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EXECUTIVE SUMMARY 
 
This application is proposing to close 1.68 ha ± (4.16 ac ±) of road (Plan 1311256, Areas B, C, 
E and F) adjacent to 11011 Trans Canada Highway SW.  
 
This application is also proposing to redesignate vacant land to allow for the development of a 
large mixed use retail development adjacent to the Trans Canada Highway and the Valley 
Ridge Boulevard interchange and is commonly referred to as the Shape Properties 
development.  Three residential sites will be developed within the sloping lands, one single-
detached enclave and two multi-residential pods. 
 
The subject site is one of several sites that form the primary western gateway to the City of 
Calgary. This corridor includes:  

• an approved mixed use development in Greenbriar;  
• an application currently under review in Greenbriar adjacent to Stoney Trail SW;  
• an application currently under review on the Canada Olympic Park lands;  
• Two residential communities: Crestmont and Valley Ridge; and  
• A future residential, commercial and office area in the future West View ASP, which 

is located at the western boundary of the city, north and south of the Trans Canada 
Highway.  

 
PREVIOUS COUNCIL DIRECTION  
 
No Council direction has been given. 
 

ADMINISTRATION RECOMMENDATION 2014 July 31 
 
That Calgary Planning Commission recommend APPROVAL of the proposed Road Closure 
and Land Use Amendment. 
 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaws 10C2014, 101D2014, 102D2014; and 
 
1. ADOPT the proposed closure of 1.68 hectares ± (4.16 acres ±) of road (Plan 1311256, 

Areas B, C, E and F) adjacent to 11011 Trans Canada Highway, in accordance with 
Administration’s recommendation; and 

 
2. Give three readings to the proposed Closure Bylaw 10C2014. 
 
3. ADOPT the proposed redesignation of 41.5 hectares ± (102.5 acres ±) located at 11011 

Trans Canada Highway SW and the closed road  (SW 1/4 Section 32-24-2-5; Plan 
1311256, Areas B, C, E and F) from Special Purpose – Future Urban Development (S-
FUD) District and Undesignated Road Right of Way to Residential – One Dwelling  
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(R-1s) District, Commercial – Community 2 f2.0h40 (C-C2f2.0h40) District, Special 
Purpose – Urban Nature (S-UN) District, Special Purpose – School, Park and 
Community Reserve (S-SPR) District and DC Direct Control District to accommodate 
multi-residential development, in accordance with Administration’s recommendation; and  

 
4. Give three readings to the proposed Bylaws 101D2014. 
 
5. ADOPT the proposed redesignation of 14.0 hectares ± (34.7 acres ±) land located at 

11011 Trans Canada Highway SW and the closed road  (SW 1/4 Section 32-24-2-5; 
Plan 1311256, Areas B, C, E and F) from Special Purpose – Future Urban Development 
(S-FUD) District and Undesignated Road Right of Way to DC Direct Control District to 
accommodate commercial development, in accordance with Administration’s 
recommendation; and  

 
6. Give three readings to the proposed Bylaws 102D2014. 
 
 
 
REASON(S) FOR RECOMMENDATION:  
 
The proposed application provides a mixed use development that infills vacant land between the 
Community of Crestmont and Canada Olympic Park.  A significant portion of the Paskapoo 
Slopes will be preserved and dedicated to The City upon subdivision as natural area.  Through 
the review of a Transportation Impact Assessment (TIA), the level of intensity of the proposed 
multi-storey residential, retail and office development is supportable with the future servicing 
and transportation infrastructure upgrades planed by the Province of Alberta and The City. 
 
ATTACHMENTS 
 
1.  Proposed Bylaw 10C2014 
2.  Proposed Bylaw 101D2014 
3.  Proposed Bylaw 102D2014 
4.  Public Submission(s) 
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LOCATION MAPS 

 
 
   Road Closure Map          Land Use Amendment Map 
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

1. Recommend that Council ADOPT, by bylaw, the proposed closure of 1.68 hectares ± 
(4.16 acres ±) of road (Plan 1311256, Areas B, C, E and F) adjacent to 11011 Trans 
Canada Highway, with conditions (APPENDIX II). 

