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EXECUTIVE SUMMARY 
 
This land use and policy amendment covers an area of approximately 26.25 hectares (64.88 
acres) and is located in the northeast quadrant of the city in the community of Harvest Hills.  
The subject site is formerly known as the Harvest Hills Golf Course.  The land use application 
proposes to redesignate the subject lands from Special Purpose – Recreation (S-R) District to 
Residential – One Dwelling (R-1s) District, Residential - One/Two Dwelling (R-2) Districts,  
Multi-Residential – Low Profile (M-1) District and Multi-Residential – Grade – Oriented (M-Gd80) 
District, Special Purpose - School, Park, and Community Reserve (S-SPR) District, Special 
Purpose – City and Regional Infrastructure (S-CRI) District and Special Purpose – Recreation 
(S-R) Districts.  These land use districts will accommodate residential development, open space 
(Municipal Reserve), a stormwater retention pond and utilities.  
 
Included in this report is an amendment to the Calgary North Phase 1 Area Structure Plan 
(ASP).  Currently, the Calgary North Phase 1 Area Structure Plan identifies the subject site as 
“open space,” therefore an amendment to the ASP is required. 
 
An Outline Plan application was submitted in support of this land use redesignation.  This 
proposed land use redesignation covers the entire Outline Plan area of 26.25 hectares (64.88 
acres.) 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 

ADMINISTRATION RECOMMENDATION(S) 2016 August 25 
 
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 38P2016 and260D2016; and 
 
1. ADOPT the proposed amendments to the Calgary North Area Structure Plan, in 

accordance with Administration’s recommendation; and 
 
2. Give three readings to the proposed Bylaw 38P2016 
 
3. ADOPT the proposed redesignation of 26.25 hectares ± (64.88 acres ±) located at 1450 

Harvest Hills Drive NE (Plan 9711046, Block 1) from Special Purpose – Recreation (S-
R) District to Residential – One Dwelling (R-1s) District, Residential – One/Two Dwelling 
(R-2) District, Multi-Residential – Low Profile (M-1) District, Multi-Residential – At Grade 
Housing (M-Gd80) District, Special Purpose – City and Regional Infrastructure (S-CRI) 
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District, Special Purpose – School, Park and Community Reserve (S-SPR) District, 
Special Purpose – Recreation (S-R) District, in accordance with Administration’s 
recommendation; and 

 
4. Give first reading to the proposed Bylaw 260D2016, 
 
5. That Council amend the proposed land use bylaw to facilitate a joint CA/RA amenity site 

in the multi-residential area of the plan; and 
 
6.  Give second and third readings to the proposed Bylaw 260D2016 as amended. 

 
REASON(S) FOR RECOMMENDATION  
 
The Land Use Amendment application and supporting Outline Plan (separate report) application 
proposes to provide the land uses and technical framework required to generally achieve The 
City’s policies. The proposal is generally in line with the Municipal Development Plan (MDP) and 
meets the MDP policies for moderate intensification of Established Developed Residential 
communities. The proposed application provides for a range of housing types, exceeds density 
targets, provides access to transit, provides a well connected street and cyclist network, and is 
inclusive of active and passive open space. The proposal also provides for compatible land 
uses and sensitive transitions to the existing low-density residential development. 
 
Administration notes that not all of Administration’s requests were addressed in part due to 
existing site topography, storm water constraints, and the spatial limitations of the site and 
considerations for developing within an already existing community. Some improvement 
opportunities were explored to meet Administrations requests but were unsuccessful 
(APPENDIX IX).  In light of the application meeting the general policy and objectives of the 
MDP, Administration is moving forward with an approval recommendation. 
 
The ASP identifies the golf course lands as ‘open space.’ As this use is inconsistent with the 
current proposal, an amendment to the ASP is required.  City Administration supports the policy 
amendments, as they will establish the appropriate policy framework for the development for the 
subject lands with the proposed land uses. 
 
ATTACHMENTS 
 
1.  Proposed Bylaw 38P2016 
2.  Proposed Bylaw 260D2016 
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 Calgary 
North Phase 1 Area Structure Plan (APPENDIX IV). 

 
 Moved by:  S. Keating Carried:  6 – 1  
 Absent:  G. Morrow Opposed:  G.-C. Carra  
 
 Comments from Mr Wright: 

• The Calgary North ASP was approved in 1980 and its role was to establish basic 
land uses and infrastructure.  Therefore, this ASP has achieved its basic objectives 
and rather than amending a stale dated document, it should be rescinded or 
replaced. In this specific instance Administration added another set of policies to 
help guide the redevelopment (which is unusual for an ASP), but given no other 
“tools”, short of a DC District, I can see the logic.  But as a general rule we should 
consider when a policy document has achieved its objectives, we should figure out 
whether the document should remain, be replaced or be rescinded. 

 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 26.25 

hectares ± (64.88 acres ±) located at 1450 Harvest Hills Drive NE (Plan 9711046, Block 
1) from Special Purpose – Recreation (S-R) District to Residential – One Dwelling (R-
1s) District, Residential – One/Two Dwelling (R-2) District, Multi-Residential – Low 
Profile (M-1) District, Multi-Residential – At Grade Housing (M-Gd80) District, Special 
Purpose – City and Regional Infrastructure (S-CRI) District, Special Purpose – School, 
Park and Community Reserve (S-SPR) District, Special Purpose – Recreation (S-R) 
District. 

 
 Moved by:  S. Keating Carried:  6 – 1  
 Absent:  G. Morrow Opposed:  G.-C. Carra  
 
 Reasons for Approval from Mr. Wright: 

• Redevelopment of the golf course will: 
o Increase the population to closer to what was anticipated in the ASP; 
o Meets the MDP goals of intensification, but does fall short on other goals; 
o Creates more public open space and pathways; and 
o Likely will reduce water consumption from golf course to residential development. 

 
 Reasons for Approval from Mr. Foht: 

• The application broadly meets the requirements of the MDP as to density and over 
all development.  The buffers provided between the existing residential and new 
residential, combined with the MR, PUL and URW provide a significant amount of 
green space which will benefit both the new residents and existing residents.  This is 
a proper application for the lands and designed appropriately. 
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 Reasons for Approval from Mr. Friesen: 
• I voted in favour of these items for the following reasons.  The community already 

has more than the typical required open and green space even without the golf 
course.  The proposed development is very similar to the existing community in 
terms of density and housing type.   

• Golf courses are open green space and they are recreational amenities but they are 
not environmentally friendly or natural.  They use huge amounts of water, they 
typically use chemicals to fertilize and control weeds and insects and they use 
energy for mowing and trimming.  The grasses planted are in no way native or 
natural.  They are entirely artificial environments. 

• Converting the space to a residential neighbourhood increases available housing 
within the existing city boundary and is probably also a net benefit to the 
environment. 
 

 Reasons for Approval from Ms. Gondek: 
• While the community is arguing that the City should retain the SR zoning to preserve 

its commitment to green space, the fact that SR was zoned to meet the private 
developer’s vision for a golf course at that time.  In present, a new use is needed for 
a new vision on this private land.   

 
Comments from Ms. Gondek: 
• This item is an example of how we need to better serve our residents who boarder 

retrofitting situations.  It would have been useful to provide examples (particularly 
visual representations) of how other communities have been adapted over time.  
Further, we should strive to provide evidence or example-based feedback on the 
benefits of retrofitting (i.e. increased amenities, better mix of housing types and 
creation of market-based affordability). 

• The goals of the conservation-based development approach, that is suggested by 
Administration, is often at odds with the goals of the MDP.  It is hard to increase 
density and maintain green spaces/trees concurrently.  Therefore, it is critical that we 
focus on retrofitting our periphery communities in a careful manner that respects 
both existing and future residents. 

