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EXECUTIVE SUMMARY 
 
 
This application is for the Kensington Legion redevelopment in the community of West Hillhurst. 
The comprehensive redevelopment plan envisions a phased development of two sites, with two 
buildings, as well as a bisecting new public road segment on the former 18A Street NW road 
plan.   
 
The proposal on the subject site consists of two components: 
 

1) Road closure of a portion of the surplus road widening located on the north boundary of 
the Kensington Road NW road right-of-way;  
 

2) Redesignation of the parcels (Site 1 and Site 2) and the closed road from Special 
Purpose – Community Institution (S-CI) District, DC Direct Control District and 
undesignated road right-of-way to DC Direct Control District.  The Direct Control District 
is based on the Commercial – Corridor1 (C-COR1) District and will allow for 
redevelopment of the site to a vibrant, pedestrian oriented mixed-use (residential, retail 
and office) node within the established community.  The proposed floor area ratio on Site 
1 is 2.1 and building height no greater than 21.0 metres.  The proposed floor area ratio 
on Site 2 is 4.3 and building height no greater than 31.0 metres. 

 
PREVIOUS COUNCIL DIRECTION  
 
None.  
 

ADMINISTRATION RECOMMENDATION(S)  2015 December 17 
 
That Calgary Planning Commission recommends APPROVAL of the proposed Road Closure 
and Land Use Amendment. 
 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaws 4C2016 and 21D2016; and 
 
1. ADOPT the proposed closure of 0.026 hectares ± (0.064 acres ±) of road (portions of 

the street widening on Plan 2369HF lying south of Lots 1 and 2 Block 14 Plan 2369HF 
containing 0.026 hectares (0.064 acres) more or less) adjacent to 1908 and 1910 
Kensington Road NW, in accordance with Administration’s recommendation; and 

 
2. Give three readings to the proposed Closure Bylaw 4C2016. 
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3. ADOPT the proposed redesignation of 0.77 hectares ± (1.90 acres ±) located at 101, 
109 and 118 – 18A Street NW and 1908 and 1910 Kensington Road NW and the closed 
road (Plan 6219L, Block 19, Lots 12 to 14; Plan 2369HF, Block 14, OT; Plan 2369HF, 
Block 14, Lots 1 and 2; portions of the street widening on Plan 2369HF lying south of 
Lots 1 and 2 Block 14 Plan 2369HF containing 0.026 hectares (0.064 acres) more or 
less) from Special Purpose – Community Institution, (S-CI) District, DC Direct Control 
District and Undesignated Road Right-of-Way to DC Direct Control District to 
accommodate mixed use development, in accordance with Administration’s 
recommendation; and  

 
4. Give three readings to the proposed Bylaw 21D2016. 
 
 
 
REASON(S) FOR RECOMMENDATION:  
 
The proposal advances the Municipal Development Plan (MDP) goals and policies for building 
complete communities, supporting intensification and greater housing choice in concert with the 
provision of high quality urban environments and primary transit services.  The proposed land 
use amendment is not aligned to the MDP urban design policies regarding building height 
maximums related to a one to one road right-of-way ratio on Neighbourhood Corridors without a 
local area plan and policies regarding the encouraged land use and form characteristics of 
Neighbourhood Corridors.  However, careful design solutions and planning considerations that 
respond to the unique characteristics of this large site address these issues of non-conformance 
and provide the potential for proposed comprehensive, higher density development.  Site 
specific guidelines within the Direct Control District will guide the design of future development 
on site and ensure they are responsive to both their existing and planned context.   
 
ATTACHMENTS 
 
1. Proposed Bylaw 4C2016 
2. Proposed Bylaw 21D2016 
3. Public Submissions  
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LOCATION MAPS 

 
 

Road Closure Map Land Use Amendment Map 
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

1. Recommend that Council ADOPT, by bylaw, the proposed closure of 0.026 hectares ± 
(0.064 acres ±) of road (portions of the street widening on Plan 2369HF lying south of 
Lots 1 and 2 Block 14 Plan 2369HF containing 0.026 hectares (0.064 acres) more or 
less) adjacent to 1908 and 1910 Kensington Road NW, with conditions (APPENDIX II). 

 
 Moved by:  S. Keating Carried:  9 – 0 
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.77 

hectares ± (1.90 acres ±) located at 101, 109 and 118 – 18A Street NW and 1908 and 
1910 Kensington Road NW and the closed road (Plan 6219L, Block 19, Lots 12 to 14; 
Plan 2369HF, Block 14, OT; Plan 2369HF, Block 14, Lots 1 and 2; portions of the street 
widening on Plan 2369HF lying south of Lots 1 and 2 Block 14 Plan 2369HF containing 
0.026 hectares (0.064 acres) more or less) from Special Purpose – Community 
Institution, (S-CI) District, DC Direct Control District and Undesignated Road Right-of-
Way to DC Direct Control District to accommodate mixed use development with 
guidelines (APPENDIX III). 

 
 Moved by:  S. Keating Carried:  9 – 0 
 
 Reasons for Approval from Mr. Wright: 

• Key project both in terms of its potential social energy associated with the Legion and 
the well overdue redevelopment of a very unique site. 

• Secondly the applicant has introduced a new level and style of citizen engagement that 
hopefully will raise the bar for subsequent engagement processes throughout the City.

 
 Reasons for Approval from Ms. Gondek: 

• Although we are a technical review body, our mandate to focus on good planning 
principles is based on the provision of thoughtfully planned spaces and places for 
people.  To that end, we must also include the less tangible, more qualitative 
components of planning in deliberations.  Thus, we must consider concepts like sense 
of community, sense of belonging and social cohesion.  The Legion provides all of 
these things within the community, but it is faced with transitioning from its traditional 
operations to something that is more reflective of the times and the diverse community 
it can serve.  The proposed land use and development allow for the transition of the 
Legion from a somewhat private organization to a much more inclusive and 
community-focused hub.  The Legion provides heritage in a non-built form manner; it 
provides a means to link generations together through a shared space that allows for 
transfer of history.  This application should be recognized as the sincere intentions of 
the Legion to become more integrated within the community at large, and the 
recognition that self-sufficiency and sustainability of the Legion is directly tied to 
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offering other uses within their building. 
 Reasons for Approval from Ms. Wade: 

• The Applicant and Administration have listened to comments, adjusted and revised 
plans to address community concerns in a respectful manner. 

• The legion is a part of the community and works to provide services to seniors, 
community members and a historical reminder of our democratic country.  

• The land use meets our MDP, Main Street direction and neighbourhood corridor in a 
creative response design. 

 
 Reasons for Approval from Mr. Morrow: 

• This is the kind of project that will define “Calgary 4.0” – from traditional city, to post 
war city, to new suburbs, to the need to grow in and up in ways that are compatible 
with existing communities.  This project does just that.  It is a high quality design and 
while some might consider it too tall, it is important to understand the maximum height 
is not throughout the site, since the building makes and appropriate transitions to the 
neighbourhood.  This is an innovative way of sustaining and important institution and 
will result in a positive contribution and amenity to the area. 

 
 Reasons for Approval from Mr. Friesen: 

• I supported this land use but have some significant reservations.  The legion and its 
members are clearly worthy of community support.  I have been involved in extensive 
work with veterans groups and have found it a very worthwhile activity.  Also the site is 
large and warrants a major redevelopment investment. 

• The land use planned, particularly for the residential site allows for very large building 
mass which is not in harmony with the surrounding community.  The likelihood of 
additional buildings of this scale being built on Kensington in the medium term future is 
low since many properties have been rebuilt recently at a much smaller scale. 

• The residents seem to be voicing significant opposition to this scale of development.  
The extensive communication and engagement program is admirable.  I am however 
concerned about extensive engagement when what is apparently the key community 
concern is not resolved.  Is this type of engagement insincere and approaching 
tokenism.   

• The architecture of the buildings also concerns me since it seems to emphasize the 
height and mass of the buildings on the Kensington side of the site when this is the 
main problem with the project for some.  This will be more of an issue when the DP 
application for the residential building is considered. 

   

2015 December 17 
 
MOTION: The Calgary Planning Commission received correspondence from: 

• West Hillhurst Community Association dated 2015 December 16; 
• Kensington Legion Re-Development, dated 2015 December 16; 
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• Tara Branter, dated 2015 November 01; 
• Royal Canadian Legion, North Calgary Branch #264, dated 2015 

November 16;  
• Tony Zhang, dated 2015 December 16; and 
• Susan Cardinal, dated 2015 December 16; 

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

with a proviso to Council that due to the amount correspondence that 
was received, it has not been thoroughly review by Planning 
Commission. 

