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EXECUTIVE SUMMARY 
 
This is an application by the Office of Land Servicing and Housing (OLSH) to redesignate 0.32 
hectares (0.79 acres) of land at 4012 Bow Trail SW (the northwest corner of Bow Trail SW and 
38 Street SW) from Commercial – Corridor 2 f1.0h10 (C-COR2 f1.0h10) District to Multi-
Residential – Contextual Medium Profile (M-C2) District in order to accommodate multi-
residential development including at-grade residential units. 
 
 
PREVIOUS COUNCIL DIRECTION  
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2015 June 18  
 
That Calgary Planning Commission recommends APPROVAL of the proposed Land Use 
Amendment. 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaw 127D2015; and 
 
1. ADOPT the proposed redesignation of 0.32 hectares ± (0.79 acres ±) located at 4012 

Bow Trail SW (Plan 2917HJ, Block 1A, Lots 26 and 27) from Commercial – Corridor 2 
f1.0h10 (C-COR2 f1.0h10) District to Multi-Residential – Contextual Medium Profile  

            (M-C2) District, in accordance with Administration’s recommendation; and 
 
2. Give three readings to the proposed Bylaw 127D2015. 

 
 
REASON(S) FOR RECOMMENDATION:  
Administration recommends approval of this application as it aligns with Municipal Development 
Plan (MDP) policy objectives relating to increasing housing choice in areas of established 
communities that are close to the primary transit network.  The site is a 13 minute / 1.3 kilometre 
walk from Westbrook LRT station. 
 
The proposed land use district allows for an increase in the supply of housing within height and 
density limits that represent a compatible degree of change in terms of form and neighbourhood 
character. 
 
ATTACHMENT 
 

1. Proposed Bylaw 127D2015 
2.   Public Submissions  
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LOCATION MAPS  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.32 hectares ± 
(0.79 acres ±) located at 4012 Bow Trail SW (Plan 2917HJ, Block 1A, Lots 26 and 27) from 
Commercial – Corridor 2 f1.0h10 (C-COR2 f1.0h10) District to Multi-Residential – Contextual 
Medium Profile (M-C2) District. 
 
 Moved by:  R. Honsberger Carried:  8 – 1  
 Opposed:  M. Logan 
 

Reasons for Approval from Mr. Honsberger: 
• Given traffic at 38 Street and Bow Trail SW not having commercial makes sense, so 

as to not increase traffic generation to site. 
• Affordable housing aspect, while nice and important, is irrelevant to the land use 

application. 
 

Reasons for Approval from Ms. Wade: 
• Support land use – My concern is that the current conditions of pedestrian and 

vehicle movement be considered in the larger planning context with Westbrook 
LRT/TOD improvements to Bow Trail SW and the development permit concepts for 
this site for collaboration,  resolution and equitable cost sharing on improvements to 
these current conditions.  If any capital improvement funds allocated, they also be 
utilized in this redevelopment.  These next steps should be communicated to 
community associations to inform them of how and when these improvements to 
vehicle and pedestrian movements/safety may occur.  

• Support affordable housing initiative on this corner to meet criteria for affordable 
housing site selection. 

 
Reasons for Opposition from Mr. Logan: 
• I support a change in use from C-COR2 to a residential or mix use.  An absence of a 

Phase 2 environmental or commitment to a noise attenuation solution gives me 
concerns; the contemplated land development may be more complex and expensive 
than anticipated.  This will potentially lead to requests for relaxations which should 
be assessed to some degree at the land use stage. 
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2015 June 18 
 

MOTION: The Calgary Planning Commission accepted correspondence from: 
 

• Wildwood Community Association dated 2015 June 17; 
 

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

Moved by:  R. Honsberger LOST:  2 – 7    
 Opposed: G. Morrow, M. Wade, 
  C. Friesen, R. Wright, 
  M. Logan, G.-C. Carra, 
  and J. Gondek 
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Applicant:  Landowner:  

NORR Architect Planners The City of Calgary 

 
 

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 
Yes 6 
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PLANNING EVALUATION 
 
