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EXECUTIVE SUMMARY 
 
The proposed Land Use Amendment application requests redesignation of the lands from 
Residential – Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual 
Low Profile (M-C1) District. This will allow for the future development of up to 16 residential units 
on the two properties. 
 
In order to facilitate the Land Use Amendment, an amendment to the Bridgeland-Riverside Area 
Redevelopment Plan (ARP) is also required. This amendment includes changing the land use 
typology for the subject lands from Conservation Area (appropriate for single and semi-
detached residential units) to Non-Family Oriented Development.  
 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2016 April 21 
 
That Calgary Planning Commission recommends APPROVAL of the proposed Policy 
Amendment and Land Use Amendment. 

That Council hold a Public Hearing on Bylaws 25P2016 and 138D2016; and 
 
1. ADOPT the proposed amendments to the Bridgeland-Riverside Area Redevelopment 

Plan, in accordance with Administration’s recommendation; and 
 
2. Give three readings to the proposed Bylaw 25P2016. 
 
3. ADOPT the proposed redesignation of 0.11 hectares ± (0.27 acres ±) located at 65 and 

69 - 7A Street NE (Plan 4301R, Block 7, Lots 30 to 33) from Residential – Contextual 
One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Low Profile (M-C1) 
District, in accordance with Administration’s recommendation; and 

 
4. Give three readings to the proposed Bylaw 138D2016. 

 
 
REASON(S) FOR RECOMMENDATION:  
 
The application proposes a moderate increase to the allowable residential density on the 
subject lands. The lands are located in an inner city location with excellent access to City transit 
services and other area amenities include a large community park and several schools.  
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The future built form and specific number of units on the property will be determined during 
future development permit stages; however, the regulations of the M-C1 District, and the 
District’s purpose and intent fit within the site context.  
 
 
ATTACHMENTS 
 
1. Proposed Bylaw 25P2016 
2. Proposed Bylaw 138D2016 
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 
Bridgeland-Riverside Area Redevelopment Plan (APPENDIX II). 

 
 Moved by:  G. Morrow Carried:  9 – 0  
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.11 

hectares ± (0.27 acres ±) located at 65 and 69 - 7A Street NE (Plan 4301R, Block 7, 
Lots 30 to 33) from Residential – Contextual One / Two Dwelling (R-C2) District to Multi-
Residential – Contextual Low Profile (M-C1) District. 

 
 Moved by:  G. Morrow Carried:  9 – 0  
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Applicant:  Landowner:  

Beyond Homes  Sahra Kanji Professional Corporation 
1853985 Alberta Ltd (Robin Williams) 

 
PLANNING EVALUATION 

 
SITE CONTEXT 
 
The subject lands are located in the community of Bridgeland-Riverside, on the west side of 
7A Street NE, south and adjacent to Centre Avenue Northeast. The lands are located 650 
metres to the Bridgeland – Memorial C-Train station.  
 
The subject lands consist of two parcels, totaling 0.11 hectares ± (0.27 acres ±) in size, each 
with an existing single detached dwelling located on it. This block does not have laneway 
access.  
 
Adjacent lands consist of a mix of land uses: a newly constructed semi-detached dwelling is 
located directly to the south; two older single detached dwellings are located to the west; a 
church is located to the southwest; single detached residential is located to the north; four-
storey multi-residential is to the northeast; and the Bridgeland Riverside Community Association 
park (3.3 hectares ± (8.1 acres ±) and community buildings are located directly to the east.  
 
Parking for the park is located on the east side of 7A Street NE, while parking for the church is 
located on the south-west end of the 7A cul-de-sac. South of the existing cul-de-sac on 
7A Street NE, the lands slope down significantly to the Bow River valley level. The existing low 
density residential is designated R-C2 in this area.  
 
 
LAND USE DISTRICTS  
 
The proposed Land Use Amendment application requests redesignation of the lands from 
Residential – Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual 
Low Profile (M-C1) District. Some of the more notable elements of the M-C1 District’s purpose 
and intent statement include: the intent to apply to the Developed Area; the provision for varied 
building heights and front setback areas to reflect the immediate context; and its intended 
location to be in close proximity or adjacent to low density residential development.  
 
An application for a development permit on the subject lands has not been applied for, so the 
built form will be confirmed during a future development permit process. However, according to 
preliminary information provided by the Applicant, the intended design will potentially include a 
±12 unit residential building that is three storeys fronting 7A Street NE, and two storeys along 
the western property boundary, with grade-oriented units fronting onto 7A Street NE, and a 
parking structure accessing Centre Avenue N.  
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The M-C1 District would allow some variation to the above based on the District regulations; 
however, requirements would include: a maximum density build out of up to 16 residential units 
(total) on the two properties; and a maximum building height of 14.0 metres (along 7A Street 
NE), with a 9.0 metre maximum height (within 5.0 metres of the property line) along the western 
property boundary.  
 
