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EXECUTIVE SUMMARY 
 
This land use application seeks redesignation of a site in the community of Varsity from its 
existing DC Direct Control District that is tied-to-plans and based on Land Use Bylaw 1P2007’s 
Multi-Residential - High Density Medium Rise (M-H2) District to a DC Direct Control District 
based on M-H2 that is not tied-to-plans with the additional discretionary uses of Medical Clinic 
and Residential Care. Medical Clinic is not a standard listed use in the M-H2 district whereas 
Residential Care is a standard discretionary M-H2 district use that is excluded from the site’s 
current direct control district.  
 
Maximum floor area, dwelling unit density, building height and landscaping provisions are 
incorporated in the proposed district that are consistent with the existing direct control district 
and in keeping with an approved 2010 development permit for comprehensive multi-residential 
redevelopment of the site. As per the Applicant’s submission, the availability of Medical Clinic 
and Residential Care as additional discretionary uses is anticipated to be complementary to the 
overall development of the site.  
 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2015 February 12  
 
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 44D2015; and 
 
1. ADOPT the proposed redesignation of 2.04 hectares ± (5.04 acres ±) located at 4, 8, 16, 

24, 32 and 40 Varsity Estates Circle NW and 780 Varsity Estates Drive NW (Plan 
1411334, Block 1 and 3 to 6; Condominium Plan 1413211, Units 7 to 206; Condominium 
Plan 1411334, CS) from DC Direct Control District to DC Direct Control District to 
accommodate multi-residential development with support commercial retail and medical 
clinic uses, in accordance with Administration’s recommendation; and 

 
2. Give three readings to the proposed Bylaw 44D2015. 
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REASON(S) FOR RECOMMENDATION:  
 
The proposal is in keeping with applicable municipal policies for the area. The additional 
discretionary uses of Medical Clinic and Residential Care are compatible with the overall 
purpose of the district, suite of allowable M-H2 base district uses and mix of uses currently 
being developed on the site. 
 
ATTACHMENT 
 
1. Proposed Bylaw 44D2015 
2.   Public Submissions  
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LOCATION MAPS  
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ADMINISTRATION’S RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

 
Recommend that Council ADOPT, by bylaw, the proposed redesignation of 2.04 
hectares ± (5.04 acres ±) located at 4, 8, 16, 24, 32 and 40 Varsity Estates Circle NW and 780 
Varsity Estates Drive NW (Plan 1411334, Block 1, and 3 to 6; Condominium Plan 1413211. 
Units 7 to 206; Condominium Plan 1411334, CS) from DC Direct Control District to DC Direct 
Control District to accommodate multi-residential development with support commercial retail 
and medical clinic uses with guidelines (APPENDIX II).  
 
 Moved by:  M. Wade Carried:  9 – 0 
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Applicant:  Landowner:  

NORR Architect Planners The Groves of Varsity Inc 
Condominium Owners List (see 
APPENDIX IV). 

 
 

Planning Evaluation Content *Issue Page 

Density  

Is a density increase being proposed. 
No 5 

Land Use Districts 

Are the changes being proposed housekeeping or simple 
bylaw amendment. 

No 5 

Legislation and Policy 

Does the recommendation create capital budget impacts or 
concerns. 

No 5 

Transportation Networks 

Do different or specific mobility considerations impact this 
site 

Yes 7 

Utilities & Servicing 

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

Yes 7 

Environmental Issues  

Other considerations eg. sour gas or contaminated sites 
No 7 

Growth Management 

Does this site have the appropriate growth management 
direction. 

Yes 7 

Public Engagement  

Were major comments received from the circulation 
Yes 8 

 
*Issue - Yes, No or Resolved 
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PLANNING EVALUATION 
 
SITE CONTEXT 
 
The site is located along the south side of Crowchild Trail NW, approximately 150 metres 
southwest of the Dalhousie LRT Station. Varsity Estates Drive NW is located at the southwest 
corner of the site. Adjoining the site to the east is a place of worship (Bow Valley Christian 
Church) and to the south is an ENMAX electricity substation. Abutting the site to the west is a 
two storey commercial development (Crowchild Square) that contains a number of retail and 
personal service uses. An existing tied-to-plans DC Direct Control District based on Land Use 
Bylaw 1P2007’s M-H2 District governs the site with an approved development permit in place 
for comprehensive multi-residential development with support commercial uses. Phased 
construction of the site is underway with recent completion of initial phase buildings. At full build-
out, there will be a total of five buildings on site including three multi-residential buildings, one 
senior citizen’s assisted living residence and a smaller three storey mixed use building which 
was originally intended to accommodate a mix of retail, commercial and residential uses.  
 
