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Policy Amendment and Land Use Amendment in Beltline (Ward 8) at 1422 – 17 
Avenue SW, LOC2019-0100 

RECOMMENDATION(S):  

That Calgary Planning Commission recommends that Council: 

1. Refuse the proposed bylaw for the amendments to the Beltline Area Redevelopment Plan
(Attachment 2).

2. Refuse the adoption of the proposed bylaw for the redesignation of 0.22 hectares ± (0.55
acres ±) located at 1422 ± 17 Avenue SW (Plan A1, Block 116, Lots 3 to 8) from Centre
City Commercial Corridor District (CC-COR) to DC Direct Control District to accommodate
the additional use of Drive Through, and abandon the proposed Bylaw (Attachment 3).

HIGHLIGHTS 
x This application seeks to redesignate the subject property to a DC Direct Control District 

to formally recognize the existing drive through on site and accommodate future 
redevelopment with the additional use of Drive Through. 

x The existing drive through is a legal non-conforming use, as Drive Through is not a listed 
use in the existing CC-COR District. The CC-COR District is intended to be 
characterized by storefronts along a continuous block face and is supported by existing 
policy. 

x Administration is recommending the refusal of the proposed DC Direct Control District, 
and associated policy amendment required to allow for a drive through at this location, 
as the proposal is in contravention of the Land Use Bylaw 1P2007, Beltline Area 
Redevelopment Plan (ARP), the Centre City Plan (CCP) and the Municipal Development 
Plan (MDP).   

x What does this mean to Calgarians? Refusal of this proposal is consistent with the 
previous direction provided by Council for Main Streets and development of pedestrian-
oriented mixed-use areas in the Beltline. The integrity of the Main Street should be 
upheld to create a walkable, pedestrian focused retail and residential experience. Drive 
Through facilities are not encouraged on Main Streets in Calgary nor are they typically 
encouraged within high density neighbourhoods across Canada and North America.  

x Why does this matter? The proposal does not support a pedestrian-oriented 
environment, or reflect the approximately $46 million investment already made by The 
City to implement the 17 Avenue SW Streetscape Master Plan. Though a drive through 
may be supported elsewhere in the city, it is not appropriate in this location.  Calgary 
Police Services have noted, through a Crime Prevention Through Environmental Design 
(CPTED) review, that a drive through has crime, nuisance and safety related issues 
connected to its operations and location within the Beltline.   

x Administration advises both CPC and Council that should a new drive through be 
supported, a referral back to Administration is required to determine and draft land use 
bylaw regulations as well as an amendment to the Beltline ARP, to address at a 
minimum: 
o the impacts of a drive through on 16 and 17 Avenues SW;
o noise impacts on adjacent residences;
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o the width, design, and number of driveway crossings to limit impact on the pedestrian 
environment, and optimize pedestrian safety; 

o design and location of surface parking; and 
o ensure that redevelopment of this site contributes to the pedestrian-oriented 

character of the street. 
x There is no previous Council direction regarding this proposal.  
x SWUaWegic AlignmenW WR CRXncil¶V CiWi]en PUiRUiWieV: A city of safe and inspiring 

neighbourhoods 
 
DISCUSSION  
This land use amendment in the Beltline community was submitted by IBI Group on 2019 June 
25, on behalf of the landowners, McDRnald¶V ReVWaXUanWV Rf Canada LimiWed. The 0.22 hectare 
site is located mid-block on the north side of 17 Avenue SW, just east of 14 Street SW.  
 
The proposed DC Direct Control District is based on the CC-COR District with the additional 
discretionary use of Drive Through. The existing site is developed with a one-storey stand-alone 
building operating as a Restaurant Food Service Only with a non-conforming drive through. The 
drive through was approved in 1984 as a drive-in facility when the land use district of C-3 from 
Bylaw 2P80 included this use. The Beltline ARP was adopted in 2006 with a policy specifically 
to not permit drive through uses in Urban Mixed-Use Areas, including this site. With the 
adoption of the 1P2007 Land Use Bylaw, the parcel was redesignated CC-COR District in 
alignment with the Beltline ARP, and the drive through became a legally existing non-
conforming use. The Municipal Government Act states that a non-conforming use may continue, 
but if it is discontinued for more than 6 months or the site is significantly redeveloped, the use of 
the land or building must conform with the Land Use Bylaw.  
  
