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EXECUTIVE SUMMARY 
 
This Land Use Redesignation of a 7.49 hectares ± (18.51 acres ±) site at 8660 and 8770 
Twelve Mile Coulee Road NW in the community of Tuscany.  The proposed Redesignation 
would allow for development of an anticipated 117 residential lots and 0.77 hectares of 
Municipal Reserve to be utilized as a community park.   
 
The subject site is currently designated DC Direct Control District, Special Purpose – Future 
Urban Development (S-FUD) District, and Residential – Contextual Narrow Parcel One Dwelling 
(R-C1N) District. The applicant proposes to redesignate the site to Residential – Contextual 
Narrow Parcel One Dwelling (R-C1N) District, and Special Purpose – School, Park and 
Community Reserve (S-SPR) District. 
 
PREVIOUS COUNCIL DIRECTION  
 
No Council Direction to date.  
 

ADMINISTRATION RECOMMENDATION 2014 January 30 
 
That Calgary Planning Commission APPROVE the proposed Land Use Amendment  
 

RECOMMENDATION (S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaw 21D2014; and 
 

 1. ADOPT the proposed redesignation of 7.49 hectares ± (18.51 acres ±) located at 8660 
and 8770 Twelve Mile Coulee Road NW (Plan 7884JK, Block 1 and 2) from Special 
Purpose – Future Urban Development (S-FUD) District and DC Direct Control District 
to Residential – Contextual Narrow Parcel One Dwelling (R-C1N) District and Special 
Purpose – School, Park and Community Reserve (S-SPR) District, in accordance with 
Administration’s recommendation; and 

 
2. Give three readings to the proposed Bylaw 21D2014. 
 
 
REASON FOR RECOMMENDATION:  
 
The proposed land use: Residential – Contextual Narrow Parcel One Dwelling (R-C1N) District 
is consistent with the surrounding land uses and is intended to blend into the surrounding 
context.  
 
ATTACHMENT 
 
1. Proposed Bylaw 21D2014 
2. Public Submissions 
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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 redesignation of 
7.49 hectares ± (18.51 acres ±) located at 8660 and 8770 Twelve Mile Coulee Road 
NW (Plan 7884JK, Block 1 and 2) from Special Purpose – Future Urban Development 
(S-FUD) District and DC Direct Control District to Residential – Contextual Narrow 
Parcel One Dwelling (R-C1N) District and Special Purpose – School, Park and 
Community Reserve (S-SPR) District. 

 
Moved by: R. Honsberger Carried: 7 – 2  

(G-C. Carra and P. Battistella) 
 
Reasons for opposition from Mr. Carra: 
• The issues that have been consistently raised in Committees and Council with regards 

to the unfunded liabilities of back lotted fences and walkways are in no way addressed 
in this Land Use and Outline Plan. 

• Additionally, the critical issue of being able to allow for change over time so that the 
current densities allowed by the 20 year old ASP (6/acre) can be rectified with the 
higher minimum densities required within the MDP and CMP (8-10/acre) is not 
accommodated by the proposed street layout, particularly given its gateway position in 
the community. 

 
Reasons for opposition from Mr. Battistella: 
• Notwithstanding a 20 year old ASP, the density of 6.3 units is roughly 30 percent lower 

than MDP objectives. There is an opportunity to provide more choice and affordability 
with multi-family homes on the site.  

• R-1NS could provide more options as well. Existing context can be respected through 
design initiatives. Given a 3 year time frame before there is sanitary capacity is 
available, there is time to update the ASP. 

 
Reasons for approval from Ms. Gondek 
• This is one of the last 2 sites to develop in Tuscany. The site north of this one was an 

application for multi-family. I believe we are moving toward increasing density when 
you look at the whole community, if not in each individual application. 

 
Comments from Ms. Gondek: 
• I respectfully request that Council consider how the City of Calgary can lead a process 

that better connects provincial, school board and municipal decision-makers in creating 
communities that include schools. Perhaps the MGA needs to be revisited during this 
crucial review period to strengthen smart growth principles to include attention to 
education facilities. 

