 (3) The minimum building setback from a property line shared with a lane is zero 

metres. 
 
 (4) The minimum building setback from a property line shared with another parcel 

is 1.2 metres. 
 
Building Height   
10 (1) Unless otherwise referenced in subsection (2), the maximum building height is  

22.0 metres. 
 

(2) Within  6.0 metres of the eastern property line of the parcel, the maximum 
building height is 17.0 metres. 

 
Location of Units 
11 Units may not be located above 17 metres in building height.  
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At Grade Orientation of Units 
12 All units in a Multi-Residential Development that front onto Memorial Drive NW and 

that are located on the floor closest to grade must have: 
 
(a) an individual, separate, direct access to grade; and, 
(b) an entrance that is accessible from the street that the unit faces. 

 
Density Bonus  
13  (1)  For the purposes of this section: “Cash Contribution Rate” means: $17.85 per 

square metre for the year 2017. The Cash Contribution Rate will be adjusted 
annually on January 1 by the Development Authority, based on the Statistics 
Canada Consumer Price Index for Calgary.  

 
(2)  A density bonus may be earned by a contribution to the Hillhurst/Sunnyside 

Community Amenity Fund, such that:  
 
 Cash Contribution Amount = Cash Contribution Rate x Total floor area in square 

metres above the floor area ratio of 0.72.  
 
(3)  A density bonus may be earned by the provision of an off-site improvement in 

accordance with Section 3.1.5.4 of the Hillhurst/Sunnyside Area Redevelopment 
Plan, where the allowable bonus floor area in square metres is equal to the cost 
of construction of the off-site improvement divided by the Cash Contribution 
Rate, such that:  

 
Allowable bonus floor area = Total construction cost of the off-site improvement / 
Cash Contribution Rate.  
 
Total construction cost will not include any construction costs necessary to fulfill 
the infrastructure requirements of a development permit for a development 
equal to or less than a floor area ratio of 2.5. Details of the construction cost will 
be determined through the development permit process. 
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APPENDIX IV  
 

LETTERS SUBMITTED 
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APPENDIX V 
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