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EXECUTIVE SUMMARY 
 
This land use redesignation proposes to redesignate one parcel from Commercial – Corridor 2 
(C-COR2 f1.0h10) District to Commercial – Corridor 1 (C-COR1 f3.5h20) to allow for a mixed-
use development with commercial units on the ground floor and residential units on the upper 
floors. The proposed maximum building height would allow for a six-storey building.  
 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2016 May 19 
 
That Calgary Planning Commission recommends APPROVAL of the proposed Land Use 
Amendment. 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaw 182D2016; and 
 
1. ADOPT the proposed redesignation of 0.16 hectares ± (0.39 acres ±) located at 2100 – 

14 Street NW (Plan 3150P, Block 25, Lots 15 to 20) from Commercial – Corridor 2 
f1.0h10 (C-COR2 f1.0h10) District to Commercial – Corridor 1 f3.5h20 (C-COR1f3.5h20) 
District, in accordance with Administration’s recommendation; and 

 
2. Give three readings to the proposed Bylaw 182D2016. 

 
 
REASON(S) FOR RECOMMENDATION:  
 
The proposal is in keeping with the applicable policies of the Municipal Development Plan and 
recently amended North Hill Area Redevelopment Plan (ARP). Specifically, the proposed C-
COR1 f3.5h20 District will allow for a range of commercial and residential uses appropriate for 
the site’s location at the corner of two major roads and will contribute to the development of a 
mixed-use node in this location. In addition, the proposed maximum floor area ratio (FAR) and 
building height are in keeping with the built-form requirements of the ARP.  
 
ATTACHMENTS 
 
1. Proposed Bylaw 182D2016 
2. Public Submission 
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LOCATION MAPS  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.16 hectares ± 
(0.39 acres ±) located at 2100 – 14 Street NW (Plan 3150P, Block 25, Lots 15 to 20) from 
Commercial – Corridor 2 f1.0h10 (C-COR2 f1.0h10) District to Commercial – Corridor 1 f3.5h20 
(C-COR1f3.5h20) District. 
 
 Moved by:  J. Gondek Carried:  7 – 0  
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Applicant:  Landowner:  

NORR Architect Planners Capitol Hill Development Corporation 

 
 

PLANNING EVALUATION 
 
SITE CONTEXT 
 
The subject parcel is located in the community of Capitol Hill at the northwest corner of 14 
Street NW and 20 Avenue NW. The parcel is currently occupied by an automotive repair use. 
There is an existing lane located along the site’s northern boundary. Surrounding development 
consists of a mix of commercial uses and low to medium density residential uses. The Direct 
Control site immediately to the east accommodates an ophthalmologist office. Note that while 
existing development on the block to the east is a mix of low to medium density residential uses, 
these parcels are designated Multi-Residential – Contextual Low Profile (M-C1) District which 
allows multi-residential development. Capitol Hill Park and the Capitol Hill Community 
Association are located to the west.   
 
 
LAND USE DISTRICTS  
 
The application proposes redesignating the subject parcel from Commercial – Corridor 2 (C-
COR2 f1.0h10) to Commercial – Corridor 1 (C-COR1 f3.5h20). The C-COR1 District is intended 
to accommodate commercial storefronts along streets and provide opportunities for commercial 
uses to be located on the ground floor of buildings with residential and office uses on upper 
floors. This district allows for a range of commercial uses and includes provisions that limit the 
size of ground floor uses and the location of uses within buildings. The proposed C-COR1 
District includes a maximum floor area ratio (FAR) of 3.5 and a maximum building height of 20 
metres.  
 
 
LEGISLATION & POLICY  
 
Municipal Development Plan (Statutory / Approved by Council – 2009) 
 
Map 1 of the Municipal Development Plan (MDP) identifies this site as part of the Developed 
Residential – Inner City Area; however, given the concentration of commercial land uses around 
the intersection of 14 Street NW and 20 Avenue NW, this area would be considered as a 
Neighbourhood Activity Centre (NAC) as per MDP policy. NACs are characterized as smaller 
commercial sites located within residential areas that have the potential to provide a diverse mix 
of uses that fit with the scale and character of the surrounding neighbourhood. NAC policies 
discourage auto-oriented uses and encourage development that enhances the pedestrian 
environment.   
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The proposal redesignation is consistent with relevant MDP policies as the redesignation would 
remove automobile focused uses from the site and allow for appropriately scaled mixed-use 
development.  
 