Administration¶V recommendation for refusal is based on the following:  
 

1. Support for a drive through use along a Neighbourhood Main Street contradicts the 
CiW\¶V cXUUenW SRlicieV. The proposal does not comply with the applicable rules and 
policies of the Land Use Bylaw, MDP, CCP or the Beltline ARP. The proposed 
application would severely limiW Whe ViWe¶V SRWenWial WR achieYe a walkable, pedestrian 
focused retail and residential experience through redevelopment of the site if a drive 
through should be redeveloped on the site. The proposed application is in contravention 
of the following: 

x Beltline ARP, Policy 4.3.2.i, states that no new drive through facilities are 
permitted in Urban Mixed-Use Areas;  

x CCP, Policy 4.2.12, recognizes the impact that noise has on residential liveability 
and consider measures to minimize the impact; 

x MDP, Policy 3.4.3.g, states that auto-oriented uses and designs that generate 
high volumes of traffic, consume large amounts of land in a low-density form, 
require extensive surface parking, drive throughs or create negative impacts for 
pedestrian travel and access should be discouraged; and 

x Land Use Bylaw, the proposed base district of CC-COR is intended to have 
storefronts along a continuous block face.  
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2. The proposal does not meet the intent of the base district (CC-COR District) which is 
characterized by storefronts along a continuous block face and a drive through on this 
site may require significant relaxations due to its proximity to a multi-residential district. 
 

3. The VXbjecW ViWe iV lRcaWed Rn 17 AYenXe SW, Rne Rf CalgaU\¶V NeighbRXUhRRd Main 
streets, and proposed developments should complement the pedestrian realm.  

 
No development permit application has been submitted at this time. However, the applicant has 
prepared a development concept for a Restaurant Food Service Only - Medium with Drive 
Through that has been shared with Administration and the community (Attachment 4). This 
concept is subject to change.  
 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
 
STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 
☒ Outreach was undertaken by the Applicant 
☒ Public/Stakeholders were informed by Administration 
 
Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the Neighbourhood Association was appropriate. The Applicant Outreach 
Summary can be found in Attachment 7. 
 
City-Led Outreach 
In keeSing ZiWh AdminiVWUaWiRn¶V SUacWiceV, WhiV aSSlicaWiRn ZaV ciUcXlaWed WR VWakehRldeUV, nRWice 
posted on-site and published online, and notification letters were sent to adjacent landowners. 
 
The Beltline Neighbourhood Association provided letters in opposition on 2020 June 10 and 
2021 January 18 (Attachment 5) identifying the following concerns: 

x the Beltline ARP prohibits new drive through facilities as they do not fit with the 
pedestrian-focused vision for 17 Avenue SW or the Beltline;  

x the CC-COR District specifically does not include drive through as the district is intended 
to be characterized by storefronts along a continuous block face; 

x the location of the drive through speaker would be in close proximity to residential uses;     
x concerns with the double order boards and queuing overflowing onto adjacent streets; 

and 
x vehicular access across the pedestrian realm on 17 Avenue SW causes a dangerous 

disruption to pedestrian movements, particularly near 14 Street SW. 
 
Administration has considered the relevant planning issues specific to the application and has 
determined the proposal to be inappropriate.  
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Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, CRmmiVViRn¶V recommendation 
and the date of the Public Hearing will be advertised. 
 
IMPLICATIONS  
 
Social 
The proposed application does not meet the vision of the Beltline ARP to provide a pedestrian-
oriented Main Street for the community. The development concept has been reviewed for Crime 
Prevention Through Environmental Design (CPTED) principles by Calgary Police Service at the 
pre-application and land use stage, who have raised concerns that the location and operations 
of a drive through creates crime, noise and safety impacts for adjacent residents.  
 
Environmental 
This application does not include any features that specifically address objectives of the Climate 
Resilience Strategy. The proposed land use enables development that would be contrary to 
active transportation objectives, which can deliver climate and GHG reduction benefits through 
low or zero emission transportation modes.  
 
Economic 
This application seeks to allow for the development of a drive through on the subject site which 
is not supported by existing Council policy. Allowing for an auto-oriented use would be a less 
efficient use of infrastructure and services than a more intensive redevelopment of this site with 
a pedestrian-oriented frontage.  
 
Service and Financial Implications 
No anticipated financial impact 
 
RISK 
There are no known risks associated with this proposal. 
 
ATTACHMENT(S) 
1. Background and Planning Evaluation 
2. Proposed Amendment to the Beltline Area Redevelopment Plan  
3. Proposed DC Direct Control District 
4. Applicant Submission 
5. Neighbourhood Association Letter 
6. Urban Design Review Panel Comments 
7. Applicant Outreach Summary 
 
Department Circulation 
 
General Manager (Name) Department  Approve/Consult/Inform 
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Background and Planning Evaluation 
 
Background and Site Context 
 
Situated along 17 Avenue SW and east of 14 Street SW, the site is centrally located along one 
of CalgaU\¶V acWiYe NeighboXUhood Main SWUeeWV ZheUe WheUe haV been WUemendoXV amoXnWV of 
effort and investment in the implementation of the 17 Avenue Streetscape Master Plan to 
improve the pedestrian realm. The site is approximately 0.22 hectares in size and is 
approximately 40 metres wide by 54 metres long. The site fronts onto both 16 and 17 Avenues 
SW. Surrounding development is characterized by a mix of commercial developments to the 
south, east and west, with multi-residential development to the north.  
 
