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EXECUTIVE SUMMARY 
 
This land use application proposes the redesignation of a ± 0.06 hectare Residential – 
Contextual One / Two Dwelling (R-C2) District corner parcel in the inner city community of 
Shaganappi to a Multi-Residential – Contextual Grade-Oriented (M-CG) District to allow for 
multi-residential redevelopment of the site in accordance with the City’s Municipal Development 
Plan (MDP) and Calgary Transportation Plan (CTP), Transit Oriented Development (TOD) 
Policy Guidelines and the proposed Shaganappi Point Area Redevelopment Plan (ARP). 
 
Administrative support of this land use proposal is contingent upon Council’s approval of the 
proposed supporting Shaganappi Point ARP. This proposed ARP establishes a policy 
framework for redevelopment and new development within the community in proximity to the 
recently completed and operating Shaganappi Point LRT Station.     
 
 
PREVIOUS COUNCIL DIRECTION  
 
No previous Council direction. 
 

ADMINISTRATION RECOMMENDATION(S) 2014 July 31 
 
That Calgary Planning Commission recommend APPROVAL of the proposed Land Use 
Amendment. 
 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaw 91D2014; and 
 
1. REFUSE the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located at 1402 – 

29 Street SW (Plan 7506FT, Block 2, Lot 6) from Residential – Contextual One / Two 
Dwelling (R-C2) District to Multi-Residential – Contextual Grade-Oriented (M-CG) 
District; and 

 
2. ABANDON the proposed Bylaw 91D2014. 
 
 
 
REASON(S) FOR RECOMMENDATION:  
 
The M-CG district provides an opportunity to allow for moderate residential intensification of an 
existing lower density inner city area that is in proximity to the Calgary West Light Rail Transit 
Line and more specifically, the Shaganappi Point LRT Station. The M-CG district allows for a 
variety of lower density and height multi-residential forms of development that are intended to 
be in close proximity or adjacent to low density residential development. The proposal allows for 
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an increased variety of housing typologies within the community and is in keeping with 
applicable existing and proposed municipal policies allowing for strategic intensification of the 
site that is consistent with the recent and significant capital investment in public transit 
infrastructure in the area. 
 
 
 
ATTACHMENT 
 
1.  Proposed Bylaw 91D2014 
2.  Public Submission(s) 
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LOCATION MAPS  
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ADMINISTRATION’S RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 
Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± 
(0.14 acres ±) located at 1402 – 29 Street SW (Plan 7506FT, Block 2, Lot 6) from Residential – 
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Grade-Oriented 
(M-CG) District.  
 
 Moved by:  R. Honsberger LOST:  3 – 5  
 Opposed: M. Wade, J. Sturgess, 
  J. Gondek, G. C. Carra 
  and S. Keating 
 
The Calgary Planning Commission FILED Administration’s recommendation of APPROVAL and 
recommends that Council: 
 
1. REFUSE the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located at 1402 – 

29 Street SW (Plan 7506FT, Block 2, Lot 6) from Residential – Contextual One / Two 
Dwelling (R-C2) District to Multi-Residential – Contextual Grade-Oriented (M-CG) 
District; and 

 
2. ABANDON the proposed Bylaw. 
 
 Moved by:  J. Gondek Carried:  5 – 3 
  Opposed: R. Wright, M. Thompson 
   and R. Honsberger 
 
 Reasons for supporting the recommendation of Refusal from Ms. Gondek: 

• Given that Commission has just refused the Shaganappi Point ARP, I cannot support 
these applications as stand-alones, when a larger, comprehensive plan has not been 
properly developed.  A more dense land use on the subject sites could have resulted 
in a multi-family development that would add much needed housing stock to Calgary.  
Perhaps the separate ownership model would have become a consolidation or 
perhaps a larger developer would have purchased the sites.  That is my speculation, 
but it is also speculation to think that this community will only accept lower densities 
and experience little change in demographics. 
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Applicant:  
 

Landowner:  

John Haddon Design Amandeep Gill 
Bikram Gill 

 
 

Planning Evaluation Content *Issue Page 
 Density  

Is a density increase being proposed. 
Yes 5 

 Land Use Districts 

Are the changes being proposed housekeeping or simple 
bylaw amendment. 

No 5 

 Legislation and Policy 

Does the recommendation create capital budget impacts or 
concerns. 

No 6 

 Transportation Networks 

Do different or specific mobility considerations impact this 
site 

Yes 8 

 Utilities & Servicing 

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

No 8 

 Environmental Issues  

Other considerations eg. sour gas or contaminated sites 
No 8 

 Growth Management 

 Does this site have the appropriate growth management 
direction. 