 
 Moved by:  S. Keating Carried:  5 – 0  
 Absent: J. Sturgess, R. Honsberger 
  and M. Wade 
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 55.54 

hectares ± (137.24 acres ±) located at 11011 Trans Canada Highway SW and the 
closed road  (SW 1/4 Section 32-24-2-5; Plan 1311256, Areas B, C, E and F) from 
Special Purpose – Future Urban Development (S-FUD) District and Undesignated Road 
Right of Way to Residential – One Dwelling (R-1s) District, Commercial – Community 2 
f2.0h40 (C-C2f2.0h40) District, Special Purpose – Urban Nature (S-UN) District, Special 
Purpose – School, Park and Community Reserve (S-SPR) District and DC Direct 
Control District to accommodate multi-residential development and to accommodate a 
comprehensive mixed used development with guidelines (APPENDIX III and IV). 

 
 Moved by:  S. Keating Carried:  5 – 0  
 Absent: J. Sturgess, R. Honsberger 
  and M. Wade 
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Applicant:  
 

Landowner:  

Shape Properties (Calgary West) Corp 
 

Shape Properties (Calgary West) Corp 
City of Calgary 
Her Majesty the Queen in Right of 
Alberta 
 
 

Address: 
 
11011 Trans Canada Highway SW 
Undesignated road right-of-way 

Legal: 
 
SW 1/4 Section 32-24-2-5; Plan 
1311256, Areas B, C, E and F 

 

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 5 

Legislation and Policy 

Does the recommendation create capital budget impacts or 
concerns. 

No 6 

Transportation Networks 

Do different or specific mobility considerations impact this site 
Yes 6 

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 7 
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PLANNING EVALUATION 

 
SITE CONTEXT 
 
The subject site is located immediately south of the Trans Canada Highway/Valley Ridge 
Boulevard SW interchange, east of the existing community of Crestmont.  The site is bounded 
by the Trans Canada Highway to the north, the Wedding Pavilion and campground to the east, 
the Burnco Pit in Rocky View County to the south and the community of Crestmont to the west.  
An existing AltaLink right-of-way travels from the southeast corner to the northwest corner of the 
site.  Crestmont Boulevard SW currently travels along the northern boundary of the site in an 
access right-of-way, providing the only access to the community of Crestmont. 
 
The subject site consists mainly of gentle to moderate sloping lands along the Paskapoo Slopes 
with aspen and balsam poplar woodlands.  Grasslands occupy the lower benchlands closer to 
the Trans Canada Highway. Vegetation consists on native and non-native species.  Two 
drainage courses run diagonally on the site from southwest to northeast.  One of the drainages 
is located in the central area of the property and the other, located in the southeast area of the 
site.  The subject lands are also considered a fundamental piece of the wildlife corridor along 
the Paskapoo Slopes. 
 
The Outline Plan affects adjacent parcels to provide access to the R-1s parcel on the Outline 
Plan.  The adjacent parcels are not affected by the Land Use Amendment application since the 
area will be road right-of-way and will not have a land use designation. 
 
 
ROAD CLOSURE 
 
The proposed road closure will close portions of right-of-way controlled by The City and The 
Province that are no longer required. The proposed road closure map contained in 
APPENDIX VII highlights the areas to be closed. 
 
