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EXECUTIVE SUMMARY 
 
Administration is presenting for CPC approval, the Haskayne Area Structure Plan.  This plan is 
part of the Developer Funded ASP (DFA) programme.  The ASP is to be read in conjunction with 
the New Community Planning Guidebook, contained within Volume 2 of the Municipal 
Development Plan (MDP).  The Haskayne Plan Area are the last lands to be comprehensively 
planned in northwest Calgary.  The core ideas of the Haskayne ASP are: 
 

• Complement Haskayne Legacy Park and Glenbow Ranch Provincial Park. 
 

• Preserve key natural features and vistas through a system of ecological networks. 
 

• Have distinct, attractive Neighbourhoods that allow residents to access services and 
amenities locally. 
 

• Have an interconnected, efficient and adaptive grid street network. 
 
 
PREVIOUS COUNCIL DIRECTION  
 
The direction to commence this Area Structure Plan for the Haskayne Plan Area responds to 
Council directing Administration to proceed with the Developer Funded ASPs.  Specifically the 
following Council direction applies:   
 
May 27, 2013 Council Meeting, re: Fundamental Terms of Agreements for Developer 
Funded Area Structure Plan, C2013-0377 
 

ADOPT, Moved by Alderman Keating, Seconded by Alderman Mar, that the 
Administration Recommendations contained in Report C2013-0377 be adopted, as 
follows: 
 
That Council: 
1. Approve fundamental terms and conditions set out in the Attachment to be included in 

the Funding Agreement; 
2. Authorize execution of Funding Agreements containing those fundamental terms and 

conditions, with such agreements to be in content and form satisfactory to the General 
Manager, Planning, Development & Assessment and the City Solicitor respectively, 
prior to the commencement of work on the subject ASP; 

3. Direct Administration to negotiate and authorize the incorporation of the fundamental 
terms and conditions in all future Funding Agreements documenting any other 
developer funded ASPs; and 
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March 18, 2013 Council Meeting, re: New Area Structure Plan Process, C2013-0057 
 

ADOPT, Moved by Alderman Mar, Seconded by Alderman Stevenson, that 
Administration Recommendation 1 contained in Report C2013-0057 be adopted, as 
follows: 

 
  That Council: 
1. Approve in principle Option 1 as the basis for a Pilot Project for developer-funded 

Area Structure Plans. 

ADMINISTRATION RECOMMENDATION(S) 2015 June 04 
 
Recommend that Calgary Planning Commission recommends APPROVAL of the proposed 
Policy (Haskayne Area Structure Plan). 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaw 27P2015; and 
 
1. ADOPT the proposed Haskayne Area Structure Plan, in accordance with 

Administration’s recommendation, as amended; and 
 
2. Give three readings to the proposed Bylaw 27P2015. 
 
REASON(S) FOR RECOMMENDATION:  
 
Administration recommends approval of the Haskayne ASP since it principally responds to the 
direction from Council to create an Area Structure Plan for this plan area.  The Plan Area 
represents Cell B of the West Regional Context Study.  Other communities in northwest Calgary 
have built-out or are nearing completion.   
The Haskayne ASP advances the following MDP goals (from the Key Directions for Land Use 
and Mobility): 
 

2. Provide more choice within complete communities. 
3. Direct land use change within a framework of nodes and corridors. 
4. Link land use decisions to transit. 
5. Increase mobility choices. 
7. Create complete streets. 
8. Optimize infrastructure. 

 
ATTACHMENTS 
1. Proposed Bylaw 27P2015 
2. Proposed Haskayne Area Structure Plan Document 

(Schedule A of Bylaw 27P2015) 
3. Haskayne ASP – CPC Amended Draft 
4. Public Submission 
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LOCATION MAPS  
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CALGARY PLANNING COMMISSION RECOMMENDATION TO COUNCIL 
 

Recommend that Council ADOPT, by bylaw, the proposed Haskayne Area Structure Plan 
(APPENDIX I). 
 