Yes 8 

 Public Engagement  

 Were major comments received from the circulation 
Yes 9 

 
*Issue - Yes, No or Resolved 
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PLANNING EVALUATION 
 
SITE CONTEXT 
 
The site is a 15 X 40 metre corner parcel located at 29 Street SW and 12 Avenue SW in the 
inner city community of Shaganappi. The parcel is developed with a one storey single detached 
dwelling with a detached double garage accessed from an unpaved rear lane. The surrounding 
residential blocks are comprised by R-C2 designated parcels with a mix of older single detached 
dwellings and more recently developed single and semi-detached infill developments. A recently 
constructed (2003) semi-detached dwelling exists adjacent to the parcel to the south. The 
subject site is flanked by 12 Avenue SW to the north with Bow Trail SW aligned parallel to 
12 Avenue SW. The City owned Shaganappi Point Golf Course exists to the north of the site 
across 12 Avenue and Bow Trail SW respectively. The recently completed and operational 
Shaganappi Point LRT Station exists approximately 350 metres to the east of the site along 
12 Avenue SW with the line alignment and station platform integrated within the Bow Trail SW 
right-of-way. 
 
This land use proposal is in response to a community land use and planning exercise in 
Shaganappi that was undertaken by Administration in consultation with the community in 
response to a nearby owner initiated land use redesignation proposal along 12 Avenue SW in 
2011. Development of the proposed supporting Shaganappi Point Area Redevelopment Plan is 
an outcome of this initial community planning exercise.   
 
 
LAND USE DISTRICTS  
 
The existing R-C2 district is intended to accommodate existing residential development and 
contextually sensitive redevelopment in the form of duplex dwellings, semi-detached and single 
detached dwellings. The proposed M-CG District is intended to apply to developed established 
areas in the city and allows for multi-residential development that typically has higher numbers 
of dwelling units and traffic generation than low density residential dwellings. The M-CG district 
allows for a variety of forms of multi-residential development of low height and low density and 
is intended to be in close proximity or adjacent to low density residential. Key development 
provisions with the M-CG district are that some or all units must be designed with direct access 
to grade and that variances to building heights and setbacks are allowed in order to reflect the 
immediate context.  
 
With the M-CG’s maximum building height of 12 metres and a maximum unit density of 111 
units per hectare (uph), this proposal would allow for a maximum of six (6) units on the site. 
However, achieving the maximum allowable density would not be allowed at the expense of 
other development provisions associated with the district including, but not limited to: required 
setbacks, site landscaping and parking. In consideration of the limited parcel size and corner 
configuration with no rear lane access, the M-CG development requirements and the policies 
and guidelines contained in the proposed Shaganappi Point ARP, Administration does not 
anticipate that a future six (6) unit development would be feasible or achievable on the site. A 
four (4) unit multi-residential development concept was identified by the Applicant in support of 
this proposal. 
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LEGISLATION & POLICY  
 
Municipal Development Plan (MDP) (Approved by Council - 2009)  
 
The parcel is located within an area identified as Developed – Inner City on Map 1: Urban 
Structure of the MDP. Developed – Inner City areas are comprised of residential communities 
that were primarily subdivided and developed prior to the 1950s. Key features of these areas 
are a grid road network, older housing stock in the form of low to moderate housing densities 
and a finer mix of land uses along many of the edge streets. These areas have undergone 
redevelopment in recent years and much of this redevelopment has occurred along busier roads 
and as low density infilling within lower density areas. It is anticipated that intensification and 
change will continue to occur in these areas over time. 
 
The MDP contains General – Developed Residential Area (Section 3.5.1) and specific 
Inner City Area land use and mobility policies that are applicable to this proposal. The 
MDP recognizes the predominantly low density, residential nature of these areas and 
supports the retention of housing stock, or moderate intensification in a form and nature 
that is respective of the scale and character of these neighbourhoods. Redevelopment 
within predominantly multi-residential areas is intended to be compatible with the 
established pattern of development and should consider appropriate transitions between 
adjacent areas and a variety of multi residential housing types to meet the diverse needs 
of present and future populations. Redevelopment of these areas should support the 
revitalization of local communities by adding population and a mix of commercial and 
service uses.  
 
The MDP’s mobility policies for these areas encourage that multi-residential parking is 
well integrated within the residential environment and that high-quality pedestrian and 
cyclist connections and facilities are provided as linkages to other areas of higher 
intensity development. 
 