2016 August 25 
 
MOTION: The Calgary Planning Commission accepted correspondence from: 
 

• Elspeth (Ellie) Christie dated 2016 August 09;  
• Sylvia Coverdale dated 2016 August 22; 
• Danny Siu dated 2016 August 24; 
• Patty and Dan Klassen dated 2016 August 24;  
• Mandy Young dated 2016 August 24;  
• Bev Hearn dated 2016 August 24;  
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• Mark Dyck dated 2016 August 24; and 
• Elspeth (Ellie) Christie dated 2016 August 25; 

 

 as distributed, and directs it to be included in the report in APPENDIX X. 
 

 Moved by:  J. Gondek Carried:  8 – 0 
 

AMENDMENT: Remove 5 lots west of the stormwater pond and add 1 lot to the north to 
create a larger amenity space in the centre of the plan area. 

 

 Moved by:  G. Morrow LOST:  1 – 7  
 Opposed: C. Friesen, R. Wright, 
  M. Tita, G.-C. Carra, 
  S. Keating, M. Foht and 
  J. Gondek 
 

 Reasons for Opposition of the amendment from Mr. Wright: 
• No logic to make this change. 

 

 Reasons for Opposition of the amendment from Ms. Gondek: 
• Seeing the evolution of this application over time indicates that buffers 

and number of lots have been in flux over time.  We have already 
asked for an 8 metre buffer where one did not exist (south of Harvest 
Park Rise NE), and removed lots where the tot lot now exists. Mr. 
Morrow’s proposed amendments are revisiting buffer sizes and lot 
quantity, which is not a simple matter.  It will affect the plan and also 
increase responsibility of both the City and the Resident’s Association 
(for MR and buffers respectively) for maintenance. 

 

 Reasons for Opposition from Mr. Friesen: 
• The two amendments included deleting 5 lots from the middle of the 

project to increase amenity space and increasing buffer space to a 
minimum at the back of lots. 

• I voted against both amendments as being of very limited value to the 
community while imposing a needless burden on the developer.  The 
buffer space change would have been unpredictable in the number of 
lots that would have been compromised. 

  

AMENDMENT: Increase buffer spaces to a minimum of 10 metres to improve safety and 
increased separation to existing home lots in the “island”. 

 

 Moved by:  G. Morrow LOST:  2 – 6  
 Opposed: C. Friesen, R. Wright, 
  M. Tita, S. Keating, 
  M. Foht and J. Gondek 
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 Reasons for Opposition of the amendment from Mr. Wright: 
• Would cause far more problems than first considered, including 

possible elimination of lots as they would be no longer functional 
dimensionally. 

 

 Reasons for Opposition of the amendment from Ms. Gondek: 
• Seeing the evolution of this application over time indicates that buffers 

and number of lots have been in flux over time.  We have already 
asked for an 8 metre buffer where one did not exist (south of Harvest 
Park Rise NE), and removed lots where the tot lot now exists. Mr. 
Morrow’s proposed amendments are revisiting buffer sizes and lot 
quantity, which is not a simple matter.  It will affect the plan and also 
increase responsibility of both the City and the Resident’s Association 
(for MR and buffers respectively) for maintenance. 

 

 Reasons for Opposition from Mr. Friesen: 
• The two amendments included deleting 5 lots from the middle of the 

project to increase amenity space and increasing buffer space to a 
minimum at the back of lots. 

• I voted against both amendments as being of very limited value to the 
community while imposing a needless burden on the developer.  The 
buffer space change would have been unpredictable in the number of 
lots that would have been compromised. 

 

MOTION: The Calgary Planning Commission REFERRED the proposed 
amendments to the Calgary North Area Structure Plan and the proposed 
redesignation of 26.25 hectares ± (64.88 acres ±) located at 1450 
Harvest Hills Drive NE (Plan 9711046, Block 1) from Special Purpose – 
Recreation (S-R) District to Residential – One Dwelling (R-1s) District, 
Residential – One/Two Dwelling (R-2) District, Multi-Residential – Low 
Profile (M-1) District, Multi-Residential – At Grade Housing (M-Gd80) 
District, Special Purpose – City and Regional Infrastructure (S-CRI) 
District, Special Purpose – School, Park and Community Reserve (S-
SPR) District, Special Purpose – Recreation (S-R) District back to the 
Administration to address the following: 

 

• To have further discussion between Administration and the 
Applicant about incorporating a shared space for the Community 
Association and Resident’s Association within one of the 
proposed multi-residential sites in the plan; 
 

and return to Calgary Planning Commission no later than 2016 
December 15. 

 
 Moved by:  J. Gondek WITHDRAWN 
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AMENDMENT: Amend Administration’s recommendation and give first reading to the 
proposed land use amendment bylaw, and request that Council consider 
amendments to the Land Use to facilitate a joint CA/RA amenity site in 
the multi-residential area of the plan. 

 

 Moved by:  J. Gondek Carried:  6 – 1  
 Absent:  G. Morrow Opposed:  M. Tita 
 

 Reasons for Approval of the amendment from Ms. Gondek: 
• I agree that there is a need for a community amenity space; therefore, 

I made the motion to try to facilitate a shared Community 
Association/Resident’s Association space within a proposed multi-
residential site in the plan. 

 
MOTION: RECOMMEND that Administration initiate discussions between the 

applicant and neighbourhood regarding a shared CA/RA amenity within a 
proposed multi-residential building and bring forward amendments to 
Council for the Public Hearing. 

 

 Moved by:  J. Gondek Carried:  6 – 1  
 Absent:  G. Morrow Opposed:  M. Tita 
 

 Reasons for Approval of the motion from Ms. Gondek: 
• I agree that there is a need for a community amenity space; therefore, 

I made the motion to try to facilitate a shared Community 
Association/Resident’s Association space within a proposed multi-
residential site in the plan. 
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Applicant: 
 

Landowner: 

QuantumPlace Developments Ltd.  1939487 Alberta Limited (Cedarglen Homes) 
 
 
 
 

PLANNING EVALUATION 
 
SITE CONTEXT 
 
The subject site is located in the community of Harvest Hills. The subject parcel is located south 
of Country Hills Boulevard NE, and west of the Nose Creek Valley and Canadian Pacific Rail 
(CPR) tracks. The primarily low-density community of Harvest Hills borders the subject lands to 
the west and south.  To the east of the site is a strip of land owned by The City of Calgary that 
houses major utilities and further east is land owned by the Canadian Pacific (CPR) railway with 
a rail line running parallel to the eastern property line in a north/south direction. Past the CPR 
lands is a site currently designated Industrial – General (I-G) District, currently being developed 
by Melcor Developments Ltd. South of the Harvest Hills lies existing residential development, 
the proposed Aurora Business Park, and designated Special Purpose – Future Urban 
Development (S-FUD) District. 
 
History 
 
The parcel was originally subdivided in the 1980’s and was developed into what was formerly 
known as the Harvest Hills Golf Course. The nine-hole golf course was constructed in 1991 by 
Genstar Developments. Prior to development of the Harvest Hills Golf Course, the site was 
extensively used for gravel extraction and was an operating gravel pit.  
 
 
DENSITY 
 
The Outline Plan proposes an anticipated total of 716 residential units (with a maximum yield of 
936 units under the Land Use Bylaw regulations).  This equates to an anticipated density of 
27.28 to 35.66 units per hectare (11.04 to 14.43 units per acre) within the subject site. The 
proposal currently exceeds MDP targets of 20 units per hectare (8 units per acre). 
 
The current ASP outlines density expectations ranging from 12 to 17 units per hectare (5 to 7 
units per acre) for the area outlined in the ASP as a whole. The current density in Harvest Hills 
including the golf course is 12 units/hectare (4.8 units per acre). The application falls within the 
existing density targets for the entire ASP area within the Harvest Hills community at 15.3 units 
per hectare (6.2 units per acres). 
 