 Moved by:  G. Morrow Carried:  6 – 1  
 Absent: Ms. Wade left the room due to a Opposed:  R. Wright 
  pecuniary conflict of interest and 
  did not take part in the discussion 
  or voting. 
 

2015 June 04 
 

MOTION: The Calgary Planning Commission accepted correspondence from: 
• Brown & Associates Planning Group dated 2015 May 28; 

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

 

Moved by: J. Gondek Carried:  7 – 0  
 Absent: Ms. Wade left the room 
  due to a pecuniary conflict 
  of interest and did not take 
  part in the discussion or 
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan” amend “Map 7: 
Transportation Network” to add “Potential Regional Rail” as per the 
Calgary Transportation Plan. 

 

 Moved by:  M. Logan Carried:  7 – 0  
 Absent: Ms. Wade left the room 
  due to a pecuniary conflict 
  of interest and did not take 
  part in the discussion or 
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, Section 5.4.3 insert 
new comment “f.” indicating long range transportation plans by The 
City of Calgary to have an inspirational goal of regional rail connecting 
to Cochrane generally along the CPR alignment. 

 

 Moved by:  M. Logan Carried:  7 – 0  
 Absent: Ms. Wade left the room 
  due to a pecuniary conflict 
  of interest and did not take 
  part in the discussion or 
  voting. 
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AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, Section 5.4.3 insert 
new comment “g.” acknowledging the aspiration to protect for and/or 
allow for a regional rail access to the lower Haskayne lands. 

 

 Moved by:  G.-C. Carra Carried:  5 – 2  
 Absent: Ms. Wade left the room Opposed: S. Keating and 
  due to a pecuniary conflict  M. Logan 
  of interest and did not take 
  part in the discussion or 
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend Section 3.1 
“Community Structure” (map and text) so that neighbourhood structure 
better reflects the plan’s principle urban design move (the active seam 
shared by neighbourhoods 2 and 3) and topography (the 
escarpments); the revised map could mirror the land owner’s 
submitted alternative. 

 Amend Policy and thresholds including intensity maximums to 
accommodate the nodes potentially contained within the new 
boundaries of Neighbour 4:  
 A. The Damkar historical dairy farm; and 
 B. The Bearspaw tree farm Haskayne park gateway centre. 

  
 Moved by:  G.-C. Carra Carried:  6 – 1  
 Absent: Ms. Wade left the room Opposed: M. Logan 
  due to a pecuniary conflict 
  of interest and did not take 
  part in the discussion or 
  voting. 
 

 Reasons for Approval from Mr. Friesen: 
• Supported a neighbourhood plan that was more like that proposed 

by the developers.  The revised neighbourhood plan appeared to 
respect natural geographic patterns and reflected good planning 
principles. 

 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend Section 2.3 
delete “Section 6.7: Stormwater Management contains further 
information on how development will protect on of Calgary’s water 
sources.” 

 

 Moved by:  J. Gondek LOST:  3 – 4   
 Absent: Ms. Wade left the room Opposed: S. Keating, M. Logan, 
  due to a pecuniary conflict  R. Wright and 
  of interest and did not take  C. Friesen 
  part in the discussion or 
  voting. 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2015 JULY 20 

ISC: UNRESTRICTED 
CPC2015-126 
M-2015-009 
Page 6 of 42 

  
MISCELLANEOUS - HASKAYNE AREA STRUCTURE PLAN  
HASKAYNE (WARD 1)  
NORTHEAST OF THE BEARSPAW RESERVOIR (BOW RIVER)  
BYLAW 27P2015  
 

 
C. Wolfe 

 
AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend Section 3.1.2 

changing the minimum density to 60, in keeping with the other 
neighbourhoods. 

