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Suite 2236, 10 Aspen Stone Blvd SW
Calgary, Alberta, Canada T3H 0K3

P  403.240.3246      
F  403.240.4570

TRUMANHOMES.COM

31 May 2021

Attn: 	 The City of Calgary Council
Priorities and Finance Committee

Re: 	 East Belvedere (17 AV BRT Transit Corridor) Business Case for Growth Management Overlay (GMO)		
Reallocation from Truman-owned lands at 655 Garden RD NE to 2498 100 ST SE

Dear Mayor and Council,

For over thirty-five years, Truman has been developing and building properties of exceptional quality and 
distinguished craftsmanship in Calgary and surrounding areas with the core belief that everyone can Live 
Better.® 

Truman and their project team has prepared a Business Case as a formal response to Council’s direction to 
Administration during a Combined Meeting of Council on November 2, 2020:

1. That Council direct Administration to work with Belvedere landowners and consider options for
adjustments/reallocation and sequencing of existing Growth Management Overlay (GMO) removals and
proposed Business Cases for targeted GMO removals along the 17 AV MAX Purple BRT transit corridor.

Recommendations 2 and 3 (below) be referred to Administration until early results are available from 
Recommendation 1 and to identify a funding source for this work to report to Council through the Priorities 
and Finance Committee as soon as possible:

2. Establish a funding and timing framework for the prioritization of the 17 AV MAX Purple BRT transit
corridor; and,

3. Report back to Priorities and Finance Committee no later than Q2 of 2021.

This Business Case proposes a GMO reallocation of 40 acres of developable lands from Truman-owned 
West Belvedere (Memorial DR corridor) land to Truman-owned East Belvedere (17 AV transit corridor) 
lands through a GMO removal process and amendment to the Belvedere Area Structure Plan (ASP). We 
are also in dialogue with two landowners (655094 AB Ltd. and 7th Day Adventist Church) who do not have 
near-term development intentions and are contiguous to Truman-owned West Belvedere lands – forming 
part of the 2018 West Belvedere GMO removal. There is potential for up to an additional 37.5 areas of 
GMO reallocation to the Truman-owned East Belvedere lands. This additional GMO reallocation area is 
noted on the attached Figures 1.0 and may be included within a greater GMO reallocation area prior to an 
Administration recommended ASP Amendment and Public Hearing of Council.

In collaboration with a neighbouring landowner (Trico) and a second GMO reallocation Business Case 
along the 17 AV transit corridor, two Business Cases propose a reallocation of GMO area from West 
Belvedere to East Belvedere as a strategic redirection of growth to the 17 AV MAX Purple BRT transit 
corridor and represents no net new GMO removal within greater Belvedere.

Business Case Highlights

• Truman and Trico, as large landowner-developers in Belvedere, have made GMO reallocation
Business Cases along the 17 AV SE transit corridor in Belvedere.
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•	 The two Business Cases propose a reallocation of GMO area from West Belvedere to East Belvedere 
as a strategic redirection of growth to the 17 AV MAX Purple BRT transit corridor and represents no 
net new GMO removal within greater Belvedere.

•	 No new City capital and operating funding through to the 2027 budget cycle is required to support 
GMO reallocations along 17 AV SE.

•	 In June 2020, Calgary Metropolitan Region Board’s South and East Calgary Regional Transportation 
Study ranked the 17 AV SE (84 ST SE, within Belvedere, to Rainbow RD) widening and MAX Purple BRT 
transit corridor as the highest priority among all regional corridor and interchange projects. 

•	 The full build-out of the West Belvedere area (or that area approved for GMO removal in 2018) relies 
on new capital for transportation infrastructure (primarily the Memorial DR/Stoney TR overpass) and 
this remains unfunded at an estimated cost of $30-50M. The functional design work for the overpass 
was triggered and funded through GMO removal in 2018, and this work has yet to proceed. 

•	 While the Memorial DR/Stoney TR overpass is required in the long-term and for the West Belvedere 
area in particular, this infrastructure project lacks a transit focus. The 17 AV MAX Purple BRT transit 
corridor project is an alternative project that can realize greater mobility options and transit-oriented 
growth within Belvedere and the region

•	 The Truman and Trico proposals will provide land dedications and developer-funded capital 
improvements to assist in establishing the ultimate functional transportation infrastructure. 
Construction of 17 AV SE allows for the interim operation of a BRT within the carriageway to be 
constructed by the developers. Capital improvements and operating funding from The City and other 
regional Municipal partners to establish the BRT transit service will be determined as per the work 
program identified in Council’s Recommendation #2: Establish a funding and timing framework for 
the prioritization of the 17 AV MAX Purple BRT transit corridor. The developers will work with The City 
through the Land Use and Outline Process to assist in establishing the funding and timing framework 
for 17 AV SE transit corridor.

•	 With the principal goal of greenhouse gas emissions reduction, The City of Calgary Climate 
Resilience Strategy encourages transportation and land use planning that prioritizes: low-emissions 
transportation modes, the expansion of transit, like the MAX Purple BRT, and growth through more 
compact forms of development that support non-motorized modes and greater transit use.

•	 The advancement of construction of 17 AV SE through public-private partnership will facilitate the 
expansion of transit/BRT services through to Chestermere and will provide for added transportation 
capacity on 17 AV SE in the Belvedere area while delaying the requirement to construct the Memorial 
DR/Stoney TR overpass.

•	 The presence of a transit corridor and increased capacity on 17 AV SE will allow the proposed 
developments in East and West Belvedere to proceed and is projected to support absorptions until 
2028 based on 9% market share for Calgary’s East Sector.