 
 Moved by:  J. Gondek Carried:  9 – 0  
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Applicant:  
 

Landowner:  

Civic Works Planning + Design The Royal Canadian Legion North 
Calgary Branch No. 264 
 
The City of Calgary 

 
PLANNING EVALUATION 

 
SITE CONTEXT 
 
The subject site is located in the community of West Hillhurst along the north side of Kensington 
Road NW between 18 Street and 19 Street NW.  The site is comprised of six contiguous parcels 
approximately 0.77 hectare in total size.  A single storey building (home of the Royal Canadian 
Legion North Calgary Branch 264 – also known as the “Kensington Legion”) and its surface 
parking lot exist on the site.  The immediate surrounding development and land use context is 
primarily comprised of single detached and semi-detached dwellings within the Residential – 
Contextual One/Two Dwelling (R-C2) District.  To the immediate north of the westerly parcel is a 
three storey multi-residential development (General deLalanne Lodge) under Special Purpose – 
Community Institutional (S-CI) District.  To the west is a two storey local commercial building 
and surface parking facility under DC Direct Control District. The subject site is also located 
along the Primary Transit Network (Bus Rapid Transit Route 305) on Kensington Road NW.    
 
 
LAND USE DISTRICTS  
 
Proposed Land Use District 
The proposed land use district is a DC Direct Control District based on the Commercial – 
Corridor 1 (C-COR1) District of Land Use Bylaw 1P2007. Although Administration generally 
discourages the use of Direct Control Districts, the use of a Direct Control District is in this case 
is appropriate due to the following: 
 

• The subject site is unique to the area in that the parcel is relatively large section of land 
assembly along the corridor and has greater depth (approximately 60 metres parcel 
depth) than the other parcels along Kensington Road.  The parcel size and depth 
provide unique development potential that is different than other parcels along the 
remainder of the corridor.   

 
• The proposed Direct Control District is guided by the objective to create a pedestrian 

oriented, livable and vibrant neighbourhood node along the corridor, while respecting 
the existing local context.  Specific regulations on setbacks, building step backs, a 
transitional height using angular planes are embedded in the Direct Control District to 
ensure the site is developed in an appropriate and context sensitive manner.  These 
specific regulations do not exist in other land use districts.  
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• The parcels are not subject to a local area plan.  Given the location and size of the 
parcel, a comprehensively planned development using a Direct Control district is 
appropriate.  
 

In addition to allowing for appropriately scaled mid-rise mixed use development (residential, 
retail and office), the Direct Control District has a number of key provisions:  
 

• Allow for comprehensive site development of the parcel into Site 1 and Site 2; 
• Allow for a maximum floor area ratio of 2.1 on Site 1 and maximum floor area ratio of 

4.3 on Site 2; 
• Allow for a maximum building height of 21.0 metres on Site 1; 
• Create a transitional building height using angular planes on Site 2, up to 31.0 metres;  
• Allow for uses that generate pedestrian activities and contribute to an active street to be 

located on the ground floor of buildings;  
• Protect the public realm by limiting vehicle access from Kensington Road NW;  
• Require step backs to mitigate the perception of height mass and create comfortable 

pedestrian conditions; and 
• Allow for strategic building setbacks along the commercial street for amenity space and 

architecture interest.  
 

 
LEGISLATION & POLICY  
 
Municipal Development Plan (MDP)  
The Municipal Development Plan (MDP) identifies the site as located within the Developed Inner 
City area on the Urban Structure Map (Map 1) and identifies Kensington Road NW as a 
Neighbourhood Corridor and part of the Primary Transit Network. The MDP recognizes 
Neighbourhood Corridors as areas that might change and transform in the future to support a 
greater mix of housing types and uses to serve changing community needs.  The MDP outlines 
the characteristics and future development considerations related to these streets.  
Neighbourhood Corridors serve as main streets of a community and currently or will have the 
potential to provide a social function to the neighbourhood by supporting a moderate mix of 
uses and residential development as ground-oriented and low density apartment housing within 
a quality pedestrian friendly environment.  
 
The MDP provides overall policy direction for a more compact city with efficient use of land that 
enhance the vitality and character of local neighbourhoods while providing for a variety of 
housing options.  The MDP encourages high quality development along Neighbourhood 
Corridors which support increased job and housing options. 
 
The proposal is consistent with the MDP’s City-wide land use objectives: 

• to create walkable environments; 
• to create a range of housing opportunities and choices; 
• to strategically direct and manage redevelopment opportunities within existing areas; 

and 
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• to support compact urban development.  
The proposed land use amendment meets the overall objective of the MDP but specifically, the 
MDP urban design policies regarding building height maximums related to a one to one road 
right-of-way ratio on Neighbourhood Corridors without a local area plan and policies regarding 
the encouraged land use and form characteristics of Neighbourhood Corridors are not met.  
However, careful design solutions and planning considerations that respond to the unique 
characteristics of this large site address these issues of non-conformance and provide the 
potential for proposed comprehensive, higher density development.  Site specific guidelines 
within the Direct Control District will guide the design of future development on site and ensure 
they are responsive to both their existing and planned context.  Due to the proximity of the 
bordering low scale residential district surrounding the site, consideration was given to address 
site and specific building design requirements including specific regulations on setbacks, 
building step backs, pedestrian scale design, and appropriate transition of building scale and 
height with the lowest height on the north edge of the site and have the height gradually 
increase toward Kensington Road NW.  
 
See APPENDIX V for summary Municipal Development Plan policies. 
 
Main Street Initiative 
The Main Street Initiative is a study of all 24 identified main street areas (Urban and 
Neighbourhood Corridors) across Calgary.  The Main Street Initiative will build upon the 
Municipal Development Plan’s direction for Corridors and identify ways to strengthen the unique 
features of each Corridor. Kensington Road between 10 Street and Crowchild Trail NW is 
identified as a Neighbourhood Corridor and is therefore included in the Main Street Initiative.   
 
The Initiative is in its second phase.  This phase analysis of the inputs from community 
consultation will be undertaken and market research will be conducted to plan for future growth 
along Main Streets.  Please refer to APPENDIX IV for comments received from the Main Street 
team. These comments have been taken into consideration in the review of this application. 
 
 
TRANSPORTATION NETWORKS  
 
A Transportation Impact Assessment (TIA) was submitted in support of the land use 
amendment and development permit applications for Site 1 and Site 2 (single document).  In 
conjunction with the approval of the land use amendment by Council, 18A Street NW (1916 
Kensington Road NW) will be designated as public road right-of-way.  Eighteen A Street NW will 
serve as primary access and egress to Site 1, as well as primary egress to the commercial uses 
for Site 2.  Eighteen A Street will also serve as an active modes connection to the existing 
neighbourhood to the north, connecting the community by foot and bike use, and will 
accommodate ten on-street, paid public parking stalls.   
 
Access to the commercial use on Site 2 is accommodated along 18 Street NW, and egress 
provided along 18A Street NW.  The access is located south of the existing lane along the north 
boundary of Site 2.  Vehicular use of the lane along the west side of the legion building (Site1) is 
limited to waste and recycling services, as well as provides kitchen access and three short term 
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staff parking stalls. 
 
The lane along the north side of Site 2 will be upgraded to a paved lane, with activation through 
sidewalk and building access along the west side of the lane, and landscape enhancements 
along the east side of the lane to provide visual screening to the adjacent residential lot.  The 
existing lane will be used for residential access and egress only to Site 2, and access to the 
homes north of the lane will remain unchanged.   
 
The site access and circulation strategy is intended to limit and consolidate the number of 
vehicle accesses from the high traffic multi-modal Kensington Road NW, reduce number of 
vehicle and pedestrian conflicts along the main street where priority is placed on pedestrians, 
seeks to create a vibrant mixed-use corridor, and minimizes the potential of vehicular trips 
through the adjacent community. 
 
 
COMMUNITY ENHANCEMENT 
 
Several community street enhancements were identified in support of the proposed land use 
amendment and development permit applications.  The community raised concerns during the 
application review process around pedestrian safety and mobility, particularly children walking to 
and from the nearby Queen Elizabeth School along 18 Street NW.  As a direct response to this 
issue, and working in partnership with the Developer, the Developer identified several 
streetscape enhancements that will be designed and constructed by the Developer at its sole 
expense in conjunction with the proposal, including: 
 

• Curb bulbs at 6 Avenue NW, 3 Avenue NW, and Kensington Road NW; 
 

• Pedestrian-actuated crossing signals at 3 Avenue NW (primary pedestrian crossing to 
the Queen Elizabeth elementary and high schools); and 
 

• Street trees and soft-landscaping enhancements along 18 Street NE and at 6 Avenue 
NW, 3 Avenue NW, as well as on Kensington Road NW along the boundary of the site. 

 
The Developer has agreed to pay for the design and installation of all the streetscape 
enhancements in support of this application, and the proposed community enhancements are 
supported by The City.  The 18 Street NW corridor was identified as the most significant area of 
concern by the public in terms of the potential of increased development-generated traffic, 
vehicle speeds, and reduced pedestrian safety with a key focus on the school-aged children 
using this corridor to move north-south from the school within the community. 
 
Curb bulbs along Kensington Road NW were considered, but are not recommended at this time.  
As with review of on-street parking along Kensington Road NW, the intent is to review 
streetscape and street design of Kensington Road NW in conjunction with the ongoing Main 
Streets Initiative, allowing Main Streets the flexibility and ability to complete a comprehensive 
review, and develop an implementation plan for the entire Kensington Road NW Main Street. 
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The design and construction of the proposed community enhancements will be provided at the 
expense of the developer in conjunction with Site 2 development permit (DP2015-4956). 
 
UTILITIES & SERVICING 
 
A sanitary servicing study was submitted and approved by Water Resources.   
 