 

 Moved by:  J. Gondek LOST:  1 – 6 
 Absent: Ms. Wade left the room Opposed: G. Morrow, C. Friesen, 
  due to a pecuniary conflict  R. Wright, M. Logan, 
  of interest and did not take  G.-C. Carra and 
  part in the discussion or  S. Keating 
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend Section 3.4., 
“Intent” after “will have a minimum of one NAC” insert “, with the 
exception of Neighbourhood 2 and 3, which will contain a combine 
NAC, CRC, EMS and Community Centre”. 

 

 Moved by:  J. Gondek Carried:  6 – 1  
 Absent: Ms. Wade left the room Opposed: R. Wright 
  due to a pecuniary conflict   
  of interest and did not take   
  part in the discussion or   
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, delete Section 
3.6.1.a.ii. in its entirety and renumber accordingly. 

 

 Moved by:  J. Gondek Carried:  4 – 3     
 Absent: Ms. Wade left the room Opposed: R. Wright, M. Logan, 
  due to a pecuniary conflict  and G.-C. Carra 
  of interest and did not take   
  part in the discussion or   
  voting. 
 

RECONSIDERATION: Reconsider the vote to amend Section 3.6.1.a.ii. in the “Proposed 
Haskayne Area Structure Plan” 

  
 Moved:  S. Keating Carried:  7 – 0  
 Absent: Ms. Wade left the room 
  due to a pecuniary conflict 
  of interest and did not take 
  part in the discussion or 
  voting. 
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AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, delete Section 
3.6.1.a.ii. in its entirety and renumber accordingly. 

 

 Moved by:  J. Gondek Carried:  4 – 3    
 Absent: Ms. Wade left the room Opposed: R. Wright, M. Logan, 
  due to a pecuniary conflict  and G.-C. Carra 
  of interest and did not take   
  part in the discussion or   
  voting. 
 

 Reasons for Approval from Mr Friesen: 
• The developer should be able to determine what size and type of 

food store is viable in this community. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, delete Section 
3.6.2.b. in its entirety and renumber accordingly. 

 

 Moved by:  J. Gondek LOST:  3 – 4     
 Absent: Ms. Wade left the room Opposed: R. Wright, M. Logan, 
  due to a pecuniary conflict  G.-C. Carra and 
  of interest and did not take  C. Friesen 
  part in the discussion or   
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend Section 
3.6.2.b. after “should be a minimum of 0.3” insert “over time”. 

 

 Moved by:  S. Keating LOST:  2 – 5      
 Absent: Ms. Wade left the room Opposed: G. Morrow, R. Wright, 
  due to a pecuniary conflict  M. Logan, G.-C. Carra, 
  of interest and did not take  and C. Friesen 
  part in the discussion or   
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend Section 
4.5.3. after “A single-loaded road” and before “at the top of the 
escarpment” delete “”should be located” and insert “will be evaluated”. 

 

 Moved by:  J. Gondek Carried:  6 – 1  
 Absent: Ms. Wade left the room Opposed: R. Wright 
  due to a pecuniary conflict   
  of interest and did not take   
  part in the discussion or   
  voting. 
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AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend Section 6.2. 
after “The Community Association Site” and before “be located as 
shown on” delete “should” and insert “could”. 

 

 Moved by:  J. Gondek Carried:  5 – 2      
 Absent: Ms. Wade left the room Opposed: R. Wright and 
  due to a pecuniary conflict  G. Morrow 
  of interest and did not take   
  part in the discussion or   
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend “Map 4: 
Land Use Concept” to show the two potential Community Association 
sites with clear wording that only one site will be chosen. 

 

 Moved by:  J. Gondek Carried:  5 – 2      
 Absent: Ms. Wade left the room Opposed: R. Wright and 
  due to a pecuniary conflict  G. Morrow 
  of interest and did not take   
  part in the discussion or   
  voting. 
 

AMENDMENT: In the “Proposed Haskayne Area Structure Plan”, amend Section 
6.1.1.after “JUS should” and before “be located as shown” insert 
“generally”. 

 

 Moved by:  J. Gondek WITHDRAWN  
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Planning Evaluation Content Issue Page 

Density  
Is a density increase being proposed? No - 

Proposed Use of Land  
Are the changes being proposed housekeeping or simple 
bylaw amendment? 

