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EXECUTIVE SUMMARY 
 
This land use amendment seeks to redesignate a commercial parcel from Commercial – 
Corridor 2 f3.0h46 (C-COR2 f3.0h46) District to Multi-Residential – High Density High Rise 
(M-H3f5.5h38) District in order to facilitate the development of an Assisted Living facility. 
 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2016 November 17 
 
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 26D2017; and 
 
1. ADOPT the proposed redesignation of 0.18 hectares ± (0.45 acres ±) located at 139 - 17 

Avenue SW (Plan 9511724, Block 3, Lot 1) from Commercial – Corridor 2 f3.0h46 (C-
COR2 f3.0h46) District to Multi-Residential – High Density High Rise (M-H3f5.5h38) 
District, in accordance with Administration’s recommendation; and 

 
2. Give three readings to the proposed Bylaw 26D2017. 

 
 
REASON(S) FOR RECOMMENDATION:  
 
The Land Use Amendment application conforms to the overall intent and goals of the Municipal 
Development Plan and Mission Area Redevelopment Plan by improving housing diversity and 
choice, enhancing community character and contributing to a high-quality living environment. 
 
ATTACHMENT 
 
1. Proposed Bylaw 26D2017 
2. Public Submissions 
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.18 hectares ± 
(0.45 acres ±) located at 139 - 17 Avenue SW (Plan 9511724, Block 3, Lot 1) from Commercial 
– Corridor 2 f3.0h46 (C-COR2 f3.0h46) District to Multi-Residential – High Density High Rise 
(M-H3f5.5h38) District. 
 
 Moved by:  S. Keating Carried:  6 – 0  
 Absent: R. Wright  

2016 November 17 
 
MOTION: The Calgary Planning Commission accepted correspondence from: 
 

• Katri Bruen dated 2016 November 17; and 
• Catherine Erlyn dated 2016 November 17; 

 
 as distributed, and directs it to be included in the report in APPENDIX III. 
 
 Moved by:  J. Gondek Carried:  6 – 0  
 Absent: R. Wright  
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Applicant:  Landowner:  

OPUS Corporation La Chaumiere Restaurant Ltd 

 
 
 

PLANNING EVALUATION 
 
SITE CONTEXT 
 
The site is located on 17 Avenue SW, east of 1 Street SW in the community of Mission. The site 
is currently designated as Commercial – Corridor 2 f3.0h46 (C-COR2 f3.0h46) District, which 
allows for opportunities for residential and office in the same building. The subject site is 
adjacent to a public park (Rouleauville Square) designated as Special Purpose – Community 
Institution (S-CI) District to the west, and commercial development to the east which are also 
designated as C-COR2 f3.0h46 District. To the north of the site is the Immanuel Church and 
Catholic Pastoral Centre, which are within the Centre City Mixed Use (CC-X) District. To the 
south, is St. Mary’s Cathedral which is zoned Multi-Residential – Contextual Medium Profile (M-
C2) District, and the Alberta Ballet which designated as a Special Purpose – Community 
Institution (S-CI) District.  
 

Mission 
Peak Population Year 2015 
Peak Population 4,494 
2016 Current Population 4,430 
Difference in Population (Number) -64 
Difference in Population (Percent) -1% 

 
The table above shows that the population within Mission has slightly decreased since its peak 
in 2015. 
 
 
LAND USE DISTRICTS  
 
As mentioned, the applicant is proposing the land use redesignation in order to facilitate the 
development of a future Assisted Living facility for seniors. 
 
Current Land Use District – Commercial – Corridor 2 f3.0h46 (C-COR2 f3.0h46) District 
 
The subject is currently designated as C-COR2 f3.0h46 District is intended to provide for: 
 

• commercial development on both sides of streets; 
• parking located on any front, side or rear of buildings; 
• opportunities for residential and office uses to be in the same building;  
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• a minimum 20.0 percent of the gross floor area for commercial uses; and 
• a maximum floor area ratio of 3.0 and height of 46.0 metres.  

 
Proposed Land Use District – Multi-Residential – High Density High Rise (M-H3f5.5h38) District 
 
The proposed M-H3f5.5h38 District is intended to provide for: 
 

• multi-residential development on selected strategic parcels in the Developed Area and 
the Developing Area; 

• multi-residential development in a variety of forms; 
• a range of support commercial multi-residential uses, restricted in size with few 

restrictions on location within the building; 
• outdoor space for social interaction;  
• landscaping to complement the design of the development and to help screen and buffer 

elements of the development that may have impacts on residents or nearby parcels; and 
• a maximum floor area ratio of 5.5 and a maximum height of 38.0 metres. 

 
Upon reviewing the applicant’s proposal to develop the site for a seniors’ residence, Planning 
concluded that the current land use district, which is focused primarily on commercial 
development, could not be deemed as appropriate as there is a requirement that 20.0 percent of 
the gross floor area be dedicated to commercial uses, which would not be aligned with the 
typical ground floor uses and layout of a senior’s facility. As such, Administration is 
recommending the M-H3 District, which has Assisted Living as a discretionary use and a 
purpose statement which aligns with the developer’s proposed seniors’ facility. 
 