The site is ideally located to accommodate mixed-use or commercial development that fronts 
onto 17 Avenue SW to complement a number of existing amenities in close proximity in the 
Greater Downtown.  
 
Community Peak Population Table 
 
As identified below, the community of Beltline reached its peak population in 2019, and the 
population has remained the same. 
 

Beltline 
Peak Population Year 2019 
Peak Population 25,129 
2019 Current Population 25,129 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 
 
Additional demographic and socio-economic information may be obtained online through the 
Beltline Community Profile. 
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Location Maps  
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Previous Council Direction 
 
None. 
 
Planning Evaluation 
 
Land Use  
The existing CC-COR District accommodates commercial developments on both sides of the 
street, storefronts along a continuous block face and opportunity for commercial uses on the 
ground floor of buildings and residential and office uses on the upper floors. CC-COR allows for 
a maximum of between 3.0 and 7.0 floor area ratio (FAR), depending on the uses proposed and 
whether density bonusing is pursued. There is no maximum height in CC-COR District.  
 
The proposed DC Direct Control District is based on the CC-COR District with the additional use 
of Drive Through. The current owners and applicant had formal pre-application meetings with 
Administration in December 2016, and again in April 2018, where they received preliminary 
feedback based on their proposal to amend the Beltline ARP and redesignate the site to allow 
for a drive through. Since 2016, clear direction was provided by Administration that the proposal 
would not be supported as it did not meet the Main Street goals of the MDP, Beltline ARP or the 
intent of the CC-COR District in the Land Use Bylaw. The parcel is subject to the regulations for 
the entirety of the parcel, including both 17 and 16 Avenue SW frontages. With 17 Avenue SW 
being the focus of the MDP, Administration suggested that limiting vehicle access to 16 Avenue 
SW would allow for either a continuous building face or for a publicly accessible patio amenity 
on 17 Avenue SW, which Administration was willing to consider with supporting regulations and 
policy. Since the proposal was submitted, the applicant has not brought forward any changes to 
the DC Direct Control District or policy amendment to the Beltline ARP to reflect these 
discussions or address the concerns raised by Administration. The development concept in 
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included in the Applicant Submission (Attachment 4) has also not been revised since these 
discussions. 
 
The proposed application is not supported by Administration as drive throughs are specifically 
not permitted through a policy in the Beltline ARP and not supported by Main Streets policy in 
the MDP. A drive through may require a substantial Land Use Bylaw relaxation as outdoor 
speakers cannot be located within 23.0 metres of a property line of a parcel that is designated a 
residential district (a multi-residential district is located directly north across 16 Avenue SW from 
this property).The proposal also represents a significant underbuilding of the site that does not 
enable efficient use of land or infrastructure. 
 
Development and Site Design  
This is a proposal for a land use redesignation and does not include a concurrent development 
permit application. If the proposed DC Direct Control District were to be approved, a 
development permit would need to be submitted. The development application would then be 
evaluated against the applicable land use policies, the rules of the proposed DC District, and 
feedback from the Urban Design Review Panel (UDRP). The application would need to address 
considerations such as building height, massing, landscaping, access, and parking. Additional 
items to be considered through the development permit process include, but are not limited to: 
 

x ensuring building and site design allow for future expansion; 
x mitigation of future drive through and parking lot design; 
x ensuring active building frontages that prioritize pedestrian connections from public 

sidewalks;  
x extensive site landscaping with the retention of the existing mature vegetation, where 

possible; and 
x how the proposed development addresses green building, climate resiliency and 

adaptation considerations.  
 
The design of the site is critical due to a multi-residential development directly north of the 
subject site. Locating a drive through and speakers at the north end of the site as shown in the 
Applicant Submission (Attachment 4) may have negative impacts on the adjacent residents 
such as noise, and air pollution, particularly in the evening during the summer months.  
 
Crime Prevention Through Environmental Design (CPTED)  
The development concept has been reviewed for Crime Prevention Through Environmental 
Design (CPTED) principles by the Calgary Police Service (CPS) at the pre-application and land 
use stage. While a number of concerns have been raised, the review of the application before 
Committee and Council can only focus on whether the use is appropriate for the site and 
whether the appropriate site design regulations have been incorporated into the proposed DC 
District or in the policy amendment as conditions for a development permit cannot be applied 
through a land XVe applicaWion. The CPTED UeYieZ concXUV ZiWh AdminiVWUaWion¶V 
recommendation that the drive through use is not appropriate in this location. 
 
