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EXECUTIVE SUMMARY 
 
This application, known as ‘Ellistown’, covers an area of 11.37 hectares ± (28.09 acres ±) of 
residual undeveloped land in the community of Red Carpet. The application proposes to 
redesignate the subject lands to three different land use districts:  

 M-CGd60 district (8.77 hectares), allowing for a maximum of 526 townhouses up to 12 
metres in height (approximately two to three storeys);  

 C-COR1f3.0h16 district (0.8 hectares), allowing for commercial or mixed use buildings 
up to 16 metres in height (approximately four storeys); and  

 M-H1h18d155 district (1.8 hectare), allowing for multi-residential apartment buildings 
with up to 279 units and up to 18 metres in height (approximately five storeys).  

An outline plan which proposes a concept plan for the development has been reviewed in 
conjunction with this application.  This application also includes a proposed closure of 0.04 
hectares ± (0.09 acres ±) undesignated portion of road right-of-way located within the plan area.  
 
PREVIOUS COUNCIL DIRECTION  
None.  
 

ADMINISTRATION’S RECOMMENDATION  2018 January 25 
 
That Calgary Planning Commission recommends 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 4C2018 and 104D2018; and 
 
1. ADOPT the proposed closure of 0.04 hectares ± (0.09 acres ±) of road (Plan 0614409, 

Area A) adjacent to 825, 841, 901 – 68 Street SE, in accordance with Administration’s 
recommendation; and 

 
2. Give three readings to the proposed Closure Bylaw 4C2018. 
 
3. ADOPT the proposed redesignation of 11.37 hectares ± (28.09 acres ±) located at 809, 

825, 841 and 901 – 68 Street SE and the closed road (Plan 3270AG,  Block Z; Plan 
3270AG, Block 1, Lots 1 and 2; Plan 1612085, Block 8, Lot 1; Plan 0614409, Area A) 
from Special Purpose – Future Urban Development (S-FUD) and Undesignated Road 
Right-of-Way to Multi-Residential – Contextual Grade-Oriented (M-CGd60) District, 
Multi-Residential – High Density Low Rise (M-H1h18d155) District, and Commercial – 
Corridor 1 f3.0h16 (C-COR1f3.0h16) District, in accordance with Administration’s 
recommendation; and  

 
4. Give three readings to the proposed Bylaw 104D2018. 
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REASON(S) FOR RECOMMENDATION:  
 
The proposal is consistent with applicable policies of the Municipal Development Plan (MDP). 
Supportive public infrastructure is in place and the site is located in close proximity to public 
parks and the regional pathway system. The proposed land use districts allow for higher density 
residential development and small scale commercial development that support the MDP’s goals 
for a more compact urban form. In addition, the proposed land uses allow for development of a 
complete community with a range of housing that exceeds density requirements. 
 
ATTACHMENTS 
 
1. Proposed Bylaw 4C2018 
2. Proposed Bylaw 104D2018 
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LOCATION MAPS 

 
 

Road Closure Map Land Use Amendment Map 
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ADMINISTRATION’S RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

1. Recommend that Council ADOPT, by bylaw, the proposed closure of 0.04 hectares ± 
(0.09 acres ±) of road (Plan 0614409, Area A) adjacent to 825, 841, 901 – 68 Street SE, 
with conditions (APPENDIX II). 

 
 Moved by:  E. Woolley Carried:  8 – 0  
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 11.37 

hectares ± (28.09 acres ±) located at 809, 825, 841 and 901 – 68 Street SE and the 
closed road (Plan 3270AG,  Block Z; Plan 3270AG, Block 1, Lots 1 and 2; Plan 
1612085, Block 8, Lot 1; Plan 0614409, Area A) from Special Purpose – Future Urban 
Development (S-FUD) and Undesignated Road Right-of-Way to Multi-Residential – 
Contextual Grade-Oriented (M-CGd60) District, Multi-Residential – High Density Low 
Rise (M-H1h18d155) District, and Commercial – Corridor 1 f3.0h16 (C-COR1f3.0h16) 
District.  

 
 Moved by:  E. Woolley Carried:  8 – 0  
 
 Comments from Ms. Juan: 

 I support the land uses as it will provide a variety of housing options and likely 
affordable housing in this area.  This is an opportunity to create and urban pocket in 
this community.  However, in my opinion, the outline plan/concept plan before us is 
isolated, incomplete, has no proper entrance sequence, provides insufficient open 
space and the buildings are not assembled appropriately. 