 
LAND USE DISTRICTS  
 
The proposed land use district is a direct control district based on Land Use Bylaw 1P2007’s 
M-H2 district with the additional discretionary uses of Medical Clinic and Residential Care. 
These two additional discretionary uses are believed to be complementary to the overall suite of 
M-H2 district uses and the existing approved uses on site.  
 
The proposed district is not tied-to-plans as this approach was not believed to be warranted 
given the comprehensive nature of the approved development on site including its mix of uses, 
overall building and site design, landscaping and comprehensive underground and surface 
parking. In order to ensure general development consistency a maximum floor area of 3.0, unit 
density of 230 units per hectare and building height of 38.5 metres is also incorporated in the 
proposed district that is consistent with the existing approved land use and development permit.  
 
Future development changes to the site including the potential introduction of medical clinic 
and/or residential care uses would be considered by way of a discretionary development permit 
with resultant opportunities for public involvement in the process. 
 
 
LEGISLATION & POLICY  
 
Municipal Development Plan (MDP) (Approved by Council 2009) 
 
The parcel is within an area in the MDP identified as a Residential Developed – Established 
Area (Map 1: Urban Structure). Established areas are comprised by residential communities 
that were planned and developed between the 1950s and 1990s. They are primarily residential 
communities containing a mix of low- and medium-density housing with support retail in 
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relatively close proximity. The road network is a blend of modified-grid and curvilinear. These 
are stable residential communities with limited redevelopment potential over the next 30 years. 
Populations have declined from their peak and housing stock is generally in good condition. 
Land use policies encourage modest redevelopment, with more significant redevelopment 
opportunities focused on Neighbourhood Activity Centres, though changes to other sites may 
also provide redevelopment opportunities over time. New developments in Established Areas 
are encouraged to incorporate appropriate densities, a mix of land uses and a pedestrian-
friendly environment to support an enhanced Base or Primary Transit Network.  The proposed 
land use and existing site development align with these objectives. 
 
The area to the north of the site, across Crowchild Trail NW is identified as a Community Activity 
Centre (CAC). CAC’s are areas that are typically located central to a number of residential 
communities or business areas, on a moderately sized land base, often on current shopping 
centre sites or around a specific employment area. CAC’s may be located at transit stations or 
stops on the Primary Transit Network and may accommodate a broad mix of uses. CAC’s are 
appropriate locations for a mix of medium and higher density employment and residential uses 
as well as retail, recreation facilities, sport, cultural facilities, open space and community and 
protective services that support concentrations of jobs and population (Section 3.3.3). 
 
Transit Oriented Development Policy Guidelines (Adopted by Council 2004) 
 
The site is located approximately 150.0 metres to the southwest of the Dalhousie LRT Station. 
As such, Transit Oriented Development (TOD) Policy Guidelines are applicable to the site and 
surrounding area. Transit Oriented Development is intended to allow for higher density, 
walkable, mixed-use environments within station areas in order to optimize use of existing 
transit infrastructure, create mobility options for citizens, and benefit local communities and city-
wide transit riders alike. Transit supportive land uses, increased density around transit stations, 
pedestrian oriented design, making each station a place, planning in context with local 
communities and management of parking, bus and vehicle traffic are key TOD policies. The 
proposed land use aligns with these principles.  
 
Varsity Land Use Study (Approved by resolution by Council 2007)  
 
The Varsity Land Use Study area encompasses approximately 6 hectares ± (16 acres ±) of land 
located within the community of Varsity immediately south of Crowchild Trail NW and the 
Dalhousie LRT Station. The Study was approved by Council in order to recognize the close 
proximity of the Dalhousie LRT Station and to ensure that future land uses within the area 
provided a positive addition to the community while also meeting City of Calgary objectives of 
Smart Growth and Transit Oriented Development. The current proposal is in alignment with 
objectives contained within the Study. 
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TRANSPORTATION NETWORKS  
 
The site is located approximately 150 metres to the southwest of the Dalhousie LRT Station and 
is linked via a regional pathway connection along the south side of Crowchild Trail NW. Vehicle 
access to the site is obtained from Varsity Estates Drive SW.  
 
A Transportation Impact Assessment and/or Parking Study were not required in support of this 
proposal. The Applicant did provide preliminary vehicle trip generation and parking requirement 
information in support of the proposal which included an analysis of existing approved parking 
conditions on the site and future anticipated parking requirements associated with the 
introduction of medical clinic and residential care uses. A detailed Transportation Impact 
Assessment and/or parking study may be required in support of future development and/or 
change of use development permit proposal for these aforementioned uses on the site.  
 
 
UTILITIES & SERVICING 
 
Site services for utilities are available. Comprehensive phased redevelopment of the site 
associated with the approved 2010 development permit is underway. The site is within the West 
Memorial Sanitary Trunk catchment area. As such, certain development and building permit 
approvals for sites within this area will not be granted by the Development Authority until such 
time that upgrades to the trunk line have been completed to resolve the system’s current 
capacity limitations. However, as there is already an approved phased development permit in 
place for the site, subsequent building permits that contemplate final phases of development on 
the site will be accepted for consideration. 
 
