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EXECUTIVE SUMMARY 
 
This land use amendment application seeks to redesignate thirteen residential land parcels 
situated on Memorial Drive NW in the community of Hillhurst from Multi-Residential – Contextual 
Grade-Oriented (M-CGd72) District to a DC Direct Control District to allow for a street oriented 
multi-residential development. 
 
The purpose of the Direct Control District is twofold: 
• to implement the density bonus provisions of the Hillhurst/Sunnyside Area Redevelopment 

Plan approved by Council on 2012 November 05; and, 
• to implement a site specific heritage density bonus provision through the legal protection of 

two heritage buildings situated on a separate site.  
 
The proposed land use amendment requires an amendment to the Hillhurst/Sunnyside Area 
Redevelopment Plan (ARP).  The purpose of the ARP Amendment is also twofold: 
• to include the subject site in the medium density policy area of Part II - Transit Oriented 

Development (TOD) area of the ARP; and, 
• to include the site specific heritage density bonus provision as part of the eligible bonus 

items for Part II - Transit Oriented Development (TOD) area of the ARP. 
 
 
PREVIOUS COUNCIL DIRECTION  
 
None 
 
 

ADMINISTRATION RECOMMENDATIONS  2015 January 29 
 
That Calgary Planning Commission recommends APPROVAL of the proposed Area 
Redevelopment Plan Amendment and Land Use Amendment. 
 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaws 9P2015 and 32D2015; and 
 
1. ADOPT the proposed amendments to the Hillhurst/Sunnyside Area Redevelopment 

Plan, in accordance with Administration’s recommendation; and 
 
2. Give first and second readings to the proposed bylaw 9P2015; and 
 
3. WITHHOLD third reading pending the Municipal Historic Designation of the two heritage 

buildings, or until any other appropriate mechanism (executed agreement) is in place to 
ensure such designation will be executed. 
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4. ADOPT the proposed redesignation of 0.39 hectares ± (0.96 acres ±) located at 1134, 
1136, 1138, 1140, 1142, 1144, 1146, 1148, 1152, 1154, 1156, 1158, and 1160 Memorial 
Drive NW (Plan 4163P, Block 1, Lots 17 to 22; Plan 8811492, Block 1 Lots 158 to 164) 
from Multi-Residential – Contextual Grade-Oriented (M-CGd72) District to DC Direct 
Control District to allow for a street oriented multi-residential development, in 
accordance with Administration’s recommendation; and 

 
5. Give first and second readings to the proposed bylaw 32D2015; and 
 
6. WITHHOLD third reading pending the Municipal Historic Designation of the two heritage 

buildings, or until any other appropriate mechanism (executed agreement) is in place to 
ensure such designation will be executed. 

 
 
REASONS FOR RECOMMENDATION:  
 
The recommendation for approval of the land use redesignation is the result of a comprehensive 
engagement process between numerous stakeholders involved in the application.  An outcome 
of general consensus and support were reached with a site specific agreement for a medium 
density multi-residential land use district, subject to the legal protection of two significant 
heritage buildings elsewhere in the community.  In addition, the recommendation includes a 
financial contribution to the Hillhurst/Sunnyside community fund. 
 
The Direct Control District (based on M-C2 District) proposes a residential density that is 
commensurate with the adjacent mixed residential densities and commercial uses.  
 
The Area Redevelopment Plan (ARP) amendment proposes to include the subject site in Part II 
– Transit Oriented Development Area of the Hillhurst/Sunnyside ARP.  
 
The subject site is situated within 600 metres (5 to 10 minute) walking distance of the 
Hillhurst/Sunnyside LRT Station and within walking distance to downtown Calgary. The subject 
site benefits from a sustainable Live-Work-Play location in close proximity to many 
neighbourhood and downtown parks, amenities and work opportunities. 
 
The proposed land use redesignation is in keeping with the goals and policies of the Municipal 
Development Plan (MDP) for the Inner City Area.  
 
ATTACHMENTS 
 
1. Proposed Bylaw 9P2015 
2. Proposed Bylaw 32D2015 
3. Public Submission 
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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 amendments to the 
Hillhurst/Sunnyside Area Redevelopment Plan as included in APPENDIX II of this 
report; 

 
 Moved by:  J. Gondek Carried:  8 – 0  
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 

0.39 hectares ± (0.96 acres ±) located at 1134, 1136, 1138, 1140, 1142, 1144, 1146, 
1148, 1152, 1154, 1156, 1158, and 1160 Memorial Drive NW (Plan 4163P, Block 1, 
Lots 17 to 22; Plan 8811492, Block 1 Lots 158 to 164) from Multi-Residential – 
Contextual Grade-Oriented (M-CGd72) District to DC Direct Control District to allow for 
a street oriented multi-residential development; 

 
3. Give first and second readings to the proposed bylaws; and, 
 
4. WITHHOLD third reading pending the Municipal Historic Designation of the two 

heritage buildings described in the Direct Control District under APPENDIX III, or until 
any other appropriate mechanism (executed agreement) is in place to ensure such 
designation will be executed. 