North Hill Area Redevelopment Plan (Statutory / Approved by Council – 2000) 
 
The subject parcels are located in the Local Commercial Area as identified on Map 4 of the 
North Hill Area Redevelopment Plan (ARP). The Local Commercial Area policies are intended 
to encourage commercial development that serves the local community in local retail nodes. 
Commercial development should be of a high standard and should minimize its impact on 
nearby housing. In addition, commercial policies encourage the development of housing units 
along commercial corridors.  
 
Administration recently undertook major amendments to the North Hill ARP that identified sites 
in the community of Capitol Hill that were appropriate for modest intensification. As part of these 
amendments, the subject site was identified for a maximum building height of 20 metres. 
Council approved the amendments in March 2016.  
 
The proposed C-COR1 f3.5h20 District is consistent with the applicable policies of the North Hill 
ARP as it provides for commercial uses at grade that are small in scale and can serve the local 
community. In addition, where residential uses are provided, they must be located on the upper 
floors of buildings. The proposed building height of the C-COR1 District is consistent with the 
maximum building heights identified in the recently amended ARP.  
 
 
TRANSPORTATION NETWORKS  
 
A Traffic Impact Assessment was submitted and approved as part of this application. The 
subject parcel is well served by public transit with bus stops for several routes located within 
100 meters of the site. The closest bus stop is located directly adjacent to the site on 14 Street 
NW.  
 
At the Development permit stage existing access to 14 Street NW will be closed and 
rehabilitated at the Developer’s sole expense, and access along 20 Avenue NW will be 
consolidated. 
 
 
UTILITIES & SERVICING 
 
Water, sanitary, and storm sewer mains are available to service the site. A sanitary service 
study will be required at the Development Permit Stage. 
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ENVIRONMENTAL ISSUES  
 
A Phase 2 Environmental Site Assessment was submitted and reviewed as part of the 
application with no concerns noted. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
An analysis of sustainability measures to be incorporated into the development will occur at the 
Development Permit stage.  
 
 
GROWTH MANAGEMENT  
 
The proposed land use amendment does not trigger capital infrastructure investment and, 
therefore, there are no growth management concerns.  
 
 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
 
The Capitol Hill Community Association supports this application and their letter is provided 
in APPENDIX II. 
 
Citizen Comments 
 
Administration received eight letters of objection to the proposal that raised the following 
concerns: 
 

• The proposed 20 metre height is not appropriate for this parcel; 
• Potential to act as precedent for similar developments in the future; 
• Increase in vehicles and congestion at the 14 Street NW and 20 Avenue NW 

intersection; and, 
• Decrease in the enjoyment of properties for existing residents. 

 
In addition, Administration received a petition with 105 signatures asking to reject the 
application. The cover letter provided with the petition in included in APPENDIX II. Note that 
the letter references a DC Direct Control District. The initial application was for a DC; 
however, the applicant subsequently revised the application to the C-COR1 District.  
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Public Meetings 
 
Administration did not hold any public meetings specific to this application; however, 
engagement was conducted as part of the major amendments to the North Hill ARP 
approved by Council in March 2016 which included meetings with a community advisory 
committee, two public open houses, and a project website. 
 
The applicant met with the representatives from the Capitol Hill Community Association on 
three occasions to discuss the application.  
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 

 
The proposed land use re-designation is situated in Capitol Hill on the NE corner of 14 Street 
and 20 Avenue NW.  The site consists of ±0.16 ha (0.40 ac) and is currently occupied by an 
auto repair shop. 
 
The current land use designation is Commercial Corridor Two District (C-COR2 f1.0h10) with a 
Floor Area Ratio (FAR) and height modifier of 1.0 and 10 metres respectively.  This district 
allows for a range of uses including automotive uses which accommodates the current auto 
repair shop and former Husky gas station.  A land use re-designation is required to support the 
redevelopment of the site and construction of a mixed use building with a FAR of 3.5 and a 
building height of 20 metres, or 6 storeys. 
 
A Commercial-Corridor One District (C-COR1 f3.5 h20) is proposed with a FAR of 3.5 and a 
height modifier of 20 meters to conform to the recently approved North Hill ARP amendments. 
This Land Use is supported by the Capitol Hill Community Association per the attached letter. 
The new Land Use will allow a mix of uses (excluding automotive uses) and will encourage 
pedestrian oriented development along this important corridor in Capitol Hill.  Our proposal 
includes ground floor retail and 5 levels of residential units on the upper floors. 
 
The applicant met with some of the adjacent residents who are opposed to this LOC on May 4th, 

2016 accompanied by Community Association representatives. We showed them massing and 
shadow diagrams which illustrate the ARP objectives to help alleviate their concerns. Many of 
these residents are concerned about the additional height that was approved with the ARP 
amendments.  
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APPENDIX II 
 

LETTERS SUBMITTED
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