The amended ASP requires the Special Policy Area meet the MDP target of 20 units per 
hectare (8 units per acre), while the proposal exceeds the density targets also for Special Policy 
Area by proposing 27.28 units per hectare (11.04 units per acre).  
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2016 OCTOBER 3 

ISC: UNRESTRICTED 
CPC2016-261 
LOC2015-0102 
Page 10 of 160 

  
POLICY AMENDMENTS AND LAND USE AMENDMENT  
HARVEST HILLS (WARD 3)  
COUNTRY HILLS BOULEVARD NE & HARVEST HILLS GATE NE  
 BYLAW 38P2016 AND 260D2016 MAP 23N 
 

 
J. Siriphokham 

Should the application move forward with the proposed 716 additional units on the subject site, 
the density would be 15.3 units/hectare (6.2 units per acre).  If the application were to move 
forward with the maximum amount of units allowed as per the Land Use Bylaw (936 units) within 
the proposed land uses districts, the density would be 16.3 units/hectare (6.6 units per acre). 
 
The chart below outlines the Community Population Data outlining the peak population 
statistics: 
 
 
 
 
 
 
 
 
 
 
 
 
LEGISLATION & POLICY  
 
The South Saskatchewan Regional Plan (SSRP), Municipal Development Plan (MDP), and the 
Calgary North Phase 1 Area Structure Plan (ASP) are the relevant policy documents that guide 
development of the subject lands.   
 
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 subject land is identified within the area on Map 1 ‘Urban Structure’ of the MDP as 
Established Developed Residential area. The subject parcel is located immediately to the south 
of the boundary between the Developed and Developing Residential Area and within the 
Developed Residential area. This part of the Developed Residential area is characterized by 
predominantly low density residential development where the MDP calls for moderate 
intensification that respects the scale and character of the neighborhood.  The proposal 
generally meets the intent of the MDP.  Outlined below are the policies and objectives that are 
achieved and those objectives which are outstanding:  
 
  

Harvest Hills 
Peak Population Year 2014 
Peak Population   7594 
2016 Population 7568 
Difference in Population # -26 
Difference in Population % 0% 
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Municipal Development Plan policies and objectives achieved 
 
• Propose a mix of land uses and variety of housing forms. 

 
• Ability to accommodate special care facilities and childcare facilities. 

 
• Respects the existing low density residential by proposing compatible development and 

transitioning to multi-residential development. 
 

• Incorporates an open space and landscape buffer system to meet the varying needs of 
Calgarians. Proposes a social gathering area, active and passive recreational space for 
outdoor activities and sports such as tennis, tot lots and fitness activity stations. 
 

• Provides greater housing choices at transit supporting densities by locating the higher 
density development close to added transit stops. 
 

• Provides moderate redevelopment within an established residential area of the city. 
 

• Provides appropriate densities and a mix of land uses to support a base transit network. 
 

• Celebrates the entranceway into the community by incorporating entrance features. 
 

• Creates an interconnected open space system by providing connected pathways throughout 
the plan. 
 

• Aims for tree sustainability through Tree Conservation and Replacement policies outlined in 
the amended Calgary North Phase 1 Area Structure Plan. 
 

• Allows for a connected mobility network by providing connected Streets. 
 

• Provides high quality pedestrian and cyclist connections on proposed pathways throughout 
the site with connections to the regional pathway.  

 
Municipal Development Plan policies and those objectives which are outstanding  
 
• Absence of Neighborhood Activity Centre (NAC), a focal point in the community would 

support the revitalization of local communities by adding a mix of local commercial service 
uses, a coffee shop, and provide a community gathering space in place of the golf course 
club house (APPENDIX IX).  

 
• The MDP encourages the incorporation of green infrastructure solutions including low 

impact development (LID) for storm water management. The plan does not take advantage 
of tree preservation by incorporating a more conservation based site design and building 
layout (APPENDIX IX).  
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• The plan does not propose a complete community due to the absence of services within 

walking distance for most residents. 
 
Calgary North Phase 1 Area Structure Plan (ASP) 
 
An ASP amendment is required as the proposed Land Use and Outline Plan are not in 
alignment with the approved ASP, in that the policy identifies the subject lands (former Harvest 
Hills Golf Course) as ‘open space.’  
 
The ASP amendments propose to identify the subject lands as a Special Policy Area. The policy 
includes provisions that provide a suitable framework to guide the future development of the 
lands, and provides more certainty around items such as Rail Corridor Policies, multi-residential 
building form and design, and open space and landscaped buffer obligations. 
 
 
LAND USE DISTRICTS  
 
The proposal seeks to redesignate the subject lands from Special Purpose – Recreation (S-R) 
District to a variety of land use districts to facilitate redevelopment of the golf course.. 
 
Residential Land Use Districts  
 
The application incorporates a variety of residential land uses and housing types, with the 
intention of providing similar housing forms adjacent to the existing development.  The 
Residential – One Dwelling (R-1s) District and Residential – One/Two Dwelling (R-2) Districts 
are low density land uses intended to provide for single-family dwellings (with a provision for 
secondary suites or backyard suites) and semi-detached dwellings. The plan will consist of 
laneless housing types due to spatial limitations of the site. 
 
Higher density development is proposed along the north and east property lines abutting 
Country Hills Boulevard NE and the CPR tracks.  The Multi-Residential – Low Profile (M-1) 
District and Multi-Residential – At Grade Housing (M-Gd80) Districts provide multi-residential 
development in a variety of forms of low height and low and medium density. The maximum 
height proposed in the Multi-Residential Districts is four stories. 
 
Non –Residential Land Use Districts 
 
The Special Purpose - School, Park, and Community Reserve (S-SPR), Special Purpose – City 
and Regional Infrastructure (S-CRI) and Special Purpose – Recreation (S-R) Districts are 
proposed.  
 
The S-SPR District will accommodate the proposed open space (Municipal Reserve). 
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The S-R District represents the proposed publicly accessible landscaped buffer area which will 
be owned and maintained by a Residents Association.  Public access easements will be 
registered concurrent with the affected Tentative Plan to ensure the landscaped buffer space is 
accessible to all Calgarians.  
 
The S-CRI district accommodates the storm water pond and the Public Utility Lot. The 
configuration also allows for access and maintenance of the storm pond. 
 
Open Space (Municipal Reserve (MR)) 
 
Municipal Reserve (MR) has been dedicated in the northwest, northeast and central areas of 
the plan area. A required reserve dedication of 2.409 hectares (9 percent) as per a Deferred 
Reserve Caveat on title has been provided. An over-dedication of 0.541 hectares is being 
proposed as additional Municipal Reserve (MR) lands.  
 
The northwest MR parcel is designed to provide both active and passive recreational 
opportunities. This parcel was strategically located in the northwest quadrant near two public 
streets in order to increase visibility and ensure residents in the north area of the development 
have access to a park space within a 450 metre walking distance. The concept for this park 
includes a playground, tennis courts, and seating areas in order to provide services for a variety 
of people at varying stages of life. The Recreational Amenities Gap Study (2010) provides 
details indicating that the area is underserved by tennis amenities as the area shows a lower 
than city average use of the amenity but a higher than city average perceived need for the 
amenity. The closest tennis courts are located in Sandstone and are over five kilometres from 
this site. 
 
The northeast reserve parcel provides a 12-metre wide linear park space that will incorporate a 
regional pathway that will become a component of the Trans Canada Trail. This pathway will 
support regional connectivity from Confluence Park in the south northward to the city limits and 
along Country Hills Boulevard NE. 
 
The central open space provides passive recreation opportunity with the concepts including a 
gathering/seating area and pathway connections that will connect users around the storm pond.  
 
Landscaped Buffer 
 
The landscaped buffer system acts to provide a separation between existing and new 
development and will provide active and passive recreational opportunities by way of pathways 
and outdoor fitness equipment.  The pathways within the buffer system will provide pedestrian 
connections within the community and provide connection to the adjacent neighborhood and the 
regional pathway system. 
 