 
LAND USE DISTRICTS  
 
The developer proposes to redesignate the subject site from S-FUD Special Purpose – Future 
Urban Development District and undesignated road right-of-way to: 
 

Special Purpose - School, Park and Community Reserve (S-SPR) District 
Special Purpose – Urban Nature (S-UN) District 
DC Direct Control District 
Residential – One Dwelling (R-1s) District 
Commercial – Community 2 f2.0h40 (C-C2f2.0h40) District 
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The S-UN parcel that is not Environmental Reserve (ER) is to be used for backsloping for the 
residential parcel immediately adjacent.  The intent is to rehabilitate the disturbed land back to a 
natural area for the residents of that development.  This parcel was not accepted as ER due to 
the potential retaining walls that may exist within this S-UN parcel. 
 
The pod of R-1s was determined developable and can be reasonably serviced by the developer, 
the area surrounding this development pod would also not qualify as ER.  The restriction of the 
development to seven lots was determined reasonable to mitigate the impacts of the nearby 
Crestmont dwellings. 
 
The following describes the purpose of each DC Direct Control Site.  
 
DC Direct Control Districts 
  
Site 1 will accommodate the development of a mix of commercial and retail, office and 
residential uses, using the Commercial – Community 2 District as the base district. There is no 
existing land use district that permits the combined uses to be developed as a comprehensive 
development in a vertical and horizontal mixed use format. The proposed DC District will also 
create a mandatory mixing of uses.  The mixed use site proposes a multi-storey development 
with structured parking that will include office, residential and commercial uses.  It will be 
designed with a high street/main street within the development that provides for all modes of 
travel and provides pedestrian and cycling connections into the surrounding sidewalk, path and 
trail network. 
 
Site 2 will permit multi-residential development using the Multi-Residential – Medium Profile 
(M-2) District as the base for the Direct Control District, with the added height to 26 metres.  
A DC District is required for Site 2 since a height modifier does not exist for the Multi-Residential 
– Medium Profile (M-2) District and the minimum density for the Multi-Residential – High Density 
Low Rise (M-H1) District can’t be modified. 
 
 
DENSITY 
 
The proposed intensity of this development is 89 population and jobs per developable hectare. 
In the mixed use site, intensity will be regulated by FAR and in the residential districts, intensity 
will be regulated by units. 
 
 
LEGISLATION & POLICY  
 

1. Municipal Development Plan  
 

The subject site is currently designated as Planned Greenfield with Area Structure Plan 
(ASP) within the Municipal Development Plan (MDP). 
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2. Calgary West Area Structure Plan 

 
The lands are currently designated as Open Space System, Policy Review, Highway 
Commercial and Residential and Related areas within the Calgary West ASP.  As a 
result of this Land Use Amendment and Outline Plan application an amendment to the 
Calgary West ASP is required to accommodate the proposed development.  The 
Calgary West ASP amendment report is also on this agenda. 
 

3. Rocky View County/City of Calgary Intermunicipal Development Plan 
 

This area of the City is also under the policies of the Rocky View County/City of Calgary 
Intermunicipal Development Plan (IDP).  Section 6.1 of the IDP speaks to the general 
policies of Interface Planning.  The application was reviewed giving consideration to the 
adjacent development, and its character, within Rocky View County.     

 
 
TRANSPORTATION NETWORKS  
 
Access to the subject site is limited by one access point via the Trans Canada Highway and 
Valley Ridge Boulevard SW interchange at the northeast corner of the subject lands. 
 
A Transportation Impact Assessment (TIA) was submitted as part of this application for review 
on behalf of this application and the adjacent application from the Bow Valley Crossing 
application immediately east of the subject site.  The TIA gave land use assumptions for each 
development.  Administration reviewed the TIA and concluded only 70 percent of the land use 
assumptions could be supported by the ultimate proposed infrastructure that includes a new 
Trans Canada Highway/Valley Ridge Boulevard SW to be built by the Province as part of the 
future West Ring Road Project.  At future planning stages, if updated analysis or infrastructure 
design changes allow further development potential, the City would be willing to investigate it 
with the developer through updated analysis.  Based on the current proposal, 70 percent of the 
TIA assumptions is the upper limit of development supported by the City. 
 