 
 Moved by:  J. Gondek Carried:  8 – 0  
 
 Reasons for Approval from Mr. Wright: 

• This is an innovative and classic “thinking out of the box” approach to Heritage 
Planning.  The extensive engagement of the City, the Developer and the 
Community ensures this has turned into a community building process rather than 
the alternative.  Congratulations to all involved. 

  
 Reasons for Approval from Ms. Wade: 

• Good approach to integration of Heritage Preservation and density allocation in 
strategic areas with support of the Community, Administration and Applicant. 

 
 Comments from Ms. Gondek: 

• This application involves a trade-off between informally recognized “character” 
buildings for formally designated heritage buildings.  Considering the subjective 
nature of the “character” building designation, we must exercise caution in usage of 
such subjective terminology in situations of redevelopment.  Architecture and 
design evolve over time, and preservation of period styles may not be possible or 
desirable in many cases of redevelopment. 
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Applicant:  
 

Landowner:  

DC Investments O/A The Dobbin Group RJK Developments Ltd 
Richard Koetsier 

 
 

Planning Evaluation Content Issue Page 

Density  

Is a density increase being proposed? 
Yes 6 

Land Use Districts 

Are the changes being proposed housekeeping or simple 
bylaw amendment? 

No 7 

Legislation and Policy 

Does the application comply with policy direction and 
legislation? 

ARP 
Amendment 9 

Transportation Networks 

Do different or specific mobility considerations impact this 
site? 

No 12 

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 12 

Environmental Issues  

Other considerations eg. sour gas or contaminated sites? 
No 12 

Growth Management 

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

No 13 

Public Engagement  

Were major comments received from the circulation? 
No 13 
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PLANNING EVALUATION 
 
 
SITE CONTEXT 
 
The subject site consists of 13 parcels situated on the north side of Memorial Drive between 
10 Street NW and 14 Street NW in the community of Hillhurst. 
 
The subject site is situated in a mixed use area with various residential and commercial uses 
and densities.  More specifically: 
 

• the Kensington Plaza Theatre, several commercial developments and the four (4) storey 
Kensington House office building is situated to the north of the subject site across the 
rear lane; 
 

• the Kensington Gate nine (9) storey mixed use (commercial and residential) building and 
the two (2) storey Kensington Riverside Inn is situated directly adjacent and to the east 
of the subject site; 
 

• several three (3) storey multi-residential developments and two (2) storey single 
detached dwellings are situated to the west of the subject site along Memorial Drive NW; 
and, 
 

• the Bow River pathway system, the riverfront park and the Old Fire Hall #6 and adjacent 
parking lot are situated to the south of the subject site across Memorial Drive. 

 
The subject site is also situated within walking distance (600 metres / 5 -10 minute) of the 
Hillhurst/Sunnyside, Downtown West/Kerby and 8 Street SW LRT stations.  It is situated on 
Memorial Drive NW, a major east-west arterial, but also in close proximity to 10 Street NW and 
14 Street NW as north-south arterials. 
 
 
BACKGROUND AND REVIEW PROCESS 
 
The existing land use district over the 13 parcels of the subject site is Multi-Residential – 
Contextual Grade-Oriented (M-CG d72) with a density modifier of 72 units per hectare.  
Although the subject site is currently developed with 13 single detached homes, the site has the 
land use rights for multi-residential development (M-CG) with a maximum of 28 units over the 
13 parcels. 
 
Administration commissioned Coriolis Consulting Corp. to conduct a market analysis of the 
subject site with the purpose to determine the amount of amenity contribution should a higher 
residential density above the base density of the M-CG (d72 or 0.72 FAR) District be 
supportable.  A copy of the Coriolis study is attached in APPENDIX V of this report, and 
concluded that the existing density of the M-CG District may not be economically viable for 
redevelopment of the site.  The Coriolis study further evaluated the Applicant’s density proposal 
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and determined that the proposed 2.5 FAR of the M-C2 District is viable for redevelopment from 
a financial perspective.  For the density increase from 0.72 FAR to 2.5 FAR, the Coriolis study 
suggested the amenity contribution in the order of $300,000. 
 
From a CPAG perspective, Administration evaluated the proposed density increase and is able 
to support this land use amendment application to the Multi-Residential – Contextual Medium 
Profile (M-C2) District with a maximum floor area ratio of 2.5 FAR and a maximum height of 
16.0 metres. 
 