• I request that we fully understand the terms of our agreement for servicing with the 
town of Cochrane to ensure that the issues with the trunk capacity and natural 
disasters (eg. Flood) do not require revisiting terms of service. I suggest that Council 
ask legal for a summary. 
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Comments from Ms. Wade: 
• CMP and Servicing: I would like to know how the City of Calgary is regulating the 

sewer flow and managing increasing flows from Cochrane in light of older 
developments in the West Memorial Trunk catchment area that are affected by being 
on hold in the development approval stage due to the capacity situation. It would be 
useful to know what discussions are being held with Cochrane on our servicing 
agreement given this situation to work together on capacity increases that do not 
impact existing developments that have some form of municipal land use status. 
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Applicant:  
 

 Landowner:  

Brown and Associates Planning Group 2925641 Alberta Inc (Arthur 
Wenngatz) 
Roman Catholic Bishop of the 
Diocese of Calgary 
Carma Ltd 

 
 

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  

Legislation and Policy 

Does the recommendation create capital budget impacts 
or concerns? 

No  

Transportation Networks 

Do different or specific mobility considerations impact 
this site? 

No  
 

Utilities & Servicing 

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

Yes 6 

Environmental Issues  

Other considerations eg. sour gas or contaminated sites 
No  

 

Growth Management 

Does this site have the appropriate growth management 
direction? 

Yes  

Public Engagement  

Were major comments received from the circulation? 
Yes 6 

 
*Issue - Yes, No or Resolved 

  



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2014 APRIL 14 

ISC: UNRESTRICTED 
CPC2014-025 
LOC2013-0008 
Page 6 of 31 

  
LAND USE AMENDMENT  
TUSCANY – WARD 1  
TWELVE MILE COULEE ROAD NW & TUSCANY WAY NW 
BYLAW 21D2014 

 
MAP 17NW 

 

  C. Sklenar 

 
PLANNING EVALUATION 

 
SITE CONTEXT 
 
The subject site is located within the Northwest Calgary community of Tuscany.  It is bounded 
on the south, north and east by existing single detached residential (R-C1N); and on the west by 
an existing AltaLink 240kv power line (S-FUD) and Twelve Mile Coulee Road NW beyond 
AltaLink.  Tuscany Way NW, a primary collector, dissects the subject site and does not form 
part of this application as this right-of-way was registered as a Road Plan in 2007.   
 
The subject lands were the former location of two houses and ancillary buildings that have since 
been removed.  Tree cover exists in proximity to the original house locations as well as a grove 
of trees in the east-central area.   

 
 
LAND USE DISTRICTS  
 
The proposed land use for the subject site is Residential - Contextual Narrow Parcel One 
Dwelling (R-C1N) District and Special Purpose – School, Park and Community Reserve 
(S-SPR) District.   
 
LEGISLATION & POLICY  
 
The West Scenic Acres Area Structure Plan, adopted by City Council in July 1993 identifies the 
subject lands as “R - Residential Development” with densities between 12 to 14.8 units per 
hectare (5 and 6 units per acre).  The proposed development is estimating a total of 117 
residential lots that total 15.5 units per hectare (6.3 units per acre) – within a range City 
administration supports for this area of the City.  
 
The Municipal Development Plan calls for communities to provide range of housing choice, 
create complete streets, and optimize infrastructure.  The proposed development will complete 
a community which includes the final phase construction of Tuscany Way NW and an improved 
park space within Tuscany.    
 
TRANSPORTATION NETWORKS  
 
Access to the subject site is via Tuscany Way NW, a Primary Collector linking Twelve Mile 
Coulee Road NW in the west to the rest of the Tuscany community.  Twelve Mile Coulee Road 
NW is the primary link for Tuscany residents to Crowchild Trail and points beyond.  Traffic 
volumes for Tuscany Way are intuitively consistent with adjacent developments to the north and 
southeast.   
 
Tuscany Way and Tuscany Springs Hill NW are currently designated as transit routes.  Transit 
stops are located at their intersection.  This location provides coverage for the plan area 
resulting in no proposed residential lot being located beyond 400 metres from a transit stop.   
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UTILITIES & SERVICING 
 
Water, Sanitary, and Storm is available for the plan area. All extensions required to service the 
plan area are to be done at the expense of the Developer. 
 
The West Memorial Sanitary Trunk is currently functioning at capacity.  As this site is impacted 
by this trunk, subsequent applications for subdivision, development, or building permit shall not 
be approved until such time that capacity is available as determined by Water Resources OR an 
interim sanitary servicing solution is presented and approved by Water Resources.  
 
ENVIRONMENTAL ISSUES  
 
A Phase 1 Environmental Site Assessment was submitted as part of the application package. 
It indicates that there are no areas of environmental concern on the subject site.  However, a 
Class II wetland has been identified on the subject site.  Calgary Parks Department only 
evaluates the preservation and compensation for wetlands classified as Class III and higher.  
The approval to remove the Class II wetland must be evaluated and approved through Alberta 
Environment and submitted to Administration prior to its removal.   
 