Emergency access to the proposed site has been reviewed and is acceptable subject to the 
conditions contained in APPENDIX I. 
 
 
UTILITIES & SERVICING 
 
Utilities will be extended into the subject site from adjacent areas.  The subject site is currently 
constrained by the lack of capacity in the West Memorial Sanitary Trunk.  The trunk is to be 
upgraded by the end of 2016 and is in the capital budget.   
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A temporary location for a stormpond is proposed in the northeast corner of the subject site.  
The temporary location will be designed and constructed as an ultimate facility should the 
ultimate location never materialize.  The ultimate location for a stormpond is to be at the 
southwest corner of the Stoney Trail and the Trans Canada Highway interchange.  The ultimate 
location would inundate a parcel by a third party. 
 
 
ENVIRONMENTAL ISSUES  
 
A Phase I Environmental Site Assessment was conducted for the site.  There was no site 
contamination identified and the report does not recommend any further work at this time.  If 
signs of contamination become present during stripping and grading further work may be 
required at that time. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
Not applicable. 

 
 

GROWTH MANAGEMENT  
 
There are no growth management issues for The City.  The sanitary trunk upgrades is in the 
capital budget and the new interchange is the responsibility of the Province. 
 
 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
The City and area community associations held working sessions together to brainstorm 
and discuss opportunities and constraints with development at the Valley Ridge 
Boulevard/Trans Canada Highway interchange.  A list of meeting dates is included in 
Appendix VI.  Some items remain as outstanding concerns by the two community 
associations.  Comments from Crestmont and Valley Ridge are included in Appendix V. 
 
Crestmont’s concerns are listed below: 
 

1. Proposed road changes that affect access to the Crestmont community. 
 

2. Apparent non-conformance with City of Calgary Fire Department Access Standards 
and City of Calgary Design Guidelines for Subdivision Servicing. 

 
3. Proposed development densities that have the opportunity to intensify with time. 

 
4. Proposal to use the existing Crestmont subdivision to service a new “Residential 

Special Density Area”. 
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Crestmont’s concerns have been addressed as follows: 
 

1. Section 3.2 of the revised ASP requires TIAs to be required at different planning 
approval stages.  Through the review of a TIA, The City has determined the 
proposed level of traffic congestion is acceptable within an urban environment.  
Traffic circles instead of traffic lights along Crestmont Boulevard are proposed and all 
roads have been demonstrated to meet City of Calgary standards. 
 

2. The revised ASP provides an improvement for emergency services compared to the 
existing ASP.  Emergency services will be able to use the future transit connection 
under Stoney Trail and the potential connection at the west end of the ASP area.  
The Fire Department has reviewed the proposed Outline Plan and is satisfied 
emergency services can be provided to all areas of the proposed Outline Plan. 

 
3. The City’s Municipal Development Plan (MDP) requires a minimum intensity of 

60 people and jobs per hectare, which is equivalent to about 8 units per acre.  Major 
amendments to an ASP should be complying with the MDP.  Section 2.3c of the 
proposed ASP, takes into account the context of the surrounding area and as such 
7 units per acre is proposed for the western extension to Crestmont.  Density 
maximums are not included within the ASP because the maximum is dependent on 
many factors that are reviewed during a development application.   

 
4. When Crestmont was approved, access to the Shape lands was contemplated and 

provided for in the future.  As a result an access right-of-way was registered on the 
Public Utility Lot and the roads were appropriately designed in Crestmont to 
accommodate for future development.  Through the review of the Shape outline plan, 
the land was determined to be developable.  All servicing extensions are at the cost 
of the developer.   All access for the proposed private road will be subject to approval 
and must meet the requirements of emergency services. 