To implement this density increase which requires an amenity contribution, density bonus 
provisions are required in the Hillhurst/Sunnyside ARP.  Such density bonus provisions have 
already been approved by Council and executed through Development Permit Applications in 
Part II – Transit Oriented Development (TOD) Area of the ARP.  For these reasons, the 
proposal is to include the subject site in Part II – TOD Area of the ARP, which contains the 
density bonus provisions as well as detailed development policies and design guidelines. 
 
Through the public engagement process, the residents of Hillhurst/Sunnyside expressed the 
need for increased heritage preservation in the community.  The Applicant of this land use 
amendment application also owns two significant heritage buildings and offered these buildings 
for municipal heritage designation in exchange for the increased density on the subject site. 
 
 
LAND USE DISTRICT 
 
The land use district proposed for this application is a DC Direct Control District.  The purpose 
of the DC District is to accomplish the following outcomes: 
 

• to allow for a street oriented multi-residential development; 
• to implement a site specific heritage density incentive; and,  
• to implement the Hillhurst/Sunnyside ARP density bonus provisions approved by Council 

on 2012 November 05. 
 
The proposed DC District is based on the Multi-Residential – Contextual Medium Profile (M-C2) 
District with a maximum floor area ratio of 2.5 and with a maximum building height of 
16.0 metres. 
 
In addition to allowing for a multi-residential development of medium height and medium 
density, the Direct Control District has a number of key components: 
 

• it allows for a range of residential uses and built-forms under the Multi-Residential – 
Contextual Medium Profile (M-C2) District; 
 

• it allows for the implementation of a site specific heritage density incentive provision 
through the legal protection of two heritage buildings situated on a separate site; 
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• it allows for the implementation of the density bonus provisions of the 
Hillhurst/Sunnyside Area Redevelopment Plan approved at the time of the future 
development permit application; 
 

• it allows for the implementation of the development guidelines and policies of the 
Hillhurst/Sunnyside Area Redevelopment Plan; and, 
 

• it requires at grade units on Memorial Drive NW to be street oriented. 
 
 
HERITAGE 
 
This land use and policy amendment represents a negotiated solution between the applicant 
and The City that will see the protection of two heritage sites which are listed on Calgary’s 
Inventory of Evaluated Historic Resources (the Inventory) in consideration for the proposed land 
use amendment. The heritage sites are the 1911 “Smith (Cozzubbo) Residence” (the northerly 
brick portion of the Kensington Pub) at 207 - 10A St NW, and the 1911 Arnell Block, (now a 
Starbucks) at 1122 Kensington Road NW. The properties are owned by the applicant of this 
land use amendment. 
 
The solution was negotiated to offset the loss of heritage character in the community that would 
arise with the proposed land use amendment and subsequent redevelopment of the subject site 
at 1134 – 1160 Memorial Dr. NW, now occupied by 13 character homes.  While these 13 homes 
are not listed on The City’s Heritage Inventory, they do have cumulative heritage value and 
contribute to the valued heritage character of the community. The conservation of heritage 
character in the community is supported by the Area Redevelopment Plan and the loss of 
community heritage character as a result of the proposed land use amendment is a concern that 
has been identified by community members.  In consideration for the proposed land use 
amendment, the applicant agrees, however, to designate as Municipal Historic Resources the 
Arnell Block and the Smith (Cozzubbo) Residence, which they own. 
 
Designation of the Arnell Block and the Smith (Cozzubbo) Residence would represent a 
significant community benefit in terms of heritage conservation in the community. Given that 
their lands currently possess a much higher land use of Commercial – Corridor 1 
(C-COR1f2.8h13) than what is realized on the site, the feasibility of retaining these buildings 
would be very challenging if the owners chose to redevelop the site to its full potential. Thus, the 
opportunity to retain these two heritage buildings is an opportunity which may otherwise be 
elusive in the future. 
 
Administration considered a variety of ways to secure community benefit associated with the 
proposed land use amendment, and in particular a way to offset the loss of heritage character 
by securing heritage protection elsewhere. The Coriolis study commissioned by The City 
determined that a community amenity contribution equivalent to approximately $300,000 would 
be a fair valuation of the additional density proposed in this land use amendment. The 
Applicant’s agreement to designate the two heritage buildings, in addition to providing a cash 
contribution in excess of $100,000 to the Hillhurst / Sunnyside Park Improvement Fund, or 
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another community fund approved by Council at the time of the development permit), is 
commensurate to the community benefit that The City should request, as suggested by the 
study. 
 