The following items can only be addressed through the development permit and cannot be 
conditioned through the land use process. The CPTED review raised concerns that the location 
and operations of the drive through will create crime, noise and safety impacts for adjacent 
residents. Auto-oriented site design in high density areas tend to provide opportunities for 
vehicles to congregate at night, causing noise impacts on the surrounding residents. The 
development concept shows the location of the order board speakers potentially being within 
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23 metres of a residential district that is not separated by a building, which would require a Land 
Use Bylaw relaxation. There are also a number of operational challenges which can only be 
addressed through appropriate site design and internal layout of the building at the development 
permit stage. CPS has noted with the current development concept (Attachment 4), there is a 
higher risk for loiterers due to the internal layout and location of seating within the building and 
social disorder challenges with limited lighting, limited surveillance and uncontrolled access at 
the side of the building. While these issues were raised in the CPTED review, the applicant has 
yet to provide a revised development concept to address the issues raised in the report. 

 
Urban Design Review Panel (UDRP) 
This land use amendment application was presented to the UDRP on 2020 September 30 as a 
drive through has significant design impacts on pedestrian-oriented areas, particularly on Main 
Streets that have already received substantial investment. Development context and street type 
(Main Street) should be considered in site design and building form to enhance the pedestrian 
experience and reinforce the character of the street. The UDRP contends a drive through facility 
on this site does not achieve this goal, regardless of the efforts to diminish the created negative 
urban design impacts. The proposed DC Direct Control District would allow for the site to remain 
an auto-oriented use for the 20 to 30-year lifespan of the new building. Allowing this 
development in its current proposal to proceed would be a major failure that diminishes the 
ambitions of the Main Streets initiative.  
 
UDRP recommends further review at the time of development permit application.  
 
The complete list of UDRP comments are included in Attachment 6. The applicant has 
UeVponded Wo UDRP¶V commenWV in WheiU ApplicanW SXbmiVVion (AWWachmenW 4). 
 
Transportation 
Pedestrian access to the site is available from existing sidewalks along 16 and 17 Avenues SW. 
Vehicle access is also provided from 16 and 17 Avenues SW. On-street parking is available on 
both 16 and 17 Avenues SW. The design of the site, including future access points and on-site 
parking requirements, would be considered at the development permit stage.  
 
Administration does not support drive through access off 17 Avenue SW as it is in contradiction 
to the policies in the Beltline ARP. Seventeen Avenue SW is a heavily used pedestrian corridor 
that the City has invested a considerable amount of funds into redeveloping based on the 17 
Avenue Streetscape Master Plan and maintaining a vehicle/pedestrian conflict point here is not 
advisable.  
 
Environmental Site Considerations  
An Environmental Site Assessment was not required as part of this application. There are no 
known environmental concerns associated with the site or this proposal at this time.  
 
Utilities and Servicing  
Water, sanitary and storm sewer mains are available and can accommodate potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Individual servicing connections, as well as appropriate stormwater management, will be 
considered and reviewed as part of a development permit.  
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Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018)  
The UecommendaWion alignV ZiWh Whe polic\ diUecWion of Whe CalgaU\ MeWUopoliWan Region BoaUd¶V 
Interim Growth Plan (IGP). The proposed land use amendment and policy amendment does not 
build on the principles of the IGP by means of promoting efficient use of land, regional 
infrastructure, and establishing strong, sustainable communities. 
 
Municipal Development Plan (Statutory – 2009)  
The proposal conflicts with multiple policies in the Municipal Development Plan (MDP). 
 
Section 2.2 Shaping a More Compact Urban Form of the MDP provides direction for fostering 
efficient use of land, complete communities, greater mobility choices, and transit-supportive land 
use. The design emphasis around the proposed drive through does not comply with many of the 
key directions, including:  
 

x promoting walkability; 
x mixing (and providing a variety of) land uses including higher density residential; and 
x creating a strong pedestrian environment.  

 
The subject land is located on 17 Avenue SW, a Neighbourhood Main Street, which is also 
classified as a Neighbourhood Boulevard. Pedestrians are given the highest priority on these 
streets, which are fully integrated with adjacent land uses and provide the highest level of 
connectivity of all street types. High quality urban design and green infrastructure strategies are 
incorporated into Neighbourhood Boulevards.  
 
Section 3.4.3 Neighbourhood Main Streets provides direction for development. The proposed 
drive through use is in direct contravention with many key policies, including:  
 

x moderate levels of intensification of both jobs and population over time;  
x appropriate transition of building scale between developments which are sensitive to the 

scale, form and character of the surrounding building and uses; and 
x auto-oriented uses and designs that generate high volumes of traffic, consume large 

amounts of land in a low-density form, require extensive surface parking, a drive through 
or create negative impacts for pedestrian travel and access should be discouraged. 
 

