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EXECUTIVE SUMMARY 
 
The proposal on this subject site consists of a combined land use amendment (LOC2013-0047) 
and development permit application (DP2013-2489) as part of Transforming Planning’s Pilot 
Project. 
 
This land use amendment application proposes a redesignation from Multi-Residential – 
Contextual Grade-Oriented (M-CGd72) District to DC Direct Control District.  The Direct Control 
District is based on the Multi-Residential – Contextual Medium Profile (M-C2) District, which will 
allow for the redevelopment of the subject site with a transit oriented multi-residential 
development.  The DC also allows for the implementation of the policies and density bonus 
provisions of the Hillhurst/Sunnyside Area Redevelopment Plan. 
 
PREVIOUS COUNCIL DIRECTION  
 
No Council direction.  
 

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 23D2014; and 
 

 1. ADOPT the proposed redesignation of 0.08 hectares ± (0.2 acres  ±) located at 222 - 9 
Street NW (Plan 2448O, Block 14, Lots 1 to 3) from Multi-Residential – Contextual 
Grade-Oriented (M-CGd72) District to DC Direct Control District to accommodate Multi-
Residential Development, in accordance with Administration’s recommendation; and 

 
2. Give three readings to the proposed Bylaw 23D2014. 

 
REASONS FOR RECOMMENDATION:  
 
The proposed land use amendment is in keeping with the policy guidelines of Part II - Transit 
Oriented Development Area of the Hillhurst/Sunnyside Area Redevelopment Plan (ARP).  It also 
allows for an appropriate set of uses and use rules in accordance with the Multi-Residential – 
Contextual Medium Profile (M-C2) District of Bylaw 1P2007.  The land use amendment 
conforms to the Municipal Development Plan. 
To implement the Density Bonus Provisions of the Hillhurst/Sunnyside ARP, a Direct Control 
District is required.  The standard districts of Land Use Bylaw 1P2007 do not contain provisions 
for the implementation of a density bonus system. 
 
ATTACHMENT 
 
1. Proposed Bylaw 23D2014
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 
 1. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.08 

hectares ± (0.2 acres  ±) located at 222 - 9 Street NW (Plan 2448O, Block 14, Lots 1 to 
3) from Multi-Residential – Contextual Grade-Oriented (M-CGd72) District to DC Direct 
Control District to accommodate Multi-Residential Development (APPENDIX II). 

 
 Moved by: R. Wright     Carried:   9 – 0 
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Applicant:  
 

Landowner: 

S2 Architecture RJK Developments 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 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? 
No 6 

 Utilities & Servicing 

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

No 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? 
No 8 

  
*Issue - Yes, No or Resolved 
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PLANNING EVALUATION 
 
SITE CONTEXT 
 
Situated within the inner city community of Sunnyside, one block south-east of the Sunnyside 
LRT station, the subject site is located on the eastern corner of the intersection between 
2 Avenue NW and 9 Street NW.  The site is also situated on a lane along the southern property 
line with an existing three and a half storey multi-residential development to the northwest. 
 
This land use amendment application proposes a density increase on a site that is situated 
directly across from small scale retail commercial uses along 9 Street NW and within walking 
distance to the Hillhurst/Sunnyside commercial area along 10 Street NW, as well as downtown 
Calgary.  The subject site is developed with two small single detached dwellings and a multi-
residential development.  The multi-residential development has recently been damaged by a 
fire to the extent that it was not feasible to restore the building. 
 
The surrounding area consists of primarily medium density multi-residential developments with 
small scale retail directly across 2 Avenue NW from the site. The large vacant site situated 
between the subject site and the LRT tracks is designated for medium density residential 
development.  Significant destinations within one or two LRT stops of the subject site include 
the North Hill Shopping Centre, SAIT Polytechnic and downtown Calgary, among other 
destinations. 
 
 
LAND USE DISTRICTS 
 
The proposed land use district is a Direct Control District based on the Multi-Residential – 
Contextual Medium Profile (M-C2) District.  The purpose of the Direct Control District is to 
implement the density bonus provisions of the Hillhurst/Sunnyside Area Redevelopment Plan 
approved by Council on 2012 November 05.   
 
The base density in the Direct Control District, as included under Appendix II of this report, 
stipulates a maximum floor area ratio of 0.72 with a maximum building height restriction of 16.0 
metres in terms of the Multi-Residential – Contextual Medium Profile (M-C2) District.  The 
Hillhurst/Sunnyside Area Redevelopment Plan allows for an increase in the density to a 
maximum floor area ratio of 2.5 through the density bonus provisions. 
 