While the loss of the 13 character homes on the proposed land use amendment site represents 
a loss of community character, their preservation is challenging given that The City has limited 
tools to conserve them through legislative or financial means. 
 
Although it’s unclear when it would be economically feasible to redevelop the thirteen 
properties, since they currently have a higher existing land use district of M-CGd72 than what is 
existing on their site, it cannot be assumed they would remain indefinitely, regardless of the 
subject land use amendment. 
 
The proposed negotiated solution would secure the protection of two heritage resources. The 
City will execute an agreement with the applicant allowing The City to designate the Arnell Block 
and the Smith (Cozzubo) Residence if their land use application is approved; the agreement will 
be executed prior to third reading of the proposed land use amendment bylaw. 
 
 
LEGISLATION & POLICY  
 
Municipal Development Plan 
 
On the Urban Structure map of the Municipal Development Plan (MDP), the land use typology 
for the subject site is shown as an Inner City Area within the Developed Area of the city.   
 
The land use policies for the Inner City Area allows for intensification adjacent to areas 
designated for higher densities such as Neighbourhood Corridors. The subject site is situated 
adjacent to the intersection of two Neighbourhood Corridors at Kensington Road NW and 
10 Street NW. 
 
The MDP states that a range of intensification strategies should be employed to allow for 
modest intensification of Inner City areas, from parcel-by-parcel to larger more comprehensively 
planned approaches at the block level.  The subject site consists of 13 parcels and the proposal 
is to develop a comprehensively planned multi-residential development. 
 
The MDP policies also ask for street oriented development with front door access to the street 
to encourage pedestrian activity.  The proposed DC District specifically requires at grade units 
on Memorial Drive to have front door access visible from the street with a zero metres setback 
for amenity space.  
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Hillhurst/Sunnyside Area Redevelopment Plan 
(latest amendment 2012) 
 
The subject site is designated Low Density Multi-Unit in Part I of the Hillhurst/Sunnyside Area 
Redevelopment Plan (ARP) with a maximum density of 75 units per hectare (0.75 FAR).  In light 
of the proposed land use redesignation, an ARP amendment to Part I is required to change the 
policy designation of the subject site to Medium Density.  The Medium Density policy area 
allows for a maximum 2.5 FAR and a maximum 16.0 metre height. 
 
In 2009, Council approved and included Part II – Transit Oriented Development Area in the 
Hillhurst/Sunnyside Area Redevelopment Plan.  Map 1.1 - TOD Study Area in Part II of the ARP 
identifies the land parcels earmarked for a potential density increase, subject to the density 
bonus provisions in the ARP (Section 3.1.5).  The subject site however, currently falls outside, 
but adjacent, to the TOD Area along Kensington Road NW. 
Administration reviewed the ARP amendment, and in consultation with the Community 
Association, recommends that the subject site be included in Part II – Transit Oriented 
Development Area of the ARP.  The advantages of including the subject site in Part II - TOD 
area are the following: 
 

• it contains the new Part of the ARP approved by Council in 2009 after a substantial 
planning review and public engagement process; 
 

• it is based on the new land use districts of Land Use Bylaw 1P2007 (not 2P80); 
 

• it contains detailed planning policies and design guidelines to promote Transit Oriented 
Development; 
 

• it contains Council approved density bonus provisions for contribution to the current 
Parks Improvement Fund or future proposed Community Enhancement Fund; and, 
 

• the Hillhurst/Sunnyside Community Association is in support of the inclusion in Part II. 
 
The amendment to the Hillhurst/Sunnyside ARP therefore proposes to include the subject site 
within the boundaries of the Transit Oriented Development (TOD) area and apply the Medium 
Density policy area of Map 3.1 in the ARP to the site.  The Medium Density policy area 
encourages redevelopment with multi-residential developments of medium density and low-rise 
(maximum 4 storeys) buildings.  The Medium Density area is predominantly residential and 
requires no expansion of commercial uses beyond the currently established commercial areas. 
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The proposed ARP amendment requires several map changes which are included in 
APPENDIX VII to APPENDIX XV of this report.  The text amendments to the ARP are included 
in Appendix II of this report and can be summarized as follows: 
 

• amend nine (9) maps to include the subject site in the Transit Oriented Development 
area of the ARP; 
 

• include a site-specific heritage density bonus provision; and 
 

• delete a policy on height that is inconsistent with the intent of the height rules of the 
M-CG and M-C2 land use districts. 
 

In Part II of the Hillhurst/Sunnyside ARP, the TOD policies in the Medium-Density Area 
emphasize medium-density low-rise (four storey) development oriented towards the street to 
support a pedestrian-friendly environment.  From a land use perspective, the proposal 
contained in this application complies with the principles and policies of the Hillhurst/Sunnyside 
Area Redevelopment Plan’s Transit Oriented Development - Medium Density policy area. 
 