To reach their full poWenWial, CalgaU\¶V Main SWUeeWV need boWh pXblic and pUiYaWe inYeVWmenW. 
The Main Streets program is a continuum that goes from changes to land use that will support 
development opportunities to a streetscape master plan that is designed to support these 
changes and can be constructed in a coordinated fashion. The City has developed the 
17 Avenue Streetscape Master Plan, based on citizen and stakeholder feedback, technical 
analysis, and financial considerations. Construction is largely complete in this area of 17 
Avenue SW that enhances pedestrian safety and comfort, improve mobility options, and support 
17 Avenue SW as a destination that will support new and existing local businesses. It is 
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expected that any new development should complement and support the approximately $46 
million investment that has already been made. 
 
The Centre City Guidebook (CCG) and Developed Areas Guidebook (DAG) are not applicable 
to this site. The CCG is Volume 2, Part 2 of the MDP. It provides implementation policy for the 
Centre City and must be read in conjunction with the MDP, Volume 1 and the Local Area Plan in 
order to apply. Guidebooks provide common goals, building blocks and implementation policies 
that provide a starting point for new or significantly amended local area plans. In this case, the 
Beltline ARP Part 1 has not yet been amended to implement the CCG.  

 
Climate Resilience Strategy (2018)  
This application does not include any features that specifically address objectives of the Climate 
Resilience Strategy. Other sections of this report have discussed how features of the proposed 
development are contrary to active transportation objectives, which can deliver climate and 
GHG reduction benefits through low or zero emission transportation modes.  
 
Centre City Plan (Non-Statutory – 2007) 
The Centre City Plan (CCP) applies to this site and this application conflicts with policy in 
Section 4.2 Urban Structure Neighbourhoods. Policy 4.2.12 recognizes the impact that noise 
has on residential liveability and consider measures to minimize the impact. 
 
Beltline Area Redevelopment Plan (Statutory – 2006)  
 
Several policies in the Beltline Area Redevelopment Plan (ARP) apply to this proposal. The 
drive through use, as proposed, contravenes with the following objectives and policies. 
 
Section 4.3 Urban Mixed-Use Areas allow for a range and mix of uses in many possible 
configurations within buildings and the local context resulting in vibrant, pedestrian streets. 
Some uses may be restricted or prohibited where they are adjacent or in close proximity to 
Primarily Residential areas to ensure compatibility of adjacent uses within and among buildings 
and properties.  

 
Section 4.3.2 General Urban Mixed-Use policies, Subsection i, states that “No new drive-thru 
facilities are permitted.´  Due to this particular policy, an amendment to the Beltline ARP is 
required to allow for a drive through to be located on this specific site (Attachment 2). 
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Proposed Amendment to the Beltline Area 
Redevelopment Plan 
 
 
1. The Beltline Area Redevelopment Plan attached to and forming part of Bylaw 2P2006, as 

amended, is hereby further amended as follows: 
 
(a) In Part 1, section 4.3.2 entitled ³General Urban Mixed-Use Area policies´, add the 

following text to the end of the sentence at policy i: 
 
³, with the e[ception of development located at 1422 - 17 Avenue SW´. 
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PURSRVed DC DLUecW CRQWURO DLVWULcW 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as Vhaded RQ SchedXOe ³A´ WR 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
Vhaded RQ SchedXOe ³B´ WR WhLV B\OaZ, LQcOXdLQg aQ\ OaQd XVe deVLgQaWLRQ, RU VSecLfLc 
land uses and development guidelines contained in the said SchedXOe ³B´. 

 
SCHEDULE A 
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SCHEDULE B 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to allow for the additional use of drive 

through.  
  
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 Bylaw.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, 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 Centre City Commercial Corridor District (CC-COR) of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
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Discretionary Uses 
5 The discretionary uses of the Centre City Commercial Corridor District (CC-COR) of 

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

 
(a) Drive Through. 

  
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Centre City Commercial Corridor District 

(CC-COR) of Bylaw 1P2007 apply in this Direct Control District. 
 
Relaxations 
7 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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ASSlicaQW SXbPiVViRQ 
 
January 25, 2021 
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NeighboXrhood AssociaWion LeWWer 
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UUban DeVign ReYieZ Panel CommenWV  
  

Date September 30, 2020 
Time 2:00 
Panel Members Present  

Chad Russill (Chair) 
Terry Klassen 
Colin Friesen 
Ben Bailey 
Glen Pardoe 
 

Distribution 
Chris Hardwicke (Co-Chair) 
Gary Mundy 
Beverly Sandalack 
Ryan Agrey 
Jack Vanstone 
Noorullah Hussain Zada  
Jeff Lyness 
Michael Sydenham 

Advisor David Down, Chief Urban Designer  
Application number LOC2019-0100 
Municipal address 1422 17 Av SW 
Community Beltline 
Project description Land UVe Wo accommodaWe DUiYe ThUX (McDonald¶V) 
Review first 
File Manager Kait Bahl 
City Wide Urban Design Xia Zhang 
Applicant IBI Group 

 
*BaVed on Whe aSSlicanW¶V UeVSonVe Wo Whe Panel¶V commenWV, Whe Chief UUban Designer will determine if further review will include 
the Panel or be completed internally only by City Wide Urban Design. 