 
 Comments from Mr. Friesen: 

 I supported the Land Use and Outline plan for this project with some reservations.  It 
and the adjacent trailer parks are focused on a narrow socio-economic group and it 
is hard to see this as a complete community in that sense.  Also application of an 
Outline Plan in this case is odd since there is no sub-division contemplated.  
Developments with no City roads and no subdivided lots are an opportunity for 
developers to do something with relative freedom from City regulation, an 
opportunity to experiment with urban form and planning.  I would be disappointed if 
this option was lost to developers. 
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Applicant:  
 

Landowner:  

Casola Koppe  Lansdowne Equity Ventures Ltd 
The City of Calgary  

 
PLANNING EVALUATION 

 
SITE CONTEXT 
 
The subject lands are located on the west side of 68 Street SE, to the north of 17 Avenue SE, in 
the community of Red Carpet. The land comprises four parcels, as well as an undesignated 
road right-of-way that is proposed to be closed as part of this application. Collectively, these 
lands make up 11.37 hectares ± (28.09 acres ±), with the lands bound:  
 

 to the north by the Canadian National (CN) Railway line and residential community of 
Penbrooke Meadows; 

 to the east by 68 Street SE, and the residential community of Applewood Park; 
 to the south by the Mountview Mobile Home Park; and  
 to the west by a different mobile home park on lands owned by Lansdowne, as well as 

Mountview Park, the CN Railway line, and the residential community of Penbrooke 
Meadows.  

 
The site is relatively flat with little vegetation.    
 
The proposed road closure with this application is for a portion of the 68 Street SE right-of-way, 
adjacent to 825, 841 and 901 68 Street SE. The road right-of-way is approximately 0.04 
hectares (0.09 acres) in size and is not built or used to access the site. Two new site access 
points along 68 Street SE and a third access along 14 Avenue SE are proposed for the outline 
plan. The closed road right-of-way will be included in the boundary of the proposed land use 
amendment and associated outline plan.  
 
According to data from The City of Calgary 2017 census, the population of Red Carpet peaked 
in 2006 with a decline of ten percent since that time. The current unit mix in Red Carpet is 44 
percent apartments and 56 percent mobile homes. Table 1 below summarizes population trends 
in the community of Red Carpet.  
 
Table 1: Population Trends in the Community of Red Carpet 
 

Red Carpet 

Peak Population Year 2006 

Peak Population 1,777 

2017 Current Population 1,605 

Difference in Population (Number) -172 

Difference in Population (Percent) -10% 
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LAND USE DISTRICTS  
 
With the exception of the undesignated road right-of-way, the subject lands are currently 
designated Special Purpose – Future Urban Development (S-FUD) District. This application 
proposes to redesignate the plan area to three different land use districts:  
 
 Multi-Residential Contextual Grade-Oriented (M-CGd60) District  

o The proposed M-CGd60 district is intended to allow for multi-residential development 
within townhouse building forms that have units with direct grade access; and 

o The site would have development potential for a maximum building height of 12 
metres (approximately three storeys), and a maximum density of 60 residential units 
per hectare (up to 526 residential units). 

 
 Multi-Residential High Density Low Rise (M-H1h18d155) District 

o The proposed M-H1h18d155 District allows for multi-residential development in a 
variety of forms; and a limited range of small-scale, complementary retail and 
commercial uses on the main floors of multi-residential buildings; and 

o The site would have development potential for a maximum building height of 18 
metres (approximately five storeys), and a maximum density of 155 residential units 
per hectare (up to 279 residential units), with a maximum floor area ratio (FAR) of 4.0. 

 

 Commercial Corridor 1 (C-COR1f3.0h16) District 
o The C-COR1f3.0h16 designated area is intended to allow for small to mid-scale local 

commercial development with active frontages,  
o The site would have opportunities for commercial uses on the ground floor of 

buildings, with the option for residential and/or office uses on the upper floors; and 
o The site would have development potential for a maximum building height of 16 

metres (approximately three storeys), with a maximum floor area ratio (FAR) of 3.0.  
 
The proposed land use districts and information on density, FAR, and height are summarized in 
Table 2 below.  
 