Administration considered the inclusion of the landscaped buffer as a component of the 2.409 
hectare MR dedication as required by the Deferred Reserve Caveat, however Administration felt 
that the landscaped buffer system would present a number of challenges and therefore was 
deemed inappropriate as Municipal Reserve dedication.  Challenges included the lack of 
functionality of the space, low visibility from the street, an awkward shape and dimension 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2016 OCTOBER 3 

ISC: UNRESTRICTED 
CPC2016-261 
LOC2015-0102 
Page 14 of 160 

  
POLICY AMENDMENTS AND LAND USE AMENDMENT  
HARVEST HILLS (WARD 3)  
COUNTRY HILLS BOULEVARD NE & HARVEST HILLS GATE NE  
 BYLAW 38P2016 AND 260D2016 MAP 23N 
 

 
J. Siriphokham 

restricts programming within the space, and encumbrances by an Overland Drainage Right-of-
Way and several Utility Rights-of-Way. 
 
The landscaped buffer system will be publically accessible linear green space that is privately 
owned and maintained by a Residents Association.  Public access easements will be registered 
over these areas at the subdivision stage in order to ensure the land will become an amenity for 
all Harvest Hills residents. 
 
 
TRANSPORTATION NETWORKS  
 
A Transportation Impact Assessment (TIA) was submitted in support of the proposed 
application.  Primary access to the plan area is provided from Country Hills Boulevard NE at 
Harvest Hills Gate NE to the west of the plan area, and a new collector road, Harvest Park Drive 
NE at the east boundary.  A second access to the community is provided to the south from 
96 Avenue NE (Airport Trail NE).   
 
Transit service to the plan area will be provided by extension of the routes currently serving the 
community.  Calgary Transit continues its review of overall service provided to the area to align 
with the future construction of the Green Line LRT, located to the west of the plan area along 
Harvest Hills Drive NE. 
 
 
RAIL CORRIDOR 
 
A minimum residential building setback of 30 metres from the railway property was required for 
this application. The proposal meets this requirement.   
 
 
UTILITIES & SERVICING 
 
Water and Sanitary 
 
Water and sanitary are available adjacent to the development area on Harvest Hills Drive NE 
and Harvest Lake Drive NE. All water/sanitary extensions through the new development will be 
at the developer’s expense. 
 
Stormwater Management 
 
Stormwater will be managed through a new stormwater management facility (pond) with new 
storm sewers within the plan area directing all stormwater to the new pond. All storm 
infrastructure is to be constructed at the expense of the developer. From the preliminary site 
grading plan grass swales are proposed within the green spaces and concrete swales will be 
located at the back of new development, Detailed design, determined at the subdivision stage, 
will confirm whether concrete swales or grass swales are incorporated.  
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A relaxation for the stormwater volume control target has been granted for this development, 
provided that the individual multi-residential sites do not exceed the 110 millimetre volume 
control criteria. This will limit the amount of impervious surfaces to 60-65 percent for each 
individual multi-residential site, or require the provision of storm tanks for irrigation. Further 
relaxations on stormwater volume control targets will not be granted. 
 
A turnaround is to be provided on the maintenance access road in the south east corner of the 
Public Utility Lot surrounding the pond. 
 
Site Grading 
 
The site will require significant grading to direct all on-site drainage to the proposed pond. 
Preliminary plans indicate some areas will require approximately 6 metres of fill. Cuts will be 
primarily from the pond area. Overall, the development will result in a net import of fill from 
outside the development.  
 
A comprehensive Stripping and Grading Development Permit for the site will be required prior to 
proceeding with any grading activities. 
 
 
TREE CONSERVATION AND REPLACEMENT 
 
Section 2.4 - Ecological Networks, of the MDP has an objective to maintain Calgary’s 
biodiversity and landscape diversity by integrating and connecting ecological networks 
throughout the City. Protection of trees and enhancement of the urban forest provide are critical 
to achieve this objective. There are approximately 1190 trees on site, approximately 575 trees 
within the proposed Special – Purpose Districts and approximately 615 trees on the remainder 
of the site (residential districts and roads). Tree retention was encouraged throughout the 
process, however tree protection and retention are currently unknown as only preliminary 
grading plans stage has been prepared to date (APPENDIX IX). The extent of grading will 
determine the number of mature trees that are able to be retained. 
 
In light of the uncertainty regarding tree retention, a Tree Conservation and Replacement policy 
has been included in the ASP Amendment.  The policy aims to achieve tree replacement in a 
range of 100 to 125 trees per hectare (40 to 50 trees per acre) within Special Policy Area. As 
approximately 284 trees will be required on the multi-residential sites alone based on Land Use 
requirements, Administration determined a 50 percent credit was acceptable for trees provided 
on multi-residential development sites to be considered towards the total tree count in the 
landscaped buffer and open space. 
 
Prior to the submission of the affected tentative plan, a Comprehensive Detailed Tree Report 
prepared by a Registered Consulting Arborist is required to identify the maximum conservation 
of existing trees.   
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Should the condition of the trees change significantly or natural events which damage trees 
occur, an updated Comprehensive Detailed Tree Report is required to be submitted and 
replacement of the trees shall be as per the Tree Conservation and Replacement Policy as 
outlined in the Calgary North ASP.  
 
 
ENVIRONMENTAL ISSUES  
 
Phase 1, 2, and 3 Environmental Site Assessments were submitted and reviewed in support of 
the subject application. These reports do not indicate that any significant environmental issues 
currently exist on the site, however records indicate that a rock quarry operated within a portion 
of the site during the mid-1970’s to the mid-1980’s period. Prior to approval of the affected 
tentative plan or stripping and grading development permit, current soil and groundwater 
conditions must be determined within the footprint of the former quarry to ensure that the site is 
suitable for residential use. 
 
Water bodies 
 
Three irrigation ponds on the site have been identified through the Biophysical Impact 
Assessment as Class V wetlands. These irrigation ponds were artificially constructed and have 
water levels maintained through a series of interconnected engineered structures. There is no 
evidence that the wetlands existed in the pond locations prior to the development of this site as 
a golf course or gravel pit. As these water bodies are manmade they do not qualify as 
Environmental Reserve as per the Wetland Conservation Plan. Provincial Water Act approvals 
will be required to fill in the ponds at the time of development. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
In the future the multi-residential sites may require Low Impact Development to meet the 
mandated volume targets.  Incorporation of LID will be confirmed at the Tentative Plan stage. 
 
 
GROWTH MANAGEMENT  
 
The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 
 
 
PUBLIC ENGAGEMENT 
 
Community Association Comments 
 
The Northern Hills Community Association has been engaged throughout the process of the 
application and has submitted letters in response to the revised plans and a letter package with 
appendices (APPENDIX III).  Administration has been in close contact with the Northern Hills 
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Community Association to ensure their concerns are heard and considered, and any inquiries 
are answered.  Overall the Community Association is not in support of the application 
(APPENDIX III). 

 
Citizen Comments 

 
Administration received approximately 5,500 letters/emails and telephone calls primarily in 
opposition (five letters of support) to the proposed development of the Harvest Hills Golf 
Course. The majority of the comments heard by Administration are summarized as follows: 

 
• Strain on already limited services (medical clinics etc.) and City services (EMS etc.) 

Residents safety compromised, reduction of privacy;  
• Railway track switching yard and dangerous goods route as it presents potential 

danger to the community/ proposed development;  
• Lower quality of life for area residents;  
• Loss of recreational and green space in community and Calgary; 
• Lack of connection to the LRT system and transit system is overloaded; 
• Concerns regarding area and public school capacities;  
• No meeting space for community members, need community facility;  
• Traffic concerns: capacity and congestion issues, parking issues; 
• Traffic calming measures are needed; 
• Concerns regarding proposed uses for new park spaces: pathway connectivity, 

buffer widths insufficient, tennis courts will not be used; 
• Concerns over consistency with architectural controls for community: interface 

issues; built form; fencing, existing style of existing homes, etc;  
• Concerns over City review process: residents feel application has already been 

determined;  
• Question on whether application meets City of Calgary Municipal Development Plan 

policy; City standards are already changing; 
• Concern regarding why City would potentially support application when the local 

community does not / sets precedent;  
• Construction impacts on community if development proceeds;  
• Loss of property values, cost money for residents to relocate (real estate fees etc);  
• Concerns with the overhead power lines, would like to see them buried; 
• Does not solve Urban Sprawl, promotes concrete jungle;  
• Loss of tourism;  
• Concern whether current infrastructure can handle additional density; 
• Storm water pond design: breeding ground for mosquitoes etc; 
• Questions on supporting technical document validity: TIA completed in summer, BIA 

completed in winter as opposed to summer – exempts large number of migratory 
birds (hawks, owls); stormwater management concerns;  

• Applicant did not respond / misrepresented community feedback;  
• Who will maintain the fence along Golf Course;  
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• Environmental concerns: reduction of clean air (construction impacts), increase 
energy consumption, removal of trees, Loss of the wildlife habitat and biodiversity, 
etc; and 

• Site is not an ideal location for residential development due to airport noise, rail, 
Country Hills Boulevard NE.  