•	 Delaying the cost of Memorial DR/Stoney TR overpass until 2028 allows for better use of The 
City’s funds and facilitates enhanced transit/BRT services, while still continuing to stimulate the 
development of a tax base in this sector and collect off-site levies revenues. 

•	 The delay will allow The City the time to complete functional and detailed design for Memorial DR/
Stoney TR overpass and allocate budget to align with its required timing.

•	 Transit service mode splits for residential communities per the most recent available City census data 
(2016) showed a city-wide average of approximately 12%. Within communities where BRT is available, 
that proportion would be expected to increase. Since BRT service was added subsequent to the 
latest available census data, there is no current local information available to assess the expected 
shift in mode split due to BRT. However, the available census data showed that in Royal Oak the transit 
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Figure 1.0 Growth Management Overlay Reallocation

TRUMAN EAST BELVEDERE BUSINESS CASE 

TRISTAR
APPROVED 

OUTLINE PLAN

RIOCAN
EAST HILLS 
SHOPPING 

CENTRE

RIOCAN

MINTO
APPROVED 

OUTLINE PLAN

GENESIS

8 AVE NE

ST
O

N
EY

 T
R 

SE

11
6 

ST
 S

E

CITY OF CHESTERM
ERE

CN RAIL

17 AVE SE

LA
NS

DO
W

NE
LA

NS
DO

W
NE

PE
OP

LE
S/

M
cE

LR
OY

10
0 

ST
 S

E 
 

84
 S

T 
SE

  

OPENGATE AG INC
TWIN HILLS CYBER CITY 

APPROVED OUTLINE PLAN

MAX PURPLE BRT

FUTURE BRT EXTENSION

FUTURE 
BRT 

STATION

EMERGENCY 
RESPONSE STATION 

(2021)

FUTURE 
MEMORIAL DR NE 

FLYOVER 

ZAHMOL
80 AC GMO SWAP* WITH TRICO

(80 AC WITHIN THIS AREA IS 
ELIGIBLE FOR GMO REMOVAL) 

TRUMAN 
WEST BELVEDERE

TRUMAN EAST 
BELVEDERE

 

TRICO
97.5 AC BUSINESS 

CASE AREA*
 (INCLUSIVE OF 
STORM POND)

TRUMAN WEST BELVEDERE
40 AC GMO SWAP WITH 

TRUMAN EAST BELVEDERE

MEMORIAL DR NE

TRANSCANADA HIGHWAY 1 (16 AV NE)

40 AC BUSINESS 
CASE AREA* 

37.5 AC POTENTIAL 
BUSINESS CASE AREA*

THE ALBERTA CONFERENCE OF THE 
7th DAY ADVENTIST CHURCH

POTENTIAL 7.6 AC GMO SWAP 
WITH TRUMAN EAST BELVEDERE

655094 AB LTD
POTENTIAL 29.9 AC GMO 

SWAP WITH TRUMAN 
EAST BELVEDERE

ZAHMOL

LEGEND
Growth Management Overlay
Growth Management Overlay Removed

ZAHMOL
80 AC GMO SWAP* WITH TRICO 

TRISTAR
APPROVED 

OUTLINE PLAN

RIOCAN
EAST HILLS 
SHOPPING 

CENTRE

RIOCAN

MINTO
APPROVED 

OUTLINE PLAN

GENESIS

8 AVE NE

ST
O

N
EY

 T
R 

SE

11
6 

ST
 S

E

CITY OF CHESTERM
ERE

CN RAIL

17 AVE SE

LA
NS

DO
W

NE
LA

NS
DO

W
NE

PE
OP

LE
S/

M
cE

LR
OY

10
0 

ST
 S

E 
 

84
 S

T 
SE

  

OPENGATE AG INC
TWIN HILLS CYBER CITY 

APPROVED OUTLINE PLAN

MAX PURPLE BRT

FUTURE BRT EXTENSION

FUTURE 
BRT 

STATION

EMERGENCY 
RESPONSE STATION 

(2021)

FUTURE 
MEMORIAL DR NE 

FLYOVER 

TRUMAN 
WEST BELVEDERE

TRUMAN EAST 
BELVEDERE

 

TRICO
97.5 AC BUSINESS 

CASE AREA
 (INCLUSIVE OF 
STORM POND)

ZAHMOL

TRUMAN WEST BELVEDERE
40 AC GMO SWAP WITH 

TRUMAN EAST BELVEDERE

MEMORIAL DR NE

TRANSCANADA HIGHWAY 1 (16 AV NE)

40 AC BUSINESS 
CASE AREA 

37.5 AC POTENTIAL 
BUSINESS CASE AREA

THE ALBERTA CONFERENCE OF THE 
7th DAY ADVENTIST CHURCH

POTENTIAL 7.6 AC GMO SWAP 
WITH TRUMAN EAST BELVEDERE

655094 AB LTD
POTENTIAL 29.9 AC GMO 

SWAP WITH TRUMAN 
EAST BELVEDERE

* Boundary to be determined through Outline Plan Approvals process

2021 Business Case Area (GMO Removal)
Potential 2021 Business Case Area (GMO Removal)Growth Management Overlay Swap as Noted (GMO Re-Introduced)
Zahmol GMO Removal (±80 ac Eligible for GMO Removal

4

PFC2021-0814 
Attachment 5

 
ISC:  Unrestricted

 
Page 5 of 6



PFC2021-0814 
Attachment 5

 
ISC:  Unrestricted

 
Page 6 of 6


	Trico Letter to PFC - 06-08-2021
	21.05.31 Truman Letter West-East Belvedere GMO Reallocation
	body.pdf
	20210531135237120.pdf

	Zahmol Letter