 
Valley Ridge’s concerns are listed below: 
 

1. ASP development densities requrie further definition. 
 

2. The ASP has no reference to a transportation capacity constraint. 
 

3. The proposed 40 metre building height in Shape’s application is too high. 
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Valley Ridge’s concerns have been addressed as follows: 
 

1. The proposed ASP provides for minimum density and intensity targets.  The 
maximums are to be determined through the Outline Plan and Land Use Amendment 
application stage.  The proposed land use for this application has defined density 
maximums.  Due to the mixed use development proposal, exact mix of land uses and 
exact maximum development potential will be confirmed through the Development 
Permit stage and Tentative Plan stage. 
 

2. The transportation capacity constraints were determined through the review of the 
Outline Plan and Land Use Amendment applications submitted for the area included 
the subject lands.  Exact capacity numbers have not been included in the proposed 
ASP to provide flexibility and because the exact mix of uses is not known at this time.  

 
3. The proposed 40 metre building height is for the mixed use and commercial sites 

closest to the Trans Canada Highway.  Administration is of the opinion the 40 metre 
building height is reasonable in this location of the city.  The existing office building 
and ice rinks at Canada Olympic Park is 30.4 metres.  Through a 3D modelling 
exercise completed by The City, a significant portion of the slopes is visible behind a 
40 metre building along the various locations of the Trans Canada Highway and 
throughout the northwest portion of the city. 

 
Citizen Comments 
A webpage was created on The City’s website providing information about the 
developments occurring along the Trans Canada Highway.  An online survey was also used 
for residents to provide feedback.  Approximately 110 people responded to the survey.  
Some of the comments and concerns raised are listed below: 
 

1. Amenities in the area are lacking and residents would like some shopping and a 
grocery store.  

2. Need a permanent interchange to service the development.  
3. Safety on roads is a concern.  
4. More development is being proposed than the road network can handle.  
5. Crestmont residents have expressed concerns about having to drive around the new 

development to exit the community. They do not want their travel times in and out of 
their community to be increased.  

6. As much of the green space as possible should be preserved.  
7. Walking and cycling trails need to be expanded and accommodated in the area.  
8. Transit service in the area needs to be improved.  
9. An appropriate building height would be in the three- to six-storey range.  
10. The new Crestmont development should match the existing Crestmont development.  
11. There are visual impact concerns.  
12. The historical significance of the area should be preserved.  
13. Transit service in the area needs to be improved.  
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Responses to what we heard was provided and posted to the website.  A summary of the 
responses to the items above are listed below corresponding to the same number. 

  
1. The City supports a mix of uses that includes retail development. The City has 

communicated the desire for a grocery store to the developers. The City does not 
regulate who the developer leases or sells the land to.  
 

2. The City will require a new interchange to be built before new development can be 
occupied or opened for the Shape application. The new interchange is expected to 
be completed by the Province with the completion of Stoney Trail SW.  
 

3. The City has reviewed Transportation Impact Assessments for all of the proposals. 
The City and MD of Rockyview were also key stakeholders in the Province’s highway 
corridor study. The City has determined that 70 percent of the proposed 
development by Shape and Bow Valley Crossing and all of the proposed 
development of the Crestmont extension can be accommodated with a new 
interchange. The City has determined the proposed level of traffic congestion is 
acceptable within an urban environment.  
 

4. See #3. 
  

5. The City confirmed with the Province that the existing Cresmont access must move 
approximately 270 metres further south when the new interchange is built. Shape is 
proposing to move the Crestmont access approximately another 40m south to 
accommodate a reasonable development parcel.   Crestmont residents can expect 
an additional travel time of 1 minute 30 seconds at peak traffic times to reach the 
Trans Canada Highway. To keep the travel times to a minimum The City supports 
the use of traffic circles instead of traffic lights along Crestmont Boulevard SW.  
 

6. Under the Municipal Government Act, The City may only take land for open space 
from the developer if the land qualifies as Environmental Reserve or is part of their 
10 per cent Municipal Reserve requirement. All three developments are dedicating 
the 10 per cent Municipal Reserve. The City is taking the land it values as 
Environmental Reserve and has negotiated the protection of additional open space 
to be voluntarily protected as Environmental Reserve.  
 