Heritage 
 
The subject site currently contains 13 character homes that are not registered on the City’ 
Inventory of Evaluated Historic Resources.  The existing homes are used primarily as multi-
residential rental units and the current land use amendment application proposes to redevelop 
the site in its entirety.  The City’s Heritage Planning determined that a heritage off-set for the 
loss of the 13 character homes on the parcel would be appropriate. Although the 
Hillhurst/Sunnyside ARP contemplates heritage preservation policies and targeted assets for 
preservation, it does not currently provide a heritage density transfer or bonus incentive policy. 
Heritage Planning and the Applicant worked together to develop a unique heritage off-set for 
this application. 
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Several options were thoroughly explored included in situ and off-site preservation of 
commercial buildings.  Negotiations and heritage assessments determined that the heritage 
value of the homes on the property was largely due to the assembly of the homes as an 
uninterrupted streetscape and not due to any individual building quality or uniqueness; therefore 
preservation of any portion of the character homes alone would not meet heritage preservation 
requirements.  
 
Consequently other off-set options were explored. The Applicant brought forward an option to 
preserve two commercial buildings within their business inventory: the Arnell Block at 
1122 Kensington Road NW (Starbucks Building) and Smith (Cozzubbo) Residence” located at 
207 - 10 A Street NW, the northern third of the building generally known as The Kensington 
Pub. These properties were included in the heritage preservation offering and accepted by 
Heritage Planning. 
 
The Municipal Heritage Designation of these two off-site commercial buildings has been 
included in the Direct Control District and the ARP amendment.  Further, a legal agreement will 
be executed prior to third reading by Council.  This application conforms to the heritage 
conservation objectives and policies within Section 8.0 - Heritage Conservation of the 
Hillhurst/Sunnyside Area Redevelopment Plan, which can be summarized as follows: 
 

• The City of Calgary will continue to encourage the conservation of significant historic 
resources in Hillhurst/Sunnyside and will work with property owners in securing the 
designation of significant historic resources, both at municipal and provincial levels. 

 
 
TRANSPORTATION NETWORKS  
  
A Traffic Impact Assessment (TIA) was provided by the Applicant in support of the proposal for 
a multi-residential development. The purpose of the TIA was to assess the impact of the 
proposal on the shared commercial laneway after concerns arose during community 
engagement. The TIA indicated that the commercial laneway capacity would not be significantly 
impacted by this application.  The TIA was submitted to Transportation Planning for review and 
was accepted. 
 
The following comments have been provided on the TIA: 
 
At the development permit stage, the Applicant shall be responsible for: 

• painting a centre line on 10A Street, between Memorial Drive NW and Kensington Road 
NW; and, 
 

• painting “No parking” bulbs on either side of the laneway entrance to further discourage 
illegal parking. 
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The subject site is situated on Memorial Drive NW which is designated a Parkway.  Vehicular 
access to the subject site will not be allowed from Memorial Drive and must only be provided 
from the rear lane.  The site is further situated in close proximity to Kensington Road NW, 
10 Street and 14 Street NW, all designated as Boulevards (Urban and Neighbourhood) in terms 
of the Road and Street Network map in the Calgary Transportation Plan. 
 
The subject site is also situated within a 600 metre (5 to 10 minute) walking distance of both the 
Hillhurst/Sunnyside and Downtown West LRT stations. 
 
 
UTILITIES & SERVICING 
 
The following comments are provided on utilities and servicing: 
 

• a water main is available to service the subject site however, at the development permit 
stage the existing 150 millimetre water main is required to be upgraded to 250 millimetre 
from 10A Street NW (tie to the existing 300 millimetre) to 1160 Memorial Drive NW; 

 
• a 300 millimetre (CON) sanitary sewer main is available to service the subject site; 

 
• at the development permit stage a Sanitary Servicing Study will be required for review 

and acceptance; and 
 

• a 300 millimetre (CON) storm sewer main is available to service the subject site. 
 
 
ENVIRONMENTAL ISSUES  
 
An Environmental Site Assessment was not required for the land use application. 
 
 
GROWTH MANAGEMENT 
 
This land use amendment proposal does not require additional capital infrastructure investment 
at this time and therefore, no growth management concerns have been identified. 
 