Existing services are available from the following locations:  
 

• Water connection is available from 18A Street NW and Kensington Road NW.  
 

• Sanitary sewer connection is available from 18A Street NW and Kensington Road NW. 
 

• Storm sewer connection is available from north utility right of way. 
 
 
ENVIRONMENTAL ISSUES  
 
An Environmental Site Assessment was not required for these parcels.  
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
The proposed land use allows for a mix of uses along the Neighbourhood Corridor and 
optimizes population and job growth within walking distance of Primary Transit. An analysis of 
site specific measures that would contribute toward an environmentally-friendly development will 
be conducted at the development permit stage. 

 
 

GROWTH MANAGEMENT  
 
This land use amendment proposal does not require additional capital infrastructure investment 
and therefore, no growth management concerns have been identified at this time. The proposal 
is in alignment with the MDP references associated with growth management matters. 
 
 
PUBLIC ENGAGEMENT  
 
Public engagement with the community was an important component of this application to both 
Administration and the Applicant. Prior to any engagement activities, an engagement plan was 
discussed and agreed on between both parties that outlined the goals and objectives.  Both 
Applicant led and City led public engagement was completed for this application.  
 
Applicant led engagement 
The applicant held an extensive engagement process with the community to obtain feedback on 
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their proposed land use and development vision for the overall site. Over the engagement 
process, activities included: 
 

• Meeting with the West Hillhurst Community Planning Committee on 2015 May 13 to 
review project vision and proposed engagement process; 

• Advance notice of applicant engagement through Planning Committee update in June 
2015 edition of West Hillhurst Warbler (community newsletter), an update in the August 
2015 edition, as well as updates from the Planning Committee in subsequent 
newsletters;  

• Dedicated project website (www.engage264.ca), launched 2015 July 15; the website 
remains active today; 

• Media notification of public engagement process launch with coverage from several print 
and television news outlets in second and third weeks of July 2015; 

• Direct mail-out notice of engagement to 350 resident addresses within a 250 metre 
radius of the site; 

• On-site sandwich board engagement signage; 
• Engagement Storefront hosted at the Legion - 14 open house sessions (Wednesdays 

afternoons and evenings and Saturday afternoons) over 42 hours in July and August; 
• On-site physical ‘Sounding Board’ with project information and direct feedback posting 

opportunity, 24/7 presence in July and August 2015; and, 
• E-news with on-going sign-up and updates.  

Participants in Engagement Process: 
• 160 one-on-one conversations at Engagement Storefront; 
• 220 individual notes on the sounding board; 
• 820 unique website visits and/or input responses on the project website; and 
• Across all engagement input methods, over 1,200 individual ideas were recorded. 

The proposal has been responsive to the community and made tangible off-site community 
investments, and design changes based on a significant and progressive public engagement 
effort.  The applicant has summarized the findings from their public engagement in their “What 
We Heard Report”: http://engage264.ca/pdf/what-we-heard-report.pdf  

City led engagement: 
The community consultation included the following:   

• The land use amendment application was circulated to residents within 60.0 metre 
radius of site;   

• Notice posting signage was placed onsite to advise that the application has been 
submitted with file manager’s contact information; 

• The application was circulated to the Hillhurst Sunnyside and West Hillhurst Community 
Association between 2015 July 20 and 2015 August 13; 

• Project webpage: www.calgary.ca/legion launched 2015 September 25. The webpage 
was used to outline the application process, timelines, and engagement opportunities 

https://urldefense.proofpoint.com/v2/url?u=http-3A__www.engage264.ca_&d=BQMFaQ&c=jdm1Hby_BzoqwoYzPsUCHSCnNps9LuidNkyKDuvdq3M&r=0pw6Oux79-Q4oaDT7gG2Et-5KKcbDAGl8gbOchZUd5c&m=quT7JHIFTfgY6qNj0KAopaJ0-O0Ny9cx0BSviQJqBZg&s=InybxmOTLiBY951xgbTZyCcIAAaOVrL6nOFNKsXeIOc&e=
http://engage264.ca/pdf/what-we-heard-report.pdf
http://www.calgary.ca/legion
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available.  It also served as a resource for project information and documents submitted 
in support of the application (i.e. TIA), links, and contact information;  

• The City received a number of comments on this proposal and responded to concerns 
and questions.  

• A public information session was held on 2015 November 04 at the Kensington Legion 
location.  This event was intended to share updated information on the proposal and 
plan revisions that were made based on Administration’s review of the application, and 
to provide residents with an opportunity to ask City planning staff questions about the 
proposal and the planning process. This session was attending by approximately 200 
residents and interested parties. 

• Transportation Planning staff attended the 2015 November 10 West Hillhurst Community 
Association Annual General meeting to answer the Community Association Board and 
community member questions.  

 
Community Association Comments 
Although the subject site is located in the community of West Hillhurst, given the site proximity 
to Hillhurst/Sunnyside community, the application was circulated to both Community 
Associations.  Comments from the Hillhurst Sunnyside Community Association (HSCA) were 
received on 2015 August 13, these comments relate to the original application submission. 
Subsequently, the applicant amended the application based on feedback from the public 
engagement and City’s technical review. HSCA provided further comments on the proposed 
development on 2015 December 03.  
 
The West Hillhurst Community Association (WHCA) submitted their original comments on 2015 
August 24. The WHCA Planning Committee recently gone through a renewal of its leadership 
and provided further comments on the proposal on 2015 November 04.  Since these comments 
were received after the public engagement process, they were not specifically addressed in the 
applicant’s “What We’ve Heard Report”.  West Hillhurst Traffic Committee also provided 
comments to the proposed land use amendment (see APPENDIX VI).  
 
Resident’s comments 
In response to the notice posting and other applicant and City led engagement, 95 represented 
residents sent in comments regarding the proposed development. The comments have been 
summarized below. Since the development concepts (renderings and proposed development on 
Site 2) and Development Permit application on Site 1 for proposed Legion building was 
circulated at the same time as the land use amendment application, the comments received are 
based on all shared information of these various applications.  
 
The following are comments in support of the proposed development: 

• This development has a high quality, aesthetically pleasing design. 
• The proposed terraced design of the building is appreciated. 
• Support development of a new home for the Legion. 
• Redevelopment is a better use of the currently underutilized site. 
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• Support increase density and variety of land use. 
• Support the proposed development as long as transportation and servicing concerns 

address adequately.  
• Support increasing density for the neighbourhood and adding vitality to the community.  
• The proposed development is better than the recent two to four unit redevelopments 

which may be underdeveloped. 
• Great to have more commercial development in the community. 

 
The following concerns were also noted:  
 

Theme Feedback Response 

Density 

Concern that the proposed density 
(approx. 210 units for the mid-rise 
building) is too high and will change the 
community character; need to ensure 
existing infrastructure can support an 
increased population. 

Kensington Road is located on a 
neighbourhood corridor (as defined by 
the MDP) supported by primary transit, 
which is an ideal location to support this 
kind of development. 
 
Additional studies (transportation, 
sanitary servicing) are being reviewed by 
the City to ensure the infrastructure can 
support the proposed development. 

Building Height 

Proposed 10 storey building is too high; 
the maximum height allowed in 
Hillhurst/ Sunnyside is 8 storeys; 
building height should not be higher 
than 4 storeys,  a range of 6 to 8 
storeys was deemed more appropriate; 
does not fit in context of low density 
neighbourhood; The proposed 
development will set a precedent or 
“game changer” and will lead to the 
degradation of the community’s 
character 
 

The proposed development is not located 
within the Hillhurst/Sunnyside Area 
Redevelopment Plan area.   
 
The applicant has adjusted the building 
height on Site 2 from 36m (proposed 10 
storey building) to 31m (proposed 8 
storey building) and the on Site 1 to 21 
metres (proposed 4 storey building.   
 
Provisions in the proposed Direct Control 
District include setbacks, and building 
step backs, articulations/ recesses to 
help mitigate the perception of mass and 
height. The building’s terrace design will 
also help create a compatible height 
interface with the low density 
development adjacent to the site.  

Property Values 
Concerns related to potential loss in 
property values due to proposed 
development.  

Property value is not a planning matter 
that can be considered during the 
planning process.  

Construction impacts 

Concerns related to construction 
activities and resulting noise, dust, 
safety issues; long construction time 
frame. 

If the application is approved, 
construction management mitigation 
measures will need to be adhered. 
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Traffic, parking, safety 

Concerns related to potential increase 
in traffic and reduced parking 
availability; concerns with safety of 
children walking to and from to the 
school along 18 Street NW. 

A transportation study is assessing 
impacts of the development on traffic 
patterns and volumes. All Land Use 
Bylaw parking requirements must be met 
onsite. The applicant has also proposed 
offsite community enhancements for 
pedestrian safety and mobility 
improvements for 18th Street. 

Landscaping and pubic 
space 

Landscaping onsite appears 
inadequate. 

The applicant has revised the application 
with additional landscaping and public 
realm improvements, including new 
street trees along 18A Street and 
Kensington Road NW.  Details will be 
reviewed at the Development Permit 
stage.  

Quality of life 
Concern that the proposed 
development will decrease quality of 
life. 