In addition to allowing for a multi-residential development of medium height and medium 
density, the Direct Control District has a number of key components: 
 
• it allows for a range of residential uses under the Multi-Residential – Contextual Medium 

Profile (M-C2) District; 
• it allows for the implementation of the policies and development guidelines of the 

Hillhurst/Sunnyside Area Redevelopment Plan; and, 
• it allows for the implementation of the density bonus provisions as amended in the 

Hillhurst/Sunnyside Area Redevelopment Plan.  
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LEGISLATION & POLICY 
 
Municipal Development Plan 
 
On the Urban Structure map of the Municipal Development Plan (MDP), the land use typology 
for the subject site is shown as an Inner City Area within the Developed Area of the City.  Inner 
City areas may intensify; particular in transition zones adjacent to areas designated for higher 
density, for instance 10 Street NW in Hillhurst/Sunnyside.  Tenth Street NW is designated as a 
Neighbourhood Corridor with the potential for moderate intensification. 
 
Hillhurst/Sunnyside Area Redevelopment Plan (latest amendment 2012) 
 
The subject site is situated in the Medium Density zone on Map 3.1 of the Area Redevelopment 
Plan (ARP) and functions as the transition zone between the higher density 10 Street NW 
neighbourhood corridor and the low density residential to the east. 
 
This Medium Density zone is part of the Transit Oriented Development Area in the ARP with a 
maximum floor area ratio of 2.5 and a maximum building height of 16.0 metres. 
 
In 2009 February, Council approved the amendment to the Hillhurst/Sunnyside Area 
Redevelopment Plan (ARP) to add Part II – Transit Oriented Development Area.  The intent of 
the Transit Oriented Development Area is to allow for residential development of various built 
forms and densities; from secondary suites to apartment style developments.  Development 
must be pedestrian friendly and oriented towards the street. 
 
In 2012 November, Council approved a further addition to the Hillhurst/Sunnyside ARP to 
include density bonus provisions, which allow for a density increase to the maximum floor area 
ratio specified in the ARP.  To achieve a density above the base density of 0.72 FAR to a 
maximum of 2.5 FAR, a contribution to a park improvement fund or the construction of an off-
site improvement (urban design initiative listed in the ARP) is required in terms of the density 
bonus provisions of the ARP. 
 
From a land use perspective, the proposal contained in this application complies with the 
principles and policies of the Hillhurst/Sunnyside Area Redevelopment Plan. 
 
 
TRANSPORTATION NETWORKS 
 
A Transportation Impact Assessment and parking study were not required for this Land Use 
Amendment application.  Vehicular access is available from the lane and will not be allowed 
from either 2 Avenue or 9 Street NW. 
 
The Hillhurst /Sunnyside ARP encourages parking for new developments to be provided 
underground. 
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UTILITIES & SERVICING 
 
The subject site is fully serviced by City utilities.  A Sanitary Servicing Study and fire flow test 
were not required for this land use amendment application and were addressed through the 
development permit application.  In both instances, the studies for the development permit 
confirmed no concerns with the existing level of servicing. 
 
 
ENVIRONMENTAL ISSUES 
 
An Environmental Site Assessment (ESA) was not required for this land use amendment 
application. 
 
 
ENVIRONMENTAL SUSTAINABILITY 
 
Not applicable 
 
 
GROWTH MANAGEMENT 
 
This proposal is in alignment with the MDP references associated with growth management and 
Administration’s current work on a Corporate Framework for Growth and Change. 
 
The subject site is located within the Hillhurst/Sunnyside Area Redevelopment Plan which has 
been ranked as a high priority area for development growth.  It has been ranked as #3 in the 
sequenced list, which was accepted by Council in 2013 December.  The high priority ranking is 
due to significant market interest, excellent transit service, low infrastructure costs and proximity 
to employment.  The high priority ranking is not due to service capacity limitations. 
 
 
FLOOD MEASURES 
 
The current Land Use Bylaw 1P2007 floodway and flood fringe maps confirmed that the subject 
site is situated outside the floodway and flood fringe area. 
 
 
HERITAGE 
 
The Palfreyville Apartment building on the subject site is listed on the City’s Inventory for 
Evaluated Historic Resources as a building with community historic significance.  The building 
however, sustained fire damaged in 2013 January and this land use amendment application 
was submitted with a proposal for redevelopment of the site. 
 
Heritage Planning reviewed the proposal and requested that the Applicant provide details of the 
proposed Palfreyville Apartments historic interpretive feature at the development permit stage. 
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PUBLIC ENGAGEMENT 
 

Community Association Comments 
 

No comments have been received from the Hillhurst/Sunnyside Community Association by 
the CPC Report submission date. 