 
PUBLIC ENGAGEMENT  

 
Community Association Comments 
The Hillhurst/Sunnyside Community Association (CA) has been involved in the review of the 
application since the submission in 2013.  Numerous meeting were held and negotiations 
undertaken between the Applicant, the Planning Committee of the CA and Administration to 
prepare the most appropriate and viable recommendation to Calgary Planning Commission 
and Council. 
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The CA provided comments in 2013 December stating that they wish to withhold detailed 
comments at that time to allow the Multi-Stakeholder Task Force to complete the proposed 
public engagement process.  The letter is included in APPENDIX IV. 
 
In 2015 January, the Community Association provided final comments in general support of 
the proposed land use amendment and heritage conservation agreement.  The letter is 
included in APPENDIX IV of this report and expressed support for the medium density and 
medium height proposed for the multi-residential development.  Support has also being 
expressed for the preservation of the two historic commercial buildings, while the CA 
remains disappointed with the destruction of the thirteen (13) character homes currently 
existing on the site. 
 
Citizen Comments 
The land use amendment application was duly advertised and circulated for comments on 
the proposed multi-residential development.  No citizen comments were received from the 
circulation.  
 
Public Meetings 
Extensive public and community engagement was conducted by the Applicant over a two 
year period.  In addition to the standard public engagement process, the Applicant further 
participated in the Hillhurst/Sunnyside Multi-Stakeholder Task Force (MSTF). 
 
The MSTF is an ongoing pilot project to develop a new public engagement model where all 
stakeholders and community members review and explore development proposal in an 
open and innovative environment. 
  
Public engagement began even before the application was formally submitted to 
Administration in 2013, August. 

• 2013 August 01 - The applicant conducted a public engagement meeting and 
included a detailed reporting letter on community concerns with the application; this 
meeting was attended by over 30 residents. Primary concerns were: traffic impact on 
shared lane-way; removal of character homes; and guarantee of design. As a result 
of these concerns, the Applicant provided a Traffic Impact Study on the lane-way and 
began heritage off-set negotiations with the MSTF and community members. 

The applicant participated in all MSTF meetings conducted in 2013 and 2014 and this land 
use amendment application was discussed repeatedly throughout the exploration process. 
This application was used as a pilot project by the MSTF to explore new engagement 
processes for the community, the City and special interest groups. MSTF meetings specific 
to this application were conducted as follows: 
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• 2013 December 04 – Presentation of materials by the Applicant to the MSTF as 
requested, to explore the demographic / population impact of the development on the 
area – two (2) infographics were presented.  The Traffic Impact Assessment report 
findings were presented. 

• 2014 January 08 – MSTF “Explore” Session - Presentation of materials by the 
Applicant to the MSTF and the public, as requested, focusing on how the 
development met Imagine Calgary’s 100 Year Goals.  The meeting was attended by 
forty (40) representatives from the community, Business Revitalization Zone (BRZ), 
City of Calgary departments, special interest groups and neighbours. This meeting 
was also reported on by the media, introducing the MSTF model to the public. 

• 2014 January 30 – MSTF “Explore 2” Session – The Applicant provided feedback to 
the MSTF on concerns and heritage preservation options identified in the first 
Explore session. 

• 2014 May 27 – The Applicant presented a formal heritage off-set proposal for 
discussion. 

• 2014 June 15 – The final heritage off-set proposal was formally presented to the 
MSTF for review and acceptance. 

In 2014 June, a new Hillhurst/Sunnyside Planning Committee was elected and the full 
materials from the MSTF meetings and the application information were presented to the 
Planning Committee for review. 

• 2014 September – Negotiations on the heritage off-set triggered the further 
exploration of increased density and height opportunities on the subject site. The 
Applicant presented for review to the Planning Committee a proposal containing 
higher heights and densities with the preservation of some of the character homes 
on-site. 

• 2014 September – Administration presented in a Community Association meeting 
the draft Direct Control District for review by the Planning Committee. 

• 2014 October – The HSCA Planning Committee feedback did not support the 
alternative heritage preservation on-site option including the higher density and 
height. The Applicant acknowledged the request to return to previous off-set option 
and withdrew the increased density/height discussion per the Planning Committee’s 
request. 

• 2015 January – Administration presented and discussed in a Community Association 
meeting the final Direct Control District and Hillhurst/Sunnyside Area Redevelopment 
Plan amendment for the Calgary Planning Committee and Council reports.  
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 
Application Summary 
This application proposes to re-designate the properties located at 1134-1160 Memorial Drive 
NW, in the community of Hillhurst/Sunnyside, from M-CG d72, Multi-Residential - Contextual 
Ground Oriented to a Direct Control (DC) District (based on MC-2 guidelines) to accommodate 
a new mid-rise residential building. The DC guidelines propose to implement both the TOD area 
levy and a heritage density provision through the legal protection of two off-site heritage 
buildings into the Municipal Heritage Registry as off-set against the removal of the 13 character 
homes on-site (the homes are not designated heritage homes). 
 