Specific Inner City Area land use policies (Section 3.5.2) identify that sites may intensify 
particularly in transition zones adjacent to areas designated for higher density, or if the 
intensification is consistent and compatible with the character of the neighbourhood with 
these transition zones identified through subsequent planning studies. A range of 
intensification strategies are identified that should be employed to modestly intensify 
these areas from parcel-to-parcel intensification to larger more comprehensive 
approaches at the block level or larger. Buildings in these areas should maximize front 
door access to the street and principal public areas in order to encourage pedestrian 
activity.  
 
Redesignation of this site to a proposed M-CG district in conjunction with the policies and 
guidelines contained within the proposed Shaganappi Point ARP are believed to be in 
keeping with the abovementioned MPD policies for these areas. 
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Transit Oriented Development Policy Guidelines (Adopted by Council - 2004)  
 
The parcel is located within a 600 metre radius of the Shaganappi Point LRT Station and 
therefore, it is also appropriate to consider applicable TOD guidelines in the evaluation of 
this proposal. Section 10.0 of the TOD guidelines outlines a variety of contexts in which 
TOD can be achieved and categorizes various station typologies. The Shaganappi Point 
LRT Station most closely resembles a Residential Neighbourhood Station Type in which 
surrounding land uses that have the ability to accommodate a mix of residential, 
commercial, office, supporting retail and services are recommended.  
 
The M-CG proposal is believed to be in keeping with these TOD guidelines by allowing 
the opportunity for transit oriented residential intensification within the community.  
 
Shaganappi Point Area Redevelopment Plan (ARP) (Proposed by Administration - 2014) 
 
The proposed Shaganappi Point Area Redevelopment Plan (ARP) was developed in 
response to and in support of this and two other owner initiated land use applications 
and one land use / outline plan application within the community in proximity to the 
Shaganappi Point LRT Station.  
 
The purpose of the proposed ARP is to provide a policy framework to guide long-term 
redevelopment of portions of the community that are in proximity to the West LRT 
alignment and the Shaganappi Point LRT Station. The ARP proposes primarily 
residential development within the plan boundary in the form of moderate density 
intensification that is consistent with the MDP’s policies allow for intensification that 
complements and contributes to the existing character of the area. The proposed ARP 
provides specific policy direction on key redevelopment aspects for the sites within its 
boundaries including direction on appropriate use, scale, urban form and character. 
 
The site is located within a portion of the proposed ARP plan area that has been 
identified as appropriate for multi-residential development. Sites within this portion of the 
plan area have been identified as suitable to accommodate a slight increase in density 
without having a detrimental effect on the overall character of the existing streets. New 
developments within this area should be limited to multi-residential development and 
include townhouses, apartments and live/work units.  
 
General built form and site design policies and specific policies for sites south of Bow 
Trail SW also exist in the ARP that are intended to minimize impacts on adjacent lower 
density parcels to the south by allowing for appropriate transitions in building height and 
massing. Other key development aspects include the encouragement of at-grade 
orientation of dwelling units, appropriate architectural/interface treatment of 
developments on corner parcels and building height, massing and stepback guidelines to 
ensure a sensitive transition in scale from the 12 Avenue SW edge to adjacent low 
density R-C2 parcels and developments to the south. Specific mobility policies are also 
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applicable and are intended to ensure that vehicle access to sites is provided in a 
fashion that minimizes its presence along street frontages where possible and allows for 
an enhanced pedestrian realm in the area. 
 
This land use application is not tied-to-plans and future redevelopment of the site should be 
guided by the development provisions of the M-CG district and the applicable policies within the 
proposed ARP. While there are other more intensive multi-residential land use districts that 
could be applied to the site, due to the site’s limited size, corner configuration and the relative 
unlikelihood of near term site acquisition and consolidation with the adjacent parcels to allow for 
comprehensive redevelopment, Administration does not believe that allowing for an alternate 
multi-residential district with greater overall densities and/or maximum building heights to be 
warranted from a redevelopment perspective at this time. As such, the proposed M-CG district 
is believed to be the most appropriate district to enable implementation of the proposed ARP. 
 
TRANSPORTATION NETWORKS  
 
A Transportation Impact Assessment or Parking study was not required in support of this 
proposal. The site is located at the corner of 29 Street SW and 12 Avenue SW and contains 
existing vehicle access from an unpaved rear lane. There is a 2.134 metre required road right-
of-way bylaw setback in this location along 29 Street SW.  
 