 
 

Public Meetings 
 

Applicant Led Engagement 
 
QuantumPlace Developments Ltd undertook an extensive applicant led 8-month engagement 
process with the community and prior to submitting an application for the Harvest Hills Golf 
Course redevelopment. This process involved numerous meetings, workshops, open houses 
and correspondence with various stakeholders (APPENDIX VII).  
 
City Led Engagement 

 
The overall strategy of Administration was to ensure transparency and keep the public well 
informed throughout the process of the application.   

 
The City hosted three open houses and one information session (one additional upcoming in 
September 2016 between CPC and Council meetings). A working session was also held with 
the members of the Community Advisory Group, Community Association and Applicant group 
on 2016 April 13.  Many additional meetings were held with the representatives of the Northern 
Hills Community Association, members of the public and other stakeholders. Engagement is as 
follows: 

 
1. Administration hosted three public open houses on 2015 September 10, 2015 

September 11 and 2015 September 14 to present the application and receive initial 
feedback. The three sessions were attended by more than 300 members of the public, 
and surveys and comment sheets were used to collect additional public input. The open 
house survey was available for to public input online until 2015 September 21 and 490 
(280 online and 210 paper) surveys were completed by citizens. 

 
The results of the September 2015 open houses and open house survey can be 
summarized by stating that overall the respondents want no re-development: 

 
• Golf Course should remain, no development, more green space needed; 
• Most respondents feel there is a need for commercial services; 
• Higher density should be closer to the city core, less density or no multi-residential 

housing; 
• Will add walking and bike paths; 
• Build “like to like”; 
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• Need more sports fields/courts/facilities, play grounds, senior recreation 
opportunities, community centre, pathways; 

• Wider buffer areas, should be maintained by developer; 
• Need for professional offices such as dentists, doctors; 
• Need for schools and childcare services; 
• Mature trees preserved; 
• Residents feel they are not being heard and is a “done deal”; 
• Traffic congestion, better infrastructure; 
• Surveys are biased; 
• Development will lower the property value, homeowners should be compensated;, 

breach of contract; 
• Does not meet the MDP criteria; 
• Overhead powerlines should be buried; 
• Lack of trust in the developer; 
• In favour of development so others can move to the community; 
• Pathways should be connected; 
• Poor planning; 
• Not a walkable community; 
• Does not conform to existing community pattern, housing types; 
• Destruction of natural habitats and wetlands; and 
• Dangerous to develop near the rail, safety concerns. 

 
2. A fourth information session was held on 2016 July 20.  This Information session was a 

forum to share Administration’s recommendation to CPC and to inform the public on next 
steps of the process and how the public can be involved. This information session was 
well attended by close to 240 citizens and Administration received 95 completed 
surveys.  The survey was to get feedback on the information session itself, but other 
comments and questions were received.   The comments were very negative towards 
the development and can be summarized as follows: 
 
• Loss/shortage of green spaces; 
• Policy doesn’t align with common sense; 
• Shortage of school space; 
• Too much densification; 
• Loss of quality of life; 
• Traffic calming will lead to increased congestion; 
• Adding multi-residential dwellings will change neighbourhood character; 
• Loss of golf course; 
• Resident input and concerns have been ignored; 
• Development adds no value to the community; 
• Development is not consistent with city’s vision and values; 
• Process favours the developers; 
• Environmental impact of the project; 
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• Impact on property values; 
• Project will be precedent setting for other Calgary golf courses; 
• Area is underserviced across the board; 
• Noise and vibration from railways; 
• Lack of information about master drainage plan; 
• Lack of detail on number of units; 
• Engagement should not occur during the summer months; and 
• Lack of information about transit upgrades. 

In addition to the many face to face events, the public was well informed and involved by: 
 

• City circulation of the application to reach area residents July 2015; 
 (682 households, buffer – increased from 61 metres to 180 metres, extended 

circulation period to 50 days to submit feedback); 
• Online survey to collect initial public input: 2015 July 17 to 2015 August 16; 
• Monthly update to email subscribers; 
• City of Calgary project website; 
• Ongoing opportunity for public to submit comment by email or telephone throughout 

the process; and 
• Respond to all inquiries made directly to the file manager. 

 
Administration’s Response to Citizen Comments 
 
Public feedback primarily gathered during previous open houses, surveys and letters received 
from citizens and the Northern Hills Community Association brought forward similar themes. 
The chart reflects the main themes of concern and the City’s response to those themes 
(APPENDIX VIII). 
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 
QuantumPlace Developments Ltd. (QuantumPlace), on behalf of Cedarglen Homes, is 
proposing to redesignate an area of land in the community of Harvest Hills, currently operating 
as the Harvest Hills Golf Course. 
 
This land use amendment and outline plan application seeks to redesignate approximately 
64.88 acres / 26.25 hectares located in the community of Harvest Hills from Special Purpose – 
Recreation (S-R) to a mix of residential and special purpose districts to accommodate a 
comprehensively planned residential development that includes public open space and roads.  
The intent of the application is to allow for a sensitively integrated residential development within 
the existing community of Harvest Hills that respects existing residential development, provides 
equitable access to public parks, establishes a logical road network, and provides new 
amenities accessible to both new residents and existing residents in the community. 
 
The proposed plan is the result of an extensive 8-month engagement process undertaken with 
the community prior to the development of a plan and submission of the application.  Balancing 
the input received from the community through that process, City planning policy and technical 
requirements, and project viability is the main driving force behind the formation of the plan.  
Input from the community on the layout of roads, location of various development forms and 
intensities, location and purpose of park space, building heights, traffic, servicing, noise, and 
numerous other topics informed the ultimate plan. 
 
The residential portion of the subject site consists of land proposed to be designated as R-1, R-
2, M-G and M-1 districts.  It is intended that these zoning types will facilitate single detached 
homes, semi-detached homes, townhouses and mid-rise residential development.  These 
districts will equate to approximately 38.43 acres / 15.55 hectares or 59.2% of the total subject 
land area for residential uses.  Approximately, 13.85 acres / 5.60 hectares or 21.3% of the total 
subject land area will be designated as public open space which Cedarglen is proposing to 
dedicate the entirety to The City as Municipal Reserve (MR).  This is more than twice as much 
than the standard 10% requirement outlined in the Municipal Government Act (MGA).  The 
remainder of the land area will be utilized for roads, (9.13 acres / 3.69 hectares) or 14.1% of the 
total subject land area, and a single storm water pond, (3.46 acres / 1.4 hectares or 5.3% of the 
total subject land area). 
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APPENDIX II 
 

OUTLINE PLAN 
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APPENDIX III 
 

NORTHERN HILLS COMMUNITY ASSOCIATION (NHCA) RESPONSE 
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APPENDIX IV 
 

PROPOSED AMENDMENTS TO  
THE CALGARY NORTH PHASE 1 AREA STRUCTURE PLAN  

 
 

(a) Delete Map 7, entitled “Land Use Plan”, and replace with revised Map 7 entitled “Land 
Use Plan” (APPENDIX V). 
 