Communities can change over time; 
the City sees merits in the proposed 
development suggesting it can contribute 
to quality of life. The proposal will add 
new people to populate the local school, 
community facilities, retail shops, 
services, enhanced public space, 
community energy and vitality. 

Built form 
Concerns with sun shadowing impact, 
loss of views, loss of privacy, wind 
impact. 

In terms of shadowing impacts, one of 
the applicant’s goals for the project is to 
minimize the shadow impact on the 
existing low density development to the 
north, hence the building distributed the 
tallest building height towards 
Kensington RD. Sun shadow studies 
have been provided by the applicant and 
the City is satisfied with how shadowing 
has been addressed.  

Generally speaking, there is no right to 
privacy.  Redevelopment occurs on 
parcels of different size, orientations, 
distance from adjacent properties and 
proposed development tend to be in 
different built form and scale. There is no 
practical, reasonable and enforceable 
design standards have been devised 
which would allow the full use of land 
whilst guaranteeing complete privacy for 
every neighbour.  Planning does review 
and ensure a reasonable degree of 
privacy is respected when reviewing 
proposed developments. The applicant 
addressed privacy by proposing a 
landscaped screening buffer along the 
common amenity area.  Outdoor 
balconies also include non-transparent 
materials. Details and the exact location 
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of balconies will be reviewed at the DP 
stage.   Trees proposed along the new 
paved north lane provide a green 
landscaped buffer.    
 
Access to view is not regulated in the 
Bylaw and generally not a planning 
matter that can be considered. 
 
Administration did not request a wind 
assessment for this proposal.  
Although local wind patterns and snow 
drift will always be impacted when new 
structures are constructed, we would not 
expect to see any issues of wind impact 
here to be experienced between the new 
Legion and midrise mixed-use buildings 
being proposed. 
 
Details will be reviewed at the 
Development Permit stage. 

Application process 

Concern with lack of notification/ 
communication regarding the proposed 
development; the City should have mail 
drop notification for every residents in 
the community; concern that public 
engagement was held during the 
summer months and did not include all 
community members. 

The land use redesignation application 
was circulated to residents within a 60-
metre radius of the development site. 
Notice posting signage was placed onsite 
to advise that the application had been 
submitted, and the application was 
circulated to the Hillhurst Sunnyside and 
West Hillhurst community associations 
between July 20 and August 13. The City 
has received a number of comments on 
this proposal and has been responding to 
concerns and questions. 

Concurrent application 
process 

Although the applicant is utilizing the 
concurrent DP/ LOC, there were 
concerns that the DP for Site 2 has not 
been submitted at the same time as the 
LOC and Site 1 DP; concerns that the 
actual development of the proposed 
building may not be like the concept 
drawings.  

The land use amendment application 
was used to inform the detail design of 
the proposed building on Site 2, therefore 
the DP was submitted at a later stage. 
DP2015-4956 has now been submitted 
and is currently under review.  
 
Residents wanted more assurance that 
the built form, design will take the form as 
presented.  The proposed DC district is 
to provide greater certainty on the 
outcome of the proposed land use.   
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Lack of local area policy 
for this site 

Concern that a local area 
redevelopment plan has not been 
developed for West Hillhurst; Main 
Streets initiative is underway but not 
finalized. 

The City does not have plans to prepare 
an area redevelopment plan for West 
Hillhurst at this time. The Main Street 
Initiative highlights a shift to focus 
strategic planning on areas (corridors) 
that can and are most likely to change 
and accommodate increased density.  
The Main Street initiative is underway 
and has not been finalized yet. 
Comments from the Main Street Initiative 
team have been provided in this report 
(APPENDIX IV).  

Commercial 
development 

Concern with proposed commercial 
uses (noise, traffic, crime); Community 
needs more local groceries and a mixed 
of uses along Kensington Road. 

Kensington Road is a neighbourhood 
corridor (as defined by the MDP) 
supported by primary transit,  
Administration supports development of a 
mix of residential and commercial/retail 
uses along this corridor (main street). 
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APPENDIX I 
 

APPLICANT’S SUBMISSION 
 
APPLICANT SUBMISSION STATEMENT (LOC2014-0156) – Land use amendment 
 
The subject property is located in West Hillhurst along Kensington Road NW and is comprised of six 
contiguous parcels approximately 0.89 hectares in total size.  The property maintains a single-storey 
structure approximately 18,000 square feet in size, which is the current home of a Social Organization 
(The Royal Canadian Legion North Calgary Branch 264 - ‘Kensington Legion’).  The balance of the 
subject property is a surface parking facility.  Majority-owned by the Kensington Legion, a portion of the 
subject property is owned by The City of Calgary and under the stewardship of Corporate Properties and 
Buildings.  This portion of land is a former Road Plan or a portion of 18A Street NW that previously 
connected to Kensington Road NW.  These are lands now deemed surplus and are being leased by The 
City to the Kensington Legion for surface parking uses.  The surrounding development and land use 
context is primarily comprised of single-detached and semi-detached dwellings within Residential - 
Contextual One/Two Dwelling (R-C2) District.  To the immediate north is a three-storey multi-residential 
building (General DeLalanne Lodge) under Special Purpose - Community Institution (S-CI) District.  To 
the immediate west is a two-storey local commercial building and surface parking facility under Direct 
Control (21Z91) District based on Local Commercial (C-1) District. 
 
A progressive partnership and redevelopment model is proposed between a private developer-builder 
(Truman Development Corporation) and a local social organization (Kensington Legion) to revitalize an 
aged and fiscally unsustainable facility, and create a vibrant mixed-use node on an under-utilized 
established community site. The Legion’s proposed new and modernized home, to be constructed by 
Truman, will be a mix of social organization uses (similar to what exists today -- supporting food services, 
as well as social, recreational and cultural activities) and market-rate office space wholly-owned by the 
Legion and intended to create a new long-term revenue stream for the organization.  Once a new Legion 
home is constructed, the balance of the lands are proposed to be transferred to Truman to create a 
mixed-use, mid-rise market-rate development, which Truman believes strikes the right balance among the 
Legion’s goals, the established community development context, and The City of Calgary’s growth goals 
both city-wide and for the Kensington Road corridor.  The proposed mid-rise, mixed-use vision has been 
informed by progressive urban design principles. 
 
The comprehensive redevelopment strategy envisions a phased development of two sites/buildings, as 
well as a bisecting new public street segment on the former 18A Street NW Road Plan (this will be a cul-
de-sac type street with no through connection to 18A Street NW).  The first site on the westerly portion of 
the property will be 0.17 hectares in size and the proposed building is to be the new home of the 
Kensington Legion.  This site will include a Social Organization and Office uses in a vertically-mixed 
building achieving a floor area ratio no greater than 2.1 and building height no greater than 21 meters (or 
an approximately four storey commercial building-type).  The second site on the easterly portion of the 
property will be 0.61 hectares in size (inclusive of proposed acquisition of City-owned surplus road 
widening along Kensington Road NW).  The proposed building will contain a commercial-retail podium 
with vertically-mixed multi-residential uses above-grade within a mid-rise building format that achieves a 
floor area ratio no greater than 4.3 and a building height no greater than 31 meters (or approximately 8 
storeys, with a single commercial building-type ground floor storey and 7 storeys of residential building-
type above). 
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There is no applicable Local Plan.  The Municipal Development Plan identifies the subject property as 
part of a Neighbourhood Corridor (or the ‘Main Street’ of one or more communities), which encourages a 
minimum intensity threshold of 100 jobs and population per gross developable hectare.  The property is 
also located along a Neighbourhood Boulevard Street which forms part of the Primary Transit Network 
(Bus Rapid Transit Route 305), where there is high-frequency transit service that operates every ten 
minutes or less, for fifteen hours a day, seven days a week.   

 
APPLICANT SUBMISSION STATEMENT (LOC2014-0156) – proposed road closure 
 
The proposed Road Closure is for a portion of road widening that has been deemed surplus which is 
located on the north boundary of the Kensington Road NW road right-of-way, immediately adjacent to the 
southern boundary shared with 1908 and 1910 Kensington Road NW.  The proposed Road Closure is 
2.965 meters in width and 87.647 meters in length, and is a total area of 252.4 square meters in size. 
 
The Land Use Redesignation Application Subject Property is comprised of six contiguous parcels 
approximately 0.89 hectares in total size (inclusive of the proposed Road Closure parcel).  Currently the 
portion of the Subject Property that represents the Road Closure area is utilized as grassy boulevard 
adjacent to a private surface parking lot and this area is outside of the area standard separate sidewalk 
infrastructure located within the north side of the Kensington Road NW road right-of-way. 
 
This existing road widening parcel is isolated along Kensington Road NW (generally described as that 
segment of road right-of-way between 14 Street NW and Crowchild Trail SW), and no subsequent 
widenings have been taken.  It is the Applicant’s understanding, through pre-application dialogue with 
both City Transportation and Corporate Properties, that the widening is not required to grow the right-of-
way of Kensington Road NW in the future and the lands have already been deemed surplus.  Given this, 
the Applicant is of the opinion that a Road Closure is appropriate, and seek to close the road with the 
purpose of it being privately acquired and incorporated into the Subject Property for LOC2014-0156. 
 