 
Summary 

Following a presentation and review of this application, the Panel finds this Land Use Redesignation to accommodate 
a new McDonald¶V dUiYe-thru with access from 17 AV SW to be highly problematic. The proposal does not respond to 
Whe e[iVWing and eYolYing Main SWUeeW conWe[W oU The CiW\¶V/commXniW\¶V VhaUed YiVion foU Whe BelWline. The Panel 
appreciates that the existing restaurant is in poor state of repair with functional and security challenges, however the 
cXUUenW YiVion WhaW inclXdeV a fXll demoliWion and UeconVWUXcWion of boWh Whe McDonald¶V bXilding and dUiYe-thru fails to 
deliver a high-quality urban design outcome based on the net opportunity presented. Development context and street 
type (i.e. Main Street) should be considered in site design and building form to enhance the pedestrian experience 
and reinforce the character of the street. The Panel contends a prototypical drive-thru facility on this site does not 
achieve this goal, regardless of the efforts to diminish the created negative urban design impacts.  

The Panel doeV noW VXSSoUW Whe aSSlicanW¶V SoViWion WhaW Whe SUoSoVed Land UVe ZoXld aXgmenW Whe inWended YiVion 
along the 17th AV SW Main Street by offering a more stimulating pedestrian experience. Further, for the purposes of 
WhiV UeYieZ, Whe Sanel coUUecWV Whe aSSlicanW¶V UefeUence Wo CiW\ Solic\ WhaW imSlieV a µgUandfaWheUed¶ enWiWlemenW. The 
subject site is not identified by the City of Calgary Guidebook for Great Communities as a Neighborhood Commercial 
Major Urban Form, nor does the site include a Vehicle-Oriented Policy Modifier. 

Foreseeably, the proposed Direct Control District would ensure the site remains an auto-oriented use for the next 20-
30-year lifespan of the new building. Allowing this development in its current proposal to proceed is a major failure 
that diminishes the ambitions of the Main Streets initiative. Primary concerns are summarized below:   

- DXe Wo Whe ViWe¶V locaWion on one of CalgaU\¶V SUemieU deVWinaWion Main SWUeeWV, iW iV neceVVaU\ Whe cXUUenW 
two-storey single use development model be reconsidered. A revised concept with increased density and a 
continuous street frontage should be explored. 
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- While the proposed reconfiguration would alleviate vehicle cueing onto 17 AV SE, the current site 
redevelopment strategy including building layout, drive-thru, and parking accesses conflicts with the vision 
for a pedestrian focused Main Street environment. A logical solution would see the 17th AV SW vehicle 
access removed. 

 

Urban Design Element 

Creativity Encourage innovation; model best practices 

x Overall project approach as it relates to original ideas or innovation 
UDRP Commentary The aSSlicaWion VXUSaVVeV ZhaW can be deVcUibed aV McDonald¶V W\Sical VWandaUdV foU 

architectural quality, however The Panel contends it is not proportionally adequate to 
offset the negative impacts created by accommodating the proposed 17th Avenue SW 
drive thru access. 

Applicant Response AV SUominenW global bUand, McDonald¶V SUioUiW\ iV Wo conWinXe Wo eYolYe and emeUge 
utilizing both cultural as well as technological trends to enhance and foster its image 
within the global market. As such, while the site has been designed to accommodate 
traffic flow into and out of the restaurant as it exists today, emerging trends have 
identified future technologies which could potentially change the logistics of the site in the 
future and thus, may alter the principles dictating how convenience food can and will be 
accessed. Therefore, the proposed site design and layout has included an augmented 
landscaped area which not only allows for visual connectivity and continuity, but also 
provides the flexibility for the space to be utilized differently at a future date if those 
WUendV emeUge aV a SUioUiW\ foU McDonald¶V and foU iWV cXVWomeU baVe. The alloZance Wo 
include this landscaped area into the site plan utilizing vehicles today results in a resilient 
site plan design which has the potential to be adjusted and utilized as needed when/if the 
time and/or technology dictates it as such.  

Context Optimize built form with respect to mass and spacing of buildings, placement on site, response to 
adjacent uses, heights and densities 

x Massing relationship to context, distribution on site, and orientation to street edges 
x Shade impact on public realm and adjacent sites 

UDRP Commentary The proposed built form and placement on site disregards the existing and future Main 
Street context, prioritizing vehicles at the expense of the public realm. 