(b) In Section 2.4 “Land Use”, after the last paragraph, add the following: 
 
“Map 7 of this Plan identifies a Special Policy Area for the Harvest Hills Golf Course that 
includes policies that are intended to guide redevelopment of the golf course from open 
space to primarily residential uses.  Map 8 of this Plan identifies the general land use 
areas within the Special Study Area. Policies specific to the Special Policy Area are 
included in Section 2.4.7 of this Plan.” 
 

(c) In Subsection 2.4.6 “Open Space”, after the last paragraph, add the following: 
 
“For all open space identified on Map 8 that is located within the Special Policy Area, the 
policies of Section 2.4.7.5 and 2.4.7.6 shall apply.” 
 

(d) In Section 2.4 “Land Use”,  after subsection 2.4.6 “Open Space”, add new Map 8 entitled 
“Special Policy Area” (APPENDIX VI), then add the following new subsection:  
 
“2.4.7 Special Policy Area 
 
The intent of this Special Policy Area is to provide a policy framework for the 
development of the former Harvest Hills Golf Course lands.  Development in the Special 
Policy Area should be sensitively integrated within the existing developed community, 
while facilitating growth of the City in alignment with the Municipal Development Plan 
policy direction. This policy also supports the continued use of the lands in the Special 
Policy Area as a golf course. 
 
The following policies apply to the Special Policy Area as identified on Maps 7 and 8. 
 
 
2.4.7.1 Composition of the Special Policy Area 

 
Land Use Composition: 
 
1. Lands in the Special Policy Area shall be comprehensively designed as an 

extension of the Harvest Hills community. Development is to consist of a mix of 
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residential housing types. A minimum of 30% of the housing units within the area 
shall be multi-residential development.  

 
2. Small-scale neighbourhood commercial uses which would contribute to the 

development of a neighborhood activity centre are encouraged along Country 
Hills Boulevard NE and Harvest Hills Gate NE. 

 
3. Childcare services are strongly encouraged. 

 
Density 
 
4. A minimum average residential density of 20 units per gross developable hectare 

(8 units per gross developable acre) is required in the Special Policy Area.  
 
 

2.4.7.2 Servicing Requirements of the Special Policy Area 
 

1. All infrastructure required at the time of subdivision of any of the lands in the 
Special Policy Area shall be installed and constructed in accordance with the 
applicable City standards. 
 

2. In addition to any other requirements deemed necessary by the subdivision 
authority at the time of subdivision, the following shall be provided for any of the 
lands in the Special Policy Area:  Transportation Impact Assessments, land 
dedications for road widening, transit facilities, and new collector and residential 
streets. 

 
3. Multi-residential developments shall be designed to accommodate storm water 

onsite in accordance with the approved Staged Master Drainage Plan. At the 
time of development, efforts to further reduce the amount of storm water being 
discharged from the multi-residential sites to better align with the Nose Creek 
Volume Targets, as referenced in the 2008 Nose Creek Watershed Management 
Plan, should be explored.  

 
 
2.4.7.3 Rail Corridor Policy 

 
The intent of the Railway Corridor Policy is to ensure developments have incorporated 
appropriate mitigation required due to railway proximity. 
 
1. Any development in proximity to a railway property must conform to all 

requirements of the City at the time of application. 
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2.4.7.4 Multi-Residential Policies 
  
The intent of the multi-residential policies is to ensure that multi-residential development 
is appropriately designed to create a sensitive interface with existing low-density 
residential in the community. In addition, the policies seek to ensure that new multi-
residential development is of high-quality and contributes to a street-oriented, 
pedestrian-friendly streetscape. 
 
1. Multi-residential parcels should provide a natural edge treatment with adjacent 

residential parcels and streets and include design elements such as walkways 
and vegetation instead of fences and walls to create permeability and pedestrian 
connectivity. 
 

2. Public consultation and community participation in the planning and design of 
multi-residential development sites is encouraged. 

 
3. To ensure eyes on the street, at grade dwelling units should directly face to the 

public sidewalk. 
 
4. Maximum building heights shall be 3 to 4 stories, as allowed by the land use 

bylaw. 
 
5. New multi-residential development should explore opportunities for shared 

access between adjacent parcels. 
 
6. In order to minimize surface parking areas and driving lanes, underground 

parking is encouraged. Where surface parking is provided, screening by way of 
landscaping and/or building placement is required. 

 
7. Waste and recycling facilities should be integrated into the overall site plan and 

building design, where possible, to reduce any noise and visual impact on the 
surrounding area. 

 
8. New multi-residential development should be setback a minimum of 3.0 metres 

from Country Hills Boulevard NE. This setback area may be used as a buffer 
space and accommodate design elements such as common walkways and rows 
of trees to reduce noise and increase pedestrian safety. 

 
9. Units at grade should have individual and direct pedestrian access from a public 

sidewalk. 
 
10. To avoid the necessity of future sound attenuation walls between new multi-

residential development and Country Hills Boulevard NE, public and private 
amenity areas shall be located away from Country Hills Boulevard NE.  

 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2016 OCTOBER 3 

ISC: UNRESTRICTED 
CPC2016-261 
LOC2015-0102 
Page 132 of 160 

  
POLICY AMENDMENTS AND LAND USE AMENDMENT  
HARVEST HILLS (WARD 3)  
COUNTRY HILLS BOULEVARD NE & HARVEST HILLS GATE NE  
 BYLAW 38P2016 AND 260D2016 MAP 23N 
 

 
J. Siriphokham 

11. In addition to the Land Use Bylaw requirements, new multi-residential 
development should provide high quality landscape elements, such as walkways, 
lighting features, seating, and water features that are integrated with the building 
design, to enhance the experience of the future residents.    

 
12. Building facades shall be no greater than 150 metres in length. 
 
13. The corners of multi-residential buildings should incorporate design treatments 

such as canopies, articulations, and recesses. Blank walls at the intersection of 
public streets should be avoided. 

 
14. Building façades should demonstrate visual interest and articulation through 

design elements including, but not limited to, windows, doors, recesses, 
canopies, awnings and porches, to increase the connection with the public realm 
and enhance the streetscape. 

 
15. Sites located at key entries into the Special Policy Area should provide high 

quality landscaping, community entrance features, and pedestrian lighting, and 
should explore opportunities for public art. Where public art is provided, 
community consultation is encouraged.  

 
16. To ensure circulation within and exterior to the Special Policy Area, pathway 

connections from multi-residential development to adjacent regional pathways 
should be provided where possible.  

 
17. The size of each multi-residential development site shall not exceed 1 hectare. 

 
 
2.4.7.4 Open Space and Landscaped Buffer 

 
Open space within the Special Policy Area will be provided as Municipal Reserve (MR) 
at subdivision as depicted on Map 8.  
 
To provide for active and passive recreational space throughout the Special Policy Area 
and provide a green buffer between the existing development and new development, a 
landscaped buffer should be incorporated into the Special Policy Area. 
 
1. Open space and landscaped buffers shall be designed to be universally 

accessible to the public.  
 

2. A minimum landscaped buffer width of 8.0 metres is required between new 
development within the Special Policy Area and existing development. The 
minimum width for open space parcels is 10.0m and shall be determined at the 
Outline Plan stage. 
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3. In keeping with Crime Prevention Through Environmental Design (CPTED) 
principles, development adjacent to linear parks should be designed to maximize 
visibility and pedestrian permeability between the open space and landscaped 
buffers. CPTED design elements include but are not limited to:  

 
a) permeable fences; 
b) strategically placed landscaping to ensure visual permeability; and,  
c) pedestrian lighting.  

 
4. The incorporation of active amenities into the landscaped buffer areas such as 

fitness stations is encouraged. 
 
 

2.4.7.5 Tree Conservation and Replacement 
 

Healthy trees should be preserved during the redevelopment stages. The trees act as a 
natural buffer and an important amenity for future park spaces within the Special Policy 
Area. The intent of this policy is to ensure that acceptable numbers of trees are provided 
within the Special Policy Area.  Prior to the submission of the affected tentative plan, a 
Comprehensive Detailed Tree Report prepared by a Registered Consulting Arborist is 
required to identify the maximum conservation of existing trees.   
 