The Land Use Redesignation Application has been formed on a progressive partnership and 
redevelopment model proposed between a private developer-builder (Truman Development Corporation) 
and a local social-community organization (Kensington Legion) to revitalize an aged and fiscally 
unsustainable facility, and create a vibrant mixed-use node on an underutilized established community 
site.  The comprehensive redevelopment strategy envisions a phased development of two sites/buildings, 
as well as a bisecting new public street segment on the former 18A Street NW Road Plan. 
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APPENDIX II 
 

PROPOSED ROAD CLOSURE CONDITIONS 
 
1. The developer is responsible for all costs associated with the closure including all 

necessary physical construction, removal, rehabilitation, utility relocation, etc. 
 

2. All existing utilities within the right-of-way are to be protected by easements or to be 
relocated at the developer’s expense. All easements are to be registered concurrently 
with the registration of the final instrument. 

 
3. That any relocation of utilities be at the developer’s expense and to the appropriate 

standards.  
 
4. That the closed right-of-way be consolidated with the adjacent land at 1908 and 1910 

Kensington Road NW.  
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APPENDIX III 
 

PROPOSED DIRECT CONTROL GUIDELINES 
 

 
Purpose  
1 This Direct Control District is intended to: 
 

(a) provide for pedestrian oriented mid-rise mixed-use development;  
 
(b) allow for sensitive redevelopment of a parcel that is larger in size and 

with greater parcel depth than the majority of other parcels on 
Kensington Road NW;  

 
(c) create a built form where building height transitions from high to low 

from  Kensington Road NW to the low density residential development; 
 
(d) use building design to reduce the sense of building massing, reduce 

shadow impacts, and help mitigate the pedestrians perception of building 
height; and 

 
(e) allow for uses that generate pedestrian activity and contribute to an 

active street to be located on the ground floor of buildings.   
 

Compliance with Bylaw 1P2007  
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District, a reference to a section of Bylaw 1P2007 is deemed to 

be a reference to the section as amended from time to time.  
 

General Definition 
4 In this Direct Control District,  
  

(a) “Commercial use” means the permitted use and discretionary use of 
Commercial - Corridor 1 (C-COR1) District of Bylaw 1P2007, other than 
Addiction Treatment, Assisted Living, Custodial Care, Dwelling Unit, 
Live Work Unit and Residential Care.  

 
Permitted Uses  
5 The permitted uses of the Commercial – Corridor 1 (C-COR1) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
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Discretionary Uses  
6 The discretionary uses of the Commercial – Corridor 1 (C-COR1) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of the Commercial – Corridor 1 (C-COR1) District 

of Bylaw 1P2007 apply in this Direct Control District. 
 
Building Orientation 
8  (1)  The main public entrance to a building must face a property line shared with a 

street.  
 

(2) The maximum building setback from a property line shared with Kensington 
Road NW is 4.0 metres, excluding those portions of the building that form 
recesses providing amenity space at grade, architectural interest, or entrance 
recesses. 

 
(3) Motor vehicle parking stalls and loading stalls must not be located between a 

building and Kensington Road NW.  
 
Building Façade 
9   (1)  The length of the building facade that faces Kensington Road NW must be a 

minimum of 80.0 per cent of the length of the property line it faces.  
 

(2) In calculating the length of the building facade, the depth of any required 
setback areas referenced in sections 16 and 22 of this Direct Control District will 
not be included as part of the length of the property line.  

 
Vehicle Access 
10 Vehicular access must not be from Kensington Road NW.  

  
Location of Uses within Buildings 
11  (1) The following uses must not be located on the ground floor of buildings: 
 

(a) Assisted Living; 
(b) Catering Service – Minor; 
(c) Child Care Service; 
(d) Counselling Service; 
(e) Dwelling Unit;  
(f) Heath Services Laboratory – With Clients; 
(g) Instructional Facility; 
(h) Live-Work Units;  
(i) Office; 
(j) Place of Worship – Small; 
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(k) Post-secondary Learning Institution; 
(l) Residential Care; and 
(m) Veterinary Clinic.  

 
 (2) There is no minimum gross floor area for commercial uses within a building.  

 
 (3) Commercial uses and Live Work Units:  
 

(a) may be located on the same floor as Addiction Treatment, Assisted 
Living, Custodial Care, Dwelling Units and Residential Care; and  

 
(b) must not share an internal hallway with Addiction Treatment, Assisted 

Living, Custodial Care, Dwelling Units or Residential Care.  
  
Site 1 
(0.17 hectares ±) 
 
Application  
12 The provisions in sections 13 through 17 apply only to Site 1. 
 
Floor Area Ratio 
13 The maximum floor area ratio is 2.1.  
 
Building Height 
14 (1) The maximum building height is 21.0 metres.  
 

(2) Notwithstanding the definition of building height in Bylaw 1P2007, building 
height in this section includes ancillary structures.  

 
Front Setback Area 
15 There is no minimum requirement for a front setback area.  
 
Rear Setback Area 
16 (1) Where the parcel shares a rear property line with a parcel designated as: 
 

(a) a commercial district, there is no requirement for a rear setback area; 
 
(b) a residential district, the rear setback area must have a minimum 

depth of 3.0 metres; and 
 
(c) a special purpose district, the rear setback area must have a minimum 

depth of 3.0 metres. 
 

(2) Where the parcel shares a rear property line with: 
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(a) a street, the rear setback area must have a maximum depth of 3.0 

metres; 
 
(b) a lane that separates the parcel from a parcel designated as a 

residential district, the rear setback area must have a minimum depth 
of 3.0 metres; and 

 
(c) a lane, in all other cases, there is no requirement for a rear setback 

area. 
 

Side Setback Area 
17 (1) Where the parcel shares a side property line with a parcel designated as: 
 

(a) a commercial district, there is no requirement for a side setback area; 
 
(b) a residential district, the side setback area must have a minimum 

depth of 3.0 metres; and 
 
(c) a special purpose district, the side setback area must have a minimum 

depth of 3.0 metres.  
 

(2) Where the parcel shares a side property line with: 
 

(a) a street, the side setback area must have a maximum depth of 3.0 
metres; 

 
(b) a lane that separates the parcel from a parcel designated as a 

residential district, the side setback area must have a minimum depth 
of 3.0 metres; and 

 
(c) a lane, in all other cases, there is no requirement for a side setback 

area. 
 

Site 2 
(0.60 hectares ±) 
 
18 The provisions in sections 19 through 25 apply only to Site 2.  
 
Floor Area Ratio 
19 The maximum floor area ratio is 4.3.  
 
Building Height 
20 (1) The minimum building height is 10.0 metres. 
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 (2) The minimum height of the storey closest to grade, containing commercial 
uses and facing a street is 6.0 metres.  
 
 (3) Unless otherwise referenced in subsection (4), the maximum building height is 

31.0 metres. 
 

 (4)  (a) The maximum building height within 9.0 metres of the property line 
shared with a low density residential district is 10.0 metres and 
increases proportionately at a 40 degree angle to a maximum of 31.0 
metres measured at grade at a distance of 34.0 metres from the 
property line shared with a low density residential district, as shown 
on Illustration 1.  

 
  (b) Notwithstanding the definition of building height in Bylaw 1P2007, 

building height in this section includes ancillary structures.  
 

 
Illustration 1: Building Height in subsection 20(4). 
 

 
 
Front setback Area 
21 There is no minimum requirement for a front setback area.  
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Rear Setback Area 
22 (1) Where the parcel shares a rear property line with a parcel designated as: 
 

(a) a commercial district, there is no requirement for a rear setback area; 
 
(b) a residential district, the rear setback area must have a minimum 

depth of 3.0 metres; and 
 
(c) a special purpose district, the rear setback area must have a minimum 

depth of 3.0 metres. 
 

(2) Where the parcel shares a rear property line with: 
 

(a) a street, the rear setback area must have a maximum depth of 3.0 
metres, excluding portion of the building that form part of recesses that 
provide amenity space at grade, architectural interest, or entrance 
recesses. 

 
(b) a lane that separates the parcel from a parcel designated as a 

residential district, the rear setback area must have a minimum depth 
of 6.0 metres; and 

 
(c) a lane, in all other cases, there is no requirement for a rear setback 

area. 
 

Side Setback Area 
23 (1) Where the parcel shares a side property line with a parcel designated as: 
 

(a) a commercial district, there is no requirement for a side setback area; 
 
(b) a residential district, the side setback area must have a minimum 

depth of 3.0 metres; and 
 
(c) a special purpose district, the side setback area must have a minimum 

depth of 3.0 metres. 
 

(2) Where the parcel shares a side property line with: 
 

(a) a street, the side setback area must have a maximum depth of 4.0 
metres, excluding those portions of the building that form recesses 
providing amenity space at grade, architectural interest, or entrance 
recesses. 
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(b) a lane that separates the parcel from a parcel designated as a 
residential district, the side setback area must have a minimum depth 
of 3.0 metres; and 

 
(c) a lane, in all other cases, there is no requirement for a side setback 

area. 
 
Projections Into Setback Areas 
24 (1) Unless otherwise referenced in subsections (2), (3), (4) and (5) buildings must 

not be located in any setback area 
 

(2) Eaves, architectural overhangs, balconies of a building may project into any 
setback area to a maximum of 2.5 metres.  