An amendment to the Hillhurst/Sunnyside Area Redevelopment Plan (ARP) is anticipated to 
include the site into the ARP, specifically within the Medium-Density Area, to reflect the 
developer’s commitment to the design and guideline ideals of the ARP for the re-development 
and provide certainty of design and build-out to the Community. The site falls within the 600m 
radius Transit Oriented Development (TOD) areas of both the Sunnyside Station and 8th Street 
SW Station.  
 
The parcels face onto Memorial Drive which is a major arterial roadway.  The application 
proposes vehicular access via the commercial laneway, with no access onto Memorial Drive.  
 
Surrounding lands include a two-storey apartment building to the west, the Kensington Inn to 
the east and mid-rise commercial use buildings to the north sharing the commercial laneway. 
 
The anticipated build-form is a 4-storey development with public-accessible courtyards, private 
amenity space and public walk-ways on both sides of the building(s). The building will be street- 
and pedestrian-oriented, well-articulated and designed with privacy for adjacent properties taken 
into consideration. The policies and guidelines for TOD and Medium-Density areas will apply to 
the new development. 
 
Public Engagement 
The applicant has agreed to participate as a pilot project of the Hillhurst Sunnyside Community 
Association’s (HSCA) Multi-Stakeholder Task-force (MSTF) on developer engagement. Unique 
materials and engagement approaches will be utilized to engage the public and assist in the 
development of a new engagement process for HSCA.  
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APPENDIX II  
 

PROPOSED AMENDMENTS TO THE HILLHURST/SUNNYSIDE  
AREA REDEVELOPMENT PLAN 

 
(a) In Part I, delete existing Map 3 entitled “Residential Character Areas” and replace with the 

revised Map 3 entitled “Residential Character Areas” (APPENDIX VII). 
 
(b) In Part I, delete existing Map 4 entitled “Sites Requiring Implementation Action” and replace 

with the revised Map 4 entitled “Sites Requiring Implementation Action” (APPENDIX VIII). 
 
(c) In Part I, delete existing Map 5 entitled “Area Schools” and replace with the revised Map 5 

entitled “Area Schools” (APPENDIX IX). 
 
(d) In Part I, delete existing Map 6 entitled “Transportation System” and replace with the revised 

Map 6 entitled “Transportation System” (APPENDIX X). 
 
(e) In Part II, delete existing Map 1.1 entitled “TOD Study Area” and replace with the revised 

Map 1.1 entitled “TOD Study Area” (APPENDIX XI). 
 
(f) In Part II, delete existing Map 3.1 entitled “Land Use Policy Areas” and replace with the 

revised Map 3.1 entitled “Land Use Policy Areas” (APPENDIX XII). 
 
(g) In Part II, delete existing Map 3.2 entitled “Maximum Densities” and replace with the revised 

Map 3.2 entitled “Maximum Densities” (APPENDIX XIII). 
 
(h) In Part II, Section 3.1.5 Density, Policy 4, add the following at the end: 
 
 “iii. Designation of Historic Resources  

 
For a density bonus on the parcels situated at 1134 to 1160 Memorial Drive NW, the 
following two buildings may be designated as Municipal Historic Resources under the 
Historical Resources Act: 

 
(a) The “Smith (Cozzubbo) Residence” located at 207 10 A Street NW; and, 
 
(b) The “Arnell Block” located at 1122 Kensington Road NW.” 

 
(i) In Part II, delete existing Map 3.3 entitled “Building Heights” and replace with the revised 

Map 3.3 entitled “Building Heights” (APPENDIX XIV). 
 
(j) In Part II, Section 3.2.3 Residential Areas, delete Policy 17 and renumber accordingly. 

 
(k) In Part II, delete existing Map 3.4 entitled “Urban Design Initiatives” and replace with the 

revised Map 3.4 entitled “Urban Design Initiatives” (APPENDIX XV). 
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APPENDIX III  
 

PROPOSED DIRECT CONTROL GUIDELINES 
 

Purpose 
1 This Direct Control District is intended to: 
 

(a) provide for a street oriented Multi-Residential Development of medium 
height and medium density; 

 
(b) include the purpose statements of the Multi-Residential – Contextual 

Medium Profile (M-C2) District of Bylaw 1P2007; and, 
 
(c) implement a site specific heritage density incentive for the legal protection 
 of two heritage buildings situated on a separate site. 

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 Definitions 
4 In this Direct Control District, “Municipal Historic Resource” means a building or 
 parcel  designated, by bylaw, as a historical resource through the Historical Resources 
 Act R.S.A. 2000 c. H-9. 
 