Table 2: Proposed Land Use Districts 

 
Land Use 
District 

Area (ha) 
Minimum # of 

residential units 
Maximum 
# of units 

Anticipated # 
of units 

Maximum 
Height (m) 

Maximum 
FAR  

M-CGd60 8.77 -  526 516 12 N/A 

M-H1h18d155 1.80 270 279 270 18 4 

C-COR1f3.0h16 0.80 - - 50 16 3 

Total  11.37 - - 836 - - 
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LEGISLATION & POLICY  
 
South Saskatchewan Regional Plan (2014) 
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan (SSRP).  
 
Municipal Development Plan (2009)  
 
The subject site is located within a Developed Residential - Established Area typology of the 
Municipal Development Plan (MDP) (Map 1: Urban Structure). Established Areas are comprised 
of 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 
that support commercial retail in relatively close proximity. The road network in these areas is 
often a blend of modified-grid and curvilinear.  
 
General land use policies for Developed Residential Areas encourage the retention of housing 
stock and moderate intensification in a form and nature that respects the scale and character of 
these neighbourhoods. Redevelopment within predominantly multi-residential areas should be 
compatible with the established pattern of development, consider appropriate transitions 
between adjacent areas and allow for a variety of residential housing typologies to meet the 
needs of present and future populations.  
 
Redevelopment should support the revitalization of local communities by adding population and 
a mix of commercial and service uses with supporting mobility policies to encourage 
development of high-quality pedestrian and cycling connections and well-integrated parking 
solutions. 
 
The proposed land use redesignation supports the MDP in many ways, including:  

 Allowing for densification in a readily serviced, developed area (section 2.1.1.g); 
 Providing a mix of residential, commercial and service uses (section 3.5.1); 
 Optimizing use of existing infrastructure and services (section.2.1.4.a); 
 Allowing for development of a similar scale and built form in existing low density areas but 

with an increased mix of low density housing types (such as Townhouse, Rowhouses). 
(section 2.2.5.a); 

 Respecting the existing low density residential by proposing compatible development and 
transitioning to multi-residential development (section 2.3.2.b); 

 Creating a walkable environment. The outline plan proposes effective pedestrian and 
cyclist connections within the site and to adjacent communities. (section 3.5.1.f); and 

 Allowing for a range of housing types to help stabilize population decline and to support 
the demographic needs of the population (section 2.2.5.b). 
 

Section 2.2.5.e of the MDP states that for large development sites over 1.0 hectare in the 
Developed Area, a comprehensive plan is required. To properly evaluate this application, a 
comprehensive plan, consistent with the requirement of the MDP was submitted. The 
associated outline plan is the comprehensive plan that addresses key planning issues 
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associated with the development of the site, including site layout, urban design, integration 
with surrounding community, transportation and engineering issues, connectivity and 
circulation. The outline plan recommended for approval is the result of an extensive design 
exercise that Administration, the Urban Design Team, Urban Design Review Panel, conducted 
with the applicant to refine the initial design submitted in 2015 June. 
 
Local Area Plan - Marlborough Design Brief (adopted by Council 1971, revised 1974) 
 
The subject site is referenced in the Marlborough Design Brief. It should be noted that this 
Design Brief is presently being reviewed in conjunction with the upcoming report on plans for 2018 

local area plan work. The Design Brief is a non-statutory plan adopted by Council in 1971 to 
provide planning policy context for subdivision and development within the boundary of the 
Marlborough Sector. The Marlbourough Sector is bound by the Trans-Canada Highway, 17 
Avenue SE, and Stoney Trail. The majority of this plan area has been developed into the 
existing communities of Marlborough, Penbrooke Meadows, and Forest Lawn/Forest Heights, 
with the exception of the subject site. The subject site is recognized as being part of the 
“remaining uncommitted area in Section 14E” within the plan, which identifies the area as 
intended for a mobile home park, with a recommended maximum density of 22 units per hectare 
(8.9 units per acre). The plan also identifies that a local convenience shopping facility will be 
permitted as part of a mobile home park development. This proposal will exceed the 
recommended density at approximately 32.4 units per hectare (13.1 units per acre). The impact 
of this development on local services and city infrastructure has been considered as part of the 
application review.  
 