Applicant Response The proposed site plan design follows the 17 Avenue SW Urban Design Strategy and 
17th Avenue SW Streetscape Master Plan which provide the guidelines for the 
interaction and relationship between buildings, landscape, and public spaces to 
encourage livability and vitality. The proposed site design has followed these guidelines 
by providing a site which will augment the building character, clearly define urban edge, 
and include an activated building interface, utilize proper building massing and scale, as 
well as increase the quality of the public realm. The site responds to existing conditions 
and integrates both vehicular and pedestrian traffic flow by thoughtfully relocating the 
drive through to the rear of the building off the street front. 
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Human Scale Defines street edges, ensures height and mass respect context; pay attention to scale 

x Massing contribution to public realm at grade 
UDRP Commentary The building massing creates a street wall that only extends approximately 50% of the 

site. The proposed public art feature on the adjacent private property (under separate 
ownership) does little to alleviate this loss of street interface/retail edge. 

Applicant Response Building design along with signage both integrate pedestrian proportions and scale, 
along with a proposed art project has the potential to create visual continuity for the site, 
but also enhance the overall pedestrian experience. The site has included future 
improvements along 17th Avenue which allow for a wider pedestrian boulevard along 
17th Avenue and a more integrated and accessible public realm which includes trees and 
banners and is more clearly defined through the use of materials and color as indicated 
in the 17th Avenue SW Urban Design Strategy. Additionally, planters, trees and benches 
have been included to supplement the boulevard and add natural elements to the overall 
pedestrian experience which add depth and interest to the restaurant edge making the 
overall experience more inviting. 

Integration The conjunction of land-use, built form, landscaping and public realm design 

x Parking entrances and at-grade parking areas are concealed 
x Weather protection at entrances and solar exposure for outdoor public areas 
x Winter city response 

UDRP Commentary The aSSlicanW haV demonVWUaWed a conVideUaWion of Whe ViWe¶V inWegUaWion, incoUSoUaWing 
landscaped buffers to screen the drive-through and soften the street edge, however the 
17th Avenue SW vehicle access and drive-thru use internal to the site are not supported 
by the Panel. 

Applicant Response A proposed dual lane drive through would eliminate queuing and congestion along 17th 
Avenue and allows for more intuitive and natural vehicular/pedestrian traffic flow 
movement on the site and creates a more distinct separation between all modes of 

travel. Additionally, the dual lane drive through has been strategically located behind the 
building structure and screened from the pedestrian flow along 17th Avenue to allow for 
continuity of building facade and offer a more cohesive experience for pedestrians. An 
outdoor patio has been included into the new building design located on the second level 
fronting 17th Ave. Shadow studies concluded that this location allowed for maximum sun 
exposure as well as aided in connectivity between pedestrians and patrons and 
encouraged a more vibrant and animated public realm space 

Connectivity Achieve visual and functional connections between buildings and places; ensure connection to 
existing and future networks. 

x Pedestrian first design, walkability, pathways through site 
x Connections to LRT stations, regional pathways and cycle paths  
x Pedestrian pathway materials extend across driveways and lanes 

UDRP Commentary The Panel acknowledges some efforts have been made to augment the pedestrian realm 
through landscaped paving treatments, however greater negative impact is created by 
accommodating the drive-thru use.    

Applicant Response The proposed building structure increases the connectivity and safety within the area by 
including a 2-storey glass permeable and transparent urban edge as well as helps to 
define a more animated boulevard with the addition of a more contemporary structure 
along the street. The proposed new site plan layout will allow for the restaurant to be 
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locaWed along Whe eaVW Vide of Whe ViWe ViWXaWed ne[W Wo Whe bXilding on Whe ViWe¶V immediaWe 
east. This will have the advantage of creating a continuous building 

facade along 17th Avenue of 120.8 metres in length. The proposed design has enhanced 
the 17th Avenue Urban Design strategy by including additional landscaping elements to 
enhance the pedestrian experience. 

Animation Incorporate active uses; pay attention to details; add colour, wit and fun 

x Building form contributes to an active pedestrian realm 
x Residential units provided at-grade 
x Elevations are interesting and enhance the streetscape 

UDRP Commentary The building design incorporates generous glazing and second floor patio along the 
south façade. A continuation of this street wall would contribute to a more an enhanced 
streetscape and active pedestrian realm. 

 

While well-intentioned, The Panel notes the proposed community wall mural on the 
adjacent private property would be obstructed by paUked caUV, XndeUmining iW¶V abiliW\ Wo 
activate the street interface. 

Applicant Response The proposed new 2-storey building structure includes a 2 Storey glass permeable and 
transparent urban edge which helps to define a more animated boulevard with the 
addition of a more contemporary structure along the street. Additionally, the inclusion of a 
second-floor patio along the exposed west side of the site would allow for more continuity 
and physical connection to pedestrians along the street in addition to keeping both the 
site and avenue activated and animated.  