7. The Crestmont/Valley Ridge Boulevard SW interchange will contain a proper 
sidewalk and cycling connection between Crestmont and Valley Ridge. The regional 
path system will also be extending throughout the developments and provide 
connectivity to the Canada Olympic Park lands. A transit, pedestrian and cycling 
connection is also to be built under Stoney Trail SW to provide better transit service 
in the area.  
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8. A transit, pedestrian and cycling connection is also to be built under Stoney Trail SW 
to provide better transit service in the area. A potential transit connection over 
Stoney Trial north of the Trans Canada Highway is also being protected.  
 

9. The height of the Shape commercial development is proposed to be 40 metres, the 
height of the Shape multi-residential development could be 26 metres. The height of 
the Qualico development land use outlines 11-13 metres. As a comparison, the office 
and ice complex at Canada Olympic Park is six storeys at 30.4 metres in height from 
the north side of the building.  
 

10. The new development in Crestmont is proposed primarily single-detached, semi-
detached and townhouses. City staff deems this type of built form to be compatible 
with the existing single-detached development in Crestmont.  
 

11. The preservation of cultural sites is regulated by Alberta Culture. Developers submit 
a Historical Resources report for signoff by the Province. Shape submitted a 
Historical Resources Impact Assessment to the Province.  A number of sites have 
been cleared with additional work to be completed on some sites prior to stripping 
and grading or tentative plan approval. 

 
Public Meetings 
The City hosted three open houses for the general public.  The dates of each open house 
can be found in APPENDIX VII.  The City of Calgary’s 2014 June 18 open house on the 
TransCanada Corridor Study, Calgary West Area Structure Plan and Shape Properties 
application was well attended with 404 attendees. Of those, 114 filled out feedback forms. 
The responses are summarized below. 
 
Respondents identified a number of concerns about development in the Calgary West area. 
The concerns noted on feedback forms are summarized below along with the number of 
times the concerns were noted in brackets beside each comment. Traffic flow (76), too much 
development for current infrastructure (42), need more than one access point to 
communities (41), build interchange before any development (26), loss of green space, 
concern for Paskapoo Slopes, need environmental protection (25), too much density (23), 
safety concerns regarding lack of access to communities / emergency access (14), 
commercial/retail development too large (14), noise (10), do not support the six executive 
lots (5), lack of public transit (5), developer said there would be no more development in this 
area when we bought our home (5), do not understand the plan (5), need more schools (4), 
bike trails (3), bury power lines (3), access to Paskapoo Slopes (2), building height too tall 
(2), off leash dog park needed (2), Crestmont residents should not have to drive through 
new development to get to their community (1), increased crime (1), pollution (1), sewer (1), 
developers should pay for infrastructure (1), light pollution (1), pedestrian access between 
Valley Ridge and Crestmont (1), property value decrease (1), not walkable or bike-friendly 
(1), amenities should target local residents only (1), concern for wildlife (1). 
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Respondents identified a number of positive points about development in the Calgary 
West area. The positive feedback noted on feedback forms are summarized below along 
with the number of times the positive feedback was noted is in brackets beside each 
comment. Looking forward to more amenities (20), excellent plan (walkable, mixed use, 
balance of green space and development) (14), build development now (8), excited about 
multi-family residential development (1). 
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APPENDIX I 

 
 

APPLICANT’S SUBMISSION 
 
The project will be a compact clustered development that conserves important environmentally 
sensitive lands.  A mix of compact residential and commercial uses will provide for the growing 
needs of the local communities while protecting the valued natural assets of the property.  In 
addition to protecting the environmentally sensitive areas, the project will create a system of 
neighbourhood and sub-neighbourhood parks that will extend the natural open space into the 
neighbourhoods – interconnected by a local and regional trail network.  This neighbourhood will 
promote walking, biking and transit use through its convenient trails and associated connections 
to transit stops. 
 