 
ENVIRONMENTAL ISSUES  
 
An Environmental Site Assessment (ESA) was not required. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
Not applicable. 

 
 

GROWTH MANAGEMENT  
 
This land use 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. 
 
  



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2015 APRIL 13 

ISC: UNRESTRICTED 
CPC2015-046 

LOC2013-0107 
Page 9 of 17 

  
LAND USE AMENDMENT  
VARSITY (WARD 1)  
VARSITY ESTATES DRIVE NW AND CROWCHILD TRAIL NW  
BYLAW 44D2015 MAP 1NW 
 

 
S. Gripton 

PUBLIC ENGAGEMENT  
 

Community Association Comments 
The Community Association is not in support of the proposal. Please see CA response letter 
(APPENDIX III). 
 
Citizen Comments 
No citizen comments received by CPC Report submission date. 

 
Public Meetings 
No public meetings were held by the Applicant or Administration. 
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APPENDIX I 
 

APPLICANT’S SUBMISSION  
 

The subject property consists of 2.04 hectares (5.04 acres) in the community of Varsity Estates.  
The land is currently designated Direct Control (DC) based on the Multi-Residential – High 
Density Medium Rise (M-H2) district and is tied-to-plans.  An approved Development Permit and 
two Building Permits are in place, and the site is currently under construction.   
 
The project is comprehensively designed development which consists primarily of residential 
uses with some retail and commercial uses to support the needs of the local community.  The 
residential component caters to a variety of demographics including seniors.  There will be five 
buildings on site- three multi-residential buildings, one senior’s residence and a small 3-storey 
mixed use building which was originally intended to accommodate a mix of retail, commercial 
and residential uses. 
 
The owner has identified a need for Medical Clinic uses and memory care units on the site 
which is the reason for this land use application.  In order to accommodate these uses, the land 
use district must be amended to add “Medical Clinic” and “Residential Care” uses to the list of 
discretionary uses in the DC District.  Medical Clinic space is intended to replace the residential 
uses (4 units) in the mixed use building, and Residential Care uses (memory care units) will be 
incorporated into the seniors residence.  All other guidelines from the existing DC will remain the 
same with the exception of the requirement to tie the land use to plans the proposed land use 
amendment will remove this requirement. The City of Calgary and the community can be 
assured that the original design intent will be executed since the project is under construction 
and several Development and Building Permits are in place.  If changes are made to latter 
phases of the development, The City will require a revised Development Permit which provides 
the community with an opportunity to review proposed changes.  As a result, the tied to plans 
approach is no longer deemed necessary. 
 
The proposed land use amendment continues to reflect policy contained in the Varsity Land Use 
Study, TOD Design Guidelines, as well as the MDP and CTP. The addition of “Medical Clinic” 
and “Residential Care” to the list of discretionary uses will allow compatible uses on site, and for 
these reasons we respectfully request the support of CPC and Council in the proposed land use 
amendment.   
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APPENDIX II 

 
PROPOSED DIRECT CONTROL GUIDELINES 

 
Purpose  
1  This Direct Control District is intended to:  
  
 (a) Implement the policies of the Varsity Land Use Study approved by resolution of 

Council in 2007 on the subject parcel; and 
 

(b) Accommodate primarily residential development with support commercial retail 
and medical clinic uses to serve local residents. 

 
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.  
 
Permitted Uses  
4  The permitted uses of the Multi-Residential – High Density Medium Rise (M-H2) district 

of Bylaw 1P2007 are the permitted uses in this Direct Control District.  
 
Discretionary Uses  
5  The discretionary uses of the Multi-Residential – High Density Medium Rise (M-H2) 

district of Bylaw 1P2007 are the discretionary uses in this Direct Control District: 
 
 (a)  with the addition of: 
 
  (i) Medical Clinic.  
 
 (b) with the exclusion of:  
 
  (i) Addiction Treatment;  
  (ii) Custodial Care;  
  (iii) Home Occupation – Class 2; and  
  (iv)  Sign – Class E.  
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Bylaw1P2007 District Rules  
6 Unless otherwise specified, the rules of the Multi-Residential – High Density Medium 

Rise (M-H2) District of Bylaw 1P2007 apply in this Direct Control District.  
 
Maximum Floor Area Ratio  
7  This maximum floor area ratio is 3.0.  
 
Density  
8 The maximum density is 230 units per hectare.  
 
Landscaping  
9  A minimum of 40 per cent of the parcel area shall be landscaped area at grade.  
 
Building Height  
10 The maximum building height is 38.5 metres.  
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APPENDIX III 
 

LETTERS SUBMITTED 
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APPENDIX IV 
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