SITE CONTEXT 
 
The site is on the southern boundary of Wildwood, at the northwest corner of Bow Trail SW and 
38 Street SW, a 13 minute / 1.3 kilometre walk from the Westbrook LRT station and in close 
proximity to retail and employment options. 
The site is surrounded by: 
 

• To the north: single-detached homes designated R-C1 (across an alley) 
• To the south: auto-oriented commercial properties designated C-COR2f1.0h10 (across 

Bow Trail) 
• To the east: auto-oriented commercial properties designated C-COR2f3.0h46 and an 11 

suite multi-residential development designated R-C2 (across 38 Street SW) 
• To the west: single-detached homes designated R-C2 (immediately adjacent, sharing a 

side property line) 
 
This application represents an increase in density from 1.0 Floor Area Ratio (FAR) to 2.5 FAR, 
and proposes to increase height from 10 to 16 meters, although the elimination of the 
commercial use through the proposed redesignation may result in a decrease in trips generated 
by the site relative to potential redevelopment scenarios under current land use designation. 
 
 
LAND USE DISTRICTS 
 
The application proposes changing the land use designation from Commercial – Corridor 2 
f1.0h10 (C-COR2 f1.0h10) District to Multi-Residential – Contextual Medium Profile (M-C2) 
District, in order to accommodate multi-residential development including at-grade residential 
units.  The applicant seeks to develop multi-unit residential without commercial uses. 
 
LEGISLATION & POLICY  
 
The application supports the following MDP policy objectives relating to increasing housing 
choice in areas of established communities that are close to the primary transit network: 
 

2.2.2 A transit-supportive land use framework (the site is a 13 minute/1.3 kilometre walk to 
Westbrook LRT station) 

2.2.4 Complete communities (particularly b. i.) 
2.2.5 Strong residential neighbourhoods (particularly a. to c.) 
2.3.1 Housing (particularly a., b., e., and f.) 
2.3.2 Respecting and enhancing neighbourhood character (particularly a. and b.) 
3.5.3 Established areas (particularly a. and c.) 
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TRANSPORTATION NETWORKS 
 
A Transportation Impact Assessment (TIA) was not required as part of this application due to 
the small scale of the proposal.  At the Development Permit (DP) stage, should an application 
be seen as likely to generate enough trips to warrant a TIA, one may be required at that time. 
 
The applicant, the Wildwood and Spruce Cliff Community Associations, and members of the 
public have reported that current conditions for walking, cycling, and driving (including walking 
and cycling to access transit service) are, in their view, unsafe, uncomfortable, and 
inconvenient.  While these concerns merit attention, Administration’s view is that this application 
does not represent a substantial change to or worsening of these conditions. 
 
 
UTILITIES & SERVICING 
 
All required services are available for the proposed land use.  The existing servicing can 
accommodate the proposed development without the need for upgrades or adjustments to the 
existing infrastructure. 
 
 
ENVIRONMENTAL ISSUES 
 
A Phase 1 Environmental Site Assessment revealed no significant environmental issues. 
 
 
ENVIRONMENTAL SUSTAINABILITY 
 
By enabling an increase in the supply of housing in proximity to the primary transit network, this 
application has the potential to advance The City’s efforts to reduce energy and emissions from 
transportation. 
 
 
GROWTH MANAGEMENT 
 
There are no growth management considerations on this site and no additional infrastructure is 
required to service development at this location. 
 
 
PUBLIC ENGAGEMENT 
 
In addition to attending an applicant-led open house in late 2014, Administration has received 
numerous comments from members of the public, adjacent landowners, and the Community 
Associations of Wildwood and Spruce Cliff.  Community Association comments are also 
included in APPENDIX II, for reference.  The majority of these comments are not supportive of 
the application, for multiple reasons, including: 
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1. Traffic safety (pedestrian and vehicular) along Bow Trail SW, Worcester Drive SW, on 37 
and 38 Streets SW, in rear alleys, and at key intersections; 

2. Spillover parking and overuse of on-street parking spaces; 
3. Concerns over the appropriateness of multi-residential forms of development in an 

otherwise single-detached/semi-detached neighbourhood; 
4. A desire to maintain commercial space along Bow Trail within Wildwood; and 
5. Concerns over the appropriateness of affordable housing. 
 