 
(3) Parkade ramps, associated curbs, guard rails, and venting may project into any 

setback area.  
 
(4) Portions of a building below the surface of the ground may extend into any 

setback area, only when those portions are used as a parking structure.  
 

(5) Signs may be located in any setback area, and where so located, must be in 
accordance with Part 3, Division 5 of Bylaw 1P2007. 

 
Building Design 
25 (1) Façades facing a street, when located above the floor closest to grade 

containing commercial uses, must step back a minimum of 2.0 metres from the 
façade of the floor closest to grade, excluding balconies and façades that are 
for distinctive building articulation. 

 
 (2) Façades facing a street, when located above 24.0 metres, must step back a 

minimum of 2.0 metres from the façade of the storey below.   
 

(3)  The ground floor must provide minimum of two of the following features to 
articulate the base of the building and to distinguish the base of the building 
from the rest of the building: 

  
(a) façade articulation;  
 
(b) design elements, such as cornice lines, window bays, canopies; 
 
(c) texture; or 
 
(d) building materials. 
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(4)  The façade of commercial uses located on the floor closest to grade, and facing 

a street must provide windows with unobscured glass that: 
  

(a) allow for views of the indoor space or product display areas; and 
 
(b) occupies a minimum of 60.0 per cent of the façade between a height of 

0.6 metres and 3.0 metres.  
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APPENDIX IV 
 

MAIN STREET INITIATIVE COMMENTS 
 

Re:  Municipal Development Plan review of File# LOC2014-0156 
Date:  October 2015 
_______________________________________________________________ 
 
The Main Streets Initiative seeks to implement the policies of the Municipal Development Plan in all 
identified 24 main streets areas (Urban and Neighbourhood Corridors). The Main Streets Initiative has 
completed extensive public engagement in all main street areas and is still developing recommendations 
for Council review to support the evolution of these strategic growth areas. Comments provided are 
based on existing Municipal Development Plan policies and public comments received during the Main 
Street engagement sessions.  
 
Based on plans reviewed October 2015 for LOC2014-0156, the policies within the Municipal 
Development Plan are supportive of the proposal.  The proposal complies with the majority of policies 
regarding Corridors in the Municipal Development Plan, although, several policies regarding building 
height transition and built form are not meet (2.2.1.b., 2.2.5.a, 2.3.2.b, 3.4.1.q.), but the proposal does 
provide an appropriate transition within the site.  Only comparing land use district to adjacent land use 
district rules, there is a large change in intensity, building height and mass, but the proposed building and 
site design does comply with several other transitional policies in section 2.2.1.b & 3.4.3.f. Section 2.4.2. 
states that a tall building is generally defined as a building whose height is greater than the width of the 
right-of-way of the street that it fronts. The proposed building would be considered a tall building by this 
measure, but complies with rules of section 2.4.2.f. that describe the integration of tall buildings into an 
existing community. Overall the proposal creates a built form, range of uses and transportation network 
supportive project that achieves the goals of Neighbourhood Corridors as detailed in the Municipal 
Development Plan.   
 
Kensington Road between 14 Street and Crowchild Trail has very limited opportunity to meet the MDP 
intensity thresholds as most properties are small parcels with a multitude of property owners making it 
difficult to assemble property for large scale development, also many of the sites contain newer low 
density buildings that have a long lifespan.  Likely this will result in limited small scale redevelopment over 
a long period of time. Also the double frontage along the southern edge of Kensington Road compounds 
this issue.  
 
An exception to this pattern is the subject parcel; the large size and deep parcel depth from Kensington 
Road allows for building height transitions within the parcel, to an appropriate scale. In terms of existing 
built form and the adjacent building heights and forms allowed in the current adjacent land use districts, 
the proposal is out of scale and context. The stakeholder comments received aligned greatly with MDP 
policy; creating a walkable, high quality public realm surrounded by a variety of uses and compact 
building form of high quality architecture. There were specific stakeholder comments suggesting a 
maximum height of 4 storeys. 
 
Although out of scale with the existing context, the limited opportunity for large redevelopment sites along 
Kensington Road, along with the proposal providing many of the outcomes desired by the community, 
and aligning with numerous MDP policies, the proposal achieves a positive contribution to the community 
and provides an appropriate increase in intensity in this strategic growth area.  
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APPENDIX V 

 
SUMMARY OF MDP POLICIES 

 

Municipal Development Plan – City Wide and Typology Policies 
 

Municipal Development Plan | PART 2 - CITY-WIDE POLICIES 
2.2 SHAPING A MORE COMPACT URBAN FORM 
2.2.1 VIBRANT, TRANSIT-SUPPORTIVE, MIXED-USE ACTIVITY CENTRES AND CORRIDORS 

 Compliance Non-
Compliance Comments 

2.2.1.a.   Direct a greater share of new 
growth to the Activity Centres and 
Corridors identified on Map 1, in a 
manner that 

 

i. Provides compact, mixed-use, high-
quality urban development; •   

ii. Concentrates jobs and people in 
areas well served by primary transit 
service, located close to transit 
stations and stops; 

•   

iii. Achieves the residential and 
employment intensity thresholds of the 
applicable activity Centre and Corridor 
contained in Part 3 of the MDP; 

•  

Neighbourhood Corridor MDP target 
threshold is 100 jobs, people per hectare.  
• For the length of the Kensington main 
street (from Crowchild Trail to 10 Street 
NW), it current has 65 jp/ha, and 
existing land use allows for  68 jp/ha.  

• The main street section from Crowchild 
Trail NW to 14 Street NW currently has 
48 jp/ha and the existing land use allows 
for 59 jp/ha. 

• The proposal would increase intensity to 
about 60 jp/ha for section of Crowchild 
Trail to 14 Street NW. This proposal is 
for 638 jp/ha on site.  

iv. Concentrates urban development in 
a built form that helps to optimize 
existing public investment, municipal 
infrastructure and facilities; 

•   

v. Provides a mix of employment, 
residential, retail and service uses that 
support the needs of adjacent 
communities; 

•   

vi. Supports a range of housing 
opportunities in terms of type, tenure, 
unit size and affordability; and, •   
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Municipal Development Plan – City Wide and Typology Policies 
 

vii. Creates an urban environment and 
streets that promote walkability and 
local connectivity. •   

 
2.2.1.b.   Plan the development of 
Activity Centres and Corridors 
appropriate to the local context by: 

 

i. Maintaining compatibility, avoiding 
dramatic contrast in height and scale 
with low density residential areas 
through limits on allowable heights and 
bulk of new development; 

 � 

• The subject site is an approximately  
66m deep lot that has the ability to 
provide appropriate transition within the 
site (height transition from high to low 
from Kensington Road NW to the low 
density residential development), but 
comparing land use district to land use 
district, there is a large contrast.   

• To comply would require an increase to 
the intensity of adjacent low density 
residential districts. 

ii. Creating transitions in development 
intensity between low density 
residential areas and more intensive 
multi-unit residential or commercial 
areas; 

 � 

• The subject site is an approximately  
66m deep lot that has the ability to 
provide appropriate transition within the 
site (height transition from high to low 
from Kensington Road NW to the low 
density residential development), but 
comparing land use district to land use 
district, there is a large contrast.   

• To comply would require an increase to 
the intensity of adjacent low density 
residential districts. 

iii. Locating the tallest buildings and 
highest densities closest to transit 
stops and stations, and stepping down 
heights and densities away from 
transit; 

•   

iv. Massing new development to frame 
adjacent streets in a way that respects 
the existing scale of the street; •  

The adjacent street is a neighbourhood 
corridor with an existing ROW of 20 
metres. The proposal allows maximum of 
31 metres with the greatest height along 
the street. The proposal also includes 
generous street setbacks and building step 
backs as well as articulations to reduce 
building massing and help mitigate the 
pedestrian’s perception of height.   

v. Limiting the impacts of shadowing 
on neighbouring streets, parks and 
properties; and, •   
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vi. Providing public systems, including 
connecting pathways, that facilitate 
direct, convenient, comfortable and 
safe pedestrian movement to transit, 
recreational uses and other services. 

•   

2.2.1.c. Co-ordinate planning and public 
investment decisions to support the 
development of a greater variety of 
medium and higher density housing 
forms in Activity Centres and Corridors. 

  N/A  on individual site proposals 

2.2.1.d. Support Activity Centres and 
Corridors as locations for the growth and 
intensification of major employment uses 
(including post-secondary and medical 
institutions) by linking them to the 
Primary Transit Network. 

  N/A on individual site proposals 

2.2.1.e. Identify the appropriate jobs and 
population ratio and planning area 
boundaries for Activity Centres and 
Corridors through the Local Area 
Planning process. 

  N/A on individual site proposals 

2.2.1.f. Identify appropriate locations and 
scales of Activity Centres and Corridors 
required to support urbanization of the 
Future Greenfield areas through future 
Regional Context Study processes. 

  N/A  

2.2.2 A TRANSIT-SUPPORTIVE LAND USE FRAMEWORK 

 Compliance Non-
Compliance Comments 

2.2.2.a. Locate transit-supportive land 
uses, including higher density residential 
and employment developments, within 
Activity Centres and Corridors supported 
by the Primary Transit Network. 