 
TRANSPORTATION NETWORKS  
 
A Transportation Impact Assessment (TIA) was submitted for the proposed land use 
amendment and outline plan. The scope of the TIA was local, with a focus on adjacent 
intersections. 68 Street SE is an arterial with a posted speed of 60 kilometers per hour. 
Applewood Drive SE (North and South leg) and 14 Avenue SE are collector roads with a posted 
speed of 50 kilometers per hour. The outline plan concept have three access points, including 
two along 68 Street SE at Applewood Drive SE north and Applewood Drive SE south, and a 
third proposed access along 14 Avenue SE at the southwest corner of the site. The accesses 
along 68 Street SE will become the west leg to the existing three-legged intersection. The 
access along 14 Avenue SE will form the north leg of the intersection with the Mountview Mobile 
Home Park driveway. To accommodate build out of the site, intersection improvements will be 
required at the intersection of 68 Street SE and Applewood Drive SE (north and south 
intersections). Within the development, private roads with custom cross sections are proposed. 
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Public Transit 
The Applewood Park and Penbrooke Meadows communities are established with access to 
transit services that provide good transportation options throughout the area, as well as, the rest 
of the City.  Additionally, the site is north of 17 Avenue SE, which is designated as part of the 
Primary Transit Network with future bus rapid transit. 
 
 
UTILITIES & SERVICING 
 
Sanitary sewer mains are available to service the site to the north, opposite the CN Railway line, 
and to the south, along 14 Avenue SE. Water mains to tie into the existing Applewood system 
are located on Applewood Drive SE in the east, and at the 14 Avenue SE system to the south. 
 
Offsite water mains and sanitary sewer extensions will be required at the development permit 
stage, and will be at the expense of the developer. Storm sewers are presently available to 
service the site.  
 
A Staged Master Drainage Plan (SMDP) and a Sanitary Servicing Study (SSS) for the plan area 
have been submitted and approved by Water Resources. 
 
 
ENVIRONMENTAL ISSUES  
 
Review of this application identified the need to assess concerns related to the railway and to 
assess potential impacts related to the historical stockpiling of soil on the subject site. In 2015, a 
Phase II ESA was completed and the soil results from boreholes in the vicinity of the rail line 
and the stockpiled soil met the applicable criteria. Considering the soil results, groundwater 
impacts were not suspected and no further investigation was recommended. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
The proposed land use amendment supports the MDP sustainability policies by developing in 
the Developed Established Area. The site is located near amenities, employment, parks, and 
transit. The supporting outline plan includes a site layout that provide pathways to encourage 
walking and cycling within the site and to adjacent communities. Environmental sustainability 
will also be evaluated by Administration when individual development permits are processed. 
 
 
GROWTH MANAGEMENT  
 
The subject site is not located within an area covered by an existing Growth Management 
Overlay. The proposed land use amendment does not require additional capital infrastructure 
investment and therefore, no growth management concerns have been identified. 
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PUBLIC ENGAGEMENT  
 

Community Association Comments 
 
There is currently no Community Association established for the community of Red Carpet. 
Given the site proximity to the Applewood Park and Penbrooke Meadows community, the 
application was circulated to both of these Community Associations on August 2016. The 
Penbrooke Meadows Community Association did not provide any comments on this 
proposal. The Applewood Park Community Association reviewed the initial proposal and 
provided comments, their comments are included in APPENDIX IV of this report and are 
summarized as follows: 

 

 Concern with the proposed density and potential traffic increase in the area; 

 Question if traffic signals will be installed on 68 Street SE at the north access and 
timing for this local improvement; 

 Concern with the lack of green space available for families; 

 Suggested playground or other active programing space for the proposed open 
space for families;  

 Question about duration of construction; and 

 Question about how transit services will be affected by the proposed development.  
 

Administration also contacted both Community Associations on 2017 August 11 prior to the 
2017 August 29 public information session and on 2017 December 11 to determine if they 
had additional comments on this application prior to development of a recommendation for 
Calgary Planning Commission. No response was received.  
 