No 5 

Legislation and Policy 
Does the recommendation create capital budget impacts or 
concerns? 

Yes 4 

Transportation Networks 
Do different or specific mobility considerations impact this site? No 5 

Utilities & Servicing 
Is the site in an area under current servicing review and/or has 
major infrastructure (water, sewer and storm) concern? 

Yes 5 

Environmental Issues  
Other considerations (e.g., sour gas or contaminated sites)? Yes 6 

Growth Management 
Does this site have the appropriate growth management 
direction? 

No 6 

Public Engagement  
Were major comments received from circulation (by time of CPC 
report deadline)? 

Yes 6 
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PLANNING EVALUATION 
 
LEGISLATION & POLICY 
  
The hierarchy of plans related to the Haskayne ASP are as follows:  
 

• Municipal Development Plan / Calgary Transportation Plan (2009); including New 
Community Planning Guidebook 

• Rocky View County / City of Calgary Intermunicipal Development Plan (2012) 
• West Regional Context Study (2010) 

 
It is important to note that the proposed Haskayne ASP must be read in conjunction with the New 
Community Planning Guidebook (NCPG).  Moreover, there are City-wide policies proposed in 
the Haskayne ASP that will be proposed for inclusion in the NCPG later in 2014.  Should these 
policies be adopted by Council, they will supersede those in the Haskayne ASP.   
 
Approving a Haskayne ASP has capital budget impacts, with municipal infrastructure required to 
enable development to commence servicing of planned lands.  
 
 
SITE CONTEXT 
 
The West Regional Context Study was adopted in April 2010.  The Haskayne ASP is Cell B 
within that policy document; it is 561 hectares (1,386 acres).  The Plan Area is located in the 
city’s northwest and is bounded to the north and west by Rocky View County. Along the south 
boundary is the Bearspaw Reservoir. To the east are existing and future water treatment facilities 
and The City’s Operations Workplace Centre, while to the northeast is the community of 
Tuscany. As per the Mediated Annexation Map (October 2, 2006), lands beyond the Plan Area to 
the northwest are in a Rocky View County growth corridor. 
 
 
PROPOSED USE OF LAND 
 
The Haskayne Community is comprised of the river valley lands in the northwest and the lands 
above the escarpment in the southeast. These two parts of the Plan Area are divided by the 
escarpment but will be connected by an extension of Nose Hill Drive N.W. and the pathway 
system. The river valley lands will have two Neighbourhood Activity Centres on either end of a 
corridor that will connect the main entrance of Haskayne Legacy Park to the Bow River 
escarpment and lands above it. The upper lands will be oriented around a street that starts in the 
northeast with a school, then passes a Community Retail Centre and Neighbourhood Activity 
Centre before terminating at the top of the escarpment in the southwest. These focal points of 
the Community will be surrounded by predominantly residential Neighbourhood Areas. The 
eastern entrance to the Community will be a Gateway Area that provides a transition from 
adjacent land uses to the land uses within the Plan Area. 
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The proposed use of land in the ASP includes:  

Proposed Use of Land  Reason(s) 

Neighbourhood Area  Provides a degree of flexibility for a variety of residential 
densities and non-residential support uses. 

Community Retail Centre Provides local goods and services to the community and is an 
area for future intensification. 

Neighbourhood Activity Centres (NAC) MDP prescribed – to have a NAC in each Neighbourhood with 
multi-residential, non-residential and open space components. 

Environmental Open Space 
Significant natural areas exist in Haskayne and further study is 
required to determine which will be preserved at Outline Plan / 
Land Use Amendment stage. 

Utilities  Providing sustainable, cost-effective services for water, 
sanitary and stormwater management.   

Streets Providing a grid network that improves public realm, enhances 
livable streets to accommodate all modes of transportation.   