•   

2.2.2.b. Increase development densities 
in proximity of the Primary Transit 
Network by targeting residential and 
employment intensities within 400 metres 
of transit stops, in areas deemed 
appropriate through the Local Area 
Planning process and in accordance with 
the Typology thresholds identified in Part 
3. 

  N/A on individual site proposals 

2.2.2.c. Locate land uses that will 
generate counter-flow transit ridership 
during peak-hour commuting times and 
support non-peak hour ridership. 

•   
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2.2.4 COMPLETE COMMUNITIES 

 Compliance Non-
Compliance Comments 

2.2.4.a.   Support the development of 
complete communities to ensure a 
compact and well-designed urban form 
that efficiently utilizes land and 
infrastructure, provides housing choices 
at transit-supportive densities, local 
services and employment and promotes 
mobility options. 

•   

2.2.4.b. Communities should be planned 
according to the following criteria for 
complete communities and provide: 

 

i. A range of housing choices, covering 
a mix of built forms and ownership 
tenures, at densities that support 
transit viability, local commercial and 
other services; 

•   

ii. Diversified employment 
opportunities that are integrated into 
the community or easily accessible 
by a number of modes of travel; 

•   

iii. Neighbourhood stores, services and 
public facilities that meet day-to-day 
needs, within walking distance for 
most residents; 

•   

iv. Public transit that is supported by 
good service and ease of access; •   

v. Distinctive, attractive 
neighbourhoods that feature 
architectural and natural elements that 
contribute to a local identity and strong 
sense of place; 

  N/A on individual site proposals 

vi. Public spaces, parks and recreation 
facilities that provide access to nature, 
cultural events and social gathering 
areas, and support sports, relaxation 
and outdoor activities; 

  N/A on individual site proposals 

vii. Spaces for community gardens and 
local food production;   N/A on individual site proposals 

viii. Local schools, social infrastructure, 
places of worship and community 
services; •   
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ix. A connected street and mobility 
network that promotes comfortable, 
safe and universally accessible travel; •   

x. A healthy natural environment with 
street trees and greenery, connections 
to the city’s open space system and an 
integration of local natural systems 
with an urban development pattern 
that respects the natural function of the 
landscape; 

•   

xi. Public infrastructure and services 
that are provided in a timely fashion 
and sustained over the long term by 
stable community populations; and, 

  N/A on individual site proposals 

xii. Green infrastructure and energy-
efficient community design and site 
planning (see Section 2.6). 

  N/A on individual site proposals 

2.2.4.c. Promote a greater balance of 
residential and employment within 
communities and across the city by: 

 

i. Increasing residential housing 
opportunities in areas close to existing 
employment concentrations; •   

ii. Increasing employment 
opportunities in areas 
close to existing residential 
concentrations; and, 

•   

iii. Creating better mobility linkages 
between existing 
concentrations of residential and 
employment 
populations. 

•   

2.2.5 STRONG RESIDENTIAL NEIGHBOURHOODS 

 Compliance Non-
Compliance Comments 

2.2.5.a. Encourage growth and change 
in low-density neighbourhoods through 
development and redevelopment that is 
similar in scale and built form and 
increases the mix of housing types such 
as accessory suites, semi-detached, 
townhouses, 
cottage housing, row or other ground-
oriented housing. 

 � 

• The proposal has a scale and built form 
greater than the existing adjacent low 
density residential development.   

• Given the existing context, the proposed 
built form is designed to create a more 
sensitive height transition with the 
lowest height next to low density 
development and gradually increase 
toward the main street.   

• Proposal increases the mix housing 
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types. 

2.2.5.b. Support development and 
redevelopment that provides a broader 
range of housing choice in local 
communities to help stabilize population 
declines and support the demographic 
needs of communities.. 

•   

2.2.5.c. Encourage higher residential 
densities in areas of the community that 
are more extensively served by existing 
infrastructure, public facilities and transit, 
appropriate to the specific conditions and 
character of the neighbourhood. 

•   

2.2.5.d. Encourage redevelopment that 
incorporates green infrastructure 
solutions and shared energy efficiencies 
(See Section 2.6). 

•   

2.2.5.e. In Developed Areas, require 
comprehensive plans when large sites 
(greater than 1.0 hectare in size) become 
available for redevelopment. To the 
greatest extent possible, new 
development should be integrated into 
the fabric of the surrounding 
communities. 

•  

Proposed development is integrated into 
the fabric of the community. Site area, 
including land transferring to City of 
Calgary for road (18A Street NW) is 
0.889ha. 

2.3 CREATING GREAT COMMUNITIES 

2.3.2 RESPECTING AND ENHANCING NEIGHBOURHOOD CHARACTER 

 Compliance Non-
Compliance Comments 

2.3.2.a. Respect the existing character of 
low-density residential areas, while still 
allowing for innovative and creative 
designs that foster distinctiveness. 

•   

2.3.2.b. Ensure an appropriate transition 
of development intensity, uses and built 
form between low-density residential 
areas and more intensive multi-
residential or commercial areas. 

 � 

Proposal does provide an appropriate 
transition within the site, but comparing 
land use district to land use district, there is 
a large change intensity, to comply would 
require an increase to intensity of adjacent 
low density residential districts. 

2.3.2.c. Ensure infill development 
complements the established character 
of the area and does not create dramatic 
contrasts in the physical development 
pattern. 

•   
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2.3.2.d. Ensure that the preparation of 
Local Area Plans includes community 
engagement early in the decision making 
process that identifies and addresses 
local character, community needs and 
appropriate development transitions with 
existing neighbourhoods. 

  N/A on individual site proposals 
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2.3.4 PARKS, OPEN SPACES AND OUTDOOR RECREATION  

 Compliance Non-
Compliance Comments 

2.3.4.v. Recognize the role of complete 
streets and the sidewalk system as 
another means to provide amenity and 
recreation opportunities, particularly in 
dense neighbourhoods such as the 
Centre City, Activity Centres and 
Corridors, where additional land for 
traditional park space is more difficult to 
assemble. 

•   

2.4 URBAN DESIGN 
2.4.2 BUILT FORM | SITE AND BUILDING DESIGN 

 Compliance Non-
Compliance Comments 

2.4.2.  
A tall building is generally defined as a 
building whose height is greater than the 
width of the *right-of-way of the street 
that it fronts. Well designed tall buildings 
can make a positive contribution to the 
city and create an interesting skyline. Tall 
buildings can also act as landmarks 
which, when appropriately located and 
designed, can contribute to orientation 
and way finding within urban areas. Tall 
buildings, by their nature, can have 
greater impacts on a larger area than 
small buildings and, thus, they have a 
larger civic responsibility and require 
additional built form principles to be 
applied to their design. 
 
 
* Right-of-way (ROW) is defined by the 
MDP as “publicly-owned land containing 
roads and streets and/ or utilities.  

  

• Existing Kensington Road ROW 
(property line to property line) is 20.0 
metres.  Proposed building height is 31 
metres. 

 
• The proposal would be considered a 
“Tall Building” since the proposed 
building is taller than the road ROW 
width.  

 
 

2.4.2.a. Promote high quality standards 
of urban design and construction that 
ensures that development builds upon 
and adds value to the existing character 
of communities. 

•   

2.4.2.b. The ground and lower levels of 
developments should demonstrate a 
strong relationship to the human scale 
and contribute positively to the public 
realm and street. 

•   
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2.4.2.e. Tall buildings are appropriate in 
the Centre City, Major Activity Centres, 
or Community Activity Centres and 
Urban Corridors where deemed 
appropriate through a Local Area Plan. 

        � 

There is no local area plan in place for the 
subject site and the site is located along a 
Neighbourhood Corridor.  While not in 
keeping with this policy, there is no direct 
and unequivocal contradiction with the 
proposal in this situation. The policy in 
section 2.4.2.e does not indicate that those 
typologies (Centre City, CAC, MAC, and 
Urban Corridors) are the only locations 
where tall buildings are appropriate.   
 
While the proposed building height is 31m 
and is considered a tall building by 
definition, the proposal more closely 
resembles a mid-rise built form. The 
proposed mid-rise built form recognize the 
existing context of low density 
development by using  various design 
solutions to mitigate overall visual and 
shadowing impacts of a taller building (i.e. 
stepped profile, setbacks, step backs, etc).  
Also, as mentioned before, the subject site 
is unique that it is the only parcel on 
Kensington Road with the building depth to 
provide the height transition within the site. 
Other sites on this neighbourhood corridor 
may not qualify for the same height 
consideration.  
 
Administration also recognizes that 
building height is only one aspect of the 
building design.  What’s important is to 
consider how the overall proposal will fit 
into the existing context and contribute 
positively to the overall character of the 
main street.  The extra building height will 
allow for a higher floor to floor height on 
the ground floor to facilitate commercial 
uses and generate pedestrian activities 
along the main street; the building height 
allows for the FAR to be distribute in a way 
that respects the low density development 
to the north; and allow the building 
architecture to conceal roof top mechanical 
equipments (otherwise would be protruding 
beyond the allowable building height).  
 
*Specific site and building design 
regulation are included in the Direct 
Control District.  
 