Development will be sensitive to the adjoining neighbourhoods by ensuring that trail connections 
are provided, trees and vegetation are retained in the environmentally sensitive areas, building 
form and massing integrates with the sloped landscape, and architectural guidelines further 
ensure visually sensitive and appealing buildings.  Servicing and access will be provided in an 
efficient and sensitive manner so that the key natural areas remain undisturbed where possible.  
At the same time, the development will conform to slope adaptive policies and minimize 
structural and visual intrusions into the hillside by incorporating underground pods of parking 
integrated with stepped development that flows with the slope. 
 
The project will also provide necessary local services and employment to the surrounding 
communities and provide housing choice in terms of a variety of multiple family housing units.  
This combination of land uses and sensitive development response will create an economically 
successful project that benefits the surrounding neighbourhoods and helps shape a western 
gateway to the City of Calgary.  The result – a fully integrated and environmentally responsible 
neighbourhood that fits well into the context, enhances the existing sensitive landscape and 
meets the Calgary West Area Structure Plan policies.  Most importantly, this neighbourhood will 
be a great place to live, work, or play – a distinctive and attractive gateway development to 
western Calgary.     
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APPENDIX II 

 
PROPOSED ROAD CLOSURE CONDITIONS 

 
1. All existing access to the affected properties in the area is to be maintained or alternative 

access to be constructed at the developer’s expense.  
 

2. The developer is responsible for all costs associated with the closure including all 
necessary physical construction, removal, rehabilitation, utility relocation, etc.  

 
3. All existing utilities within the right-of-way are to be protected by easements or o be 

relocated at the developer’s expense.  
 

4. That the closed road be consolidated with the adjacent land.  
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APPENDIX III 
 
 

PROPOSED DIRECT CONTROL GUIDELINES 
 

 
 
Purpose  
 
1 This Direct Control District is intended to be characterized by: 
 

(a) developments that are comprehensively designed with several buildings; 
and 

(b) residential uses with varying height and density. 
 

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 Low Rise (MH-1) District of 

Bylaw 1P2007 are the permitted uses.  
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Discretionary Uses  
5 The discretionary uses of the Multi-Residential – High Density Low Rise (MH-1) District 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District.  
 

Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Multi-Residential – High Density Low Rise 

(MH-1) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Density  
7 (1) The minimum density is 75 units per hectare. 
 
 (2) The maximum density is 275 units per hectare. 
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APPENDIX IV 
 
 

PROPOSED DIRECT CONTROL GUIDELINES 
 

 
 
Purpose  
 
1 This Direct Control District is intended to be characterized by: 
 

(a) developments that are comprehensively designed with several buildings; 
(b) commercial uses combined with office and residential uses in the same 

development; and 
(c) development that has a wide range of use sizes and types. 
 

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.  
 
Discretionary Use That Does Not Comply 
4 The Development Authority may approve a development permit application for a 

discretionary use where the proposed development does not comply with all of the 
applicable requirements and rules of this Bylaw if in the opinion of the Development 
Authority: 
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(a) the proposed development would not unduly interfere with the amenities 

of the neighbourhood or materially interfere with or affect the use, 
enjoyment or value of neighbouring properties; and  
 

(b) the proposed development conforms with a use prescribed by the Bylaw 
for that land or building. 
 

Permitted Uses  
5 The permitted uses of the Commercial – Community 2 (C-C2) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District with the addition of: 
 

(a) Accessory Liquor Service; 
 
Discretionary Uses  
6 The discretionary uses of the Commercial – Community 2 (C-C2) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District with the addition of: 
 

(a) Drinking Establishment – Large; 
 

Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of the Commercial – Community 2 (C-C2) District 

of Bylaw 1P2007 apply in this Direct Control District. 
 