 
 
TRANSPORTATION NETWORKS  
 
The Plan Area is within 3 km of the provincial highway network. There is a connection to 
Crowchild Trail (Highway 1A) via 12 Mile Coulee Road just northeast of the Plan Area and 80th 
Avenue N.W. which is under Rocky View County’s jurisdiction; a direct connection to Stoney Trail 
N.W. (Highway 201) via Nose Hill Drive east of the Plan Area. The transportation network for the 
Plan Area builds on these connections and balances the needs of pedestrians, cyclists, transit 
and automobiles. 
 
 
UTILITIES & SERVICING 
 
Potable water servicing will be achieved through connection to the existing and adjacent Big Hill 
West Pressure Zone, located east of the Plan Area. Sanitary servicing will be achieved through 
construction of a sanitary trunk, tied into the existing gravity trunk along Bearspaw Dam Road 
NW, located east of the Plan Area. Infrastructure required to provide water and sanitary servicing 
is outside of Water Resources’ 10-year capital plan. No infrastructure currently exists within the 
Plan Area to service development. Capital infrastructure pertaining to drainage will be identified 
through a Master Drainage Plan currently being prepared for the Plan Area (with completion 
anticipated for mid-2016). No capital budgeting timeline is available for drainage at this time. 
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PUBLIC FACILITIES 
 
Haskayne is uniquely situated at the northwest edge of Calgary, west of Stoney Trail.  The Plan 
Area represents the gateway to the Haskayne Legacy Park and Glenbow Ranch Provincial Park.  
The Haskayne Plan Area proposes a Joint Use Site (elementary school), an emergency 
response station, park spaces and a community association site. 
 
 
ENVIRONMENTAL ISSUES  
 
There are no environmental issues in the Plan Area that would prevent development.  Section 2 
of the Haskayne ASP describes Plan Area Attributes. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
The Environmental Open Space Study Area shown in the proposed Haskayne ASP illustrates 
natural features for further study at the Outline Plan / Land Use Amendment stage.  It is noted 
that a detailed field investigation was undertaken by Landowners and City Parks’ representatives 
that aided in the delineation of Environmental Open Space Study Areas. The Environmental 
Open Space Study Areas identified at the ASP stage and will require a Biophysical Impact 
Assessment to determine which lands are to be protected as Environmental Reserve. 
 
 
GROWTH MANAGEMENT  
 
The Haskayne Area Structure Plan was ranked 17th out of 24 in the Growth Management 
Sequenced List, as of 2013 December (PUD2013-0770). This status was derived from high 
scores on the Readiness to Proceed, Contiguous Growth and Innovation criteria, reflecting a 
ready and organized landowner group, nearness of existing growth in Tuscany, and innovative 
proposals regarding linkages to nearby natural features and remediating existing non-residential 
uses. The Haskayne area scored lower against the Access to Transit and Employment 
Opportunities criteria. An important point to note is that the development of the ASP had led to 
updated information that is not reflected in the December 2013 scoring. Foremost among this 
information is a larger anticipated population of 13,000 people, which would impact a number of 
the metrics in the Framework scoring. 
 
None of the leading infrastructure required for sanitary, storm, water, fire and transportation 
servicing for the Haskayne ASP is proposed in either Action Plan 2014-2018 or The City’s 10 
Year Capital Plans. City funded water and sanitary infrastructure is likely required prior to first 
occupancy of units, and drainage infrastructure requirements are yet to be determined pending 
the outcome of a completed Master Drainage Plan. Also, an Emergency Response Station will 
be needed as identified on Map 4 and will likely be required prior to first occupancy, and an 
interchange at 12 Mile Coulee Road and Highway 1A may be required in the future to serve this 
and other development in the area. Finally, other off-site lagging infrastructure and service 
investments (e.g., transit, recreation) will be required as the area builds out towards the vision of 
the plan. 
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Amendments to the Growth Management Overlay (Map 10) can occur when the required leading 
infrastructure is included in approved City budgets, or a Growth Management Analysis 
submission is received that addresses, to the satisfaction of The City, the means of coordinating 
development with the funding and financing of municipal services. 
 