The District is also proposing to increase the maximum floor area ratio from 3.0 to 5.5 and 
decrease the maximum building height from 46.0 metres to 38.0 metres. This proposal is 
considered to be consistent with the surrounding land uses given the Direct Control District to 
the west of the property (Bylaw 58Z95) has a maximum building height of 38.5 metres and a 
maximum floor are ratio of 4.19, and across 17 Avenue SW to the north within the CC-X District 
there is no maximum building height and a maximum floor area ratio of 5.0. 
   
 
LEGISLATION & POLICY  
 
The following sections review the planning policies that support the proposed M-H3 District:  
 
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). 
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Municipal Development Plan (MDP)
 
2.3 Creating Great Communities

“Goal – create communities by maintaining quality of living and working environments, 
improving housing diversity and choice, enhancing community character and 
distinctiveness.” 

 
Key Direction #2: Provide more choice within complete communities.
Key Direction #4: Link land use decision to transit.
Key Direction #8: Optimize infrastructure.
 
Mission Area Redevelopment Plan (ARP)
 
The subject site falls within the ‘17 Avenue Commercial Area’ which:
 

• encourages a variety uses including residential, office, retail, restaurants that do not 
negatively impact adjacent residential development;

• states that development within 100 metres (328 feet) of St. Mary’s Cathedral should not 
exceed six storeys in height, to maintain the prominence of the Cathedral.

 
The site is also adjacent to a designated ‘open space’
that open spaces should be preserved, enhanced and accessible.
 
It should be noted, that while the subject property does fall within 100 metres of St. Mary’s 
Cathedral, the current C-COR2 District has a maximum height modifier of 46.0 metres 
(approximately 14 storeys). As noted previously,
generally have maximum building heights above 38.0 metres and maximum floor are ratios 
up to 5.0. Also, to the west of the subject site
process of reviewing a proposal for a 14 storey mixed
units (DP2016-0266). 
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The image above is a massing model created by Administration in order to illustrate the view 
corridor looking south along 1 Street SW with built form under the current land use bylaw 
regulations. The image illustrates that with buildings at approximately 14 storeys high, the view 
of the Cathedral along 1 Street SW is not impacted in any way or can be deemed to lose its 
prominence.  
 
Administration has communicated to the applicant that at the development permit stage, the 
proposed building will be reviewed to ensure that its massing on all frontages are of appropriate 
scale and that any design issues will be mitigated with an eye to minimizing the impact on 
Rouleauville Square and maintaining the prominence of the Cathedral.     

 
 
TRANSPORTATION NETWORKS  
 
The site is located within a TOD area and is approximately 65.0 metres from the transit stop, 
servicing Routes 6 and 7, which offer service to the downtown core. It is approximately 580.0 
metres from the Victoria Park LRT station. There are parking restrictions on 17 Avenue SW 
and18 Avenue SW. 
 
A trip generation analysis for the proposed land use will be required at the Development Permit 
stage. A Transportation Impact Assessment will be required at the Development permit stage, if 
the proposed use is changed from Seniors Housing to another use. 
 
 
UTILITIES & SERVICING 
 
Public utilities (water, sanitary and storm) exist within the adjacent right-of-way.  Sanitary 
sewers are available to service the site at 18 Avenue SE (750 millimetres). Sanitary sewer is 
available along 17 Avenue SW, however there are capacity issues therefore connection to 18 
Avenue SW is recommended.  
 
City records indicate that public storm utilities and private shallow utilities exist within the subject 
lands. Future redevelopment / use of said lands shall be to the satisfaction of the affected utility 
owner. Coordinate with all of the utility owner(s) for either the removal and/or relocation of 
existing utilities located within the subject parcel OR the registration of an easement, or utility 
right of way for the protection of the existing utilities that are located within the proposed closure 
lands. 
 
Development servicing will be determined at the future Development Permit and Development 
Permit Site Servicing Plan circulation stages.  
 
 
ENVIRONMENTAL ISSUES  
 
There are no environmental concerns associated with the proposed development. 
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ENVIRONMENTAL SUSTAINABILITY  
 
To be reviewed at the Development Permit stage. 

 
 

GROWTH MANAGEMENT  
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
 
PUBLIC ENGAGEMENT  

 
Community Association Comments 

       
The Mission Community Association had the following comments:  
 
• they support the densification of the community and that the subject site is well suited to 

contribute to greater density an create greater vibrancy on the east side of 17 Avenue 
SW;  

• they support a mixed-use development, with prominent residential/senior component; 
and 

• they acknowledge that applicant has met with them on two separate occasions and hope 
their concerns regarding the future design of the building will be incorporated at the 
development permit stage. 