The following policies aim to achieve a range of 100 to 125 trees per hectare (40 to 50 
trees per acre) within Special Policy Area. In order to achieve this range, a 50 per cent 
credit for trees provided on multi-residential development sites will be considered 
towards the total tree count in the landscaped buffer and open space. Planting of 
additional boulevard trees is encouraged, where feasible. 
 
In instances where healthy trees cannot be preserved, or no healthy trees are preserved 
within the Special Policy Area, the following tree planting policies apply.  All new trees 
should be planted in accordance with Calgary Parks standards: 
 
1.  125 trees per hectare (50 trees per acre) are required in the Special Policy Area. 

 Where existing trees are retained, a lower planting ratio may be considered to 
 the satisfaction of the approving authority; 
 

2.  For lands that are to be dedicated to the City as MR, provide 1.5 new trees for 
 every existing tree removed from those lands during the development to a 
 maximum of 100 trees per hectare (40 trees/acre); 

 
3.  Where the tree planting requirements listed above and planting requirements in 

 the Land Use Bylaw differ, the greater planting requirement shall apply;  
 
4.  Should the condition of the trees change significantly or unexpected changes to 

 the trees occur during development an updated Comprehensive Detailed Tree 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2016 OCTOBER 3 

ISC: UNRESTRICTED 
CPC2016-261 
LOC2015-0102 
Page 134 of 160 

  
POLICY AMENDMENTS AND LAND USE AMENDMENT  
HARVEST HILLS (WARD 3)  
COUNTRY HILLS BOULEVARD NE & HARVEST HILLS GATE NE  
 BYLAW 38P2016 AND 260D2016 MAP 23N 
 

 
J. Siriphokham 

 Report completed by a Registered Consulting Arborist shall be submitted by the 
 applicant to the satisfaction of the approving authority and planting or 
 replacement requirements may be varied accordingly at the discretion of the 
 approving authority.” 
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APPENDIX V 
 

PROPOSED CALGARY NORTH PHASE 1 AREA STRUCTURE PLAN  
MAP 7: LAND USE PLAN 
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APPENDIX VI 
 

PROPOSED CALGARY NORTH PHASE 1 AREA STRUCTURE PLAN  
 

MAP 8: SPECIAL POLICY AREA 
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APPENDIX VII 
 

APPLICANT LED ENGAGEMENT 
 
 

After submission, QuantumPlace Developments participated and actively engaged with the 
community within The City of Calgary led engagement process, including feedback in planning, 
attendance, and full participation at City led open houses. Although, Administration decided to 
discontinue the Community Advisory Group, the applicant and City Administration held one final 
meeting with the citizen advisors. This last meeting was held on June 24, 2015 after the 
submission of the application in order to conduct a site visit and discuss the application 
submission.  
 
The applicant led engagement process can be divided into three phases, each based on a 
major community engagement event, with numerous meetings held throughout the period. After 
each of these phases, an engagement report was created that summarized all the findings from 
the period and distributed to a growing email list, as well as published on the applicant’s 
website. These phases are as follows: 
 
Phase 1: Initial Drop-In Sessions November 2014-January 2015 
 
Residents are notified of the sale of the Golf Course to Cedarglen via a mail out on October 
28/29, 2014 with an invitation to attend preliminary drop-in sessions held on November 4, 5, 6, 
2014. QuantumPlace Developments (QPD) met with the Northern Hills Community Association 
on November 3. Drop-in sessions are used to gather initial feedback on the project. A letter 
outlining next steps is mailed to 3500 residents of Harvest Hills on December 15, including an 
invite for residents to participate in a Community Advisory Group. The “Phase 1 Engagement 
Report” issued to the community via email and posted on the website on December 15, 2014. 
Additional meetings with the Northern Hills Community Association are held on December 3 and 
January 16. The first meeting of the Community Advisory Group is held January 21, 2015.   
Membership consisted of residents living on the golf course, 3 members of the community 
association, residents at large, 2 City of Calgary staff, representatives of QPD and a facilitator. 
 
Phase 2: Community Workshops: January - February 2015 
 
130 residents attended 4 separate workshops to discuss alternative options for development on 
January 31 (two sessions), February 4 and 12, 2015. QPD participates in the City of Calgary 
Explore process on February 5, 2015. A meeting with the community advisory group is held on 
February 18, 2015. On March 25, 2015, the “Phase Two Engagement Report” is distributed. 

 
Phase 3: Open Houses March – July 2015 
 
A draft development concept is created based on input from the Phase 2 engagement sessions 
and shared with the Community Advisory Group.  The final development concept was presented 
to the community at two open houses – April 23 and 25, 2015 for final feedback prior to 
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submission of the application. Additional meetings with the Community Advisory Group were 
held on March 4 and 25, April 15 May 6 and June 24.  .  A meeting with the Northern Hills 
Community Association was held on April 1. The Phase Three Engagement Report is issued to 
the community on June 30, 2015. The applicant continued to be available to the community 
throughout the application process through the City led portion of the engagement process.  
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APPENDIX VIII 
 

ADMINISTRATION RESPONSE TO PUBLIC CONCERNS 
 

Themes  What we heard City's Response 

Density   Concerns that density 
proposed does not 
suit the community, 
the community does 
not have the 
amenities or 
infrastructure to 
support higher 
density. 

The MDP, approved by Calgary City 
Council in 2009, has a minimum of 
density target of 8 units per acre (20 
units per hectare.) The plan proposes 
11 units per acre and meets the 
targets of the MDP. Technical studies 
such as a Traffic Impact Assessment 
and Sanitary Servicing Studies have 
been reviewed and accepted to 
ensure the current infrastructure can 
accommodate additional density. 

Green spaces Buffer spaces Concerns that the 
buffer spaces are too 
narrow. 

Buffer spaces are proposed at an 8 
metre minimum width, the plan 
proposes to incorporate fitness 
stations and benches to activate the 
buffers.  

Tree 
preservation 
and 
replacement 

Concerns that the 
trees will not be 
preserved and natural 
habitats will be 
destroyed.   

The trees removed will be confirmed 
with the final grading plan submitted at 
the Tentative Plan stage.  The Tree 
replacement policy will ensure trees 
will be replaced where damaged or 
removed. The tree replacement policy 
will be outlined in the ASP amendment 
and will be conditioned using the 
Conditions of Approval to ensure 
compliance.  Upon review of the 
Biophysical Impact Assessment, the 
subject site does not contain any 
sensitive biophysical or natural 
features. 

Recreational 
options in the 
park spaces 

Add ball diamonds to 
the park space. 

The City has considered this as an 
option; however, ball diamonds are too 
large to be accommodated in the 
proposed park space. Tennis courts fit 
well and have been identified as a 
need for the area by Parks. 
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Cul-de sacs  Remove the cul-de-
sacs 

The applicant removed 3 cul-de-sacs 
from the original submission. Although 
the plan is still showing cul-de-sacs, 
Administration felt that this was 
acceptable due to the constraints in 
terms of the ability to provide 
connections with existing roadways 
within the plan area. However 
removing cul-de-sacs would better 
meet conservation based design. 

Commercial Services  There is a need for 
commercial services 

Based on a Commercial Demand 
Analysis submitted by the applicant 
and confirmed by a Peer Review of 
the Commercial Demand Analysis. 
The analysis concluded that limited 
options exist for further commercial 
uses in the neighborhood, as the 
economic viability would be 
questionable. 

Traffic congestion and 
parking 

 Concerns regarding 
congestion and the 
ability of the road 
network to manage 
traffic and  
shortcutting. 

Review of Transportation Impact 
Assessment, the operating conditions 
at all intersections affected by this 
development are anticipated to remain 
within acceptable standards.  Road 
improvements at intersections are 
planned to improve traffic safety, and 
bulb-outs are proposed to promote 
traffic calming. 