GROWTH MANAGEMENT  
 
This application does not present any concerns with regard to the City of Calgary’s Growth 
Management policies and does not require an adjustment of the capital budget. 
 
PUBLIC ENGAGEMENT  
 

Public Meetings 
The applicant hosted a meeting with the Tuscany Community Association on 2014 April 02.  
After this meeting a mailer to 5600 addresses near the subject site were mailed to announce 
a public open house to be hosted by the applicant on 2013 May 09.  The open house was 
attended by 85-100 attendees, who provided 47 comments sheet responses.  Responses to 
the questions that were provided by these comments sheets were provided to the Tuscany 
Community Association to post on their website on 2013 September 20.   
 
A copy of their response is attached in APPENDIX II. 
 
Community Association Comments 
 
The Tuscany Community Association provided comments to Administration concerning the 
proposed outline plan and Redesignation.  Generally the Community Association is in 
support of the proposed plan, but had a few concerns and requests for consideration by 
Administration.  Among the concerns expressed were: 
 

- Ensuring connectivity to existing pathway systems and open space throughout 
Tuscany; 
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- Consideration by Administration to require a Transportation Impact Assessment by the 

applicant due to concerns about sight lines, volumes and ingress and egress of 
Tuscany Springs Hill NW onto Tuscany Way NW; and   
 

- Request to Administration to consider a roundabout at the intersection of Tuscany 
Springs Hill NW and Tuscany Way NW. 

 
The Community Association’s letter is included in APPENDIX IV. 
 
Citizen Comments 
 
Several concerns were expressed through more than 30 individual letters from neighbouring 
residents and a general petition of opposition to any development on the subject lands 
signed by 87 residents in Tuscany.  Concerns expressed by individual members included: 
 

- Concern of the loss of naturalized areas within Tuscany and access to open space; 
 

- Concern regarding the impact to wildlife seen residing on the subject property; and 
 

- Concern about redesignating the DC site for the construction of a church to more 
house – desire to see more community areas within Tuscany 

 
The applicant’s response to community questions are included in APPENDIX II.  
 
Administration’s response to comments 
 
Administration has reviewed the concerns highlighted by the residents of Tuscany and feels 
the issues have been addressed adequately.  
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APPENDIX I: APPLICANT’S SUBMISSION 

 
Tuscany Stage 1 by Homes by Avi is an infill plan.  It addresses the near completion of the 
Tuscany community by offering similar-type housing as the adjacent, existing housing product 
contains. 
 
A portion of the subject lands was previously approved in the combined Outline Plan and Land 
Use redesignation application, LOC2001-0016 and Bylaw 35Z2002, also known as Tuscany 
Stage 6, prepared by Southwell Trapp on behalf of several landowners.  It included the Roman 
Catholic Diocese of Calgary property only, or 1.61 hectares or 3.98 acres, and was designated 
Direct Control for the use of a Place of Worship. 
 
 
Municipal Reserve has been provided on the Roman Catholic Diocese of Calgary property 
through the above-mentioned application.  Therefore, 10% Municipal Reserve is owed on the 
balance of the application: 292561 Alberta Inc’s land holding of 0.59 hectare or 1.46 acres.  
Notwithstanding this understanding, 0.71 hectare or 1.78 acres is proposed as Municipal 
Reserve in this application in order to improve the opportunity to retain, where practical, an 
existing, healthy grove of trees. 
 
Approximately 166 residential lots are proposed on 7.50 hectares or 18.53 acres with a density 
of 15.6 units per hectare or 6.3 units per acre. While this number is slightly above the approved 
West Scenic Acres Area Structure Plan’s density range of between 5 and 6 units per acres, it is 
keeping with the current trend of intensifying remnant community developments, while 
continuing to be respectful of existing, adjacent residents’ expectations. 
 
Servicing infrastructure for the subject lands will occur from existing servicing immediately 
located on adjacent lands. 
 
With the approval of this application, Tuscany Way NW will be constructed to its ultimate design 
as a Primary Collector, a divided four-lane standard.  Transit routing currently exists on Tuscany 
Way and Tuscany Springs Hill, and it is expected that this service will continue as is. 
 
This proposal seeks to create a similar housing product to that of the existing, adjacent housing 
form, based on the understanding that public opinion would concur.  Therefore, Homes by Avi 
seeks the support of Administration, Calgary Planning Commission, and City Council in this joint 
Outline Plan and Land Use Redesignation. 
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