 
A meeting was organized by Administration with the applicant and the community 
association on 2016 November 09 to discuss the proposal.  The Development Authority 
summarizes the development details of the engagement discussion as follows, and will be 
actively pursuing these development design principles at the Pre-Application and/or 
Development Permit stages of any future application submission. 
 
• terracing the building on the north and south elevations; due the parcel configuration 

(narrow/deep) it is feasible to provide terracing on the north and south facades, as 
opposed to the west and east facades. 

• articulation of the east elevation adjacent to the Rouleauville Square (park); this will be 
implemented through building components, including windows, wall areas, building 
elevations at grade and upper levels, and exterior finish materials. 

• activation of the podium on all frontages; this will be implemented through a combination 
of design details, and programming by the owner/operator. 

• materials being used for the building are a reflection of the ‘cathedral district’; this will be 
implemented by consideration of the reference materials in the historic district. 
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Citizen Comments 
 
No comments were received by CPC Report submission date. 

 
Public Meetings 
 
No public meetings were held by the applicant or Administration. 
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 
The proposed land use application is to change the current land use district to M-H3f5.5h38 to 
accommodate a future senior's facility while still allowing for some commercial development - 
this is in keeping with the goals of the Mission Area Redevelopment Plan (ARP). The existing 
land use allows for a building up to 46m in height with a floor area ratio (F.A.R) of 3. After our 
meetings with both community representatives, and City administration it is clear that with 
respect to the Mission Area Redevelopment Plan, the intent is to respect and enhance the 
prominent view of St. Mary's Cathedral as it is viewed from 1 Street SW looking south across 
Rouleauville Square to the Cathedral. With this in mind, we agreed with City Administration to 
reduce the current height modifier from 46m down to 38m while changing the F.A.R to 5.5.  
 
This change to the height modifier accomplishes two things: First, the new allowable height of 
38m is in keeping with the existing allowable height on the parcel immediately to the west of 
Rouleauville Square setting the stage for the ability to 'frame' the St. Mary's Cathedral vista from 
1st Street SW. Second, reducing the existing 46m modifier by 8m down to 38m provides more 
certainty to the community of an appropriately scaled development that meets the intent of the 
Mission ARP. With regard to the Cliff Bungalow-Mission Community Association's letter dated 
July 2I, 2016 addressed to the City of Calgary, we want to address several points that were 
raised specifically with our land use application. We are pleased that the community association 
in their section 3.1" supports densification and are in general support of our proposed senior 
facility use. However, we need to address the other sections as well. Section 3.2 raises several 
points with regard to equating changing the FAR from f3.0 to f5.5: Concerns regarding building 
height - the community equates the increase in density will increase the height. As noted above, 
to address this, the current height modifier of 46m is being reduced to 38m to be in keeping with 
the parcel immediately to the west across Rouleauville Square.  
 
This area is in transition with other mixed use buildings and condo developments either recently 
completed, in the permitting process or in early stages of concept development. The site is 
uniquely situated in close proximity to many amenities with St. Mary’s Cathedral immediately 
south across 18th Avenue, Talisman Centre (complete with LifeMark Health and Centric Health) 
and all the public amenities of this world class facility as well as within short walking distance to 
the shops and restaurants located along 17th Avenue SW and 4th Street SW.  
 
The proposed change to the modifier will allow for a comprehensively designed facility that 
needs to get three interfaces correct: 17th Avenue, 18th Avenue and Rouleauville Square. By 
placing the emphasis on these three facades/interfaces during the design development phase, 
this land use change will allow for a development that meets not only the MDP but also the 
intent of the Mission Cliff Bungalow ARP. With the proposed development of the condo project 
on the west side of Rouleauville Square and our proposed senior’s facility on the east side, 
these two developments will serve to frame the vista of St. Mary’s Cathedral as the public make 
their way south along 1st Street SW and enhance the prominence of the Cathedral.  
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With City Administration, we again met with the community association on November 9, 2016 to 
discuss this land use amendment. There was good discussion around the MH3 f5.5h38 land 
use with everyone understanding that the primary purpose is for the development of a senior’s 
focused building. We believe it was apparent that the application while seeking more density in 
FAR also entails lowering the overall allowed height from 46m to 38m. We clearly heard that the 
community, while still sensitive to height, is more concerned with the three interfaces of 17th 
Avenue, 18th Avenue and Rouleauville Square and getting those right. We heard that they are 
concerned that at this stage their design concerns regarding these interfaces aren’t taken into 
consideration and they questioned how this gets addressed. We recognize these concerns and 
agree that the interface issue is key to this development but note that this concern is governed 
through the development permit process when these details are developed for the application. 
To take this next design step, we require the land use change that adjusts the existing modifiers 
to give us some certainty over the density we require to redevelop this site. We understand and 
recognize the importance of the three unique interfaces and we will ensure continued discussion 
with the community through the development permit process. 
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APPENDIX II 
 

LETTERS SUBMITTED 
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APPENDIX III 
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