 
Citizen Comments 
 
Two letters were received from adjacent neighbours expressing concerns with the 
proposed redevelopment of the subject site.  Concerns from adjacent neighbours can be 
summarized as follows: 
 
• the height of the proposed building is slightly higher than existing developments; 
• the increase of population density will cause additional pressure on the road 

infrastructure; and, 
• concerns with the demographics of new residents, property values and noise pollution. 
 
The adjacent neighbour concerns were addressed through a review of the land use 
amendment application in terms of the Hillhurst/Sunnyside Area Redevelopment Plan.   
 
In 2007 June, a Transportation Impact Assessment was used to review the densities and 
building heights proposed in the TOD area of Hillhurst/Sunnyside.  The TIA supported the 
proposed densities and height which were subsequently approved by Council in the ARP.  

 
Public Meetings 
 
An Open House was held in 2013 May by the Applicant to discuss a potential multi-
residential building.  Minutes of the Public Open House is included in this report under 
APPENDIX III. 
 
Since the proposed land use amendment is in keeping with the Hillhurst/Sunnyside ARP, no 
major comments were received and questions were answered to provide information to the 
community.    
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APPENDIX I 
 

APPLICANT’S SUBMISSION 
 
The subject site is located at the intersection of 2nd Avenue and 9th Street NW and consists of 
three buildings to be demolished: two single storey homes and a three storey, multi-family 
building. The multi-family building sustained fire damage in January 2013. 
 
The site is within the Hillhurst/Sunnyside ARP and is within Transit Oriented Development 
(TOD) area.  The current land-use zoning of the subject site is Multi-Residential –Contextual 
Grade-Oriented District (M-CG d72). 
 
The proposal is a new contextual, street-oriented, multi-residential development in the 
Sunnyside neighbourhood.  It is to be a 4-storey, 19 unit, wood frame building. 

 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2014 APRIL 14 

ISC: UNRESTRICTED 
CPC2014-027 
LOC2013-0047 
Page 10 of 17 

  
LAND USE AMENDMENT  
SUNNYSIDE - WARD 7  
EAST OF 9 STREET NW AND SOUTH OF 2 AVENUE NW 
BYLAW 23D2014 MAP 21C 
 

APPENDIX II 

G. Brenkman 
 

 
PROPOSED DIRECT CONTROL GUIDELINES 

 
Purpose 
1 This Direct Control District is intended to: 
 

(a) provide for Multi-Residential Development of medium height and medium 
density in compliance with the policies of the applicable local area 
redevelopment plan; and 

 
(b) implement the density bonus provisions of the applicable local area 

redevelopment plan. 
 
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 – Contextual Medium Profile (M-C2) District 

of Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
5 The discretionary uses of the Multi-Residential – Contextual Medium Profile (M-C2) 

District of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Multi-Residential – Contextual Medium 

Profile (M-C2) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
7 (1) Unless otherwise referenced in subsection (2), the maximum floor area ratio is
  0.72. 
 

(2) The floor area ratio may be increased to a maximum of 2.5 in accordance with 
the bonus provisions contained in subsections (4) and (5). 
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(3) For the purposes of this section: “Cash Contribution Rate” means: $17.85 per 

square metre for the year 2014. The Cash Contribution Rate will be adjusted 
annually on January 1 by the Development Authority, based on the Statistics 
Canada Consumer Price Index for Calgary. 

 
(4) A density bonus may be earned by a contribution to the Hillhurst/Sunnyside Park 

Improvement Fund, such that: 
 

Cash Contribution Amount = Cash Contribution Rate x Total floor area in square 
metres above the floor area ratio of 0.72. 

 
(5) A density bonus may be earned by the provision of an off-site improvement in 

accordance with Section 3.1.5.4 of the Hillhurst/Sunnyside Area Redevelopment 
Plan, where the allowable bonus floor area in square metres is equal to the cost 
of construction of the off-site improvement divided by the Cash Contribution Rate, 
such that: 
 
Allowable bonus floor area =  
Total construction cost of the off-site improvement / Cash Contribution Rate. 
 
Total construction cost will not include any construction costs necessary to fulfill 
the infrastructure requirements of a development permit for a development 
equal to or less than a floor area ratio of 0.72.  Details of the construction cost 
will be determined through the development permit process. 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2014 APRIL 14 

ISC: UNRESTRICTED 
CPC2014-027 
LOC2013-0047 
Page 12 of 17 

  
LAND USE AMENDMENT  
SUNNYSIDE - WARD 7  
EAST OF 9 STREET NW AND SOUTH OF 2 AVENUE NW 
BYLAW 23D2014 MAP 21C 
 

APPENDIX III 

G. Brenkman 
 

 
 

PUBLIC ENGAGEMENT 
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