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EXECUTIVE SUMMARY 
 
The proposal is for a Land Use Amendment, Outline Plan and accompanying West Springs 
Area Structure Plan (ASP) amendment for approximately 11.38 hectares ± (28.12 acres ±).  The 
redesignation is from DC Direct Control District (Bylaw 12Z96) to a combination of Residential – 
One Dwelling (R-1s) District and Special District – School, Park and Community Reserve (S-
SPR) District and would allow for up to 220 dwelling units.  
 
 
PREVIOUS COUNCIL DIRECTION  
 
No previous Council direction has been given for these lands.   
 
 

ADMINISTRATION RECOMMENDATION(S) 2015 October 22  
 
That Calgary Planning Commission recommends APPROVAL of the proposed Policy 
Amendment and Land Use Amendment.  

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaws 44P2015 and 206D2015; and 
 
1. ADOPT the proposed amendments to the West Springs Area Structure Plan, in 

accordance with Administration’s recommendation; and 
 
2. Give three readings to the proposed Bylaw 44P2015. 
 
3. ADOPT the proposed redesignation of 11.38 hectares ± (28.12 acres ±) located at 7116, 

7232, 7370, 7458, 7546, and 7666 – 11 Avenue SW (Plan 4587S, Block 10 - 15) from 
DC Direct Control District to Residential One Dwelling (R-1s) District, Special Purpose – 
School, Park and Community Reserve (S-SPR) District, in accordance with 
Administration’s recommendation; and 

 
4. Give three readings to the proposed Bylaw 206D2015. 
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REASON(S) FOR RECOMMENDATION:  
 
The proposed Land Use and associated Area Structure Plan Amendment create an appropriate 
transition and improvement in connectivity between the existing low-density residential 
development to the north and the future more-intensely developed lands to the south.  When 
combined with the anticipated higher densities on the lands to the south, the overall proposed 
density will exceed the minimum Municipal Development Plan targets for intensity of 
development.   
 
ATTACHMENTS 
 
1. Proposed Bylaw 44P2015 
2. Proposed Bylaw 206D2015 
3. Public Submissions  
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LOCATION MAPS  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

1. Recommend that Council ADOPT, by bylaw, the proposed amendment to the West 
Springs Area Structure Plan (APPENDIX II). 

 
 Moved by:  S. Keating Carried:  6 – 1  
 Absent:  G. Morrow  Opposed: G.-C. Carra 
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 11.38 

hectares ± (28.12 acres ±) located at 7116, 7232, 7370, 7458, 7546, and 7666 – 11 
Avenue SW (Plan 4587S, Block 10 - 15) from DC Direct Control District to Residential 
One Dwelling (R-1s) District, Special Purpose – School, Park and Community Reserve 
(S-SPR) District. 

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

2015 October 22 
 
MOTION: The Calgary Planning Commission accepted correspondence from: 
 

• Coach Hill Residents dated 2015 October 20; 
 

 as distributed, and directs it to be included in the report in APPENDIX III. 
 
 Moved by:  R. Honsberger Carried:  7 – 0  
 Absent:  G. Morrow 
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Applicant:  Landowner:  

IBI Group 1810133 Alberta Ltd (Aleem Dhanani) 
Jennie Zacharuk 

 
 

Planning Evaluation Content *Issue Page 

Density  

Is a density increase being proposed. 
Yes 5 

Land Use Districts 

Are the changes being proposed housekeeping or simple 
bylaw amendment. 

No 5 

Legislation and Policy 

Does the application comply with policy direction and 
legislation. 

Yes 5 

Transportation Networks 

Do different or specific mobility considerations impact this 
site 

No 6 

Utilities & Servicing 

Is the site in an area under current servicing review and/or 
has major infrastructure (water, sewer, storm and 
emergency response) concerns. 

No 6 

Environmental Issues  

Other considerations eg. sour gas or contaminated sites 
No 6 

Growth Management 

Is there growth management direction for this site. Does the 
recommendation create capital budget impacts or concerns. 

No 6 

Public Engagement  

Were major comments received from the circulation 
No 6 

 
*Issue - Yes, No or Resolved 
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PLANNING EVALUATION 
 
SITE CONTEXT 
 
The subject lands are a consolidation of several small country residential holdings.  
Development in this area of West Springs has traditionally been at relatively low densities and 
somewhat piecemeal, both due to the policies of the existing Area Structure Plan and the 
fragmented land ownership pattern.  The lands are therefore surrounded by low-density 
development with country residential acreages to the east, west and south, and new single-
detached development to the north.   
 
 
LAND USE DISTRICTS  
 
A combination of two land use designations is proposed.  The bulk of the lands are proposed to 
be Residential – One Dwelling (R-1s) District to accommodate single-detached dwellings and 
secondary suites.  A minimum of 196 lots are proposed, lending a minimum density of 17.2 units 
per hectare (7.0 units per acre).  While the proposed density is below 19.8 units per hectare (8.0 
units per acre), the lands to the south are currently under review for an amendment to the West 
Springs Area Structure Plan where the anticipated densities will be at a minimum of 19.8 to 24.7 
units per hectare (8 to 10 units per acre).  The two areas combined will therefore exceed the 
minimum threshold for new development. Furthermore, a buffer zone will be created between 
the recently-developed low density residential to the north, and the higher densities anticipated 
to the south.   
 