Development Plans  
8 One development permit that may be phased must be submitted for this Direct Control 

District.   
 
Floor Area Ratio  
9 (1) The maximum floor area ratio for the site is 1.75. 
 
 (2) The minimum floor area ratio for residential use is 0.11. 
 
 (3)  The minimum floor area ratio for an Office use is 0.06. 
 
Building Height   
10 The maximum building height is 40.0 metres. 
 
Use Area  
11 There is no maximum use area in this Direct Control District.   
 
Location of Uses 
12 There are no restrictions to the location of uses within buildings. 
 
Front Setback Area 
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13 The front setback area must have a minimum depth of 3.0 metres. 
 
Minimum Required Motor Vehicle Parking Stalls 
14 (1) The minimum number of motor vehicle parking stalls: 
 

(a) is the requirement referenced in Part 4 for the following uses: 
 
(i) Cinema; 

 
(ii) Library; 

 
(iii) Medical Clinic; 

 
(iv) Office; and 

 
(v) Post-secondary Learning Institution; 

 
(b) for each Dwelling Unit is: 

 
(i) 0.75 stalls per unit for resident parking; and 
 
(ii) 0.1 visitor parking stalls per unit; 

 
(c) for each Live Work Unit is: 

 
(i) 1.0 stall per unit for resident parking; and 

 
(ii) 0.5 visitor parking stalls per unit; and 

 
(d)  for all other uses is 4.5 stalls per 100.0 square metres of 

gross usable floor area except as provided in (i): 
 
(i) A minimum of 3.0 stalls per 100.0 square metres of gross usable 

floor area if supported by a parking study. 
 

(2) A maximum of 20 per cent of all motor vehicle parking stalls may be provided 
as at grade unstructured parking. 

 
Trans Canada Highway Setback Area 
15 (1)   Where the parcel shares a property line with the Trans Canada Highway, the 

setback area must have a minimum depth of 10.0 metres. 
 
 (2) The Trans Canada Highway Setback Area must: 
 

(a) be a soft surfaced landscaped area;  
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(b)  provide a minimum of 1.0 tree and 2.0 shrubs for every 25.0 square metres; 

and 
 

(c) Two-thirds of the trees must be coniferous. 
 
Amenity Space 
16 Amenity space within the development must be provided that connects the main 

pedestrian routes inside the development.  
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APPENDIX V 
 

LETTERS SUBMITTED 
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APPENDIX VI 
 

PUBLIC/COMMUNITY ENGAGEMENT 
 

2011 November LOC2011-0061 (Bow Valley) circulated 
2012 January 17  Meeting with Community groups 
2012 February LOC2011-0079 (Shape) circulated 
2012 April 24 Meeting with Community groups 
2013 January 21 Meeting with community groups 
2013 March 27 Public Open House with developers 
2013 July 8 Walkabout with community groups and developers 
2013 July 19 BIA’s for Shape and Bow Valley given to Paskapoo Slopes Preservation 

Society 
2013 July 31 Meeting with community groups 
2013 August 16 Draft ASP amendment text sent to community groups 
2013 August 21 Draft proposed new land use map for ASP sent to community groups 
2013 October 24 Meeting with Paskapoo Slopes Joint Advisory Committee 
2013 November 19 Meeting with community groups 
2013 November 26 Public Open House with developers 
2014 January 14 Attended VRCA’s public meeting 
2014 February 4 Meeting with Valley Ridge Community Association 
2014 April 15 Meeting with community associations, Province and Councillor 

Sutherland 
2014 April 15 Final ASP draft circulated to stakeholders 
2014 May 21 Meeting with Valley Ridge Community Association and Councillor 

Sutherland 
2014 May 29 Meeting with Crestmont Community Association and Councillor 

Sutherland 
2014 June 12 Transportation meeting with VRCA on TIA 
2014 June 18 Public Open House 
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APPENDIX VII 
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