Citizen Comments 
 
Administration received three letters from adjacent residents. The letters expressed both 
support for and concerns with the proposed development. The comments are summarized 
as follows: 

 

 Support for the addition of commercial services within the community and local 
community services within walking distance; 

 Support for the addition of affordable and senior housing; 

 Support for the development of ‘unused’ land; 

 The wait time for the signalized intersection at 68 Street and 17 Avenue SE is very 
long; 

 Concerns with potential traffic increase in the area as a result of site development;  

 Question if the adjacent mobile home parks will be subject to future redevelopment; 
and 

 Concern with the closure of 68 Street SE and requested additional information on the 
proposed road closure location. 
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Public Meetings 
 

On 2017 August 29, Administration held an information session at the Penbrooke Meadows 
Community Association, to share details of the updated application with community 
members.  
 
The goals of the information session were to:  

 

 Inform the public of the proposed development and the City’s planning processes; 

 Answer any questions the public may have about the development, with City 
representatives and the applicant on hand; and 

 Collect feedback from the public about the proposed development through a ‘What 
We Heard Report’.   

 
A communications plan was developed to inform the community about the project and the 
information session. The methods used to inform the public included:  

 

 Large bold signs placed at high-traffic intersections in the community; 

 Post card mail outs to surrounding area residents;  

 Twitter and Facebook advertisement campaigns; 

 Sending emails to the community members subscribed to our email list, sharing on-
going project information and engagement details on the project webpage; and 

 Regular and on-going communications with the Community Associations. 
 

There were 68 people in attendance at this session and 27 feedback forms received.  
 
What We Heard 
Citizens provided a range of comments, with the main themes and areas for concern 
identified by community members as follows:  

 The number of units being proposed is too much density and it will further impact 
traffic in the area. For example; citizens are concerned by the traffic volume on 68 

Street SE as is and feeling that this will worsen. 

 Some citizens feel that the proposed heights of the buildings are too high for the area 
and do not fit in with the surrounding community  

 Some citizens would like to see better pedestrian connections through the site and in 
the surrounding areas 

 Some citizens are supportive of future development and feel it will bring revitalization 
to the area  

The What We Heard Report with verbatim comments can be found in APPENDIX V. 
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What We Did  
The What We Heard Report from the 2017 August Information Session, was shared with the 
applicant and the key changes to the concept plan and responses to community concerns 
are noted below.  
 

Issue identified Applicant response  

Pedestrian Connectivity  

 A clear separation has been created between pedestrian 
and vehicular modes of transportation. Plans have been 
designed to create clear connectivity into, and 
throughout the site. The internal and external 
connectivity provide an organized system including 
primary and secondary road network and sidewalks for 
pedestrian, cycling;  

 Better walkability and connections provided throughout 
the site, including a three metre wide pathway on the 
north side of Ellisborough Boulevard to accommodate 
cyclists; and 

 The orientation of built form has been changed to 
reinforce the streets by fronting the commercial and 
residential units to the street. 

Open Space 
 The open space is now more prominent and central in 

the development. 

Building Heights  

 To address building height concerns, low-density 
buildings will be placed along the perimeter of the site to 
create a buffer for the apartment-type buildings. These 
will also be located further away from the main arteries 
(68 Street and 14 Avenue SE); and 

 The applicant’s goal is to create a site that will 
incorporate a variety of housing types, including five 
storey apartment buildings and two to three storey 
townhomes, all the while ensuring an appealing flow 
with the surrounding communities and minimal 
obstruction of views. 

Traffic  

 A Transportation Impact Assessment (TIA) was 
submitted for the proposed development and reviewed 
by Transportation Planning; and 

 To accommodate build out of the site, intersection 
improvements will be required at the intersection of 68 
Street SE and Applewood Drive SE (north and south 
intersection).  
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
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APPENDIX II  
 

PROPOSED ROAD CLOSURE CONDITIONS 
 

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

2. That protection and/or relocation of any utilities will be at the applicant’s expense and to 
the appropriate standards.  

 
3. Any utility right-of-ways are to be provided to the satisfaction of the Development 

Authority and the City Solicitor. 
 

4. Utility easements are to be provided as required, with a utility right-of-way plan and an 
accompanying easement document is to be registered concurrently with the subdivision. 

 
5. That the closed road right-of-way be consolidated with the adjacent lands. 
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APPENDIX III  
 

PROPOSED OUTLINE PLAN 
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APPENDIX IV  
 

COMMUNITY ASSOCIATION LETTER 
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APPENDIX V  
 

WHAT WE HEARD REPORT 
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