Recent infrastructure projects completed by The City of Calgary have greatly increased the 
transportation options available in the area. Most notable is the West LRT, with the Shaganappi 
Point LRT Station located approximately 350 metres to the east of the site along 12 Avenue SW 
with the alignment and station platform integrated within the Bow Trail SW right-of-way.  
 
 
UTILITIES & SERVICING 
 
Water, sanitary and sewer services are available and are anticipated to accommodate the 
proposed intensification on-site without the need for off-site improvements at this time. Any 
necessary upgrades to support future redevelopment of the site will be determined at the 
development permit stage. 
 
 
ENVIRONMENTAL ISSUES  
 
An Environmental Site Assessment was not required.  

 
GROWTH MANAGEMENT  
 
This land use proposal does not require additional capital infrastructure investment and 
therefore, no growth management concerns have been identified at this time. The proposal is in 
alignment with the MDP references associated with growth management matters. 
 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2014 SEPTEMBER 08 

ISC: UNRESTRICTED 
CPC2014-100 
LOC2013-0065 
Page 10 of 12 

  
LAND USE AMENDMENT  
SHAGANAPPI (WARD 8)  
12 AVENUE SW & 29 STREET SW  
BYLAW 91D2014 MAP 18C 
 

 
S. Gripton 

 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
The Shaganappi Community Association is in support of this proposal. See APPENDIX II for 
community correspondence. 
 
Citizen Comments 
• Citizen comments in response to this proposal were limited. The majority of comments 

were requests for additional information about the proposal and/or in regard to the 
community planning exercise and proposed Shaganappi Point ARP. While there were 
some comments in support of the proposal identifying that redevelopment of this site 
would be beneficial to the community, there were also some comments that expressed 
concern regarding the appropriateness of allowing for multi-residential development 
intensification within a lower density R-C2 area. Incompatible building height and scale, 
overshadowing and loss of privacy, increased area traffic and on-street parking were 
common concerns.    

 
Public Meetings 
• While there were no public meetings held specifically for this land use proposal, there 

was considerable public consultation with the Community in the form of open houses 
during development of the proposed Shaganappi Point ARP. During these consultations, 
it was acknowledged by all parties that this land use proposal existed, was under 
Administrative review and would be subject to an Administrative recommendation at the 
end of the planning process associated with the proposed ARP.    
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APPENDIX I 
 

APPLICANT’S SUBMISSION 
 
 
On behalf of our clients, we are proposing a Land Use Redesignation for the address of 1402 – 
29 Street SW.  We and our clients would like to suggest the following reasons for making this 
application. 
 

1. The subject property is located directly next to Bow Trail SW, a very busy artery that 
carries approximately 43,000 vehicles per day.  (Source: 2011 City of Calgary Traffic 
Flow Map). 

2. The subject property is located approximately 300m west of the 26 Street LRT Station 
and approximately 500m east of the Westbrook LRT Station.  For the purposes of a 
Land Use change, this property falls within the 600m radius of 2 LRT stations and should 
be considered a prime opportunity to create increased density near Transit Oriented 
Developments. 

3. Under the current zoning, R-C2, the maximum number of Units on the subject property is 
2.  Under our proposed Zoning, M-CG, this will allow for 6 units. 

4. The City of Calgary had a study prepared for them by Marc Boutin Architectural 
Collaborative, to look at the 12 Avenue SW Land Use Study. The study was released 
January 10, 2013 and recommends changing the Land Use of the area surrounding the 
subject property from R-C2 to M-CG zoning. 

 
In conclusion, we feel that a successful Land Use Redesignation for this property would be fully 
supported by relevant City policies and studies, as well as focusing on increased density near 
Transit Oriented Developments. 
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APPENDIX II 
 

LETTERS SUBMITTED 
 
Mon 7/21/2014 8:13 PM 
 
RE: Land Use Redesignation Proposal Information / Request for Comment - LOC2013-0065  
 
 
Stuart; 
 
Further to our discussions, the Shaganappi Community Association is supportive of the three 
Land Use Amendments described in your correspondence below.  We also believe they are 
within the spirit and intent of the proposed Shaganappi Point ARP that was recently presented 
at CPC by City Administration. 
 
While the Shaganappi Point ARP is still under review, our Board believes that these applications 
demonstrate the economic viability of the zoning proposed in the original draft and that these 
projects will add to the diversity of housing types that we seek for this part of the community. 
 
Please let me know if you need any clarification on any of these items. 
 
Ron Goodfellow; FRAIC (retired) 
Planning and Development. 
Shaganappi Community Association 
 
 