*The proposal complies with the tall 
building policies 2.4.2.f (i – iv) below.  
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2.4.2.f. Plans and designs for tall 
buildings should ensure that they are:  

i. Sited and architecturally designed to 
contribute positively to the skyline of 
the city; •   

ii. Designed with pedestrian scale at 
the base and a prominent roofline; •   

iii. Integrated with adjacent areas by 
stepping down to lower-scale buildings 
and neighbourhoods; and, •   

iv. Considerate of the shadow impacts 
on adjacent residential areas and 
parks and open spaces. •   

 

Municipal Development Plan | PART 3 - TYPOLOGIES FOR CALGARY’S FUTURE URBAN STRUCTURE 

3.4 CORRIDORS  
3.4.1 GENERAL CORRIDOR POLICIES 

 Compliance Non-
Compliance Comments 

3.4.1.a. Corridors should provide for a 
broad mix of residential, employment and 
retail uses. •   

3.4.1.b. The highest densities and tallest 
buildings on the Corridor should be 
concentrated into “nodes” that occur at 
the intersections of the Corridor with 
other major transit streets. Between the 
nodes, lower scales of commercial, 
residential and mixed-use development 
are appropriate.  

•   

3.4.1.c. Commercial development along 
the Corridor should be oriented to the 
transit street and public sidewalk.  

•   

3.4.1.d. Develop an active street 
environment by encouraging retail and 
service uses at-grade with residential 
and office uses on upper floors.  

•   
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3.4.1.e. Recognizing that the Corridor is 
pedestrian and transit oriented, large 
format retail should support a good 
pedestrian frontage along the transit 
street and public sidewalk by:  

 

i. Locating buildings close to the transit 
street and sidewalk; and,  •   

ii. Creating active building frontages by 
incorporating smaller retail units, public 
accesses and display areas visible to 
the sidewalk.  

•   

3.4.1.f. On corner sites, buildings should 
be placed adjacent to streets wherever 
possible to create defined street edges.  

•   

3.4.1.g. Retail buildings should provide 
front-door openings facing the transit 
street and principal public areas.  

•   

3.4.1.h. Appropriate transition of building 
scale between developments in the 
Corridor and adjacent areas should be 
provided. These transitions should be 
sensitive to the scale, form and character 
of the surrounding buildings and uses.  

•  Transition to low density edge provided on 
site. 

3.4.1.i. When designing new streets or 
retrofitting existing streets within the 
Corridor, use the Complete Streets 
policies and guidelines in the CTP. 

•   

3.4.1.j. Make pedestrian connections to 
the Corridor from adjacent communities. 
These connections should occur 
primarily within streets that will facilitate 
good pedestrian and cyclist movement.  

•   

3.4.1.k. The impact on surrounding 
residential areas should be limited by 
providing a mix of short-stay and longer-
stay parking for different users, bicycle 
parking and on-street parking.  

•   

3.4.1.l. Pedestrians and cyclists should 
be given the highest priority in the 
planning, design, operation and 
maintenance of transportation 
infrastructure in Corridors. 

  N/A on individual site proposals 
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3.4.1.m. A strong pedestrian 
environment should be created along the 
transit corridor by discouraging on-site 
parking in front of the building and 
providing parking alternatives on street, 
and to the side and rear of buildings.  

•   

3.4.1.n. Priority and high-quality parking 
locations should be  provided for 
bicycles, carpool and car-sharing 
vehicles, and vehicles with low 
environmental impacts.   

•   

3.4.1.o. Driveway access to parcels 
fronting onto Corridors should be 
consolidated and new accesses 
minimized to provide a continuous 
building façade and safer pedestrian 
zone.  

•   

3.4.1.p. Site layout, vehicular circulation 
and loading zones should be planned to 
minimize the impact of vehicles on the 
pedestrian realm. 

•   

3.4.1.q. Create a human-scale 
environment along the Corridor by 
generally encouraging a maximum of a 
1:2 building height to right-of-way width 
ratio.  Additional height should be 
considered through a Local Area Plan. 

 � 

• Existing Kensington Road ROW 
(property line to property line) is 20.0 
metres.  Policy encourages a height of 
10m (same as a single detached home). 

•  Proposed building height is 31 metres. 
 
Section 1.7 of the MDP: 
“Policies that use active tense or “should” 
are to be applied in all situations, unless it 
can be clearly demonstrated to the 
satisfaction of The City that the policy is 
not reasonable, practical or feasible 
in a given situation. Proposed alternatives 
must be to the satisfaction of The City with 
regards to design and performance 
standards. 
 
Policy 3.4.4.q policy does not use strictly 
mandatory language; Administration 
understands that the policy is a “generally 
encouraging” policy rather than a “should” 
policy; therefore section 1.7 does not 
apply.  
 
Further the proposed development does 
achieve what the MDP policy intends that 
it does achieve a human scale 
environment through the effective uses of 
building setback and step backs to 
articulate the mid-rise built form. Setbacks 
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along the primary pedestrian edge and 
public realm on Kensington Road range 
from 4.5 to 12 metres, which create a 
generous human-scale zone and give 
relief space to the pedestrian as they 
experience the street between the curb 
and building face.  In additional, by 
including building step backs of 2.0 metres 
above the ground  floor, and above 24m 
(80% of building height), the pedestrian 
perception of the mass and height of the 
mid-rise building is reduced.  Conceptual 
design for the building also includes blade 
signage, awnings, street trees, public art, 
street furniture and upgrading sidewalk 
surface to enhance the pedestrian 
experience.  

3.4.1.r. For Corridors that run east-west, 
building heights should be designed to 
allow solar penetration through the block 
and reduce shadows cast onto public 
sidewalks on the north side of the street.  
Where practical, encourage taller 
buildings to locate on the north side of 
the corridor. 

•  

 
 
 
 

3.4.1.s. For Corridors that run east-west, 
south facing public open spaces and 
plazas should be incorporated in the 
buildings fronting the north side of the 
Corridor. 

•   

3.4.1.t. Public investment in key 
elements of the public realm should be 
provided to support intensification along 
Corridors. 

  N/A on individual site proposals 

3.4.1.u. Urban design should be used to 
ensure that the intensification of land use 
occurs in a sensitive manner and that 
new buildings contribute to a pedestrian-
friendly streetscape with the following 
characteristics: 

 

i. Reduced building setbacks from 
public sidewalks; 
and •   

ii. Where appropriate, existing 
setbacks should be used to enhance 
the pedestrian interface (e.g., street 
furniture, landscaping, street trees, 
pedestrian level street lighting, wider 
sidewalks, etc.). 

•   

3.4.3 NEIGHBOURHOOD CORRIDORS 
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 Compliance Non-
Compliance Comments 

3.4.3.b. Opportunities for additional 
Neighbourhood Corridors will be 
identified through an amendment to Map 
1. 

  N/A 

3.4.3.c. Local Area Plans for a 
Neighbourhood Corridor should provide 
a land use framework to achieve a 
minimum intensity threshold of 100 jobs 
and population per gross developable 
hectare. Individual Neighbourhood 
Corridor densities and the appropriate 
job and population distributions will be 
established through a Local Area Plan or 
within an Implementation Guidebook.  

  N/A on individual site proposals 

3.4.3.d. For Neighbourhood Corridors 
that have no Local Area Plans, areas for 
intensification should include those 
parcels that front directly onto the 
proposed Neighbourhood Boulevard (as 
defined in the CTP). 

•   

3.4.3.e. Encourage ground-oriented 
housing, low-scale apartments and 
mixed-use retail buildings within the 
Neighbourhood Corridor, with the highest 
densities occurring in close proximity to 
transit stops and in locations where they 
merge with Activity Centres or Urban 
Corridors. 

 � 

The proposal is not ground-oriented 
housing, low scale apartment form but it is 
higher density located close proximity to 
primary transit.  
 
Careful design solutions and planning 
considerations that respond to the unique 
characteristics of this large site provide the 
potential for proposed comprehensive, 
higher density development.  Site specific 
guidelines within the Direct Control District 
will guide the design of future development 
on site and ensure they are responsive to 
both their existing and planned context.  
Due to the proximity of the bordering low 
scale residential district surrounding the 
site, consideration was given to address 
site and specific building design 
requirements including specific regulations 
on setbacks, building step backs, 
pedestrian scale design, and appropriate 
transition of building scale and height with 
the lowest height on the north edge of the 
site and have the height gradually increase 
toward Kensington Road NW.  
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3.4.3.f. An appropriate transition 
between the Neighbourhood Corridor 
and the adjacent residential areas is 
required. Transition should generally 
occur at a rear lane or public street. 
These transitions should be sensitive to 
the scale, form and character of 
surrounding areas, while still creating 
opportunities to 
enhance the connectivity with the 
community. 

•   

3.4.3.g. Auto-oriented uses and designs 
that generate high volumes of traffic, 
consume large amounts of land in a low 
density form, require extensive surface 
parking, and create negative impacts for 
pedestrian travel and access should be 
discouraged. 

•   

3.4.3.h. The Neighbourhood Corridor 
should generally coincide with a 
Neighbourhood Boulevard street type. •   
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APPENDIX VI 
 

COMMUNITY ASSOCIATION COMMENTS 
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