Five Municipal Reserve (MR) parcels, designated Special District – School, Park and 
Community Reserve (S-SPR) District are also proposed.  These parcels have been designed to 
either complement or add to existing adjacent MR parcels, or create areas of significant public 
amenity.  In particular, the MR parcel furthest east continues the protection of a natural swale 
established with the adjacent development to the north.    
 
 
LEGISLATION & POLICY  
 
The proposal requires an amendment to the West Springs Area Structure Plan (ASP) due to the 
variation from the current ASP’s density mandates.  Under the current plan, densities can range 
from 7.4 to 12.4 units per hectare (3.0 to 5.0 units per acre).  With a proposed density of 17.2 
uph, the application is a significant departure from the established density targets. 
 
Nevertheless, the proposed density is below the minimum MDP threshold of 20 units per 
hectare for new development.  Again, with densities on adjacent lands to the south anticipated 
to achieve a minimum of 19.8 to 24.7 units per hectare, these undeveloped lands taken in 
combination will exceed the MDP targets.   
 
In order to accommodate the proposed densities within the Area Structure Plan, the land use 
category on Map 2 – Land Use & Transportation Concept will be amended to the Medium 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2015 DECEMBER 07 

ISC: UNRESTRICTED 
CPC2015-213 

LOC2014-0137 
Page 7 of 28 

  
POLICY AMENDMENT AND LAND USE AMENDMENT  
WEST SPRINGS (WARD 6)  
11 AVENUE SW BETWEEN 77 STREET SW AND COACH RIDGE 
ROAD SW 

 

BYLAWS 44P2015 AND 206D2015 MAP 22W 
 

 
D. Civitarese 

Density category (with a range of 19.8 to 24.7 units per hectare), an existing category within the 
ASP. (see Appendix II)  Of note is that the ASP has no existing land use category for 
developments of between 17 and 20 units per hectare.  Rather than create a new category, or 
assign a category which would knowingly be exceeded, a more aspirational approach was taken 
in which the Medium Density category was selected in order to encourage the density to be 
maximized without penalty of another ASP amendment.   
 
 
TRANSPORTATION NETWORKS  
 
No Transportation Impact Assessment was required for the application.   
 
Access to the plan area is currently from the east through Coach Ridge Road SW along 11 
Avenue SW.  New public roads will be created extending into the plan area from both 73 Street 
SW and West Grove Point SW, improving connectivity into the area.  This will allow the eventual 
closure of the access from Coach Ridge Road SW.    
   
A transit route is planned to run south along 73 Street SW and west along 11 Avenue SW into 
the existing developed parts of West Springs. 
 
 
UTILITIES & SERVICING 
 
All deep services are available through extensions from adjacent developments.   
 
 
ENVIRONMENTAL ISSUES  
 
A Phase 1 Environmental Site Assessment was submitted with the application.  No significant 
areas of contamination were identified.   
 
 

GROWTH MANAGEMENT  
 
The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
 
 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
 
No comments were received from the West Springs/Cougar Ridge Community Association.   
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Citizen Comments 
 
Several comments from local residents were received.  The stated concerns centred on: 
 
- Integration with existing developments 
- Fencing during construction activities 
- Preservation of existing tree stands 

  
The applicant has provided fencing which will minimize impacts on existing adjacent 
residential developments during construction.  Furthermore, the road connections and 
consolidation of reserve parcels with existing adjacent ones will integrate the new plan area 
into the existing community while preserving large areas of vegetation.  

 
Public Meetings 
 
No public meetings were held. 
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 

 
The subject lands are located within the plan area for the West Springs Area Structure Plan – 
Map 2.  The boundaries for the Outline Plan area represent 28.12± acres or 11.38 hectares.  
The lands that are subject to this Outline Plan and Land Use Redesignation Application are 
conceptualized for R-1s development. 
 
Five open space zoned S-SPR are proposed for the area.  These parcels help to meet the 
recreation needs of the residents within the development area by engaging all age groups within 
the area.  Additionally, local pathways are provided connecting the open space network to the 
regional pathways, allowing for linkages to the adjacent local pathways and regional pathway 
network.  This application hopes to build off of the success that Bri-Mor Developments has had 
with West Grove Estates to the north of the site.  West Grove Estate South will be developed as 
the next phase and will continue to provide the high quality design and finishes that can be seen 
throughout West Groves Estates 
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APPENDIX II 
 

PROPOSED AMENDMENT TO THE WEST SPRINGS AREA STRUCTURE PLAN 
 

(a) Delete the existing Map 2 entitled “Land Use & Transportation Concept” and replace with 
the revised Map 2 entitled “Land Use & Transportation Concept” as follows: 
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APPENDIX III 
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