Quality of Life  Concerns that 
replacing the golf 
course with 
residential homes will 
decrease the quality 
of life. 

Communities change over time.  
There are many aspects to the plan 
that promote good quality of life.  
Passive and active recreation by way 
of buffers and open space, 
interconnected pedestrian and cycle 
pathway system, additional transit 
stops to service increased density, 
and incorporation of urban design 
fundamentals outlined in the ASP 
amendment. 

Rail  Railway track and 
switching yard and 
dangerous good route 
presents potential 
danger to proposed 
development. 

As there is no statutory policy to guide 
development in proximity to the rail 
line, a general guideline has been 
used to restrict habitable development 
within 30 metres from the rail property 
line.  The plan currently offsets the 
residential development in excess of 
30 metres (approx 36 metres). 
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APPENDIX IX  
 

IMPROVEMENT OPPORTUNITIES 
 

Administration strives for the highest quality development.  Through the review process, 
additional design features were recommended by Administration to improve upon the proposed 
design and address stated concerns.  Administration is aware of the technical site constraints 
present and accepts that some of the requests of could not be accommodated. The table below 
outlines the suggested improvements.      

Design Feature Administration’s Request 
Applicant’s Response 
and Rationale 

  
Creation of a Conservation-
Based Design 
 
 

 
This approach aims to sensitively 
integrate new development with 
the existing landscape features 
and drainage function of the site.  
 
Approach ensures maximum 
conservation of established 
vegetation, which acts as a 
natural and mature buffer 
between the new and proposed 
development.  
 
This approach can achieve a) 
enhanced protection of mature 
trees by incorporating features 
such as Conservation 
Easements, b) incorporated low 
impact development (LID) 
strategies for stormwater 
management c) improved site 
design (removal of the cul-de-
sacs).  
   

 
Three cul-de-sacs were removed 
from the plan but a grid system is 
not feasible due to the 
constrained site configuration 
and therefore a plan closer to 
conservation-based design was 
not possible.  A voluntary 
application of a conservation 
easement was not explored. The 
Applicant notes the requirements 
of the ALSA for a conservation 
easement could result in an 
extra-ordinary burden on a 
homeowners association which is 
generally run by volunteers.  An 
infiltration trench was proposed 
with the original submission, but 
was declined by the Province. 

 
Incorporation of a 
Neighbourhood Activity Centre 
 
 
 
 

 
Inclusion of a small 
neighborhood-scale commercial 
node in the northwest corner of 
the site to meet requirements of 
a NAC.  A market assessment 
report was completed by Colliers 
International, assessing the 
market potential in the area.  The 
report ultimately concluded that 
no commercial space should be 

 
Due to the results of the studies, 
the option for incorporating a 
NAC in the northwest corner of 
the proposed plan was not 
pursued.   
 
The Applicant notes that City 
Administration’s suggestion of M-
X1 with commercial standard on 
ground floor was unlikely to be 
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included on the subject site.  
Administration commissioned a 
third party review (by IBI Group) 
of the study focusing on the 
potential of local commercial 
uses.  This review considered 
retail goods and services 
supported by neighborhood 
spending.  The report concluded 
there is only a limited need for 
additional retail within the plan 
area as there is no deficiency 
within the trade area and the 
economic viability would be 
questionable.   
 
Administration proposed 
utilization of a Direct Control, 
based on the previous version of 
M-X1 District, which required any 
new building to be built to a 
commercial standard at ground 
level – but allow for options on 
the actual occupancy of those 
spaces.  
 

feasible due to continual updates 
to Land Use Bylaws, Building 
Codes and Fire Codes rendering 
a building built now obsolete in 
due course, and cost-prohibitive 
to retrofit. 

 
Incorporation of R-CG into the 
Plan Area 

 
Administration requested the 
incorporation of Residential – 
Grade- Oriented Infill (R-CG) 
District into the plan area. The 
intent was to incorporate the R-
CG district along the south side 
of the M-1 parcels, by shifting 
Harvest Park Rise NE to the 
south, allowing for the R-CG 
product to buffer the existing 
community from the M-1 uses.  A 
custom collector-standard road, 
with allowance for a pathway and 
a modified boulevard between 
the roadway and the property line 
along the south side of Harvest 
Park Rise NE would provide the 
transition and connectivity sought 
from the existing residents.   

 
The proposed M-1 land use 
would allow for a similar product 
such as townhouses which could 
front onto Harvest Park Rise NE. 
Rear lanes adjacent to existing 
homes would not be supported 
by the community, and rear lanes 
could not be supported by the 
constrained site area within the 
plan. The small linear green 
space as a result of moving the 
R-CG product north and the 
collector-standard road south 
would not provide enough of a 
buffer from traffic noise and 
headlights for the existing 
homes, and would not 
accommodate more than a linear 
pathway.  The green space 
would be of better used in the 
proposed park spaces. 
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Increasing the Width of the 
Landscaped Buffer Spaces 
 
 
 

 
Increased landscape buffer 
setback would provide a 
sensitive interface between new 
development and existing 
development, increase the 
possibility of retaining mature 
trees, increase the functionality 
and programming of linear buffer 
spaces, and allowing for more 
visible and safe buffer spaces 
better achieving CPTED 
objectives. 
 
The minimum buffer width 
proposed is 8 metres.  While this 
is acceptable, Administration did 
ask to increase the proposed 
buffer width to meet Parks 
standards of 10 metres to provde 
larger setback between existing 
and new development. 
 
Changes including decrease in 
lot depths in some areas or 
shifting of Harvest Park Rise NE 
to the north could accommodate 
a 10 metre landscaped buffer 
width if required. 
 

 
Where possible the application 
proposes upwards of 8 metre 
buffer spaces. Due to site 
constraints such as lot depth 
requirements and road 
alignments, the 8 metre minimum 
buffer width in some areas was 
the maximum achievable. 

 
Incorporation of Low Impact 
Site Development 

 
Administration requested the 
incorporation of sustainability 
measures such as of low impact 
development (LID) initiatives for 
stormwater, green infrastructure / 
building construction and energy 
efficiencies, and/or water 
conservation and xeriscaping 
within the plan area.   
 

 
The preliminary grading plan 
required at this stage of the 
process proposes to re-grade the 
site, and although grass swales 
are shown in addition to concrete 
swales, the use of grass swales 
cannot be confirmed until the 
final grading plan required at 
Tentative Plan stage. 
 
The Province did not approve the 
initial proposal of infiltration 
trenches despite strong support 
from the City and solid technical 
design from the Applicant.  
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Tree Preservation Within the 
Plan Area 

 
Although the constraints of the 
site are understood, 
Administration has continued to 
encourage mature tree protection 
as a key feature of the approach 
to site development. The Tree 
Conservation and Replacement 
policy outlined in the amended 
ASP was essential to ensure 
trees were replaced on the site at 
an acceptable ratio, and that 
some attention is paid to the 
objectives of the MDP regarding 
these matters. 
 

 
Tree preservation is a major 
priority but it is not known which 
trees can be preserved.   A final 
grading plan to identify significant 
tree stands that could be 
preserved, however cannot be 
confirmed at this stage of the 
process is not appropriate at this 
stage of the approval process.  
The constraints could be 
significant as the previous use as 
a golf course had highly 
undulating grades and trees 
planted for different objectives 
than trees planted for 
development purposes. 
    

 
Removal of Cul-de-sacs 
 
 

 
A conservation based design 
would minimize the use of cul-de-
sacs. 
 
There are three cul-de-sacs 
proposed along the south 
segment of Harvest Park Drive 
NE.  Administration explored the 
possibility of connecting the three 
cul-de-sacs by way of a 
residential road connection. 
 

 
Three cul-de-sacs were removed 
from early version of application 
however a grid system was not 
feasible due to the constrained 
site configuration.  Removal of all 
the cul-de-sacs on the island was 
explored. 
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