These comments were considered by Administration and addressed as follows (in response to 
the list above): 

1. The elimination of the commercial use through the proposed redesignation may result in 
a decrease in trips generated by the site relative to potential redevelopment scenarios 
under current land use designation. 

2. Final parking demand and management will be resolved at the Development Permit (DP) 
stage.  The applicant (OLSH) has indicated that they intend to proceed with a 48 unit 
affordable housing development to be managed by the Calgary Housing Company, 
which should generate reduced parking demand relative to conventional multi-residential 
development.  Any relaxation of the parking requirements will be evaluated as part an 
eventual DP application. 

3. The forms of development allowed as discretionary uses under the proposed land use 
are entirely in line with MDP policy relating to enabling densities of development that 
support transit use and providing a diversity of housing options throughout the city.  At a 
high level, the proposed land use would allow forms of development broadly similar to 
existing development at just east of the site at 640 - 38 Street SW. 

4. While this application would reduce the amount of commercial land use along Bow Trail 
SWin Wildwood, there are commercial sites developed at low intensity to the south 
(across Bow Trail SW) and to the east (across 38 Street SW) that offer better presence 
on Bow Trail SW with easier vehicle access and less impact on the community. 

5. Administration’s evaluation of this application considered the land use, not the user or 
operator of any eventual development. 
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 
The subject parcel is located in the community of Wildwood and consists of 0.32 ha (0.79 ac).  The land is 
owned by The City of Calgary and is under the stewardship of the Office of Land Servicing and Housing 
(OLSH).  A land use amendment is required in order to construct a new affordable housing development 
on this site which will be operated by The Calgary Housing Company. 
 
The current land use designation is Commercial Corridor (C-COR2) district which contains modifiers 
restricting the floor area ratio (FAR) to 1.0 and the building height to 10 metres.  A land use redesignation 
is required to support the proposed development which will include approximately 48 units within three 3-
storey buildings.  The development will be evenly split between studio, one-bedroom, two-bedroom and 
three bedroom units, and the main floor of each building will provide barrier free/accessible units.  A new 
land use designation is required to support this development; therefore, the application seeks to amend 
the designation to a Multi-Residential – Contextual Medium Profile district with a modifier restricting the 
density to 150 units per ha (M-C2 d150).  This results in a maximum of 48 units on site.   
 
While there is no local area plan in place for Wildwood, the proposed development is consistent with 
policy in imagineCalgary, Calgary’s Municipal Development Plan, Sustainability Direction and  Council’s 
Fiscal Plan which encourage more housing options in established communities, more efficient use of 
infrastructure, enhanced mobility options for Calgarians and more compact bui8lt forms in locations with 
direct easy access to transit, shopping, schools, recreation and other community services.  In addition, 
the site has specific attributes which make it ideal for affordable housing that will cater to a variety of 
individuals and families: 
 

• The site is directly adjacent to major transit routes on Bow Trail which provide easy access to 
major employment centres around the city; 

• It is within 1 km of Westbrook Station and Community Activity Centre (as per the MDP); 
• Shopping and other amenities and services are within easy walking distance; 
• Major parks and open space is in close proximity to the site; and 
• Schools and other community amenities are nearby. 

 
In support of this land use application, OLSH has engaged the communities of Wildwood, Spruce Cliff 
and Rosscarock through Board Meetings, Planning committee Meetings, an Open House and online 
report-back opportunities.  The communities of Wildwood and Spruce Cliff have consistently advocated 
for improvements to traffic concerns along 37th, 38th and 45th Streets SW.  The community of Wildwood 
has also voiced a recurring concern for safety a the intersection of 38th Street SW, Worcester Drive SW 
and Bow Trail SW, citing the death oa a pedestrian.  In reviewing this land use application, OLSH 
requests that traffic and safety be key parts of the review. 
 
To conclude, the proposed land use amendment will facilitate OLSH’s mandate to support affordable 
housing and to work towards alleviating the affordable housing crisis in Calgary.  For this reason, and the 
reasons noted above, we respectfully request Calgary Planning Commission and Council’s support of our 
application. 
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APPENDIX II 
 

COMMUNITY ASSOCIATION COMMENTS 
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