 
PUBLIC ENGAGEMENT  
 
The Haskayne ASP employed an innovative and robust engagement strategy.  Collaborative and 
inclusive, the Plan Area landowners, Consultants and nearby residents were engaged through 
regular meetings and/or review of materials since June 2014. This collaboration has lead to the 
successful completion of this proposed ASP.  Please see Appendix III for a summary of the 
engagement that occurred during the planning process. 
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APPENDIX I 

 
Proposed Haskayne ASP Document  

 
 
 
http://www.calgary.ca/_layouts/cocis/DirectDownload.aspx?target=http%3a//www.calgary.ca/PD
A/pd/Documents/Publications/Haskayne_ASP.pdf&noredirect=1&sf=1 
 
 
 
  

http://www.calgary.ca/_layouts/cocis/DirectDownload.aspx?target=http%3a//www.calgary.ca/PDA/pd/Documents/Publications/Haskayne_ASP.pdf&noredirect=1&sf=1
http://www.calgary.ca/_layouts/cocis/DirectDownload.aspx?target=http%3a//www.calgary.ca/PDA/pd/Documents/Publications/Haskayne_ASP.pdf&noredirect=1&sf=1
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APPENDIX II 
 

Infrastructure Costs 
 

Infrastructure Facilities In 10-year 
Capital Plan* 

In 4-year 
Capital 
Budget* 

Estimated 
Capital 
Costs*** 

Estimated 
Annual 

Operating 
Costs*** 

Complete 
Community 
Infrastructure 

vs. Core 
Infrastructure 

Utility Servicing 

Water No No $9.3 $0.8 Core 

Sanitary No No $10.0 $0.3 Core 

Storm No No TBD1 TBD1 Core 

Transportation (Roads and Transit)2 

Transit (Local Bus) No No $1.8  $2.6 Core 

Transportation No No $40 - Complete 

Pedestrian, Cycle, Streets3 No No - - Complete 

Community Services 

Emergency Response 
Station 

No No $20.5 $4.6 Core 

Police Service4 - - - - Complete 

Library5 - - - - Complete 

Operations Workplace 
Centre6 

Yes No $8.4 $0.3 Complete 

Waste & Recycling Service7 
Residential Waste 
Collection No No $0.16 $0.28 Complete 

Blue Cart Recycling Fee No No $0.16 $0.32 Complete 
Waste Management 
Charge No No - $0.19 Complete 

Green Cart Organics Fee 
* To start in 2017 No No $0.16 $0.34 - 

Parks and Recreation 

Wetlands, Open Space 
Regional Pathways 

- - - - Complete 

 

All costs shown in Millions 

* 2012-2022 Capital Plan and 2012-2014 Capital Budget.   
** Proposed in 2014-2024 Capital Plan and Action Plan 2015-2018  
***Costs shown in 2013 dollars. Operating cost estimates include operation and maintenance staff only. 
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1. Estimated drainage capital costs to be determined upon completion of an approved Master Drainage 
Plan.   

2. Transportation and Transit Capital Includes: 
• 12 Mile Coulee Road and Highway 1A interchange 
• Local bus service 

3. These costs are typically borne by the developer. 
4. Unknown police costs not included. 
5. No facility is required for the Haskayne Plan area. 
6. Haskayne ASP area will create additional demand on the infrastructure maintenance services (i.e. 

roads and parks maintenance, snow removal etc.) provided from the existing Bearspaw Operation 
Workplace Centre. 

7. No additional infrastructure is required to service this area. Providing Blue Cart recycling, Waste 
Management, and Residential waste collection services will require an increase in Waste and 
Recycling Services operating budget. Estimating new homes and year of occupancy is critical for 
budgeting and the successful funding of these services. Currently residential waste collection is funded 
through taxes. Charges for Blue Cart and Waste Management are billed directly to users on the utility 
bill. 
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APPENDIX III 
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