 
LEGISLATION & POLICY  
 
The Municipal Development Plan (MDP) (Approved by Council 2009)  
 
The MDP identifies the subject lands as being within the Inner City policy area. The Inner City 
policies encourage moderate residential intensification in a form and scale that respects the 
existing character of the neighborhood. At a building design level, the policies suggest that new 
buildings in these areas should maximize front door access to the street and principal public 
areas to encourage pedestrian activity.  
 
The Multi Residential Infill Guidelines are intended to provide Council approved location criteria 
to review and evaluate applications for multi-residential districts in proximity to low density 
residential development. The proposed application is consistent with the preferred location 
criteria as the site is: located on a corner parcel; is located within 200 metres of a transit stop 
(and within 650 metres of an LRT station); and provides a good transitional land use in this 
area.    
 
The Bridgeland-Riverside Area Redevelopment Plan (ARP) (Approved by Council 2000) 
 
The subject lands are also located within the Bridgeland-Riverside Area Redevelopment Plan 
boundaries (ARP). The ARP currently classifies the subject lands as being within the 
Conservation area typology, suitable for low density residential land uses consisting of single 
detached residential and semi-detached residential units. Note that: although there are 
references in the Community Association letter to The City which refer a project which proposes 
a comprehensive review of the ARP, this ARP is not currently being considered for such a 
review.  
 
The application therefore includes a site specific amendment to the ARP to amend the land use 
typology on the subject lands to Non Family Oriented Development. Although the name of this 
typology category appears to suggest otherwise, it does not inform future layout, design, or 
occupancy of the building. It does however best represent the intended density and built form on 
the site (based on the Land Use Bylaw 2P80 RM-5 and RM-4 land use Districts), which closely 
relate to the proposed M-C1 land use designation. 
 
Various forms and densities of multi-residential are already approved in this area of the ARP, 
northeast and east of the subject lands, surrounding the large community park located 
immediately east of the subject lands. Intensification of this site is not inconsistent with the 
policy direction for redevelopment in this area of the community.   
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TRANSPORTATION NETWORKS  
 
The subject lands are located at the southwest corner of Centre Avenue NE and 7A Street NE. 
They are located on a block which does not have an existing lane; therefore, the current access 
to the two dwellings on the property is from individual driveways on Centre Avenue NE and 7A 
Street NE. Both Centre Avenue and 7A Street are classified as residential streets. The lands are 
located 650 metres to the Bridgeland – Memorial C-Train station and within 200 metres of bus 
stops for the Route 9 on Centre Avenue NE.  
 
Access to future new development on the subject lands will be assessed at future development 
permit stages. A sidewalk extension along the west side of 7A Street will be required at a future 
development permit stage.  
 
 
UTILITIES & SERVICING 
 
A sanitary study was provided in support of the application, and it has been accepted by The 
City. The CPAG review of the proposal information also identified required extensions of storm 
water mains and watermains to provide services to the site. These will be further considered 
and implemented at future development stages.  
 
 
ENVIRONMENTAL ISSUES  
 
There are no known environmental issues with the site or application. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
The site is located within 200 metres of transit services, within the Inner City, and proposes infill 
intensification from the existing low density residential land use.  
 
 
GROWTH MANAGEMENT  
 
There are no growth management considerations.  
 
 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
The Bridgeland-Riverside Community Association (CA) was contacted regularly through the 
application process, by both City Administration and the Applicant. Two sets of comments 
were provided by the CA, with the most recent submission included in the CPC report.  
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The concerns from the CA can be generally categorized into the following: 
 

- A concern over the proposed M-C1 land use with a preference for M-CG noted. 
- A concern over the lack of certainty of the future built form and density on this site. 

The stated preference was for either submission of a concurrent development permit 
application or submission of a Direct Control Bylaw and tying the approval to plans.  

- Clarification of “the CA support” for some development concepts which have been 
provided by the Applicant, and correspondence between The Applicant, City staff 
and the Community Association. 

- Concern and clarification of procedures to amend the Bridgeland-Riverside ARP.  
 

The Bridgeland Riverside CA also made a request to submit up to three different letters for 
the project, but based on past practice, City Administration has only included the most 
recent response within the report.  

 
Citizen Comments 

 
There were 15 letters of concern / objection received as part of the circulation of the 
application. A summary of these concerns includes the following: increase to traffic and 
parking issues in the area; community opposition to spot rezoning and ARP amendments; 
impact on viewscapes; concerns over circulation and notification procedures; impact on land 
values; negative impact on feel of community; concern over build out of additional density 
while existing redevelopment projects still underway; and lack of certainty of future 
development (no Development Permit submitted).  

 
Public Meetings 

 
There were no public meetings held as part of the application process.  
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
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APPENDIX II 

 
PROPOSED AMENDMENTS TO THE BRIDGELAND – RIVERSIDE 

AREA REDEVELOPMENT PLAN 
 

(a) Delete the existing Figure 3 entitled “Generalized Land Use” and replace with revised 
Figure 3 entitled “Generalized Land Use” as follows: 
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APPENDIX III 
 

LETTERS SUBMITTED 
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