Accessibility Ensure clear and simple access for all types of users  

x Barrier free design 
x Entry definition, legibility, and natural wayfinding 

UDRP Commentary Relatively good accessibility is provided from 17 Avenue SW to the primary building 
entrance. 

Applicant Response With the addition of the enhanced and augmented landscaping feature along the south 
side of the restaurant as well as into the site proper, there is a clear and consistent 
material and color palette reference which essentially expands the 17th Avenue 
boulevard into the property to all its entrances. The design has also been thoughtfully 
color-referenced along the apron to delineate the vehicle access along with bollards and 
lighting/banners which help identify modes of travel throughout the site. Three entrances 
are located along the south side (two off 17th Avenue) and another one within the 
augmented plaza area. Benches have also been included within each of these areas to 
aide with mobility and maneuverability.  

Diversity Promote designs accommodating a broad range of users and uses 

x Retail street variety, at-grade areas, transparency into spaces 
x Corner treatments and project porosity 

UDRP Commentary A single use-auto oriented business does not meet expectations for accommodating a 
broad range of users and uses. 

Applicant Response McDonald¶V iV a UeVWaXUanW-oriented business which focusses on sit down patrons as well 
as walk-up and take-out services. 
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Flexibility Develop planning and building concepts which allow adaptation to future uses, new technologies 

x Project approach relating to market and/or context changes 
UDRP Commentary The cXUUenW bXilding deVign and coUUeVSonding Land UVe failV Wo caSiWali]e on Whe ViWe¶V 

walkable urban location and recent City investment in the 17th Avenue SW streetscape. It 
is clear to the Panel McDonalds is driving design factors based solely from an existing 
business-model, and future redevelopment interest will accordingly suffer. 

Applicant Response AV SUominenW global bUand, McDonald¶V SUioUiW\ iV Wo conWinXe Wo eYolYe and emerge 
utilizing both cultural as well as technological trends to enhance and foster its image 
within the global market. While the site has been designed to accommodate traffic flow 
into and out of the restaurant as it exists today, emerging trends have identified 
technologies such as autonomous vehicles, as well as 5G which could potentially change 
the logistics of the site in the future and thus, may alter the principles dictating how 
convenience food will be accessed in the future. The proposed site design and layout 
has included an augmented landscaped area which not only allows for visual connectivity 
and continuity, but also provides the flexibility for the space to be utilized differently at a 
future date if and when those trends emerge as a priority foU McDonald¶V and foU iWV 
customer base.  . 

Safety Achieve a sense of comfort and create places that provide security at all times  

x Safety and security 
x Night time design 

UDRP Commentary The Panel acknowledges significant efforts to increase site security including greater 
building porosity, lighting, and patio placement. 

Applicant Response ConVideUable WhoXghW ZaV SXW inWo incUeaVing Whe ViWe¶V VecXUiW\ and VafeW\.  McDonald¶V 
will continue to work with the local police and BRZ as it relates to safety and security.  

Orientation Provide clear and consistent directional clues for urban navigation 

x Enhance natural views and vistas 
UDRP Commentary See related Urban Design Elements such as Context and Integration for a consistent 

Panel commentary. 

Applicant Response Noted. 

Sustainability Be aware of lifecycle costs; incorporate sustainable practices and materials 

x Site/solar orientation and passive heating/cooling 
x Material selection and sustainable products 

UDRP Commentary No Sustainability aspects were discussed as part of the application. 

Applicant Response The assortment of paving materials/colors has reinforced both the location of the main 
entrances to the restaurant as well as allowed for a delineation of the access for vehicles 
off 17th Avenue as well as created visual cues for pedestrians walking along the 
boulevard. Planters and benches have also been included along the restaurant front as 
per the 17th Avenue Urban Design Strategy policy to enhance this component of the 
public realm corridor. An additional small landscaped area has been included along the 
SW edge of the site to provide a semi-transparent screen from the parking in behind, 
reinforce the wall mural, and visually tie the building form from the east side to the west 
side of the site enhancing the connectivity and cohesion of the overall site design. All 
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vegetation introduced within the landscaping will be native species and drought-tolerant 
given the high degree of sun exposure along 17th Avenue south. 

Durability Incorporate long-lasting materials and details that will provide a legacy rather than a liability  

x Use of low maintenance materials and/or sustainable products 
x Project detailed to avoid maintenance issues 

UDRP Commentary While building materials are generally meet expectations, some site treatments present 
greater long-term maintenance issues.  Based on far more critical aspects related to the 
overall site layout as articulated in this document, commentary to this level of detail are 
not relevant at this time. 

Applicant Response Noted. We agree that this is a Development Permit comment. 
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