Permitted Uses 
5 The permitted uses of the Multi-Residential – Contextual Medium Profile (M-C2) District 
 of Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Multi-Residential – Contextual Medium Profile (M-C2) 
 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 Multi-Residential – Contextual Medium 

Profile (M-C2) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
8 (1) Unless otherwise referenced in subsection (2), the maximum floor area ratio 

 is 0.72. 
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(2) The floor area ratio may be increased to a maximum of 2.5 if the following two 
 density bonus amenities are provided: 
 

(a) a contribution to the Hillhurst/Sunnyside Park Improvement Fund, or any 
other fund established in the Hillhurst/Sunnyside Area Redevelopment 
Plan at the time of the Development Permit application, such that: 
 
(i) Cash Contribution Amount = Cash Contribution Rate x Total Floor 
 Area in square metres above the floor area ratio of 0.72. 
 
(ii) For the purposes of this Direct Control District, the Cash 
 Contribution Rate means $17.85 per square metre based on the 
 Statistics Canada Consumer Price Index for Calgary in 2014; and 

 
(b) the designation of both the following two buildings as Municipal 
 Historic Resources: 
 

(i) The “Smith (Cozzubbo) Residence” located at 207 10 A Street  
  NW and legally described as a portion of Lots 5 to 10, Block D,  
  Plan 5609 J; and, 

 
  (ii) The “Arnell Block” located at 1122 Kensington Road NW and  

  legally  described as a portion of Lots 5 to 10, Block D, Plan  
  5609 J. 

 
At Grade Orientation of Units 
9 All units in a Multi-Residential Development that front onto Memorial Drive NW and 

that are located on the floor closest to grade must have: 
 
(a) an individual, separate, direct access to grade; and, 
 
(b) an entrance that is visible from the street that the unit faces. 
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APPENDIX IV  
 

LETTERS SUBMITTED 
 
 

 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2015 MARCH 09 

ISC: UNRESTRICTED 
CPC2015-034 
LOC2013-0063 
Page 21 of 40 

  
POLICY AMENDMENT AND LAND USE AMENDMENT  
HILLHURST (WARD 7)  
NORTH OF MEMORIAL DRIVE NW AND EAST OF 10A STREET NW  
BYLAWS 9P2015 AND 32D2015 MAP 16C 
 

 
G. Brenkman / C. Robertson / S. Jones 

 
 
 

 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2015 MARCH 09 

ISC: UNRESTRICTED 
CPC2015-034 
LOC2013-0063 
Page 22 of 40 

  
POLICY AMENDMENT AND LAND USE AMENDMENT  
HILLHURST (WARD 7)  
NORTH OF MEMORIAL DRIVE NW AND EAST OF 10A STREET NW  
BYLAWS 9P2015 AND 32D2015 MAP 16C 
 

 
G. Brenkman / C. Robertson / S. Jones 

 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2015 MARCH 09 

ISC: UNRESTRICTED 
CPC2015-034 
LOC2013-0063 
Page 23 of 40 

  
POLICY AMENDMENT AND LAND USE AMENDMENT  
HILLHURST (WARD 7)  
NORTH OF MEMORIAL DRIVE NW AND EAST OF 10A STREET NW  
BYLAWS 9P2015 AND 32D2015 MAP 16C 
 

 
G. Brenkman / C. Robertson / S. Jones 

 
APPENDIX V  

 
CORIOLIS REPORT 
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APPENDIX VI  

 
COMMUNITY ENGAGEMENT AND STAKEHOLDER FEEDBACK 

MULTI-STAKEHOLDER TASK FORCE  
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APPENDIX VII 
 

REVISED MAP 3 “RESIDENTIAL CHARACTER AREAS” 
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APPENDIX VIII 
 

REVISED MAP 4 “SITES REQUIRING IMPLEMENTATION ACTION”
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APPENDIX IX 
 

REVISED MAP 5 “AREA SCHOOLS” 
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APPENDIX X 
 

REVISED MAP 6 “TRANSPORTATION SYSTEM” 
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APPENDIX XI 
 

REVISED MAP 1.1 “TOD STUDY AREA” 
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APPENDIX XII 
 

REVISED MAP 3.1 “LAND USE POLICY AREAS” 
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APPENDIX XIII 
 

REVISED MAP 3.2 “MAXIMUM DENSITIES” 
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APPENDIX XIV 
 

REVISED MAP 3.3 “BUILDING HEIGHTS” 
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APPENDIX XV 
 

REVISED MAP 3.4 “URBAN DESIGN INITIATIVES” 

 


	The subject site is designated Low Density Multi-Unit in Part I of the Hillhurst/Sunnyside Area Redevelopment Plan (ARP) with 

